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Cautionary Statement
Forward-Looking Information
Certain statements contained in this presentation with respect to Mainstreet Equity Corp (the "Corporation") constitute “forward-
looking statements” as such term is used in applicable Canadian securities laws. These statements relate to analysis and other 
information that are based on forecasts of future results, estimates of amounts not yet determinable and assumptions of 
management. In particular, statements concerning growth potential, increasing marketing efforts and estimates related to future 
market value, revenues and profitability, timing of re-financing of debt, cost reductions, maximizing efficiencies, adding 
incremental value, condominium conversion, the Corporation’s funding sources to meet various obligations and other factors and 
events described in this document should be viewed as forward-looking statements to the extent that they involve estimates 
thereof. Any statements that express or involve discussions with respect to predictions, expectations, beliefs, plans projections, 
objectives, assumptions or future events or performance (often, but not always, using words or phrases such as “expects” or 
“does not expect”, “is expected”, “anticipates” or “does not anticipate”, “plans”, “estimates” or “intends”, or stating that certain 
actions, events or results “may”, “could”, “would”, “might” or “will” be taken, occur or be achieved) are not statements of 
historical fact and should be viewed as “forward-looking statements”. Such forward-looking statements involve known and 
unknown risks, uncertainties and other factors which may cause the actual results, performance or achievements of the 
Corporation to be materially different from any future results, performance or achievements expressed or implied by such 
forward-looking statements. Such risks and other factors include, among others, costs and timing of the development of existing 
properties, availability of capital to fund marketing and stabilization programs, other issues associated with the real estate 
industry including, but without limitation, fluctuations in vacancy rates, inoccupation of units during renovations, fluctuations in 
utility and energy costs, credit risks of tenants, fluctuations in interest rates, availability of capital, the effects of a recessionary 
economy and such other business risks as discussed herein and other publicly filed disclosure documents. Although the 
Corporation has attempted to identify important factors that could cause actual actions, events or results to differ materially from 
those described in forward-looking statements there may be other factors that cause actions events or results not to be 
anticipated, estimated or intended. There can be no assurance that such statements will prove to be accurate as actual results and 
future events could vary or differ materially from those anticipated in such statements. Accordingly, readers should not place 
undue reliance on forward-looking statements contained in this presentation.
Forward-looking statements are made based on management’s beliefs, estimates and opinions on the date the statements are 
made and the Corporation undertakes no obligation to update forward-looking statements and if these beliefs, estimates and 
opinions or other circumstances should change, except as required by applicable law.

No Solicitation
The presentation is not a solicitation to purchase securities of the Corporation and should not be considered an offering or 
solicitation document to purchase securities of the Corporation. 



Mainstreet Equity Corp.
Á We are a Corporation not a REIT

Á We are an add-value consolidator of mid-market multi-family apartment buildings

ï Mid-Market Characteristics

ÅTypically less than 100 units

ÅFragmented Mom & Pop ownership

ÅOwner neglect and mismanagement

ÅGreater deferred maintenance

ÅOwners have limited access to capital

ÅHigher vacancy / Lower rents

In 1998, we started out with 272 units with a market value of $17 million; 

YTD we own and manage 7,797 units with a market value of $962 million.

Our current platforms are:
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Greater Toronto AreaSaskatoonEdmontonCalgarySurrey & Abbotsford

92% of total portfolio (Western Canada)



The  #1 Driver in the Apartment Business

Existing rental apartments are trading significantly below replacement cost

Management believes:

Á Current market rents do not justify new construction due to high costs

Á Increasing demand and limited supply will continue to create favourable 
rental market conditions
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(Cost to build comparable
new apartments)

Mainstreet’s 
Purchase

Price

Market
Value

Replacement
Cost*

MACRO FUNDEMENTAL



Demand
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ABBOTSFORD

Rental Universe: 3,741
[Mid-market: 3,631 (97%)] (2011)
Vacancy Rate: 6.7% (Oct. 2011)

