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Coopers Park Corporation has generated a healthy profit through its successful investments in the 
real estate sector in Greater Vancouver, British Columbia. The Corporation currently holds a portfolio 
of investments in the fast growing technology sectors including quantum computation, digital media 
technology and advanced medical technology. 
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To Our Shareholders
Coopers Park was incorporated with a strategy that recognized the value of investing in the real estate development 
and information technology sectors. The Corporation’s initial focus was the development of three distinguished, 
waterfront hi-rise condominium projects in downtown Vancouver, British Columbia in 2005 to 2010. This highly 
successful development project enabled the Corporation to reinvest in the real estate development sector in Vancouver, 
British Columbia in 2009 through the advance of a mezzanine loan to a multi-family residential development project 
in Surrey, British Columbia. The advance and all interest was received in full in 2011.

In-line with the Corporation’s investment strategy, Coopers Park has been participating in the fast-growing 
technology sector since 2006. The Corporation holds investments in a quantum computation company, a venture 
capital fund focusing on investments in digital media technology businesses and a private company in the United 
States focusing on cutting edge medical technology as well as publicly traded shares in the technology sector. 

Coopers Park is in a strong and flexible financial position. It will continue to seek out valuable investment 
opportunities that will provide great diversification with little correlated risk. 

I would like to express my sincere thanks to our entire team, including the directors and shareholders, for their 
continued support. 

Terence Hui
President and Chief Executive Officer
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Management’s Discussion &
Analysis of Operations

Introduction
This discussion and analysis should be read in conjunction with the audited consolidated financial statements of 
the Corporation for the year ended December 31, 2014 and the notes thereto. The audited consolidated financial 
statements have been prepared in accordance with International Financial Reporting Standards (“IFRS”) applicable 
to the preparation of the financial statements. This discussion and analysis is prepared as of April 8, 2015.

Forward-Looking Information
This discussion and analysis may contain forward-looking information within the meaning of applicable 
securities laws in Canada relating to the Corporation. The words “anticipate”, “believe”, “estimate”, “expect” and 
similar expressions, as they relate to the Corporation or its management, are intended to identify forward-looking 
information, although not all forward looking information may be identified by these words. This forward-
looking information relates, inter alia, to sufficiency of working capital and interest rate risk. The forward-looking 
information is based upon assumptions made by management and upon information available to the Corporation. 
Such statements reflect the current views of the Corporation with respect to future events and are subject to certain 
risks, uncertainties and assumptions regarding, among other things, the timing and quantum of revenue generated 
and the sufficiency of budgeted expenditures in carrying out planned activities. These and other risk factors that 
may affect the actual results achieved by the Corporation are contained in this discussion and analysis. Many 
factors could cause the actual results, performance or achievements of the Corporation to differ from any current 
expectations that may be expressed or implied in such forward-looking information and these differences may be 
material. All forward-looking information in this discussion and analysis is qualified entirely by this cautionary 
statement and, except as may be required by applicable law, the Corporation undertakes no obligation to revise or 
update any forward-looking information as a result of new information or future events or otherwise after the date 
hereof.

Formation of the Corporation and Commencement of Business
The Corporation did not own any material assets or carry on any business prior to January 21, 2005. On January 
21, 2005, the Corporation entered in an agreement (the “Purchase Agreement”) to purchase certain building sites 
(“Building Sites”) from an affiliate of One West Holdings Ltd. (formerly named Concord Pacific Group Inc.) (“One 
West”) at Concord Pacific Place in Vancouver, British Columbia. The principal terms of the Purchase Agreement 
are summarized in the Information Circulars of the Corporation for its years ended December 31, 2006 and 2007.

COMPLETION OF PURCHASE OF BUILDING SITES
On January 25, 2008, the Corporation completed the purchase of one of the Building Sites (“Building Site 6A”). 
The final purchase price for Building Site 6A was $15,997,731.  

On February 2, 2009, the Corporation completed the purchase of the remaining Building Site (“Building Site 
6BD”). The final purchase price for Building Site 6BD was $49,680,473. 
 
Between 2005 and 2008 the Corporation constructed 331 residential condominium units in three buildings on 
Building Sites 6A and 6BD and, as set out under “Vision, Core Business and Strategy”, in 2010 the Corporation, 
through its subsidiaries completed the sale of all of these condominium units and continues to own a number 
of parking stalls and storage lockers in the buildings.  Since June 30, 2010 the business of the Corporation has 
primarily been the prudent management and investment of its cash.  As at December 31, 2014, the Corporation held 
$45,507,574 of cash and cash equivalents and $52,840,579 short term investments in the form of fixed deposits at 
banks. The total liabilities of the Corporation at that date amounted to $201,981.

For the year ended December 31, 2014
This document is dated April 8, 2015



2014 Annual Report  Coopers Park Corporation             5

Vision, Core Business and Strategy
The Corporation, through its subsidiaries, completed the construction and sales of all 331 units in the three 
residential condominium buildings – built on Building Sites acquired from One West, namely Coopers Pointe (86 
units), Mariner (133 units) and Flagship (112 units).

In August 2006, the Corporation acquired certain preferred shares of D-Wave Systems Inc., a privately held 
technology company, from One West. Additional preferred shares of the same company were acquired in September 
2008 and May 2012.

In June 2007, the Corporation acquired certain preferred shares of Sutus Inc., a private technology company, the 
value of which has been entirely written down.

In May 2009 the Corporation made a credit facility (the “Loan”) available to Park Place Towers Limited Partnership 
and Park Place Towers 12.5 Limited Partnership (collectively, “Park Place”) in the total amount of $20,000,000 
(the “Advance”) plus approved cost over-runs (the “Cost Over-run Advance”) and accrued interest. The Loan was 
made to fund certain costs of Park Place in respect of the development of a multi-family residential condominium 
project consisting of approximately 700 residential condominium units in two 36-storey towers under construction 
in Surrey, British Columbia (the “Project”). The interest rate on the Loan was 19.5% per annum compounded 
monthly with a maturity date of December 31, 2011. The Loan was secured by a fixed and specific mortgage of the 
Project and six unsold units in the building of 345 condominium units adjacent to the Project. The Loan ranked 
subordinate to financing from Canadian chartered banks or other institutional lenders for the costs to be incurred 
in the completion of the construction of the Project but in priority to the security for the $51 million loan to the 
original developer of the Project. One West owns Park Place through affiliates. The Advance of $20,000,000 and 
all accrued interest of $12,077,286 were received in full prior to December 31, 2011.

In 2010, the Corporation subscribed for 2,000 units of Class A limited partnership units of Vanedge Capital 
1 Limited Partnership for a subscription price of $2,000,000 representing about 2% of that class of limited 
partnership units. The limited partnership has been formed to invest in a portfolio of equities or debt of technology 
companies. At December 31, 2014, the Corporation has contributed $893,000 (2013 - $633,000) towards the 
subscription price. 

In April 2011, the Corporation acquired 75,758 Class A common shares for $2,378,013 (at US$33.00 per share) 
with an option to acquire up to 63,291 Class A common shares at a price of US$39.50 per share exercisable in 
whole or in part at any time prior to October 28, 2013 of a private medical technology company in the United 
States.  At October 28, 2013, the option had not been exercised and the option right expired accordingly.

In May 2011, the Corporation acquired 11,111 common shares (of which 500 common shares were sold in March 
2012) for $99,999 (at $9.00 per share) pursuant to the initial public offering of NexJ Systems Inc., a provider 
of next generation enterprise customer relationship management applications for financial services, insurance and 
healthcare industries.

In September 2014, the Corporation acquired 11,000 common shares for $88,000 (at $8.00 per share) pursuant 
to the short form prospectus offering of WesternOne Inc., a company in the construction and infrastructure service 
sector.

In the future, the Corporation may engage in other opportunities in the real estate and technology sectors, depending 
upon market conditions and available financing.

Critical Accounting Policies and Estimates
This discussion and analysis is made with reference to the Corporation’s audited consolidated financial statements 
for the year ended December 31, 2014 (the “reporting period”), the end of the fourth quarterly reporting period of 
the Corporation. The Corporation’s consolidated financial statements are prepared in accordance with IFRS. Prior 
to transition to IFRS on January 1, 2011, the Corporation prepared its financial statements in accordance with 
Canadian generally accepted account principles (“Canadian GAAP”).



The preparation of the consolidated financial statements in conformity with IFRS requires management to make 
judgments, estimates and assumptions of accounting policies and the reported amounts of assets, liabilities, income 
and expenses. Actual results may differ from these estimates.

