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November 13, 2025 
 
 
 
 
Management’s Report 
 
 
The accompanying unaudited interim condensed consolidated financial statements of NexLiving Communities Inc. 
are the responsibility of management and have been approved by the Board of Directors. The unaudited interim 
condensed consolidated financial statements have been prepared by management in accordance with International 
Financial Reporting Standards as issued by the International Accounting Standards Board (IFRS Accounting 
Standards). The unaudited interim condensed consolidated financial statements include certain amounts and 
assumptions that are based on management’s best estimates and have been derived with careful judgment. 
 
In fulfilling its responsibilities, management has developed and maintains a system of internal accounting controls. 
These controls are designed to provide reasonable assurance that the financial records are reliable for preparation of 
the unaudited interim condensed consolidated financial statements. The Audit Committee of the Board of Directors 
reviewed and approved the Company’s unaudited interim condensed consolidated financial statements and 
recommended their approval by the Board of Directors. 
 
These financial statements have not been reviewed by the external auditor of the Company. 
 
 
 
 
(signed) “Stavro Stathonikos”        (signed) “Glenn Holmes” 
Chief Executive Officer       Chief Financial Officer 
Toronto, Ontario          Halifax, Nova Scotia 
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The accompanying notes are an integral part of these consolidated financial statements. 
 

  
  

  

September 30,  
2025 

$  

December 31, 
2024 

$ 
     

Assets     
     
Current assets     
Cash  1,730,769  8,498,774 
Accounts receivable  583,239  322,532 
Deposits, prepaids and other assets (note 4)  6,925,345  1,029,855 
  9,239,353  9,851,161 
     
Investment in joint venture (note 5)  2,013,883  – 
     
Investment properties (note 6)  457,109,000  446,965,000 
     
  468,362,236  456,816,161 
     
Liabilities     
     
Current liabilities     
Accounts payable and accrued liabilities (note 7)  3,466,783  6,163,490 
Current portion of mortgages payable (note 8)  47,625,110  22,799,170 
  51,091,893  28,962,660 
     
     
Mortgages payable (note 8)  265,699,727  288,228,014 
     
Deferred income taxes   5,825,000  3,400,000 
  322,616,620  320,590,674 
     
     
Equity (note 9)  145,745,616  136,225,487 
     
  468,362,236  456,816,161 
     
Subsequent events (note 14)     
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Unaudited Interim Condensed Statements of Income and Comprehensive Income 
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  Three months ended September 30,  Nine months ended September 30, 

  
2025 

$  
2024 

$  
2025 

$  
2024 

$ 
Revenue  8,631,338  5,779,436  25,822,301  15,560,221 
         
Property operating expenses  (3,307,018)  (2,274,106)  (10,410,052)  (6,201,927) 
         
Net property operating income  5,324,320  3,505,330  15,412,249  9,358,294 
         
Expenses         
Administrative expenses  (416,825)  (319,724)  (1,619,068)  (1,208,773) 
Stock-based compensation (note 9)  (122,200)  (95,800)  (360,100)  (282,300) 
         
   (539,025)  (415,524)  (1,979,168)  (1,491,073) 
Finance costs         
Interest expense  (2,468,537)  (1,859,559)  (7,549,759)  (5,026,745) 
Accretion expense (note 8)  (352,950)  (107,900)  (1,058,851)  (107,900) 
Amortization expense (note 8)  (152,730)  (138,861)  (466,843)  (388,920) 
         
   (2,974,217)  (2,106,320)  (9,075,453)  (5,523,565) 
Other income          
Interest income  4,506  63,161  40,091  152,823 
Gain on sale of investment properties  –  5,332  –  513,223 
Share of income from joint venture (note 5)   51,166  –  83,112  – 
Fair value adjustment to investment properties  416,985  8,868,836  8,463,471  9,261,128 
         
   472,657  8,937,329  8,586,674  9,927,174 
         
Net income before income taxes  2,283,735  9,920,815  12,944,302  12,270,830 
         
Current income tax expense  –  –  (21,000)  – 
Deferred income tax expense  (150,000)  (1,900,000)  (2,425,000)  (1,900,000) 
         
Net income and comprehensive income for 
the periods  2,133,735  8,020,815  10,498,302  10,370,830 
         
Net income per share – basic (note 11)  $0.06  $0.36  $0.32  $0.56 
         
Net income per share – diluted (note 11)  $0.06  $0.36  $0.32  $0.56 
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Unaudited Interim Condensed Consolidated Statements of Changes in Equity 
For the nine-month periods ended September 30, 2025 and 2024 
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The accompanying notes are an integral part of these consolidated financial statements. 

