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Court File No. 17-73967

ONTARIO
SUPERIOR COURT OF JUSTICE

BETWEEN:
FIRST NATIONAL FINANCIAL GP CORPORATION
Applicant

-and -

GOLDEN DRAGON HO 10 INC. and GOLDEN DRAGON HO 11 INC.
Respondents

APPLICATION UNDER Section 47 of the Bankruptcy and Insolvency Act
R.S.C. 1985, C. B-3, as amended

NOTICE OF MOTION
(RETURNABLE JULY 9, 2018)

The Interim Receiver, Deloitte Restructuring Inc. (“Deloitte” or the “Interim Receiver”),
will make a motion to The Honourable Justice Hackland on Monday June 9, 2018, at 9:30 a.m., or

as soon after that time as the motion can be heard, at 161 Elgin Street, 2" Floor, Ottawa, Ontario.
PROPOSED METHOD OF HEARING: The motion is to be heard orally.

THE MOTION IS FOR:

L. if necessary, an Order abridging the time for service of the Notice of Motion and Motion
Record herein, validating service of the Notice of Motion and Motion Record, and

dispensing with further service thereof;



2.
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advice and directions regarding the Notice of Motion of the Respondents dated June 29,
2018 (the “Respondents’ Motion™) seeking, among things, an Order that:

(1) “the Receiver not enter into Agreements to repair [345 Barber] with either
of the contractors chosen by the Receiver” and that the Respondents “be
allowed to initiate the repairs as required and set out in the Receiver’s Third
Report” (the “Repairs™) “with one of the contractors it has quotes from as
set out in the Affidavit of Chi Van Ho”;

(i1))  the Respondents “be given until September 1, 2018, to bring the first
mortgage [over 345 Barber] into good standing and finalize the
restructuring of the second Mortgage [over 345 Barber]”; and

(1ii)  the Respondents “be permitted to immediately rent the vacant apartments as

they become available.”

an Order declaring that the Interim Receiver can retain the contractor it recommended to
the Court in its Third Report to undertake the Repairs on 17 currently unrentable units in
345 Barber, pursuant to the Appointment Order and paragraph three of the Order of Justice
Hackland made June 11, 2018, authorizing the Receiver “to retain a contractor to undertake
repairs on 17 currently unrentable units, as described in the Third Report, such action not to
occur before June 30, 2018, and subject to further Order of the Court. Any such Notice of

Motion to be served on or before June 30, 2018;

approving the Supplemental Report to the Third Report to the Court of the Interim
Receiver dated July 3, 2018 (the “Supplementary Third Report”), and the Interim

Receiver’s actions and activities as set out in the Supplementary Third Report;
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5. the Receiver’s costs of this motion on a substantial indemnity scale; and

6. such further and other relief as counsel may advise and this Honourable Court deems just.

THE GROUNDS FOR THE MOTION ARE:

1. there is additional urgency to the Repairs since, as of June 30, 2018, only 1 rentable unit in

345 Barber remains available for rent;

2. the 17 unrentable units must therefore be repaired and placed on the rental market as soon
as possible to capture the remainder of the summer rental market, and generate additional

revenue;
3. the Respondents’ Motion is frivolous, an abuse of process and has no chance of success;
2. section 195 of the Bankruptcy and Insolvency Act, R.S.C. 1985, c. B.3;

3. Rules 1.05, 2.03, 3.02, 25.11, 37 and 61.16 of the Rules of Civil Procedure, R.R.O. 1990,

Reg. 194; and

4. such further and other grounds as counsel may advise and this Honourable Court may
permit.

THE FOLLOWING DOCUMENTARY EVIDENCE will be used at the hearing of the Motion:

1. the Third Report to the Court of the Interim Receiver dated May 29, 2018;

2. the Supplemental Report to the Third Report to the Court of the Interim Receiver dated

July 3, 2018; and

3. such further and other evidence as counsel may advise and this Honourable Court permit.
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INTRODUCTION

1.  This feport is supplementary to the Receiver’s Third Report dated May 29, 2b1 8 (the
“Supplementary Third Report”) in support of its motion heard on June 11, 2018 (the “June

11 Motion™), fof among other things, approving the Re(.:eiver’s course of action with respect

to the repairs/renovations to the Property and its recommendation to proceed' with Proposal

#1 for the remediation of 17 units in an unrentable state. Any terms not otherwise defined

herein are defined in the Third Report.

2. This Supplementary Third Report is delivered in resPdnse 10 thé notice of motion of the
Respondents served on June 29, 2018, supported by the affidavit of Chi Van Ho swom on
the same date (the “Chi Van Ho Affidavit”), secking, among other things, an Order that:

(a)  “the Receiver not enter into Agreements to repair [345 Barber] with either of the
contractors chosen by the Receiver” and that the Respondents “be allowed to
initiate the repairs as required and set out in the Receiver’s Third Report” (the
“Repairs”) “with one of the contractors it has quotes from as set out in the
Affidavit of Chi Van Ho™;

(b)  the Respondents “be given until September 1, 2018, to bring the first mortgage
[over 345 Barber] into good standing and finalize the restructuring of the second
Mortgage [over 345 Barber]; and

(c)  the Respondents “be permitted to immediately rent the vacant apartments as they

become available.”

3. The Receiver brought the June 11 Motion for Court approval of the Repairs notwithstanding
that the Appointment Order authorized the Receiver to carry them out without the need for

further Court approval. By way of Order made June 11,2018 (the “June 11 Order™), Justice
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Hackland approved the Third Report and the actions of the Receiver described therein, and
aﬁthorized the Receiver “t0 retain a contractor to undertake repairs on 17 currently unrentable
units, as described in the Third Report, such action not to occur before June 30, 2018, and
subject to further Order of the Court. Any s_uch Notice of Motion to be served on or before

June 30, 2018.” A copy of the June 11 Order is attached hereto as Appendix “A”.

However, there is additional urgency to the Repairs being carried out as soon as possible as
there is only one rentable unit in 345 Barber currently available for rent, and only two units
in 347 Barber are cuﬁently available for rent. The Receiver requires the Repairs to the 17
um'té in question to be carried out as soon as possible 5o as to capture the end of the summer

rental market, and maximize the revenue being generated by the Property.

REPAIRS AND AHMED SYED

The Receiver notes that the Respondents did not oppose the Applicant’s motion for the
Appointment Order, or the motions brought by the Receiver to, among other things, approve
the activities of the Receiver set out in its First Report and Second Report, which included

undertaking various repairs and improvements to bring previously unrentable units back into

rentable condition.

The foundation of the Respondents’ notice of motion regarding the Repairs is that “the plan

going forward is that Mr. Syed will take control of the Mortgagor on the property having the

most units (345) by acquiring the Shares and he is arranging funding which will be finalized

- by no later than August 30, 2018” (the “Proposed Syed Share Transaction™).

- GDH 11 is the owner of 345 Barber. GDH 10 is the owner of 347 Barbér (collectively, the
“Buildings™).

Page 5

-‘10?



10.

It is the Receiver’s view that the Proposed Syed Share Transaction is not viable. Chi Van

Ho has omitted from his affidavit that FN has already rejected an application by Ahmed Syed

(“Syed™) to assume the mortgages for 345 Barber and 347 BarBer, as evidenced by the email

correspondence between Bléneys, Chi Ho, Ahmed Syed, their counsel, Syed".s appraiser,

Liahona Mortgage Investment Corp. and FN between September 13, 2018 and December 20,

2018, all of which correspondence is included in the attached Appendix “B”, and that Syed

had already previously been mentioned as a potential partner in GDH 11 but did not pursue

that transaction with FN, as discussed further in paragraphs 9, 10 and 11 below, and the

correspondence set out in Appendix “B”.

The ‘Proposed Syed Share Transaction was addressed in paragraphs 47 to 51 of the affidavit
of Chris Sebben of FN sworn September 19, 2017 in support of the Appointment Order (the
“Sebben Affidavit”), wherein Mr. Sebben swore that a representative of the Respondents
advise& FN in August, 2017, that a “share purchase agreement was in thé works” for 345
Barber “that should be completed by Sept. 5™ at which point the mortgage will be paid”.
FN’s consent to any such share purchase agreement was required under its mortgages over
both Buildings, but it was not sought ﬁroﬁ], nor granted by, FN. Mr. Sebﬁen has advised the
Receiver that FN has still never received an application to authorize the Proposed Syed Share

Transaction. The Sebben Affidavit, without Exhibits, is attached hereto as Appendix “C.

FN’s position was, and still is, that it would only consider a share purchase agreement if it
was for both Respondents as both Buildings have to be spld together because they are
connected at every fioor, and share common elements (lobby, mail room, laundry room and
elevator which is located at 345 Barber) and certain utilities (certain gas meters for 347

Barber are located at 345 Barber) (Sebben Affidavit, paragraph 15).
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11.

12,

The Pfopoéed Syed Share Transaction was also addressed in the emails attached és Appendix
“B” (email from Eric Golden of Blaney McMurtry LLP to Syed dated December 20, 2017,
and to Syed;s 1awyef -dated December 19, 2017). The attachments to those responses, being
Chﬁ Van Ho’s letter to FN dated September 12,2017, Syed’s proposed agreement of purchase
and sale for the Buildings dated Séptember 11,2017, a purported Share Purchase Agreement
&ated October 27, 2017 between the Chi Ho Family Trust and Ahmed Syed for the trust’s
100 shares in GDH 11, a letter from Syed’s lawyer to FN’s lawyer dated November 17, 2017

regarding his proposed purchase of the Buildings, and a letter from a different lawyer for

- Syed dated December 15, 2017 regarding Syed’s purported purchase of 347 Barber, are

attached hereto as Appendix “D”.

Also omitted from the Chi Van Ho Affidavit is the foliowing:

(a) that the Interim Receivership was required less than 18 months after the
Respondents purchased the Buildings and took am assignment of the FN
mortgages over the Buildings, after Chi Van Ho undertook major renovations to
the Buildings wherein he attempted to convert 345 Barber to student housing
without FN approval (Sebben Aﬁiﬁavit, paragraphs 62 to 70), without the
approval of the City of Otiawa (the “City”) (and the required building permits
for six of the Units _above the ground floor) for any units above the lobby except
for the level 100 (basement) units, and with these renovations substantially
unfinished as of the date of'the Appointmerﬁ Order and 44 out of 110 units vacant

as of that date (a vacancy rate of 40%);

(b) that he produced minimal records to the Receiver regarding these renovations, _

which is one of the reasons the Receiver had to obtain from the City the building

Page 7
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(©)

(d)

(e)

REPAIRS

permits and drawings, which as set out in the Third Report was a lengthy process
(and from which the Receiver learned that permits were not issued for any

renovations above the lobby and level 100);

that his project manager John Napiorkowski quit acting as project inanager after

discovering that the units above the ground fldor were being renovated, and

because he was no longer being paid,

that Eastwood Construction had been prepaid for tiling work in the lobby and
was brought in to finish the work. They were then asked by the Receiver to qudte
on the rest of the work to finish the lobby and submitted the highest quote, as set

out below in more detail; and

that he moved non-BMR tenants from 345 Barber to 347 Barber without FN or
City approval to carry out the unauthorized conversion of 345 Barber to student
housing, and even though the original owner of the Bﬁﬂdings had signed
agreements with the City and the Ministry of Housing to provide 30 affordable
housing units at the Buildings, and use best efforts to place these 30 BMR tenants
in 347 Barber, all of which resulted in the renting of only 21 of the 30 required
BMR units, resulting in the City and Ministry issuing Notices of Breach to GDH

10 (see paragraphs 12, 16 and 17 of the Sebben Affidavit).

13. In paragraph 5 of the Chi Van Ho Affidavit, Chi Van Ho identifies John Napierkowski

(sic} as an “experienced and meticulous project manager” who was “supervising the work”.

As set out in paragraph 29 of the Third Report, the Receiver contacted Mr. Napiorkowski

Page 8
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14.

15.

16.

énd found him to be very lqio{?vledgeable about the Buildings and Chi Van Ho’s previous
renbvatidn plan. As a résult, thé Receiver'requested that Mr. Napiorkowski submit a
proposal to act as project man‘ager to complete the repairs to the final 20 units. However,
in a letter to the Receiver dated April 9, 2018, attached hereto as .Appendix “E”, Mr.

s Napiorkowski deq]ined to provide a proposal, apparently as a result of having “suffered

indignity by Chi Van Ho and loss of money with very serious O.B.C. infractions

compromising the building tenant’s safety and inconvenience”.

As set out in paragraph 6 of the Chi Van Ho Affidavit, Chi Van Ho alleges that the Receiver
“stopped Eastwood from doing ongoing work and Eastwood has not returned to do work.”
In actual fact, after the' commencement of the receivership, the Receiver learned that
Eastwood Construction had been pre-paid for tiling work for the lobby, and made
.a:rrangements for them to complete that tiling, which it did. Attached hereto as Appendix

“F” is correspondence between the Receiver and Eastwood concerning the completion of

the lobby tile work.

For thé balance of the work to be completed in the lobby, which included the installation
of railings, and certain soffit and electrical work, the Receiver solicited three quotes,
including one from Eastwood. However, Eastwood’s quote, based on the same scope of
work as provided to all three contractors, was the highest quote. The Receiver elected to

proceed with a quote from JPL Construction Services Inc., which work was completed in

the spring of 2018.

As set out in paragraph 7 of Chi Van Ho Affidavit, Chi Van Ho alleges he obtained a quote

from Eastwood “which is significantly less than either of the quotes the receiver has
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18.

received. Eastwood’s ciuotes are for all units at $343,028.91 inclusive of HST, while the

quote Receiver is promoting is for only for so.me' units and totals $432,583.21 inclusive of

HST”. However, paragraph 30 of the Third Report states that the quote the Receiver

sought approval to proceed with for the repair to 17 units was for $382,817 plus HST,
which was subsequently decreased to $367,000 plus HST due to a change in the scope of
work, being approximately $18,000 less than the quote reported in the Chi Van Ho

Affidavit.

In paragraph 8 of the Chi Van Ho Affidavit, Chi Van Ho discusses the benefits of using
Eastwood as “not only have we worked with Eastwood before on this project, but also on
a reconstruction project in émith Falls.” However, in paragraph 9, Chi Van Ho alleges that
he “had another contractor go through the property this month to provide a quote to do the
work. This quote from Somerset Renovaﬁoﬁ ... 15 $211,288.52 inciusive of HST”. Further
in paragraph 10, Chi Van Ho alleges that Syed “has also received a quote from a contractor

he has used before ... The cost to do all units by H & R Electric is $211,310.00”. The

- Eastwood quote, the Sommerset Renovation quote and the H&R Electric quote are herein

referred to as the “Ho Contractors” and their quotes as the “Ho Quotes”. It is unclear why
Chi Van Ho does not recommend any of the purported lower quotes from Sommerset

Renovation or H & R Electric but rather endorses the higher quote he obtained from

Eastwood.

Following Chi Van Ho’s email request to the Receiver at 1:04 pm on June 13, 2018 for

access to the Buildings “to assess all the empty repair units to provide the estimate for the

renovation”, CLV emailed Chi Van Ho twice later that afternoon to set up an inspection,

CLV did not hear back, so it followed up on June 27, 2018, and within an hour Chi Van
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19.

Ho responded that “we have been there already. We did not hear from you so we took an

iniﬁative and aﬁange with the old superintendent and told him it was ok with you”. The

_relevant emails between the Receiver, Chi Ho and CLV are attached hereto as Appendix

e Since Chi Van Ho did not contact the Receiver or CLV (the property manager
engaged by the Receiver) to iﬁspect the Buildings, it is uncertain if any of the Ho

Contractors actually inspected the Buildings prior to providing the Ho Quotes. If the Ho

~ Contractors did inspect the Buildings, they did so without the knowledge or consent of the

Receiver or CLV. The Receiver notes that onty Eastwood indicates in its qﬁote that it is
“per site visit” (but the quote does not indicate when that site visit occurred, or which units
in 345 Barber were inspected). The Receiver notes that two of the Ho Quotes incorrectly
set out the units in 345 Barber to be repaired (Eastwood and H & R Electric both omit unit
205, while including unit 606 which does not require repairs) while it is unclear from the

H & R Electric quote which units are being quoted on.

Furthermore, each of the contractors contacted by the Receiver were provided with a scope
of work that on a unit—by-imit basis indicated the renovation work that was required. This
allowed the Receiver to properly compare quotes on an “apples to apples” basis. The Chi
Van Ho Affidavit does not set out the scope of work provided to the Ho Contractors so it
is impossible to assess if the:Ho Quotes address the appropriate scope of work and if, in
fact, the Ho Quotes are lower than the proposals obtained by the Receiver. The Chi Van
Ho Affidavit also does not address whether he intends to continue with his previous plan
to convert 345 Barber to student housing. As set out in paragraph 14(f) of the Third Report,

the building permits that Chi Van Ho had previously obtained related only to the lobby and

Page 11

16



the level 100 umnits, It is unclear if the City would pern:ut Chi Van Ho to convert the balance

of the 345 Barber to student housing.

CHI VAN HO’S PROPOSED TWO MONTI-I STANDSTILL TO ALLOW FOR A
PROPOSED PAYOUT

20.

21.

22.

As set out in the arrears statements dated June 7, 2018 which are attached hereto as Appendix
“H?”, the FN mortgage arrears as of that date over 345 Barber totaled $673,798.26, and over
347 Barber totaled over $350,000. These arrears statements also only included legal costs

to April 30, 2018.

Chi Van Ho has not provided any evidence of financial wherewithal whereby he could pay
for the Repairs, let alone the arrears under the FN mortgages over the Buildings, by August
31, é018, or any time thereafter. (As set out above, Syed is not a viable refinancing option
for FN). As set out in Appendix “B”, Chi 1‘\.fa:n Ho has previously proposed to pay out the

arrears under the FN mortgages but failed to do so.

In paragraph 14 of the Chi Va.n; Ho Affidavit, Chi Van Ho alleges that “Mr. Syed proposes
to relocate some of his eraployees and tenants to this property. The lease propesed is for ten
(10) immediately”. However, as of June 30, 2018, there was only 1 vacant unit in 345 Barber
that is in rentable condition while there were 2 vacant units in 347 Barber (for which the
Receiver is seeking to occupy with BMR qualifying tenants). As a result, there is insufficient
available units for ten additional tenants. There is, however, urgent need to undertake the
Repairs so as to be able to put another 17 units on the rental market as soon as possible, and

maximize cash flow from the Buildings.

