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   Northview Apartment Real Estate Investment Trust     

   Unaudited Condensed Consolidated Statements of Financial Position 
     (thousands of Canadian dollars) 

 Note March 31, 2017   December 31, 2016 

Assets    

Non-current assets    

  Investment properties 3 3,062,941 3,059,825 

  Property, plant and equipment 4 40,548 40,282 

  Investment in joint ventures  6,417 6,274 

  Other long-term assets  6,010 6,150 

  Loans receivable 5 2,163 2,190 

  3,118,079 3,114,721 

Current assets    

  Assets held for sale 17 16,518 39,873 

  Accounts receivable  12(b)(ii) 10,155 9,428 

  Restricted cash  11,638 11,254 

  Cash  4,357 4,148 

  Prepaid expenses and other assets  4,045 3,187 

  Loans receivable 5 2,916 3,061 

  49,629 70,951 

Total Assets  3,167,708 3,185,672 

    

Liabilities    

Non-current liabilities    

  Mortgages payable 6 1,468,491 1,500,688 

  Class B LP Units 10(b) 126,934 116,701 

  Credit facilities 8 72,329 65,829 

  Convertible debentures 7 23,690 23,460 

  Unit based payments 12(a) 1,197 1,733 

  1,692,641 1,708,411 

Current liabilities    

  Mortgages payable 6 190,692 160,844 

  Credit facilities 8 69,822 68,013 

  Trade and other payables   64,566 68,106 

  Distributions and Class B LP interest payable  7,571 7,571 

  Liabilities related to assets held for sale 17 7,241 18,008 

  Derivative instruments  6 1,568 1,499 

  Unit based payments 12(a) 788 - 

  342,248 324,041 

Total Liabilities  2,034,889 2,032,452 

    

Unitholders’ equity    

  Equity attributable to Unitholders  1,131,606 1,152,010 

  Non-controlling interests  1,213 1,210 

Total Equity  1,132,819 1,153,220 

Total Liabilities and Equity  3,167,708 3,185,672 

     See accompanying notes to the condensed consolidated financial statements. 
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 Northview Apartment Real Estate Investment Trust  
 Unaudited Condensed Consolidated Statements of Net and Comprehensive (Loss) Income 

   Three months ended March 31 
    (thousands of Canadian dollars) 

 Note 2017 2016 

Revenue    

Rental revenue  78,233 79,488 

Other revenue  2,716 6,819 

  80,949 86,307 

Operating expenses   38,611 39,328 

Net operating income  42,338 46,979 

Other expense (income)    

 Financing costs 14 16,949 17,243 

 Administration  3,261 2,664 

 Depreciation and amortization  1,175 1,430 

 Loss on sale of properties  690 (1) 

 Equity income from joint ventures  (193) (305) 

 Business combination transaction costs  - 14,116 

 Unrealized fair value changes 15 20,527 7,351 

  42,409 42,498 

Net and comprehensive (loss) income   (71) 4,481 

Net and comprehensive (loss) income attributable to:    

  Unitholders  (103) 4,434 

  Non-controlling interests  32 47 

Net and comprehensive (loss) income   (71) 4,481 

     See accompanying notes to the condensed consolidated financial statements. 
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 Northview Apartment Real Estate Investment Trust     

 Unaudited Condensed Consolidated Statements of Changes in Unitholders’ Equity  
   Three months ended March 31 
    (thousands of Canadian dollars) 

 Note 2017 2016 

Units 10   

  Balance, January 1  1,157,774 1,053,626 

  Long-term incentive plan units issued  46 6 

  Units issued, net of issue costs  - 31,300 

Balance, March 31  1,157,820 1,084,932 

Retained earnings    

Cumulative net income    

Balance, January 1  360,089 282,804 

Net and comprehensive (loss) income attributable to Unitholders  (103) 4,434 

Balance, March 31  359,986 287,238 

Cumulative distributions to Unitholders    

Balance, January 1  (365,853) (289,134) 

Distributions declared to Unitholders  (20,347) (18,613) 

Balance, March 31  (386,200) (307,747) 

Cumulative deficit, March 31  (26,214) (20,509) 

Equity attributable to Unitholders  1,131,606 1,064,423 

Non-controlling interests    

  Balance, January 1  1,210 1,810 

  Net and comprehensive income  32 47 

  Distributions to non-controlling interests  (29) (28) 

Balance, March 31  1,213 1,829 

Total Unitholders’ equity   1,132,819 1,066,252 

    See accompanying notes to the condensed consolidated financial statements. 
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 Northview Apartment Real Estate Investment Trust    
 Unaudited Condensed Consolidated Statements of Cash Flows 

   Three months ended March 31 
    (thousands of Canadian dollars) 

 Note 2017 2016 

Operating activities:    

Net and comprehensive (loss) income   (71) 4,481 

Adjustments:    

Unrealized fair value changes 15 20,527 7,351 

Depreciation and amortization   1,175 1,430 

Mortgage and credit facilities interest expense  14,285 14,219 

Mortgage and credit facilities interest paid  (14,615) (14,671) 

Interest expense to Class B LP Unitholders  2,369 2,663 

Distribution interest paid to Class B LP Unitholders 10(c) (2,369) (2,922) 

Interest expense on convertible debentures   326 330 

Loss (gain) on sale of properties  690 (1) 

Equity income from joint ventures   (193) (305) 

Long-term incentive plan compensation  182 280 

Changes in non-cash working capital 16 (5,334) 7,949 

  16,972 20,804 

Financing activities:    

  Proceeds from mortgages   18,207 353,998 

  Repayment of mortgages   (31,070) (20,306) 

  Borrowing (repayment) of credit facilities, net  8,309 (315,943) 

  Distributions paid to Unitholders 10(c) (20,347) (18,352) 

  Payments to non-controlling interests  (29) (29) 

  (24,930) (632) 

Investing activities:    

  Acquisition of investment properties and land for future development 3 - (6) 

  Investment properties under development 3 (2,043) (11,465) 

  Investment properties improvements 3 (10,950) (11,168) 

  Proceeds from sale of assets and investment properties, net  22,888 1 

  Acquisition of property, plant and equipment 4 (1,433) (1,030) 

  Distributions received from equity investees  50 43 

  Changes in non-cash working capital 16 (345) (135) 

  8,167 (23,760) 

Net increase (decrease) in cash  209 (3,588) 

Cash, beginning of period  4,148 4,487 

Cash, end of period  4,357 899 

   See accompanying notes to the condensed consolidated financial statements. 
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1. Description of the consolidated entities 
 
Northview Apartment Real Estate Investment Trust (“Northview”) (formerly Northern Property Real Estate Investment Trust (“NPR”)) is an 
unincorporated, open-ended real estate investment trust created pursuant to a declaration of trust (“DOT”) dated January 2, 2002, and last amended 
May 5, 2016, under the laws of the Province of Alberta (and the federal laws of Canada applicable therein). Northview is primarily a multi-family 
residential real estate investor and operator, providing a broad spectrum of rental accommodations with a portfolio of approximately 24,000 quality 
residential suites in more than 60 markets across eight provinces and two territories. Northview’s registered office is located at 200, 6131 6th Street 
SE, Calgary, Alberta. 
 
Northview is listed on the Toronto Stock Exchange (“TSX”) under the symbol “NVU.UN”. Northview continues to qualify as a real estate investment 
trust for tax purposes.  

 

2. Significant accounting policies 
 
a) Basis of preparation and statement of compliance  
 
These condensed consolidated financial statements have been prepared in accordance with International Accounting Standard (“IAS”) 34 – Interim 
Financial Reporting, using accounting policies consistent with International Financial Reporting Standards (“IFRS”) as issued by the International 
Accounting Standards Board (“IASB”).  

 
These condensed consolidated financial statements should be read in conjunction with Northview’s annual financial statements for the year ended 
December 31, 2016, prepared in accordance with IFRS. There have been no changes to Northview’s accounting policies from those disclosed in 
the consolidated financial statements of Northview for the year ended December 31, 2016. 

 
These condensed consolidated financial statements were approved by the trustees of Northview (the “Trustees”) on May 9, 2017. 

 
b) New accounting standards and interpretations 
 
Northview has applied a revised IFRS issued by the IASB that is mandatorily effective for an accounting period that begins on or after January 1, 
2017. 
 