  

Number of  
shares 

#   

Share 
capital 

$  

Contributed 
surplus 

$  

Retained 
earnings 

$  
Total 

$ 
           

Balance – December 31, 2024  32,877,782  112,633,148  5,175,921  18,416,418  136,225,487 
           
Net income and comprehensive income for the period  –  –  –  10,498,302  10,498,302 
Shares issued pursuant to redemption of DSUs (note 9)  14,534  35,858  (49,400)  –  (13,542) 
Repurchase of common shares (note 9)  (202,000)  (691,234)  348,964  –  (342,270) 
Dividends paid  –  –  –  (982,461)  (982,461) 
Stock-based compensation (note 9)  –  –  360,100  –  360,100 
           
Balance – September 30, 2025  32,690,316  111,977,772  5,835,585  27,932,259  145,745,616 
           
 
 

  

Number of  
shares 

#  

Share 
capital 

$  

Contributed 
surplus 

$  

Retained 
earnings 

$  
Total 

$ 
           

Balance – December 31, 2023  16,464,483  63,567,867  5,076,172  5,989,403  74,633,442 
           
Net income and comprehensive income for the period  –  –  –  10,370,830  10,370,830 
Shares issued pursuant to acquisition (note 9)  16,333,682  49,292,797  –  –  49,292,797 
Repurchase of common shares (note 9)  (6,800)  (26,254)  13,347  –  (12,907) 
Dividends paid  –  –  –  (657,213)  (657,213) 
Stock-based compensation (note 9)  –  –  282,300  –  282,300 
           
Balance – September 30, 2024  32,791,365  112,834,410  5,371,819  15,703,020  133,909,249 
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Unaudited Interim Condensed Consolidated Statements of Cash Flows 
For the nine-month periods ended September 30, 2025 and 2024 
(expressed in Canadian dollars) 
 

 

 
 

 

 
 

  
  

The accompanying notes are an integral part of these consolidated financial statements. 

  
2025 

$  
2024 

$ 
     

Cash provided by (used in)     
     
Operating activities     
Net income and comprehensive income for the periods  10,498,302  10,370,830 
Charges to income not affecting cash     

Interest expense (note 3)  7,549,759  5,026,745 
Stock-based compensation expense (note 9)  360,100  282,300 
Change in fair value of investment properties (note 6)  (8,463,471)  (9,261,128) 
Amortization expense  466,843  388,920 
Accretion expense  1,058,851  107,900 
Share of profit from joint venture  (83,112)  – 
Gain on sale of investment property  –  (513,223) 
Deferred income tax expense   2,425,000  1,900,000 

     
  13,812,272  8,302,344 
Net changes in non-cash working capital balances related to operations     

Accounts receivable  (260,707)  (108,925) 
Deposits and prepaids  (1,305,490)  (1,395,755) 
Accounts payable and accrued liabilities  (3,064,410)  6,116,203 

     
  9,181,665  12,913,867 
     
Financing activities     
Repurchase of share for cancellation  (342,270)  – 
Repayment of capital expenditure facility  (237,761)  – 
Interest paid  (7,195,597)  (4,615,437) 
Proceeds from mortgage financing, net of costs  25,447,974  17,405,570 
Repayments of mortgage principal  (24,438,255)  (18,042,545) 
Payment of dividends  (982,461)  (657,213) 
     
  (7,748,370)  (5,909,625) 
     
Investing activities     
Investment in joint venture (note 5)  (1,930,771)  – 
Deposit on investment property acquisition (note 4)  (4,590,000)  – 
Acquisition of investment properties (note 6)  –  (7,428,687) 
Proceeds from sale of investment property  –  4,763,734 
Additions to investment properties (note 6)  (1,680,529)  (1,437,184) 
     
  (8,201,300)  (4,102,137) 
     