Page 12
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'RECEIVER’S REQUEST TO THE COURT
23. The Receiver is seeking an Orderr:

i)  affirming the prior order of the Court declaring that the Receiver can retain the
* contractor it recommended to the Court to undertake the Répairs on 17 currently
_unrentable units in 345 Barber, as set out in the Third Report, pursuant to rthe
Appointment Order and paragraph three of the Order of Justice Hackland made June
11, 2018, aﬁthorizing the Receiver “to retain a contractor to undertake repairé on 17
currently unrentable units, as rdescribed in the Third Report, such action not to occur
before Juné 30, 2018, and subject to further Order of the Court. Any such Notice of

Motion to be served on or before June 30, 2018”; and

i) approving this Supplementary Third Report to the Court and the Receiver’s actions

and activities as set out herein;

All of which is respectfully submitted at Ottawa, Ontario this 3 day of July, 2018.

DELOITTE RESTRUCTURING INC.,
solely in its capacity as the Court-
appointed Interim Receiver of certain real
property of Golden Dragon Ho 10 Inc. and
Golden Dragon Ho 11 Inc., and without
personal or corporate liability

Paul Casey, CPA, CA, FCIRP, LIT John Saunders, CPA, CA, CIRP, LIT
Senior Vice-President Senior Vice-President
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Court File No. 17-73967

ONTARIO
SUPERIOR COURT OF JUSTICE
Mol Ihe
THE HONOURABLE ) ﬂﬁsﬁ%‘ THE 8%
)
JUSTICE HACKLAND ) DAY OF JUNE, 2018
BETWEEN:
FIRST NATIONAL FINANCIAL GP CORPORATION
Applicant

- and -

GOLDEN DRAGON HO 19 INC. and GOLDEN DRAGON HO 11 INC.
Respondents

APPLICATION UNDER Section 47 of the Bankruptcy and Insolvency Act
R.S.C. 1985, C. B-3, as amended

ORDER

THIS MOTION made by First National Financial GP Corporation (the
“Applicant”) and by the Iuterim Receiver, Deloitte Restructuring Inc. (the “Interim Receiver”),
for an Order (i) abridging the time for service of the notice of motion and motion record herein,
(i) approving the Third Report of the Interim Receiver dated May 29, 2018 (the “Third
Report™), and the activities described therein, (iif) authorizing the Interim Receiver to retain a
contractor to repair and renovate a group of 17 units the properties municipally known as 345
Barber Street, Ottawa, Ontario (formerly known as 345 Cla;é;zce Street) .'(j.‘"§45 Barber”) and 345
Barber Street, Ottawa, Ontario (formerly known as 34:5;'-'.,91&:;1'1@; Street) (345 Barber”)

/I‘ .
R T
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{collectively, with 347 Barber, referred to herein as the “Property”), (iv) discharging and
vacating from title to 345 Barber the collateral third mortgage for $678,000.00 in favour of
3942783 Canada Inc. (the “Third Morigagee”) registered on September 27, 2017 as Instrument
Number OC1933770 in the Land Registry Office for the Land Titles Division in Ottawa (LRO
#4) (the “Third Mortgage™), (v) approving and accepting the Interim Receiver’s Interim
Statement of Receipts and Disbursements for the period from September 22, 2017, to April 30,
2018, (vi) approving and accepting the fees and disbursements of the Interim Receiver for the
period from December 2, 2017, to April 6, 2018, and (vii) approving and accepting the fees and
disbursements of Blaney McMurtry LLP (“Blaneys™) for the period from December 5, 2017, to
April 30, 2018, was heard this day at Ottawa.

ON READING the moving parties” Motion Record dated May 29, 2018, the
Third Report and the appendices thereto, including the Affidavit of Hartley Bricks sworn May
25, 2018, and the Affidavit of Eric Golden sworn May 29, 2018, and upon hearing the
submissions of counsel for FN and the Interim Receiver, no one else appearing, although duly

served as set out in the affidavit of service of Patricia Keane sworn May 29, 2018, filed.

1. THIS COURT ORDERS that the time for service of the moving parties’ Notice of
Motion returnable June 5, 2018 (the “NOM”), and related motion material filed in support of
that NOM (the “Motion Material”) be and is hereby abridged, that service of the NOM and

Motion Material is hereby validated, and that further service thereof is hereby dispensed with.

2. THIS COURT ORDERS that the Third Report dated May 29, 2018, and the actions of

the Interim Receiver described therein, be and are hereby a;&ﬁroved.

1 -
Tl
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3. THIS COURT ORDERS that pursuant to the Appointment Order of Justice Hackland
dated September 22, 2017, including but not limited fo paragraphs 3(c) and 3(d) thereof, the

Interim Receiver is authorized to retain a contractor to undertake repairs on 17 currently

unrentable units, as described in the Third Report, suah geton act 10 ocsurn- é“‘(éf?- tare 36, R0F

21
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4. THIS COURT ORDERS that the Third Mortgage registered as Instrument Number
0C1933770 in the Land Registry Office for the Land Titles Division in Ottawa (LRO #4) in the

amount of $678,000.00 be discharged and deleted from tifle to 345 Barber, bearing PIN 04213-
0303 (L.

5. THIS COURT ORDERS that the Interim Receiver’s Interim Statement of Receipts and
Disbursements for the period from September 22, 2017, to Aprit 30, 2018, as set out in Appendix

-GEI”

to the Third Report, be and is hereby accepted and approved.

6. THIS COURT ORDERS that the fees and disbursements of the Interim Receiver for the

period from December 2, 2017, to April 6, 2018, and the fees and disbursements of Blaneys for

the period from December 5, 2017, to April 30, 2018, be and are hereby approved.
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From: Eric Golden

Sent: December 20, 2017 9:59 PM

To: ahmed.ali.syed@hotmail.com; Ahmed Syed (fido2017@icloud.com)
Subject: FW: First Naticnal and GDH 10 - 347 Clarence

Ahmed,
You left me a vm message on Dec. 5 and sent me the email below on Dec. 14,

As you are aware, FN did not approve your assumption application, and yesterday [ provided the lawyer
you had retained on the purported transaction for 347 Clarence with the email below.

From: Ahmed Syed [majlto:fido2017®icloud.com]
Sent: December 14, 2017 7:47 AM

To: Eric Golden
Subject: Re: 345-347 Clarence st Ottawa

Good morning,
Can you please call me

Best Regards,
Ahmed Syed
613-261-8385

From: Eric Golden

Sent: December 19, 2017 6:15 PM

To: 'aclausi@ccglaw.ca'

Cc: 'Bricks, Hartley (CA - Toronto)'

Subject: First National and GDH 10 - 347 Clarence

Hi Alan,

| acknowledge receipt of your attached letter dated Dec. 15, 2017, which was only faxed to me this
afternoon.

345 and 347 Clarence are currently in Interim Receivership and | have attached the relevant Orders,
which you seem to be aware of based on your attached letter.

As we discussed a few minutes ago, | am not aware of any APS for the 347 Clarence, by your client or
anyone else, being negotiated or entered into. | am aware that Syed's application to FN fo assume its
mortgages over 345 and 347 Clarence was not accepted (I do not know why). Also, any purchaser of
347 Clarence would require the consent of FN, the City and the Ministry of Housing which each hold
mortgages over the 345 and 347 Clarence (FN) and 347 Clarence (the City and the

Ministry). Furthermore, FN would not consent to the sale of 347 Clarence without 345 Clarence being
part and parcel of any APS.

Therefore, we will not be responding to your requisitions, as there is no APS and no closing.

Eric Golden
Partner

Co-chair, Business Reorganization & Insolvency Group



From: Ahmed Syed [mailto:ahmed.ali.syed@hotmait.com]
Sent: November 28, 2017 3:29 PM

To: Eric Golden; aclausi@ccglaw.ca; Adriana Palazzolo
Subject: Fwd: MORTEGEGE

Hello,

I have talk to MR,JOHN today to fallow the four emails I have sent it to all of you on Friday.
I like to make sure we are all on same page.

1 just like to share this email with all of you to make sure agin we are all on same page.

If any questions please contact me asap.

I am trying to close this deal by end next month.

Thank you so much for your understanding.

Best Regards,
Ahmed Syed
613-261-8385

Begin forwarded message:

From: John Mclsaac <johndmecisaac@liahona.ca>
Date: November 28, 2017 at 1:42:56 PM EST

To: "ahmed.ali.syed@hotmail.com" <ahmed.ali.syed@hotmail.com>
Cec: Kathryn Whitehead <kwhitehead@ainwhitehead.com>
Subject: FW: MORTEGEGE

Hi Ahmed:

As per our conversation this morning and your request, I am re-sending you the e-mail on which
we based our understanding and acceptance of your offer on this property.

Beyond the details you outlined below, there will be additional accruals, legal fees and discharge
fees up to the date of closing.

We trust this is in line with your offer.
John D. Mclsaac

301 Bryne Drive, Unit 9
Barrie, ON

L4N 8V4

Ph 705-725-8252

Fx 705-725-9895
www.liahona.ca
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From: Ahmed Syed [mailto:ahmed.ali.syed@hotmail,com]
Sent: November 27, 2017 4:42 PM _
To: aclausi@cecglaw.ca; kwhitehead@ainwhitehead.com; johndmcisaac@liahona.ca; Eric Golden; Adriana

Palazzolo; Eapen Koshy; koshy@ck-ca.com
Subject: Fwd: Clarence Street

This is the Aprasal for both buildings 345-347 Clarence street over 6.6 million dollars.

Best Regards,
Ahmed Syed
613-261-8385

Begin forwarded message:

From: "Tighe, Oliver" <Qliver.Tighe@colliers.com>
To: "Ahmed Syed" <ahmed.ali.sved@hotmail.com>
Ce: "McRae, Nakita" <Nakita.McRae@colliers.com>
Subject: Clarence Street

Ahmed,

Attached is our draft report for 345-347 Clarence Street, Ottawa.

Thanks,

Oliver Tighe B.A., AACI, P.App

Managing Director | Valuation & Advisory Services
Direct +1 613 806 2225 | View my profile

Oliver. Tighe@colliers.com

Colliers International

340 Albert Street, Suite 930 | Ottawa, ON K1R 7Y6 | Canada
Main +1 813 567 8050 | Fax +1 613 567 8035

From: Ahmed Syed [mailto:ahmed.ali.syed@hotmail.com]
Sent: November 27, 2017 4:19 PM

To: aclaysi@ccglaw.ca; johndmcisaac@liahona.ca; Eric Golden; Christopher Clermont; Eapen Koshy;
koshy@ck-ca.com; Adriana Palazzolo; kwhitehead@ainwhitehead.com
Subject: Fwd: FINAL - Appraisal of 345 Clarence Street

Hello,

I just received this Aprasal report from Colliers Intrnatonal,
Just like to share with you please.

Best Regards,

Ahmed Syed

613-261-8385

Begin forwarded message:
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From: "Houston, Robert" <Robert.Houston@colliers.com>

‘To: "ahmed.ali.syed@hotmail.com" <ahmed.ali.syed@hotmail.com>
Ce: "McRae, Nakita" <Nakita.McRae@colliers.com>

Subject: FINAL - Appraisal of 345 Clarence Street

i Ahmed,

I am not sure if you ever received a final copy of this appraisal, but here it is for your files in the
event that you have not.

Regards,

Robert Houston B.Comm

Analyst | Valuation & Advisory Services

Direct +1 613 683 2211 | Mobile +1 613 761 8978 | View my profile
Robert. Houston@colliers.com

Colliers International

340 Albert Street, Suite 930 | Oftawa, ON K1R 7Y8 ] Canada
Main +1 613 567 8050 | Fax +1 613 567 8035

From: Ahmed Syed [mailto:ahmed.ali.syed@hotmail.com]
Sent: November 27, 2017 1:13 PM
To: kwhitehead@ainwhitehead,com; lucienbrisebois@rogers.com; Eric Golden;

joehndmcisaac@liahona.ca; Eapen Koshy; koshy@ck-ca.com; Christopher Clermont
Subject: Information

Hello,
This is the information about Mr,Alan.

Alan J. Clausi

Barrister & Solicitor

Clermont Clausi Gardiner & Associates
1447 Woodroffe Avenue

Ottawa, Ontario

K2G 1W1

www.ccglaw.ca

Best Regards,
Ahmed Syed
613-261-8385
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From: Ahmed Syed [mailto:ahmed.ali.syed@hotmail.com])
Sent: November 27, 2017 1:02 PM

To: Adriana Palazzolo; John Mclsaac; Eric Golden; kwhitehead@ainwhitehead.com;

lucienbrisebois@rogers.com; aclausi@ccglaw.ca
Subject: Re: Mortgage Assumption

Good afternoon,

I like to introduce my lawer MR, Alen.

He is copied on this email.

Please feel free to contact him for any requirements he will be very happy to assist you.

Best Regards,
Ahmed Syed
613-261-8385

On Nov 24, 2017, at 12:59 PM, Ahmed Syed <ghmed.ali.syed{@hotmail.com> wrote:

Hello

My name is Ahmed Syed. The purpose of this email is | want to make sure all of us on the same
page. | am a long-term client with First National LLP. [ have mortgages from them for years. For

last three month, | am dealing with the properties 345-347 Clarence Street Ottawa. The First
National has three mortgages on it.

1. 345 Clarence Street first morigage from First National $ 4,564,529.33 at 5.11% of
interest

2. 347 Clarence Street at the first mortgage of $1,574,354.73
3. 347 Clarence Street another mortgage from First National Bank $739,569

The total amount of mortgage | have assumed is $6,878,452.72

Extra unpaid bills, Receiver Manager, legal fees and other related cost occurred by first national
Financial Institute $5420,000 approximately. This $420,000 will be added to the mortgage

amount. Total amount | am willing to assume as a first mortgage from First National Financial
will be $7,298,452.

The Liahona Capital inc.

According to Mr. John Mclsaac, Liahona Capital Inc. have a second mortgage on 345 Clarence of
$2.9 million.

The unpaid mortgage payment is $245,632.03, that will add up to the mortgage amount and |
will assume the second mortgage $3,145,632.03 approximately on 5% rate of interest for the
two-year term only. The building is 55% vacant and major renovation required. 1 will rent this
apartment for $3,270 per month everything included. To collect that kind of rent | have to
provide five-star services and | am doing it for last thirty years. All the tenants who are going to



345-5t Clarence right now staying in my hotel. They will be moved to the apartments on two
days notice. This planning work for everybody and everyone win.

| understand the lawyers working for Liahona and First National Financial, they like their client
to be getting paid in full and nobody suffers any financial loss. That exactly 1 like to happen.
Every creditor should get paid in full. There is more than enough money to cover all the bills. |
have spent over three months to put this deal together. | have done building inspection and
two appraisals of the building. | have paid First National Financial the required processing fees
to assume the mortgages and according to Andriana Palazzolo, she will try her best to complete
the process by the end of next week. | like to close this deal middle of next month.

I had an opportunity to speak Mr. John Mcisaac and to Mr. Eric Golden several time, they are
very nice gentlemen and they have assisted me very professionally and | appreciate that. |
believe this email will clarify everything. If | had missed anything please let me know
immediately so | can work on it.

| like all of us to work together to achieve this goal and everybody will be benefited.

From: Nicola Hume {mailto:nicola. hume®@firstnational.ca]

Sent: November 06, 2017 8:47 AM

To: Adriana Palazzolo

Cc: Naila Hemraj; Chris Sebben; Eric Golden; "Bricks, Hartley (CA - Toronto)'
Subject: RE: 345 & 347 Clarence Properties - Query

Hi Adriana,

You can reply to Ahmed Syed directly and advise him that unless you receive the fees you are
unable to press forward with the assumption application. Keep us posted.

Thank you,

Nicola Hume
416-593-2947

From: Adriana Palazzolo

Sent: Monday, November 6, 2017 6:42 AM

To: Nicola Hume <nicola.hume@firstnational.ca>

Ce: Naila Hemraj <naila.hemraj@firstnational.ca>; Chris Sebben
<Christopher.Sebben@firstnational.ca>

Subject: Re: 345 & 347 Clarence Properties - Query
Good morning Nicola,

Hope you had a good weekend.
Ahmed sent me 2 emails regarding his monthly income.
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Should I be responding or is our lawyer taking care of this?
Please let me know as I have had quite a few conversations with Ahmed and have advised him
we can’t do anything without the fees.

He has told me he has sent them to me but that’s not the case so it seems he is pushing for this
but not taking the steps to start the process.

Please let me know as we don’t want to start doing any work on this file if it’s not going through.
I don’t mind responding to him I just wasn’t sure if the Jawyers are the ones who should be.

Let me know!
Thanks so much,

Adriana Palazzolo
Analyst, Commercial Mortgages
First National Financial LP

C: 647.456.5535 adriana.palazzolo@firstnational.ca

From: Eric Golden
Sent: November 17, 2017 2:03 PM
To: Pierre Crichton

Subject: RE: Interim Receiver - Golden Dragon Ho 11 Inc. - 345 Barber Street (formerly 345 Clarence
St.) , Ottawa, Ontario

As | have said before, many times now, Chi Ho should have this information, and | don't expect there has
been much change since the Interim Receivership Order.

Once Chi Ho provides us with the information up to Sep. 22, and the response to my questions regarding
the recent third mortgage over 345 Clarence, we can then update.

Eric Golden

Partner

Co-chair, Business Reorganization & insolvency Group
egolden@blaney.com

@ 416-593-3927 | @ 416-596-2049

From: Eric Goiden
Sent: November 17, 2017 1:34 PM

To: ahmed.ali.syed@hotmail.com; lucienbrisebois@rogers.com
Subject: FW: share purchase agreement

I acknowledge receipt of your emait below and the attached agreement,
I also acknowledge receipt of the attached letter from Lucien.

My understanding is that you are dealing directly with FN on the assumption issue, and that you have

submitted an application and the refated fee. You shouid continue to deal directly with FN on the
assumption issue.
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As we have repeatedly discussed, any assumption of the FN mortgages would reguire the monetary and
non-monetary defaults being remedied, both properties being purchased, and each of FN, City and
Ministry being on board. This is the position | have also taken with Chi Ho throughout. You are also
aware that FN has to approve any share purchase of GDH 11 and/or GDH 10.

As for Liahona, FN considers that mortgage one of the defaults under the FN mortgages, and it has to be
dealt with as part of any assumption. The Interim Receiver will be bringing a mortgage in mid-December
to attempt to strike the Dragona third morigage from title.

