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Our Mission: “To serve and provide our Residents with quality rental communities.”

Corporate Profile
Boardwalk Real Estate Investment Trust (“Boardwalk REIT”, “Boardwalk” or “the Trust”) is Canada’s largest owner/
operator of multi-family rental communities. Boardwalk REIT owns and operates in excess of 225 properties with 35,277 
rental units totaling approximately 30 million net rentable square feet (as of December 31, 2010). The Trust’s portfolio 
is concentrated in the Provinces of British Columbia, Alberta, Saskatchewan, Ontario and Quebec. Boardwalk REIT’s 
Trust Units are listed on the Toronto Stock Exchange, trading under the symbol ‘BEI.UN’. The Trust’s total enterprise 
value at December 31, 2010 was $4.5 billion.

The Trust and its predecessor companies have been in existence since 1994. The year 2009 marked 25 years of operations 
for the team. The Trust’s principal objectives are to provide its Unitholders with stable and growing cash flow distributions 
and to increase the value of its Trust Units through the effective management of its residential multi-family revenue-
producing properties and the acquisition of accretive properties when market conditions are favourable.

St. Albert
280 units
0.8% of portfolio

Fort McMurray
352 units
1.0% of portfolio

Airdrie
163 units
0.5% of portfolio

Calgary
5,071 units
14.4% of portfolio

Regina
2,648 units
7.5% of portfolio

Saskatoon
1,988 units
5.6% of portfolio

Edmonton
12,057 units
34.2% of portfolio

Vancouver
472 units
1.3% of portfolio

Victoria
161 units
0.5% of portfolio

Grand Prairie
645 units
1.8% of portfolio

Red Deer
939 units
2.7% of portfolio

Banff
76 units
0.2% of portfolio

Spruce Grove
160 units
0.5% of portfolio

Boardwalk is Canada’s largest public owner/operator of multi-family rental communities
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Quebec City
1,319 units
3.7% of portfolio

London
2,256 units
6.4% of portfolio

Windsor
1,680 units
4.7% of portfolio

Kitchener
329 units
0.9% of portfolio

Montreal
4,681 units
13.3% of portfolio

Boardwalk REIT – Total Number of Units

1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010

2,338

8,787

19,480
22,441

24,821 25,889

29,326
31,239 32,159 33,298 34,207

36,487 36,785 36,419 35,277

Boardwalk is Canada’s largest public owner/operator of multi-family rental communities
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Boardwalk has over 225 properties located 
in 18 different major centres in five provinces 
across Canada, and we are proud to have over 
1,500 hardworking, dedicated and talented 
Associates working with us. The combination 
of our diverse portfolio and our team of 
committed Associates, makes us Strong for our 
Unitholders, Customers and communities.

Over the past 25 years, Boardwalk has proven 
its sustainability, and has become Canada’s 
largest provider of rental communities. We have 
been committed to being Sustainable not only 
for our environment, but also for our immediate 
and global communities, our Customers, our 
Associates, and our Unitholders.

At Boardwalk, we are committed to being 
Socially Responsible. Our Social Responsibility 
can be seen through four different areas: 
financial support, volunteerism, leadership and 
partnership. Through our Social Responsibility 
initiatives, we are helping to create strong and 
sustainable communities for our Customers, 
our Associates and our Unitholders. 
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5.	 DISCONTINUED OPERATIONS

Dispositions for the years ended December 31, 2010 and 2009 are summarized in NOTE 4 above.

The following tables set forth the results of operations as well as the assets and liabilities associated with the dis-
continued operations.

Year ended
 December 31, 2010

Year ended
 December 31, 2009

Revenue

Rental revenue 	 $	 6,074 	 $	 14,235

Expenses 

Revenue producing properties:

Operating expenses 1,244 2,791

Utilities 733 1,685

Utilities rebate – (4) 

Property taxes 451 1,190

Administration – 24

Financing 807 2,714

Amortization of deferred financing costs 66 138

Amortization of capital assets 1,516 3,382

4,817 11,920

1,257 2,315

Gain on dispositions 34,226 11,614

Earnings from discontinued operations 	 $	 35,483 	 $	 13,929

As at  December 31, 2010  December 31, 2009

Discontinued Assets

Properties held for redevelopment and sale 	 $	 – 	 $	 73,697

Discontinued Liabilities

Mortgages payable 	 $	 – 	 $	 38,786

6.	 Mortgages and Accounts Receivable

The mortgages and accounts receivable comprise an aggregate amount of $3.0 million at December 31, 2010 
(December 31, 2009 – $3.0 million) consisting mainly of mortgage holdbacks, refundable mortgage fees and 
amounts owed to Boardwalk REIT by customers and revenue-sharing business partners.

As at December 31, 2010 December 31, 2009

Accounts receivable 	 $	 2,546 	 $	 2,056

Mortgage holdbacks and refundable mortgage fees 498 993

	 $	 3,044 	 $	 3,049

7.	O ther Assets

As at December 31, 2010 December 31, 2009

Corporate technology assets 	 $	 20,566 	 $	 19,302

Less: accumulated amortization (17,470) (16,147)

3,096 3,155

Head office building 4,452 4,406

Less: accumulated amortization (1,681) (1,482)

2,771 2,924

Prepaid parts and supplies 3,017 2,899

Prepaid property taxes 618 739

Prepaid and other 4,891 4,191

	 $	 14,393 	 $	 13,908
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8.	 Mortgages Payable

As at
December 31, 

2010
December 31, 

2009

(a)	 Secured by revenue producing properties

Mortgages payable, net of unamortized deferred financing costs, bearing 
interest at rates ranging between 1.64% and 8.85% per annum with 
a weighted average rate of 4.20% per annum at December 31, 2010 
(December 31, 2009 – 4.47%), payable in monthly principal and interest 
instalments totalling $11.0 million for the year ended December 31, 2010 
(December 31, 2009 – $11.3 million), maturing from 2011 to 2021 and are 
secured by specific charges against specific properties. All interest rates are 
fixed for the term of the respective mortgage, except for mortgages on one 
property totalling $8.4 million. 	 $	 2,153,206 	 $	 2,144,110

(b)	 Secured by other assets

Mortgage payable, net of unamortized deferred financing costs, bearing 
interest at the rate of 7.92% per annum at December 31, 2009, payable 
in monthly principal and interest instalments totalling $15 thousand for 
the year ended December 31, 2009, matured in September 2010 and was 
secured by a specific charge against the head office building located in 
Calgary Alberta. The interest rate was fixed for the term of the mortgage. – 1,528

2,153,206 2,145,638

Discontinued operations (NOTE 5) – (38,786)

	 $	 2,153,206 	 $	 2,106,852

Estimated future principal payments required to meet mortgage obligations as at December 31, 2010 are as follows:

Secured By Revenue 
Producing Properties

2011 	 $	 290,122

2012 477,737

2013 302,765

2014 425,121

2015 410,135

Subsequent 338,879

2,244,759

Unamortized deferred financing costs (91,775)

Unamortized mark-to-market adjustment 222

	 $	 2,153,206

CMHC provides mortgage loan insurance in connection with mortgages made to Boardwalk REIT. In an agreement 
dated September 13, 2002 and as amended and restated on January 19, 2005 and April 25, 2006, the Trust agreed to 
provide certain financial information to CMHC and be subject to certain restrictive covenants, including limitation 
on additional debt, payment of distributions in respect of unitholders’ capital in the event of default, and mainte-
nance of certain financial ratios. In the event of default, the Trust’s total financial liability under this Agreement is 
limited to a one-time penalty payment of $250 thousand under a Letter of Credit issued in favour of CMHC. 