Change in cash during the period  (6,768,005)  2,902,105 
     
Cash – Beginning of period  8,498,774  5,340,476 
     
Cash – End of period  1,730,769  8,242,581 
     
 

 
 



 

NexLiving Communities Inc. 
Notes to Unaudited Interim Condensed Consolidated Financial Statements 
For the three-month and nine-month periods ended September 30, 2025 and 2024 
(expressed in Canadian dollars) 
 

 

 
 

(1) 

 

 
 

  
  

1 Nature of operations 

NexLiving Communities Inc. (the "Company”) was incorporated under the Canada Business Corporations Act on August 
9, 2011. Its registered office is located at 45 Alderney Drive, Dartmouth, Nova Scotia, B2Y 2N6, Canada. The Company’s 
business is the ownership and management of multi-unit residential real estate with a focus on low-and mid-rise properties 
in bedroom communities in Canada. The common shares of the Company are listed on the TSX Venture Exchange 
(“TSXV” or the “Exchange”) under the symbol NXLV. 

2 Basis of presentation and statement of compliance 

These unaudited interim condensed consolidated financial statements have been prepared in accordance with International 
Accounting Standard 34, Interim Financial Reporting (“IAS 34”). Accordingly, certain information normally included in 
annual financial statements prepared in accordance with International Financial Reporting Standards as issued by the 
International Accounting Standards Board, has been omitted or condensed. These interim condensed consolidated financial 
statements should be read in conjunction with the Company’s annual audited financial statements for the year ended 
December 31, 2024. 

The Board of Directors approved the consolidated financial statements for issue on November 13, 2025. 

3 Material accounting policy information 

These financial statements have been prepared using the same accounting policies and methods of computation as the 
annual financial statements of the Company for the year ended December 31, 2024. Refer to note 3 Material accounting 
policy information, of the Company’s annual consolidated financial statements for the year ended December 31, 2024 for 
information on accounting policies, as well as new accounting standards not yet effective. 

Investment in associates 

On May 1, 2025, the Company entered into a joint venture arrangement. A joint venture is an entity over which the 
Company shares joint control with other parties and where the joint venture parties have rights to the net assets of the joint 
venture. Joint control exists where there is a contractual agreement for shared control and wherein decisions about the 
significant relevant activities of the arrangement require unanimous consent of the parties sharing control.  

Investment in joint venture is accounted for using the equity method. Under the equity method, the investment is initially 
recorded at cost, which includes costs directly attributable to the acquisition. The carrying amount of the investment is 
adjusted to recognize changes in the Company’s share of net assets of the joint venture since the acquisition date.  

Changes in accounting policy 

During 2024, the Company changed its accounting policy for the presentation of cash interest paid in the consolidated 
statement of cash flows. Specifically, cash interest that was previously included in operating cash flows has been 
reclassified to financing cash flows as permitted by IAS 7 – Statement of cash flows. Cash interest paid relates primarily to 
interest paid on the Company’s mortgages payable. Management believes this change better aligns the presentation of cash  
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3 Material accounting policy information (continued) 

Changes in accounting policy (continued) 

flows for interest with other cash flows related to debt financing activities. The change in accounting policy was applied 
retrospectively. 

4 Deposits and prepaids 

The following table summarizes the changes in deposits and prepaids for the nine-month period ended September 30, 2025 
and the year ended December 31, 2024. 

  

September 30, 
2025 

$  

December 31, 
2024 

$ 
     

         Deposits  4,690,493  120,042 
         Prepaids  2,234,852  909,813 
     
  6,925,345  1,029,855 
 

On September 25, 2025, the Company entered into an agreement to acquire 108 townhouses under construction in the 
Barrhaven suburb of Ottawa, ON, for a total purchase price of $43.5 million. Construction is expected to be completed 
over the course of 2026.  
 
The Company has assigned its right to acquire the properties to a newly formed single-purpose entity (“SPE”) owned by 
Devcore Group Inc. (“Devcore”), a related party, to mitigate certain development and lease-up risks. The Company has 
provided financing to the SPE through a zero-coupon, two-year convertible debenture of approximately $4.35 million, 
representing 10% of the purchase price. The balance of the $43.5 million consideration is expected to be funded through 
long-term CMHC-insured mortgages. Under the terms of the convertible debenture, Devcore will lease up the properties, 
provide a 12-month rental guarantee, arrange CMHC-insured mortgage financing, and secure an estimated $5 million HST 
rebate. 
 