Eric Golden
Partner
Co-chair, Business Reorganization & Insotvency Group

egolden@blaney.com
® 216-593-3927 | ® 415-506-2049

From: Pierre Crichton [mailto:pierre.crichton@crichtonlegal.com]
Sent: November 13, 2017 10:52 AM

To: Eric Golden
Subject: RE: Interim Receiver - Golden Dragon Ho 11 Inc. - 345 Barber Street (formerly 345 Clarence
St.), Ottawa, Ontario

I have forwarded on your e-mail to my client and have not heard back from him.

As | previously mentioned my retainer on this matter is limited to requesting the information required
by the investors in order to conduct their due diligence in respect of the property.

I am not representing the borrower or Mr. Ho in this matter to the extent that it relates to any default

under the mortgage or the appointment of a receiver, as | do not have an expertise in this area of the
faw.

Having said this, it is my understanding that the investors that are requesting the information represent
a bona fide transaction that if it is completed would make ali creditors whole.

Thanks

Pierre Crichton

Barrister & Solicitor

54 Second Av.

Ottawa, Ontario K15 2H3
T:613.912.1973
F:613.912.1966
C:613.323.1485

From: Ahmed Syed [mailtg:ahmed.ali.syed@hotmait.com]
Sent: November 10, 2017 4:15 PM

To: Eric Golden; lucienbrisebois@rogers.com

Subject: Fwd: share purchase agreement
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Hello,

I am sending you the legal documents of the buying the 100% shear of the corporation.
Please confirm after you receive this email.

Best Regards,

Ahmed Syed

613-261-8385

Begin forwarded message:

From: Ottawa Inn <info@ottawainn ca>

Date: October 27, 2017 at 10:36:46 PM EDT

To: Ahmed Syed <ahmed.ali.syed@hotmail.com>
Subject: share purchase agreement

From: Eric Golden

Sent: Novemnber 10, 2017 3:55 PM

To: Pierre Crichton

Cc: Bricks, Hartley (CA - Toronto); Chad Kopach

Subject: RE: Interim Recelver - Golden Dragon Ho 11 Inc. - 345 Barber Street (formerly 345 Clarence
St.), Ottawa, Ontario

Hi Pierre,
You have my response.

Chi Ho should have all of this information up to Sep. 22, but he has not provided it to the Interim
Receiver. Not much has changed since Sep. 22 — once Chi Ho provides us with the information up to
Sep. 22,_and the response to my questions regarding the recent third mortgage over 345 Clarence, we
can then update. | expect the changes since Sep. 22 are minimal enough that they will not make any
difference of significance to purchase price. This appears to be nothing more than Chi Ho attempting to

fabricate a claim against the Receiver and FN, for a potential offer that does not exist and has no hope of
materializing.

Eric Golden

Partner

Co-chair, Business Reorganization & insolvency Group
epolden@blaney.com

® 416-593-3927 | ® 416-506-2049

From: Pierre Crichton [mailto:pierre.crichton@crichtonlegal.com]
Sent: November 10, 2017 10:25 AM

To: Eric Golden
Ce: Bricks, Hartley (CA - Toronto); Chad Kopach

Subject: RE: Interim Receiver - Golden Dragon Ho 11 Inc. - 345 Barber Street (formerly 345 Clarence
St.) , Ottawa, Ontario

Hi Eric,
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| have forwarded your e-mail on to Mr. Ho.

Mr. Ho and his advisers require the most up to date information in relation to the property. | am advised
that Mr. Ho’s advisers are working with a group of investors and a plan that would make ali creditors
whole.

I am advised that the investors require this information as soon as possible in order to complete their
due diligence or they may walk away from this transaction.

I would be grateful if you would arrange with your client to provide me with the most up to
date requested information that the receiver or the property manager may have.

Thanks

Pierre Crichton

Barrister & Solicitor

54 Second Av.

Ottawa, Ontario K1S 2H3
T:613.912.1973
F:613.912.1966
(:613.323.1485

From: Eric Golden
Sent: November 09, 2017 4:42 PM

To: pierre.crichton@crichtonlegal.com
Cc: Bricks, Hartley (CA - Toronto); Chad Kopach

Subject: RE: Interim Receiver - Golden Dragon Ho 11 Inc, - 345 Barber Street {formerly 345 Clarence
St.) , Ottawa, Ontario

Hello Pierre,
Hartley Bricks has forwarded your email below.

You are clearly not being provided with the full (or even partial) background by vour client, who is
obviously playing games at this stage.

I have set out below my recent emails to Chi Ho. Please first provide a response to the inquiries
regarding the third mortgage recently registered against 345 Clarence by Dragona Flooring.

Furthermore, your client should have all the information you are seeking below as of the date of the
Interim Receivership (Sep. 22, 2017), so once you provide me with all of that information as of Sep 22,

2017, and the details regarding the Dragona Flooring third mortgage, we will then update the information
on the questions below provided by your client.

Confirmation of the number of vacant apartments in the buitding.

Confirmation as to which units are vacant and what type of units each vacant unit is.
Confirmation as to the current monthly rent for each occupied unit in the building.

Is each tenant in the building responsible for the payment of hydro charges directly to the
service provider?

Copies of the leases for each of the tenants in the building,
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Are there any tenants withholding rent?
Are there any tenants who have pending Applications for a Notice of hearing with the Landlord
and Tenant Board?

Eric Golden

Partner

Co-chair, Business Reorganization & insolvency Group
egolden@blaney.com

® 416-593-3927 | ® 216-596-2049

From: Pierre Crichton [mailto:pierre.crichton@crichtonlegal.com]
Sent: Tuesday, November (7, 2017 2:45 PM

To: 'hbricks@deloitte.ca’ <hbricks@deloitte.ca>

Subject: interim Receiver - Golden Dragon Ho 11 Inc. - 345 Barber Street {formerly 345 Clarence St.),
Ottawa, Ontario

Dear Mr. Bricks,
I'am a solicitor and | represent Mr. Chi Van Ho and Golden Dragon Ho 11 Inc.

As we discussed, | have been asked by my client to obtain certain information in relation to the above
noted property.

in this regard, [ would be grateful if you would provide me with the following information:

Confirmation of the number of vacant apartments in the building.

Confirmation as to which units are vacant and what type of units each vacant unit is.
Confirmation as to the current monthly rent for each occupied unit in the building.

Is each tenant in the building responsible for the payment of hydro charges directly to the
service provider?

Copies of the leases for each of the tenants in the building,

Are there any tenants withholding rent?

Are there any tenants who have pending Applications for a Notice of hearing with the Landiord
and Tenant Board?

To the extent that you would like to discuss any of the above, | would be grateful if you would contact
me directly.

Thanks

Pierre Crichton

Barrister & Solicitor

54 Second Av.

Ottawa, Ontario K1S 2H3

T:613.912.1973



F:613.912.1966
C:613.323.1485

From: Ahmed Syed [mailte:ahmed.ali.syed®hotmail.com]
Sent: November 03, 2017 7:12 PM

To: Eric Golden

Subject: Fwd: Draft Report Clarence

From: "Tighe, Oliver" <Qliver.Tighe@colliers.com>
To: "Ahmed Syed" <ahmed.ali.syed@hotmail.com>
Ce: "McRae, Nakita" <Nakita. McRae@colliers.com>
Subject: Draft Report Clarence

Ahmed,

Attached is our draft report. I have reviewed in details and we are comfortable with our value
conclusion given the existing vacancy and required renovation cost.

Thanks,

Qliver Tighe B.A., AACK P.App

Managing Director | Valuation & Advisory Services
Direct +1 813 806 2225 | View my profile
Qliver.Tighe@colliers.com

Cotliers International
340 Albert Street, Suite 930 | Ottawa, ON K1R 7Y6 | Canada
Main +1 613 567 8050 | Fax +1 613 567 8035

From: Ahmed Syed [mailto:ahmed.ali.syed@hotmail.com]
Sent: November 03, 2017 10:10 PM

To: Eric Golden
Subject: Fwd: Draft Report Clarence

From: "Ahmed Syed" <ghmed.ali.sved@hotmail.com>
To: "johndmcisaac(@liahona.ca” <johndmcisaac(@liahona.ca>
Subject: Fwd: Draft Report Clarence

Hello John,
I just recetved this email from Colliers Intrnatonal

I tried my bast to convene him by future plan but he will lose his license if he can't comply with
regulations.

Because of vacancy and renovation.
This is the highest he can go, which is almost the amount of first mortgage.

I am sending you the information about my lawer but please contact him after I signed your
documents otherwise he will make a fuse.

34



35

Because of CRA he doesn't want me to sign my personal guarantees.
But I am going to sing anyway to give you more comfortable position.

From: "Tighe, Oliver" <Oliver.Tighe@colliers.com>
To: "Ahmed Syed" <ahmed.ali.sved@hotmail.com>
Ce: "McRae, Nakita” <Nakita.McRae@coliers.com>
Subject: Drafi Report Clarence

Ahmed,

Atiached is our report. I have reviewed in details and we are comfortable with our value
conclusion given the existing vacancy and required renovation cost.

Thanks,

Oliver Tighe B.A., AACI, P.App

Managing Director | Valuation & Advisory Services
Direct +1 613 806 2225 | View my profile
Oliver.Tighe@colliers.com

Colliers International

340 Albert Street, Suite 930 | Ottawa, ON K1R 7Y6 | Canada
Main +1 613 567 8050 | Fax +1 613 567 8035

From: John Mclsaac

Sent: Thursday, November 2, 2017 5:32 PM

To: Ahmed Syed <ahmed.ali.syed@hotmail.com>; lucienbrisebois@rogers.com;
Ibrisebois@sicotte.ca

Cc: Robert Rumley <rcrumley(@liahona.ca>
Subject: RE: MORTEGEGE

Ahmed;

As discussed, we have provided this information to our lawyer, Kathryn Whitehead, and she is
awaiting your lawyer's return phone call from earlier today. Please direct Lucien to draw up the
necessary papers after consultation with Kathryn and we will proceed under her direction.

Thank you,
John D. Mclsaac

301 Bryne Drive, Unit 9
Barrie, ON

L4N 8V4

Ph 705-725-8252

Fx 705-725-9895
www.liahona.ca




----- Original Message-----

From: Ahmed Syed [mailto:ahmed.ali.syed@hotmail.com]

Sent: November 2, 2017 5:11 PM

To: John Mclsaac <johndmcisaac@liahona.ca>; lucienbrisebois@rogers.com;

lbrisebois@sicotte.ca
Subject: MORTEGEGE

Hello,
It's was nice talking to you over the phone.
As we both agreed upon as fallow.

IF YOU AGREE PLEASE CONFIRM.

FULL AND FINAL SETTLEMENT

FOR YOUR SECOND MORTGAGE ON 345- Clarence st(Barbara) 2.9 million

MY OFFER TO YOU. 1 WILL TAKE A SECOND MORTGAGEE FOR $,3.145632.03 ON 5%
RATE OF INTEREST FOR TWO YEARS TRUM INTRST ONLY

Best Regards,
Ahmed Syed
613-261-8385

From: Eric Golden
Sent: October 31, 2017 11:12 AM

To: ahmed.ali.syed@hotmail.com
Subject: 345 and 347 Clarence - Golden Dragon

Hello Ahmed,

As you may be aware, we are the lawyers for First National in respect of the above referenced properties,
over which an interim receiver has been appointed in order to stabilize.

| understand that you have expressed interest in purchasing the properties and assuming the FN
mortgages.

Since we are dealing with an Interim Receiver, FN has not taken steps fo realize on its security (including

selling the properties), but the consent of FN, the City and the Ministry of Housing will alf be required in
any purchase.

Please provide details.

There are also myriad non-monetary defaults that would have to be remedied as part of any purchase
(most are set out in the material on the interim receiver's website)

hitp.//'www insolvencies.deloitte.ca/en-

ca/Pages/goldendragonho10incandgoldendragenho11 inc.aspx?searchpage=Search-Insolvencies.aspx

Eric Golden
Partner
Co-chair, Business Reorganization & Insolvency Group
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From: Eric Golden

Sent: October 30, 2017 7:07 PM

To: Chi Ho

Cc: Chad Kopach; Chisuites Service; ryan.flewelling@regentlaw.ca; Lynn Jaffray; hbricks@deloitte.ca;
Brent. Whitty@ontario.ca; kwhitehead@ainwhitehead.com; jsaunders@deloitte.ca;
garrettr@solowaywright.com; Lisa.Goodfellow@ottawa.ca

Subject: RE: 345-347 Mortgage with FN Financial

FFor FN to agree to a sale and an assumption, all non-monetary defaults must be remedied.
And | still waiting for you to respond substantively to my emails set out below.

Eric Golden

Partner

Co-chair, Business Reorganization & Insolvency Group
egolden@blaney.com

@ 416-593-3927 | 416-596-2049

From: Chi Ho [mailto:chi.ho@chisuites.com]
Sent: October 30, 2017 12:36 PM

To: Eric Golden
Cc: Chad Kopach; Chisuites Service; ryan.flewelling@regentlaw.ca; Lynn Jaffray; hbricks@deloitte,ca:
Brent. Whitty@ontario.ca; kwhitehead@ainwhitehead.com; jsaunders@deloitte.ca;

garrettr@solowaywright.com; Lisa.Goodfellow@ottawa.ca
Subject: Re: 345-347 Mortgage with FN Financial

I'am working with the buyer to get the properties sell and or to get every one pay off, I will get
my litigation lawyer to talk to you. Chi Ho

Sent from my iPhone

From: Chi Ho [mailto:chi.ho@chisuites.com]}
Sent: 26 October 2017 6:49 PM

To: Eric Golden <egolden@blaney.com>; Patrick Daley <DaleyP@bennettjones.com>
Subject: Fwd: 345-347 Mortgage with FN Financial

Please see all the attachment from Lynn Jaffray. I do not believe you have the correct account of
the arrear of the mortgages for both 345-347 Barber. Please resend me the correct amount so we
can have a chance to pay FN all the arrear and the Receiver fee. We did have the lease to fully
fill all the units at $35,600.00 per month for 5 years. Please help us. ChiHo

From: Eric Golden

Sent: October 10, 2017 11:22 AM

To: Chi Ho

Cc: Bricks, Hartley (CA - Toronto)

Subject: FN and GDH: 345-347 Clarence Street

Hello Chi,



| have double checked and the numbers below, and they are correct. The total amount owing
is over $7M. You are not factoring in the total legal costs which are approximately the same as
the Receiver costs. There will, however, be a credit for rents collected (as | set out in my last
email), and on a related note you have not responded to my inquiry about why you have not yet

remitted to the Interim Receiver the 15K or so in rent payments for September 1, 2017 that GDH
collected.

As for your proposal to lease the vacant units by November 1, 2017, Pascale Hamel, the Ottawa
area realtor who | believe forwarded the Syed offer, previously contacted Deloittes regarding a
client who wished to make an offer to lease all of the vacant units. She provided an exclusive
Listing Agreement, but would not provide the offer or full details until/uniess Deloittes executed

the Listing Agreement (which Deloittes did not do) . However, Deloittes spoke with her and
learned the following:

Her client was proposing to enter into a 5 year lease for ail vacant
apartments. There are currently 43 vacant units as per the latest rent roli;
however, Hamel's client’s offer appeared to be based on 44 vacant units.

The Listing Agreement lists the total rent at $1,450,000. Apparently this is
derived from offer rates of $650 for bachelors, $750 for one bedrooms and
$850 for two bedrooms. Given the bedroom mix of the vacant units,
according to Hamel this would equate to $24,583 per month or $1,450,000
over 5 years, It would appear that the “lease price” would be in a iump sum
payment but this would need to be confirmed.

Current average lease rates are $700 for bachelors, $800 for one-bedrooms
and $1,125 for two bedrooms. Based on the bedroom mix, we estimate the
average month rent for 44 units is about $36,740. So, the proposed rent is
about 2/3 of what would be the “market’ rent for those units should they be
brought into leasable condition.

Proposed commission would be 5% of the total lease payments or $73,750.
The offer would apparently be based on the units being in rentable condition -
her client is apparently aware of the condition of the vacant units and Hamel!
indicated that her client may be willing to take on the renovations and receive
an appropriate reduction in offer price.

| assume this is the lease plan you are proposing to enter into for the vacant units i.e. a long
term lease at below market value, in order to generate immediate cash flow.

The proposed offer to lease set out above is a band-aid solution, at the cost of exacerbating the
issues at the Mortgaged Properties in the near, medium and long term. The offer does not
maximize rental revenue and would not generate sufficient cash flow to justify a property value
approaching the appraised value (since the appraisal reflects current/market lease rates). In

addition, it does not consider that the property is currently 9 units short of the required 30 social
assistance units.

Based on other receiverships proceedings involving GDH, you have stripped value out of those
properties and applied the funds elsewhere. The Liahona second mortgage over 345 Clarence
is similar example, where you paid off the Quex VTB with about half of the Liahona funds, but
the other half of the $3M Liahona advance under its mortgage is unaccounted for.
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The motion material clearly sets out how the mortgaged properties were mismanaged. Your
proposal below, in addition to stripping out value form the Clarence Properties, does not
address the funds and time required for renovations/repairs to stabilize the Clarence Properties,
the issue of the basement units at 345 Clarence converted to student housing without
FN/City/Ministry approval, and the shortfall in the number of affordable housing units, among
other issues. As set out in my last email, the proposed sale price in the agreement of purchase
and sale with Syed is insufficient.

If you have a proper, reasonable and detailed plan to stabilize the properties, | again invite you
to submit such a proposal instead of what you have set out below.

Finally, with respect to insurance issue, FN stands by its position set out in the application
record for the interim Receiver. | note that the aftached insurance contract you provided me on
Qctober 6, 2017, was only executed by you on October 2, 2017.

Eric Golden

Partner

Co-chair, Business Reorganization & Insolvency Group
egolden@blaney.com

® 4165933927 | ® 216-506-2040

From: Chi Ho [mailto:chi.ho@chisuites.com]
Sent: October 06, 2017 10:53 PM

To: Eric Golden
Cc Lynn Jaffray
Subject: Re: MHO Notice of PCA Breach - 347 Clarence Street Ottawa

Hi Eric

I do not think it is correct. I believe it is only 3 months of the two mortgages August September
and October for both. It should be around $180k or so for both plus receiver fee of $132 k or
total around $300 k.

You mentioned the offer is not enough. I do not think so. FN mortgage for 345 original is $4.5
mil at the present it is $4.2mil

At 347 original $1.5mil now it is around $1.3 mil. So combine both is $5.5 mil. 2nd on 345 is
$3.0 mil so it is total for all the mortgage is $8.5 mil with commission and legal fee is another
$500 k. So it is only $9.0. The purchase price is $10.5 mil plus two affordable mortgages from
government including $1.0 mil Vtb. So even pay out everything we still have $500k plus $1.0
mil Vtb.