Revised Standard Description Previous Standard  Impact of Application 

Amendments to IAS 7 – 
Statement of Cash Flows 

The amendments to IAS 7 require entities to 
provide disclosures that enable users of financial 
statements to evaluate changes in liabilities 
arising from financing activities. 

No direct replacement. Additional disclosure for 
mortgages payable is 
provided in the notes to 
the condensed 
consolidated financial 
statements. 

 
  



Northview Apartment Real Estate Investment Trust 
Notes to the Unaudited Condensed Consolidated Financial Statements 
Three months ended March 31, 2017 and 2016 
(Tabular amounts expressed in thousands of Canadian dollars except where indicated) 
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c) Recent accounting pronouncements 
 
The IASB has issued the following standards that have not been applied in preparing these unaudited condensed consolidated financial statements 
as their effective dates fall within annual periods subsequent to the current reporting period. 
 

Proposed Standard Description Possible Impact Effective Date 

IFRS 15 – Revenue from 
Contracts with Customers 

Introduces a principle to report information about 
the nature, timing, and uncertainty of revenue 
from contracts with customers in a single, 
comprehensive revenue recognition model. 

Northview is in the process 
of assessing the impact of 
IFRS 15 may have on the 
consolidated financial 
statements and plans to 
adopt the new standard on 
the effective date. Northview 
does not expect significant 
impact on the consolidated 
financial statements. 

Effective date for 
annual periods 
beginning on or after 
January 1, 2018. 

IFRS 9 – Financial 
Instruments 

The IASB has undertaken a three-phase project 
to replace IAS 39 with IFRS 9. The new 
standard replaces the current multiple 
classification and measurement models for 
financial assets and liabilities with a single model 
that has only two classification categories: 
amortized cost and fair value; and introduces a 
new hedge accounting model. The standard was 
finalized in July 2014.  

Northview is in the process 
of assessing the impact of 
IFRS 9 may have on the 
consolidated financial 
statements and plans to 
adopt the new standard on 
the effective date. Northview 
does not expect significant 
impact on the consolidated 
financial statements. 

Effective date for 
annual periods 
beginning on or after 
January 1, 2018.  

IAS 40 – Investment 
Properties 

During December 2016, the IASB issued an 
amendment to IAS 40 to state that an entity shall 
transfer a property to, or from, investment 
property when, and only when, there is evidence 
of a change in use. A change in use occurs if 
property meets, or ceases to meet, the definition 
of investment property. A change in 
management’s intentions for the use of a 
property by itself does not constitute evidence of 
a change in use. 

Northview is in the process 
of assessing the impact of 
amendment to IAS 40 may 
have on the consolidated 
financial statements and 
plans to adopt the new 
standard on the effective 
date. Northview does not 
expect significant impact on 
the consolidated financial 
statements. 

Effective date for 
annual periods 
beginning on or after 
January 1, 2018. 

IFRS 16 – Leases The IASB issued IFRS 16 – Leases, which 
provides a single lessee accounting model, 
requiring lessees to recognize assets and 
liabilities for all leases unless the lease term is 
12 months or less or the underlying asset has a 
low value.  

Northview is in the process 
of assessing the impact of 
IFRS 16 may have on the 
consolidated financial 
statements and plans to 
adopt the new standard on 
the effective date. Northview 
will determine the potential 
impact on the consolidated 
financial statements. 

Effective date for 
annual periods 
beginning on or after 
January 1, 2019.  

 
Management continues to evaluate the potential qualitative and quantitative impact of these new standards on Northview’s consolidated financial 
statement measurements and disclosures. Northview is not early adopting these standards. 
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3. Investment properties 
 

  March 31, 2017 December 31, 2016 

Investment properties  3,011,890 3,010,817 

Investment properties under development  16,514 14,471 

Land held for development  34,537 34,537 

  3,062,941 3,059,825 

 
 Changes to investment properties for the periods: 

  March 31, 2017 December 31, 2016 

Balance, January 1  3,059,825 3,025,468 

Acquisitions of land for future development  - 5,630 

Transfers to property, plant and equipment  - (303) 

Transfers to assets held for sale  - (73,414) 

Investment properties under development  2,043 48,965 

Investment property improvements  10,950 50,251 

Unrealized fair value changes  (9,877) 3,228 

Balance, end of period  3,062,941 3,059,825 

 
During the three months ended March 31, 2017, Northview transferred $nil (December 31, 2016 – $73.0 million) from investment properties under 
development to investment properties for development projects completed during period.  
 
As at March 31, 2017, Northview capitalized borrowing costs of $0.1 million (December 31, 2016 – $0.8 million) to investment properties under 
development. 

 
During the three months ended March 31, 2017, Northview did not purchase any land (December 31, 2016 – 4.0 acres were purchased for a total 
of $5.6 million). 

 
During the three months ended March 31, 2017, Northview disposed of four investment properties classified as assets held for sale with total fair 
value of $23.4 million. During the year ended December 31, 2016, Northview disposed of eleven investment properties previously classified as 
assets held for sale with total fair value of $48.6 million. 

 
Northview uses the capitalization rate (“Cap Rate”) method to value investment properties.  As at March 31, 2017, Cap Rates ranging from 4.25% 
to 13.00% (December 31, 2016 – 4.25% to 13.00%) were applied to a projected stabilized net operating income (“NOI”). The weighted average 
Cap Rate applied to fair value Northview’s investment properties as at March 31, 2017 is 6.68% (December 31, 2016 – 6.67%). 
 



Northview Apartment Real Estate Investment Trust 
Notes to the Unaudited Condensed Consolidated Financial Statements 
Three months ended March 31, 2017 and 2016 
(Tabular amounts expressed in thousands of Canadian dollars except where indicated) 
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 A summary of the Cap Rates used for the March 31, 2017, and December 31, 2016, valuations is as follows: 

 March 31, 2017 December 31, 2016 

Regions Minimum Maximum 

Effective 
Weighted 
Average Minimum Maximum 

Effective 
Weighted 
Average 

Atlantic Canada 5.50% 9.50% 6.83% 5.50% 9.50% 6.82% 

Northern Canada 6.86% 13.00% 9.19% 6.86% 13.00% 9.13% 

Ontario 4.25% 6.00% 5.17% 4.25% 6.00% 5.12% 

Quebec 5.85% 7.55% 6.09% 5.85% 7.55% 6.06% 

Western Canada 4.75% 11.00% 6.87% 4.75% 11.00% 6.92% 

Overall 4.25% 13.00% 6.68% 4.25% 13.00% 6.67% 

 

                  The impact of a 10 basis point change in Cap Rates used to value the investment properties would affect the fair value as follows: 

 March 31, 2017 December 31, 2016 

Regions 

Effective 
Weighted 
Average Increase Decrease 

Effective 
Weighted 
Average Increase Decrease 

Atlantic Canada 6.83% (5,580) 5,746 6.82% (5,644) 5,812 

Northern Canada 9.19% (6,423) 6,565 9.13% (6,446) 6,588 

Ontario 5.17% (18,425) 19,151 5.12% (18,710) 19,457 

Quebec 6.09% (2,947) 3,045 6.06% (2,960) 3,060 

Western Canada 6.87% (13,375) 13,770 6.92% (13,470) 13,864 

Overall 6.68% (46,750) 48,277 6.67% (47,230) 48,781 

 
 The impact of a 1% change in stabilized NOI used to value the investment properties would increase or decrease the fair value as follows: 

Regions March 31, 2017 December 31, 2016 

Atlantic Canada 3,865 3,905 

Northern Canada 5,968 5,949 

Ontario 9,717 9,758 

Quebec 1,823 1,823 

Western Canada 9,319 9,459 

Overall 30,692 30,894 
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4. Property, plant and equipment 
 

 Land Buildings Other Assets Total 

Cost or deemed cost     

  Balance at January 1, 2016 2,185 66,383 9,098 77,666 

  Additions for the year - 3,753 465 4,218 

  Transfers from (to) investment property 6 295 2 303 

  Transfers from (to) asset held for sale (57) (18,532) (561) (19,150) 

  Disposals for the year - (33) (228) (261) 

Balance at December 31, 2016 2,134 51,866 8,776 62,776 

  Additions for the period - 1,334 99 1,433 

  Disposals for the period - - (98) (98) 