(c)	 Revolving credit facilities

During the years ended December 31, 2010 and 2009, the Trust had a committed revolving credit facility with a 
major financial institution. This credit facility was secured by a first or second mortgage charge on specific real 
estate assets. The maximum amount available varies with the value of pledged assets to a maximum not to exceed 
$200 million and an available limit of $200 million as at December 31, 2010 (December 31, 2009 – $200 million). 
The credit facility requires monthly interest payments and is renewable annually subject to the mutual consent of 
the lender and the Trust. To the extent the credit facility is not extended, the drawn-down principal would be due 
two years later. Approximately $197.1 million was available from this facility on December 31, 2010 (December 31, 
2009 – $198.2 million). There was no amount outstanding at December 31, 2010 (December 31, 2009 – $nil) under 
this facility, except for Letters of Credit (“LCs”) issued and outstanding. One LC was issued in favour of CMHC as 
noted above. The second LC in the amount of $356 thousand was issued in favour of the City of London, Ontario. 
The remaining LCs were issued to the City of Windsor, Ontario totalling $2.3 million (December 31, 2009 – $1.2 
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million). The credit facility carried interest rates ranging from prime to prime plus 1.0% per annum and had no 
fixed terms of repayment.

These covenants are discussed in Note 16(d).

9.	 DEBENTURES

On January 21, 2005, Boardwalk REIT completed the issuance of unsecured debentures in a public offering in the 
aggregate amount of $120 million. The debentures were rated “BBB” with a stable trend by Dominion Bond Rating 
Services, carry a coupon rate of 5.61% (5.31% prior to July 30, 2008), and will mature on January 23, 2012. 

During the first quarter of 2009, the Trust acquired in the open market a total face value of $7.6 million of these 
unsecured debentures for cancellation. These were purchased at a discount to the face value of the reported deben-
tures (see NOTE 13).

The debenture holders, in a special meeting held July 30, 2008, approved an amendment to the Trust Indenture 
amending the definition of Gross Book Value (“GBV”) to increase the exchange value asset bump (see NOTE 
15) to its existing GBV calculation by an additional $410 million, resulting in a total asset bump of $641 million. 
In addition, the “Consolidated Earnings Before Interest, Taxes, Depreciation and Amortization (“EBITDA”) to 
Consolidated Interest Expense” financial covenant was amended to 1.75 to 1 from 1.50 to 1, and the rate of interest 
on the debenture was increased to 5.61% from 5.31%, commencing July 30, 2008 until the maturity date of January 
23, 2012. 

These covenants are discussed in NOTE 16(d).

10.	 DEFERRED UNIT PLAN

During 2006, the Trust implemented a deferred unit plan. The plan entitles trustees and executives, at the par-
ticipant’s option, to receive deferred units in consideration for trustee fees or a portion of executive cash bonuses, 
respectively, with the Trust matching the number of units received. The deferred units vest 50% on the third anni-
versary and 25% on each of the fourth and fifth anniversaries, subject to provisions for earlier vesting in certain 
events. The deferred units earn additional deferred units for the distributions that would otherwise have been paid 
on the deferred units (that is, had they instead been issued as Trust Units on the date of grant). Once vested, partici-
pants are entitled to receive an equivalent number of Trust Units representing the vesting deferred units and the cor-
responding additional deferred units. Cash is granted for any fractional units. The deferred unit plan was approved 
by Unitholders on May 10, 2006 and amended on May 13, 2008, May 13, 2009, and May 18, 2010. The deferred units 
had a weighted average fair value of $39.70 per unit at the grant date in 2010 (2009 – $31.98). Total compensation 
costs of $2.3 million were recognized (2009 – $2.4 million) in income related to executive bonuses and trustee fees 
under the deferred unit plan.

The status of the outstanding deferred units is as follows:

Summary of Deferred Unit Plan
# of Units 

Outstanding # of Units Vested

December 31, 2008 184,865 –

Deferred units granted 62,822 54,317

Additional deferred units earned on units 11,633 3,121

Deferred units converted to Trust Units or cash (57,438) (57,438)

December 31, 2009 201,882 –

Deferred units granted 58,585 39,653

Additional deferred units earned on units 12,033 5,430

Deferred units converted to Trust Units or cash (45,083) (45,083)

Deferred units cancelled (4,121) –

December 31, 2010 223,296 –

11.	UNITHOL DERS’ Capital

The Plan of Arrangement (the “Arrangement”) to convert Boardwalk Equities Inc. from a share corporation to a 
real estate investment trust was completed on May 3, 2004. On conversion of Boardwalk Equities Inc. to a trust, 
Boardwalk Equities Inc. incurred $10.3 million in restructuring costs. Under the Arrangement, the former share-
holders of Boardwalk Equities Inc. received Boardwalk REIT Units or Class B Limited Partnership (“LP Class B”) 
Units of a controlled limited partnership of the Trust, Boardwalk REIT Limited Partnership.
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The LP Class B Units are non-transferable, except under certain circumstances, but are exchangeable, on a one-
for-one basis, into Boardwalk REIT Units at any time at the option of the holder. Prior to such exchange, distribu-
tions will be made on the exchangeable units in an amount equivalent to the distributions which would have been 
made had the Units of Boardwalk REIT been issued. Each LP Class B Unit was accompanied by a Special Voting 
Unit, which entitles the holder to receive notice of, attend and vote at all meetings of Unitholders. There is no value 
assigned to the Special Voting Units. The LP Class B Units issued are included in the Unitholders’ capital contribu-
tions on the balance sheet. The changes in Unitholders’ capital contribution are as follows:

Summary of Unitholders’ Capital Contributions Units Amount

December 31, 2008 53,477,042 	 $	 256,773

Deferred unit plan (NOTE 10) – 389

Units issued for vested deferred units (NOTE 10) 57,425 1,979

Units purchased and cancelled (790,000) (22,756)

December 31, 2009 52,744,467 	 $	 236,385

Deferred unit plan (NOTE 10) – 411

Units issued for vested deferred units (NOTE 10) 45,066 1,873

Units purchased and cancelled (423,400) (17,024)

December 31, 2010 52,366,133 	 $	 221,645

On a periodic basis, Boardwalk REIT will apply to the Toronto Stock Exchange (“TSX”) for approval of Normal 
Course Issuer Bids (the “Bids”). Pursuant to regulations of these Bids, Boardwalk REIT will receive approval to 
purchase and cancel a specified number of Trust Units, representing 10% of the public float of its Trust Units at 
the time of the TSX approval. The Bids will terminate on the earlier of the termination date or at such time as the 
purchases under the Bid are completed.

During years ended December 31, 2010 and 2009, Boardwalk REIT purchased and cancelled the following Trust 
Units:

For the Year Ended December 31, 2010 For the Year Ended December 31, 2009

Bid 
Number

Number of Trust 
Units Purchased 

and Cancelled
Purchase 

Cost
Cost per 

Trust Unit

Number of Trust 
Units Purchased 

and Cancelled
Purchase 

Cost

Average 
Cost Per 

Trust Unit

1 – – – – – –

2 – – – 790,000 	 $	 22,756 	 $	 28.81

3 208,400 	 $	 8,221 	 $	 39.45 – – –

4 215,000 	 $	 8,803 	 $	 40.95 – – –

423,400 	 $	 17,024 	 $	 40.21 790,000 	 $	 22,756 	 $	 28.81

Since 2007, Boardwalk REIT purchased and cancelled Trust Units under the following Bids:

Bid 
Number

Approval 
Date

Termination 
Date

Maximum 
Trust Units 

Allowed to be 
Purchased 

and Cancelled

Cumulative 
Number of 
Trust Units 
Purchased

and Cancelled

Cumulative 
Purchase 

Cost

Average 
Cost Per 

Trust Unit

1 August 10, 2007 August 17, 2008 4,267,048 2,522,447 	 $	 103,865 	 $	 41.18

2 August 18, 2008 August 19, 2009 4,040,192 1,436,000 42,880 	 $	 29.86

3 August 24, 2009 August 23, 2010 3,932,211 208,400 8,221 	 $	 39.45

4 August 20, 2010 August 23, 2011 3,918,286 215,000 8,803 	 $	 40.95

4,381,847 	 $	 163,769 	 $	 37.37

The Declaration of Trust authorizes Boardwalk REIT to issue an unlimited number of units for the consideration 
and on terms and conditions established by the Trustees without the approval of any Unitholders. The interests in 
Boardwalk REIT are represented by two classes of units: a class described and designated as “REIT Units” and a class 
described and designated as “Special Voting Units”. The beneficial interest of the two classes of units is as follows:

(a)	 REIT Units

REIT Units represent an undivided beneficial interest in Boardwalk REIT and in distributions made by Boardwalk 
REIT. The REIT Units are freely transferable, subject to applicable securities regulatory requirements. Each REIT 
Unit entitles the holder to one vote at all meetings of Unitholders. Except as set out under the redemption rights 
below, the REIT Units have no conversion, retraction, redemption or pre-emptive rights.
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REIT Units are redeemable at any time, in whole or in part, on demand by the holders. Upon receipt by Boardwalk 
REIT of a written redemption notice and other documents that may be required, all rights to and under the REIT 
Units tendered for redemption shall be surrendered and the holder shall be entitled to receive a price per REIT Unit 
equal to the lesser of:

	 (i)	� 90% of the “market price” of the REIT Units on the principal market on which the REIT Units are quoted 
for trading during the twenty- day period ending on the trading day prior to the day on which the REIT 
Units were surrendered to Boardwalk REIT for redemption; and

	 (ii)	� 100% of the “closing market price” of the REIT Units on the principal market on which the REIT Units are 
quoted for trading on the redemption date.