I have a plan to stabilize it. I have an offer to lease for all the vacant unit (44 units) $800 per
month for each plus hydro which is an extra of $35,200.00 extra we will have soon. The leases
will start November 1 2017.

It was not mismanagement. We have a plan to double the income by get all the tenants out and
renovate the units but things happened to us on other properties that stopped us to carry on with
the renovation. Now we are stabilized now we do have fund to carry on the business as usual
now. We hope to have a chance to fix it. Thank you very much for your help. Chi Ho
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From: Eric Golden

Sent: October 06, 2017 2:31 PM

To: Chi Ho

Cc: Lynn Jaffray

Subject: RE: MHO Notice of PCA Breach - 347 Clarence Street Ottawa

Hello Chi,

i will forward your proposal below to FN. However, at first blush it does not appear credible given the time
and funds required to stabilize the Mortgaged Properties, and the amount of the offer.

As for the Affordability Payment, the City and Ministry have not yet terminated any such payments. They
have only threatened to do so, but FN's position is that they would first require the permission of the
court to do so based on the terms of the Order appointing the Interim Receiver. | will be communicating
with the City and Ministry regarding this issue.

Further to your request, this is the amount required to pay out the arrears to date on each of the FN
mortgages (| have combined the two FN mortgages over 347 Clarence), including property management
fees and costs to the date of the Interim Receivership Order (but exclusive of rents collected for
September, 2017) and legal fees and costs to date, but excluding Receiver fees and costs
{approximately $132,000.00 as of October 13, 2017) which Receiver costs include PM fees and costs
since September 22, 2017 (the date of the Order):

Mortgage No. 508417 (345 Clarence) - $209,354.57
Mortgages Nos. 509531 and 509532 (347 Clarence) - $117,148.28
Receiver fees and costs fo Oct. 13- $132,000.00
Total $458,502.85

Also, the next mortgage payments under the FN mortgages are due October 15, 2017 and total
$57,385.77 — 345 Clarence ($40,615.54) and 347 Clarence ($16,770.23). However, as set out above,
there will be a credit for September and October rents which | estimate at approximately $53,000.00 to
date but that is subject to confirmation by the PM (btw please advise why you have not yet remitted to the
Interim Receiver the 15K or so in rent payments for September 1, 2017 that GDH collected).

We have also been provided with the attached proposed APS on behaif of Ahmed Syed. As set out in
FN's Interim Receiver application, the amount owing under the FN mortgages as of September 13, 2017
was $6,649,444.38 (excluding legals after July 31, 2017, and all PM costs, as well as the prepayment
penalty), and not $6M as provided for in the Offer. When the FN morigage payments due Sep 15 and
Oct 15 are taken into account, as well as PM fees and costs, legals from August 1, 2017, and Receiver
fees and costs, the amount owing under the FN mortgages as of October 15, 2017, wilt be over $7M
(excluding the prepayment penalty). As a result, the proposed sale price of $10.5M in the attached offer
is insufficient when the Liahona mortgage for about $3M, the City/Ministry Mortgage for about $1.8M

(under which | believe about $1.3M is currently owing) and your proposed $1M VTB are also taken into
account.

Eurthermore, given mismanagement to date, | don’t see a scenario where FN is going o be prepared to
simply turn the mortgaged properties back over to you to stabilize based on nothing more than your
promises to do so, instead of first stabilizing the properties itself. If you have a plan to stabilize, FN will

have to be provided with more detail than *I will have the properties ready for renting by repair all

the deficiencies and put every unit back to regular rental”, especially given how all work being
undertaken at the mortgaged properties came to an abrupt halt when you ran ou of funds,

Eric Golden

Partner
Co-chair, Business Reorganization & Insolvency Group
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egolden@blaney.com
® 416.503-3027 | ® 416-596-2049

From: Chi Ho [mailto:chi.ho@chisuites.com]
Sent: October 05, 2017 8:34 PM

To: Eric Golden
Cc: Lynn Jaffray
Subject: Re: MHO Notice of PCA Breach - 347 Clarence Street Ottawa

Hi Eric

Thank you very much for taking my call.

Here is my proposal:

1. T will pay all the arrear in mortgages interest receiver fee, repair maintenance and
management fee for both 345-347 Barber.

2. T will have the properties ready for renting by repair all the deficiencies and put every unit
back to regular rental. I have an offer to lease for 44 units that are vacant right now at 345-347
Barber. I will send you the offer to lease for all of these units in a week time when we are
finalized all the signing.

3. Twill get rid of the 2nd mortgage on 345 Barber by selling both properties. I have a pending
offer for sale also. The buyer is working with FirstNational now to assume both mortgages and
both Forgivable mortgages from the government.

The Buyer will pay out the second mortgage in the amount of $2.9 mil. ( it is depended FN and
Forgivable loans to aliow him to go forward).

So the properties will be stabilized in the next few months.

Please help me to remove the interim receiver so that I am not default for the Affordable loan. It
is best interest for every one working together because if we lose the status of the loan
Forgivable no one will buy this properties. It will be a huge risk for every one. Thank you very
much for your consideration and your work to help me. Chi Ho

Sent from my iPhone

From: Eric Golden

Sent: September 21, 2017 10:47 AM

To: Chi Ho N

Cc: Ryan Flewelling; kwhitehead@ainwhitehead.com; garrettr@solowaywright.com:;
Lisa.Goodfellow@ottawa.ca; Jason.Cooke@ontario.ca; 'Whitty, Brent (MHO)' (Brent.Whitty@ontario.ca);
Bricks, Hartley (CA - Toronto); Chad Kopach; isaunders@deloitte.ca: Lynn Jaffray

Subject: RE: First National and 345 and 347 Clarence, Ottawa re Interim Receivership Application
returnable Sep 22

Chi,

As set out in the FN demands and Application Record, there are numerous defaults over and above the
monetary defaults that also have to be cured. With respect to the arrears now owing, FN willbe ina
positon to provide an updated arrears statement next week.

EN :Ias provided late Tuesday afternoon with the attached letter from you, and the email below from your
roker.



With respect to this proposed transaction,

1. FN will be advising Syed that he should provide FN with any and all documents and information
relating to his proposed purchase of the Clarence Properties and the assumption of the FN
mortgages, and Syed should put in writing any requests to FN for information/documents that he
requires from FN relating to the FN Clarence Mortgages. FN can then begin fo evaluate the
proposed {ransaction;

2. 1f you have any documentation or information to add, you should aiso provide it to FN asap;

3. The consent of the City and Ministry will also be required to the proposed transaction, and FN
should be kept apprised of that process; and

4. everything in the FN application record for the interim receivership is now public information as it
has been filed with the court (except for Exhibits 42 and 45), so you should start by forwarding
that record to Syed as it will speed up his due diligence process.

From: Pascale [mailto:pascale@gate.net]
Sent: Tuesday, September 19, 2017 4:36 PM

To: Commercial Administration <Commercial. Administration@firstnational.ca>
Subject: Loan Assumption

To whom it may concern:
Loan numbers: 509417, 509531, 509532

Golden Dragon HO 10 & 11 Inc. has accepted an offer on 345-347 Clarence St in Ottawa, ON this past
week,

The offer is conditiona! upon the buyer assuming the above loans with First National.

The Buyer Mr. Ahmed Syed would like to know how to connect with the appropriate department to
discuss the assumable loans.

Attached you will find a copy of an authorisation letter signed by Mr. Chi Ho owner of 345-347 Clarence
allowing you to discuss the assumable loans with the buyer, Mr. Ahmed Syed.

Let me know if you have any questions,

Pascale Hamel
Sales Representative

Century 21 Explorer Realty Inc.
Owned and Operated independently

Cell: 819.210.6604

E-Mail: Pascale@gate.net
Skype: pascale485

23-2525 Carling Ave

Ottawa, ON K28 722

If you wish to be removed from this distribution fist, please email: pascale@gate.net
Eric Golden

Partner
Co-chair, Business Reorganization & Insolvency Group
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egolden@blaney.com
& 116-593-3927 | ® 416-506-2049

From: Darryl Bellwood

Sent: Thursday, September 14, 2017 7:47 AM

To: Adam Powadiuk <Adam.Powadiuk@firstnational.ca>

Ce: Naila Hemraj <naila. hemraj@firstnational.ca>; Lisa Wright

<Lisa. Wright@firstnational.ca>; Chris Sebben <Christopher.Sebben@firstnational.ca>; Nicola
Hume <nicola.hume@firstnational.ca>

Subject: Re: 345/347 Clarence, Ottawa, ON (Golden Dragon - Chi Ho) - Possible Offer?

Good Morning,

[ 'am currently working on a transaction involving Mr. Syed. Iam not sure how real the offer is
so any details would be great.

Lisa, is this the same transaction that Ed and I spoke on regarding that he had an interest in
purchasing the shares of the existing borrower?

Darryl

Darryl D. Bellwood
Assistant Vice President, Commercial Financing
416.593.3011

On Sep 13, 2017, at 6:58 PM, Adam Powadiuk <Adam.Powadiuk@firstnational.ca> wrote:
Hi Naila,

This is Darryl’s client, he can best advise. I’ve cc’ed him on this email.

Sincerely,

Adam Powadiuk, CCIM
Director, Commercial Financing
First National Financial LP

100 University Ave, Suite 700, North Tower | Toronto, Ontario M5J 1v8 | T: 416.5083.2914 | F: 800.463.9584
adam.powadiuk@firstnationai.ca | firstnational.ca

From: Naila Hemraj

Sent: Wednesday, September 13, 2017 1:37 PM

To: Lisa Wright <Lisa. Wright@firstnational.ca>; Adam Powadiuk
<Adam.Powadiuk@firstnational.ca>

Ce: Chris Sebben <Christopher.Sebben@firstnational.ca>; Nicola Hume

<gicola.hume@firstnational.ca>

Subject: 345/347 Clarence, Ottawa, ON (Golden Dragon - Chi Ho) - Possible Offer?
Importance: High




Hi Lisa and Adam,

Further to Nicola’s email, we just received the attached letter.
Not sure whose client is the potential buyer, Ahmed Syed.
Please let us know.

Thank you.

Naila Hemraj, CRF

Senior Analyst

Collections & Default Management, Commercial Mortgages
100 University Ave, Suite 700, Toronto ON M4S 1C8

B 416-597-7651

B<: naila hemrai@firstnational.ca

<image004.png>

From: Nicola Hume
Sent: Wednesday, September 13, 2017 12:31 PM

To: Adam Powadiuk <Adam.Powadiuk(@firstnational.ca>

Cec: Chris Sebben <Christopher.Sebben@firstnational.ca>; Naila Hemraj
<naila.hemraj@firstnational.ca>

Subject: 345/347 Clarence, Ottawa, ON (Golden Dragon - Chi Ho) - Possible Offer?
Importance: High

Hi Adam,

We were just advised that a client of yours may have an offer on the above noted property
complex? Is this correct? If so, do you have time to discuss this with us asap. These files (3
mortgages) are in legal at this time.

Thanks.

Nicola Hume

Analyst, Commercial Default Management

£00 University Ave, Suite 700, North Tower | Toronto, Ontaric M5F 1V6
T: 416-593-2947 | F: 1-877.432.3620

Nigola.hume@firstnational.ca
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Court File No.
~ ONTARIO
SUPERIOR COURT OF JUSTICE
BETWEEN:
FIRST NATIONAL FINANCIAL GP CORPORATION
Applicant

- and -

- GOLDEN DRAGON HO 10 INC. and GOLDEN DRAGON H( 11 INC.
Respondents

APPLICATION UNDER Section 47 of the Bankruptcy and Insolvency Act
R.8.C. 1985, C. B-3, as amended

AFFIDAVIT OF CHRISTOPHER SEBBEN

I, CHRISTOPHER SEBBEN, of the City of Toronto in the Province of Ontario,
MAKE OATH AND SAY:

I, I am the Manager, Commercial Collections and Default Management, at First National

Financial GP Corporation (“FN™) and, as such, have knowledge of the matters to which [

hereinafter depose.

2. Where the information in this affidavit is based upon information and belief, 1 have

indicated the source of my information and belief and do verily believe it to be true.

3. To the extent that any of the information set out in this affidavit is based on my review of

documents, I verily believe the information in such documents to be true.



Background

4. FN is incorporated pursuant to the laws of Ontario and carries an business in Toronto and
elsewhere as Canada’s largest non-bank lender of single family residential mortgages,

commercial mortgages and multi-family mortgages.

5. I am swearing this Affidavit in support of an Application by FN seeking to appoint
Deloitte Restructuring Inc, (“Deloitte”) as interim receiver pursuant to s. 47 of the Bankruptcy
and Insolvency Act (the “BIA™) over two adjoining six story (excluding basements) multi-unit
apartment buildings (110 units) which include an affordable housing component (30 units). The
buildings are owned by the Respondents Golden Dragon Ho 10 Inc. (the “GDH 10”) and Golden
Dragon Ho 11 Inc. (“GDH 117), and municipally known until recently as 345 Clarence Street,
Ottawa (345 Clarence”, owned by GDH 11), and 347 Clarence Street, Ottawa (“347
Clarence”, owned by GDH 10). Clarence Street has recently been renamed Barber Street in

Ottawa. FN has first ranking mortgape security over 345 Clarence and 347 Clarence

(collectively, the “Clarence Properties™).

6. On or about August 17, 2017, FN issued Notices of Intention to Enforce Security
pursuant to s. 244 of the BIA to GDH 10 and GDH 11 (collectively, the “Debtors™), together
with demand letters seeking payment of the arrears owing under its security, and sefting out a

number of monetary and non-monetary defaults.

7. The monetary defaults were not remedied, and FN has not been provided with any
evidence (or any satisfactory evidence in the case of the insurance default) that the non-monetary
defaults have been remedied. Therefore, on or about August 30, 2017, FN arranged for notices

of attornment of rent to be issued to the tenants at the Clarence Properties, and also directed the
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superintendent of the Clarence Properties to remit to FN rents received from the tenants at the
Clarence Properties. The superintendent complied with this request, and very shortly thereafter
GDH 106 and/or GDH 11 (or an entity acting on their behalf) terminated the superintendent.
Given the continuing defaults and the termination of the superintendent, among other things, the
appointment of Deloitte as interim receiver is, as set forth below, necessary to stabilize the

operations of the Clarence Properties and proteet the interests of FN.

The Clarence Properties

8. 345 Clarence was constructed sometime in the 1960’s, and there were 80 rental units at
345 Clarence when FN took its current first mortgage over that property in 2007. Attached hereto
and marked as Exhibit “1” to this affidavit is a copy of the parcel register for 345 Clarence,

bearing PIN 04213-0303.

9. 347 Clarence was only constructed after FN took its first mortgage over 345 Clarence in
2007. Attached hereto and marked as Exhibit “2” to this affidavit is a copy of the parcel register

for 347 Clarence, bearing PIN 04213-0302.

10.  Assetout in the PINS, prior to April 13, 2007, the lands on which the Clarence Properties
are located (the “Lands”™) had been one parcel bearing PIN 04213-0056. On April 13, 2007, the
Lands were severed into two separate PINs (the “Severance”). The explanation for the

Severance is set out under the next heading, “Affordable Housing at the Clarence Properties”.
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Affordable Housing at the Clarence Properties

11, Quex Property Corporation (“Quex™) was the owner of the Lands and the Clarence
Properties at all material times, up until they were transferred to GDH 10 and GDH 11 in May

20186, as set out below under the heading “Transfer of the Clarence Properties”,

12. At all material times, the Lands and the Clarence Properties were subject to a Municipal
Housing Project Facilities Agreement entered into between Quex and the City of Ottawa (the
“City™y dated March 3, 2006 (the “MHPFA™), and a Provincial Contribution Agreement
between Quex and the Ministry of Municipal Affairs and Housing (the “Ministry™) dated March
27, 2006 (the “PCA”). The MHPFA and the PCA required Quex to, among other things,
develop and provide 30 affordable honsing units as part of the Clarence Properties, defined as
rental units which are rented at an amount that does not exceed 70% of the average market rent.
Attached hereto and marked as Exhibits “3” and “4”, respectively, to this affidavit are copies of
the MHPFA (including amendments thereto dated March 3, 2006, October 16, 2006, and March
22, 2007), and the PCA.

13. At the time of the MHPFA, 347 Clarence had yet to be constructed. At the time there was
only one 6-story apartment building (plus a basement level) on the property mumicipally now
known as 345 Clarence Street, Ottawa, and the land on the property municipally now known as

347 Clarence Street, Ottawa was a parking area at the north-east part of the Lands,

14, Initially, the existing 6-story building was to be increased by 2 floors, and the unit count
increased from 80 to 110. Instead, as set out in the amendment to the MHPFA dated October 186,

2006, a pew building with 30 additional units was constructed in the parking area, and it was
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subsequently severed to become 347 Clarence. These 30 additional units were to be affordable

housing units (the “New Affordable Housing Units™).

15. Although each of the Clarence Properties has separate legal title, they are operated as one
complex. The two buildings are connected in places, and share common areas and facilities
(such as the laundry room, mail room, one elevator and the lobby). The elevator is located in
345 Clarence, meaning tenants and visitors to 347 Clarence access the units in 347 Clarence
through 345 Clarence. Further, some electrical meters for units in 347 Clarence are located in

345 Clarence,

16.  Under the MHFPA and PCA, the City and Ministry provided Quex with financial
assistance to construct the New Affordable Housing Units. As security for this financial
assistance, Quex granted a mortgage to the City and the Ministry for $1,805,004.00 over the
Lands (and at the time 345 Clarence) registered on October 27, 2006, as instrument no.
OC654524 (the “Affordable Housing Mortgage™), executed an assignment of rents registered
as instrument no. OC654525 (the “Affordable Housing Assignment of Rents™), and granted a
security interest in equipment at the Clarence Properties registered as OC654527 (the
“Affordable Housing Security Agreement™). Atiached hereto and marked as Exhibit “5? to
this affidavit is a copy of the Affordable Housing Mortgage, the Affordable Housing Assignment
of Rents, and the Affordable Housing Security Agreement registered on title to the Clarence

Properties (collectively, the “Affordable Housing Security™),

7. The financial assistance secured by the Affordable Housing Security included a loan from
the Ministry to Quex in the amount of $720,600.00 to partiatly finance construction of the New

Affordable Housing Units (the “Provincial Capital Contribution™). However, the Provincial
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Capital Contribution was not paid as a lump sum, but was paid out on a monthly basis over 20

years (the “Maonthly Affordability Payment™).

