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NORTHERN VISION DEVELOPMENT LIMITED PARTNERSHIP 
2016 SEMI-ANNUAL REPORT TO UNITHOLDERS 
 
We are pleased to provide unitholders with this report on the activities of Northern Vision 
Development Limited Partnership (“NVD” or “the Partnership”) for the first six months of 2016. 
Included herewith are financial statements as at and for the period ended June 30, 2016, along with 
the appropriate comparable results. Current period results have been prepared by management and 
are not audited. Comparable numbers, when presented for the year ended December 31, 2015, were 
audited by Deloitte LLP, and otherwise were prepared by management and are not audited.  
 
Northern Vision Development Limited Partnership 
 
NVD is a private real estate partnership, established in February 2004, with a mandate to acquire and 
own properties with strong growth prospects located in Whitehorse, Yukon. The Partnership owns a 
diverse base of commercial, residential, industrial and hotel properties that provide regular cash flow 
and capital appreciation for unitholders. NVD is managed by its general partner, Northern Vision 
Development Corp., a private company based in Whitehorse and formed under the laws of the Yukon. 
The operations of the Partnership are overseen by a board of directors with a diverse mix of skill sets 
and experience. The Partnership has no fixed term and 
has a mandate to pay out distributions to its unitholders 
based on Available Funds from Operations (“AFFO”).  
 
At June 30, 2016 there were 21,291,434 Limited 
Partnership Units outstanding with no options or 
purchase warrants issued (21,029,970 as at December 
31, 2015). No convertible debt was outstanding at the 
end of the reporting period ($3.0 million as at December 
31, 2015) so there were 21,291,434 units outstanding on 
a fully diluted basis at June 30, 2016 (22,568,432 as at 
December 31, 2015). During the period a distribution of 
$750,000 or $0.036 per unit was made to Unitholders 
(Nil during the same period in 2015). During the first six 
months of the year, an ad hoc purchase and sale of units 
took place amongst Unitholders, resulting in 1,174,938 units being transferred at $1.80 per unit 
between 19 Unitholders (17 of whom exited the partnership) and four new Unitholders. As a result of 
this transaction the number of Limited Partners was reduced from 100 to 87.  
 
As at June 30, 2016, management estimated Basic Net Asset Value (“NAV”) per LP unit to be $2.25 
basic and fully diluted ($2.18 basic and $2.16 fully diluted as at December 31, 2015) based on 
management updates made to previous third party estimates of value made during the past two 
years. Management’s estimates are based on there being no material positive or negative shifts in 
capitalization rates during the past six-month period, so the value growth is primarily the result of 
improved Hotel Division operating margins.  
 
 

As at June 30, 2016 NAV is estimated at $2.25 per unit  
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Overview 
 
The first half of 2016 was characterized by continued strong growth in NVD Hotel Division operating 
margins, as well as slight improvement in the strength of the leasing market in Whitehorse. At the 
writing of this report the economic environment is improving slightly, with some optimism in the 
mining sector. However there remains a significant amount of absorption required in Whitehorse 
before NVD’s Real Estate Division returns to strong operating performance levels. During the period 
NVD retired the remaining outstanding convertible debt through a redemption transaction that saw 
liquidity provided to 19 unitholders (1,174,937 units) and the exercise of a further 261,597 of Unit 
conversion options. This transaction eliminated the Partnership’s most expensive debt, while at the 
same time reducing the number of Unitholders in the Partnership. It also involved entering into a 
revised debt agreement with BDC which simplified the Partnership’s outstanding debt structure and 
reduces overall average weighted cost of debt.   
 
Operational and Financial Performance: Hotel Division Revenues improved by 5.5% over the same 
period last year to $6.1 million. Hotel margin performance improved more significantly, increasing by 
17.5% over the same period last year to $1.5 million. Based on full period inclusion of leases entered 
into in the latter part of 2015 and some leasing success in the first half of 2016 Real Estate Rental 
revenues increased by 11.1% to $1.3 million for the first six months. Margins on Real Estate Rentals 
improved by only 1.5% during the period to $1.0 million reflecting the fact that recent leasing activity 
has involved gross lease arrangements. Gains of sales in the Real Estate division were $40,000 
resulting primarily from the sale of one of NVD’s River’s Reach condo units in the first quarter.  
 
Other revenues relate to the Mighty Wash Car Wash operations and totaled $184,000 during the 
period. As this operation was acquired in the second half of 2015 there are not corresponding 
revenues in this category for the first six months of 2015. Margin from these operations for the period 
was $84,000. 
 
Overhead expenses were up 1.1% during the period to $2.4 million resulting in Income from 
operations of $255,000 for the first six months, versus a $40,000 loss for the same period in 2015. 
Due to a concerted effort to reduce the Partnership’s outstanding loan portfolio, interest income was 
down 33.6% to $53,000. As a result of all of the foregoing, Total Comprehensive Income for the period 
was $348,000, a 444% improvement over the same period in 2015. 
 
Financing Activities An ad hoc transaction in May 2016 along with a refinancing of debt through NVD’s 
main lender, BDC, allowed the Partnership to redeem $2.5 million of Convertible Debt and convert 
the remaining $0.5 million at a conversion price of $1.95 per unit. This transaction allowed unit 
holders seeking liquidity to exit the Partnership at a price of $1.80 per unit, with a total of $2.1 million 
units changing hands during this transaction. The net result is reduction of debt and weighted average 
cost of debt, reduction of the number of Unitholders, an increase of 261,597 in the number of units 
outstanding, and the provision of immediate liquidity for those Unitholders who were seeking to exit 
the Partnership.  
 
Prior to the debt conversion program, a distribution of $750,000 or $0.036 per share was made. This 
represented a payout based on 2015 AFFO.  
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Investment Activities In preparation for a private placement and associated additional formal liquidity 
round this fall, the Partnership began to plan expansion of certain investment activities, to tie up 
potential development properties and to generally set out expansion plans for the coming years. 
Included in these activities was the comprehensive planning of a major renovation program for the 
Edgewater Hotel, the acquisition of development lands in Whistle Bend (a fast growing part of the 
City of Whitehorse) and planning of the second phase of the Waterfront Place Development lands. 
These activities required the Partnership to make deposits or spend planning funds of over $350,000 
in the first half of the year, primarily to secure the ability to purchase the Whistle Bend property with 
a refundable deposit.  
 
Estimated Net Asset Value Management estimates the Net Asset Value (“NAV”) of the Partnership is 
$2.25 per unit, both basic and fully diluted, as at June 30, 2016. This is up 3.2% from $2.18 (up 4.2% 
from $2.16 fully diluted) estimated at December 31, 2015. This NAV estimate per unit increase is 
driven primarily by current year expected Hotel Net Operating Income improvement of 14.2%, much 
of which has been realized during the first half of the year. Underlying Capitalization Rates have 
remained consistent over the period meaning there has not been significant growth estimated for the 
Partnership’s assets outside of the Hotel Division. The development projects to be financed by the fall 
2016 Private Placement should create the opportunity to drive NAV values up once those projects 
move towards completion.  
 
Summary After almost three years of GDP decline, the recession in the Yukon appears to be nearing 
an end. The relatively low Canadian dollar and lower energy input costs have assisted with Hotel 
Margin performance during this period, and NVD has benefited from having a diversified portfolio as 
Hotel Division margins have offset the softness in the lease portfolio. A return of both optimism and 
activity in the mining sector should now commence to drive the economy forward. Accordingly, NVD 
expects the commercial real estate market to slowly improve as Hotel Division gains are consolidated 
and enhanced with further renovation activity. The timing for a return to development activities and 
the associated sales effort could be upon the Partnership as early as fall 2016 and NVD will commence 
such activities once a successful financing has been completed.  
 
 
 

 
Vacancies remain at the flagship NVD Place, but some progress has been made on vacancy absorption. 
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Highlights for the Period 
 
For the second year running, the growth was primarily associated with the Hotel Division.  
 
The following summarizes key highlights for the six months ended June 30, 2016: 
 
• Leases were signed for premises in Titanium Way 166 and a new condominium was purchased, 

with rent in place, in Waterfront Station. This improved overall vacancy in the portfolio to 13.1% 
from 15.3% when NVD last reported to unitholders on March 15, 2016; 

• A 2-Bedroom River’s Reach condominium was sold for a gain of approximately $33,000 leaving 
NVD with one 1-Bedroom unit owned 100% and one 1-Bedroom and two 2-bedroom units owned 
through its 90% interest in a Joint Venture.  The unit was leased up until it was sold;  

• In early July a commercial condominium unit on the main floor of Waterfront station was sold, for 
nominal gain, being the first sale since December 2014 in this property;  

• Hotel Division Net Operating Income for the first six months of the year was up 17.5% and 
exceeded $1.5 million in this period for the first time;   

• Three million dollars of convertible 6.75% debt with August 2016 maturity was retired through the 
redemption of $2.5 million and conversion of $0.5 million at $1.95 per unit;  

• A restructured debt facility with BDC simplified the debt structure for the Partnership and allowed 
it to reduce its overall weighted cost of debt. 