Estimates and underlying assumptions are reviewed on an ongoing basis. Revisions to accounting estimates are 
recognized in the period in which the estimates are revised and in any future periods affected.

Uncertainty is inherent in estimating the cost of completing construction projects, the estimated useful lives of 
property and corresponding depreciation rates, allowances for doubtful accounts receivable, provision for legal and 
tax contingencies and the fair value of financial instruments. 

The Corporation has identified the accounting policies and estimates outlined below as critical to an understanding 
of the Corporation’s business operations and our results of operations. The impact and any associated risks related 
to these policies and estimates on the Corporation’s business operations are discussed throughout this discussion 
and analysis.

The Corporation’s critical accounting policies and estimates are as follows:

IMPAIRMENT

The Corporation assesses at the end of each reporting period whether there is objective evidence that a financial asset 
or group of financial assets is impaired. A financial asset or a group of financial assets is impaired and impairment 
losses are incurred only if there is objective evidence of impairment as a result of one or more events that occurred 
after the initial recognition of the asset (a loss event) and that loss event (or events) has an impact on the estimated 
future cash flows of the financial asset or group of financial assets that can be reliably estimated.

The criteria that the Corporation uses to determine that there is objective evidence of an impairment loss includes:
• significant financial difficulty of the issuer or obligor
• a breach of contract, such as a default or delinquency in interest or principal payments
• the probability that the borrower will enter bankruptcy or other financial reorganization

For loans and receivables category, the amount of the loss is measured as the difference between the asset’s carrying 
amount and the present value of estimated future cash flows (excluding future credit losses that have not been 
incurred) discounted at the financial asset’s original effective interest rate. The carrying amount of the asset is 
reduced and the amount of the loss is recognized in the consolidated income statements. If a loan has a variable 
interest rate, the discount rate for measuring any impairment loss is the current effective interest rate determined 
under the contract. If, in a subsequent period, the amount of the impairment loss decreases and the decrease can 
be related objectively to an event occurring after the impairment was recognized (such as an improvement in the 
debtor’s credit rating), the reversal of the previously recognized impairment loss is recognized in the consolidated 
income statements.

INCOME TAXES

The tax expense for the period comprises current and deferred tax. Tax is recognized in profit or loss, except that a 
change attributable to an item of income or expense recognized as other comprehensive income is also recognized 
directly in other comprehensive income.

The current income tax charge is calculated on the basis of tax rates and laws that have been enacted or substantively 
enacted at the date of the statement of financial position.

Deferred income tax is recognized on temporary differences arising between the tax bases of assets and liabilities 
and their carrying amounts in the consolidated financial statements and on unused tax losses or tax credits in the 
group. Deferred income tax is determined using tax rates and laws that have been enacted or substantively enacted 
by the reporting date. The carrying amount of deferred tax assets are reviewed at each reporting date and a valuation 
allowance is set up against deferred tax assets so that the net carrying amount equals the highest amount that is more 
likely that not to be recovered based on current or future taxable profit.
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The Corporation reported a recovery of deferred income taxes in the year ended December 31, 2007 and utilized 
losses, deductions and credits to reduce its taxable income and taxes payable for the years 2007 to 2009.

In August 2012, the Corporation received a letter from the Canada Revenue Agency (“CRA”) proposing an 
income tax reassessment for its 2007 taxation year relating to the reorganization (the “Reorganization”) of the 
Corporation’s wholly owned subsidiary, Coopers Park Real Estate Development Corporation.  The Reorganization 
was completed in January 2005. In September 2012, the Corporation received a notice of reassessment for the 
2007 taxation year on the basis that the tax consequences of the Reorganization are contrary to the Income Tax 
Act (Canada) (the “Act”), including the “general anti-avoidance rule” contained in the Act. The reassessment of 
the Corporation’s 2007 taxation year denies the application of losses, deductions and credits from periods prior to 
January 21, 2005 to reduce the taxable income of and tax payable by the Corporation for 2007. The reassessment 
revises the Corporation’s taxable income for that year by $24,105,172, resulting in income taxes and interest 
payable of $10,570,383 to the date of the reassessment.
 
During the year ended December 31, 2012, the Corporation made a payment of 50% of the taxes and interest the 
CRA claims were owed for the 2007 taxation year, being $5,302,271. 

In August 2013, the Corporation received notices of reassessment for the years ended December 31, 2008 and 
2009. The reassessments deny the application of losses, deductions and credits from periods prior to January 21, 
2005 to reduce the taxable income of and tax payable by the Corporation for 2008 and 2009. The reassessments 
revise the Corporation’s taxable income for 2008 and 2009 by $41,789,445 and $1,727,073 respectively, resulting 
in income tax and interest payable of $16,738,271 and $1,588,580 respectively to the date of the reassessments.

During the year ended December 31, 2013, the Corporation made a payment of 50% of the taxes and interest the 
CRA claims were owed for the 2008 and 2009 taxation years, being $9,143,500.

During the year ended December 31, 2014, the Corporation made a payment of $14,971,544 and transferred 
$5,652 from it taxes receivable from the taxation year ended December 31, 2013 towards the amount the CRA 
claims were owed by the Corporation.  These amounts together represent the remaining taxes and interest the CRA 
claims were owed for the 2007, 2008 and 2009 taxation years, being $14,977,196.

In September 2014, the Corporation received notices of confirmation from CRA disallowing the Corporation’s 
objections to the notices of reassessments for the taxation years 2007, 2008 and 2009 issued earlier and confirming 
CRA’s tax position for the taxation years 2007, 2008 and 2009. In December 2014, the Corporation filed a notice 
of appeal with the Tax Court of Canada to appeal CRA’s reassessments and the confirmations.
 
The Corporation has engaged legal counsel, and remains confident in the appropriateness of its tax filing position 
and the expected tax consequences of the Reorganization. However, there can be no assurance that the appeal will 
be successful.  See “Risk Management”.

The impact of these payments has been recorded in the consolidated financial statements as deposits as the 
Corporation does not consider it probable that an outflow of economic benefits will result based on its tax filing 
position. If the Corporation is ultimately successful in the appeal of the reassessments, such payments plus applicable 
interest will be refunded to the Corporation. If the CRA is successful, the Corporation will be required to record 
the tax and interest expenses; the impact would be an increase to current income taxes and interest expenses of 
approximately $29,422,967.
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Selected Financial Information
The following financial data as at December 31, 2014 has been derived from the consolidated financial statements.   

December 31, December 31, December 31, 
2014 2013 2012

$ $ $
Accounting principles IFRS IFRS IFRS
Total assets 131,460,726 132,372,182 131,245,637
(Loss) net income  and comprehensive (loss) income  for the year (869,175) 1,297,335 851,227

Revenues and income for the reporting period are discussed in detail in the following sections.

Total assets at the end of the reporting period consisted of:

December 31, December 31, December 31,
2014 2013 2012

$ $ $
Accounting principles IFRS IFRS IFRS
Properties 334,517 357,392 441,292
Cash and cash equivalents 45,507,574 9,555,178 18,931,307
Short term investments 52,840,579 102,832,821 101,652,091
Deposits 29,422,967 14,445,771 5,302,271
Investments 2,434,080 4,192,605 3,876,340
Amounts receivable and prepaid expenses 611,687 641,510 509,219
Current income taxes receivable 175,322 169,905 355,117
Deferred income taxes 134,000 177,000 178,000

131,460,726 132,372,182 131,245,637

Properties as at December 31, 2014 consist of parking stalls and storage lockers held by the Corporation that are 
available for sale. The sales of all condominium units were completed by June 30, 2010.