The FN Clarence Mortgages

18.  Pursuant to two commitment letters dated March 2, 2007 and March 5, 2007 (the
“Commitment Letters”), being after Quex had entered into the MHPFA, but at a time when
discussions were ongoing with respect to the New Affordable Housing Units to be built on 347
Clarence, instead of as a two-story addition to the existing building on 345 Clarence, FN agreed
to lend up 1o a total of $7,546,240.00 to Quex. Attached hereto and marked as Exhibit “6” to

this affidavit are copies of the Commitment Letters.

19.  On or about April 2, 2007, Quex granted a mortgage in the principal amount of
$4,882,240.00 over the Lands registered as instrument no. OC702787 (the “FN 345 Clarence
Mortgage™). Attached hereto and marked as Exhibit “7” to this affidavit is a copy of the FN
345 Clarence Mortgage, and standard charge terms no. 8616 incorporated by reference into that

mortgage.

20.  As set out in the Commitment Letter dated March 2, 2007, of the $4,882.240.00
advanced under the FN 345 Clarence Mortgage, approximately $3,500,000.00 was used to pay
out an existing FN mortgage over the Lands and 345 Clarence, and the balance {approximately

$1,382,240.00) was to partially fand the construction of the New Affordable Housing Units.

21. The term of the FN 345 Clarence Mortgage was for 20 years, at an interest rate of 5.11%.
Pursuant to the Commitment Letter dated March 2, 2007, the FN 345 Clarence Mortgage could
only be prepaid in the event of a sale of the subject property upon the payment of a yield

maintenance to compensate FN for lost interest. The FN 345 Clarence Mortgage loan was
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guaranteed by Raymond Stern and Natalie Stern (collectively, the “Stern Guarantors™), the

principals of Quex.

22.  The FN 345 Clarence Mortgage loan to Quex was also secured by an assignment of rents
(the “Assignment of 345 Clarence Rents™), notice of which was registered against the Lands
and 345 Clarence on April 2, 2007 as instrument no. OC702788. Attached hereto and marked as

Exhibit “8” to this affidavit is a copy of the notice of Assignment of 345 Clarence Rents.

23, Pursuant to the Commitment Letter dated March 5, 2007, or about April 9, 2008 (after the
Severance), Quex also granted FN two morigages over 347 Clarence. The first was a mortgage
for $1,584,000.00, repistered as instrument no. OC839857 (the “FN 347 Clarence First
Mortgage”). The second was a mortgage for $1,080,000.00, registered as instrument no.
OCB39869 (the “FN 347 Clarence Second Mortgage™). Attached hereto and marked as
Exhibits “9” and “10”, respectively, to this affidavit are copies of the FN 347 Clarence First

Mortgage and the FN 347 Clarence Second Mortgage.

24. It was a term of both the FN 347 Clarence First Mortgage and the FN 347 Clarence
Second Mortgage (collectively, the “FN 347 Clarence Mortigages™) that they would rank pari-

passy with each other, and that both be guarantéed by the Stern Guarantors.

25, The term of the FN 347 Clarence Mortgages was for 20 years, at an interest rate of
5.69%. Pursuant to the Commitment Letter dated March 5, 2007, the FN 347 Clarence

Mortgages could only be prepaid in the event of a sale of the subject property upon the payment

of a yield mainfenance to compensate FN for lost interest,

51



-8-

26.  Now shown to me and marked as Exhibit “11” to this affidavit is a copy of the payout
statements for each the three FN mortgages over the Clarence Properties (the “FN Clarence
Mortgages™) as of September 13, 2017, including the prepayment penalty for each mortgage
(and excluding FN costs to date such as legal costs and property management costs, and any

rents collected to date), and totalling $8,361,335.92.

27.  The FN 347 Clarence Second Mortgage loan gave Quex immediate access to the entire of
the Provincial Capital Contribution funds. Accordingly, on or about April 17, 2008, Quex
assigned to FN its interest in the Monthly Affordability Payment (the “Monthly Affordability
Payment Assignment™). Attached hereto and marked as Exhibit “12” to this affidavit is a copy

of the Monthly Affordability Payment Assignment dated April 11, 2008.

28.  Aswith the FN 345 Clarence Mortgage, FN’s mortgage loans under the FN 347 Clarence
Mortgages were also each secured by assignments of rents (the “Assignments of 347 Clarence
Rents™), notices of which were registered on April 4, 2007 as instrument nos. OC839858 and
OC839870. Attached hereto and marked as Exhibit “13” to this affidavit are copies of the

registered Notices of Assignments of 347 Clarence Rents.

FN’s Security Prior to the Transfers to the Respondents

29.  After the Severance, the FN 345 Clarence Mortgage was carried over to the PIN for 345
Clarence and to the PIN for 347 Clarence. FN discharged the FN 345 Clarence Mortgage from
title to 347 Clarence on October 8, 2008. Atiached hereto and marked as Exhibit “14” to this

affidavit is a copy of the partial discharge of the FN 345 Clarence Morigage.

30.  On or about May 3, 2013, the City and the Ministry discharged the Affordable Housing

Security from title to 345 Clarence. On the same day, the City and the Ministry registered
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postponements of interests of the Affordable Housing Security in favour of the FN 347 Clarence
Mortgages and FN’s Assignments of 347 Clarence Rents. Attached hereto and marked as
Exhibit “15” to this affidavit are copies of the discharges of the Affordable Housing Security
from title to 345 Clarence, and the postponements of interest from the City and the Ministry in

favour of FN in respect of 347 Clarance.

31.  Following the partial discharge, FN’s security over 345 Clarence included the first
ranking FN 345 Clarence Mortgage over title to 345 Clarence, and the associated Assignment of
345 Clarence Rents, FN’s security over 347 Clarence included the first ranking {pari-passu) FN

347 Clarence Mortgages, the Assignments of 347 Clarence Rents, and the Monthly Affordability

Payments Assignment.
Cross-Default Provisions

32.  The FN mortgages over 345 Clarence and 347 Clarence were not cross-collateralized.
However, because of the common borrower and covenants, section 35 of the FN 345 Clarence
Mortgage and section 38 of the FN 347 Clarence Mortgages provide for cross-defanlts, the effect

of which is that a default in relation to one mortgage would be deemed to be a default in respect

to all of the mortgages (the “Cross-Default Provisions™).

Transfer of the Clarence Properties

33, Onerabout May 24, 2016, Quex transferred 345 Clarence to GDH 11 for $7.763,927.50,
and transferred 347 Clarence to GDH 10 for $2,911,072.00. Attached hereto and marked as

Exhibit “16” to this affidavit are copies of the transfers from Quex registered on May 24, 20186.
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34 Atthe time of the transfers, Chi Van Ho was the sole officer, director and shareholder of
GDH 10 and GDH 11. While to the best of my knowledge, Chi Van Ho is still the sole officer
and director of GDH 10, as of November 11, 2016, Anthony Devonish became the sole officer
and director of GDH 11. Attached hereto and marked as Exhibit “17” to this affidavit are copies
of arganization charts for GDH 10 and GDH 11 provided to FN at the closing of the transfer of

the Clarence Properties, and each companies’ corporation profile report as of September 18,

2017,
The FN Clarence Mortgages Assumption Agreements

35.  Pursuant to an assumption agreement dated May 18, 2016 (the “345 Clarence Mortgage
Assumption Agreement”) between GDH 10, GDH 11, Chi Van Ho, Quex, the Stern Guarantors
and FN with respect to the FN 345 Clarence Mortgage, GDH 11 assumed all of the past, present
and future debts and liabilities and obligations of Quex to FN under the FN 345 Clarence
Mortgage (the “345 Clarence Mortgage Indebtedness™), Quex remained liable for the 345
Clarence Mortgage Indebtedness in its capacity as original mortgagor, the Stern Guarantors
remained liable for all of the 345 Clarence Mortgage Indebtedness in their capacity as original
guarantors of the 345 Clarence Mortgage, and GDH 10 and Chi Van Ho guaranteed as
covenantors in favour of FN the 345 Clarence Mortgage Indebtedness up to a limit of
$2,440,120.00. Attached hereto and marked as Exhibit “18” to this affidavit is a copy of the

345 Clarence Mortgage Assumption Agreement.

36.  Similarly. pursuant to two assumption agreements dated May 18, 2016 (the “347
Clarence Mortgage Assumption Agreements”), between GDH 10, GDH 11, Chi Van Ho,

Quex, the Stern Guarantors and FN in respect of the FN 347 Clarenice Mortgages, GDH 10
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assumed all of the past, present and future debts and liabilities of Quex to FN under the FN 347
Clarence Mortgages (collectively, the “347 Clarence Mortgage Indebtedness™), Quex
remained Iigible for the 347 Clarence Mortgage Indebtedness in its capacity as original
mortgagor, the Stern Guarantors remained liable for all of the 347 Clarence Mortgage
Indebtedness in their capacity as original guarantors of the FN 347 Clarence Mortgages, and
GDH 11 and Chi Van Ho guaranteed as covenantors in favour of FN the FN 347 Clarence
Mortgage Indebtedness up to a limit of $2,131,200.00. Attached hereto and marked as Exhibit

“19” to this affidavit are copies of the 347 Clarence Mortgage Assumption Agreements,

The GSAs

37.  Onor about May 18, 2016, GDH 11 gave to FN a general security agreement over GDH
11°s assets and undertaking located on, having a connection with, and/or related to 345 Clarence.
Also on or about May 18, 2016, GDH 10 gave to FN a general security agreement over GDH
10’s assets and undertaking located on, having a connection with, and/or related to 347 Clarence.
Attached hereto and marked as Exhibits “20” and “21” to this affidavit are, respectively,
copies of the GSAs given by GDH 11 and GDH 10 to FN, and copies of Personal Property

Security Registry search results dated September 18, 2017 in respect of GDH 10 and GDH 11.

The Defaults

38.  On or about June 29, 2017, FN received a letter from Kathryn Whitebead of Ain
Whitehead LLP (the “June Letter”). In the June Letter; Ms. Whitehead advised that, among
other things, she was counsel to Liahona Mortgage Investment Corp. (*Liahona™), Iiahona held
a second mortgage over 345 Clarence (the “Liahona 345 Clarence Second Mortgage™), and

Liahona had obtained default judgment against GDH 11. Attached hereto and marked as Exhibit

55



-12.

“22” to this affidavit is a copy of the June Letter, and a copy of the default judgment referred to

therein dated June 6, 2017 (the “Liahona Default Judgment™).

39. Now shewn to me and marked as Exhibit “23” to this affidavit is a copy of the Liahona
345 Clarence Second Mortgage that GDH 11 granted to Liahona in the amount of $2,900,000.00
and registered on August 19, 2016, together with a copy of Liahona's Notice of Sale Under
Mortgage dated April 20, 2017 (the “Liahona Notice of Sale™), and an arrears statement as of

April 20, 2017 (the “Liahona Arrears Statement™).

40.  The Liahona Notice of Sale sets out that, among other things, as of April 20, 2017, the
sum of $2,972,734.54 was outstanding under the Liahona 345 Clarence Second Mortgage. The
Lighona Amears Statement reveals that GDH 11 began defaulting on its payments under the
Liahona 345 Clarence Second Mortgage starting in early-December, 2016. The interest rate
under the 345 Clarence Second Mortgage is 10% per anmum, with interest-only monthly
payments of approximately $24,166.67. By way of comparison, the interest rate under the FN

345 Clarence First Mortgage is 5.11%, with monthly payments of $23.724.77.

41.  To my knowledge, the June Letter was the first time that FN was made aware of the
Liahona 345 Clarence Second Mortgage, which was granted by GDH 11 in favour of Liahona

without FN’s knowledge or consent, contrary to section 26 of the FN 345 Clarence Mortgage.

42.  Under cover of letter dated July 26, 2017, Eric Golden of Blaney McMurtry LLP, FN’s
lawyers in this matter, advised Ms. Whitehead, among other things, that Lizhona did not seek
FN’s consent before registering the 345 Clarence Second Mortgage, and as a resuit required

evidence of Liahona’s advances to GDH 11 under the mortgage. Atfached hereto and marked as
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Exhibit “24” to this affidavit is a copy of Mr. Golden’s letter to Ms. Whitehead dated July 26,

2017.

43.  Under cover of e-mail dated September 14, 2017, Sandy Earl, a law clerk at Ms.
Whitehead’s law firm, provided evidence of advances under the Liahona 345 Clarence Second
Mortgage. Of the $2,900,000.00 advanced, $1,281,825.67 was paid to GDH 11%s lawyer.
$1,431,203.24 was paid to Quex to discharge its second mortgage over 345 Clarence in the
principal amount of $1,500,000.00, and at an interest rate of 5.0%. Attached hereto and marked
as Exhibit “25” to this affidavit is a copy of Ms. Earl’s e-mail dated Septernber 14, 2017, and

the attachments thereto, and a copy of the now-discharged vendor takeback mortgage to Quex.
Insurance

44. FN received a letter from The Co-Operators Insurance dated June 6, 2017, advising that
the property insurance for the Clarence Properties had heen cancelled as of J uly 9, 2017. Section
5 of the FN Clarence Mortgages require GDH 10 and GDH 11 to maintain insurance coverage
over the Clarence Properties. By way of e-mail dated July 31, 2017, Crystal Lin, an employee of
FN, advised Lynn Jaffray, a representative of GDH 10 and GDH 11, that because FN had not
received the insurance renewal for the Clarénce Properties, it had added forced placed insurance

coverage (which only covers the amounts owing under the FN mortgages over the Clarence

Properties).

45.  Lynn Jaffray provided FN with a certificate of insurance from Rhodes & Williams dated
August 4, 2017, but as of the date of this affidavit, FN has not yet been provided with a copy of
an insurance policy (the “Insurance Default”). Rhodes & Williams’ most recent

correspondence to FN regarding insurance was an e-mail dated August 31, 2017, in which
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Rhodes & Williams advised that the insurance policy documents “had to be sent back as they
were not o [their] satisfaction™, and that they would forward the reissued documents “shortly”,
Altached hereto and marked as Exhibit 26" to this affidavit is a copy of the letter from Co-
Operators dated June 6, 2017, a copy of Ms. Lin’s e-mail exchange with Ms, Jaffray dated July
31, 2016, a copy of a certificate of insurance dated August 4, 2017 from Rhodes & Williams

Limited, and emails exchanged between FN and Rhodes & Williams dated August 8 to 31, 2017.
Demand for Payment of Arrears and Failure to Cure Defaulis

46.  Both GDH 11 and GDH 10 were in unremedied default of the payments due under the
FN Clarence Mortgages beginning in June, 2017. Specifically, as of Augnst 17, 2017, GDH 11
was in default of principal and interest due under the 345 Clarence Mortgage totalling
$108,985.14, inclusive of administrative charges and fees, forced placed insurance, appraisal
costs, building condition assessments and legal costs to July 31, 2017. Forits part, GDH 10 was
in default of principal and interest due under the 347 Clarence First Mortgage totalling
$21,517.03, and in default of principal and interest due under the 347 Clarence Second Mortgage
totalling $20,130.49, both figures inclusive of administrative charges and fees, forced placed

insurance, appraisal costs, building condition assessments and legal costs to July 31, 2017.

47.  On or about August 14, 2017, Ms. Lin exchanged e-mail correspondence with Ms.
Jaffray. Attached hereto and marked as Exhibit “27” to this affidavit is a copy of the e-mail

exchange dated August 14, 2017.

48.  In her first e-mail, Ms. Lin, among other things, asked Ms. Jaffray if there would be
sufficient funds to cover the mortgage payments due on August 15, 2017. As set out in Exhibit

27, Ms. Jaffray forwarded the e-mail 1o “Chi”, who I believe to be Chi Van Ho, and advised him
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that “FN wants confirmation that there will be funds to cover the withdrawal tomorrow”. The e-
mail exchange does not include Mr. Van Ho's response. However, Ms. Jaffray subsequently
advised Ms. Lin that there were insufficient funds to cover the mortgage payments, and that there
was a “share purchase agreement in the works™ for 345 Clarence that “should be completed by
Sept. 5%, at which point the mortgage payments will be paid.” (the “Proposed Share Purchase

Agreement”),

49.  FN was not asked to provide its consent to the Proposed Share Purchase Agreement,

notwithstanding term 10 of the FN Clarence Mortgages that requires FN’s consent to any share

purchase agreement.

50.  Given the defaults under the FN Clarence Mortgages (which, per the Cross-Default
Provisions, were defaults under all three of the mortgages in favour of FN), on or about August
17, 2017, FN made demand on GDH 10, GDH 11, Quex, Chi Van Ho and the Stern Guarantors,
to pay the arrears and cure the defaults on or before August 28, 2017, and also delivered Notices
of Intention to Enforce Security pursuant to s. 244 of the BIA. FN also asked to be provided
with any documents relating to the Proposed Share Purchase Agreement. As set out in the
demands, FN would have been willing to consider consenting to a share purchase as long as it
was for both Clarence Properties, among other conditions. Attached hereto and marked as
Exhibits “28” and “29”, respectively, to this affidavit are copies of the demand letters and the

attachments thereto, including related s. 244 Notices regarding 345 Clarence and 347 Clarence.

31.  The defaults were not cured within the period provided in the demand letters, and no
documentation was received regarding the Proposed Share Purchase Agreement. Pursuant to an

e-mail to Ms. Jaffray dated August 28, 2017, Mr. Golden advised that FN would be proceeding
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with further enforcement. Ms. Jaffray replied the same day that “Chi is in Vietnam with his
terminally ill mother.” Mr. Golden responded that he understood that Chi Van Ho had been in
contact with other lenders who had initiated enforcement proceedings over other Golden Dragon
projeots (detailed further under the heading “Defaults by other Golden Dragon Entities”, below).
Mr. Golden also asked Ms. Jaffray why the vacancy rate at both 345 Clarence and 347 Clarence
was so high, why there were 10 fewer affordable rental units at the Clarence Properties than the
required number and why 8 of the affordable rental units were still located in 345 Clarence
instead of 347 Clarence. Attached hereto and marked as Exhibit %30 to this e-mail is a copy of

an exchange of e-mail between Mr. Golden, Ms. Jaffray and Chi Van Ho dated August 28 to 30,
2017.