• Net Income of $348,000 was a substantial improvement over the $64,000 recorded in the same 
period of 2015 and an operating profit of $255,000 for the period also improved significantly over 
an operating loss of $39,000 in the first six months of 2015.  

 Primarily as a result of strengthening income performance in core hotel properties, management’s 
estimate of $2.25 Net Asset Value (“NAV “) per unit has increased by 3.2% over the last six months 
(increased by 4.2% on a fully diluted basis); 

 Net Book Value of total assets of the Partnership declined by 0.4% since December 31, 2015, from 
$56.5 million to $56.3 million; 

 Total debt declined by 0.9% during the period from $31.9 million to $31.6 million; and 

 Gross revenues of the Partnership for the six-month period increased 8.9% from $7.0 million in 
2015 to $7.6 million with contributions to growth coming from all three Divisions.  

 

 

Net Income improved by $284,000 over the six month period  
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CEO’s Letter to Unitholders 
 
Dear Unitholders: 
 

In this letter I provide a summary of operations for the first half of 2016. We are pleased the 
Partnership made progress that allowed it to record income for the first half of the year – traditionally 
a slower period for NVD. However, the return to stronger economic conditions in the Yukon has been 
happening at a slow pace, and the Partnership continues to await more favourable conditions such 
that it can commit to more extensive development projects. In the meantime, management’s focus is 
on continuing to improve operating margins in the Hotel Division, and on filling vacancies in the Real 
Estate division in order to move toward, and above historical profit levels.  

Significant Events in the First Half of 2016 

The most significant events in the first six months of 2016 involved changes to the balance sheet. As 
already reported we completed a set of transactions involving the redemption and conversion of the 
remaining $3.0 million in 6.75% convertible debt. Using some available cash, and an additional loan 
facility from BDC, we redeemed $2.5 million of this debt and converted the balance at a conversion 
price of $1.95. The exercise allowed us to facilitate an ad hoc offer to Unitholders that saw $2.1 million 
in units change hands, an event that consolidated the number of Unitholders while providing liquidity 
for those who were seeking it. This event was a precursor to a more formal liquidity event planned 
for this fall when we plan to undertake a private placement, and if successful, make another issuer 
bid that will provide further liquidity options for Unitholders. 

The period also marked a return of distributions by the Partnership. We made a 3.6 cent per unit 
distribution in April and now plan to return to making AFFO-based distributions on a regular basis. 
The current forecast for AFFO in 2016 calls for continued improvement and our focus is on continuing 
to grow AFFO to support distributions of increasing size.  

With a stronger balance sheet, a lower weighted average cost of debt, and continuing revenue growth 
from all divisions, we have strengthened cash flows from sustained operations. As the economy 
continues to improve, a return to development activities including the sale of condominiums and the 
introduction of further rental inventory will also boost Partnership performance. To that end, the 
Partnership has commenced to acquire property to build our development inventory in advance of 
the anticipated development phase. During the period the Partnership entered into a non-binding 
contract to purchase development property in Whistle Bend, a fast growing neighbourhood in 
Whitehorse.  

Financial Performance 

As noted earlier in the report, the financial performance of the Partnership has improved. We expect 
the positive trends to continue for the balance of the year, resulting in strong year over year growth 
in revenues and net income.  

In the semi-annual report in June 2015 I summarized the following expectations in respect to financial 
performance: 

 Retire a meaningful portion of Convertible Debt in 2015 and meet our obligation to redeem 
all of this debt by August 2016; 

 Return to regular distributions to Unitholders in either 2015 or 2016; and 
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 Support early stage investment in new projects that take advantage of the tougher economic 
environment in order to promote further growth of NVD. 

Progress: We completed redemption/conversion of the convertible debt prior to maturity and we did 
return to distributions with a payout based on AFFO in 2015. We are just beginning the planning and 
acquisition related to investment in new projects, but we have significantly advanced plans for a major 
renovation of the Edgewater Hotel to commence this October, and as noted earlier we have identified 
and tied up property that will support development activities going forward, once private placement 
funds have been raised. The economy is beginning to cooperate, and this bodes well for NVD’s future 
prospects.  

Estimated NAV of $2.25 per unit reflects continued growth in Net Operating Income from our hotel 
properties, with all four contributing meaningfully in the current year. The Edgewater renovation 
program is designed to boost both occupancy and ADR levels in that property and will help us to 
exceed Net Operation Income for this division of $4.0 million. Several years ago, these properties 
generated just over $2.0 million in Net Operating Income.  

The key challenge that is holding back financial performance is the amount of vacancy in our Real 
Estate Portfolio. This number has now been reduced to approximately 12%, but that level of vacancy 
needs to drop below 5% before we will be satisfied with the division’s performance. We continue to 
attempt to fill the vacancies at rents that provide a proper return for our properties, but the pace of 
leasing has been slower than what we would like to see. Still, progress is being made, and with the 
economy finally showing signs of life, the pace of our leasing efforts should pick up.  

As noted in earlier reports we acquired a car wash operation as part of a transaction that saw us swap 
idle assets and their associated carrying costs, for land and building assets that included the car wash. 
The first full period of reporting for this asset is included in this report, and I am delighted to note that 
it added margin contribution of $84,000 in the first six months of the year, which is slightly ahead of 
our expectations. While small, this is still a material contribution to overall margin performance which 
improved 16% to $2.7 million for the six months ended June 30, 2016, as compared to the same period 
in the previous year.  

Hotel Performance 

Looking at Net Operating Income for each hotel property (contribution before amortization and 
interest expense) I report the following, which shows the growth is a result of performance 
improvement at all four hotels.  

The Coast High Country Inn: After exceeding full year Net Operating Income of $1 million for the first 
time in 2015, the High Country has continued to grow at both the top and bottom line. For the six-
month period top line revenues were up marginally to $2.42 million from $2.39 million in the first six 
months of 2015. In the period Net Operating Income was at $407,000 compared to $390,000 last year. 
Strong gains in the room division were offset by weaker performance from food and beverage.  

The Edgewater Hotel: Total revenues for the period improved to $353,000 from $310,000 last year 
and Net Operating Income was $92,000, a 48% increase over the $62,000 recorded in the same period 
in 2015. Shutting down this winter during the slow period, and significant renovations will further 
enhance the performance of this hotel going forward.  

The Best Western Gold Rush Inn:  Strong rooms division performance in the first half of the year 
allowed this property to record an 8% improvement in revenues and a 14% improvement in Net 
Operating Income in the first half. Revenues improved to $2.82 million from $2.62 million a year 
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earlier and Net Operating Income improved from $872,000 to $993,000. Full year Net Operating 
Income from this property is expected to exceed $2.0 million for the first time.   

The Downtown Hotel: Dawson has witnessed strong economic growth which is reflected in the 
Downtown Hotel performance in 2016. On a full reporting basis (NVD owns 50%) revenues were up 
almost 9% from $966,000 to $1.05 million with the rooms division being a major contributor to that 
growth. For the first six months the property recorded a Net Operating Income of $30,000 as 
contrasted to a Net Operating Loss of $54,000 in the same period in 2015.   

Looking at the full division which represents reporting from 3.5 properties, we witnessed Net 
Operating Income growth of 16.2% for the reporting period, from $1.30 million in 2015 to $1.51 
million this year. Tight control of overhead costs has meant that while revenues and margin 
performance are up, overall Hotel Division overheads held steady with total overhead costs (which 
are included in the above reported Net Operating Income results) being up only 1.4% in the period to 
$1.36 million.  

Rental Division 

Rental Division margin contribution for the period was up 1.5% on a year over year basis for the first 
six months to $1.0 million. As previously reported the performance of this division is dependent on 
portfolio vacancy levels. In last year’s semi-annual report, we reported on a vacancy level of 15.0% 
which is now down to 12.4% (see chart opposite). While this slight improvement is helpful, 
management continues to focus on bringing vacancy down to an acceptable level which is below 5%. 
That level is unlikely to be achieved 
in the current year.  