(b)	 Special Voting Units

The Declaration of Trust provides for the issuance of an unlimited number of Special Voting Units that will be used 
to provide voting rights to holders of LP Class B Units or other securities that are, directly or indirectly, exchange-
able for REIT Units.

Each Special Voting Unit entitles the holder to the number of votes at any meeting of Unitholders, which is equal to 
the number of REIT Units that may be obtained upon surrender of the LP Class B Unit to which the Special Voting 
Unit relates. The Special Voting Units do not entitle or give any rights to the holders to receive distributions or any 
amount upon liquidation, dissolution or winding-up of Boardwalk REIT.

The breakdown of Trust Units of Boardwalk REIT by class is as follows:

Units Amount

Boardwalk REIT Units 47,891,133

Special Voting Units issued to holders of LP Class B Units 4,475,000

Total Trust Units 52,366,133 	 $	 221,645

12.	 DISTRIBUTABLE INCOME AND PER UNIT INFORMATION

Distributable Income Per Unit

Boardwalk REIT makes distributions to Unitholders on a monthly basis on or about the 15th day of the following 
month. The reported distributable income is defined under the Trust’s Declaration of Trust (“DOT”). Under the 
DOT, as amended and restated, the monthly distributions are determined at the discretion of the Board of Trustees. 
It is the current policy of the Trust to distribute, at a minimum, its reported taxable income to Unitholders; however, 
the amount of this distribution is at the absolute discretion of the Board of Trustees, who are authorized to deter-
mine and declare a different amount. The reconciliation of distributable income and per unit information begins 
with total operating cash flows calculated in accordance with Canadian generally accepted accounting principles 
and is defined in the Declaration of Trust for Boardwalk REIT. However, distributable income and the per unit 
information are non-GAAP measures that do not have any standardized meaning prescribed by Canadian GAAP 
and, therefore, unlikely to be comparable to similar measures presented by other real estate companies and trusts.

Year ended
 December 31, 2010

Year ended
 December 31, 2009

Total operating cash flows 	 $	 139,301 	 $	 141,859

Net change in operating working capital (2,383) (2,605)

Deduct:

Deferred financing costs amortization post May 2, 2004 (5,814) (3,837)

Amortization of net premium on long-term debt assumed after 
May 2, 2004 (104) (109)

Distributable income 	 $	 131,000 	 $	 135,308

Regular distributions declared to unitholders 	 $	 94,705 	 $	 95,250

Distributable income withheld 	 $	 36,295 	 $	 40,058

	 $	 131,000 	 $	 135,308

Weighted average units outstanding – basic and diluted 52,620,204 52,961,329

Distributable income earned per unit – basic and diluted 	 $	 2.490 	 $	 2.555

Regular distributions declared per unit – basic and diluted 	 $	 1.800 	 $	 1.800

Regular distributions declared as a % of distributable income 72.3% 70.4%
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In addition to regular distributions declared per Trust Unit, the Trust also issued a special distribution of $0.50 per 
outstanding Trust Unit. The special distribution record date was August 31, 2010, was paid on September 15, 2010 
and totalled $26.3 million.

Earnings Per Unit

Year ended
December 31, 2010

Year ended 
December 31, 2009

Numerator 

Earnings from continuing operations 	 $	 36,246 	 $	 48,138

Earnings from discontinued operations 35,483 13,929

Denominator 

Denominator for basic and diluted earnings per unit  
– weighted average units 52,620,204 52,961,329

Earnings per unit from continuing operations

Basic and diluted 	 $	 0.69 	 $	 0.91

Earnings per unit from discontinued operations

Basic and diluted 	 $	 0.67 	 $	 0.26

13.	OTHE R INCOME

During the first quarter of 2009, the Trust purchased and cancelled $7.6 million of unsecured debentures (see NOTE 
9) at a discount to their face value. The cost paid by the Trust was $7.2 million, of which $55 thousand related to 
accrued interest. The remaining difference of $408 thousand between the face value and the discounted purchase 
price has been included in other income.

14.	I ncome Taxes

Boardwalk REIT is a “mutual fund trust” as defined under the Income Tax Act (Canada) and, accordingly, is not 
taxable on its income to the extent that its taxable income is distributed to its Unitholders. This exemption does not 
extend to the corporate subsidiaries of Boardwalk REIT that are subject to income tax. 

The Income Tax Act (Canada) (the “Tax Act”) contains legislation affecting the tax treatment of publicly traded 
trusts (the “SIFT Legislation”). Based on a detailed review of the SIFT Legislation, it could be interpreted that the 
Trust will not qualify as a Real Estate Investment Trust (“REIT”) in accordance with the definition contained in the 
legislation, which would be exempt from the specified investment flow-through (“SIFT”) rules nor remain within 
certain “normal growth” limits. As such, the Trust recorded an estimate of its future income tax liability at June 30, 
2007, which is adjusted quarterly if necessary, recognizing the probability that it would be subject to the tax pre-
scribed by the SIFT rules on January 1, 2011. The Trust reported a future income tax liability at December 31, 2007 
of $99.9 million, which was revised upward by $0.3 million to $100.2 million at December 31, 2008. 

On March 4, 2009, Bill C-10 passed Third Reading in the House of Commons and on March 12, 2009 received Royal 
Assent, and therefore was considered substantively enacted under Canadian GAAP. This Bill clarifies the defini-
tion of and criteria for being a REIT, including the definition of what is considered “rent from real or immovable 
properties”. However, despite clarifying the definition of and criteria for being a REIT, further clarification was 
still required on the characteristics of gains and the recapture of capital cost allowance for income tax purposes on 
dispositions of real or immovable properties as it f lows through the Trust’s organizational structure. As a result, the 
Trust continued to carry forward the previously recorded future income tax liability, which was revised downward 
by $5.0 million to $95.2 million as at December 31, 2009.

On December 16, 2010, the Government of Canada announced proposed amendments that further clarified the 
definition and criteria for being a REIT and released, for consultation, draft legislation. These changes included 
the following clarifications as applicable to the Trust: (i) amounts distributed to a REIT by an entity to which the 
REIT has a significant interest will retain the source character of income earned by the subsidiary entity, and (ii) the 
revenue requirements in the definition of a REIT will be amended by replacing the term “revenues” with the term 
“gross REIT revenue”, which is defined as (a) an amount received in the taxation year or receivable in the taxation 
year by the entity otherwise than on account of capital, plus (b) capital gains on dispositions of real or immovable 
properties, but will not include recapture or other amounts that are on account of capital. 

The proposed changes in its current form will allow the Trust to unambiguously qualify as a REIT for Canadian 
income tax purposes. However, as at December 31, 2010, these changes were not considered substantively enacted 
in accordance with Canadian GAAP. Consequently, Boardwalk REIT continued to carry forward the previously 
recorded future income tax liability, which was revised upward by $4.8 million to $100.0 million as at December 

2 0 1 0  A nnual      R eport     105

n
 n

 n
  

 N
O

T
E

S
 T

O
 C

O
N

S
O

L
ID

A
T

E
D

 F
IN

A
N

C
IA

L
 S

T
A

T
E

M
E

N
T

S

Strong Susta inable Soc ia lly Re spons ible



31, 2010 due to an increase in the timing differences between accounting and tax asset values. Whether or not  
these proposed changes become substantively enacted, it is the Trust’s intention to qualify as a REIT for Canadian 
income tax purposes commencing January 1, 2011 and will reverse the future income tax liability related to the SIFT 
Legislation at that time.