Upon achievement of these milestones, the Company will convert the debenture and acquire 100% ownership of the SPE. 
As consideration, Devcore will receive a performance-based fee equal to 40% of the HST rebate, capped at approximately 
$2.0 million. The Company has determined that it controls the SPE, as it retains the right to convert the debenture and 
acquire 100% ownership at any time. Therefore, the results of the SPE have been consolidated in there interim condensed 
consolidated financial statements. 

5 Investment in joint venture 

On May 1, 2025, the Company acquired a 50% ownership interest in a portfolio comprising 169 suites across eight multi-
residential properties located in Winnipeg, Manitoba for $1.9 million. The portfolio is currently financed with CMHC 
insured mortgages totaling approximately $14.4 million, bearing a weighted-average interest rate of 2.72% and a 
remaining average term to maturity of approximately three years. 
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Investment in joint venture (continued) 

The following tables represent the financial position of the Company’s equity accounted investee on a 100% basis: 

 
 

September 30,  
2025 

$  

December 31, 
2024 

$ 
     

     
Current assets  37,832  – 
Non-current assets  19,096,307  – 
Current liabilities  (202,391)  – 
Non-current liabilities  (14,903,982)  – 
Net assets  4,027,766  – 
     
The Company’s interest  2,013,883  – 

 
 
  

 
Three months ended September 30,  Nine months ended September 30, 

  
2025 

$  
2024 

$  
2025 

$  
2024 

$ 
        Revenue  448,552  –  738,769  – 
        Operating and other expenses  (249,687)  –  (411,356)  – 
        Interest  (96,531)  –  (161,189)  – 
        Net income  102,334  –  166,224  – 

         
        The Company’s interest  51,167  –  83,112  – 
  

6 Investment properties 

The following table summarizes the changes in investment properties for the nine-month period ended September 30, 2025 
and the year ended December 31, 2024: 

 
 

September 30,  
2025 

$  

December 31, 
2024 

$ 
     

Balance – Beginning of period  446,965,000  240,618,000 
     
Acquisitions during the period  –  216,324,520 
Additions during the period  1,680,529  1,970,864 
Disposal of investment properties  –  (24,286,000) 
Fair value adjustments  8,463,471  12,337,616 
     
Balance – End of period  457,109,000  446,965,000 
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Notes to Unaudited Interim Condensed Consolidated Financial Statements 
For the three-month and nine-month periods ended September 30, 2025 and 2024 
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6 Investment properties (continued) 

The Company disposed of two properties during 2024 and recorded a gain on sale of $115,199. On December 12, 2024, 
the Company completed the sale of the 35-suite property located at 39 Pleasant Street, Moncton, NB for $5.8 million. On 
June 24, 2024, the Company completed the sale of the 127-suite property located at 145-155 McLaughlin Road, Moncton, 
NB for $19.4 million. 

On August 30, 2024, the Company completed the acquisition of a portfolio of multi-family assets in eastern Ontario and 
Quebec, consisting of 16 properties and 991 units from 8985979 Canada Inc. and Devcore Group Inc. (collectively, 
“Devcore”). As consideration, the Company issued 16,333,682 common shares and assumed existing mortgages with a 
face value of $164,675,262 (note 7) and paid cash consideration of $295,680. On October 29, the Company completed the 
acquisition of the final unowned suite at Place Nelson Morin, a 60-unit complex in Gatineau, QC. NexLiving had 
previously acquired 59 of the 60 suites as part of the Devcore transaction, and the remaining suite, which was owned by a 
local resident, was purchased for $247,500.  

The Company has evaluated the transaction under the guidelines of IFRS 3, Business Combinations, and the Company 
elected to apply the optional concentration test as outlined in the standard. The test determined that substantially all of the 
fair value of the gross assets acquired was concentrated in a single identifiable asset or group of similar assets, specifically 
the investment properties. As such, the transaction was accounted for as an asset acquisition. The acquisition of the 
Devcore portfolio resulted in an increase to investment properties of $216,077,020, including transaction costs of 
$7,830,417. The mortgages assumed were recognized at fair value, in the amount of $158,864,203 (note 8). The equity 
consideration issued as part of the transaction was measured at $48,865,429 (note 9).  