Despite the improving economy, 
there is a significant amount of 
unleased space in Whitehorse and 
NVD’s ability to drive vacancy levels 
down will rely to some degree on 
management creativity and a 
strong sales effort. Over the past 
few months we have been able to 
achieve higher lease rates, but they 
remain below historical levels. We 
will certainly avoid bringing on any 
new commercial space until the 
portfolio vacancy is reduced; 
however, residential development 
is now an attractive option and for 
that reason our attention has 
returned to River’s Reach Phase II 
development plans.  

In Whistle Bend, we have tied up 
a commercial site that is ideally 
located to serve that fast growing 
residential community, and this site, should we move ahead with it, will provide out-of-downtown 
diversification for our Whitehorse commercial portfolio. At River’s Reach, we completed another 

NVDLP Rental Portfolio Vacancy 
Since reporting at this time last year, the Partnership has eliminated 

vacancy in its Titanium Way 170 property and reduced vacancy at both NVD 
Place and Waterfront Station.  

Property Leaseable Square 

Footage

Leased Square 

Footage

Vacant Square 

Footage

Vacancy Rate

NVD Place 44,457         34,543           9,914           22.3%

Yukon Centre Mall 40,304         37,260           3,044           7.6%

Waterfront Station 29,599         23,390           6,209           21.0%

Spook Creek Station 9,890           9,890              -               0.0%

166 Titanium Way 7,606           6,089              1,517           19.9%

170 Titanium Way 7,255           7,255              -               0.0%

Nugget Beach 5,899           5,899              -               0.0%

Pizza hut/Marble Slab 4,413           4,413              -               0.0%

Gold Rush Inn 1,761           1,761              -               0.0%

Edgewater 6,400           6,400              -               0.0%

Carcross 1,384           1,384              -               0.0%

Mighty Wash 2,168           2,168              -               0.0%

Trade Centre 1 960               960                 -               0.0%

Subtotal Commercial 162,096       141,412         20,684         12.8%

Rivers Reach 4,283           4,283              -               0.0%

Total 166,379       145,695         20,684         12.4%
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condominium sale in the first six months of 2016 and interest in our remaining 4 units appears to be 
picking up. We will seek to sell one or two of the remaining units while continuing to lease the others. 
Once we have achieved that we will turn our attention to Phase II residential development on our 
Waterfront lands.  

The Economy 

After a challenging three years, there is some improvement in the Yukon economy. Current forecasts 
predict GDP improvement in 2016 for the first time since 2012. Gold mining companies, in particular, 
have grown more optimistic about their ability to raise capital. During the past six months Kaminak 
was acquired by Goldcorp, an acquisition we believe is good news overall for the Yukon. The Casino 
Mine project is moving through the final phases of the assessment process and they have significantly 
increased their presence in the Yukon. As well our tenants, Victoria Gold, has become much more 
active in their communications. As a consequence, we have seen increased leasing activity in the 
Titanium Way Business Park which is our asset that is most sensitive to mining industry fortunes.  

While the return of some optimism in the gold mining industry is welcome news, we continue to be 
concerned about an assessment process in the Yukon that many businesses see as more challenging 
than it should be. We have been working through the Chamber of Commerce to try to encourage 
improvements in the assessment processes so that the Yukon will continue to be seen as a business 
friendly environment. More work will be required in this area over the next six months. 

The Yukon Territorial Government announced the extension of its funding for the enhanced 
Destination Now marketing project for Yukon and it is expected that the Federal Government will join 
in extending their portion of the program as early as this August. This additional marketing effort is 
helpful in generating destination awareness and increasing travel to the Yukon. This coupled with a 
low Canadian dollar and competitive airfares is part of the success story in our Hotel Division. We 
anticipate that the factors that have supported growth will continue to be in play going forward. The 
risk is that new built hotel product will enter the market, but the reality is that Average Daily Rates 
(ADRs) while improving in Yukon, are still well below other northern markets. This, and the fact that 
construction costs remain high, dampens enthusiasm for a new built hotel product in Whitehorse. 
With the upgrades planned for the Edgewater, we will focus on overall ADR and occupancy level 
growth at our existing properties, but we still have plans for expansion on our lands beside the Best 
Western Gold Rush Inn – involving either an expansion of that property or the construction of a new 
hotel beside it, with some shared amenities. We will move on these plans when conditions are right. 

Governance and Liquidity 

As we reported at this time last year, our board was reduced in size in July 2015 from nine directors 
to seven, including me stepping down as a board member to allow separation as CEO. The smaller 
board has been performing very effectively over the past year. We continue to benefit greatly from 
their guidance and support.  

While the ad hoc offer in May 2016 allowed liquidity for 19 of our Unitholders, we believe there is still 
a desire for a further formal liquidity event. With improved Partnership performance and an 
improving economy, we believe conditions are now right for a Private Placement. We will target to 
raise funds required for further expansion of the Partnership along with additional funds to be used 
in an issuer bid to provide a further liquidity option. Unitholders will see communications regarding 
this program in September.  
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Summary 

During the three-year downturn in the Yukon economy we have focused on margin improvement, 
strengthening our balance sheet, addressing significant portfolio vacancy and building a stronger 
management team. I am pleased to report we have made some progress in all of these areas and 
significant progress in some. This has resulted in steady improvement to cash flow from sustained 
operations, the backbone of regular and growing distributions, and has allowed us to build a strong 
foundation as we return to a growth phase. It will be exciting to return to a focus on growth, which is 
where I believe the Partnership excels, but we will continue to focus on growing in a manner that 
supports regular and growing distributions. We believe that those Unitholders who have remained 
with us expect a balance between growth and yield, and that is where our focus will be.  

On behalf of the board of directors I want to thank our hardworking staff for their considerable efforts 
throughout the challenging economic period and also our Unitholders for their continuing support. I 
look forward to communicating with you all this fall regarding our financing programs, and to report 
formally again in the 2016 Annual Report to Unitholders. 

 

Sincerely, 
Northern Vision Development LP 
  
 
 
 
Richard S. Thompson 
Co-founder and CEO,  
Northern Vision Development Limited Partnership 
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Management’s Discussion and Analysis of the Financial Results 
 
The financial statements of NVDLP, which are unaudited and prepared by management, as at and for 
the period ended June 30, 2016 are included with this Semi Annual Report. Management’s Discussion 
and Analysis should be read in conjunction with the financial statements and related notes thereto. 
Some of the comparable results provided as part of the financial statements were prepared by 
management and audited by Deloitte LLP. 

Statements Prepared Under ASPE 

The Partnership’s financial statements for the period ended June 30, 2016 continue to utilize 
Accounting Standards for Private Enterprise (“ASPE”) which were adopted for the first time by the 
Partnership in 2011. The Partnership could move to the IFRS framework at a later time if desired. 

Retention Awards 

At period end 49,425 retention awards with a value of approximately $111,206 were issued to 
directors who elected to take the units in lieu of cash. (51,555 and $111,874 - 2015). During the period 
18,578 units were redeemed for consideration of $40,500 (2015 6,991 units for $15,171).  
 
At June 30, 2016 senior employees were entitled to receive 72,833 units over a three-year period. At 
period end 24,609 units had been vested resulting in an estimated liability of $55,370 (2015 42,500 
units and $92,225). During the period 18,543 units were redeemed for $40,238 (2015 11,666 and 
$22,470)  
 
In total a liability of $172,293 ($148,486 - 2015) has been accrued for vested retention awards not 
redeemed. 

 
Long Term Debt: At June 30, 2016 total long term debt was $31,606,627 contrasted to $28,834,009 
as at December 31, 2015. New loans totaling $2.57 million were entered into during the period with 
BDC to consolidate the loan portfolio and provide funding for redemption of the convertible 
debentures. In addition, financing was established with Scotiabank to finance the purchase of a 
Waterfront Station condominium with a lease in place with Northern Native Broadcasting (“NNBY”). 
The Scotiabank loan for $800,000 also provided funds related to a mortgage on an additional leased 
condominium in Waterfront Station (home to Victoria Gold) to finance a number of fit out projects. 
On an overall basis, inclusive of short term loans and convertible debt, overall debt of $31,606,627 
was actually down slightly from $31,879,435 as at December 31, 2015 due to regular debt repayments 
offset by the above noted activities.  

Convertible Debt: During the six-month period total outstanding convertible debt was redeemed 
($2,490,000) or converted ($510,000) at $1.95 per unit involving the issuance of 251,597 new units of 
the Partnership. Accordingly, there was no convertible debt at the end of the reporting period. 