Balance at March 31, 2017 2,134 53,200 8,777 64,111 

Accumulated depreciation     

  Balance at January 1, 2016 - 15,896 6,260 22,156 

  Depreciation for the year - 3,483 1,176 4,659 

  Transfers to assets held for sale - (3,600) (474) (4,074) 

  Disposals for the year - (33) (214) (247) 

Balance at December 31, 2016 - 15,746 6,748 22,494 

  Depreciation for the period - 918 249 1,167 

  Disposals for the period - - (98) (98) 

Balance at March 31, 2017 - 16,664 6,899 23,563 

Carrying amounts     

December 31, 2016 2,134 36,120 2,028 40,282 

March 31, 2017 2,134 36,536 1,878 40,548 
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5. Loans receivable 
 
Loans receivable consists of instalment notes receivable, tenant inducement loans and vendor take back loans (“VTB”) on disposals of investment   
properties as follows: 

  March 31, 2017 December 31, 2016 

Balance, January 1  5,251 7,914 

Amortization of instalment note premium  (3) (33) 

Repayments received  (169) (2,630) 

Balance, end of period  5,079 5,251 

 

Current  2,916 3,061 

Non-current  2,163 2,190 

Balance, end of period  5,079 5,251 

 
VTB receivable on asset disposals are receivable over terms of 3 to 10 years at interest rates of between 4.0% and 9.0%, maturing between August 
1, 2017 and August 1, 2021.  Loans are secured by investment properties which had a fair value of $9.5 million at the time of sale.  Should the 
purchasers default on the loans, Northview has the option to reacquire the properties as settlement of the outstanding VTB loans balance. At March 
31, 2017, there are $2.3 million in VTB loans (December 31, 2016 – $2.4 million).  
 
Tenant inducement loans are repayable over terms of 5 to 10 years, matching the lease terms, at interest rates of between 0.0% to 10.0%, maturing 
between September 1, 2017 and March 1, 2024. At March 31, 2017, there are $1.8 million in tenant inducement loans outstanding (December 31, 
2016 – $1.8 million). 
 
Northview has certain non-interest bearing instalment notes, with a present value of $1.8 million. At March 31, 2017, there is $1.0 million in instalment 
notes receivable outstanding (December 31, 2016 – $1.1 million). These instalment notes extend over the maturity dates of the assumed mortgages, 
expiring on various dates between June 1, 2017 and December 1, 2022.  
 

6. Mortgages payable 
 

  March 31, 2017 December 31, 2016 

Mortgages payable  1,680,101 1,692,255 

Fair value adjustment upon assumption  13,597 14,685 

Deferred financing costs  (27,274) (27,400) 

  1,666,424 1,679,540 

Mortgages related to assets held for sale  (7,241) (18,008) 

Total  1,659,183 1,661,532 

 

Current  190,692 160,844 
Non-current  1,468,491 1,500,688 

Total  1,659,183 1,661,532 

 
Mortgages payable bear interest at rates ranging from 1.41% to 6.48% (December 31, 2016 – 1.41% to 6.48%) and have a weighted average rate 
of 3.22% as at March 31, 2017 (December 31, 2016 – 3.23%). Mortgages are payable in monthly installments of blended principal and interest of 
approximately $8.6 million (December 31, 2016 – $8.6 million). The mortgages mature between 2017 and 2031 (April 1, 2017 and 2031) and are 
secured by charges against specific properties. Land and buildings with a carrying value of $2.8 billion (December 31, 2016 – $2.8 billion) have 
been pledged to secure the mortgages payable of Northview.  

 
The fair value of mortgages payable at March 31, 2017 is approximately $1.7 billion (December 31, 2016 – $1.7 billion). The fair value is determined 
by discounting the future cash payments by the current market borrowing rate. Most of the mortgages on Northview’s investment properties are 
insured by Canada Mortgage and Housing Corporation (“CMHC”). Pursuant to standard mortgage terms, each mortgagee has a first position 
security interest in the specified property funded with mortgage proceeds. As well, there are some mortgagees with a second position security 
interest. In addition, certain investment properties are cross-securitized providing the lender with preferential security rights to those properties.  
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The following table summarizes Northview’s mortgages as at March 31, 2017: 

 
 
Northview may, from time to time, enter into derivative financial instruments to mitigate interest rate risk. At March 31, 2017, Northview held one 
cash-settled interest rate swap contract for $35.0 million of mortgages payable maturing in July 2017. The contract carries a fixed swap rate of 
2.44% per annum maturing in July 2017. Hedge accounting is not being applied to this swap contract. At March 31, 2017, the liability related to the 
interest rate swap is $1.6 million (December 31, 2016 - $1.5 million).  
 
During the three months ended March 31, 2017, the fair value adjustment of the interest rate swap was $0.1 million (March 31, 2016 - $0.7 million) 
has been recognized as unrealized fair value (Note 15) in the condensed consolidated statements of net and comprehensive (loss) income. 
 
The following table summarizes the change in the mortgage payable during the three months ended March 31, 2017: 

 March 31, 2017 

Mortgages payable, January 1, 2017 (i) 1,679,540 

Proceeds from new mortgages 18,923 

Prepaid mortgage fees (715) 

Repayment of mortgages (31,070) 

Mortgage interest expense 13,626 

Mortgage interest paid (13,880) 

Mortgages payable, March 31, 2017 (i) 1,666,424 

(i) Mortgages payable as at January 1, 2017 and March 31, 2017 includes the liabilities related to assets held for sale.  
 

7. Convertible debentures 
 

Northview has a $23.0 million principal amount of convertible unsecured subordinated debentures at par (the “2019 Debentures”). The 2019 
Debentures bear interest at 5.75% per annum, are payable semi-annually in arrears, and mature on June 30, 2019 (the "Maturity Date"). The 2019 
Debentures are convertible with each $1,000 (actual dollars) of face value and a conversion price of $23.80 per Trust Unit, for a total of 966,386 
Trust Units. 
 
On and after June 30, 2017, but prior to June 30, 2018, the 2019 Debentures will be redeemable, in whole or in part, at par plus accrued and unpaid 
interest, at the sole option of Northview, on not more than 60-day and not less than 30-day prior notice, provided that the market price of a Unit, 
calculated with reference to the date on which notice of redemption is given, is not less than 125% of the conversion price.  
 
On and after June 30, 2018, but prior to the Maturity Date, the 2019 Debentures are redeemable, in whole or in part, at par plus accrued and unpaid 
interest, at the sole option of Northview, on not more than 60-day and not less than 30-day prior notice.  
 
Northview may, at its sole option, subject to certain restrictions, elect to satisfy its obligation to pay all or any portion of the principal amount on the 
2019 Debentures by delivering to debenture holders on the redemption date that number of Trust Units obtained by dividing the principal amount 
redeemed by 95% of the current market price of the Trust Units on the redemption date.  
   

 
  

(thousands of dollars) 

Principal  
Repayments  

During the Year Principal on Maturity Total  % of Total 
Weighted Average 

Interest Rate 

2017 (remainder of year) 35,997  113,280 149,277 8.9% 3.81% 

2018 45,885 162,811  208,696 12.4% 3.94% 

2019 41,583  171,578 213,161 12.7% 3.28% 

2020 36,737                             176,867  213,604 12.7% 2.72% 

2021 28,049  279,812  307,861 18.3% 3.48% 

Thereafter 87,532  499,970 587,502 35.0% 2.92% 

 275,783  1,404,318 1,680,101 100.0% 3.22% 
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The following table summarizes the changes in the 2019 Debentures: 

  Convertible Debentures 
Principal Amount 

Outstanding, January 1, 2016  23,000 22,885 

Fair value adjustment   - 575 

Outstanding, December 31, 2016  23,000 23,460 

Fair value adjustment  - 230 

Outstanding, March 31, 2017  23,000 23,690 

 
The following table reconciles the face value of the 2019 Debentures to their fair value: 

  March 31, 2017 December 31, 2016 

Face value  23,000 23,000 

Fair value adjustment  690 460 

Fair value  23,690 23,460 

 

8. Credit facilities 
 
Borrowings under credit facilities March 31, 2017 December 31 ,2016 

Operating facilities(i) 79,700 73,200 

Construction financing(ii) 51,822 50,013 

Land financing(iii) 10,629 10,629 

Total 142,151 133,842 

 

Current  69,822 68,013 

Non-current  72,329 65,829 

Total  142,151 133,842 

 
(i) At March 31, 2017, Northview had three operating facilities with credit limits of $150.0 million, $23.0 million, and $30.0 million, respectively, a 

total of $203.0 million (December 31, 2016 – $203.0 million) for acquisition, development, and operating purposes. 
 