Results of Operations
SUMMARY OF QUARTERLY RESULTS

The Corporation’s operating results in each of the eight completed quarters are summarized below.
2014  $ 2013  $

Q4 Q3 Q2 Q1 Q4 Q3 Q2 Q1

Accounting principles IFRS IFRS IFRS IFRS IFRS IFRS IFRS IFRS

Property sales 73,500 15,000 5,000 20,000 - - 17,000 -

Cost of properties sold 13,508 2,052 1,816 5,571 460 - 3,748 -

59,992 12,948 3,184 14,429 (460) - 13,252 -

Expenses 76,915 76,335 89,380 125,419 144,808 112,150 194,847 92,052

Other (loss) income (1,747,489) 623,626 287,606 566,578 539,820 410,795 607,865 608,131

(Loss) income before
income taxes (1,764,412) 560,239 201,410 455,588 394,552 298,645 426,270 516,079

Provision for (recovery of)
income taxes

Current 99,000 86,000 42,000 52,000 56,000 71,000 137,211 73,000

Deferred 4,000 4,000 11,000 24,000 18,000 27,000 (60,000) 16,000

(Loss) net income  and 
comprehensive (loss) income (1,867,412) 470,239 148,410 379,588 320,552 200,645 349,059 427,079

Basic and diluted (loss) 
earnings per share (0.02) 0.01 - - - - - 0.01
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OPERATING RESULTS FOR THE CURRENT REPORTING PERIOD FOR THE LAST THREE YEARS

During the three months and the year ended December 31, 2014, the Corporation invested its cash in short term 
money market instruments at various banking institutions. The Corporation’s operating results for the reporting 
period in each of the last three years and the accounting principles on which the presentation is based are summarized 
below.

For the three months ended December 31

2014 2013 2012
$ $ $

Accounting principles IFRS IFRS IFRS
Property sales 73,500 - 7,500
Cost of properties sold 13,508 460 31,423

59,992 (460) (23,923)
Expenses

General and administrative 77,548 75,231 76,269
Legal and professional fees (633) 69,577 74,085

76,915 144,808 150,354
Other income (loss)

Impairment provision of investment (2,059,016) - -
Unrealized increase (decrease) in fair value of
    investments

41,363 (11,485) (85,306)

Interest 409,482 468,054 470,482
Foreign exchange (loss) gain (141,001) 83,251 -
Other 1,683 - -

(1,747,489) 539,820 385,176
(Loss) income before income taxes  (1,764,412) 394,552 210,899
Provision for (recovery of) income taxes

Current 99,000 56,000 81,000
Deferred 4,000 18,000 (5,000)

103,000 74,000 76,000
(Loss) net income and comprehensive (loss) income 
for the period (1,867,412) 320,552 134,899
Basic and diluted (loss) earnings per share (0.02) - -
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OPERATING RESULTS FOR THE CURRENT REPORTING PERIOD FOR THE LAST THREE YEARS (CONTINUED)

For the year ended December 31

2014 2013 2012
$ $ $

Accounting principles IFRS IFRS IFRS
Property sales 113,500 17,000 112,250
Cost of properties sold 22,947 4,208 62,366

90,553 12,792 49,884
Expenses

General and administrative 320,686 307,940 310,950
Legal and professional fees 47,363 235,917 157,298

368,049 543,857 468,248
Other income (loss)

Impairment provision of investment (2,059,016) - -
Unrealized increase (decrease) in fair value of
   investments 172,637 (64,737) (243,193)
Interest 1,614,117 1,909,185 1,860,784
Foreign exchange gain  - 281,002 -
Other 2,583 41,161 -

(269,679) 2,166,611 1,617,591
(Loss) income  before income taxes  (547,175) 1,635,546 1,199,227
Provision for income taxes

Current 279,000 337,211 319,000
Deferred 43,000 1,000 29,000

322,000 338,211 348,000
(Loss) net income and comprehensive (loss) income
   for the year (869,175) 1,297,335 851,227
Basic and diluted (loss) earnings per share (0.01) 0.02 0.01

The Corporation holds a number of parking stalls and locker units as inventory available for sale. Sales revenues are 
recognized in the period these parking stalls and locker units are sold.

During the three months ended December 31, 2014, the Corporation sold one parking stall and four storage lockers 
(2013 - nil) and recognized sales revenue of $73,500 (2013 - $nil). During the year ended December 31, 2014, 
the Corporation sold one parking stall and nine storage lockers (2013 - two storage lockers) and recognized sales 
revenue of $113,500 (2013 - $17,000). 

The cost of properties sold during the three months and the year ended December 31, 2014 was $13,508 (2013 - 
$460) and $22,947 (2013 - $4,208) respectively. 

Operating expenses for the three months and the year ended December 31, 2014 amounted to $76,915 (2013 - 
$144,808) and $368,049 (2013 - $543,857) respectively.

• Under an agreement with Concord Pacific Developments Inc. (“CPDI”), an affiliate of One West (the 
“Administration Agreement”), all administrative services required by the Corporation in the conduct of 
its business are provided by CPDI. The Corporation and CPDI have previously agreed that the amount 
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of $12,200 per month represents a reasonable estimate of the amount of the costs incurred by CPDI in 
providing these services, and is the monthly amount payable by the Corporation to CPDI for these services. 
The Corporation and CPDI agreed to the fixed monthly charge of $12,200 per month through to January 
2015.

• For the three months and the year ended December 31, 2014, the Corporation incurred legal and professional 
(including audit and accounting) fees of $8,917 (2013 - $69,577) and $75,718 (2013 - $271,264) and 
directors’ fee of $10,500 (2013 - $10,500) and $43,500 (2013 - $43,500) respectively.

•    For the three months and the year ended December 31, 2014, the Corporation did not incur any separately 
identifiable general and administrative expense other than $20,898 (2013 - $19,159) and  $102,431 
(2013 - $82,693) in respect of insurance, office stationery, telephone, annual general meeting, and other 
miscellaneous expenses.

In addition, the Corporation has other loss of $1,747,489 (2013 - other income of $539,820) and $269,679 
(2013 - other income of $2,166,611) for the three months and the year ended December 31, 2014 respectively. 
The breakdown of other income and loss for the three months and the year ended December 31, 2014 respectively, 
unless otherwise stated, is as follows.

• Interest income of $409,482 (2013 - $468,054) and $1,614,117 (2013 - $1,909,185) respectively from 
cash and cash equivalents and short term investments held at banks.

• Unrealized increase in fair value of $92,200 (2013 - $10,000) and unrealized increase in fair value of 
$233,859 (2013 - decrease of $38,500) respectively in the investment in Vanedge Capital 1 Limited 
Partnership.

• Unrealized decrease in fair value of $2,547 (2013 - $1,485) and $7,322 (2013 - $23,237) respectively in 
the investment in NexJ Systems Inc. based on the quoted price of the publicly traded shares at December 
31, 2014.

• Unrealized decrease in fair value of $48,290 (2013 - $nil) and $53,900 (2013 - $nil) respectively based on 
the quoted prices of the publicly-traded shares at December 31, 2014 and dividend income of $1,683 (2013 
- $nil) and $1,683 (2013 - $nil) respectively in the investment in WesternOne Inc.

• Unrealized foreign exchange loss in investments of $141,001 (2013 - gain of $83,251) and $nil (2013 - gain 
of $281,002) respectively in a private medical technology company in the United States due to the translation 
of the currency denomination of the investment (US$) to the currency expressed in the consolidated financial 
statements. An impairment provision was recorded on this investment for $2,059,016 (2013 - $nil) and 
$2,059,016 (2013 - $nil) respectively.

 
• Other miscellaneous income of $900 (2013 - $41,161) for the year ended December 31, 2014; $nil (2013 - 

$nil) was recorded for the three months ended December 31, 2014.

• Write-down of $3,000 in the investment in Sutus Inc. during the year ended December 31, 2013.

Loss and comprehensive loss for the three months and the year ended December 31, 2014 was $1,867,412 (2013 - 
net income and comprehensive income of $320,552) and $869,175 (2013 - net income and comprehensive income 
of $1,297,335) respectively. 

The basic and diluted loss per share for the three months and the year ended December 31, 2014 was $0.02 (2013 
- $nil) and $0.01 (2013 - earnings per share of $0.02) respectively.
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Share Capital
Details of securities issued during the reporting period are outlined below.

• There were no options granted during the reporting period.
• Authorized and issued share capital of the Corporation are as follows:

Authorized: An unlimited number of voting common shares and non-voting common shares
Issued:

Voting
common shares

Non-voting
common shares Amount

$
Balance – December 31, 2014 and 2013 846,953 80,141,453 13,500,001

There have been no changes in share capital since December 31, 2014 to the date of this Management’s Discussion 
and Analysis.

Financial Position
CONSTRUCTION FINANCING

The Corporation repaid all construction loans by December 31, 2008.

LIQUIDITY AND CAPITAL RESOURCES

The Corporation had a working capital of $$98,933,181 as at December 31, 2014 (2013 - $$112,955,152). The 
Corporation has cash on hand of $45,507,574 as at December 31, 2014 (2013 - $9,555,178). Based on the current 
activities and investments, the Corporation does not foresee any significant change in its liquidity position and capital 
resources.