The fair value of investment properties is a Level 3 fair value measurement. The fair value represents the estimated price 
that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market participants at 
the measurement date. All investment properties acquired to date were arm’s length transactions and the purchase prices 
were supported by independent appraisals. Fair value is estimated using the capitalized net operating income method with 
the 12-month forward net operating income stabilized for any non-recurring expenses divided by a market capitalization 
rate. Key assumptions include the capitalization rate, forecasted rental income and vacancies and forecasted operating 
expenses for each specific property. For two investment properties, representing 25 units, the Company utilizes the direct 
comparison approach, which estimates fair value based on recent sales of comparable properties in the same or similar 
market. The selection of valuation methodology is based on the availability and relevance of market data as well as the 
specific characteristics of each property.  

The September 30, 2025 capitalization rates used to value the Company’s investment properties ranged from 4.5% to 
5.25%, and the weighted average capitalization rate was 4.90% (December 31, 2024 – ranged from 4.50% to 5.25% with a 
weighted average capitalization rate of 4.82%).  

The following table summarizes the impact of changes in capitalization rates and stabilized net operating income on the 
fair value of the Company’s investment properties. 
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6 Investment properties (continued) 

    Change in stabilized NOI 
             
    (2.00)%  (1.00)%  –%  1.00%  2.00% 
    $  $  $  $  $ 
             

Change in 
capitalization 
rate 

 (0.50)%  41,381,000  46,421,000  51,460,000  56,499,000  61,538,000 
 (0.25)%  14,810,000  19,578,000  24,346,000  29,114,000  33,882,000 
 –%  (9,048,000)  (4,523,000)  -  4,526,000  9,051,000 
 0.25%  (30,588,000)  (26,283,000)  (21,978,000)  (17,673,000)  (13,369,000) 

  0.50%  (50,132,000)  (46,027,000)  (41,921,000)  (37,816,000)  (33,711,000) 
 
             

7 Accounts payable and accrued liabilities 

As at September 30, 2025, accounts payable and accrued liabilities consist of the following: 

  

September 30, 
2025 

$  

December 31, 
2024 

$ 
     

         Accounts payable  2,050,361  1,415,528 
         Transaction costs (note 6)  -  3,885,906 
         Accrued expenses  1,416,422  862,056 
     
  3,466,783  6,163,490 
     
8 Mortgages payable 

  

September 30,  
2025 

$  

December 31, 
2024 

$ 
     

Mortgages payable  322,889,566  321,156,679 
Less: Fair value adjustment on assumed mortgages  (4,537,812)  (5,574,462) 
Less: Unamortized deferred financing costs  (5,026,917)  (4,555,033) 

     
  313,324,837  311,027,184 

Less: Current portion  (47,625,110)  (22,799,170) 
     
  265,699,727  288,228,014 

 
As at September 30, 2025, all of the Company’s investment properties, excluding two, had been pledged as security 
against the mortgages payable. 

On March 11, 2025, the company fully repaid its construction loan which had a balance of $237,761. 

The Company’s mortgages bear interest at a weighted average interest rate of 3.11% (2024 – 3.17%) with a remaining 
weighted average term to maturity of 3.8 years (2024 – 4.2 years). The fair value of mortgages payable is approximately  
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8 Mortgages payable (continued) 

$327.0 million and has been determined by discounting the future cash flows using discount rates that reflect current 
market conditions for instruments with similar terms and risks.  