Year ended
December 31, 2010

Year ended
December 31, 2009

Continuing operations 	 $	 4,241 	 $	 (5,646)

Total future income taxes (recovery) 	 $	 4,241 	 $	 (5,646)

Future income taxes consist of the following:

Year ended
December 31, 2010

Year ended
December 31, 2009

Tax expense (recovery) based on expected rate of 30%  
(2009 – 31%) 	 $	 (244) 	 $	 (244)

Adjustment to future income tax liability 4,485 (5,402)

Future income taxes (recovery) 	 $	 4,241 	 $	 (5,646)

The future income tax liability is calculated as follows:

As at  December 31, 2010  December 31, 2009

Tax asset related to operating losses 	 $	 765 	 $	 594

Tax liability related to differences in tax and book basis (99,962) (95,550)

Future income tax liability 	 $	 (99,197) 	 $	 (94,956)

15.	CAPITAL  MANAGEMENT

The Trust defines capital resources as the aggregate of Unitholders’ equity at market value, debt (both secured and 
unsecured), internally generated funds, amounts available under credit facilities, and cash on hand. The Trust’s 
capital management framework is designed to maintain a level of capital that allows it to implement its business 
strategy while complying with investment and debt restrictions pursuant to Boardwalk REIT’s DOT, as well as 
existing debt covenants and continue building long-term Unitholder value while maintaining sufficient capital con-
tingency. The main components of the Trust’s capital allocation are approved by its Unitholders as stipulated in the 
Trust’s DOT and on a regular basis by its Board of Trustees (the “Board”) through their annual review of the Trust’s 
strategic plan and budget, supplemented by periodic Board and Board Committee meetings. Capital adequacy is 
monitored by the Trust by assessing performance against the approved annual plan throughout the year, which is 
updated accordingly, and by monitoring adherence to investment and debt restrictions contained in the DOT and 
debt covenants. Boardwalk REIT’s DOT provides for a maximum total debt level of up to 70% of Gross Book Value 
(“GBV”), defined in the DOT as total assets plus accumulated amortization of income properties as recorded by 
the Trust (and calculated in accordance with Canadian GAAP) and to this amount an additional amount of $641 
million (the “Bump”) is added as previously approved by the Trust’s Unitholders. As a matter of internal policy, the 
Trust has a target of total debt levels not to exceed 65% of GBV. The following table highlights Boardwalk REIT’s 
existing leverage ratio in accordance with the DOT:

As at December 31, 2010 December 31, 2009

Total assets 	 $	 2,326,802 	 $	 2,378,278

Accumulated amortization on building and non-building assets 746,820 677,613

Exchange value asset bump 641,460 641,460

	 $	 3,715,082 	 $	 3,697,351

Mortgages payable 	 $	 2,153,206 	 $	 2,145,638

Unsecured debentures 112,211 111,834

	 $	 2,265,417 	 $	 2,257,472

Adjusted Debt-to-GBV 61% 61%

With a DOT limit not to exceed 70% on Adjusted Debt-to-Gross Book Value, Boardwalk REIT has the ability to 
add additional debt of approximately $335.1 million (December 31, 2009 – $330.7 million) to its existing portfolio. 
Additionally, the Trust’s DOT contains provisions that have the effect of limiting capital expended by the Trust.

As outlined in NOTE 16(d), Boardwalk REIT’s debenture and committed revolving credit facility agreements 
contain financial covenants.
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Boardwalk REIT’s capital resources, comprised of cash on hand, long-term fixed rate debt (both secured and unse-
cured), Unitholders’ capital and amounts available under its committed revolving credit facility, totalled $2.6 billion 
as at December 31, 2010 (December 31, 2009 – $2.6 billion). Available liquidity as at December 31, 2010 included cash 
on hand of $228.1 million (December 31, 2009 – $190.3 million) as well as an unused available committed revolving 
credit facility of $197.1 million (December 31, 2009 – $198.2 million). As at December 31, 2010 and 2009, the Trust 
was in compliance with all covenants in both its DOT and all existing debt facilities.

16.	 FINANCIAL instruments

Fair Value of Financial Instruments

The Trust’s financial instruments consist of mortgages and accounts receivable, tenants’ security deposits, cash 
and cash equivalents, mortgages payable, debentures and accounts payable and accrued liabilities. All of the Trust’s 
financial instruments were classified as either held for trading (cash and cash equivalents), loans and receivables 
(carried at amortized cost) or other financial liabilities (carried at amortized cost using the effective interest rate 
method). The fair values of the Trust’s financial instruments were determined as follows:

	 (i)	� The carrying amounts of mortgages and accounts receivable, tenants’ security deposits, cash and cash 
equivalents, and accounts payable and accrued liabilities approximate their fair values due to their short-
term nature.

	 (ii)	� The fair values of the Trust’s mortgages payable and debentures are estimates made at a specific point 
in time, based on relevant market information. These estimates are based on quoted market prices for 
the same or similar issues or on the current rates offered to the Trust for similar financial instruments 
subject to similar risks and maturities. These estimates are subjective in nature and involve uncertainties 
and matters of significant judgement and, therefore, cannot be determined with precision. Changes in 
estimates could significantly affect fair values. The significant financial instruments of Boardwalk REIT 
and their carrying values as at December 31, 2010 and 2009 are as follows:

As at December 31, 2010 December 31, 2009

Mortgages and accounts receivable

Carrying value 	 $	 3,044 	 $	 3,049

Fair market value 	 $	 3,044 	 $	 3,049

Mortgages payable and debentures

Carrying value 	 $	 2,265,417 	 $	 2,257,472

Fair market value 	 $	 2,337,197 	 $	 2,309,217

The fair value of the Trust’s mortgages payable and debentures exceeded the recorded value by approximately $71.8 
million at December 31, 2010 (December 31, 2009 – $51.7 million), due to changes in interest rates since the dates 
on which the individual mortgages and debentures were last contracted. The fair value of the mortgages payable 
and debentures have been estimated based on the current market rates for mortgages and debentures with similar 
terms and conditions. The fair value of the Trust’s mortgages payable and debentures is an amount computed based 
on the interest rate environment prevailing at December 31, 2010 and 2009, respectively; the amount is subject to 
change and the future amounts will converge. There are no additional costs or penalties to Boardwalk REIT if the 
mortgages and debentures are held to maturity.

The fair value hierarchy of financial instruments measured at fair value on the balance sheet is as follows:

As at December 31, 2010 2009

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

Financial Assets:

Cash and cash equivalents $ 228,086 $ – $ – $ 190,325 $ – $ –

The three levels of the fair value hierarchy are described as follows:

Level 1: Values based on unadjusted quoted prices in active markets that are accessible at the measurement date 
for identical assets or liabilities.

Level 2: Values based on quoted prices in markets that are not active or model inputs that are observable either 
directly or indirectly for substantially the full term of the asset or liability.

Level 3: Values based on prices or valuation techniques that require inputs that are both unobservable and 
significant to the overall fair value measurement.

At December 31, 2010 and 2009, the Trust had no embedded derivatives requiring separate recognition.
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The nature of these financial instruments and the Trust’s operations expose the Trust to certain principal financial 
risks. The main objective of the Trust’s risk management process is to properly identify financial risks and minimize 
the exposure to potential losses arising from those risks. The principal financial risks to which the Trust is exposed 
are described below.

Risk Management 

a)	 Interest rate risk

The Trust is exposed to interest rate risk as a result of its mortgages payable, debentures and credit facilities; 
however, this risk is minimized through the Trust’s current strategy of having the majority of its mortgage payable 
and debentures in fixed terms arrangements. As such, the Trust’s cash flows are not significantly impacted by a 
change in market interest rates. In addition, the Trust structures its financings so as to stagger the maturities of its 
debt, thereby minimizing the Trust’s exposure to interest rates in any one year. The majority of the Trust’s mortgages 
are also insured by the Canadian Mortgage and Housing Corporation (“CMHC”) under the National Housing Act 
(“NHA”) mortgage program. This added level of insurance offered to lenders allows the Trust to receive advanta-
geous interest rates while minimizing the risk of mortgage renewals or extensions, and significantly reduces the 
potential for a lender to call a loan prematurely. In addition, management is constantly reviewing its committed 
revolving credit facility (floating-rate debt) and, if market conditions warrant, the Trust has the ability to convert its 
existing floating-rate debt to fixed rate debt. 