COMMITMENTS

The Corporation has subscribed for limited partnership units of Vanedge Capital 1 Limited Partnership for 
a subscription price of $2,000,000. As at December 31, 2014, a total of $893,000 had been made towards the 
subscription price. The Corporation is committed to the remaining $1,107,000 subscription and such commitment 
is non-conditional. The limited partnership has been formed to invest in a portfolio of equities or debts of technology 
companies.

OFF BALANCE SHEET ARRANGEMENTS

The Corporation does not have any off balance sheet arrangements.

Related Party Transactions
The Corporation has no employees and accordingly has entered into the following agreement with related parties.

ADMINISTRATION AGREEMENT

The Corporation has entered into an administration agreement with Concord Pacific Developments Inc. (“CPDI”), 
an affiliate of One West. In exchange for providing administrative services, CPDI will be reimbursed for all 
expenses, as defined in the agreement, incurred with respect to providing such services and will receive a monthly 
fee of 3% of the amount of the expenses. The Corporation and CPDI have agreed that the monthly expenses and fee 
(excluding miscellaneous out-pocket-expenses) aggregate $12,200 and accordingly have agreed to a fixed monthly 
charge of $12,200 through to January 2015. The administration agreement expired in January 2015 and was 
renewed for one year subsequent to year end.

During the three months and the year ended December 31, 2014, expenses and administration fees of $36,600 
(2013 - $36,600) and $146,400 (2013 - $146,400) respectively was charged by CPDI and have been included in 
general and administrative expenses.
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Going Private Transaction
On April 8, 2015 the Corporation announced that it had received a proposal from its President, Mr. Terence Hui, 
on behalf of 0698500 B.C. Ltd., a personal holding company wholly owned by Mr. Hui and shareholder of the 
Corporation, for the acquisition of all of the shares of the Corporation, other than those held by 0698500 B.C. 
Ltd. for $1.62071 per share. The proposed transaction is a “going private transaction” and is to be effected by the 
consolidation of all of the voting common shares of the Corporation on the basis of one common share for each 
254,084 existing voting common share. As a result of the consolidation, holders of voting common shares, other 
than 0698500 B.C. Ltd., will not receive fractional shares but will be paid $1.62071 for each voting common share 
held by them prior to the share consolidation. Completion of the proposed “going private transaction” is subject to 
regulatory approval and the approval of the proposed share consolidation by voting shareholders, including by a 
majority of the holders of the voting common shares held by shareholders of the Corporation other than 0698500 
B.C. Ltd., at the meeting of voting shareholders of the Corporation to be held on May 14, 2015.

If the conditions to the completion of the going private transaction are satisfied, the Corporation will pay up to a 
total of $970,000 to the holders of its voting common shares, other than 0698500 B.C. Ltd. The voting common 
shares of the Corporation will no longer be listed on the TSX Venture Exchange and the Corporation will take steps 
to cease being a reporting issuer under applicable securities laws.

Risk Management
The Corporation faces several areas of risk. These are summarized below, along with management’s approach to 
mitigating these risks, where feasible.

RISKS RELATED TO THE LIMITED PRESENT BUSINESS OBJECTIVES OF THE CORPORATION AND THE MARKET FOR THE 

CORPORATION’S SHARES

the business objectives of the corporation are currently limited to the prudent management of its cash and the 
investment in certain corporations in the high tech industry.
The Corporation has no plan at present to engage in activities other than the prudent management of its cash and the 
investment in certain corporations in the high tech industry. The Corporation holds substantial cash balances, and 
no decision has been made with respect to the investment or other disposition of these monies. Until such a decision 
is made, these monies are invested in short term money market instruments with various institutions. While the 
Corporation may engage in other activities in the future, the decision to engage in these activities will depend upon 
market and financial conditions and the nature of the opportunities that are available to the Corporation. Consequently, 
the market price of the Corporation’s shares may be affected by the limited business activities of the Corporation.

the corporation reported a recovery of deferred income taxes in the year ended december 31, 2007. the losses, 
deductions and credits of the corporation so realized have been utilized to reduce the taxable income of and tax 
payable by the corporation for the years ended from december 31, 2007 to 2009, inclusive.
There is a risk that the losses, deductions and credits utilized by the Corporation in the calculation of its tax liabilities 
for the years ended from December 31, 2007 to 2009 may not be deductible for purposes of determining the tax 
position of the Corporation. 

CRA has disallowed the Corporation’s objections to CRA’s reassessments on the Corporation’s 2007, 2008 and 
2009 taxation years and confirmed its position. The Corporation has paid the assessed amounts and the accrued 
interest and penalties during the years ended December 31, 2013 and 2014. The potential impact and the 
consequences of CRA’s position on the taxation years 2007, 2008 and 2009 are summarized in the notes to the 
audited consolidated financial statements of the Corporation and in this Management’s Discussion and Analysis 
(“MD&A”) accompanying those financial statements.  As set forth in the audited consolidated financial statements 
and accompanying MD&A, the Corporation has filed an appeal with the Tax Court of Canada against CRA’s 
position. However, there can be no assurance that the appeal will be successful.  If the appeal is not successful, the 
Corporation will be required to record the payments made to CRA with regard to the reassessments as tax and 
interest expenses.  See “Critical Accounting Policy and Estimates” in the MD&As and see “Income taxes” in the 
notes to the consolidated financial statements of the Corporation.
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RISK RELATED TO THE RESIDENTIAL CONDOMINIUMS COMPLETED BY THE CORPORATION

construction defects and other building-related claims may be asserted against the corporation.
The Corporation agrees with buyers of condominium units in the buildings to rectify construction defects within 
one year of completion of the buildings, and provides insurance for longer periods. The Corporation may be liable 
for damages, the cost of repairs, and/or the expense of litigation surrounding possible claims. 

Additional Information
Additional information related to the Corporation is on SEDAR at www.sedar.com.
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Management’s Responsibility

The accompanying consolidated financial statements of Coopers Park Corporation included in this Annual Report 
have been prepared by the management of the Company in accordance with International Financial Reporting 
Standards.

Management maintains a system of internal accounting controls to provide reasonable assurance that the Company’s 
assets are safeguarded and to facilitate the preparation of relevant, reliable and timely financial information. Where 
necessary, management uses judgement in making estimates required to ensure fair and consistent presentation of 
this information and in selecting appropriate accounting policies.

PricewaterhouseCoopers LLP, the independent auditors appointed by the shareholders, have examined the 
consolidated financial statements. An Audit and Corporate Governance Committee appointed by the Board 
of Directors of the Company has reviewed these consolidated financial statements with management and 
PricewaterhouseCoopers LLP, and has reported to the Board. The Board has approved the consolidated financial 
statements.

All other financial and operating data included in the Annual Report are consistent, where appropriate, with 
information contained in the consolidated financial statements.

Terence Hui
President and Chief Executive Officer
April 8, 2015

Dennis Au-Yeung
Vice President, Chief Financial Officer and Corporate Secretary
April 8, 2015



Independent Auditor’s Report 
To the Shareholders of Coopers Park Corporation

We have audited the accompanying consolidated financial statements of Coopers Park Corporation and its 
subsidiaries, which comprise the consolidated statements of financial position as at December 31, 2014 and 
December 31, 2013 and the consolidated statements of operations and comprehensive loss, changes in equity, and 
cash flows for the years then ended, and the related notes, which comprise a summary of significant accounting 
policies and other explanatory information.

management’s responsibility for the consolidated financial statements
Management is responsible for the preparation and fair presentation of these consolidated financial statements 
in accordance with International Financial Reporting Standards, and for such internal control as management 
determines is necessary to enable the preparation of consolidated financial statements that are free from material 
misstatement, whether due to fraud or error.

auditor’s responsibility
Our responsibility is to express an opinion on these consolidated financial statements based on our audits. We 
conducted our audits in accordance with Canadian generally accepted auditing standards. Those standards require 
that we comply with ethical requirements and plan and perform the audit to obtain reasonable assurance about 
whether the consolidated financial statements are free from material misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in the 
consolidated financial statements. The procedures selected depend on the auditor’s judgment, including the 
assessment of the risks of material misstatement of the consolidated financial statements, whether due to fraud or 
error. In making those risk assessments, the auditor considers internal control relevant to the entity’s preparation and 
fair presentation of the consolidated financial statements in order to design audit procedures that are appropriate 
in the circumstances, but not for the purpose of expressing an opinion on the effectiveness of the entity’s internal 
control. An audit also includes evaluating the appropriateness of accounting policies used and the reasonableness 
of accounting estimates made by management, as well as evaluating the overall presentation of the consolidated 
financial statements.