The following table summarizes the changes in the aggregate mortgage values for the periods ended September 30, 2025 
and December 31, 2024: 

  

September 30,  
2025 

$  

December 31, 
2024 

$ 
     

Balance – Beginning of period  311,027,184  170,385,946 
Mortgage proceeds  26,408,775  38,096,682 
Mortgages assumed, net of fair value adjustment  –  158,864,203 
Mortgages on sold properties, net of costs  –  (17,137,103) 
Repayments  (24,676,016)  (38,052,906) 
Accretion expense  1,058,851  461,600 
Additions to finance costs  (960,800)  (2,189,867) 
Amortization of finance costs  466,843  598,629 
     
Balance – End of period  313,324,837  311,027,184 

 

The annual principal and interest payments in relation to the mortgages payable over the 12-month periods ending 
September 30 are as follows: 

  
Interest  
payable  

Principal 
repayment  

Maturing 
weighted 
average 

interest rate 
  $  $  % 
       

2026   9,587,844   47,625,110  2.37% 
2027   8,441,743   43,705,780  2.44% 
2028   6,967,328   72,215,152  3.54% 
2029   4,515,537   31,453,555  3.80% 
2030   3,508,286   55,963,888  2.52% 
Thereafter    7,036,852  71,926,081  3.68% 

       
       
9 Share capital 

a) Authorized capital stock 

Unlimited number of common shares, without nominal or par value 
Unlimited number of preferred shares, without nominal or par value, issuable in one or more series 
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9 Share capital (continued) 

a) Authorized capital stock (continued) 

Common shares issued and fully paid:  

  

Number of 
shares 

#  

 
Amount 

$ 
     
     

Balance – December 31, 2023  16,464,483  63,567,867 
     
Shares issued pursuant to acquisitions  16,333,682  49,292,797 
Shares repurchased for cancellation  (6,800)  (26,254) 
     
Balance – September 30, 2024  32,791,365  112,834,410 
     
     
     
Balance – December 31, 2024   32,877,782  112,633,148 
     
Shares issued pursuant to redemption of DSUs  14,534  35,858 
Shares repurchased for cancellation  (202,000)  (691,234) 
     
Balance – September 30, 2025  32,690,316  111,977,772 
     

b) Equity issuances 

On August 30, 2024, the Company issued 16,333,682 common shares as part of the Devcore acquisition (note 5). 
Given the transaction involved the issuance of shares, the fair value of investment properties was first determined, 
along with the fair value of mortgages assumed, to determine the amount to be allocated to the common shares 
issued. 

c) Security-based compensation plans 

The Company has a deferred share unit plan (DSU Plan) and a common share purchase option plan. Pursuant to the 
DSU Plan, participants may elect to receive all or a portion of their annual compensation or bonus compensation, if 
any, in DSUs. The election, if it is made, must be for a minimum of 10%, or a multiple thereof, of such compensation 
in DSUs. The number of DSUs received is equal to the amount of compensation elected to be received in DSUs, 
divided by the volume-weighted average trading price of the common shares on the TSXV for the five trading days 
immediately prior to the payment date. DSUs awarded under the DSU Plan in lieu of annual or bonus compensation 
will vest immediately. 

In addition, the Board of Directors has the authority to make discretionary awards of DSUs to participants under the 
DSU Plan. DSUs granted pursuant to discretionary awards will vest in accordance with the vesting schedule 
determined by the Board of Directors. Generally, DSUs will vest equally over three years, with one-third of the 
awarded DSUs vesting on each of the first, second and third anniversaries of the date of the award. As at September  
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9 Share capital (continued) 

c)     Security-based compensation plans (continued) 

30, 2025, a total of 788,900 (December 31, 2024 – 426,450) DSUs were outstanding, of which 316,466 (December 
31, 2024 – 211,233) DSUs have vested. 

All unvested DSUs will vest immediately in the case of a change of control of the Company. In addition, in the event 
of the death or termination without cause of a participant who received DSUs, the participant’s DSUs will vest 
immediately. The Board of Directors may at any time shorten the vesting period of any or all DSUs. 

Each DSU held by a participant must be redeemed by the Company within ten years of grant for common shares 
issued from treasury. Each vested DSU held by a participant who ceases to be an eligible employee, director or 
officer shall be redeemed by the Company effective as at the separation date for DSU Plan shares issued from 
treasury. 

On June 24, 2025, the Board of Directors approved the issuance of 120,000 DSUs to directors and management of 
the Company. The DSUs vest over three years in accordance with the provisions of the Company’s DSU Plan. The 
fair value per DSU granted was $1.86. 

On February 26, 2025, the Board of Directors approved the issuance of 198,000 DSUs to an officer of the Company. 
The DSUs vest over three years in accordance with the provisions of the Company’s DSU Plan. The fair value per 
DSU granted was $1.66. 