As at December 31, 2010 and 2009, the Trust had no amount outstanding on its committed revolving credit facility 
and, as such, of the Trust’s total debt at December 31, 2010 and 2009, 99.6% was fixed-rate debt and 0.4% was float-
ing-rate debt. For the years ended December 31, 2010 and 2009, all else being equal, the increase or decrease in net 
earnings for each 1% change in market interest rates would be approximately $84 thousand and $nil, respectively.

b)	 Credit risk

The Trust is exposed to credit risk as a result of its mortgages receivable and accounts receivable. This balance is 
comprised of mortgage holdbacks and refundable mortgage fees, funds held in solicitor’s trust accounts, accounts 
receivable from significant customers and tenant receivables. As at December 31, 2010 and 2009, no balance relating 
to mortgage holdbacks, refundable mortgage fees or accounts receivable from significant customers was past due.

In relation to mortgage holdbacks, refundable mortgage fees and funds held in trust, the Trust’s exposure to credit 
risk is low given the nature of these balances. These funds will be advanced when the Trust has met the conditions 
pursuant to the mortgage agreement (in the case of the mortgage holdback), when financing is completed (in the 
case of refundable mortgage fees) or when funds are transferred to the Trust (in the case of funds held in solicitor’s 
trust accounts), all of which are expected to occur.

Similar to mortgage holdbacks and refundable mortgage fees, the Trust assesses the credit risk on accounts receiv-
able to be low due to the assured collection of these balances. Given the Trust’s collection history and the nature of 
these customers, credit risk is assessed as low. Additionally, an amount is owed by insurance companies in relation 
to current outstanding claims. In all circumstances, the insurance deductible has been paid and amounts incurred 
and owing for reimbursement are due to an insurable event. Recoverability may differ from the amount owing solely 
due to discrepancies between the Trust and the insurance provider regarding the value of replacement costs.

With tenant receivables, credit risk arises from the possibility that tenants may experience financial difficulty and 
be unable to fulfill their lease term commitments. The maximum exposure to credit risk is equal to the carrying 
value of the financial assets. Rent payments from tenants are due on the first of the month and tenants generally pay 
a security deposit – both of these actions mitigate against bad debts.

As stated above, the carrying amount of tenant receivables reflects management’s assessment of the credit risk asso-
ciated with its tenants; however, the Trust mitigates this risk of credit loss by geographically diversifying its existing 
portfolio, by limiting its exposure to any one tenant and by conducting thorough credit checks with respect to all 
new rental leasing arrangements. In addition, where legislation allows, the Trust obtains a security deposit from a 
tenant to assist in the recovery of monies owed to the Trust.

Past due receivables are reviewed by management on a monthly basis and tenant receivables are considered for 
impairment on a case-by-case basis. The Trust takes into consideration the tenant’s payment history, their credit 
worthiness and the current economic environment; however, tenant receivable balances exceeding 60 days are typi-
cally written off to bad debt expense as the Trust does not utilize an allowance for doubtful accounts. The amount 
of the loss is recognized in the consolidated statement of earnings and comprehensive income within operating 
expenses. Subsequent recoveries of amounts previously written off are credited against operating expenses during 
the period of settlement. As tenant receivables are typically written off after 60 days, none of the balance is consid-
ered to be past due by the Trust.
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The credit risk of both Boardwalk REIT and the counter party have been taken into account in determining the fair 
value of Boardwalk REIT’s mortgages receivable and accounts receivable. 

c)	 Liquidity risk

Liquidity risk is the risk that the Trust will not be able to meet its financial obligations as they become due. The Trust 
maintains what it believes to be conservatively leveraged assets and can finance any future growth through one 
or a combination of internally generated cash flows (including potential asset sales), borrowing under an existing 
committed revolving credit facility, the issuance of debt or the issuance of equity, according to its capital manage-
ment objectives. In addition, the Trust structures its financings so as to stagger the maturities of its debt, thereby 
minimizing the Trust’s exposure to liquidity risk in any one year. In addition, cash flow projections are completed 
and reviewed on a regular basis to ensure the Trust has sufficient cash flows to make its monthly distributions to its 
Unitholders. Given the Trust’s currently available liquid resources (from both financial assets and on-going opera-
tions) as compared to its contractual obligations, management assesses the Trust’s liquidity risk to be low.

d) 	 Debt covenants

As outlined in its mortgages payable agreements, the Trust is required to make equal monthly payments of principal 
and interest based on the respective amortization period. Additionally, the Trust must ensure that all property taxes 
have been paid in full when they become due and that no arrears exist.

CMHC provides mortgage loan insurance in connection with mortgages made to Boardwalk REIT. In an agreement 
dated September 13, 2002 and as amended and restated on January 19, 2005 and April 25, 2006, the Trust agreed to 
provide certain financial information to the CMHC and be subject to certain restrictive covenants, including limita-
tion on additional debt, payment of distributions in respect to Unitholders’ capital in the event of default, and main-
tenance of certain financial ratios. In the event of default, the Trust’s total financial liability under this Agreement is 
limited to a one-time penalty payment of $250 thousand under a Letter of Credit issued in favour of CMHC. 

In accordance with the debenture agreement, the Trust is required to pay semi-annual interest instalments on 
January 23 and July 23 of each year. The Trust is also required to maintain in good condition, repair and working 
order all of the properties owned by it or any of its subsidiaries while maintaining property and liability insurance.

The Trust’s Unsecured Debenture agreement contains three financial covenants as follows:

	 (i)	� The Trust will maintain a Consolidated EBITDA, as defined, to Consolidated Interest Expense ratio of not 
less than 1.75 to 1. As at December 31, 2010, this ratio was 2.32 to 1 (December 31, 2009 – 2.28 to 1) and 
the Trust was in compliance.

	 (ii)	� The Trust will not incur or assume any indebtedness unless the quotient obtained by dividing the 
Adjusted Consolidated Indebtedness by the Adjusted Gross Book Value would be less than or equal to 
70%. As outlined in NOTE 15, as at December 31, 2010, this amount was 61% (December 31, 2009 – 61%) 
and the Trust was in compliance.

	 (iii)	� The Trust will maintain at all times, an Adjusted Unitholders’ Equity of at least $300 million. Adjusted 
Unitholders’ Equity was $1.3 billion as at December 31, 2010 (December 31, 2009 – $1.3 billion) and the 
Trust was in compliance.

The Trust has a committed revolving credit facility with a major financial institution. This credit facility is secured 
by a pledge of a group of specific real estate assets (borrowing value less prior encumbrances of approximately 
$231.1 million (December 31, 2009 – $206.0 million)). The amount available through the committed revolving credit 
facility varies with the value of the pledged assets, with a maximum limit not to exceed $200 million and an avail-
able limit of $200 million as at December 31, 2010. The revolving facility requires monthly interest payments and is 
renewable annually subject to the mutual consent of the lender and the Trust. In the event the committed revolving 
credit facility is not extended, the drawn-down principal would be due two years later.

The credit facility contains three financial covenants as follows:

	 (i)	� The Trust will maintain an overall Debt Service Coverage Ratio of at least 1.20. As at December 31, 2010, 
this ratio was 1.89 (December 31, 2009 – 1.73).

	 (ii)	� The Trust will maintain a Debt Service Coverage Ratio, specific to the Security Portfolio of at least 1.15 
(tested semi-annually). As at December 31, 2010, this ratio was 1.54 (December 31, 2009 – 1.51).

	 (iii)	� Total indebtedness of the Trust will not exceed 70% of the GBV of all assets as defined in the DOT. As 
outlined in NOTE 15, as at December 31, 2010, this ratio was 61% (December 31, 2009 – 61%).

As at December 31, 2010 and 2009, the Trust was in compliance with all covenants.
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e)	 Utility risk

The Trust is exposed to utility risk as a result of fluctuations in the prices of natural gas and electricity service 
charges. As outlined in NOTE 19, the Trust has commitments to certain utility contracts to reduce the risk of 
exposure to adverse changes in commodity prices.