Net Migration:  1,850 (2011f) [49% of total rental universe]

Calculation of ownership Premium = Principal & Interest for  
Avg. Resale Home minus Avg. 2-bedroom Apartment Rent: NA

SURREY 

Rental Universe: 5,453
[Mid-market: 4,874 (89%)] (2011)
Vacancy Rate: 3.7

Net Migration:  NA [NA]

Calculation of ownership Premium  = Principal & Interest for  Avg. 
Resale Home minus Avg. 2-bedroom Apartment Rent: NA

CALGARY

Rental Universe: 34,814
[Mid-market: 24,626 (71%)] (2011)
Vacancy Rate: 1.9% (Oct. 2011)

Net Migration:  15,500 (2011f) [45% of total rental universe]

Calculation of ownership Premium  = Principal & Interest for  Avg. 
Resale Home minus Avg. 2-bedroom Apartment Rent: $1,281 (2011)

EDMONTON

Rental Universe: 57,941
[Mid-market: 46,884 (81%)] (2011)
Vacancy Rate: 3.3% (Oct. 2011)

Net Migration:  14,000 (2011f) [24% of total rental universe]

Calculation of ownership Premium  = Principal & Interest for  Avg. 
Resale Home minus Avg. 2-bedroom Apartment Rent:  $842 (2011)

SASKATOON

Rental Universe: 12,478
[Mid-market: 11,376 (91%)] (2011)
Vacancy Rate: 2.6% (Oct. 2011)

Net Migration:  4,500 (2011f) [36% of total rental universe]

Calculation of ownership Premium  = Principal & Interest for  Avg. 
Resale Home minus Avg. 2-bedroom Apartment Rent: $819 (2011)

Effective April 19, 2010 the Canadian Federal Government adjusted mortgage qualification regulations now requiring  all borrowers to meet 
the standards for a five-year fixed-rate mortgage, even if they choose a variable mortgage with a lower rate or a shorter term.

Calculation of Ownership Premium Assumptions: Calculations of monthly carrying costs based on: 5-year posted mortgage rate; Average 
resale price; 25-year amortization, 5% down on purchase price.

All numbers obtained from CMHC, CREA. (CMHC calculations).

MACRO FUNDEMENTAL



The Driver Behind Our Value Creation
The Mainstreet

Ψ±![¦9 /I!LbΩ
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ACQUISITIONS Identify and buy under-performing rental units at 

prices well below replacement costs.

CAPITAL IMPROVEMENTS   Increase the asset value of Mainstreet’s 

portfolio by renovating acquired properties.

OPERATIONAL EFFICIENCIES  Minimize operating costs through 
professional management, efficient technology and energy-saving 
equipment.

VALUE ENHANCEMENT  Reposition renovated properties in the 
market, as a Mainstreet branded product, for higher rents, and 
maintain and build customer loyalty through high levels of service.

FINANCING Maintain a sound capital structure with access to capital 
markets.

DIVESTITURES Occasionally sell mature real estate properties to 
redirect capital into newer, higher potential properties.

PORTFOLIO

As at Q4 2011 
5,700 units are 
stabilized out of 
the total portfolio 
of  7,362 units.

77%

Stabilized

23%

Unstabilized

MICRO FUNDEMENTAL



5 KEY DRIVERS

1. Acquire underperforming assets at attractive prices

2. Limited to no competition from REITs 
and Pension Funds in the mid-market sector

3. Internalized construction capabilities

4. Internalized operations platform / systems are scalable

5. Internalized marketing / effective branding 

Mainstreet’s Competitive Advantages
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Adding Value – The Mainstreet ‘Spec’
Exterior and Mechanical:

1. Façade: siding, entrance (canopy), 
landscaping; 

2. Balconies: install glass panels and
new flooring;

3. Roof and window repairs and upgrades;

4. Hallway: door, wall and flooring upgrades;

5. Insulation, furnace, boilers;

6. Elevator upgrades; and

7. Install security systems.

Suites:

1. Kitchen: new appliances, cabinets, counter 
tops, flooring;

2. Bathroom: replace bathtub, vanity, toilet,
new wall and floor tiling; 

3. Living room: install wood laminate flooring,
window coverings, overhead fans, 
pewter knobs
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Before

After

MICRO FUNDEMENTAL



Operating Efficiencies
EXPENSE REDUCTION

Á Mainstreet’s aggressive renovation program has resulted in significant expense 
reductions in key areas such as:
ï Electrical (install compact fluorescent bulbs: LED bulbs for emergency exit signs)

ï Water (dual flush toilets;  low-flow aerators installed on showers and all taps)

ï Install energy efficient windows / exterior (new siding) / new Insulation

Á The majority of the existing units have been 
upgraded with energy efficient devices.

Á Ability to achieve economies of scale
ï Fixed price gas contracts

ï National deal on bulk purchasing discount 
for construction supplies

Á Automated debit of monthly rents

Á Software (‘real-time’, web-based, national operations system)

Á Advertising & Marketing (reduced costs by: internalizing marketing & advertising; 
shift advertising from print  to online; invest in company website to drive rentals)

Á Financial Reporting (internalize design and production for annual & quarterly reports)
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“This is a fixed 
cost business -
every increase in 
revenue or 
reduction in 
expense goes to 
the bottom line”

MICRO FUNDEMENTAL



Efficiencies in Mid-Market

Á Higher operating margins versus larger 
concrete complexes
ï Low rise properties have relatively less operating 

expenses such as:

Å - Limited or no elevator maintenance 

Å - No repair heat or maintenance of underground 
parking  garage 

Å - Amenities

Á Lower realty taxes versus larger structures

Á Lower hydro cost resulting from:
ï Elimination of heating/heat loss from elevator shafts

ï Elimination of heating of underground parking garages

ï Less common areas to heat and cool
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Altus Research

MACRO FUNDEMENTAL



Maximizing Efficiencies Through Clustering

Mainstreet believes it has been able to maximize efficiencies and achieve 
economies of scale through the clustering of assets.

ÁTransforms properties from 40+ unit single assets into a larger, 
more efficient apartment complex.

ï Cluster assets within a 5 block radius.

ï Reduce HR costs by requiring fewer superintendents.

ï Reduce the cost of having multiple property maintenance contracts.

ï Reduced advertising expense. 

ï Installation of on-site computer terminal reduces head office administration. 

ï Creates dominant brand recognition in neighbourhoods
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Edmonton SaskatoonCalgaryAbbotsford

MICRO FUNDEMENTAL



Strategic Geographic Investing
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Edmonton:
Central + NAIT

63 Properties 
[1,614 units]
(YTD)

MICRO FUNDEMENTAL



Growth Potential in Mainstreet’s Current Markets

Mainstreet's strategy benefits from a large target market with less competition.
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* Numbers obtained from CMHC (2011)

92% of Mainstreet’s 
portfolio is in 

Western Canada

--------------------------

80%  of the rental 
universe in MEQ’s 

W. Canadian platforms 
is Mid-Market

Canadian Rental Apartment Universe

<100 Units/
building

Total  Rental
Universe

% Mid -Market

Abbotsford 3,631 3,741 97%

Surrey 4,874 5,453 89%

Calgary CMA 24,626 34,814 71%

Edmonton CMA 46,884 57,941 81%

Saskatoon 11,376 12,478 91%

Toronto CMA 120,672 307,171 39%

Mississauga 8,494 26,731 32%

Mainstreetôs Target Market220,557 448,329 49%

49% of the 
total is 
Mid-

Market

MACRO FUNDEMENTAL



Potential Portfolio Growth in Target Markets
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* Numbers obtained from CMHC

Doubling its property portfolio would give Mainstreet
7% share of the mid-market universe, leaving 
significant opportunity for continued growth.