52, Ms. Jaffray responded to Mr. Golden on August 29, 2017. In her explanation as to the
vacancy rate, Ms. Jaffray alleged that it was due to an allegedly incorrect news report of a “meth
lab™ in the building. By way of e-mail on the same day, Mr. Golden advised that it was FN’s
information that the high vacancy rate was due to the conversion of 345 Clarence into student
housing (further detailed below under the heading “Conversion to Student Housing™), and the
related ongoing construction. Mr. Golden asked Ms. Jaffray to confirm that the City and the

Ministry had approved the conversion and related construction,

53.  Ms. Jaffray did not respond, and on August 30, 2017, Mr. Golden forwarded his
exchange of correspondence with Ms. Jaffray to Chi Van Ho and asked him to provide a
response regarding the gquestion about conversion of the units to student housing. Mr. Golden
further advised that due to the number of receivership proceedings involving Golden Dragon

projects, FN could not stay its enforcement proceedings or inquiries.
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54. Chi Van Ho did not respond to Mr. Golden’s question about student housing, but replied
the same day (August 30, 2017) and advised that he was out of the country until September 8. |
am advised by Mr. Golden and do verily believe that Mr. Golden has not received further

communication from Chi Van Ho regarding the conversion of units to student housing.
Attornment of Rents and Termination of the Superintendent

55.  Given the ongoing monetary and non-monetary defaults, on or about August 30, 2017,
FN retained CLV Group Inc. (“CLV™) to attorn the rents at the Clarence Properties. Attached
hereto and marked as Exhibit “31” to this affidavit are copies of the cover letters to the
attornment documents, being a letter from Mr, Golden to Bob Lefebvre (“Lefebvre”), the
superintendent of the Clarence Properties at the time, and a letter from Mr. Golden to the tenants

at the Clarence Properties, and related attornment documents.

56.  Some of the rents at the Clarence Properties, including rents for the affordable housing
units, were paid directly by the Ministry of Community and Social Services (the “MCSC”) to
GDH 10 and GDH 11 through its Ontario Disability Support Program (“ODSP”, meaning that it
is likely that certain of the tenants at the Clarence Properties are disabled). Following delivery of
the attornment decumentation on or about August 31, 2017, the MCSC directed payments to
CLV. Attached hereto and marked as Exhibit “32” to this affidavit is an exchange of e-mail

between Mr. Golden and Meagan Zucco, an ODSP caseworker with MCSC, dated September 8
and 12, 2017,

37. Ms, Zueco’s e-mail also forwarded an e-mail from Lisa Bilow at “Chi Suites”, which is
apparently the managing company for numerous Golden Dragon entities, advising that Golden

Dragon “no longer own[s]” a number of properties, including several that are subject to separate
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receivership proceedings, as set out below under the heading “Defaults by Other Golden Dragon

Entities™,

58. I am advised by CVL that Mr. Lefebvre remitted to CVL the renis from the Clarence
Properties that he had collected, and on or about September 1, 2017, he received a letter from
“Golden Dragon Ho Inc.”, another company of which Chi Van Ho is sole officer and ditector,
advising Mr, Lefebvre that his employment was terminated “effective immediately”. Attached
hereto and marked as Exhibit “33” to this affidavit is a copy of the letter from Golden Dragon

Ho Inc. to Mr. Lefebvre dated September 1, 2017, and the Corporation Profile Report for Golden

Dragon Ho Inc.
Deterioration of the Clarence Properties

59. A building condition assessment conducted by Pinchin Lid. on or about August 9, 2017
over the Clarence Properties revealed deficiencies in the roof systems, wall systems, balcony
systems, elevator systems, interior finishes and site features, and included a timeline to-carry out
the necessary repairs. Attached hereto and marked as Exhibit “34” to this affidavit is a copy of

the Baseline Property Condition Assessment dated August 18, 2017 (the “Pinchin Report”).

60.  On or about September 11, 2017, CLV conducted a property inspection of the Clarence
Properties. Attached hereto and marked as Exhibit “35” to this affidavit is a copy of CLV’s

Property Inspection Report dated September 13, 2017 (the “CLV Report™),

61.  The CLV Report details instances of damage to the interior of 345 Clarence resulting

from water ingress, including visible water damage in the top-floor stairwell and hallway, and

black mould in one unit.
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Conversion to Student Housing

62.  Pursuant to an agreement between the City and Quex dated April 18, 2013, being
approximaiely one month before Quex transferred the Clarence Properties to GDH 10 and GDH
11, Quex agreed to relocate the affordable housing tenants Iocated at 345 Clarence fo 347
Clarence (the “Agreement to Relocate™), so that all 30 affordable housing units at the Clarence
Properties would be located in 347 Clarence. Attached hereto and marked as Exhibit “36” to

this affidavit is a copy of the Agreement to Relocate.

63.  Now shown to me and marked as Exhibit “37” to this affidavit is a copy of the last rent
roll for the Clarence Properties that FN obtained from GDH10 and GDH 11 (the “GDH June
2017 Rent Roll”} and a rent roll for the Clarence Properties as of September, 2017, prepared by

CVL (the “CVL Rent Roll”).

64.  John Tweedie, who is a Property Manager at CVL, advises me that for each floor at the
Clarence Properties, the units with numbers -00 to -12 are located in 345 Clarence, and the units
with numbers -14 to -18 are located in 347 Clarence. The tent rolls for the Clarence Properties
reveal an aggregate current 40% vacancy rate, and from June to September, an increase in the
vacancy rate at 345 Clarence from 44% to 53%, but a decrease in the vacancy rate at 347
Clarence from 20% to 3%. A comparison of the GDH June 2017 Rent Roll with the CVL Rent
Roll reveals that not all of the new tenants at 347 Clarence are renting their units below market
rent, notwithstanding that all of the 347 Clarence units are supposed to be affordable housing
units per the Agreement to Relocate. Furthermore, a new market-rate tenant moved into unit 315

in 347 Clarence (which was previously vacant), and the previous market-rate tenant of unit 615

in 347 Clarence was replaced with another market-rate tenant.
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65.  Mr. Tweedie also advises that only 21 of the units at the Clarence Properties are being
operated as affordable housing units and rented out at below market rent, notwithstanding that
the MHFPA requires that 30 units at the Clarence Properties be operated as affordable housing
units, Those units are numbers 303, 405 and 710 in 345 Clarence, and numbers 214, 215, 217,

218, 316,318, 414, 415, 416, 418, 515, 517, 518, 614, 617, 715, 717 and 718 at 347 Clarence.

66.  Further, the rent rolls reveal that of the 9 units in the basement of 345 Clarence {the 100
fevel” units on the rent rolls), only one is occupied. 1 have discussed this matter with Mr.
Lefebvre, and he advises me that 345 Clarence was in the process of being converted to student
housing, In this regard, by way of an e-mail from Dietrich Sider of the City to Mr. Golden dated
September 15, 2017, the City advised that three building permits had been issued in respect of
interior alterations to the lobby, as well as the ground floor and lower level of 345 Clarence.
Further, Mr. Sider advised that GDH 11 had started making alterations to basement units at 345
Clarence in the summer of August 2016, but had failed to obtain a building permit. In this
regard, Mr. Sider’s e-mail also included information regarding a stop work order issued on or
about August 11, 2016, and that the required building permits were eventually obtained.
Attached hereto and marked as Exhibit “38” to this affidavit is a copy of Mr. Sider’s e-mail
dated September 15, 2017, and copies of the City’s records tegarding the stop work order, and

the building permits everitually issued on January 25, 2017 (two permits issued that day) and

May 17, 2017.

67.  Mr. Lefebvre advises that thete are no longer 9 basement units at 345 Clarence. One of
the units, number 104, is still occupied. Two units, numbers 108 and 100 have been gutted with
the intention of converting them into the new building laundry, a party room, and a gym (the

current laundry room is still operational). Three units, numbers 101, 102, and 105, all former
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ane-bedroom units, are in the process of being converted into two-bedroom student housing.
One unit, number 103, has been gutted and is being used to store drywall. The remaining units,
numbers 106 (a bachelor unit) and 107 (a two-bedroom unit), have been guited, but are nowhere

clese to being ready for occupation. The mail room has also been moved from the lobby to the

basement.

68.  The CVL Report confirms the conversion of some of the basement units into student
housing, and others into a shared facilities. As set out in the CVL Report, only units 101 and 102
are “nearly complete™. In fact, CVL stated that of the 44 vacant units at the Clarence Properties,
only five “would be considered rent ready. The remaining 39 units are in various stages of

renovations or in need of work to be considered rent ready.”

69.  Further, Mr. Lefebyre advises that while the intention was to convert the entire building
at 345 Clarence into student housing one floor at the time {beginning with the basement and
working upward), all construction has now halted and remains unfinished. GDH 11 has also
undertaken renovations to the lobby at the Clarence Properties, but that work was only partially
completed, and remains unfinished. The intention to convert 345 Clarence fo student housing is
further corroborated by the fact that between June and September (according to the rent roll), two

new market-rent tenants were placed in 347 Clarerice instead of 345 Clarence, when the former

is supposed to be for affordable housing tenants.

70.  Uniil recently, FN was not aware of and did not consent to the alterations made (and
proposed alterations to be made) to 3435 Clarence to convert units into student housing, or to the

lobby of the Clarence Properties. I am not aware of GDH 10, GDH 11 or anyone on their behalf

requesting FN’s consent.
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Defaults by Other Gelden Dragon Entities

71.  Several other “Golden Dragon Ho™ corporate entities are currently in default of their

mortgage obligations:

(a)

(b)

©)

(d)

On June 14, 2017, on the application of the Royal Bank of Canada, MNP Ltd. was
appointed interim receiver with respect to a property located on Woodroffe
Avenue and Majestic Drive in Ottawa owned by Golden Dragon Ho ¢ Inc., and

was appointed receiver on or about July 6, 2017.

On June 21, 2017, on the application of First Source Financial Management Inc.,
Collins Barrow Toronto Limited was appointed receiver over Golden Dragon Ho
5 Inc. and Golden Dragon Ho 7 Inc. with respect to properties located at 39-85

Costello Avenue in Ottawa, and 64 Reynolds Drive in Brockville.

The Royal Bank of Canada has applied to the court to have MNP Ltd. appointed
receiver over Golden Dragon Ho 2 Inc. and Golden Dragon Ho 4 Inc. with respect
to property they own located at 366-386 Bank Street and 401-410 Gilmour Street

in Ottawa.

On August 31, 2017, on the application of Kingsett Mortgage Corporation, KSV
Kofman Inc. was appointed receiver over M.Y. Residential Inc., which had
amalgamated with Golden Dragon Ho 7 Inc., with respect to property located at

637, 647, 653 and 655 Johnson Street in Kingston.

Attached hereto and marked as Exhibit “39” to this affidavit are copies of the Order of Justice

Beaudoin dated June 14, 2017 appointing MNP Inc. as interim receiver in respect of Golden

Dragon Ho 9 Inc., the Order of Justice MacLeod dated July 6, 2017 appointing MNP Inc. as
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receiver of Golden Dragon Ho 9 Inc., the Order of Justice Corthorn dated June 21, 2017
appointing Collins Barrow Toronto Limited receiver in respect of Golden Dragon Ho 5 Inc. and
Golden Dragon Ho 7 Inc., RBC’s Notice of Application to have MNP Ltd. appointed receiver
over Golden Dragon Ho 2 Inc. and Golden Dragon Ho 4 Inc., and the Order of Justice Hainey

dated August 31, 2017 appointing KSV Kofman Inc. as receiver over M.Y. Residential Inc.

72. 1 am aware of significant disrepair and tenant hazard in existence at another property
owned by a “Gelden Dragon Ho” entity. Attached hereto and marked as Exhibit “40” to this
affidavit is a copy of the parcel abstract for a property owned by Golden Dragon Ho 3 Inc.
municipally known as 2155-2173 Elmira Drive in Ottawa (the “Elmira Property™), and an

Order registered by the City dated June 4, 2017 (the “By-law Order™).

73.  Based on my review of the PIN map and a Google Satellite Images map for the Elmira
Property, it appears that the property consists of four separate multi-unit apartment buildings.
Attached hereto and marked as Exhibit “41” to this affidavit are copies of the PIN map and

Google Satellite Images map for the Elmira Property.

74, As set out in the By-law Order, it appears that Golden Dragon Ho 3 Inc. allowed one of
the buildings at the Elmira Property to fall into significant disrepair, which lead to water

infiltration, water damage to ceilings and walls of hallways, and mould accumulation in one unit.

Attempts to Sell the Clarence Properties

75, Now shown to me and marked as Confidential Exhibit “42” to this affidavit is a copy of

a certified appraisal for the Clarence Properties that FN recently had carried out by Juteau

Johnson Comba Inc.
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76. On or about July 1, 2017, the Respondents listed the Clarence Properties for sale, with a
list price of $15,900,000.00. Attached hereto and marked as Exhibit “43” to this affidavit is a

copy of the listing dated July 1, 2017.

77, The listing price was dropped to $13,900,000.00, as per the most current listing attached

hereto and marked as Exhibit “44” to this affidavit.

78.  Now shown to me and marked as Confidential Exhibit “45” to this affidavit is a copy of
an agreement of purchase and sale dated August 31, 2017 (the “APS™) that was recently

provided to FN.

79.  The APS appears to be for 345 Clarence only, and FN has not received any further
updates regarding this APS. In any event, given the shared facilities, including the shared lobby,

laundry, mail and elevator, neither building can likely be sold on its own and both buildings must

in all likelihood be sold as a package.

80.  Under cover of letter from Chi Van Ho dated September 12, 2017, FN was granted
authorization to speak with a “potential buyer” Ahmed Syed. Attached hereto and marked as

Exhibit “46” to this affidavit is a copy of Chi Van Ho’s letter to FN dated September 12, 2017.

Income Potential for the Clarence Properties

81.  Asset out in the CVL Rent Roll, the anticipated monthly rental income for the Clarence
Properties when fully tenanted will be $99,026.12. Of this, $20,731.14 would be derived from

rents from 347 Clarence, and $78,294.98 would be derived from rents from 345 Clarence.
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82.  1am advised by CVL that at this point, the rental season for the area where the Clarence
Properties are located has passed, such that new rentals will be limited between now and next
spring. Most new rentals will occur in the spting and summer months of next year. Since there
are currently approximately 44 vacant units, there should be sufficient time between now and

next spring to stabilize the Clarence Properties and have vacant the rental units ready to be

leased.

83.  The appointment of Deloitte as interim receiver of the Clarence Properties is necessary to

protect the interests of FN as a secured creditor, by stabilizing the operations of the Clarence

Properties, improving the vacant units into a condition where they can be leased again and

reducing the vacancy rate to an acceptable level, so that sufficient revenues are generated to pay,
inter afia, utilities, municipal taxes (FN collects funds for the property taxes as part of the
mortgage payments), necessary short term repairs noted in the Pinchin Report and the CVL
Report, and the arrears and monthly payments due under the FN Clarence Mortgages. The
appointment of Deloitte as intérim receiver over the Property will also facilitate the replacement

of the insurance as the interim receiver will able to insure the Property.

84.  Deloitte has consented to be appointed as interim receiver of the Property. Attached

hereto and marked as Exhibit “47” to this affidavit is a Consent executed by Deloitte.
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85,  This affidavit is sworn in support of FN's application for, among other things, an Order to

appoint Deloitte as interim receiver over the Clarence Properties, and for no improper purpose.

SWORN BEFORE ME
at the City of Toronto,

in the Province of Ontario,
on September 19, 2017.

. gy

A Commissiprer for Taking Affidavits

Aaliyah Madadt, a Commissio
Provines of Oniarig, At St
while 3 Student-at.L aw,

Expires Apil 4, 20439,

il

Christopher Sebben
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N DRAGON HO INC.

384 Bank Street, Unit 300A, Ottawa, ON, K2P 1Y4
Tel: 613-680-0727  Fax: 613-680-0229  Email: service@chisuites.com

September 12, 2017

Attn: First National Financial LP

100 University Ave, Unit 700, North Tower
Toronto, ON  M5J 1V6

T:416-597-5948 | F: 877-432-3620

Re: 345-347 Barber Street (formally Clarence St), Ottawa.

To Kyle Pawliuk, Servicing Specialist, Commercial Administration at First National,

Please accept this letter as my formal authorization for you to speak with my potential
buyer, Ahmed Syed in regards to assuming the loans on the property with First National.

Mtg #509417, 509531, 509532

Should you require any other information or clarifications, please let me know.

Best regards,

L=

Chi Van Ho, Owner

Golden Dragon Ho Inc., a Chi Suites company
613-501-1875
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OREA centmieae  Agreement of Purchase and Sale Chorr. Vou 3
Form 500 Commercial
for use n the Pravince of Ontanio

This Agreement of Purchase and Sale dated this 10 day of September

SELLER, GOLDEN DRAGON HO 11 INC. .

REAL PROPERTY:

Address 345-347 CLARENCE ST Oitawa, ON

.............

fronting on the South side of Clarencs
inthe City of ... st e ——_— DHBUR...c s .
and having & frontage of 164 mare or less by & depth of 110 more of less

and legally describad as PART LOTS 16,178 18 PLAN 43586 N/S CLARENCE STREET BEING PARTS 2,3 & 4. (the *propsrty’).
: ON 4R21669; OTTAWA S/T. RIGHT-OF -WAY AND EASEMENT OVER PART 3 ON
4RZ1669 IN FAVOUR OF PART LOT 18 PLAN 43586 PART 1 ON 4R21668 AS IN
00699531, ST EASEMENT OVER PART 4 ON 4R21663 IN FAVOUR OF PART.LOT 18
PLAN 43586 PART 1 ON 4R21669 AS IN OCB99531. SIT RIGHT-OF WAY OVER PART 2
PLAN 4R21669 IN FAVOUR OF PART LOT 18 PLAN 43586 PART 1 ON 4R216 69 AS IN
QCEe989531. TIW RIGHT-OF-WAY AND EASEMENTOVER PART 1 ON 4R21869 IN
FAVOUR OF PART LOTS 16, 17 & 18 PLAN 43586 PARTS 2,3 & 4 ON 4R21660 AS IN
) {Legal description of land induding easematits not described elsewhere)

PURCHASE PRICE: Dollars (CONS) 10500000
Ten Million Five Hundred Thousand Doliars

....................................................................