We believe that the audit evidence we have obtained in our audits is sufficient and appropriate to provide a basis 
for our audit opinion.

opinion
In our opinion, the consolidated financial statements present fairly, in all material respects, the financial position of 
Coopers Park Corporation and its subsidiaries as at December 31, 2014 and December 31, 2013 and their financial 
performance and their cash flows for the years then ended in accordance with International Financial Reporting 
Standards.

PricewaterhouseCoopers LLP
Chartered Accountants
Vancouver, British Columbia
April 8, 2015
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Consolidated Statements of 
Financial Position

2014 2013
$ $

ASSETS

Current assets
Cash and cash equivalents 45,507,574 9,555,178
Short-term investments 52,840,579 102,832,821
Amounts receivable (note 7) 611,687 620,815
Prepaid expenses - 20,695
Current income taxes receivable 175,322 169,905

99,135,162 113,199,414
Non-current assets
Properties (note 4) 334,517 357,392
Deposits (note 8) 29,422,967 14,445,771
Investments (note 5) 2,434,080 4,192,605
Deferred income taxes (note 8) 134,000 177,000

32,325,564 19,172,768
131,460,726 132,372,182

LIABILITIES

Current liabilities
Accounts payable and accrued liabilities 201,981 244,262

SHAREHOLDERS’ EQUITY

Share capital (note 6) 13,500,001 13,500,001
Retained earnings 117,758,744 118,627,919

131,258,745 132,127,920

131,460,726 132,372,182
Commitments (notes 5 and 7)
Subsequent event  (note 12)

As at December 31, 2014 and 2013
(expressed in Canadian dollars)

Approved by the Board of Directors

(signature)    (signature)
Terence Hui, Director   Thomas S. Chambers, Director

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



Consolidated Statements of Operations 
and Comprehensive Loss
For the years ended December 31, 2014 and 2013

2014 2013
$ $

Property sales 113,500 17,000
Cost of properties sold 22,947 4,208

90,553 12,792
Expenses
General and administrative (note 7 and 11) 320,686 307,940
Legal fees 47,363 235,917

368,049 543,857
Other Income (loss)
Impairment provision of investment (note 5) (2,059,016) -
Unrealized increase (decrease) in fair value of 
    investments (note 5) 172,637 (64,737)
Interest 1,614,117 1,909,185
Foreign exchange gain - 281,002
Other 2,583 41,161

(269,679) 2,166,611
(Loss) income before income taxes (547,175) 1,635,546
Provision for income taxes (note 8)
Current 279,000 337,211
Deferred 43,000 1,000

322,000 338,211
(Loss) net income and comprehensive (loss) income
    for the year (869,175) 1,297,335
Weighted average number of voting and non-voting

common shares outstanding 80,988,406 80,988,406
Basic and diluted (loss) earnings per share (0.01) 0.02

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

(expressed in Canadian dollars)
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Consolidated Statements 
of Changes in Equity
For the years ended December 31, 2014 and 2013

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

(expressed in Canadian dollars)

Share Retained Total
capital earnings Equity

$ $ $
Balance - January 1, 2013 13,500,001 117,330,584 130,830,585
Net income for the year - 1,297,335 1,297,335
Balance - December 31, 2013 13,500,001 118,627,919 132,127,920

Balance - January 1, 2014 13,500,001 118,627,919 132,127,920
Loss for the year - (869,175) (869,175)
Balance - December 31, 2014 13,500,001 117,758,744 131,258,745



Consolidated Statements 
of Cash Flows
For the years ended December 31, 2014 and 2013

2014 2013
$ $

Cash flows from operating activities
(Loss) net income for the year (869,175) 1,297,335
Expenditures on properties (20,520) (13,750)
Deposits (14,977,196) (9,143,500)

Items not affecting cash

Cost of properties sold 22,947 4,208
Deferred income taxes 43,000 1,000
Impairment provision of investment 2,059,016 64,737
Unrealized (increase) decrease in fair value of
    investments (172,637) -
Foreign exchange gain - (281,002)

Changes in non-cash working capital

Amounts receivable 9,128 (130,128)
Prepaid expenses 20,695 (2,163)
Current income taxes receivable (5,417) 185,212
Accounts payable and accrued liabilities (21,833) (77,348)

(13,911,992) (8,095,399)
Cash flows from investing activities
Purchase of investments (348,000) (100,000)
Distribution from investment 220,146 -
Short-term investments 49,992,242 (1,180,730)

49,864,388 (1,280,730)
Increase (decrease) in cash and cash equivalents 35,952,396 (9,376,129)
Cash and cash equivalents - Beginning of year 9,555,178 18,931,307
Cash and cash equivalents - End of year 45,507,574 9,555,178
Supplemental disclosure of cash payments
Income taxes paid 290,000 152,000

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

(expressed in Canadian dollars)
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1. General information 
The principal business of Coopers Park Corporation and its subsidiaries (together, the Company) was the acquisition, 
development and marketing of three residential condominium properties in Vancouver, British Columbia on two 
building sites the Company purchased from Concord Pacific Group Inc. On April 6, 2009, Concord Pacific Group 
Inc. changed its name to One West Holdings Ltd. (One West). Coopers Park Corporation is incorporated and 
domiciled in Canada. The address of its registered office is 208 West 1st Avenue, Vancouver, British Columbia.

“Coopers Pointe”, an 86-unit high rise condominium tower on Site 6A, was completed in November 2007. 
“Flagship”, a 112-unit high rise condominium tower, and “Mariner”, a 133-unit high rise condominium tower, 
located on Site 6BD were both completed in December 2008.

The Company currently holds investments in private and public technology companies and evaluates other 
opportunities in the real estate and technology sectors.

2. Basis of preparation
STATEMENT OF COMPLIANCE

These consolidated financial statements are prepared in accordance with International Financial Reporting 
Standards (IFRS) as issued by the International Accounting Standards Board (IASB) and interpretations issued by 
the IFRS Interpretations Committee (IFRIC).  The Company has consistently applied the same accounting policies 
throughout all periods presented.  These consolidated financial statements were authorized for issue by the Board 
of Directors on April 8, 2015.

FUNCTIONAL AND PRESENTATION CURRENCY

These consolidated financial statements are presented in Canadian dollars, which is the Company’s functional 
currency. All financial information presented in Canadian dollars has been rounded to the nearest dollar.

USE OF ESTIMATES AND JUDGEMENTS

The preparation of the consolidated financial statements in conformity with IFRS requires management to make 
judgements, estimates and assumptions that affect the application of accounting policies and the reported amounts 
of assets, liabilities, income and expenses. Actual results may differ from these estimates.

Estimates and underlying assumptions are reviewed on an ongoing basis. Revisions to accounting estimates are 
recognized in the period in which the estimates are revised and in any future periods affected.

Uncertainty is inherent in estimating the provision for legal and tax contingencies and the fair value of financial 
instruments. The impact on the consolidated financial statements of future changes in such estimates could be 
material.

Notes to Consolidated Financial 
Statements
December 31, 2014 and 2013
(expressed in Canadian dollars)



3. Significant accounting policies, judgements and estimation uncertainty
CONSOLIDATION

These consolidated financial statements include the accounts of the Company and its subsidiaries.  A subsidiary is 
an entity in which the Company has control, directly or indirectly. Under IFRS 10, an investor controls an investee 
if and only if the investor has power over the investee, exposure, or rights, to variable returns from its involvement 
with the investee, and the ability to use its power over the investee to affect the amount of the investor’s returns. All 
material intercompany transactions and balances have been eliminated on consolidation.

Details of the Company’s subsidiaries at December 31, 2014 are as follows:
        Country  Ownership

Coopers Park Real Estate Development Corporation    Canada  100%
Coopers Park Real Estate Trust     Canada  100%
Coopers Park Investment Holdings Limited    Canada  100%
Mariner Towers Limited      Canada  100%
Mariner Towers Limited Partnership     Canada  100%

PROPERTIES

Properties are stated at the lower of cost and net realizable value, being the estimated selling price less costs to 
complete and sell. Properties include capitalized construction and development costs and where applicable, 
borrowing costs incurred in qualifying developments. At each reporting date, properties are assessed for impairment. 
If found to be impaired, the carrying amount is reduced to net realizable value; the impairment loss is recognized 
immediately in profit or loss.