YTD

MACRO FUNDEMENTAL



Mainstreet: A ‘Value Creation’ Company
SIGNIFICANT GROWTH WITH LIMITED EQUITY DILUTION

Established in 1998, Mainstreet has grown its portfolio from 272 units with a market value of $17 million 
to 7,797 units (YTD) with a market value of $962 million with limited equity dilution. 

(Number of common shares have only increased by 15% from 8,983,333 in 1998 to 10,401,281 as of 
September 30, 2011.)
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Note: In October 2004, MEQ raised $33m in 7.25% convertible debentures with a 7 year term and $6.25 conversion price.

30% CAGR

MICRO FUNDEMENTAL



Value-Added Model: Saskatoon
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Mainstreet acquired its first Saskatoon property (165 units) in November 2006. As of September 30, 2011,  
Mainstreet owns 31 properties (825 units) for a total consideration of $34.2 million.

Sixteen properties (448 units) have been stabilized up to the financial year 2010.

Financial results for the 16 properties before and after stabilization are summarized as follows:

($000s)

Purchase price 18,441

Capital expenditure 4,796

Total investment including capital expenditure 23,237

At Acquisition After Stabilization % Increase

Annualized rental income 2,296 4,571 99%

Annualized NOI 952 2,695 183%

Market value at 7% capitalization 38,500 67%

CASE STUDY
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$250
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$625
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$911
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1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012

Year End - September 30

Gross Book Value

Appraised Value

Growing the Portfolio
ASSET GROWTH ($MM)
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The mortgage loans outstanding as at September 30, 2011 were $478 million. The estimated 
Net Asset Value based on the appraisal value of $911 million was $433 million which is equal to 
~$43 per share. MEQ shares are currently trading at ~$24 per share. 

FINANCIAL

IFRS 2012

YTD



Geographic Growth & Corresponding NOI
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Calgary
39%

Edmonton
38%

Edmonton
30%

Calgary
35%

Calgary
23%

Edmonton
34%

GEOGRAPHIC METRICS

By Net Operating Income
(12 months ended September 30, 2011)
Based on overall avg. vacancy rate of 11%

2005

3,550 units

1999
904 units

2003

2,606 units

2007

5,250 units

2009

5,939 units

Calgary 61%
Edmonton 39%

Calgary 39%
Edmonton 38%
GTA 12%
BC 8%
Red Deer 3%

Calgary 35%
Edmonton 30%
BC 19%
GTA 16%

Edmonton 34%
Calgary 23%
BC 21%
GTA 13%
Saskatoon 9%

Edmonton 30%
BC 25%
Calgary 21%
Saskatoon 13%
GTA 11%

NOI

$14,006,000

29%

NOI

$2,066,700

NOI % Growth

NOI

$10,845,000

425%

NOI

$24,693,000

76%

NOI

$31,315,000

27%

2010 

6,419 units

NOI

$33,189,000

6%

Edmonton 28%
BC 26%
Calgary 22%
Saskatoon 13%
GTA 11%

Edmonton 26%
Calgary 27%
BC 26%
Saskatoon 13%
GTA 8%

$40,787,000

FINANCIAL



Risk Management
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CMHC INSURED MORTGAGES 2011

Á As of September 30, 2011, Mainstreet has $478 million of mortgages, of which $387 million (81%) are 
CMHC insured at an average interest rate of 4.53% and the balance of $91 million are fixed and floating 
with an average interest rate of 4.63%.  It is expected that the $20 million of the short-term floating loans 
can be refinanced under CMHC insured loans for 3.5% after the properties are stabilized. 

LONG-TERM FIXED INTEREST MORTGAGES

Á 96% of Mainstreet’s debt is at a fixed long-term rate. The remaining 4% of Mainstreet’s debts are floating 
and maturing within the next 12 months. The management is working on refinancing those debts to long-
term CMHC-insured mortgages.