Short Term Debt:  A short term note of $50,000 plus accrued interest was retired during the period. 
In addition, the Partnership modified its Line of Credit arrangements with Scotiabank and increased 
that credit facility to $800,000 including the LOC, potential letters of credit and Visa credit. At the end 
of the period $18,357 of this credit had been utilized. This facility is secured by the Partnership’s 
interest in River’s Reach condominiums. Previously the arrangement was secured by the Partnership’s 
loan portfolio and had a maximum credit available of $500,000.  
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Weighted Average Cost of Debt: At June 30, 2016 weighted average cost of long term debt decreased 
to 3.79% (3.84% at December 31, 2015).  This decrease was primarily driven by the replacement of 
$3.0 million in 6.75% convertible debt with $2.75 million of BDC financing at interest rates of either 
3.75% variable or 4.0% fixed. The 3.79% weighted average cost of debt is the lowest in NVD’s reporting 
history.  

NVD’s loan portfolio includes 30% fixed rate and 70% variable rate loans (40% fixed and 60% variable 
at December 31, 2015) as the consolidated financing with BDC is variable until such time the 
Edgewater renovation financing is drawn down. At that point the Partnership will likely move back to 
a closer balance between fixed and variable debt. The average cost of fixed debt was 3.81% while the 
cost of variable rate debt was 3.78% as at June 30, 2016 (3.93% for fixed and 3.79% for variable as at 
December 31, 2015. The decline in fixed rate cost resulted from the retirement of the convertible 
debentures  

Currently, the Partnership is exposed to interest rate risk with each 1% rise in its variable interest rates 
responsible for an annual increase of $222,974 in interest expense ($175,073 at December 31, 2015), 
The increase in exposure is a result of a higher percentage of the loan portfolio being held in variable 
rate loans.     

Financing Fees Related to Debt Activities: In the period a total of $76,391 ($Nil – 2015) in financing 
fees were incurred due to the amount of debt activity undertaken by the partnership. This related to 
the appraisal, environmental and structural reports as well as the legal costs required for the 
consolidated and increased BDC financing as well as appraisals and legal costs associated with the 
new Scotiabank loans. The costs will be recovered quickly due to the lower cost of BDC debt as 
contrasted to the cost of the Convertible Debt that new funds were used to replace.  As always, these 
costs are capitalized against the associated loans and written off over the term of the loan as deferred 
financing fees.  

Working Capital 

Cash balances were temporarily negative at the end of the period reflecting the June 30, 2016 
payment of property taxes. The sale of a condo unit in Waterfront Station in early July replenished 
the cash balance. On top of normal cash usage, the Partnership used cash to support redemption of 
convertible debt ($250,000) and to make a substantial down payment ($337,000) on the Whistle Bend 
property.  

Accounts Receivable remained relatively flat with year end balances. At $997,094 they were up from 
$918,499 reflecting some rental arrears and the high season at NVD’s Hotel properties.  

Inventory levels remained relatively unchanged from year end levels, but were up slightly due to the 
seasonality of the Hotel Division.  

Loans Receivable were down to $1,716,521 from $1,938,339 at December 31, 2015 reflecting regular 
capital repayment and the full payout of one Vendor Take Back mortgage on a Titanium Way lot. 
Management has been directed by the board to reduce the size of this loan portfolio and has been 
actively doing so. It is anticipated that further material reduction will occur in the second half of the 
year with a loan of $365,000 reaching maturity at the end of September 2016. 

Accounts payable and accrued liabilities totaled $1,145,263 at June 30, 2016 ($1,321,508 at December 
31, 2015). This reflects payables accumulated in the normal course of business. As there has been 
some reduction in the amount of fit out activity currently underway, the balances have declined 
slightly. 



 NVD Semi Annual Report to Unitholders 
As at and for the year ended June 30, 2016 

  
 

 Northern Vision Development LP Page 12 

 

Fixed Assets   

Despite approximately $1 million in amortization expense and the sale of a River’s Reach unit, 
Property and equipment remained essentially flat due to the acquisition of the NNBY condominium 
in Waterfront Station and the addition of ongoing fit up expenses. With no sales of Titanium way lots 
or development of properties held for that purpose, these asset classes changed only marginally with 
the capitalization of property taxes associated with these lands. The change in Other Assets over year 
end balances reflects the inclusion of the Whistle Bend Lot deposit and prepaid property taxes which 
are not included in year end balances.  

Operating Activities 

Revenues: Revenues for the period increased to $7.6 million from $7.0 million for the same period in 
2015. The largest component of this change, $317,000, was derived from hotel operations, with 
$133,000 derived from the Real Estate Division and $184,000 coming from the new category that 
reports Mighty Wash car wash revenues.  

Gross Profit and Direct Expenses: In step with the revenue improvement, Gross Profit was up $318,000 
or 13.7% in the period to $2.6 million ($2.3 million in 2015). Gross profit increased more rapidly than 
revenue because of the inclusion of relatively high margin outcomes from Mighty Wash.     

Expenses:  

Amortization: Amortization expense increased to $967,553 for the first six months of 2016 from 
$924,946 for the comparable period in 2015 driven by full year inclusion of substantial fit up in NVD 
Place and the inclusion of new condominiums in the lease portfolio at Waterfront Station. The 
Partnership does not depreciate condominiums that are available for either lease or sale, but 
commences depreciation if these units are moved into the lease portfolio.  

Interest Expense: Interest expense for the period was down $113,886 or 15% for the period to 
$649,753. This was driven by a number of factors, the biggest being the inclusion of $3.0 million in 
6.75% convertible debt for five months in the current year as compared to $4.0 million of that same 
debt for six months in 2015. This debt was replaced with lower cost debt as discussed earlier in this 
report. In 2015 the Partnership received a .25% reduction on the bulk of its variable rate portfolio in 
May, meaning that variable rate debt was carried at a higher rate for most of the period in 2015. The 
balance of the decline in expense is associated with normal repayment of debt that decreases the 
outstanding debt balance.  

Wages: Wages for the period were up $104,833 over the same period in the previous year. Of this 
roughly $30,000 of the variance is related to the expensing of Retention Awards. The balance relates 
to additional staff cost (a cut taken by senior management in 2015 was partially returned in 2016) and 
accrual of bonuses that have been earned by management so far this year.  

Board Costs: Board members received a cut in 2015 to their compensation levels. In the middle of 
2015 the board size was reduced. However, with a return to stronger performance the cuts to board 
compensation have been partially reinstated. The combination of these reductions and increases, and 
a Board and General Partner strategy session held in Calgary in January 2016, resulted in these 
expenses being $14,794 higher at $80,530 in the first six months of 2016.  

Office Costs: The Partnership’s office expenses decreased by $9,172 to $83,933. Two primary drivers 
of this decrease were RFP costs being $5,000 less in the current year and computer maintenance being 
down by more than $3,000.   
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Professional Fees In the first six months of 2016 professional fees were $8,524 lower than 2015; being 
a decrease of 16.6%. This was due to a valuation expense being incurred in the first half of 2015.  

Bad Debt Expense In 2015 the Partnership wrote off costs related to the shutdown and bankruptcy of 
Robbyn’s Grill. In 2016 the Partnership sold some of the assets recovered resulting in a recovery of 
$8,579. However, this Bad Debt Recovery was offset by a decision to set up a provision for a potential 
write off of Real Estate Revenues related to restaurant clients of $50,000. Management believes there 
is at least partial impairment in outstanding deferred rents and has set up the provision accordingly. 
This results in a net Bad Debt Expense for the period of $41,421 ($26,683 - 2015). 

Income from Operations: Due to strong hotel performance in the first six months and the inclusion of 
Car Wash margins for the first full reporting period, the Partnership recorded income from operations 
of $254,613 versus a loss in the same period of 2015 of $38,691 $79,238 – 2015) 

Sales Activities and Income 

Interest Income: With the ongoing mandated reduction of the Partnership’s loan portfolio there has 
been a corresponding reduction in Interest Income. This accounts for the 33.6% decline to $52,648 as 
compared to the same period last year.    

Gain on disposal of Property and Equipment: Of the total of $40,395, $33,238 was associated with the 
sale of a River’s Reach condominium,. $4,550 resulted from the sale of our shuttle buses to staff who 
are now providing the service on contract, and the balance related to miscellaneous sales of hotel 
assets. In 2015 the Gains reported for the period were $23,355 and related soley to the sale of a 
Condominium in Trade Centre I at Titanium Way.  

Net Income: Net income increased 444% to $347,655 from $63,902 for the same period in 2015. This 
was the result of the factors mentioned in the analysis above.  