Management’s estimates of the net realizable value of its properties are based on the best available information at the 
time of assessment. Costs are inherently subject to fluctuation and unforeseen costs or expenses could be incurred 
in the holding, development and construction processes. The costs associated with the Company’s projects could be 
significantly increased by events outside the Company’s control, including increases in interest rates and increases 
in development and construction costs. The Company’s anticipated revenues from its properties are based on the 
sale of units of each project at estimated prices that are subject to market forces. There can be no assurance that the 
various assumptions will be realized or that the properties will not be adversely affected by unforeseen economic 
factors, resulting in a diminution in the anticipated value of the Company’s projects.

REVENUE RECOGNITION

Revenue from the sale of parking stalls and storage lockers is recognized when the significant risks and rewards 
have transferred to the buyer. This will normally take place when title transfers to the purchasers, they are entitled 
to occupancy, there is persuasive evidence of an arrangement for the sale of the property, the proceeds are fixed and 
determinable, and collection of the sale proceeds is reasonably assured.

COST OF PROPERTIES SOLD

Cost of properties sold is determined using the net yield method whereby the cost of properties sold for the period 
is a pro-rated amount of the total estimated capitalized costs for the project based on sales for the period versus 
projected sales for the entire project.

WARRANTY COSTS

Estimated future warranty costs are accrued and charged to cost of properties sold in the period in which 
revenues are recognized from the sale of properties. The recognized amount of future warranty costs is based on 
management’s best information and judgment and is based in part upon the Company’s historical experience. The 
inherent uncertainty associated with real estate development makes it reasonably possible that future conditions 
may materially affect the amount of any warranty obligations. An increase in the provision for warranty costs, 
with a corresponding charge to earnings, is recorded in the period in which management estimates that additional 
warranty obligations are likely.
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CASH AND CASH EQUIVALENTS

Cash and cash equivalents include cash on hand, deposits with banks and other short-term highly liquid investments 
with original maturities of three months or less.

SHORT-TERM INVESTMENTS

Short-term investments include deposits with banks with original maturities of more than three months but not 
more than one year.

FINANCIAL INSTRUMENTS

Financial assets and liabilities are recognized when the Company becomes a party to the contractual provisions 
of the instrument. Financial assets are derecognized when the rights to receive cash flows from the assets have 
expired or have been transferred and the Company has transferred substantially all risks and rewards of ownership. 
Financial assets and liabilities are offset and the net amount is reported in the statements of financial position when 
there is a legally enforceable right to offset the recognized amounts and there is an intention to settle on a net basis, 
or realize the asset and settle the liability simultaneously.

At initial recognition, the Company classifies its financial instruments in one of the following categories: fair value 
through profit and loss, held-to-maturity investments, loans and receivables, available-for-sale investments or other 
financial liabilities. 

A financial asset or liability is classified as fair value through profit or loss if acquired principally for the purpose of 
selling or repurchasing in the short term. Derivatives are also included in this category unless they are designated 
as hedges. Financial instruments in this category are recognized initially and subsequently at fair value. Transaction 
costs are expensed in the statements of income. Gains and losses arising from changes in fair value are presented in 
the statements of income within other gains and losses in the period in which they arise.

Held-to-maturity investments and loans and receivables are initially recognized at the amount expected to 
be received, less, when material, a discount to reduce the amount to fair value. Subsequently, held-to-maturity 
investments and loans and receivables are measured at amortized cost using the effective interest method less a 
provision for impairment. The Company classifies its cash and cash equivalents and short-term investments as loans 
and receivables.

Available-for-sale investments are recognized initially at fair value plus transaction costs and are subsequently 
carried at fair value except for equity instruments that do not have a quoted price in an active market and whose fair 
value cannot be reliably measured are carried at cost. Gains or losses arising from changes in fair value are recognized 
in other comprehensive income.

Other financial liabilities are initially recognized at the amount required to be paid, less, when material, a discount 
to reduce the payables to fair value. Subsequently, other financial liabilities are measured at amortized cost using 
the effective interest method. 

At each reporting date, the Company assesses whether there is objective evidence that a financial asset is impaired. 
If such evidence exists, the Company recognizes an impairment loss, as follows:

Financial assets carried at amortized cost: The impairment loss is the difference between the amortized cost of 
the loan or receivable and the present value of the estimated future cash flows, discounted using the instrument’s 
original effective interest rate. The carrying amount of the asset is reduced by this amount. Impairment losses on 
financial assets carried at amortized cost are reversed in subsequent periods if the amount of the loss decreases and 
the decrease can be related objectively to an event occurring after the impairment was recognized.

Available-for-sale financial assets: The impairment loss is the difference between the original cost of the asset and 
its fair value at the measurement date, less any impairment losses previously recognized in the statements of income 
and comprehensive income. This amount represents the cumulative income in accumulated other comprehensive 
income that is reclassified to net income. Impairment losses on available-for-sale equity instruments are not reversed.



IMPAIRMENT

The Company assesses at the end of each reporting period whether there is objective evidence that a financial asset 
or group of financial assets is impaired. A financial asset or a group of financial assets is impaired and impairment 
losses are incurred only if there is objective evidence of impairment as a result of one or more events that occurred 
after the initial recognition of the asset (a loss event) and that loss event (or events) has an impact on the estimated 
future cash flows of the financial asset or group of financial assets that can be reliably estimated.

The criteria that the Company uses to determine that there is objective evidence of an impairment loss includes:
• significant financial difficulty of the issuer or obligor
• a breach of contract, such as a default of delinquency in interest or principal payments
• the probability that the borrower will enter bankruptcy or other financial reorganization

For the loans and receivables category, the amount of the loss is measured as the difference between the asset’s 
carrying amount and the present value of estimated future cash flows (excluding future credit losses that have not 
been incurred) discounted at the financial asset’s original effective interest rate. The carrying amount of the asset 
is reduced and the amount of the loss is recognized in the consolidated income statements. If a loan has a variable 
interest rate, the discount rate for measuring any impairment loss is the current effective interest rate determined 
under the contract. If, in a subsequent period, the amount of the impairment loss decreases and the decrease can 
be related objectively to an event occurring after the impairment was recognized (such as an improvement in the 
debtor’s credit rating), the reversal of the previously recognized impairment loss is recognized in the consolidated 
income statements.

INCOME TAXES

The tax expense for the period comprises current and deferred tax. Tax is recognized in profit or loss, except that a 
change attributable to an item of income or expense recognized as other comprehensive income is also recognized 
directly in other comprehensive income.

The current income tax charge is calculated on the basis of tax rates and laws that have been enacted or substantively 
enacted at the date of the statements of financial position. 

Deferred income tax is recognized on temporary differences arising between the tax bases of assets and liabilities 
and their carrying amounts in the consolidated financial statements and on unused tax losses or tax credits in the 
group. Deferred income tax is determined using tax rates and laws that have been enacted or substantively enacted 
by the reporting date.

Deferred income tax assets are recognized only to the extent that it is probable that future taxable profit will be 
available against which the temporary differences can be utilized.

EARNINGS PER SHARE

Earnings per share are computed by dividing the net income by the weighted average number of voting and non-
voting common shares outstanding during the year using the treasury stock method.

SIGNIFICANT ACCOUNTING JUDGEMENTS AND ESTIMATION UNCERTAINTIES

The Company makes estimates and assumptions concerning the future that will, by definition, seldom equal actual 
results. These estimates and judgments have a significant risk of causing a material adjustment to the carrying 
amounts of assets and liabilities within the next financial year.

• The Company has recorded liabilities for warranties on the condominium units it sold. The amount was 
based on the best estimates of the Company. The actual amount of warranty claims may be significantly 
different from the amount estimated resulting in a material adjustment to the liabilities of the Company.
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• The Company has applied losses, deductions and credits from periods prior to January 21, 2005 to reduce 
the taxable income of and tax payable by the Company for taxation years 2007 to 2009 and has recorded 
the tax liabilities according to its tax filing position. The Canada Revenue Agency (CRA) has reassessed 
the taxation years 2007, 2008 and 2009 and has subsequently disallowed the Company’s objections 
to the notices of reassessments. The Company has engaged legal counsel and remains confident in the 
appropriateness of its tax filing position. However, there is no assurance that the appeal will be successful. If 
the appeal is not successful, there will be a material reduction in equity of the Company equal to the deposit 
paid to the CRA. See note 8.

ACCOUNTING STANDARDS ADOPTED

IAS 32, Financial Instruments: Presentation
IAS 32 was amended to clarify requirements for offsetting of financial assets and financial liabilities. The Company 
adopted IAS 32 on January 1, 2014 without any changes to its consolidated financial statements.