Mortgage Maturity 
as at Sept. 30, 2011

Average Term to Maturity: 5.45years
Weighted Avg. Rate: 4.55% 

Interest
Rate Description Debt

4.53% Fixed CMHC 389

4.65% Fixed non-CMHC 69

4.57% Floating 20

4.55% Total 478

FINANCIAL

*

* Of which 40% or ($16 million) has been refinanced, mainly CMHC-

insured debt, at an average interest rate of 3.5%.



Drivers of 2012
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Á Stabilization of existing non-stabilized portfolio which equates to 23% of the total portfolio. 

Á Achieve Optimum Potential Net Operating Income

Every 1% drop in vacancy rate equals $780,000 in NOI

Vacancy Rate (%) (inclusive of unstabilized growth)

FINANCIAL

Annualized 

NOI based 

on 2011 

results 

Annualized 

Additional NOI at 

95% occupancy 

rate

Annualized 

Additional NOI 

without 

concession 

Annualized 

Additional NOI 

at full market 

rent

Annualized 

Optimum 

potential NOI

British Columbia 11,385$      863$                    497$                     2,256$             15,001$           

Calgary 10,777         871                      2,085                    723                   14,456$           

Edmonton 11,735         2,219                   2,245                    1,457               17,656$           

Ontario 3,444           6                           432                       256                   4,138$             

Saskatchewan 5,037           817                      399                       107                   6,360$             

Total 42,378$      4,776$                5,658$                 4,799$             57,611$           

(thousands of dollars)
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Recent Acquisitions
ACQUISITIONS