Risk 

After three years of GDP decline, and the associated pressures on some of NVD’s tenants, the 
economy is projected to expand in 2016 by 2.8% (Source: Yukon Territorial Government). The 
government also projects a decline in 2017 of 5.8%. NVD management has witnessed the improving 
economy and is in agreement with the current year projections. However, management believes that 
with recent optimism in the gold mining sector that there is not likely to be a strong contraction in 
2017. Still, the exit from the economic pressures has been tepid. Accordingly, there remains risk in 
the NVD portfolio with respect to ongoing vacancies, and the challenge within some industry sectors 
with respect to meeting rent obligations on a timely basis. Management is working with certain 
tenants to assist with long term viability while keeping an eye on the long term interests of NVD 
Unitholders.  

As noted, with a high percentage of variable rate debt, the Partnership has significant exposure to 
increases in interest rates. Management will manage this risk by moving to fixed debt as available and 
appropriate, but NVD does not anticipate any significant swings in interest rates over the short and 
medium term.  
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MARGIN FROM KEY DIVISIONS: 
 

The graph opposite provides a summary of margin contribution from each of NVDs key revenue areas 
for the past nine years. Note that 2016 results are based on actual results for six months, and 
estimated results for the balance of the year, while all other results are audited actual results for the 
year.  

The significant growth in top line at the hotel Division is evident, as is the slower, but still steady 
growth in the last few years in the Rental Division since the introduction of Waterfront Station in 
2012 and NVD Place in 2014. 

Active plans by NVD to decrease the size of its loan portfolio put downward pressure on other 
revenues at the same time as the inclusion of Mighty Wash is pushing them up. It is for that reason 
that the “Other” line is beginning to show a material level of contribution.  
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MANAGEMENT’S RESPONSIBILITY FOR FINANCIAL REPORTING 

The accompanying financial statements of the Northern Vision Development Limited Partnership 
and all the information in this annual report are the responsibility of management and have been 
approved by the Board of Directors.  

These financial statements have been prepared by management in accordance with Canadian 
Accounting Standards for Private Enterprises (“ASPE”).  Financial statements are not precise since 
they include certain amounts based on estimates and judgments.  When alternative accounting 
methods exist, management has chosen those it deems most appropriate in the circumstances, in 
order to ensure that the financial statements are presented fairly, in all material respects.   

The partnership maintains systems of internal accounting and administrative controls of quality that 
are consistent with reasonable cost.  Such systems are designed to provide reasonable assurance 
that the financial information is relevant, reliable and accurate and the partnership's assets are 
appropriately accounted for and adequately safeguarded. 

The partnership's management is responsible for ensuring that the partnership fulfills its 
responsibilities for financial reporting and is ultimately responsible for reviewing and approving the 
financial statements. 

The Board of Directors review and approve the partnership's Semi Annual financial statements The 
Board of Directors meet periodically with management, as well as the external accountants, to 
discuss internal controls over the financial reporting issues, to satisfy themselves that each party is 
properly discharging their responsibilities, and to review the annual report, the financial statements 
and the external accountants' report.  The Board of Directors takes this information into 
consideration when approving the financial statements for issuance to the partners.  The Board of 
Directors also consider the engagement of the external accountants. 

The financial statements as at and for the period ended June 30, 2016 have not been audited.  
 
August 9, 2016 
 
On behalf of the Board: 
 

 
Myron Tetreault, Director and Chairman of the Audit Committee 
 

 
 
 

Piers McDonald, Director and Chairman of the Board 
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 Northern Vision Development Limited Partnership  

  Consolidated Statements of Financial Position  

   
       

As at    June 30, 2016 December 31, 2015 

   (unaudited) (audited)  

ASSETS      

 Cash     $                        -     $         772,985  

 Accounts receivable   947,095   918,499  

 Inventories    173,029   156,547  

 Loans receivable    1,716,521   1,938,339  

 Property and equipment     49,611,452   49,590,455  

 Property under development    2,080,604   2,061,201  

 Properties held for sale    471,464   464,349  

 Other              1,261,582   644,078  

      $     56,261,746   $    56,546,453  

LIABILITIES & PARTNERS' EQUITY    

 Bank Indebtedness    $             18,357   $                       -    

 Accounts payable and accrued liabilities    1,145,263   1,321,508  

 Customer deposits    143,303   156,447  

 Deferred Revenues    51,627   -    

 Short term loans    -     51,039  

 Convertible Debentures    -     2,994,387  

 Long term debt     31,606,627   28,834,009  

     $     32,965,176   $     33,357,390  

Partners' equity          23,296,569   23,189,063  

    $     56,261,746   $     56,546,453 

On behalf of the Board: 

 
Myron Tetreault, Director and Chairman of the Audit Committee 
 

 
 
 

Piers McDonald, Director and Chairman of the Board 

 
The accompanying notes are an integral part of these financial statements  
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Northern Vision Development Limited Partnership  

Consolidated Statements of Partners’ Equity 
 

 

 Six Months Ended  Year Ended  

 June 30 2015 December 31 2015 

 
Partners' equity, beginning of year   $          23,189,063   $         22,228,800  

Net income for the period                     347,655                   960,263  

Units issued                    509,851                              -   

Less distribution                   (750,000)                             -   

Partners' equity, end of year   $          23,296,569   $         23,189,063  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The accompanying notes are an integral part of these financial statements  
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Northern Vision Development Limited Partnership  

Consolidated Statements of Comprehensive Income 

 

For the six months ended June 30, 2016 2015 

    

Revenues    

 Hotels   $            6,117,021   $           5,800,847  

 Rentals              1,325,170               1,192,191  

 Other                    183,503                              -  

 Sale of properties held for sale                       9,753                      15,209  

              7,635,447                7,008,248  

Direct expenses    

 Hotels                4,606,533                4,514,835  

 Rentals                 285,441                    168,218  

 Other                     99,999   

                4,991,973                4,683,053  

Gross profit                2,643,474                2,325,195  

 
Expenses    

 Amortization                    967,553                    924,946  

 Interest                    649,753                    763,640  

 Wages                    488,260                    383,377  

 Governance                      80,530                      65,735  

 Office                     83,933                      98,771 

 Marketing                      18,505                      25,922  

 Professional fees                      42,958                      51,482  

 Bad debt expense                     41,421                      26,683  

 Travel                      15,949                      23,330  

                2,388,861                2,363,886  

Income (loss) from operations                    254,613                   (38,691) 
 
Other income    

 Interest income                      52,648                      79,238  

 Gain on disposal of property and equipment                      40,395                      23,355  

Total Comprehensive Income   $              347,655   $                63,902  

 
 
 
 
 
The accompanying notes are an integral part of these financial statements  
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Northern Vision Development Limited Partnership  

Consolidated Statements of Cash Flows

 

For the six months ended June 30  2016 2015 

      

Cash flows from operating activities    

 Net income for the year                 $           347,655   $            63,902  

 Add back     

  Amortization of financing fees                16,296             12,812  

  Amortization of other assets                     7,297                11,579  

  Amortization of property and equipment                 944,140              924,946  

  Gain on disposal of property held for sale                 (42,991)              (15,209) 

  Gain on disposal of property and equipment                   (7,156)              (23,355) 

               1,265,241              974,675  

 Changes in non-cash working capital balances    

  Accounts payable and accrued labilities           (176,245)           (483,391) 

  Accounts receivable              (28,596)             637,240  

  Other assets           (617,504)              (74,569) 

  Deferred revenues                51,627                         -   

  Customer deposits              (13,144)                 6,274  

                 481,378           1,060,230  

Cash flows from investing activities    

 Loans receivable               221,818              221,871  

 Procceds on sale of property               502,041              205,034  

 Purchase of property        (1,611,442)           (685,056) 

              (887,583)           (258,151) 

Cash flows from financing activites    

 Financing Fees paid, net                76,391                         -   

 Advances of long-term debt           3,910,000                         -   

 Repayment of Debenture         (3,000,000)                        -   

 Units issued               509,851                         -   

 Distribution to unitholders            (750,000)               54,000  

 Repayment of short-term debt               (50,000)              (72,000) 

 Repayment of long-term debt         (1,081,380)           (667,967) 

              (385,138)           (685,967) 

Net decrease (increase) in cash during year            (791,343)           (116,111) 
 
Cash, beginning of year              772,985        1,255,656  

Cash, end of year   $          (18,357)  $        1,371,768  

 
 
The accompanying notes are an integral part of these financial statements  
  



 

 

 

 

1. Summary of Significant Accounting Policies 

Nature of Operations         

Northern Vision Development Limited Partnership (the "partnership") was formed as a limited partnership under 
the laws of Alberta on January 15, 2004 and was extra-provincially registered under the Partnership and Business 
Names Act of the Yukon Territory on March 22, 2004.  The partnership's principal business is the acquisition, 
development and sale of commercial, industrial, residential and hospitality real estate located in Whitehorse, Yukon. 