17.	HE DGING TRANSACTIONS

In the beginning of 2008, the Trust entered into a forward bond transaction (the “Transaction”) with a major 
Canadian financial institution. In total, the Transaction, which comprised of bond forward contracts on specific 
mortgages set to mature and be renewed in 2008, was for a total nominal amount of $101.6 million with a weighted 
average term and interest rate of 7.2 years and 3.63%, respectively. Subsequent to entering into this Transaction, the 
Trust initiated changes to the terms of one of the contracts in the Transaction and negotiated a settlement loss of 
$100 thousand related to the changes. This contract was assessed to be an ineffective hedge and the settlement loss 
of $100 thousand was included in financing costs for the quarter ended March 31, 2008. During the second quarter 
ended June 30, 2008, the remaining bond forward contracts in the Transaction were settled. Except for one of the 
contracts, all remaining contracts were assessed to be ineffective hedges and the net settlement loss of $168 thousand 
was included in financing costs for the second quarter. The bond forward contract assessed to be an effective hedge 
was settled for a loss of $284 thousand, which will be amortized over the term of the new financing. As at December 
31, 2010, the unamortized balance is $201 thousand (December 31, 2009 unamortized balance – $224 thousand) as 
$23 thousand was recognized in income under financing charges for the year ended December 31, 2010 (December 
31, 2009 – $38 thousand).

During the first quarter of 2008, the Trust entered into an interest rate swap agreement on the mortgages of specific 
properties within its portfolio in an effort to hedge the variability in cash flows attributed to fluctuating interest 
rates. These interest rate swap agreements were designated as cash flow hedges on March 11, 2008. The effective 
date of the hedge was May 1, 2008 and the agreements will continue to be designated as such until May 1, 2015. 
Settlements on both the fixed and variable portion of the interest rate swap will occur on a monthly basis. The fixed 
interest rate is 4.15%, plus a stamping fee of 0.25%, while the total amount of the mortgage debt subject to the interest 
rate swap is $88.5 million (December 31, 2009 – $91.5 million). Hedge accounting has been applied to these agree-
ments in accordance with CICA Handbook section 3865.

The Trust has determined the interest rate swap agreement described above to be an effective cash flow hedge. 
The effectiveness of the hedging relationship will be reviewed on a quarterly basis and measured at fair value. The 
portion of the gain or loss on the swap transaction that is determined to be an effective hedge will be recognized in 
other comprehensive income (“OCI”). The ineffective portion of the hedging gain or loss on the swap transaction 
will be recognized immediately in net earnings. On recognition of the financial liability of the hedged item on the 
balance sheet, the associated gains or losses that were recognized in OCI will be reclassified into net earnings in the 
same period or periods during which the interest payments of the hedged item affected net earnings. However, if all 
or a portion of the net loss recognized in OCI will not be recovered in one or more future periods, the amount not 
expected to be recovered will be immediately reclassified into net earnings. 

As at December 31, 2010, the interest rate swap agreement was reassessed to be an effective hedge and, consistent 
with the previous periods, any gains or losses on the interest rate swap agreement were recognized in earnings in 
the periods during which the interest payments on the hedged items were recognized.

18.	 Related Party Transactions

During the years ended December 31, 2010 and 2009, there were no related party transactions.

19.	C ommitments and Contingencies

The Alberta government implemented natural gas rebate program ended March 31, 2009. The rebate program 
became active when the natural gas consumer price charged by two of the three major gas companies in Alberta 
exceeded $5.50/GJ for any individual winter usage month. For January through March 2009, Boardwalk REIT was 
eligible for rebates totalling approximately $0.4 million.

From time to time, the Trust enters into various supply contracts for energy commodities to hedge its usage.

A supply contract was negotiated to provide price certainty for natural gas usage in the province of Saskatchewan. 
The contract covered all of the Trust’s natural gas requirements for this province. The contract was for the period 
from November 1, 2008 to October 31, 2009 and provided the commodity at a price of $8.28/GJ. At maturity, the 
Trust negotiated a new physical supply agreement for Saskatchewan, which covered the period from November 1, 
2009 to October 31, 2010 and provided the commodity at a price of $4.98/GJ. This physical supply agreement was 

110 B oardwal       k  R E al   estate       investment           trust   

n
 n

 n
  

 N
O

T
E

S
 T

O
 C

O
N

S
O

L
ID

A
T

E
D

 F
IN

A
N

C
IA

L
 S

T
A

T
E

M
E

N
T

S
Strong Susta inable Soc ia lly Re spons ible



renewed for a further one-year term, commencing November 1, 2010 to October 31, 2011, and provide the natural 
gas commodity at a price of $4.81/GJ.

In addition to the province of Saskatchewan, the Trust entered into a natural gas supply contract for the provinces of 
Ontario and Quebec. The contract covered between 85% and 95% of the Trust’s natural gas requirements for these 
provinces. The physical supply agreement for Ontario and Quebec covered the period from November 1, 2008 to 
October 31, 2009 and provided the commodity at a price of $7.68/GJ. An additional supply contract covering the 
period from November 1, 2009 to October 31, 2010 was negotiated to ensure supply of approximately 50% of the 
natural gas usage for Ontario and Quebec at a price of $7.65/GJ. This additional supply contract was renewed for a 
further one-year term commencing November 1, 2010 to October 31, 2011. The renewal provides the commodity 
at a price of $4.07/GJ. On October 21, 2010, the Trust negotiated a two year supply contract to ensure supply of the 
remaining 50% of natural gas usage for Ontario and Quebec at a price of $4.11/GJ for the period from November 1, 
2010 to October 31, 2012. 

On June 10, 2010, the Trust entered into a long-term supply contract with one electrical utility company to supply 
the Trust with its electrical power needs for southern Alberta for a three-year period commencing October 1, 2010 
and ending September 30, 2013 at a blended rate of approximately $0.06/kWh.

On September 13, 2010, the Trust entered into a long-term supply contract with one electrical utility company to 
supply the Trust with its electrical power needs for northern Alberta for a five-year period commencing October 1, 
2010 and ending September 30, 2015 at a blended rate of approximately $0.06/kWh.

The unsecured debentures principal balance of $112.4 million is scheduled to mature on January 23, 2012. Given 
the current pricing in the unsecured market, it is our intention upon maturity to repay this outstanding liability 
through a combination of existing cash on hand, our committed revolving credit facility and new secured NHA 
mortgages on existing assets, which currently would carry interest rates substantially below the face rate on the 
unsecured debenture of 5.61%. As the maturity of this debenture continues to be well out into the future, that is, 
January 23, 2012, the passage of time brings the increased risk of interest rates increasing in the interim. On the 
specific, newly-secured NHA mortgages, the Trust has forward-committed approximately $107.0 million of new 
secured NHA-insured mortgages with an average term of 6.5 years and an average forward-locked interest rate 
of approximately 3.99% to address this known upcoming repayment. The Trust is in the final process of forward-
locking one remaining mortgage of a total of seventeen mortgages to complete the targeted debt financing amount 
of $107.0 million. The balance of the unsecured debenture repayment of approximately $5.4 million will come from 
the Trust’s cash reserves. Based on current pricing, we are anticipating substantial interest savings once completed. 

Boardwalk REIT, in the normal course of operations, will become subject to a variety of legal and other claims 
against the Trust, most of which are minor in nature. Management and the Trust’s legal counsel evaluate all claims 
on their apparent merits, and accrue management’s best estimate of the estimated costs to satisfy such claims.

20.	GUA RANTEES

In the normal course of business, various agreements may be entered that may contain features that meet the AcG-14 
definition of a guarantee. AcG-14 defines a guarantee to be a contract (including an indemnity) that contingently 
requires an entity to make payments to the guaranteed party based on (i) changes in an underlying interest rate, 
foreign exchange rate, equity or commodity instrument, index or other variable, that is related to an asset, a liability 
or an equity security of the counterparty, (ii) failure of another party to perform under an obligating agreement or 
(iii) failure of a third party to pay its indebtedness when due.