The $150.0 million facility bears interest at prime plus 0.75% or Bankers’ Acceptance plus 2.00% with a maturity date of May 12, 2018. As of 
March 31, 2017, the maximum borrowing capacity was $108.4 million (December 31, 2016 – $108.4 million) based on the investment 
properties pledged. At March 31, 2017, $61.7 million (December 31, 2016 – $55.2 million) had been drawn. Specific investment properties 
with a fair value of $281.5 million (December 31, 2016 – $281.5 million) have been pledged as collateral security for the operating facility. 
This facility is subject to certain financial covenants. As of March 31, 2017, Northview was in compliance with all financial covenants. Northview 
also has $3.9 million (December 31, 2016 – $4.1 million) in Letters of Credit (“LOC”) outstanding as security for construction projects and 
mortgage holdbacks. The LOC reduces the amount available under the $150.0 million operating facility. 

 
The $23.0 million facility bears interest at prime plus 0.75% or Bankers’ Acceptance plus 2.00% with a maturity date of July 22, 2017. As of 
March 31, 2017, the maximum borrowing capacity was $23.0 million (December 31, 2016 – $23.0 million) based on the investment properties 
pledged. At March 31, 2017, $18.0 million (December 31, 2016 – $18.0 million) had been drawn. Specific investment properties with a fair 
value of $38.3 million (December 31, 2016 – $38.3 million) have been pledged as collateral security for the operating facility. This facility is 
subject to certain financial covenants. As of March 31, 2017, Northview was in compliance with all financial covenants.  
 
The $30.0 million facility bears interest at prime plus 1.15% or Bankers’ Acceptance plus 2.40% with a maturity date of May 31, 2017. As of 
March 31, 2017, the maximum borrowing capacity was $21.9 million (December 31, 2016 – $21.7) based on the investment properties 
pledged. At March 31, 2017, $nil (December 31, 2016 – $nil) had been drawn. Specific investment properties with a fair value of $42.7 million 
(December 31, 2016 – $42.7 million) have been pledged as collateral security for the operating facility. This facility is subject to certain 
financial covenants. As of March 31, 2017, Northview was in compliance with all financial covenants. 

 
(ii) At March 31, 2017, Northview had three construction financing loans outstanding relating to the developments in Calgary, AB; Cambridge 

Bay, NU; and Bonnyville, AB. Interest rates range from prime plus 0.50% to 1.00% or Banker’s Acceptance plus 2.00% to 2.20%. Maturity 
dates range from May 31, 2017, to December 31, 2017. 
 

(iii) The land financing relates to land held for development and bears interest at prime plus 0.50% or Bankers’ Acceptance plus 2.00% with a 
maturity date of December 31, 2018. Financing is secured by five parcels of land held for development. 
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9. Unit based payments 
 
a) Long term incentive (“LTI”) plan 
On May 6, 2015, the Trustees approved a unit award plan comprised of a LTI plan, whereby performance units (“PU”) and restricted units (“RU”) 
are issued to executives and key personnel of Northview. The LTI plan is being used in place of the former Long Term Incentive Plan (“LTIP”). PU 
and RU entitle the employees to receive payment upon vesting in the form of Trust Units of Northview. PU vest over a period of up to three years 
and incorporate performance criteria established at the time of grant. RU vest over a period of three years in 1/3 tranches after 12 months, 24 
months and 36 months with no performance criteria established at the time of grant. PU accumulate additional PU and RU accumulate additional 
RU at the same rate that distributions are paid on units from the time of granting until vesting. Northview intends to settle all PU and RU with units 
either through the purchase of Trust Units on the open market or the issuance of new units from treasury; however, wholly at its own discretion, 
Northview may settle the units in cash. Compensation expense is recognized in net and comprehensive (loss) income over the service period.  
 
Total PUs and RUs granted and cancelled under the LTI plan are as follows: 

 Three months ended  
March 31, 2017 

Year ended 
 December 31, 2016 

 
Number of Units Number of Units 

Balance, January 1 146,179 72,910 

Performance units granted 50,261 120,831 

Restricted units granted 41,540 - 

Performance units cancelled - (47,562) 

Balance, end of period 237,980 146,179 

 
Key management personnel are comprised of Trustees and Northview’s executive officers.  PUs and RUs granted and cancelled under the LTI 
plan to key management personnel (also included in the above table) are as follows: 

 Three months ended  
March 31, 2017 

Year ended 
 December 31, 2016 

 
Number of Units Number of Units 

Balance, January 1 69,493 33,266 

Performance units granted 28,403 50,885 

Restricted units granted 18,936 - 

Performance units cancelled - (14,658) 

Balance, end of period 116,832 69,493 
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b) Long-term incentive plan  
Prior to 2015, Northview had an LTIP for the executives and key personnel, based on the results of each fiscal year. This plan was replaced with 
the LTI plan described in Note 9(a). As such, Northview does not intend to grant any additional securities under the LTIP. The total amount of LTIP 
awards are determined at the end of each fiscal year by the Trustees based on an assessment of the performance of Northview and the individual 
performance of the executives and key personnel. The number of Trust Units granted is based on the weighted average trading price on December 
31 of each year. Pursuant to the policy, rights to Trust Units generally vest in 1/3 tranches: immediately upon award, then 12 and 24 months 
following.  

 
Total Trust Units issued under the LTIP are as follows: 

 Three months ended  
March 31, 2017 

Year ended 
 December 31, 2016 

 Number of Units Issue Price Number of Units Issue Price 

Balance, January 1 2,370 - 2,980 - 

Units issued (2,370) $19.86 (610) $19.96 

Balance, end of period - - 2,370 - 

 
Key management personnel are comprised of Trustees and Northview’s executive officers. Trust Units issued under the LTIP to key management 
personnel (also included in the above table) are as follows: 

 Three months ended  
March 31, 2017 

Year ended 
 December 31, 2016 

 Number of Units  Issue Price Number of Units             Issue Price 

Balance, January 1 645 - 1,293 - 

Units issued (645) $19.86 (325) $18.46 

Change in key management personnel - - (323) - 

Balance, end of period - - 645 - 

 
c) Deferred unit (“DU”) award plan  
On May 6, 2015, the Unitholders approved a DU award plan, whereby DUs are issued to Trustees as a form of compensation for non-executive 
Trustees. Total compensation expense is recognized at the time of grant. DUs accumulate additional DUs at the same rate that distributions are 
paid on Trust Units from the time of granting until issued. Fluctuations in the market value are recognized in fair value in the condensed consolidated 
statements of net and comprehensive (loss) income in the period in which the fluctuations occur. DUs are redeemable upon the Trustee’s retirement 
from Northview. The carrying amount of the liability, included in unit based payments, relating to the cash-settled DUs at March 31, 2017 is $0.7 
million (December 31, 2016 - $0.6 million). 
 
Total DUs granted under the DU award plan are as follows: 

 
  

 Three months ended  
March 31, 2017 

Year ended 
 December 31, 2016 

 Number of Units Number of Units 

Balance, January 1 31,843 10,026 

Units granted 2,015 21,817 

Balance, end of period 33,858 31,843 
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10.  Unitholders’ equity 
 
a) Trust Units 
The number of Trust Units issued and outstanding at March 31, 2017, and December 31, 2016, is as follows: 

 
Three months ended  

March 31, 2017 
Year ended 

 December 31, 2016 

 Number of Units Amount Number of Units Amount 

Balance, January 1 49,942,379 1,157,774 44,410,640 1,053,626 

  LTIP units issued 2,370 46 614 12 

  Units issued - - 5,531,125 104,136 

Balance, end of period 49,944,749 1,157,820 49,942,379 1,157,774 

 
b) Class B LP Units and Special Voting Units 
The Class B LP Units are units issued by subsidiaries of Northview and can be issued in conjunction with property acquisitions. The Class B LP 
Units can be exchanged for Trust Units at any time at the option of the holder. Each Class B LP Unit has a Special Voting Unit attached to it, which 
will entitle the holder to one vote, either in person or by proxy, at the meeting of Unitholders as if he or she was a Unitholder.   
 