The partnership consists of a general partner, Northern Vision Development Corp., and a number of limited 
partners holding partnership units.  

Pursuant to the terms of the Limited Partnership Agreement, the General Partner has unlimited liability for the debts 
and obligations of the Limited Partnership. The liability of each Limited Partner is limited to the amount of capital 
contributed or agreed to be contributed, the Limited Partner's assumed share of the mortgage financing, and their 
share of undistributed income. 

Basis of Accounting   

These financial statements reflect only the   assets, liabilities, revenue and expenses of the Partnership and 
therefore do not include any other assets, liabilities, revenues or expenses of the partners or the liability of the 
partners for income taxes on earnings of the Partnership. These financial statements have been prepared in 
accordance with Canadian accounting standards for private enterprises (ASPE).   

Basis of Consolidation  

The consolidated financial statements include the financial statements of the Company its controlled subsidiaries 
and joint venture interests. Control is achieved when the Company has the power to govern the financial and 
operating policies of an entity so as to obtain benefits from its activities. The results of subsidiaries acquired or 
disposed of during the year are included in the consolidated statement of comprehensive income for the effective 
date of acquisition or up to the effective date of disposal, as appropriate. All intercompany transactions and balances 
are eliminated on consolidation. The financial statements of the Company’s subsidiaries are prepared using 
consistent accounting policies and the same reporting date as the Company. These consolidated financial statements 
include the accounts of the partnership and wholly owned subsidiaries Iditarod Landscaping Inc. and 45978 Yukon 
Inc., the partnerships 50% interest in the Dawson Downtown Partnership and its other joint venture interests.  

Partnership 

The financial statements reflect the accounts of the partnership only and consequently, do not include all assets, 
liabilities, income and expenses of the partners. No provision has been made in these accounts for partners' 
remuneration, interest on invested capital or income taxes. 

Inventories  

Inventories consist of residential properties held for sale and hotel supplies; which are valued at the lower of cost 
and net realizable value. Cost is determined on a first in, first out basis. A provision is raised when it is believed that 
the costs incurred will not be recovered on the ultimate sale of the inventory. 

Property and Equipment        

Property and equipment are stated at cost less accumulated amortization.  Capitalized costs include all direct costs 
related to development, construction and upgrades, other than ordinary repairs and maintenance, carrying costs 
including interest on debt to finance projects, property taxes and land acquisition costs. Amortization is provided 
using the following annual rates: 

 

 Category Method Rate  

Automotive                        Declining balance basis        30%     

Buildings                           Declining balance basis        4%  

Computer equipment         Declining balance basis           30% 

Computer software Declining balance basis 45% 

Furniture and fixtures Declining balance basis 20% 

Paving and landscaping Declining balance basis 8% 
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1. Summary of Significant Accounting Policies (continued) 

 
Impairment of Long-Lived Assets 

Long-lived   assets   consist of   property   and   equipment   and organization costs. Long-lived assets held for use are 
measured and amortized as described in the applicable accounting policies. In the event that facts and circumstances 
indicate that the partnership's long-lived assets may be impaired, an evaluation of recoverability would be 
performed.   Such an evaluation entails comparing the estimated future undiscounted cash flows associated with 
the asset to the asset's carrying amount to determine if a write-down to market value or discounted cash flow value 
is required.  Any impairment is included in earnings (loss) for the year.  The partnership has determined that no 
circumstances exist that would require such an evaluation. 

Income Taxes                         

The partnership is a limited partnership.  As a result, the partnership's earnings or losses for federal income tax 
purposes are included in the tax returns of the individual partners.  Accordingly, no recognition has been given to 
income taxes in the accompanying financial statements of the partnership.   Net earnings for financial statement 
purposes may differ significantly from taxable income reportable to unit holders as a result of differences between 
the tax basis and financial reporting basis of assets and liabilities and the taxable income allocation requirements 
under the partnership agreement. 

Revenue Recognition            

Properties are rented to tenants pursuant to rental agreements, which provide for various rental terms with 
nonrefundable rental payments. The rental agreements may be terminated at any time by the tenant without 
further obligation or cost upon sufficient notification. Revenue from rental agreements is recognized over the rental 
term as amounts become due. 

Hotel revenue is recognized as services are provided. 

Where revenue is obtained from the sale of properties held for sale or under development, it is recognized when the 
significant risks and rewards have been transferred, collection is reasonably assured and there are no significant 
obligations remaining. This normally takes place on exchange of unconditional contracts and transfer of title.  

Refundable tenant security deposits are recorded as a liability until repaid to the tenant.  

Use of Estimates   

The preparation of financial statements in  accordance  with  Canadian generally accepted accounting principles for 
private enterprises requires management to make estimates and assumptions that affect the reported amounts of 
assets and liabilities and disclosure of contingent assets and liabilities  at  the  date  of  the  financial  statements  and  
the  reported amounts of revenue and expenses during the reporting period. Significant areas requiring management 
estimates relate to the determination of the impairment of assets, useful lives of property and equipment, inventory 
obsolescence, recognition of revenue and recovery of receivables. Actual results could differ from those estimates 
and may have an impact on future periods. 

Property and equipment held for sale                             

The partnership classifies the assets of a business as held for sale when management approves and commits to 
a formal plan of sale and it does not believe it can utilize the lands for active development.  The carrying value of the 
net assets of the business held for sale are then recorded at the lower of their carrying value or fair market value, 
less costs to sell. 

Property under development  

The partnership classifies properties under development as those that are or will be actively developed for the 
purposes of generating rental income or subsequent revenue from sales for the partnership income for the 
partnership. 
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1. Summary of Significant Accounting Policies (continued) 
 

Non-Monetary Transactions          

All non-monetary transactions are measured at fair value unless: 
-  the transaction lacks commercial substance; 
-  the transaction is an exchange of a product or property held for sale in the ordinary course of business for a 

product or property to be sold in the same line of business to facilitate sales to customers other than the 
parties to the exchange; 

-  neither the fair value of the assets or services received nor the fair value of the assets or services given up 
is reliably measurable; or 

-  the transaction is a non-monetary, non-reciprocal transfer to owners that represents a spin-off or other form 
of restructuring or liquidation. 

A non-monetary transaction has commercial substance when an entity’s future cash flows are expected to change 

significantly as a result of the transaction. 

Joint Ventures  

Joint ventures are entities over which the partnership has joint control with one or more unaffiliated entities.   
Joint venture investments are accounted for using the proportionate consolidation method as follows: 
- the balance sheet includes the partnership’s share of the assets that it controls jointly and the liabilities for which 

it is jointly responsible; 
- the statement of operations includes the partnership's share of the income and expenses of the jointly controlled 

entity; and 
- gains on transactions between the partnership and its joint ventures are eliminated to the extent of the 

partnership's interest in the   joint ventures and losses are eliminated unless the transaction provides evidence of 
an impairment of the asset. 

Financial Instruments  

Accounts receivable and notes receivable are initially recorded at fair value and subsequently measured at amortized 
cost. Accounts payable and accrued liabilities, short term loans, promissory notes, customer deposits, related party 
balances and long term debt are initially recorded at fair value and subsequently measured at amortized cost. 
Financing and transaction costs associated with long term debt are netted against the carrying value of the long term 
debt and are amortized over the term of the financing using the effective interest rate method. Financial assets are 
recognized on the date the partnership commits to purchase or sell the asset and derecognized when the partnership 
no longer controls the contractual rights that comprise the financial instrument, which is normally the case when the 
instrument is sold or all the risks and rewards of ownership have transferred to an independent third party.  
 

2. Property and Equipment  

as at  June 30, 2016 (unaudited)   December 31st, 2015 (audited)  

  Cost  Amortization    NBV     Cost   Amortization    NBV   

Automotive  $    189,440   $      148,661   $      40,779    $    179,424   $        149,545   $     29,879  

Buildings  45,687,489        8,228,475   37,459,013   45,188,803      7,606,663   37,582,140  

Computer and software        633,228           413,328         219,899         620,558            349,328  271,230  

Furniture and fixtures    4,075,858       2,623,981     1,451,877      3,996,904         2,498,266     1,498,638  

Land and improvements  9,459,673                       -     9,459,673       9,413,975                   -     9,413,975  

Paving and landscaping   1,825,869         845,659       980,210        1,919,794            816,433    1,103,361  

 $61,871,557   $12,260,104  $49,611,452   $61,319,458   $   11,420,235  $49,899,223  

  

During the period, the partnership recorded a gain of $40,394 (2015 gain of $23,335) from the sale of plant, property 

and equipment.   
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3. Property Under Development  

 

Property under development consists of assets under active development or lands identified for development by the 

partnership for sale to third parties.  During period expenses of $19,403 (2015 $19,177) were capitalized.  