DEPOSIT: Buyer submits Upon acceptance eeeeep e oo }
' {Herewithilipon Acceptanceias ctherwise described in this Agreoment) '
One Hundred Thousand Dollars Doftars (CONSY100000

by nagafiable cheque payable to Century 21 Explorer Realty in Trust "Deposit Holdar™ to ba

........................

held in trust pending completion or other termination of this Agreement and to be credited toward the Purehasa Prica on completion. For the purposes
of this Agraem_ent, “tpon Acceptance” shall mean that the Buyer is required to defiver the deposit fo the Deposit Holder within 24 hours of the
acceptance of this Agreement. The parties to this Agresment heraby acknowledge that, unless otherwise provided for in this Agresment, the Deposit

Holder shafl place the daposit In trust in the Deposit Holder's non-interest begring Real Estate Trust Accaunt and na interest shall ba eamed, received
or paid on the depasit,

Buyer agrees to pay the balance as more particularly set out In Schedule A attached.
SGHEDULE(S} A

1 IRREVOCABILITY: This offer shall be irevocable by Buyer

................................

INITIALS OF aquR{s 7 inmaLs o seiersesy (g, /)
5 E Association CREA} and oty moal @m&m w_tm

ow,mwmmro&ewuw otardid, Thisdorm wos davelopod by OREA for tha use and
rgmom;um.ofusmmmdr' _am_mmmwmmhmmﬁw-mm?mmu
REA. amm-m_mmmmmmmmm.mmmmmymmmumfm. Form 500 Revised 2017
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of September . 2017 __, ahter which time, if not accepted, this offer shail be null and void and the deposit shall be refumed to the

Buyer i full without interest.
2 COMPLETION DATE: This Agreemeant shall be completed by no later than 6:00 p.m. on the 03 day of Novernber s 201?

Upon complation, vacant possession of the property shall be given to the Buyer urdess otherwise provided for in this Agreement.

3 NOTICES: The Sefler hereby appoints the Listing Brokerage as agent for the Selier for the purpose of giving and recelving notices pursuant to
this Agreement. Where a Brokerage (Buyer's Brokerage) has enterad into a representation agreement with the Buyer, the Buyer hereby
appoints the Buyar's Brokerage as agent for the purpose of giving and receiving notices pursuant to this Agreement. Where a Brokerage
represents hoth tha Sellsr and the Buyer {multiple representation), the Brokerage shafl not be appolinted or authorized to be
agent for elther the Buyer or the Seller for the purpose of giving and recelving notices. Any notice relating hereto or providad for
herein shall be in-writing. In addition to any provision contained herein and in any Schedule hereto, this offer, any counter-offer, notice of
acceptance thereof or any notice to.be given or received pursuant to his Agreemant or any Schadule hereto (any of them, “Dacument”) shall
be deemad given and recsived when delivered persanally or hand delivered to the Address for Service providad In the Acknowledgerment
belaw, or where a facsimile number or emall address Is provided hereln, when transmitted electronically to that facsimite number or emall
address, respectively, in which case, the signature(s) of the party (parties) shall be deamed to be origingl,

FAXNo: e . FAX No.:. .
(For defivery of Documents to Seller) ' {For delivery of Documents to Buyer)
Emall Address: _ L Email Address: pascale@atenet
{For deiivery of Documents 1o Seller} {For defivery of Documants to Buyer)

4 CHATTELS INCLUDED:
TBD by sa_ller within 3 business days from the acceptance date.

Unless otherwise stated in this Agreemerit or any Schedule heret, Seller agress {o convey all fiduras and chattels included in the Purchase
Prica free from all flens, encumbrances or claims affecting the said fixtires and chatiels.

5 FIXTURES EXCLUDED:
TBD by seller within 3 business days from the acceptance date.

] RENTAL ITEMS (including Lease, Lease to Own): The Toflowing equipment is rentsd and not included in the Purchase Price. The Buyer
agrees to assume the rental contraci(s}, if assumatile:

TBD by selfer within 3 business days from the acceptance date.

The Buyer agrees io co-cperats and executs such documentation ags-may be required to facilitate such assiimption,

INITIALS OF BiJYER(S): %“ 7 ? INITIALS OF SELLERS(S):
L

THBWREALTGRQ.REN.TOR%W&”REALT Rt ollad by The Canadi
mmmcammmufymm:—‘ Sonsh ' X simed ool

o_mir.mmsmmrm';,m_m

 OF CREA. Used tnder oonge,

- L ) Fagmlnf”
. Thig form vas doveloped b use and
EEproduclion of its members and licensess iy, mmum«mmmkgmmm o oy

excapt with prior wiithen compent

nﬂmmmmmm«m&uﬂwmwm,mﬂmMnmwmmufmfar_m.ﬂ Form 500 Revised 2017
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7 HST: I the sale of the property (Real Property as described alsove) is sublect to Harmonized Sales Tax {HST), then such tax shall
be in addition to the Purchase Price. The Seller will not collect HST if the Buyer provides to the Seller a wamanty that the Buyer is
registared under the Excise Tax Act ("ETA"), together with a copy of the Buyer's ETA registration, a wamrasity that the Buyer shall seff-assess
and remit fhe HST payable and file the prescribed form and shall indemnify the Seller in respect of any HST payabla. The foregoing warranties
shall not merge but shall survive the completion of the transaction. 1 the sale of the property is not subject to HST, Selier agrees to certify on o
bsfora closing, that the transaction is not subject to HST. Any HST on chattels, If applicable, is not inciuded in the Purchase Price.

8 TITLE SEARCH: Buyer shall be allowed untl 8:00 pm.onthe 25 day of October » 2017 (Requisition Date) to examine the

Ererasens

titte to the property at his own expense and until the.earlier of; () thirty days from the later of the Requls%iion Date or the date on which the
conditions in this Agreement are fulfilied or otherwise waived or; (1} five days pirlor o completion, to satisfy himself that there are no

autstanding work orders or deficiency natices affecting the property, and that its present use(Residential i )
may be fawlully confinued and that the principal buiding may be insured against rigk of fire. Saller hereby consents o the municipality or ather
‘governmental agencies releasing to Buyer details of all outstanding work orders and deficiency notices affecting the property, and Seiler
agrees to execute and deliver such further authorizations in this régard as Buyer may reasonably require.

8 FUTURE USE: Seller and Buyar agree that there is no representation or warranty of any kind that the future intended usa of the property by
Buyer is.or will be lawful except as may ba specifically provided for In this Agreement.

10 TITLE: Provided that the tithe to the property is good and free from all registered resirictions, charges, fiens, and encumbrances except as
otherwise specifically provided in this Agreement and.save and except for {8} any registered rastrictions or covenants that run with the land
‘providing that such are complied with; (b} eny registered municipal agreements and registered agreaments with publicly regulated ulilities
providing such have been complied with, or security has been posted lo ansure compliance and complelion, 2 evidenced by aletter from the
relevant municipality or regulated utllity; {c) any minor easemants for the supply of domestic utility or telephone services to the property or
adjacent properties, and (d} any easernents for drainage, storm or sanitary sewers, public utifity lines, telephone lines, cable telsvision fines or
other services which do not matedally affact tha use of the property. If within the spacified times referrad o in paragraph 8 any valid objsction
to title or to any outstanding work order or dsficieney notics, or 1o the fact the said prosant use may not lawfully be continued, of that the
principal building may not be insured agalnst risk of fira is made in writing to Sellar and which Seller is unable or unwilling to remove, remedy or
salisfy or obtain Insurance save and except againstrisk of fire {Title insurance} in favour of the Buyer and any morigages, (with 2 related
costs at the expense of the Seller), and which Buyer will not waive, this Agresment notwithstanding any intermediate acts or negotiations in
respect of such objections, shall be at an end and all monjes pald shall be retumed without intsrest or deduction and Seller, Listing Brokerage
and Co-operating Brokerage shall net be liable for any cosis or damages. Save as o any valid objection so made by such day and except for
any chjection going to the oot of the title, Buyer shall be conciusively desmed to have sccepled Seller's i 1o the property,

k)| CLOSING ARRANGEMENTS: Where each of the Seller and Huyer retain a lawyer to compleie the Agreement of Purchase and Sale of the
proparty; and where the transaction will be complated by electronic registration pursuant lo Part i of the Land Registration Reform Act, R.5.0.
1980, Chapter L4 and the Electronic Registration Act, 5.0. 1881, Chapter 44, and any amendments thersto, the Seller and Buyer
acknowledge and agree that the exchange of closing funds, non-registrable documanis and other items (the *Requisite Deliveriss™) and the
release thereof to the Seller and Buyer will () not oceur at {fie same. ime as the registration of the transfar/desd {and any other documents
intended to be registerad in connection with the completion of this transaction) and by be subject o conditions whereby the lawyer(s) receiving
any of tha Requisite Deliveries will be required to hold same in lrust and not release same except in'accordance with the terms of & document
registration agreement betwsen the said lawyers. The Sefler and Buyer Irevocably Instruct the said lawyers to ba bound by the documeant
ragistration agreement which is recommended from time fo time by the Law Society of Upper Canada. Unless otherwise agraed {o by the

fawyers, such exchahge of the Requisite Daliveries will ocour in the applicable Land Titlas Office or such other location agreesbie to both
lawyers,

12 GOCUMENTS AND DISCHARGE: Buyer shall not call for the proguction of any title deed, abstract, survey or other avidence of tile 1o the
praparty except such as are in the possession or control of Seller, If requested by Buyer, Seller will daliver any sketch or survey of the property
within Seller's controf 1o Buyer as soon as possible and prior to the Requisition Date. If 3 discharge of any-Charge/Mortgage held by a
comporation incorporated pursuant to the Trust And Loan Companies Act {Canada), Chartered Bank, Trust Company, Credit Union, Caisse
Populaire or insurance Company and which is not to be assumiad by Buyer on completion, Is not availabie in registrable form on completion,
Buyer agrees to accept Seller's lawyer's parsonat undsrtaking 10 obtain, out of the closing funds, a discharge in registrable form and to rtagister
same, or cause same to ba registered, on fife within a reasonable period of time after complation, provided that on or bafore completion Sefler
shall provide to Buyer a mortgage statsmant prepared by the mortgagee setting out the balance reauired 1o obtain the discharga, and, where a
real-time elsctronic cleared funds transfer system is not being used, a direction exgcuted by Seller ditecting payment to the morigagee of the
amount required to obtain the dischargs out of the balance due on completion,

13 INSPECTION: B'uygr acknowledges having had the opporiunity o inspect the property and understands that upon acceptance of this offer
thers shall be a binding agresment of purchase and sale between Buyer and Safler. -

INTIALS OF BUYER(S): {5287,

Tha trademarks REALTOR®, REALTORSS and o REALTORS . conipet
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INSURANCE: All buildings on the property and ali other things being purchased shall be and remain until corapletion at the risk of Seller,
Pending completion, Ssller shall hold all insurance policias, if any, and tha proceeds thereof in trust for the parties as thelr interests may
appaar and in the event of substantial damage, Buyer may either terminate this Agreamert and have alt monles pald returmed without interest
or deduction or else take the procesds of any insurance and complete the purchase. No insurance shell bé transferred on complation. If Sefter
is taking back a ChargeMMorigage, or Buyer is assuming a Charge/Morigage, Buyer shall supply Seller with roasonable evidence of adequate
insurancs to protect Sellar's or other mongages's intarast on completion.

PLANNING ACT: This Agreament shail be effective to creale an inferest in the property only if Seller complies with the subdivision control
provisions of the Plarining Act by complstion and Sellér covenanis to proceed ditigently at his expense fo oblain any necessary consent by
complation.

ROCUMENT PREPARATION: The Transier/Deed shall, save for the Land Transfsr Tax Affidavil, be prepared in registrable form at the
expense of Seller, and any ChameMeftgage to be given back by the Buver fo Seller at the expense of the Buyer. if requested by Buyer, Seller

covenants that the Transfer/Dead 1o be delivered on completion shall contain the statements contermplated by Section 50(22) of the Planning
Act, R.8.0.18%).

RESIDENCY: {s) Subje¢t to (b} below, the Seller represents and watrants that the Selier is netand on completion will net bé a non-resident
under the non-rasidency provisions of the income Tax Act which representation and warranty shall survive and not merge upen the completion
of this transaction and the Sefler shall deliver to the Buyer-a statutory declaration that Selter is ot fien a non-resident of Canads; (b) provided
that if the Seffer is a non-reskient under the non-residency provisions of the Income Tax Act, the Buyer shall be credited towards the Purchase
Price with the amount, i any, necessary for Buyer to pay to the Minister of National Revenue to satisfy Buyer's liabifity in respect of tax payable
by Seller under the non-residency provisions of fie income Tax Act by reason oftmssa{e Buyer shall not clalm such credit if Setler defivers on
complstion the prescribed ceriificate.

ADJUSTMENTS: Any rents, morigage interest; really taxes including iuoai Improvement rates and unmeteres public or private utility charges

and unmetered cost of fue!, as applicable, shall ba apportioned and aliowed to the-day of complation, the day of completion itself to be
apportioned to Buyer,

TIME LIMITS: Time shalt in all respects be of the essence hereof provided that the time for dolng or completing of any matter provided for
herein may be extended or abridged by an agreement in writing signed by Seller and Buyar or by their respective lawyers who may be
specifically authorized in that regard.

PROPERTY ASSESSMENT: The Buyer and Ssiier hereby acknowledge that the Province of Ontario has implemented current value
assegsiment and properties may be re-assessed on an annual basis, The Buyer and Seller agree that no cia:m will be made against the Buyer
or Seller, or any Brokerage, Broker or Salesperson, for any changes in property tax as & result of a re-assessment of the property, save and
except any property taxes that acorued prior o the completion of this tiansaction.

TENDER: Any tender of documents or money herautider may be made upon Ssilar or Buyer or their respective fawyers on the day set for
completion, Money shall be tendered with funds drawn on a fawyer's frust account In the form of a bank draft, certified cheque o wire fransfer
using the Large Value Transfer Systam.

FAMILY LAWACT: Salter warrants that spousal congent is nat necessary 1o this transaction under the provisions of the Family Law Act,
2.8.0.1830 unless Sellar's spouse has axecuted the consent hereinalter provided.

UFFI: Saller represents and warrants to Buyer that during the time Seller has owned the property, Seller has not caused any bullding on the
property to be insulated with insulation containing ureaformaldehyde, and that to the best of Seller's knowledge no building on the property
contains or has ever contained insulation that containg ureaformaldebyds. This wartanty shall survive and not marge an the oompleﬁon of this

transaction, and if the building Iz part of 2 muttiple unit bulkiing, this warranty shali only apply to that part of the bullding whith is the subject of
this transaction.

LEGAL, ACCOLINTING AND ENVIRONMENTAL ADVICE: The parties acknowledga that any infarmation provided by the brokerage is not

tegal, tax or environmental advice, and that it has been recommended that the paties obtain indapendent professional advice prior to signing
this docurnesnt,

CONSUMER REPORTS: The Buyerls horeby notiﬂsd that & consumer report containing cradi andior personal information may be
referred to. in connaction with this trensaction.

INITIALS OF BUYER{(S): _ e INITIALS OF SELLERS{S): ¢

axcapt
Pro-8et portion, OREA bears rio Rabilty for yolr use of this-form. Form 500
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AGREEMENT IN WRITING: If there is conflict or discrepancy belwaen any provision added to this Agreement {Including any Schedule
attached harato) shd any provision inthe standard pre-set portion hareof, the added provision shall supersede the standard pre-get provision
to the extent of such conflict or discrepancy. This Agreement including any Schedule attached hareto, shall constituta the entire Agreement
between Buyer and Seller. There is no reprasentation, warrarity, cdllateral agreement or coridition, which affects this Agresment other than as

exprassed harsin. For the purposes of s Agresment, Sefler means vendor and Buyer means purchaser. This Agresmaent shall be read with
all chenges of gender or number required by the context.

TIME AND DATE: Any reference to a fime and date in this Agreament shall mean the ¥me and date where thé property is located.

INITIALS OF SELLERS(S):

lett sy The Canadian Resl Estalo

The trademarks REALTOR®, REALTORSE and the REAL TORGMIEH olled
professionals dmummwﬂ&m

#zsodiption CREA} and idendify ranl estate

omr.ommmmmmmmmnm od. Thig'%o develonad by DREA for the e
mpmdmnon;f&m eidiicensacs anly, Mynmarusaor sprodich mmambgtmmwmmmm taf
pritiing oF resodieing tha standard pa-sel portion. OREA bbare no Bability Tor your use of this form, Form 504 Revised 2017
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28 SUCCESSORS AND ASSIGNS: The heirs, executors, administrators,
SIGNED, SEALED AND DELIVERED In the presence of:-

syscessors dnd assigns of the undersigned are bound by the torms herein.

raan

..........

'{.\Mlnes:} )
I, the Undersigned Selier, agree o the above offer. | hersby irevocabi _
pay commission, the unpaid balance of the commission together with

® onE [ &l fhar g -0 ) ]
s (m}
B oot I

Yy lawyer 1o pay directly o the brokerage(s) with whom ! have agreed to

nized Sales Tax (and any other taxes as may hereafter be
/ asRdvisad by the brokerage(s) to my lawyer.

applicable), from the proceeds of the sals prior to any payment to
SIGNED, SEALED AND DELIVERED In the presence of:

-----

{Withess)

{Witnass}
SPOUSAL CONSENT: The Undemsigned Spouds.
Family Law Act, R.5:0.1890, and heroby.af

‘hereln.

slle consents to the disposition evidencad harein pursuant 1o the provisions of the
g-e¥ocute all necassary or incidental documents to giva full force an

s . reseginesseamns .
CONFIRMATION OF ACCEPTANCE: Notwithstanding
writien was finally accepted by all parties Lt

Bpouse)
thing contained hergin to the contrary, | confirm

. this - l@day of HS&P ........ 2

..............