Subsidiaries of Northview are authorized to issue Class B LP Units and Special Voting Units. The ability to exchange Class B LP Units for Trust 
Units implies a liability element exists because it imposes an unavoidable obligation to deliver units of Northview (i.e., a financial instrument of 
another entity). Therefore, Class B LP Units are classified as financial liabilities on the condensed consolidated statements of financial position. 
 
The total number of Class B LP Units and Special Voting Units outstanding as at March 31, 2017 is 5,814,664 (December 31, 2016 – 5,814,664) 
with a corresponding liability of $126.9 million (December 31, 2016 – $116.7 million). During the three months ended March 31, 2017, nil Class B 
LP Units and Special Voting Units (December 31, 2016 – 1,994,875), subject to conversion in accordance with their terms, were exchanged for 
Trust Units. 
 

 
The continuity schedule for the Class B LP and Special Voting Units classified as liabilities is as follows:  

 
c) Distributions to Unitholders 
Pursuant to the DOT, holders of Trust Units and Class B LP Units are entitled to receive distributions made on each distribution date as approved 
by the Trustees. During the three months ended March 31, 2017, Northview declared monthly cash distributions of $0.1358 per Unit. For the three 
months ended March 31, 2017, Northview declared distributions totaling $22.7 million (March 31, 2016 – $21.3 million). 
 
d) Normal course issuer bid (“NCIB”) 
On May 27, 2016, the TSX approved Northview’s notice of intention to renew the NCIB for its Trust Units. Northview’s NCIB will be made in 
accordance with the policies of the TSX. Northview may purchase Trust Units during the period from June 1, 2016 to May 31, 2017, or an earlier 
date should Northview complete its maximum purchases. Northview will pay the market price at the time of acquisition for any Trust Units in 
accordance with the rules and policies of the TSX and applicable securities laws. Purchases under the NCIB will be funded out of Northview’s 
working capital. Northview is not obligated to make any purchases pursuant to the NCIB. Northview is authorized to purchase, in a 12-month period, 
up to 3,852,249 Trust Units, representing 10% of its public float, through the facilities of the TSX and other Canadian trading platforms. On any 

Date Description 

Issue Price/ 

Call Price Number of Units Amount 

January 1, 2016  $17.56 7,809,539 137,135 

February 11, 2016 Exchange of Class B LP and Special Voting Units $16.38 (1,910,853) (31,300) 

Q1 2016 Fair value adjustment $18.68 - 4,369 

Q2 2016 Fair value adjustment $22.43 - 22,104 

August 29, 2016 Exchange of Class B LP and Special Voting Units $20.48 (25,402) (520) 

September 26, 2016 Exchange of Class B LP and Special Voting Units $21.33 (58,620) (1,250) 

Q3 2016 Fair value adjustment $21.88 - (3,314) 

Q4 2016 Fair value adjustment    $20.07 - (10,523) 

December 31, 2016  $20.07 5,814,664 116,701 

January 1, 2017  $20.07 5,814,664 116,701 

Q1 2017 Fair value adjustment    $21.83 - 10,233 

March 31, 2017  $21.83 5,814,664 126,934 
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trading day, Northview will not purchase more than 32,646 Trust Units, which is equal to 25% of Northview’s average daily trading volume over the 
last six months, except where such purchases are made in accordance with the block purchase exemptions under the TSX rules. 
 
During the three months ended March 31, 2017, Northview did not purchase or subsequently cancel any Trust Units under its NCIB. 

 

11.  Guarantees, commitments and contingencies 
 
In the normal course of operations, Northview may provide 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 
may require Northview 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 claims or statutory sanctions that may be suffered by counterparties as a consequence of the transaction. The terms of 
these indemnification agreements vary based on the contract and do not provide any limit on the maximum potential liability. To date, Northview 
has not made any payments under such indemnifications and no amount has been accrued in the condensed consolidated financial statements 
with respect to these indemnification commitments.  
 
In the normal course of operations, from time to time, Northview becomes subject to various legal and other claims. Management and its legal 
counsel evaluate these claims and, where required, accrue the best estimate of costs relating to these claims. Management believes the outcome 
of claims of this nature at March 31, 2017, will not have a material impact on Northview. 
 
During the normal course of operations, Northview provided guarantees for mortgages payable relating to investments in corporations and joint 
ventures where Northview owns less than 100%. The mortgages payable are secured by specific charges against the properties owned by the 
corporations and joint ventures. In the event of a default of the corporation or joint venture, Northview may be liable for up to 100% of the outstanding 
balances of these mortgages payable.  
 
At March 31, 2017, Northview has provided guarantees on mortgages secured by investment properties totaling $10.4 million (December 31, 2016 
– $10.6 million) of its equity accounted joint ventures, Inuvik Commercial Properties Zheh Gwizu’ Limited Partnership (“ICP”) and Inuvik Capital 
Suites Zheh Gwizuh Limited Partnership (“ICS”). These mortgages bear interest at rates ranging from 3.01% to 5.50% (December 31, 2016 – 3.01% 
to 5.50%) and mature between April 2017 and December 2020 (December 31, 2016 – 3.01% to 5.50%). As at March 31, 2017, land and buildings 
with a carrying value of $23.2 million have been pledged to secure these mortgages payable (December 31, 2016 – $23.4 million). Due to the equity 
accounting of ICP and ICS, the mortgage balances have not been recorded in Northview’s condensed consolidated financial statements. 
Management believes no default will occur and, accordingly, no amount has been recorded by Northview in these condensed consolidated financial 
statements. 

 

12. Financial instruments and risk management 
 
a) Fair value of financial assets and financial liabilities 
Northview’s financial assets and financial liabilities are carried at amortized cost, which approximates fair value, or at fair value through profit or 
loss as applicable. Such fair value estimates are not necessarily indicative of the amounts Northview might pay or receive in actual market 
transactions. 

 
The tables below present the fair value of Northview's assets and liabilities, as at March 31, 2017 and December 31, 2016:  

 March 31, 2017 December 31, 2016 

 Level 1 Level 2 Level 3 Level 1 Level 2 Level 3 

Assets        
Investment properties - - 3,062,941 - - 3,059,825 
Cash 4,357 - - 4,148 - - 
Restricted cash 11,638 - - 11,254 - - 
Assets held for sale - - 1,500 - - 24,797 

Liabilities        
Mortgages payable - 1,699,117 - - 1,692,821 - 
Convertible debentures 23,690 - - 23,460 - - 
Class B LP Units - 126,934 - - 116,701 - 
Derivative instruments - 1,568 - - 1,499 - 
Unit based payments - 1,985 - - 1,733 - 

 
Northview had no embedded derivatives requiring separate recognition as at March 31, 2017, or December 31, 2016. 
 
Transfers between levels in the fair value hierarchy are recognized on the date of the event or change in circumstances that caused the transfer. 
During the three months ended March 31, 2017, and year ended December 31, 2016, there were no transfers between Level 1, Level 2 and Level 
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3 classified assets and liabilities. Northview had no credit derivatives over financial assets at March 31, 2017 or December 31, 2016, and throughout 
the intervening periods. 

 
The following summarizes the significant methods and assumptions used in estimating fair values of Northview's assets and liabilities measured at 
fair value and other financial instruments: 
 
(i) Investment properties 
Northview determined the fair value of each investment property using the valuation methodology and key assumptions described in Note 3. 
 
(ii) Mortgages payable 
The fair value of mortgages payable is estimated based on the present value of future payments, discounted at the yield on a Government of 
Canada bond with the nearest maturity date to the underlying mortgage, plus an estimated credit spread at the reporting date for a comparable 
mortgage or the yield of a comparable mortgage.  The spread rates used at March 31, 2017, ranged from 0.91% to 2.63% (December 31, 2016 - 
1.01% to 2.59%), depending on the nature and terms of the respective mortgages. 
 
(iii)  Convertible debentures 
The fair value of the convertible debentures is determined based on the market trading prices of the convertible debentures as at the valuation date.  
As allowed under IFRS 13, Fair Value Measurement ("IFRS 13"), if an asset or liability measured at fair value has a bid and an ask price, the price 
within the bid-ask spread that is most representative of fair value in the circumstances shall be used to determine fair value.  Northview has chosen 
to use the closing price at the end of the period of the convertible debentures as the fair value for the convertible debentures. 
 