4. Property and Equipment Held for Sale  

Property and equipment held for sale consist of land accounted for at the lower of net book value and estimated net 
realizable value. Earnings and cash flows are included in the current operations of the partnership.  
     

During the year, the partnership capitalized development and other costs in the amount of $7,115 (2015 $10,156).  
      

During the period, the partnership recorded a gain of $9,753 (2015 -$22,240) from the sales of property and equipment 
held for sale.  The sale was recorded in 2014; the gain recognized represents a portion of in kind consideration not 
recognized in the period. At June 30th, there is a further $28,007 in gains that are deferred to future periods.  
  

5. Other Assets   

  2016 2015 

Prepaid expenses   $            596,152   $        316,153  

Deposit on commercial property                 337,505   

Goodwill                  308,719             308,719  

Other assets                    19,206                19,206  

   $        1,261,582   $        644,078  

6. Bank Overdraft  
The bank overdraft is secured by a mortgage on four residential condominiums for a maximum of $750,000.
            

7. Long Term Debt  

As at June 30th, 2016 there was $240,742 (2015 $193,078) in deferred financing fees netted against long term debt. 
 

During the period, amortization of deferred financing fees amounted to $12,045 (2015 $21,090). $76,391 in new fees 
were incurred in the period (2015 $1,750).   

  

 June 30, 2016 December 31, 2015 
 

 

Loan payable to First Nations Bank - interest at 3.95%, due October 1, 
2017, with monthly payments of $4,543 secured by a first mortgage 
on 2193 and 2195 2nd Avenue, Whitehorse and a general assignment 
over rental income from the properties. 
 

           

$       621,161 

           

 
             

$       634,740 
 

Loan payable to RBC - interest at 3.01%, due May 1, 2018, payable in 
equal installments of $7,481 principal and interest, secured by a first 
mortgage on the property of 9016 Quartz Road, Whitehorse. 
 

                    1,182,404 1,208,175                          

Promissory note payable to individuals at 3% due October 15, 2018 
with monthly payments of $5,813 principal and interest, secured by a 
second charge on property at 121 Copper Rd, Whitehorse.  
 

157,106                         189,351 

Loan payable to RBC - interest at 3.7%, due January 4, 2019, payable 
with monthly principal payments of $14,400 plus interest, secured by 
a first mortgage and assignment of rents from properties at 2237 2nd 
Avenue Whitehorse. 
 

2,741,704 2,826,404                           
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7. Long term Debt (continued) 

 June 30, 2016 December 31, 2015 

   
Promissory Note payable to a society at 4%, due no later than October 
31, 2019 with monthly payments of $9,307; secured by a second 
charge on property at 2237 2nd Avenue, Whitehorse. 
   

339,362 - 

   
Loan payable to First Nations Bank - interest at 3.95%, due October 31, 
2020, with monthly principal repayments of $25,997 plus interest, 
secured by the following: first mortgage and assignment of rents on 
the partnership's interest in the land and buildings at 4201 4th Avenue, 
Whitehorse. 
 

   6,009,098                        6,162,021  

Loan payable to Tr’ondëk Hwëch’in Trust - interest at 5%, due October 
31st, 2020, with annual principal payments of $35,709 plus interest 
due in June, July and August. Secured by a mortgage on property at 
1026 Second Avenue, Dawson City.   
 

367,547                                                      371,627 

Loan payable to Scotia - interest at 3.04%, with fixed monthly 
repayments of $4,453 of principal and interest, due April 30, 2021 
secured by a first mortgage and assignment of rents over two 
commercial units at 2237 2nd Avenue, Whitehorse. 
 

                            
788,674 

 
- 

Loan payable to BDC - interest at BDC's floating base rate less 1%, due 
March 23, 2029, with monthly principal repayments of $2,564 secured 
by land and building on Lot 2A, Block B 335, Plan 2007-0028. 
 

397,436                                                        412,820 

Loan payable to BDC - interest at BDC's floating base rate less 1%, due 
Feb 23  2029, with monthly principal repayments of $2,436 plus 
interest, secured by the following: first mortgage and assignment of 
rents on the partnership's interest in the land and buildings at 166 & 
170 Titanium Way, Whitehorse. 
 

370,477                                                           383,373   

 

Loan payable to BDC - interest at BDC's floating base rate less 1% , due 
June 23rd  2032, with monthly principal repayments of $1,837 plus 
interest, secured by the following: first mortgage and assignment of 
rents on the partnership's interest in the land and buildings at 166 & 
170 Titanium Way, Whitehorse                                              

334,716                                                 346,367 

Loan payable to BDC - interest at 4%, with fixed monthly repayments 
of $19,230 principal plus interest at 4%, due April 30, 2034 secured by 
a first mortgage and assignment of rents at 2180/2190 2nd Avenue 
Whitehorse  

4,065,811                           - 

Loan payable to BDC -with fixed monthly repayments of $52,350 
principal plus interest, at 4% due April 30, 2034 secured by a first 
mortgage over 3 hotel properties.  
 

13,829,522                         - 

Loan payable to BDC - interest BDC’s floating base rate less 1%, with 
fixed monthly repayments of $37,500 principal plus interest. 
 

-                           7,838,249                          

Loan payable to BDC - interest at BDC's fixed base rate less 1%, with 
monthly principal repayments of $13,000 plus interest. 
 

-                          2,609,955                          

Loan payable to BDC - interest BDC’s fixed base rate less 1%, with fixed 
monthly repayments of $15,625 principal plus interest. 

 
 

-                          3,231,060                          
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 7.      Long term Debt (continued) 

 

  

Loan payable to BDC - interest at BDC's floating base rate less 1%,  
with monthly principal repayments of $7,500 plus interest.      
            

- 1,558,165                          

Loan payable to RBC - interest at 2.25%, with biweekly principal 
repayments of $935.24.  
 

- 367,831                            

Loan payable to BDC- interest BDC’s floating base rate, with monthly 
principal repayments of $8,350 plus interest.  

- 281,329                            

            $     31,608,959 $      28,834,009                       

 

The BDC floating base rate at June 30th was 4.7% (2015 4.7%). RBC and First Nations bank prime rate at year end was 
2.7% (2015 2.7.%).  

 

Principal repayments on long term debt over the next five years and thereafter are as follows: 

2017 $               1,714,210 

2018  3,375,227 

2019 3,838,526 

2020  6,326,151 
2021 1,602,425 
Thereafter                 14,752,418 
 

The partnership’s debt agreements contain covenants which require minimum levels of tangible equity, debt service 
coverage, limitations on indebtedness, and limit the use of proceeds of asset sales which it was in adherence to at 
June 30th, 2016.   

 
 

8. Financial Instruments and Risk Management  

The fair market values of cash, accounts receivable, accounts payable and accrued liabilities, short term loans, notes 
receivable, promissory note, customer deposits and related party advances approximate their carrying values due to 
their short term to maturity or capacity for prompt liquidation. The fair value of long term debt approximates its 
carrying value because the interest rates float with market or are similar to market rates. 
 
Credit Risk 
The partnership is exposed to normal credit risk resulting from the possibility that a customer or counterparty to a 
financial instrument defaults on their financial obligations; if there is a concentration of transactions carried out with 
the same counterparty; or if financial obligations which have similar economic characteristics such that they could be 
similarly affected by changes in economic conditions. The partnership’s financial instruments that are exposed to 
concentrations of credit risk relate primarily to accounts receivable. To mitigate the credit risk, the partnership has 
accounts receivable widely distributed among its customer base, performs regular credit assessments of its customers, 
provides allowances for potentially uncollectible accounts, obtains advance deposits and requires many of its customers 
to pay rent at the beginning of each month. The partnership therefore believes that there is minimal credit risk 
associated with the collection of its accounts receivable. 
 
Interest Rate Risk 
Interest rate risk is the risk that the fair value or future cash flows of a financial instrument will fluctuate because of 
changes in market interest rates. Changes in market interest rates may have an effect on the cash flows associated with 
some financial assets and liabilities, known as cash flow risk, and on the fair value of other financial assets or liabilities, 
known as price risk. 
 
The partnership is exposed to interest rate risk with respect to its short term financial instruments all of which are 
expected to be realized within one year. As described in note 5, a substantial portion of the partnership’s long term 
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debt bears interest at floating rates. Fluctuations in these rates will impact the cost of financing incurred in the future. 
The partnership’s various loans have rates between 3% an 7% and maturing between one and ten years. 