On May 15, 2024, the Board of Directors approved the issuance of 220,000 DSUs to directors, management and 
consultants of the Company. The DSUs vest over three years in accordance with the provisions of the Company’s 
DSU Plan. The fair value per DSU granted was $1.68. 

The Company charged $122,200 in non-cash stock-based compensation to operations for the three months ended 
September 30, 2025 (September 30, 2024 – $95,800), of which $121,900 (September 30, 2024 – $86,100) related to 
DSUs issued to officers and directors of the Company.  

The Company charged $360,100 in non-cash stock-based compensation to operations for the nine months ended 
September 30, 2025 (September 30, 2024 – $282,300), of which $341,600 (September 30, 2024 – $266,600) related 
to DSUs issued to officers and directors of the Company.  

The table below summarizes the changes for the nine-month periods ended September 30, 2025 and 2024 
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9 Share capital (continued) 

c)     Security-based compensation plans (continued) 

  
 

 Number of DSUs 
#    

     
Balance – December 31, 2023  426,450   
     
Issued during the period  220,000   
     
Balance – September 30, 2024  646,450   
     
     
Balance – December 31, 2024  493,200   
     
Issued during the year  318,200   
Redeemed during the period  (22,500)   
     
Balance – September 30, 2025  788,900   

 

The Company has a share option plan for directors, officers, employees and consultants. The exercise price of the 
stock options is determined by the Board of Directors when the options are granted, but it cannot be less than the 
closing price of the Company’s shares on the TSXV on the business day immediately preceding the day on which the 
option is granted. The maximum exercise period of the stock options is ten years. 

In determining the stock-based compensation expense, the fair value of options issued is estimated at the grant date 
using the Black-Scholes option pricing model. Option pricing models require the input of highly subjective 
assumptions, including the expected volatility.  

No options were issued during the nine months ended September 30, 2025, and the year ended December 31, 2024. 
Options granted and outstanding at September 30, 2025, and December 31, 2024, totalled 52,500, of which 15,000 
have an exercise price of $4.80 and expire May 15, 2030, and 37,500 have an exercise price of $3.80 and expire April 
20, 2031. 

Options vested and exercisable as at September 30, 2025, and December 31, 2024, totaled 52,500 with a weighted 
average exercise price of $4.09 per share. 

The maximum number of common shares issuable under the two compensation plans is equal to 10% of the total 
issued and outstanding common shares. As at September 30, 2025, the maximum number of common shares 
remaining available for issuance under both compensation plans is 2,148,381. 
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9 Share capital (continued) 

d) Share repurchases  

Pursuant to a notice of intention to make a normal course issuer bid (NCIB) filed with the TSXV, the Company may 
repurchase for cancellation up to 1,300,000 common shares in its own capital stock during the period from June 2, 
2025 to June 2, 2026. 

The price that the Company will pay for any such common shares will be the prevailing market price at the time of 
acquisition. All common share purchases under the NCIB will be made on the open market through the facilities of 
the TSXV, other designated exchanges and/or alternative Canadian trading systems and will be purchased for 
cancellation. The funding for any purchase pursuant to the NCIB will be financed out of the working capital of the 
Company. 

During the nine-month period ended September 30, 2025, the Company purchased for cancellation 202,000 shares 
(September 30, 2024 – 6,800 shares) at a cost of $342,270 (September 30, 2024 - $12,907) at $1.69 per share. The 
excess of the historical book value of the shares over the purchase price of $348,964 (September 30, 2024 - $13,347) 
has been recorded to contributed surplus, and $691,234 (September 30, 2024 - $26,254) has been charged to share 
capital.  

10 Related party transactions 

Management and board compensation 

Key management includes the Company’s officers and directors. 