(iv) Class B LP Units 
The fair value of the Class B LP Units is estimated based on the market trading prices of the Trust Units at the valuation date.  As allowed under 
IFRS 13, if an asset or liability measured at fair value has a bid price and an ask price, the price within the bid-ask spread that is most representative 
of fair value in the circumstances shall be used to determine fair value.  Northview has chosen to use the closing price of its Trust Units for fair value 
measurement for its Class B LP Units. 

 
(v) Derivative instruments 
The fair value of the interest rate swap is determined using widely accepted valuation techniques including discounted cash flow analysis on the 
expected cash flows of the derivatives.  The fair value is determined using the market standard methodology of netting the discounted future fixed 
cash payments and the discounted expected variable cash receipts.  The variable cash receipts are based on expectation of future interest rates 
(forward curves) derived from observable market rate curves.  The fixed cash payments are based on the rates disclosed in Note 6.  
 
(vi) Unit based payments 
Northview determines the fair value of unit based payments and deferred units using the valuation methodology and key assumptions described in 
Note 2(l) of the consolidated financial statements for the years ended December 31, 2016 and 2015. 

 
(vii) Other financial assets and financial liabilities 
The fair values of Northview's other financial assets, which include cash, restricted cash, accounts receivable, prepaid expenses and other assets, 
as well as Northview's other financial liabilities, which include credit facilities, trade and other payables, and distributions and Class B LP interest 
payable, approximate their recorded values due to their short-term nature. 

 
b) Risk management related to financial instruments 
Northview is exposed to utility, credit, interest rate, and liquidity risks associated with its financial assets and liabilities. The Trustees have 
responsibility for the establishment and approval of Northview’s overall risk management policies, including those related to financial instruments. 
Management performs continuous assessments so that all significant risks related to financial instruments are reviewed and addressed in light of 
changes to market conditions and Northview’s operating activities. 
 
(i) Utility cost risk 
Utility cost risk is the potential financial loss Northview may experience as a result of higher resource prices or lack of supply. Northview is exposed 
to utility cost risk from the fluctuation in retail prices for fuel oil, natural gas, and electricity, the primary utilities used to heat its properties. The 
exposure to utility cost risk is restricted primarily to the multi-family rental and execusuites and hotel portfolios. The leases in the commercial portfolio 
generally provide for recovery of operating costs from tenants, including utilities. Due to the northern locations of a portion of Northview’s portfolio, 
the exposure to utility price fluctuations is more pronounced in the first and last fiscal quarters of the year. Northview manages its exposure to utility 
risk through a number of preventative measures, including retrofitting properties with energy efficient appliances, fixtures, and windows. Northview 
may utilize hedges or forward contracts to manage exposure to utility cost risk.  
 
Northview continues to implement a sub-metering program in properties located in Ontario. Sub-metering provides individual electricity meters for 
each multi-family rental unit, allowing tenants to pay their electricity bills directly. This reduces utility costs to the landlord. As a result, Northview’s 
exposure to utility price fluctuations is reduced in Ontario. 
 
Heating oil is the primary source of fuel for heating properties located in Nunavut and Yellowknife, NT.  
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Natural gas is the main source of fuel for heating properties located in Alberta, parts of British Columbia, New Brunswick, Nova Scotia, Ontario, 
Quebec, Saskatchewan, and Inuvik, NT. Natural gas prices in Alberta, British Columbia, and Ontario are not subject to regulated price control. 
Northview does not use financial instruments to manage the exposure to the utility cost risk.  
 
Management prepared a sensitivity analysis of the impact of price changes in the cost of heating oil and natural gas. A 10% change in the combined 
average price of heating oil and natural gas would impact Northview’s net income by approximately $0.4 million for the three months ended March 
31, 2017 (December 31, 2016 – $1.0 million). 
 
Electricity is the primary source for heating properties located in Newfoundland and Labrador, as well as parts of British Columbia. In Newfoundland 
and Labrador and British Columbia, electricity is purchased from the provincially regulated utilities and is directly paid by the residents for a significant 
portion of Northview’s multi-family rental units.  As a result, there is no significant risk to Northview regarding the price of electricity in Newfoundland 
and Labrador and British Columbia. 
 
(ii) Credit risk 
Credit risk is the risk that one party to a financial instrument will cause a financial loss for the other party by failing to discharge an obligation. 
Northview’s credit risk primarily arises from the possibility that residents may not be able to fulfill their lease commitments. Loan receivable consists 
mainly of amounts due from commercial tenants. Given Northview’s collection history and the nature of these tenants, credit risk is assessed as 
low. Accounts receivable consists mainly of resident receivables. Resident receivables are comprised of a large number of residents spread across 
the geographic areas in which Northview operates. There are no significant exposures to single residents with the exception of the Governments 
of Canada, Nunavut and the Northwest Territories, which lease a large number of residential units and commercial space in the Northwest Territories 
and Nunavut.   
 
Northview mitigates credit risk through conducting thorough credit checks on prospective residents, requiring rental payments on the first of the 
month, obtaining security deposits approximating one month’s rent from residents where legislation permits, and geographic diversification in its 
portfolio. Northview records a specific bad debt provision on balances owed from past residents and provides an allowance for receivables, net of 
security deposits, from current residents where the expected amount to be collected is less than the actual accounts receivable. The aging of current 
residents and resident receivables is net of allowance for doubtful accounts from current and past residents. 
 
Northview classifies residents as past residents on the date of their move out from a residential unit. Any subsequent recovery of balances owed 
from past residents is recorded as a reduction in the bad debt provision for the period. The amounts disclosed on the condensed consolidated 
statements of financial position are net of allowances for uncollectible accounts from current and past residents and other receivables, estimated 
by management based on prior experience and current economic conditions.  
 

 The following is an aging of current residents and other receivables:  
 March 31, 2017 December 31, 2016 

0-30 days 2,170 1,866 

31-60 days 531 441 

61-90 days 446 144 

Over 90 days 1,630 1,979 

Resident receivables 4,777 4,430 

Other receivables 5,378 4,998 

 10,155 9,428 

 
Other receivables consist of goods and services tax rebates, mortgage holdbacks, insurance claims, and miscellaneous receivables. 
 

(iii) Interest rate risk 
Interest rate risk is the risk that the value of future cash flows of a financial instrument will fluctuate as a result of changes in market interest rates. 
Northview is exposed to interest rate risk on mortgages payable and its credit facilities and does not hold any financial instruments to mitigate that 
risk. In the current economic environment, it is difficult to predict what future interest rates will be and, as such, Northview may not be able to 
continue to renew mortgage loans with interest rates that are lower than those currently in place. Northview utilizes both fixed and floating rate debt. 
Interest rate risk related to floating interest rates is limited primarily to the utilization of credit facilities. Management mitigates interest rate risk by 
utilizing fixed rate mortgages, ensuring access to a number of sources of funding, and staggering mortgage maturities with the objective of achieving 
relatively even annual debt maturities. To the extent possible, Northview maximizes the amount of mortgages on residential rental properties where 
it is possible to lower interest rates through CMHC mortgage insurance.  
 
A sensitivity analysis on floating rate debt has been completed based on the exposure to interest rates at the statement of financial position date. 
Floating rate debt includes all mortgages payable which are not subject to fixed interest rates and the credit facilities. A 0.50% change in interest 
rates, keeping all other variables constant, would change Northview’s net income for the three months ended March 31, 2017, by approximately 
$0.1 million (December 31, 2016 – $0.7 million). For the three months ended March 31, 2017, the average floating rate debt was $8.3 million and 
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the average credit facilities balance was $76.5 million (December 31, 2016 – average floating rate debt was $10.2 million and the average credit 
facilities balance was $82.2 million).  
 
(iv) Liquidity risk 
Liquidity risk is the risk that Northview is not able to meet its financial obligations as they fall due or can do so only at excessive cost. Northview 
manages liquidity risk by managing mortgage and loan maturities to ensure a relatively even amount of mortgage maturities in each year. Cash 
flow projections are completed on a regular basis to ensure there will be adequate liquidity to maintain operating, capital, and investment activities 
in addition to making monthly distributions to Unitholders. The Trustees review the current financial results and the annual business plan in 
determining appropriate distribution levels. 
  