 
Liquidity Risk 
Liquidity risk is the risk that the partnership will not be able to meet its obligations as they fall due. In the period the 
partnership met its third party obligations, including all debt service requirements.  
 
Currency Risk 
Currency risk is the risk that the fair value or future cash flows of a financial instrument will fluctuate because of changes 
in foreign exchange rates. The partnership is exposed to a small amount of currency risk because it does a small amount 
of transactions in US dollars. 
 

9. Loans Receivable  

As at  June 30, 2016  Dec 31, 2015 

  (unaudited)  (audited)  

Mortgages receivable $               650,650   $              785,070  

Loans receivable                  958,306                1,042,266  

Advances to joint ventures                      107,565                    111,003  

   $             1,716,521   $           1,938,339  

    

 (i) Mortgages receivable      
Mortgages receivable represent advances made to vendors of properties sold by the partnership. In all cases, security 
is provided by the underlying property. Interest is charged at rates between 5% and 7%. The total interest earned on 
the loans in the period was $19,404 (2015 ‑ $14,447). The maximum exposure to the credit risk associated with the 
mortgages receivable occurs if the borrowers defaults on repayment of the mortgages. Therefore, the carrying value 
of the mortgage receivable balance represents the Partnership's maximum exposure to the related credit risk without 
taking into account any collateral or any other credit enhancements. There were no impairments or impairment 
provisions recorded on the mortgages receivable as at June 30, 2016.  
 
(ii)  Loans receivable  
Loans receivable are with third party borrowers. The terms of the loans do not exceed 5 years, with interest rates 
ranging from 1% to 12%. The total interest earned on the loans in the period was $ 28,814 (2015 ‑ $56,618). The 
maximum exposure to the credit risk associated with the loans receivable occurs if the borrower defaults on 
repayment of the mortgage. Therefore, the carrying value of the loans receivable balance represents the Partnership's 
maximum exposure to the related credit risk without taking into account any collateral or any other credit 
enhancements.  
 
(iii) Advances to Joint Ventures  
Advances to Joint Ventures are made to assist working capital requirements. Interest is charged at 5% when other 
joint venturers do not contribute their obligation. The total interest collected in the period was $5,436 (2015 $5,732). 

 
10.   Subsequent Events  

On July 12th, a commercial condominium was sold for cash proceeds of $485,000.  The partnership recognized a gain 

of $1,250.  
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11.    Related Party Transactions and Balances 

Amounts due to related parties are non-interest bearing, payable on demand and have arisen from the sales of product 
and provision of services and cash advances. Management has concluded that it is not practical to determine the fair 
value of related party loans as there is no comparable market data. 
 
During the period, the Partnership had the following transactions with parties that were either partners, employees or 

companies controlled by partners or employees of the Partnership: 

For the six months ended June 30 2016 2015 

   

Paid:   

Financing charges and interest - paid to various investors  in which the 
partnership has proportionate interests.  $                 9,298   $        17,501  

Fees Paid to Directors of the Partnership                    61,003             52,471  

Rents paid to Joint Ventures in which the partnership had an existing 
proportionate interest 

                          
40,336  

                   
43,981  

Other fees - consists of miscellaneous and contractor payments paid to 
employees, partners, or companies controlled by employees of the partnership 

                          
47,978  

                   
37,767  

  $             158,615   $      151,720  

Received or recovery from:   

Rent - received from a company controlled by an employee of the partnership  
                          

56,069  
                   

61,509  

Interest - received from a company controlled by an investor and loans to 
employees and Joint ventures  

                          
11,349  

                   
17,773  

Other fees - consists of miscellaneous payments received for services and 
reimbursements for recoveries from joint ventures in which the partnership has 
proportionate interests and related companies 

                          
21,810  

                   
22,406  

  $               89,228   $       101,688  

Loans    

Loans receivable from an entity controlled by one of the unitholders of the 
Partnership   $              365,258   $       531,923  

Loans - received from unitholders of the partnership   $              375,000   $       375,000  

 

The related party transactions occur in the normal course of operations and are measured at the exchange value (the 
amount of consideration established and agreed to by the related parties), which approximates the arm's length 
equivalent value for services. 

 
As at June 30, 2016, the Partnership had accounts receivable from related parties of $45,118 (2015 ‑ $28,766) 
As at June 30, 2016, the Partnership had amounts receivable from its joint venture partners of $15,373 (2015 $43,213)   
As at June 30, 2016, the partnership had an amount due to its joint venture partners of $2,657 (2015 ‑$nil).  
As at June 30, 2016, the Partnership had accounts payable from related parties of $538 (2015 ‑ $13,460) 
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12. Reporting Segments   

For the six months ended June 30, 2016 Hotels  Rentals  
Property Held 

for Sale 

Property 
Under 

Development Other  Total  

Revenue   $      6,117,021   $   1,377,592   $         494,753  $                   -    $     183,503   $    8,172,869  

Amortization  395,440  494,759                          -               -   61,238     951,437  
Interest Income                    -                     -                           -                      -   52,648            52,648  

Interest expense  213,979  337,976                          -                    -   97,798  649,753  
Net income (loss)  901,069  209,416  42,991                         -   (306,025)           342,637  
Property and Equipment   $    15,958,539   $  32,631,994   $       471,464   $   2,080,604   $  1,020,919   $  52,163,519  

For the six months ended June 30, 2015      

Revenue   $       5,800,847   $    1,192,191   $          15,209   $                    -    $        30,170   $    7,038,418  

Amortization  434,654  447,347                          -                          -   42,944  924,945  

Interest Income                        -                        -                           -                         -   78,937  78,937  
Interest expense  243,709  369,019                          -                         -   138,100  750,828  
Net income (loss)  607,650  207,607  15,209                        -   (766,564) 63,902  
Property and Equipment   $    16,280,941   $  30,762,645   $        652,668   $   2,061,201   $      993,934   $   50,751,389  

       
As at June 30 2016, the partnership had five reportable segments: hotels, rentals, property held for sale and property 
under development. Hotel operations consist of room rental and food and beverage services. Rental properties consist 
of commercial and residential properties held under long term lease. Property held for sale consists of residential 
properties and commercial lots publicly available for sale. Property under development consists of lands and buildings 
in construction. 

 

13.  Partners’ Equity  

 

At June 30th, 2016 there are 21,291,434 units outstanding (2015 21,029,970).  During the period 261,464 units were issued 

at 1.95 per unit at as part of the redemption of a convertible debenture.  

 

14.  Joint Ventures  

 

The financial statements include the partnership’s proportionate interest in 3 (2014 -4) joint ventures.   All are located in 
the Whitehorse area.   
  

Name  Interest  Activity   
Year of  

inception  

Titanium Way Joint Venture 67% Lease of commercial properties  2008  
Rivers Reach Joint Venture 
(44588 Yukon Inc.) 90% Construction and sale of residential properties  2011  

North Carcross Joint Venture  50% Lease of commercial properties  2013  
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 2016 2015 

Cash   $              11,377   $              63,116  

Accounts Receivable                   43,965                    32,785  

Government Remittances receivable                         -                           564  

Prepaid Expenses                   17,770                   18,133  

             73,112                 114,598  

Property and Equipment             2,403,022             2,463,515  

Organization costs                         125                         125  

  $        2,549,370   $        2,578,238  

Accounts Payable and accrued liabilities                   35,788                   73,476  
Long term debt               717,645                 778,837  

        753,433                852,313  

Equity             1,795,938              1,725,925  

  $        2,549,370   $        2,578,238  

Revenues    

Rentals     $          101,780   $           196,464  

Gains  -                   43,972  

    $           101,780   $            240,436  

Expenses    

Property                   26,472            73,132  

Amortization                   56,678            92,766  

Interest                   10,345                   22,880  

Expenses                  93,495                 115,646  

Net income  $                8,286   $              95,630  

   
Cash flows from operating activities   $             16,096   $             75,048  

Cash flows from investing activities   $                        -    $           294,134  

Cash flows from  financing activites   $           (25,648)  $         (293,907) 

 
15. Non-Monetary Transactions  

During the period the partnership purchased a commercial condominium for $900,000, $360,000 of the 

consideration was provided in the form of a promissory note at 4% provided by the vendor.  The vendor has 

leased the space for a 5 year term. The partnership has agreed to credit the lease payments and all additional 

costs against the required promissory note payments. Both transactions were done at market value. During 

the period $20,640 in lease payments were applied against the promissory note and the partnership incurred 

$2,331 in interest expense.  

16. Changes on presentation of comparative financial statements  

Certain comparative figures have been reclassified to conform to the current period’s presentation. 
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