IFRIC 21, Levies
Effective January 1, 2014, the Company adopted the new IFRIC 21, Levies. This interpretation provides guidance 
on when a liability should be recognized for a government legislated levy. The adoption of this guidance had no 
impact on the consolidated financial statements.

ACCOUNTING STANDARDS ISSUED AND NOT YET EFFECTIVE

IFRS 9, Financial Instruments
In November 2009, IFRS 9 was issued and in October 2010 was further amended. IFRS 9 addresses classification 
and measurement of financial assets and replaces the multiple category and measurement models in IAS 39, Financial 
Instruments: Recognition and Measurement for debt instruments with a new mixed measurement model having only 
two categories: amortized cost and fair value through profit or loss. IFRS 9 also replaces the models for measuring 
equity instruments and such instruments are either recognized at fair value through profit or loss or at fair value 
through other comprehensive income. This standard is effective for annual periods beginning on or after January 1, 
2018. The Company has not assessed the impact of this new standard.

IFRS 7, Financial Instruments: Disclosures
IFRS 7 is amended to require additional disclosures on transition from IAS 39 to IFRS 9. These changes are 
effective on adoption IFRS 9.

IFRS 15, Revenue from Contracts with Customers
In May 2014, IFRS 15 was issued. This standard addresses revenue recognition and establishes principles for 
reporting information about the nature, amount, timing, and uncertainty of revenue and cash flows arising from an 
entity’s contracts with customers. Revenue is recognized when a customer obtains control of a good or service and 
thus has the ability to control its use and obtain the benefits from the good or service. The standard replaces IAS 18, 
Revenue, IAS 11, Construction Contracts, and the related interpretations. The standard is effective for annual periods 
beginning on or after January 1, 2017 with earlier application permitted. The Company has not assessed the impact 
of this new standard. 



4. Properties
December 31, 

2014
Site 6A Site 6BD Total

$ $ $
Land 3,812,959 14,007,968 17,820,927
Development costs (note 7) 27,302,279 93,023,020 120,325,299
Interest 1,673,555 6,480,121 8,153,676
Cost of properties sold (32,651,240) (113,314,145) (145,965,385)

137,553 196,964 334,517

December 31, 
2013

Site 6A Site 6BD Total
$ $ $

Land 3,812,959 14,007,968 17,820,927
Development costs (note 7) 27,302,240 93,022,987 120,325,227
Interest 1,673,555 6,480,121 8,153,676
Cost of properties sold (32,647,136) (113,295,302) (145,942,438)

141,618 215,774 357,392

5. Investments
The Company has made the following investments which have been classified as available-for-sale:

a. During 2006, the Company acquired retractable voting preferred shares of a private technology company 
from One West for cash of $538,555, representing the carrying value of the shares to One West. During 
2008, the retraction rights associated with the shares were removed and, as a result, the investment was 
classified as available-for-sale. During 2008, the Company acquired $300,000 of additional voting preferred 
shares from the private technology company. In May 24, 2012, the Company acquired $335,895 of Class 
E preferred shares from the private technology company. At December 31, 2014, the Company owns 1% 
of the shares issued.  At December 31, 2014, the investment is carried at $1,174,450 (2013 - $1,174,450).

b. During 2007, the Company acquired, for $200,000, 2.35% of the retractable preferred shares of a private 
technology company. One of the directors of the Company was the Chief Executive Officer of the private 
technology company at the time of acquisition. The Company immediately waived its right of retraction 
and, accordingly, classified the investment as available for sale. In the years ended December 31, 2008 and 
2010, based primarily on a comparison to subsequent issuances of similar securities, the Company wrote 
down the investment by $129,769 and $67,231 respectively. During the year ended December 31, 2013, 
the Company wrote down the investment by$3,000 to $nil.

c. During 2010, the Company subscribed for 2,000 Class A limited partnership units at a subscription price 
of $2,000,000 representing about 2% of that class of limited partnership units of a limited partnership that 
was formed to invest in a portfolio of equities or to acquire existing debts as an investment in technology 
companies. During the year ended December 31, 2014, the Company made a capital contribution of 
$260,000 (2013 - $100,000) towards the subscription price and received a cash distribution of $220,146 
(2013 - $nil). As at December 31, 2014 the Company has contributed $893,000 (2013 - $633,000) towards 
the subscription price. During the year ended December 31, 2014, the Company recorded an unrealized 
increase in fair value of $233,859 (2013 - loss of $38,500) on this investment. At December 31, 2014, the 
investment is carried at $612,054 (2013 - $338,341).
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d. During 2011, the Company acquired 75,758 Class A common shares for $2,378,013 with an option to 
acquire up to 63,291 Class A common shares at a price of US$39.50 per share exercisable in whole or in 
part at any time prior to October 28, 2013, of a private medical technology company in the United States. 
The option was not exercised and, accordingly, expired. During the year ended December 31, 2014, the 
Company recorded a foreign exchange gain of $nil (2013 - $281,002). During the year ended December 
31, 2014, the Company recorded an impairment loss of $2,059,016 (2013 - $nil) on this investment. At 
December 31, 2014, the investment is carried at $600,000 (2013 - $2,659,016).

The Company has also made the following investments which have been classified as  financial assets at fair value 
through profit or loss:

e. During May 2011, the Company acquired 11,111 common shares for $99,999 pursuant to the initial 
public offering of NexJ Systems Inc., which is a provider of enterprise customer relationship management 
applications for the financial services, insurance and healthcare industries. At December 31, 2014, the 
common shares of NexJ Systems Inc. were trading at $1.27 (2013 - $1.96) per share. During the year ended 
December 31, 2014, the Company recorded an unrealized decrease in fair value of $7,322 (2013 - $23,237) 
on this investment. At December 31, 2014, the investments is carried at $13,476 (2013 - $20,798).

f. In September 2014, the Company acquired 11,000 common shares for $88,000 pursuant to the short form 
prospectus offering of WesternOne Inc., a company in the construction and infrastructure services sector. 
At December 31, 2014, the common shares of WesternOne Inc. were trading at $3.10 per share. During 
the year ended December 31, 2014, the Company recorded an unrealized decrease in fair value of $53,900 
(2013 - $nil) and a dividend income of $1,683 (2013 - $nil) on this investment. At December 31, 2014, the 
investment is carried at $34,100 (2013 - $nil).

6. Share capital
AUTHORIZED

Unlimited number of voting common shares without par value 
Unlimited number of non-voting common shares without par value
ISSUED

Voting
common

shares

Non-voting
common

shares Amount
$

Balance - December 31, 2012, 2013 and 2014 846,953 80,141,453 13,500,001

7. Related party transactions and commitments
COMPENSATION OF KEY MANAGEMENT

Key management is the Company’s directors. Compensation awarded to key management is:
2014 2013

$ $
Salaries and short-term benefits 43,500 43,500

The Company has no employees and accordingly has entered into the following agreement with related parties:

ADMINISTRATION AGREEMENT

The Company has entered into an administration agreement with Concord Pacific Developments Inc. (CPDI), an 
affiliate of One West. In exchange for providing administrative services, CPDI will be reimbursed for all expenses, 
as defined in the agreement, incurred with respect to providing such services and will receive a monthly fee of 3% 
of the amount of the expenses. The Company and CPDI have agreed that the monthly expenses and fee (excluding 
miscellaneous out-pocket-expenses) aggregate $12,200 and accordingly have agreed to the fixed monthly charge of 
$12,200 through January 2015. The administration agreement expired in January 2015 and was renewed for one 
year subsequent to year end.



During the year ended December 31, 2014, expenses and administration fees of $146,400 (2013 - $146,400) were 
charged by CPDI and have been included in general and administrative expenses.