Period of 
Purchase # of units Address Location Purchase Price Price Per Door

Q1 2010 183 14831, 14811 - 104 Ave & 14840 - 105 Ave Surrey 13,817,000 75,503 

Q2 2010 18 2014 - 20th Street West Saskatoon 493,701 27,428 

Q2 2010 15 403 Avenue P South Saskatoon 398,426 26,562 

Q2 2010 16 355 Avenue T S Saskatoon 421,523 26,345 

Q3 2010 195 205 Heritage Dr Calgary 24,960,000 128,000 

Q4 2010 21 7108 - 79 Ave Edmonton 1,911,000 91,000 

Q4 2010 32 15628 - 100th Ave Edmonton 3,415,000 106,719 

Q1 2011 228 7155/7185 Hall Road, 13485 - 71 Ave  Surrey 16,700,000 73,246 

Q1 2011 23 10320 - 115 Street Edmonton 2,028,182 88,182 

Q1 2011 22 10325 - 115 Street Edmonton 1,940,000 88,182 

Q1 2011 31 10330 - 115 Street Edmonton 2,733,636 88,182 

Q1 2011 23 10315 - 116 Street Edmonton 2,028,182 88,182 

Q1 2011 33 10633 - 111 Street Edmonton 2,442,000 74,000 

Q1 2011 150 16404 – 16424 - 115 Street Edmonton 15,520,000 103,467 

Q1 2011 NA 305 - 10th Ave SE – CALGARY HEAD OFFICE Calgary 3,800,000 NA

Q2 2011 33 10625 - 117 ST Edmonton 2,892,593 87,654 

Q2 2011 48 103220  - 113 A ST Edmonton 4,207,407 87,654 

Q2 2011 18 114 Avenue T South Saskatoon 342,000 19,000 

Q3 2011 32 528 & 530 – 15 Ave SW Calgary 3,600,000 112,500

Q3 2011 24 10715 – 104 Street (Washington) Edmonton 1,968,000 82,000

Q1 2012 23 10650 – 103 Street (Byron) Edmonton 1,966,500 85,500

Q1 2012 69 50 Haddon Rd. SW (Haddon) Calgary 8,079,931 117,100

Q1 2012 18 905 Preston Avenue Saskatoon 1,530,000 85,000

Q1 2012 36 10136 – 153 Street Edmonton 3,980,000 110,556

Q1 2012 24 10155 – 153 Street Edmonton 2,770,000 115,417

Q1 2012 15 10125 – 152 Street Edmonton 1,590,000 106,000

Q1 2012 15 10303 – 120 Ave Edmonton 1,620,000 108,000

Q1 2012 17 10224 – 122 Street Edmonton 1,900,000 111,765

Q1 2012 22 10630 – 112 Street Edmonton 2,530,000 115,000

Q1 2012 22 10630 – 115 Street Edmonton 2,360,000 107,273

Q1 2012 24 10717 – 107 Street Edmonton 2,720,000 113,333

Q1 2012 33 10720 – 108 Street Edmonton 3,960,000 120,000

Q1 2012 30 10735 – 104 Street Edmonton 3,475,000 115,833

Q1 2012 15 10819 – 111 Street Edmonton 1,490,000 99,333

Q1 2012 20 11708 – 124 Street Edmonton 2,160,000 108,000

Q1 2012 14 11807 – 102 Street Edmonton 1,540,000 110,000

Q1 2012 21 11820 – 101 Street Edmonton 2,370,000 112,857

Q1 2012 17 11841 – 105  Street Edmonton 1,740,000 102,353

OCTOBER 1, 2010 to YTD



Residual Land & Condo Conversion Value 
(Not Reflected on Balance Sheet)
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RESIDUAL LAND

ƀ 1175 Dundas - Mississauga, ON (Commercial Land)

ƀ Trevella Park - Calgary, AB (~14 acres of High Density Residential Land)

ƀ Dover – Calgary, AB (Residual Land)

ƀ Imperial Court - Surrey, BC (High Density Residential Land)

ƀ Avenue houses – Calgary, AB (Mid-High Density Residential)

ƀ Ashley Court – Surrey, BC (Development permit in place for 35 new units)

ƀ Greenwood Gardens – Surrey, BC (Residual Land)

ƀ 33283 Bourquin Cres. – Abbotsford, BC (Development Lot)

CONDOMINIUM CONVERSION

The opportunity exists to convert 100% of 
the existing portfolio in Alberta into condominiums, 
in particular for the following townhouse complexes:

Trevella Park – Calgary, AB

Wedgewood – Edmonton, AB

Lauderdale – Edmonton, AB

Clareview Court - Edmonton, AB

Bannerman Terrace – Edmonton, AB
FINANCIAL



Mainstreet Growth – A Snapshot

23MAINSTREET EQUITY CORP.  |

MEQ 1998 2011

Stock growth to 
Sep. 30, 2011

$0.20 $17.15

Revenue Growth 
from fiscal year 
1998 to fiscal year 
2011

$1.78 M $64.2 M

Asset growth to 
Sep. 30, 2011

272 units 7,362 
units

Estimated market
value growth to 
Sep. 30, 2011
(Appraised value)

$17 M $911 M

Common shares outstanding at 
Sep. 30, 2011

10,401,281

Market capitalization at Sep. 30, 2011 $178M

Ownership: 
Management and Directors

40%

Public float 60%

Q4 2011 stabilized FFO 
before financing cost per share (2)(3)

$0.33

Q4 2011 unstabilized FFO 
before financing cost per share (2)(3)

$0.04

FY 2011 stabilized FFO 
before financing cost per share (2)(3)

$1.11

FY 2011 unstabilized FFO 
before financing cost per share (2)(3)

$0.20

SCIB & NCIB total shares repurchased 
Oct. 1, 2010 to Sep. 30, 2011

1,334

(1) A stabilized property is defined as a property acquired over three years in Ontario and British Columbia and over two years in Alberta and
Saskatchewan. Asof September30, 2011, 123properties(5,700units) out of 151properties(7,362units) were stabilized.

(2) Due to changesin new accountingpolicies,started from 2007, the Corporation has elected to account for all transaction costsof refinance in net
income. Forcomparisonpurpose,financingcostsare excludedfrom the StabilizedFundsFromOperation.

FINANCIAL