  
Three months ended September 30, 

 

  
2025 

$  
2024 

$ 
     

Cash and accrued compensation  95,000  59,032 
Stock-based compensation (note 9(c))  121,900  86,100 
     
  216,900  145,132 
 

  
Nine months ended September 30, 

 

  
2025 

$  
2024 

$ 
     

Cash and accrued compensation  468,333  696,780 
Stock-based compensation (note 9(c))  341,600  266,600 
     
  809,933  963,380 
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10    Related party transactions (continued) 

Property operating expenses  

The Company holds assets and conducts operations within the same geographic region as entities under the control of two 
of its directors. In the normal course of business, the Company entered into a cost sharing arrangement with these related 
parties, resulting in expenditures totaling $436,570 during 2025 (September 30, 2024 - $69,417). Additionally, the 
Company also engaged a telecommunications provider controlled by one director to deliver services to its tenants, 
incurring costs of $197,175 (September 30, 2024 - $24,059). 

11 Earnings per share 

  Three months ended September 30, 
  2025  2024 
             

  
Income 

$  

Weighted 
average 

shares 
#  

Per 
share 

amount 
$  

Income 
$  

Weighted 
average 

shares 
#  

Per 
share 

amount 
$ 

             
             

Net income per share – basic  2,133,735  33,016,782   0.06  8,020,815  22,263,497  0.36 
Dilutive impact of stock options, 

and DSUs  –  167,865   –  –  80,911  – 
             

Net income per share – diluted  2,133,735  33,184,647   0.06  8,020,815  22,344,407  0.36 
 

  Nine months ended September 30, 
  2025  2024 
             

  
Income 

$  

Weighted 
average 

shares 
#  

Per 
share 

amount 
$  

Income 
$  

Weighted 
average 

shares 
#  

Per 
share 

amount 
$ 

             
             

Net income per share – basic  10,498,302  33,090,374   0.32  10,370,830  18,540,285  0.56 
Dilutive impact of stock options, 

warrants and DSUs  –  163,484   –  –  75,315  – 
             

Net income per share – diluted  10,498,302  33,253,858   0.32  10,370,830  18,615,600  0.56 
 

The Company’s potentially dilutive instruments include the stock options and DSUs. For the three months and nine 
months ended September 30, 2025 and September 30, 2024, the stock options were anti-dilutive and the DSUs were 
dilutive.  
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12 Capital management 

The Company manages its capital structure and makes adjustments to it based on the funds available to the Company. The 
Company considers capital to be shareholders’ equity, which at September 30, 2025 totalled $145,272,065 (December 31, 
2024 - $136,225,487). The Board of Directors does not establish quantitative return on capital criteria for management, but 
rather relies on the expertise of the Company’s management to sustain future development of the business. The Company 
is not subject to externally imposed capital requirements. 

13 Financial instruments and other  

Interest rate risk 

The Company is exposed to interest rate risk on its borrowings and could be adversely affected if it were unable to obtain 
cost-effective financing. This risk is mitigated as 100% of the Company’s interest bearing financial liabilities have fixed 
rates of interest. Assuming a 100 basis point increase in interest rates, financing costs would increase by approximately 
$3,200,000 over time. 

Credit risk 

Credit risk arises from the possibility that tenants may experience financial difficulty and will be unable to fulfill their 
lease commitments. The Company attempts to mitigate its credit risk by ensuring its tenant mix is heavily weighted to 
creditworthy tenants. The Company further manages credit risk by holding its cash with high quality financial institutions 
in Canada, where management believes the risk of loss to be low. 

Liquidity risk 

Liquidity risk is the risk that the Company will encounter difficulty in meeting its financial obligations. The Company has 
financed acquisitions of investment properties with mortgages, which are periodically required to be refinanced based on 
the prevailing market conditions at the end of the mortgage term. Within the next 12 months, mortgages totalling 
$43,801,301 will mature.  

Management believes it has access, through its working capital, operating cash flows and expected mortgages renewals, to 
sufficient capital to meet the Company’s obligations for the next 12 months. 

14 Subsequent events  

On October 9, 2025, the Company completed the sale of the10-unit property located on 1101 Chemin de Montreal, 
Gatineau, QC for $2.0 million. 

On November 13, 2025, the Company declared a dividend of $0.01 per common share for the quarter ending September 
30, 2025, representing $0.01 per share on an annualized basis. The dividend will be paid on December 24, 2025, to 
shareholders of record on December 5, 2025.  

Subsequent to September 30, 2025, the Company repurchased a total of 45,200 common shares at a cost of $105,948 
pursuant to its NCIB, representing an average price of $2.33. 



 

 

 