In connection with the sales of properties, a mortgage assumed by the purchaser may have an indirect guarantee 
provided to the lender until the mortgage is refinanced by the purchaser. In the event of default by the purchaser, 
the seller would be liable for the outstanding mortgage balance. Boardwalk REIT’s maximum exposure at December 
31, 2010 is approximately $2.9 million (December 31, 2009 – $3.1 million). In the event of default by the purchaser, 
Boardwalk REIT’s recourse for recovery includes the sale of the respective building asset. Boardwalk REIT expects 
that the proceeds from the sale of the building asset will cover, and in most likelihood exceed, the maximum poten-
tial liability associated with the amount being guaranteed. Therefore, at December 31, 2010 and 2009, no amounts 
have been recorded in the consolidated financial statements with respect to the above noted indirect guarantees.
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21.	 SEGMENTED INFORMATION

Boardwalk REIT specializes in multi-family residential housing and operates primarily within one business 
segment in five provinces located in Canada. The following summary presents segmented financial information for 
Boardwalk REIT’s business by geographic location.

Year ended
December 31, 2010

Year ended
December 31, 2009

Alberta
Revenue 	 $	 244,336 	 $	 252,002

Expenses

Operating 43,223 42,901

Utilities 22,597 22,377

Utility rebate – (374)

Property taxes 19,068 19,198

84,888 84,102

Net operating income 	 $	 159,448 	 $	 167,900

Saskatchewan
Revenue 	 $	 55,573 	 $	 52,139

Expenses

Operating 7,795 7,679

Utilities 4,691 5,346

Property taxes 3,840 3,773

16,326 16,798

Net operating income 	 $	 39,247 	 $	 35,341

Ontario
Revenue 	 $	 38,569 	 $	 37,950

Expenses

Operating 6,873 6,873

Utilities 6,850 6,620

Property taxes 6,027 5,536

19,750 19,029

Net operating income 	 $	 18,819 	 $	 18,921

Quebec
Revenue 	 $	 67,707 	 $	 65,646

Expenses

Operating 15,330 13,641

Utilities 6,386 7,457

Property taxes 6,719 6,472

28,435 27,570

Net operating income 	 $	 39,272 	 $	 38,076

British Columbia
Revenue 	 $	 7,897 	 $	 7,739

Expenses

Operating 949 917

Utilities 756 807

Property taxes 424 459

2,129 2,183

Net operating income 	 $	 5,768 	 $	 5,556

Total
Net operating income 	 $	 262,554 	 $	 265,794

Unallocated revenue* 2,028 1,339

Unallocated expenses** (192,853) (205,066)

Net earnings 	 $	 71,729 	 $	 62,067
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As at
December 31, 

2010
December 31,

2009

Alberta

Identifiable assets

Revenue producing properties 	 $	 1,261,957 	 $	 1,277,539

Mortgages and accounts receivable 1,257 1,166

Tenants’ security deposits 8,806 9,499

	 $	 1,272,020 	 $	 1,288,204

Saskatchewan	

Identifiable assets

Revenue producing properties 	 $	 162,724 	 $	 163,424

Mortgages and accounts receivable 565 557

Tenants’ security deposits 2,856 2,824

	 $	 166,145 	 $	 166,805

Ontario

Identifiable assets

Revenue producing properties 	 $	 203,579 	 $	 202,320

Mortgages and accounts receivable 111 191

	 $	 203,690 	 $	 202,511

Québec

Identifiable assets

Revenue producing properties 	 $	 372,971 	 $	 373,521

Mortgages and accounts receivable 419 341

	 $	 373,390 	 $	 373,862

British Columbia

Identifiable assets

Revenue producing properties 	 $	 62,011 	 $	 62,220

Mortgages and accounts receivable 10 12

Tenants’ security deposits 325 316

	 $	 62,346 	 $	 62,548

Total assets

Identifiable assets 	 $	 2,077,591 	 $	 2,093,930

Unallocated assets*** 249,211 284,348

	 $	 2,326,802 	 $	 2,378,278

*	� Unallocated revenue includes property sales, interest income, revenue from discontinued operations and other 
non-rental income.

**	� Unallocated expenses include cost of property sales, operating expenses from discontinued operations, non-
rental operating expenses, corporate administration, financing costs, amortization, income taxes and other 
provisions.

***	 Unallocated assets include discontinued assets, cash, short-term investments and other assets.
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Five Year Summary

($000’s except per unit) 2006 2007 2008 2009 2010

Revenue producing properties

Rental income 	 $	 319,440 	 $	 375,012 	 $	 419,799 	 $	 416,815 	 $	 416,110 

Operating expenses

Revenue producing properties 56,797 64,934 73,539 73,229 75,378

Utilities 38,411 42,276 48,906 42,222 41,489

Property taxes 32,143 32,300 33,616 35,438 36,078

127,351 139,510 156,061 150,889 152,945

Net operating income 192,089 235,502 263,738 265,926 263,165

Operating margin 60% 63% 63% 64% 63%

Financing costs 80,806 97,805 110,820 105,793 103,290

Amortization of deferred financing costs 3,193 84,245 87,869 6,022 6,923

Amortization 73,425 84,245 87,869 85,313 86,669

Earnings before corporate charges 34,665 53,452 65,049 68,798 66,283

Corporate charges

Administration 17,072 21,213 24,180 26,711 25,796 

Current income taxes (30) 15 4 3 – 

Future income taxes (recovery) 613 100,597 315 (5,646) 4,241 

Other income and expenses (750) (755) – (408) – 

16,905 121,070 24,499 20,660 30,037

Earnings (loss) from continuing operations 17,760 (67,618) 40,550 48,138 36,246 

Earnings from discontinued operations,  
net of tax 7,629 8,292 5,135 13,929 35,483 

Net earnings for the year 	 $	 25,389 	 $	 (59,326) 	 $	 45,685 	 $	 62,067 	 $	 71,729 

Earnings (loss) per unit - fully diluted 	 $	 0.46 	 $	 (1.05) 	 $	 0.84 	 $	 1.17 	 $	 1.36 

Funds from operations (excl. gains) 	 $	 91,356 	 $	 116,461 	 $	 129,918 	 $	 133,094 	 $	 129,929 

Funds from operations per unit - fully diluted 	 $	 1.64 	 $	 2.07 	 $	 2.39 	 $	 2.51 	 $	 2.47 

Interest Coverage Ratio, Continuing Operations 2.17 2.31 2.29 2.27 2.30 

Fiscal year ended December 31, 2006 was not retroactively restated in accordance with CICA handbook section 3475, disposal of long-lived assets and discontinued 
operations, for discontinued operations reclassified in fiscal year ended December 31, 2008.

Fiscal year ended December 31, 2006 and 2007 was not retroactively restated in accordance with CICA handbook section 3475, disposal of long-lived assets and 
discontinued operations, for discontinued operations reclassified in fiscal year ended December 31, 2009.

Fiscal years ended December 31, 2006 thru 2008 were not retroactively restated in accordance with CICA handbook section 3475, disposal of long-lived assets and 
discontinued operations, for discontinued operations reclassified in fiscal year ended December 31, 2010.
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Five Year Summary

($000’s except per unit) 2006 2007 2008 2009 2010

Assets

Revenue producing properties 	 $	 1,836,429 	 $	 2,149,853 	 $	 2,173,583 	 $	 2,084,382 	 $	 2,069,292 

Discontinued operations 5,456 6,293 27,278 73,697 –

1,841,885 2,156,146 2,200,861 2,158,079 2,069,292 

Other assets 28,575 39,742 158,063 220,199 257,510 

Total assets 	 $	 1,870,460 	 $	 2,195,888 	 $	 2,358,924 	 $	 2,378,278 	 $	 2,326,802 

Mortgage payable 	 $	 1,380,578 	 $	 1,770,015 	 $	 2,035,192 	 $	 2,145,638 	 $	 2,153,206 

Debentures 	 $	 118,448 	 $	 118,768 	 $	 119,073 	 $	 111,834 	 $	 112,211 

Discontinued operations – – 22,122 – –

Other liabilities 52,567 64,465 73,442 70,890 71,204 

1,551,593 1,953,248 2,249,829 2,328,362 2,336,621 

Future income taxes – 100,287 100,602 94,956 99,197 

Unitholders’ equity (deficit) 318,867 142,353 8,493 (45,040) (109,016)