Contractual maturity for non-derivative financial liabilities at March 31, 2017: 

 Carrying Amount 
Contractual Cash 

Flows 
Up to 

1 year 
1 – 5 

years 
Over 5 
years 

Mortgages payable 1,659,183 1,886,894 236,205 1,072,059 578,630 

Credit facilities 142,151 142,151 69,822 72,329 - 

Trade and other payables (i) 64,566 64,566 64,566 - - 

Distributions and Class B LP 
interest payable 

7,571 7,571 7,571 - - 

Liabilities related to asset held 
for sale 

7,241 7,241 7,241 - - 

(i) Security deposits payable are included in trade and other payables. 
  
      Contractual maturity for derivative financial liabilities at March 31, 2017: 

 Carrying Amount 
Contractual Cash 

Flows 
Up to 

1 year 
1 – 5 

years 
Over 5 
years 

Convertible debentures 23,690 23,690 - 23,690 - 

Derivative instruments 1,568 1,568 1,568 - - 

Unit based payments 1,985 1,985 788 1,197 - 
 

 
 Contractual maturity for non-derivative financial liabilities at December 31, 2016: 

 Carrying Amount Contractual Cash Flows 
Up to 

1 year 
1 – 5 
years 

Over 5 
years 

Mortgages payable 1,661,532 1,918,758 213,537 1,084,217 621,004 

Credit facilities 133,842 133,842 68,013 65,829 - 

Trade and other payables (i) 68,106 68,106 68,106 - - 

Distributions and Class B LP 
interest payable 

7,571 7,571 7,571 - - 

Liabilities related to asset held for 
sale 

18,008 18,008 18,008 - - 

(i) Security deposits payable are included in trade and other payables. 
 
Contractual maturity for derivative financial liabilities at December 31, 2016: 

 Carrying Amount Contractual Cash Flows 
Up to 

1 year 
1 – 5 
years 

Over 5 
years 

Convertible debentures  23,460 23,460 - 23,460 - 

Derivative instruments 1,499 1,499 1,499 - - 

Unit based payments 1,733 1,733 - 1,733 - 
 

 
Management believes that future cash flows from operations, mortgage refinancing, and cash available under the current operating facilities provide 
sufficient available funds through the foreseeable future to support these financial liabilities. 
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13. Capital management 
 
Northview’s objectives when managing its capital are to safeguard its assets while maximizing the growth of its business, returns to Unitholders, 
and maintaining the sustainability of cash distributions. Northview’s capital consists of mortgages payable, credit facilities, Trust Units, and Class B 
LP Units. 
 
Management monitors Northview’s capital structure on an ongoing basis to determine the appropriate level of mortgages payable to be placed on 
specific properties at the time of acquisition or when existing debt matures. Northview follows conservative guidelines which are set out in the DOT. 
In determining the most appropriate debt, consideration is given to strength of cash flow generated from the specific property, interest rate, 
amortization period, maturity of the debt in relation to the existing debt of Northview, interest and debt service ratios, and limits on the amount of 
floating rate debt. Northview has credit facilities which are used to fund acquisitions, development, and capital expenditures until specific mortgage 
debt is placed or additional equity is raised. Consistent with others in the industry, Northview monitors capital on the basis of debt to gross book 
value ratio. The DOT provides for a maximum debt to gross book value ratio of 70%.  

 
Northview’s credit facilities contain certain financial covenants. The principal financial covenants are debt to gross book value, debt service 
coverage, and interest coverage. The debt to gross book value ratio covenant maximum threshold is 70%. The interest coverage ratio and debt 
service coverage ratio covenant minimum thresholds are at least 1.90 and 1.50, respectively. Northview’s calculations of its adherence to financial 
covenants are considered non-GAAP measures. As at March 31, 2017, and December 31, 2016, Northview was in compliance with all financial 
covenants. 

 
The following debt to gross book value, interest coverage, and debt service coverage excludes the 2019 Debentures and interest expenses on 
2019 Debentures. Debt to Gross Book Value is calculated on the consolidated entities.  Interest coverage and debt service coverage are calculated 
based on the most recently completed four fiscal quarters.  

 

 March 31, 2017 December 31, 2016 

Debt to gross book value   

 Cash (4,357) (4,148) 

 Credit facilities 142,151 133,842 

 Mortgages payable 1,680,101 1,692,255 

 Debt 1,817,895 1,821,949 

 Investment properties 3,062,941 3,059,825 

 Property, plant and equipment  40,548 40,282 

 Properties held for sale 16,518 39,873 

 Accumulated depreciation 23,563 22,493 

 Accumulated depreciation for properties held for sale 4,068 4,074 

Gross book value 3,147,638 3,166,547 

Debt to gross book value 57.8% 57.5% 

 March 31, 2017 December 31, 2016 

Interest coverage and debt service coverage   

 Income before income taxes 72,922 77,475 

 Depreciation and amortization 4,708 4,967 

 Mortgage interest and deferred financing costs 55,291 53,004 

 Interest expense on credit facilities 3,815 6,043 

 Interest expense to Class B LP Unitholders 9,528 9,822 

 Business combination transaction costs 463 14,579 

 Unrealized fair value changes 23,444 10,268 

Adjusted earnings 170,171 176,158 

 Mortgage interest and deferred financing costs 55,291 53,004 

 Interest expense on credit facilities 3,815 6,043 

 Total interest expense excluding interest expense to Class B LP Unitholders 59,106 59,047 

 Principal repayments from continuing operations 45,934 44,590 

 Debt service payments 105,040 103,637 

  Interest coverage  2.88 2.98 

     Debt service coverage  1.62 1.70 



Northview Apartment Real Estate Investment Trust 
Notes to the Unaudited Condensed Consolidated Financial Statements 
Three months ended March 31, 2017 and 2016 
(Tabular amounts expressed in thousands of Canadian dollars except where indicated) 

 Northview First Quarter 2017 │22 

Debt to gross book value, interest coverage, and debt service coverage including the 2019 Debentures and interest expenses on 2019 Debentures 
is 58.5%, 2.84, and 1.61, respectively (December 31, 2016 – 58.3%, 2.94, and 1.69, respectively).  

 
14. Financing costs 
 

 
Three months ended 

March 31, 2017 
Three months ended 

 March 31, 2016 

Mortgage interest 12,640 10,723 

Deferred financing costs 905 535 

Interest expense on 2019 debentures 326 330 

Interest expense on credit facilities 740 2,968 

Interest expense to Class B LP Unitholders 2,369 2,663 

Interest and other income (147) (177) 

Loss (gain) on extinguishment of debt 116 201 

 16,949 17,243 

 
15. Unrealized fair value changes 

 

 
Three months ended  

March 31, 2017 
Three months ended 

 March 31, 2016 

Unrealized fair value change to investment properties - (8,556) 

Sustaining CAPEX 9,877 10,362 

Interest rate swap 69 695 

2019 debentures 230 460 

Unit based payments 118 20 

Class B LP Units 10,233 4,370 

Net unrealized fair value decrease  20,527 7,351 

 
16. Changes in non-cash working capital 

 

 
Three months ended  

March 31, 2017 
Three months ended 

 March 31, 2016 

Restricted cash (384) (487) 

Accounts receivable (727) 2,683 

Prepaid expenses and other assets (858) (73) 

Loans receivable 170 241 

Other long term assets 131 (132) 

Trade and other payables (3,666) 5,717 

Changes in non-cash working capital from operating activities (5,334) 7,949 

  
The changes in non-cash working capital from investing activities for the three months ended March 31, 2017, of $0.3 million cash outflow (March 
31, 2016 – $0.1 million cash outflow) is due to the change in trade and other payables related to work in progress with respect to investment property 
improvements and land held for development. 
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17. Assets held for sale 
 
As at March 31, 2017, there are two (2) non-core properties across the portfolio classified as ‘Assets held for sale’ with a fair value of $1.5 million 
and property, plant, and equipment with a book value of $15.0 million which are expected to be disposed of within twelve (12) months. The 
associated mortgages on these properties in the amount of $7.2 million have been reclassified from mortgages payables to ‘Liabilities related to 
assets held for sale’.  