8. Income taxes
The provision for income taxes differs from the amount obtained by applying the statutory Canadian federal and 
provincial income tax rates to earnings before income taxes as follows:

2014 2013
$ $

(Recovery of) provision for income taxes based on the combined
     statutory income tax rate of 26% (2013 - 25.75%) (142,000) 421,000
Difference between current and future statutory tax rates 

expected to apply to current year - (52,000)
Adjustment for changes in future tax rates - 1,000
Change in unrecognized tax benefits 220,000 10,000
Change in estimated tax provision for previous years - (9,789)
Change in valuation of investments 244,000 (32,000)
Provision for income taxes 322,000 338,211

The continuity of the deferred income tax asset is as follows:
2014 2013

$ $
Balance - Beginning of year 177,000 178,000
Provision for deferred income taxes (43,000) (1,000)
Balance - End of year 134,000 177,000

The tax effect of temporary differences that give rise to deferred income tax assets are as follows:
2014 2013

$ $
Deferred income tax assets (liabilities)

Non-capital losses carry-forward 4,000 33,000
Taxable capital losses carry-forward 1,086,000 1,086,000
Investments 235,000 16,000
Properties 58,000 66,000
Eligible capital expenditures 72,000 78,000

1,455,000 1,279,000
Unrecognized deferred tax assets (1,321,000) (1,102,000)
Net deferred income tax asset 134,000 177,000

As at December 31, 2014, the Company has non-capital losses of approximately $15,000 (2013 - $127,000) 
available to reduce taxable income in future years. These losses expire as follows:

$
2015 4,000
2026 3,000
2027 1,000
2028 1,000
2029 1,000
2030 1,000
2031 2,000
2032 1,000
2033 -
2034 1,000

15,000
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In September 2012, the Company received a notice of reassessment for the year ended December 31, 2007. The 
reassessment denies the application of losses, deductions and credits from periods prior to January 21, 2005 to 
reduce the taxable income of and tax payable by the Company for 2007. The reassessment revises the Company’s 
taxable income for that year by $24,105,172, resulting in income taxes and interest payable of $10,570,383 to the 
date of the reassessment.

During the year ended December 31, 2012, the Company made a payment of 50% of the taxes and interest the 
CRA claimed are owed for the 2007 taxation year, being $5,302,271.

In August 2013, the Company received notices of reassessment for the years ended December 31, 2008 and 2009. 
The reassessments deny the application of losses, deductions and credits from periods prior to January 21, 2005 to 
reduce the taxable income of and tax payable by the Company for 2008 and 2009. The reassessments revise the 
Company’s taxable income for 2008 and 2009 by $41,789,445 and $1,727,073 respectively, resulting in income 
tax and interest payable of $16,738,271 and $1,588,580 respectively to the date of the reassessment.

During the year ended December 31, 2013, the Company made a payment of 50% of the taxes and interest the 
CRA claimed are owed for the 2008 and 2009 taxation years, being $9,143,500. 

During the year ended December 31, 2014, the Company made a payment of $14,971,544 and transferred $5,652 
from it taxes receivable from the taxation year ended December 31, 2013 towards the amount the CRA claims were 
owed by the Company. These amounts together represent the remaining taxes and interest the CRA claims were 
owed for 2007, 2008 and 2009 taxation years, being $14,977,196.

In September 2014, the Company received notices of confirmation from CRA disallowing the Company’s objections 
to the notices of reassessments for the taxation years 2007, 2008 and 2009 issued earlier and confirming CRA’s tax 
position for the taxation years 2007, 2008 and 2009. In December 2014, the Company filed a notice of appeal with 
the Tax Court of Canada to appeal CRA’s reassessments and the confirmations.  However, there is no assurance that 
the appeal will be successful.

As the Company does not consider it probable that an outflow of economic resources will result based on its tax 
filing position, there is no provision recorded in the consolidated financial statements and the payments made to 
the CRA, that aggregate to $29,422,967 (2013 - $14,445,771), have been reflected as a deposit. If the Company 
is ultimately successful in defending its position, such payments plus applicable interest will be refunded to the 
Company. 

9. Financial instruments
FAIR VALUES

2014 2013
Carrying 

Value Fair Value
Carrying 

Value Fair Value
$ $ $ $

Cash and cash equivalents 45,507,574 45,507,574 9,555,178 9,555,178
Short-term investments 52,840,579 52,840,579 102,832,821 102,832,821

Investments carried at cost (b) 1,774,450 n/a 3,833,466 n/a
Investments carried at fair value (a) 659,630 659,630 359,139 359,139

2,434,080 659,630 4,192,605 359,139

Amounts receivable 611,687 611,687 620,815 620,815
Deposits 29,422,967 29,422,967 14,445,771 14,445,771
Accounts payable and accrued liabilities 201,981 201,981 244,262 244,262



(a)  Investments in publicly listed shares, which are measured at fair value in the consolidated statements of financial 
position as at December 31, 2014, total $47,576 (2013 - $20,798) and are classified as Level 1 in the fair value 
hierarchy. An investment in limited partnership units, which is measured at fair value in the consolidated 
statements of financial position as at December 31, 2014, is $612,054 (2013 - $338,341) and is classified as 
Level 3 in the fair value hierarchy.

(b) The fair value of investments carried at cost, net of impairment provisions, are not reliably measured.

The fair value hierarchy has the following levels:
Level 1 - quoted prices in active markets for identical assets or liabilities;
Level 2 - inputs other than quoted prices included in Level 1 that are observable for the asset or liability, either 
directly as prices or indirectly derived from prices; and
Level 3 - inputs from the asset or liability that are not based on observable market data.

INTEREST RATE RISK

All of the Company’s financial instruments are non-interest bearing except for cash and cash equivalents that 
earn interest at variable market rates and short-term investments that earn interest at a fixed interest rate. The 
Company’s cash and cash equivalents and short-term investments are held at various Canadian chartered banks 
to maximize interest and to diversify risk. For the year ended December 31, 2014, the weighted average interest 
rate on the interest earned on the Company’s cash and cash equivalents was 1.47% (2013 - 1.43%) per annum 
and the weighted average interest rate earned on short-term investments was 1.66% (2013 - 1.51%) per annum. 
The impact of a 1% strengthening or weakening of interest rates on the Company’s cash and cash equivalents at 
December 31, 2014 is estimated to be a $455,000 increase or decrease in interest income per year.

CREDIT RISK EXPOSURES

Credit risk arises when the borrowers are unable to repay the loans and debts due to the Company on time and in 
full. The financial instruments that potentially expose the Company to a concentration of credit risk are cash and 
cash equivalents, short-term investments and amounts receivable. The Company limits its exposure to credit loss 
by placing its cash and cash equivalents and short-term investments with high quality financial institutions.

LIQUIDITY RISK

The Company manages liquidity risk by maintaining adequate cash balances compared to the amount of liabilities at 
the statement of financial position date. In addition, the Company regularly monitors and reviews both actual and 
forecasted cash flows.  The Company’s estimated minimum contractual undiscounted cash flow requirements for its 
financial liabilities at December 31, 2014 is $201,981, all of which is within the next 12 months.

10. Capital management
The capital structure of the Company consists of shareholders’ equity. The Company’s objectives when managing 
capital are to safeguard its ability to continue as a going concern and to provide returns for shareholders.

The Company is not subject to externally imposed capital requirements and there has been no change with respect 
to the overall capital risk management strategy during the year ended December 31, 2014.

11. Expenses by nature
The Company presents its expenses by function on the consolidated statements of operations and comprehensive 
loss. Additional disclosure of the nature of expenses is as follows:

2014 2013
$ $

Changes in inventories of finished goods 22,947 4,208
General and administrative 277,186 264,440
Salaries and short-term benefits 43,500 43,500
Legal and professional 47,363 235,917

390,996 548,065
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12. Subsequent events
On April 8, 2015 the Company announced that it had received a proposal from its President, Mr. Terence Hui, 
on behalf of 0698500 B.C. Ltd., a personal holding company wholly owned by Mr. Hui and shareholder of 
the Company, for the acquisition of all of the shares of the Company, other than those held by 0698500 B.C. 
Ltd. for $1.62071 per share. The proposed transaction is a “going private transaction” and is to be effected by 
the consolidation of all of the voting common shares of the Company on the basis of one common share for each 
254,084 existing voting common share. As a result of the consolidation, holders of voting common shares, other 
than 0698500 B.C. Ltd., will not receive fractional shares but will be paid $1.62071 for each voting common share 
held by them prior to the share consolidation. Completion of the proposed “going private transaction” is subject to 
regulatory approval and the approval of the proposed share consolidation by voting shareholders, including by a 
majority of the holders of the voting common shares held by shareholders of the Company other than 0698500 B.C. 
Ltd., at the meeting of voting shareholders of the Company to be held on May 14, 2015.

If the conditions to the completion of the going private transaction are satisfied, the Company will pay up to a total 
of $970,000 to the holders of its voting common shares, other than 0698500 B.C. Ltd. The voting common shares 
of the Company will no longer be listed on the TSX Venture Exchange and the Company will take steps to cease 
being a reporting issuer under applicable securities laws.
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