Total liabilities and unitholders’ equity 	 $	 1,870,460 	 $	 2,195,888 	 $	 2,358,924 	 $	 2,378,278 	 $	 2,326,802 

Trust unit outstanding (000) 56,352 55,709 53,477 52,744 52,366 

Trust unit price at year-end ($) 41.29 44.55 25.56 37.05 41.25 

Market capitalization ($MM) 2,326.8 2,481.8 1,366.9 1,954.2 2,160.1 

Number of rental units 34,207 36,487 36,785 36,419 35,277 

Book value per rental unit ($000) 54 59 60 59 59 

Long-term debt per rental unit ($000) 44 52 59 62 64 

Net rentable square feet (000) 28,756 30,852 31,094 30,757 29,936 

Book value per square foot ($) 64 70 71 70 69 

Long-term debt per square foot ($) 52 61 69 73 76 

Average net rentable SF per unit 841 846 845 845 849 

L/T debt weighted avg interest rate 5.31% 5.11% 4.83% 4.52% 4.27%

Balance sheet as at December 31, 2006 was not retroactively restated in accordance with CICA handbook section 3475, disposal of long-lived assets and discontinued 
operations, for discontinued operations reclassified in fiscal year ended December 31, 2008.

Balance sheets as at December 31, 2006 and 2007 were not retroactively restated in accordance with CICA handbook section 3475, disposal of long-lived assets and 
discontinued operations, for discontinued operations reclassified in fiscal year ended December 31, 2009.

Balance sheets as at December 31, 2006 thru 2008 were not retroactively restated in accordance with CICA handbook section 3475, disposal of long-lived assets and 
discontinued operations, for discontinued operations reclassified in fiscal year ended December 31, 2010.
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2010 Quarterly Results

($000’s except per unit) Q1 Q2 Q3 Q4 31-Dec-10

Revenue producing properties

Rental income 	 $	 103,442 	 $	 103,836 	 $	 103,772 	 $	 105,060 	 $	 416,110

Operating expenses

Revenue producing properties 18,606 19,039 18,607 19,126 75,378

Utilities 13,907 8,697 8,183 10,702 41,489

Property taxes 8,812 8,606 9,685 8,975 36,078

41,325 36,342 36,475 38,803 152,945

Net operating income 62,117 67,494 67,297 66,257 263,165

Operating margin 60% 65% 65% 63% 63%

Financing costs 25,888 25,800 26,197 25,405 103,290

Amortization of deferred financing costs 1,723 1,736 1,691 1,773 6,923

Amortization 20,943 21,329 21,838 22,559 86,669

Earnings before corporate charges 13,563 18,629 17,571 16,520 66,283

Corporate charges

Administration 6,561 6,261 6,265 6,709 25,796

Current income taxes – – – – –

Future income taxes (recovery) (418) 1,692 2,823 144 4,241

Other income and expenses – – – – –

6,143 7,953 9,088 6,853 30,037

Earnings from continuing operations 7,420 10,676 8,483 9,667 36,246

Earnings (loss) from discontinued operations,  
net of tax 3,145 12,864 5,826 13,648 35,483

Net earnings for the period 	 $	 10,565 	 $	 23,540 	 $	 14,309 	 $	 23,315 	 $	 71,729

Diluted earnings per unit - continuing operations 	 $	 0.14 	 $	 0.21 	 $	 0.16 	 $	 0.18 	 $	 0.69

Diluted earnings per unit - discontinued operations 0.06 0.24 0.11 0.26 0.67

Diluted earnings per unit 	 $	 0.20 	 $	 0.45 	 $	 0.27 	 $	 0.44 	 $	 1.36

Funds from operations 	 $	 29,009 	 $	 34,579 	 $	 33,608 	 $	 32,733 	 $	 129,929

Funds from operations per unit - fully diluted 	 $	 0.55 	 $	 0.66 	 $	 0.64 	 $	 0.62 	 $	 2.47

Distributable income 	 $	 29,283 	 $	 34,845 	 $	 33,854 	 $	 33,018 	 $	 131,000

Distributable income per unit - fully diluted 	 $	 0.56 	 $	 0.66 	 $	 0.64 	 $	 0.63 	 $	 2.49
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2009 Quarterly Results

($000’s except per unit) Q1 Q2 Q3 Q4 31-Dec-09

Revenue producing properties

Rental income 	 $	 104,521 	 $	 104,069 	 $	 103,876 	 $	 104,349 	 $	 416,815

Operating expenses

Revenue producing properties 18,037 17,430 18,015 19,747 73,229

Utilities 15,009 8,487 7,683 11,043 42,222

Property taxes 8,266 8,320 9,718 9,134 35,438

41,312 34,237 35,416 39,924 150,889

Net operating income 63,209 69,832 68,460 64,425 265,926

Operating margin 60% 67% 66% 62% 64%

Financing costs 26,169 26,223 26,896 26,505 105,793

Amortization of deferred financing costs 1,163 1,230 2,167 1,462 6,022

Amortization 20,807 21,136 21,292 22,078 85,313

Earnings before corporate charges 15,070 21,243 18,105 14,380 68,798

Corporate charges

Administration 6,757 7,060 6,093 6,801 26,711

Current income taxes 11 (8) – – 3

Future income taxes (recovery) (8,570) 1,151 (1,448) 3,221 (5,646)

Other income and expenses (408) – – – (408)

(2,210) 8,203 4,645 10,022 20,660

Earnings from continuing operations 17,280 13,040 13,460 4,358 48,138

Earnings (loss) from discontinued operations,  
net of tax 389 1,994 1,025 10,521 13,929

Net earnings for the period 	 $	 17,669 	 $	 15,034 	 $	 14,485 	 $	 14,879 	 $	 62,067

Diluted earnings per unit - continuing operations 	 $	 0.32 	 $	 0.24 	 $	 0.27 	 $	 0.08 	 $	 0.91

Diluted earnings per unit - discontinued operations 0.01 0.04 0.01 0.20 0.26

Diluted earnings per unit 	 $	 0.33 	 $	 0.28 	 $	 0.28 	 $	 0.28 	 $	 1.17

Funds from operations 	 $	 30,456 	 $	 36,849 	 $	 34,960 	 $	 30,829 	 $	 133,094

Funds from operations per unit - fully diluted 	 $	 0.57 	 $	 0.70 	 $	 0.66 	 $	 0.58 	 $	 2.51

Distributable income 	 $	 30,757 	 $	 37,170 	 $	 36,281 	 $	 31,100 	 $	 135,308

Distributable income per unit - fully diluted 	 $	 0.58 	 $	 0.70 	 $	 0.69 	 $	 0.58 	 $	 2.55
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EXECUTIVE OFFICES

Calgary
First West Professional Building
Suite 200, 1501 – 1 Street SW
Calgary, Alberta T2R 0W1
Phone: 403 531-9255
Fax: 403 531-9565
Web: www.BoardwalkREIT.com

BOARD OF TRUSTEES

Sam Kolias 
Chairman of the Board
Calgary, Alberta

James Dewald (2) (3)

Calgary, Alberta

Gary Goodman (2) 

Toronto, Ontario

Art Havener (3)

St. Louis, MO

Al Mawani (1) (2) (3)

Thornhill, Ontario

(1) Lead Trustee

(2) �Member of the Audit and  
Risk Management Committee

(3) �Member of the Compensation,  
Governance and Nominations Committee

SENIOR MANAGEMENT

Jonathan Brimmell
Vice President, Operations,
Ontario and Quebec

Dean Burns
General Counsel and Secretary

William Chidley
Senior Vice President, Corporate 
Development

Jean Denis
Vice President, Acquisitions,
Eastern Canada

Ian Dingle
Vice President, Purchasing and 
Contracts

Roberto Geremia
President

Michael Guyette
CIO, VP Operations for Southern 
Alberta and BC

Sam Kolias
Chief Executive Officer

Van Kolias
Senior Vice President, Quality Control

Kelly Mahajan
Vice President, Customer Service  
and Process Design

Helen Mix
Vice President, Human Resources

Lisa Russell
Vice President, Acquisitions,
Western Canada

William Wong
Chief Financial Officer

Bill Zigomanis
Vice President, Investments
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