 
Dispositions of non-core properties for the three months ended March 31, 2017, were as follows: 

Property 
Type Units  Region Gross Proceeds 

Multi-family 36 Atlantic Canada 4,000 

Multi-family 179 Western Canada 14,231 

Multi-family 54 Ontario 5,130 

 269  23,361 

 
Dispositions of non-core properties for the year ended December 31, 2016, were as follows: 

Property 
Type Units  Region Gross Proceeds 

Multi-family 28 Atlantic Canada 1,770 

Multi-family 2 Northern Canada 300 

Multi-family 489 Ontario 46,500 

 519  48,570 

 
The results of the assets held for sale included in the condensed consolidated statements of financial position are set out below: 

Statement of financial position from assets held for sale March 31, 2017 December 31, 2016 

Assets   

 Investment properties 1,500 24,797 

 Property, plant and equipment 15,018 15,076 

 16,518 39,873 

Liabilities   

 Mortgages payable 7,241 18,008 

 7,241 18,008 

Net assets held for sale 9,277 21,865 

 
18. Segmented information 
 
Management uses geographic segments (i.e. groups of provinces and territories) to manage the properties. The geographic segments consist of 
Atlantic Canada (Newfoundland and Labrador, Nova Scotia, and New Brunswick), Northern Canada (Northwest Territories and Nunavut), Ontario, 
Quebec, and Western Canada (Alberta, British Columbia, and Saskatchewan). In addition, due to the differences between the commercial and the 
residential markets, management also reviews operations by market segment. Within the residential property market, execusuites and hotel are 
reviewed and managed as separate sub-segments. 
 
Northview’s residential portfolio is comprised of a multi-family segment: apartments, town homes, and single family rental units; and an execusuites 
and hotel segment where the rental period ranges from a few days to several months. The commercial business segment is comprised of office, 
industrial, and retail properties primarily in areas where Northview has residential operations. 
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a) Geographic Segments 

 
Atlantic 
Canada 

Northern 
Canada Ontario Quebec 

Western 
Canada Total 

Three months ended        

March 31, 2017       

Rental revenue 10,846 22,196 22,108 4,793 18,290 78,233 

Other revenue 301 550 1,065 15 785 2,716 

Operating expense (5,672) (9,169) (12,232) (2,693) (8,845) (38,611) 

Net operating income 5,475 13,577 10,941 2,115 10,230 42,338 

As at March 31, 2017       

Total assets 404,860 628,968 984,295 184,413 935,087 3,137,623 

Investment properties 383,724 596,437 971,162 181,887 929,731 3,062,941 

Total liabilities 229,292 302,235 599,546 134,132 445,813 1,711,018 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

      

 
Atlantic 
Canada 

Northern 
Canada Ontario Quebec 

Western 
Canada Total 

Three months ended 
March 31, 2016       

Rental revenue 11,109 22,255 22,597 4,531 18,996 79,488 

Other revenue 190 4,095 1,298 104 1,132 6,819 

Operating expense (6,230) (8,970) (12,581) (2,488) (9,059) (39,328) 

Net operating income 5,069 17,380 11,314 2,147 11,069 46,979 

As at December 31, 2016       

Total assets 408,728 626,385 986,206 184,192 949,714 3,155,225 

Investment properties 383,722 594,599 970,131 181,856 929,517 3,059,825 

Total liabilities 230,359 302,467 602,885 135,371 443,300 1,714,382 
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b) Market Segments 

 Multi-family 
Execusuites &  

Hotel 
Total 

Residential Commercial Total 

Three months ended  
March 31, 2017      

Rental revenue 67,210 2,921 70,131 8,102 78,233 

Other revenue 2,414 52 2,466 250 2,716 

Operating expense (33,590) (1,641) (35,231) (3,380) (38,611) 

Net operating income 36,034 1,332 37,366 4,972 42,338 

As at March 31, 2017      

Total assets 2,857,911 30,552 2,888,463 249,160 3,137,623 

Investment properties 2,824,542 - 2,824,542 238,399 3,062,941 

Total liabilities  1,566,813 16,822 1,583,635 127,383 1,711,018 

 

 Multi-family 
Execusuites &  

Hotel 
Total 

Residential Commercial Total 

Three months ended  
March 31, 2016      

Rental revenue 68,110 3,070 71,180 8,308 79,488 

Other revenue 6,573 46 6,619 200 6,819 

Operating expense (34,342) (1,714) (36,056) (3,272) (39,328) 

Net operating income 40,341 1,402 41,743 5,236 46,979 

As at December 31, 2016      

Total assets 2,875,882 31,007 2,906,889 248,336 3,155,225 

Investment properties 2,821,454 - 2,821,454 238,371 3,059,825 

Total liabilities  1,569,525 16,668 1,586,193 128,189 1,714,382 
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c) Reconciliation of reportable segment net income 

 
Three months ended March 

31, 2017 
Three months ended March 31, 

2016 

Total net operating income for reportable segments  42,338 46,979 

Financing costs (16,949) (17,243) 

Administration (3,261) (2,664) 

Depreciation and amortization (1,175) (1,430) 

(Loss) gain on sale of properties (690) 1 

Equity income from joint ventures 193 305 

Business combination transaction costs - (14,116) 

Unrealized fair value changes (20,527) (7,351) 

Net and comprehensive (loss) income  (71) 4,481 

 
d) Reconciliation of reportable segment assets 

 March 31, 2017 December 31, 2016 

Total assets for reportable segments 3,137,623 3,155,225 

  Investment in joint ventures 6,417 6,274 

  Other assets 2,904 2,376 

  Restricted cash and cash 5,746 6,721 

  Assets held for sale 15,018 15,076 

Total assets 3,167,708 3,185,672 

 
e) Reconciliation of reportable segment liabilities 

 March 31, 2017 December 31, 2016 

Total liabilities for reportable segments 1,711,018 1,714,382 

  Class B LP Units 126,140 115,971 

  Convertible debentures 23,690 23,460 

  Derivative instruments 1,568 1,499 

  Credit facilities 142,151 133,842 

  Trade and other payables 13,525 15,974 

  Distributions and Class B LP interest payable 7,571 7,583 

  Unit based payments 1,985 1,733 

  Liabilities related to assets held for sale 7,241 18,008 

Total liabilities 2,034,889 2,032,452 

 
19. Related parties 

 
Related party transactions  
 
Related party transactions are conducted in the normal course of operations and are made on terms equivalent to arm’s length transactions.  
 
Northview has engaged Starlight Investment Ltd. (“SL” or “Starlight”) to perform certain services.  Starlight is a related party as it is controlled by a 
Trustee and significant Unitholder of Northview. For the three months ended March 31, 2017, the costs of these services aggregated to $0.5 million 
(March 31, 2016 - $0.5 million). Of this amount, $0.4 million (March 31, 2016 - $0.4 million) has been capitalized, while the remaining $0.1 million 
(March 31, 2016 - $0.1 million) has been recognized as administration expenses in the condensed consolidated statements of net and 
comprehensive (loss) income. Balance outstanding and payable to Northview from Starlight as at March 31, 2017 is $0.2 million (December 31, 
2016 - $0.4 million) and is included in accounts receivable in the condensed consolidated statements of financial position. Balance outstanding and 
payable to Starlight from Northview as at March 31, 2017 is $0.2 million (December 31, 2016 - $0.2 million) and is included in trade and other 
payables in the condensed consolidated statements of financial position. 
 
During the first quarter of 2016, 1,910,853 Class B LP and Special Voting Units, subject to conversion in accordance with their terms, were 
exchanged for Trust Units with a fair value of $31.3 million by a Trustee, a related party. Exchange of Class B LP and Special Voting Units to Trust 
Units does not affect the Trustee’s total ownership.  
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ICP and ICS are related parties as Northview has a 50% interest in ICP and a 50% interest in ICS. The ownership of ICP is between the Zheh 
Gwizu’ Limited Partnership and NPRLP for the purpose of investing in a portfolio of commercial and mixed use income producing properties in the 
Northwest Territories. The ownership of ICS is between the Zheh Gwizu’ Limited Partnership and NPR Limited Partnership (“NPRLP”) for the 
purpose of investing in an income producing execusuite property in the Northwest Territories. For the three months ended March 31, 2017, revenue 
from ICP and ICS related to management fees is $0.1 million (March 31, 2016 - $0.1 million).  

 
20. Subsequent events 

 
Between April 1, 2017, and May 9, 2017, Northview completed new financing and renewals of $13.9 million with interest rates between 2.39% and 
2.53% and terms to maturity of approximately 1 to 10 years. Proceeds were used to pay down existing debt and credit facilities. 
  