INFORMATION ON BROKERAGE(S) ‘
Uisting Brokerage Century 21 Explorer Resilty Inc. _ Tel. NoBT9.2 108604 e
{Salesperson / Broker &)
Co-op/Buyer Brokerage T Fetecsmmmeeeemsoeesesestmmmemeeseseseeseeessseseesss s ce e
. i Mrokér Nam_e). ieemsenrrimab e ervirrvarerss s Iebrsissessmerasssaiaitn
ACKNOWLEDGEMENT
T acknowiedge raceipt of thy signed copy of this acceptes Agreemant of Purchiase and | 1 acknowiedge recaipt of my signed copy of this accopted Agroement of Purchasa and
-Saéaandlmmumamkermbfomamampy 1 Ty taweyer. Sale and ['authorize the Brokerdgn to forward o wopy 1o my lawyer,
DATE _ . DATE;
(Sd.f) TARRRRNEL b AT TNSPN PRI INEEC R PP by E'Buyef} EENd hiaad IENEBEEINS Wakpray FawRsaby SRUdadtinnyrnennn
DATE: _ : DATE
(Sﬂﬂ) aey RN T E'Buyer} .........................................
Address for Service Address for Senvice
Tak No, I Tal. No,
Seller's Lawyer ... | Buyst's Lawyer
Addrass Address .
Emi‘ [ LT TN - LLTT Emaﬁ
™ R o B - B e bt snsens s e s m e pat Shba rrne -
FOR DFFICE LISE ONLY COMMISSION TRUST AGREEMENT

Ta:com&dwmmmmwwmmmm

In considaration for the Co-apurating Hrokarage procuiing the foragolri Agredmant of Purchase sand Sals, 1 herby dent
Tmmmmmwmm;m_ﬂum_md Regitations of my Reat Estitle Boand shall be recohvable
fthe MLE® Rudas and sheit be sidjset i and Gevernad by the MLS® Rules pertaining to Corynission Trusl,
DATED 83 of the date and time of the acceplance of the forenaing Agreemsnt of Purchase end Sola,

Puihcrized 10 bind the Listing Erokanige)

INITIALS OF BUYER(S): (
| The

. Tho trademarks REALTORS, REALTORS® aid tha REAL TOR gk gt

INITIALS OF SELLERS(S

iirciied by The Canadian Resl Estate
of CREA. Used wider licanee,

_o'mz.mmemw’rammﬂm asdm!nped OREA for the nd e
wdhmmﬂm-m;wmm&dﬁ_ : mewmwwmmwﬁgﬁg;nma
« D 04 sitar whian printing of reproducing the standari pre-sat poriion, OREA basts 1 for-your uaa af this form, Form 500 Revised 2017
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OREA o™~ Schedule A
Form 50'0 ' Agresmaent of Purchase and Sale - Commercial

for t&a In the Provines of Oniarle

This Schedule:is attached to and forms part of the Agreement of Putchase and Sale betwean:
BUYER, Ahmed Syed ' . ,and

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

............................

............

dated tha 10 day of September L 20_17

Buyer agrees fo pay the ba!ame as follows: B

BALANCE AT CLOSING: The Buyer agrees to pay the baiance of the purchase price, subject to adjustments, to the Seller on
completion of this transaction, with funds drawn on a lawyer's trust account in the form of a bank draft, cerlified cheque or wire
transfer using the Large Value Transfer System. :

POWER OF SALE: Buyer acknowliedge that the property is under power of sale.

MORTGAGE ASSUMPTION: a} The Buyer agrees to.assume the existing 2 Mortgages held by First National and 2 Forgivable Loans,
The approximately amount for the first and second mortgage with First National is SIX MILLION DOLLARS ($6,000,000), bearing
interest at the rate of 5.35 % per annum, maturing in 17 years with a payment of about $42,000 and $7.000 respactively b) The
a@pproximately amount for the 2 forgivable mortgages with the City of Ottawa and the Provinge of Ontario is about TWO MELLIO%

DOLLARS ($2,000,000) with an estimated monthly payment of $7,000 and will mature in &
<

VENDGOR'S TAKE BACK: The Seller agrees to take hatk a Charge/Moftgage in the un),ﬁf/- BN-porcontol-a-solirg-phee; baAring
interest at the rate of 10% per annum, calculated semi-annually not in advance, reffayable in biended monthly payments interest only,
and to run for a term of 1.year from the date of completion of this transaction.

AS-1S: Buyer acknowledges and agrees that the premises shall be sold and Buyar shall accept possession of the premises on the
closing date, AS-IS WHERE 15 with all faults,

SECOND DEPOSIT: The Buyer agrees to pay a further sum of TWO HUNDRED SEVENTY THOUSAND DOLLARS ($270,000), to
Century 21 Explorer Realty in Trust., by negotiable cheque, not later than 5:00p.m. THREE (3) business days from waiving all
conditions, as a supplamentary deposit to be held in trustin the same manner as the initial deposit pending completion or other
termination of this Agreement. This amount is fo be credited towards the purchase price on compietion of this ransaction.

This farm must be initialed by all parties to the Agreement of Purchase and Sale,

IMITIALS OF suvsag Al ' INITIALS OF SELLERS(S):

Ex mmeaﬁ«:wmmmdmmw etr'of CREEA. Used under Heenss, A
© 2017, Ontario Real Estate. Assaciation ) Af fighits res oyt was devalopad by OREA for the use and .

7, aciation ["OREA s
Tepmoduciion of ke fembers snd fleanses only. Any otiter uss & aproduchd is prohibited sxcept with prer written congent of
OREA. Do 1ot alter when printng of rapfoducing the siandard pre-sat portigh, OREA bears 10 Fbily for your uas of tie poum Form 500 Revised 2017



"% INBOUND NOTIFICATION : FAX RECEIVED SUCCESSFULLY *%

DURATION PAGES STATUS .
LﬂgmgggEg?DmiT at 11:48:56 am ES E%Iégl;sg% 62 1 /2 Received
From:SICOTTE GUILBAULT T0:914165935437 HH712017 11147 #270 P.001/002

— SICOTTE 4275 CREMIN INNES ROAD,

OTTAWA (DNTARIO) K1C 1T1

tel./181.: (613} 837-7408
- QH!!","?}A‘%]LT fax;tél:c.: {613} 837-8B015

SERVILES JURIDIOUL

Date: November 17 2017
Blaney McMurtry LLP
Attention: Eric Golden

Fax/Télec.: 1-416-593-5437

From/De: Lucien Brisebois
Matter/Dossier: Number of pages, Including
Cover: .
Nombre de pages, incluant
page couverture:
Fax subject

Lucien Brisebois

PRIVILEGED AND CONFIDENTIAL NOTICE
Thas contents of this facsimile are governed by the Laws of Solieitor-client privilage and contain confidential information for
the named recipient only, Any other distributlon, copying or distlosure is strictly prohibited. If you have received this

facsimile in error, please notify us immediately by coliect tetephone calt at {613} 837.7408 and return the original to us by
mail without making a copy.  We will reimburse yeu for gostage.

AVIS DE CONFIDENTIALITE

Le contenu de cotte télécopie est régi par les lois de privilége du secret professtarnot de I'avocat et contient des informations
confidentiefles dastinées & la personne nommde cl-haut. Toute autre distribution, caple eu dividgatian est strictement
interdite, 5i vous aver regu cette télécopie par erreur, s'it vous platt nous en aviser irnmédiatement par téléphone i frais virés

ay {613} 837-7408 et nous retourner V'original par ta poste sans en faire une copie. Nous vous rambourserons les frais
d'affranchissement.
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SHARE PURCHASE AGREEMENT

27207 4

eg N ‘IJ.‘LJ_

THIS AGREEMENT is made as of thesst
BEETWEEN:

¢ “Effective Date”)

The Chi Ho Family Trust
(Herein called the “Vendor™)
-angd-

Ahmed. Ali. Syed
(Herein called the “Purchaser™)

~grid-

Ga_!den.D:jagnn Ho 11 Ing.
(Herein called the “Corporation™)
WHERAS the Vendor owns ____ 100 Shares (the “Purchased Shares™) in

the capital of the Corporation, being all of the issued and outstanding shares in the capital of the
Cotporation;

the utual covenants and agreem d
ar follows;

PURCHASE AND SALE

I, Subject to all provisions of this agreement, the Purchaser hercby agrees to buy the
Purchased Shares from the Vendor and the Vendor hereby agrees to sell, transfer and
deliver the Purchased Shares with the effect as of the Effective Date, free and clsar of any

mortzage, pledge, charge, lien, secumy interest, encumbrance or adverse claim, for the
Purchase Price.

PAYMENT OF PURCHASE PRICE

Page L of 4




2. ' The Purchase Price shall be satisfied on the Effective Date by the Purchaser’s delivery to
the Vendor of 2 promissory note, in form and substance acceptable to the Vendor in its sole
and unfettered discretion, for the Purchase Price.

COVENANTS, REPRESENTATIONS AND WARRANTIES OF THE VENDOR

3. The Vendor covenants, represents and warrants as follows and ac&nwledges that the
Parchaser is relying upon such covenants, representations snd warranties in connection
with the completion of the transactions contemaplated by this Agreement:

(8}

(b

(€)

(d)

()

ity

(2

(h)

The Corporation has been duly incorporated organized and is validly subsisting and
in good standmg under the laws of the Province of Ontario.

The Vendor is thc ‘beneficial and registered owner of the Purchased Shares with
good and marketable title thereto, free and clear of any pledge, lien, charge,
encumbrance, adverse claim or security interest of any kind and of any portion or
other right thereto; and hes the power and authority and right to sell the Purchased
Shares in accordance with the terms of this Agremnent

The entering into of this Agrwnent and the transactions contemplated hereby will
not result in the violation of any of the terms and provisions of any indenture or
other agreement, written o_r oral, to whmh the Vendor or the Corporation may be a
party.

The Vendor is not a nog-resident within the meamng of the Income Tax Act
(Canada).

No third party has an sgreement or option or right capable of becoming an
agreement or option for the purchase or acquisition of any of the Purchased Shares.

The Vendor will cause the Corporation to approve the transactions contemplated in

this Agreement and take and do all such other actions as necessary to transfer the
Purchased Shares to the Purchaser.

This Agreement has been duly executed and delivered by the Vendor and
constitutes a valid and binding obligation of the Vendor enforceable against it in
accordance with its terms.

There is not now any order, statute, regulation or other instrument binding upon the
Vendor that will be violated by the execution and delivery of this Agreement or
will prevent the performance or satisfaction by the Vendor of any term or condition
of this Agreement.

COVENANTS, REPRESENTATIONS AND WARRANTIES OF THE PURCHASER

/ @/ Page 2 of 4
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4, The Purchaser covenants, represents and warranis as follows and acknowledges that the
Vendor is relying upon such covenants, representations and warranties in connection with
the completion of the transactions contemplated by this Agreement:

{a)  The entering into of this Agfeement and the transactions contemplated hersby will
not result in the violation of any of the terms and provisions of any contract or other
agreement, written or oral, to which the Purchase may be a party.

CLOSING

3. Subject to the provisions hereof being complied with, the sale and purchase of the
Purchased Shares shall be closed on the applicable Effective Date, or on such other day as
may be mutually agreed upon, at which date the Purchase Price in respect of the Purchased
Shares transferred on such date shall be satisfied in accordance with section 2 hereof upon
all deeds, conveyances, bills of sale, assurances, transfers, assignments and consents {in
form satisfactory to the Purchaser) necessary to vest the shares with good and marketable
titte thereto, free and clear of all mortgages, pledges, charges, liens, security interests,
encurbrances or adverse claims of any nature or kind being delivered to the Purchaser.

DUE ISSUANCE

6. The Corporation hereby represents and warrants to, and covenants with, the Purchaser that
the Purchased Shares have been validly issued as fully-paid and non-assessable 1o the
Vendar.

SURVIVAL

7. The representations, warranties and covenants of the parties contained in this agreement
shall survive the closing and shall continue in full force and effect after the final Effective
Date fora periodof ___2__vyears.

FURTHER AMENDMENTS

8. If at any time during the continuation of this agreement the parties shall deem it necessary
to make any alteration or addition to this sgreement they may do so by means of written
agreement between them which shall be supplemental to-and form part of this agreement.

FURTHER ACTIONS

9. The parties hereto agree that each shalt with reasonable diligence proceed to take all action,
to do all things and provide such reasonable assurances as may be required to consummate
the wansactions contemplated herein, and both parties hereto agree to provide such further

/ 4/0 Page 3 of 4
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documents or instructions required by the other party as may be necessary to sffect the
purchase of this agreement, and carry out its provisions.

APPLICABLE LAW

i0.  This agreement will be govemed by and construed under the laws having applications in
the Province of Ontario,

SUCCESSORS AND ASSIGNS

[1. This agreement shall ensure to the benefit of and be bmdmg upon the parties hereto, their
respective successors and assigns.

INDEPENDENT LEGAL ADVICE

12, The Vendor and the Purchaser each ackmowledges having been advised to obtain
independent legal advice in connection with its entering into this Agreement and the

completion of the transactions contemplated hm-:hy and that { Golden Dragop Ho t) Inc.)
represents the Corporation and that if there is o dispute regarding this Agreement or the
transaction herein contemplated he will only represent the Corporation and not the Vendor
orthe Purchaser and he shall not be obligated to treat auy infonnation received by either

the Vendor or the Purchaser as confidential from the other party.
IN WITNESS WHEREOQF the parties hereto have execw 3:?&@;&

the intended eWw Date first above written.

D‘/

Pagedof4d
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October 27, 2017

Please note that Mr. Chi Ho is selling the shares of the
company and not the property. If there is any issue with
the commission then Mr. Chi Ho will be responsible for
it. Mr. Ahmed Ali Syed is not responsible for any
commission in any way or shape.

Mr. Chi Ho knew Mr. Ahmed Ali Syed through an ex-
employee who worked for Mr. Chi Ho before.

\QU/W\W- ‘QS@*‘Z&

A
<

Witness @m%i mm&h ™
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RequestiD:  DIG345849 Provinos of Onitarie Dats Report Producad: 2018/05111
Darmeivde n® ] Provinea da 'Ontario Document produitly:
Transacion ID: 081084285 Minkitry of Goveriment Services Fime Report Produced: 15:33:30
Trargaction n® Ministhre dao Services gouvermementaux Inprimé &:
Category ID: CV
Calegonie:
Certificate of Incorporation
Certificat de constitution
This is ta cerfify that Caci certifie que
GOLDEN DRAGON HO 11 INC.
Cntario Comporation No. Numéro mafriculs de la personne morale en
002517884
is a corporation incorporated, est une société constituée aux termes
under the laws of the Province of Ontario. des lois de.ia province de P'Ontario.
These articles of incorporation Las présenis statuts constitutifs
a-e effective on entrent en vigueur le

MAY 11 MALl, 2016

Y e

Director/Directeur
Business Corporations Act/Loi sur les sociétés par actions

Iy~ Banb i

Ccfaﬂeuy
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Page: 1
Ontario Corporaticn Number
Nemdro do la compagnie em Catario
2517884

FORM )
BUSIRESS CORPORATIONS ACT

PORMULE NUMSRO 1

£/ BOF gUR LER SocTETES PAR ACTIONS

ARTICLES OF INCORPORATION
STATOTS CONSTITUTIFS

1. The nane of the gorporstion ia:
GOLDEN DRAGON RO 11 INC.

2. Yha sddross of the xegistersd office ia:

532 HOHTREAL ROXD

{Strest & Fouber, or KA. Wombar & if Multi-Office

(Rze et mumdro, o welro de ls R.X. o2, &
OTTAHE,

CANALY,

iana of Munlcipality ox Post Offioe)

.fmmjumiemuﬁwdnmdimm

3. Fuosbiar [or minisum snd saxisom
nuwbat) of direntors is:

Minimam 1
4. The first dirsctor{s) in/are:

Farnc nese, initials and sursces
Potnces, Initiales et nom de fapills

Mdzgas tox ssrvice, giving Stxest & ¥o.
s B.R. Fo.. Municipality and Postal Code

* CRY
HO
532 HUONTREAL ROAD Suite 110

OTTANA ORTEARID
CRNADA XIK 4R4

Diésoninuticn sociale do la conpagnie:

Adresse du aidgys sovial:

Buite 110

Sullding give Rowm %)
5711 s"aqyilt &ciifice § Durvan, nmivre du bucess)

CNTARYO
K1X &R4
cm-z Codda/ Coche poatal)

Nomide (oo oombres misizel wt pavisel}
d‘aﬁﬂnﬁmmn-

W 5
Pramier{s) sdaisistrateur(r):
Rastdant: Canmdian

' Frata Yas or Wo
Rbxidant Canmdion

O Bon
Bomicile dlu, y compris In rfue et s

nunéro,; la nomézo o la R.R., ou la som
de la msunicipalitd st te code pastal

1E8
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Page: 2
Ontario Corponastion Numbwer
Raquest. T0 / Demsnds n° Nuabroe de la cospagnic en Ontario
18943449

2517884

Rastrictions, 12 any, on Dusizass the COrporatic may sarry on or oo powess Sw
coxporation may mxexciee..

Limites, ®°il y & liew, iuposbes sox aotivités oomsercisles ou sux povwoics de la cospsgniv.
None

The ciussnn amvd sny mamimue sveber of shares

that ths sorpovatioh ix anthozized
te Jsmanae:
Catigriries ut nombre oarimel, s’41 y & 1ieu, d'acticns que ls compagnie est
#uboricsds & deettre:

The corporation is authorized to issue an unlimited number of Coimon shares
sad an unlimited number of Preference shares.
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Page: 3
Ontaxio Corporaticn Nhaber_-
Request ID / Dasands n° Numdro de la ccepagnie en Ontarios
18945849 2517884

Rights, privileges, cestrictions mad ahnditinna {if any) abtaching té each class of shaves
and divactors asthority with sespect to sny class of shisws which sy be issusd in sexise:
bDroits, priviliges, restrictions st coaditions, s'il v s Lisu, rattacdds i chagoo
catdgaiie dractioss et poyvoirs des administratenrs relatife § cheipw catdgorie d actions
que patt dtre dsdlss en asérie:

1. The rights, privileges, restrictions and conditions atteching to tre
Common shares shall be as follows:

ay *!rat_in_g

Entitled to receive notice of and vote at 21l meetings of sharsholders
except meetings at which only holders of a specified class of ghares are
encitled to vote;

b) Zissolution, liquidation or winding-up

Entitled t¢ veceive the reémaining property of the gorporation upon
digsolution, liguidation or winding-up ¢f the corporation, whether
veluntary or involuntary; and

¢} Dividends

Entitled, subject to the rights and privileges attaching to the Preference
sharas, to receive dividends as and when declared by the board of directors
of the corporation.

2. The rights, privileges, restrictions ané conditions sttaching to the
Preference shares shall be asg follaws-
a} Voting

Subject to the provisions of the Ontario Business Corporations AGt or &§
otherwise expressly provided herein, the holders of Preference shares shall
not be entitled to receive notice of, nor te attend or vote at meetings of
the sharehclders of the cozporation;

b} Dissolution, ligquidation or winding-up

Entitvled to receive from ths proﬁerty-of the corporation a sum squivalent
te the aggregate Redemption Amount of all of the Preference shares held by
them regspectively before any amount shall be paid or any property of the
corporation distributed to the holders of the Common shares. The holders of
the Preference shares shall not be entitled to share ir any furcher
diszribution of the property of the corporation. The huolders of Comman
shexes shall be entitled to receive the remaining property of the
corprration.

3) Dividends

Entitled to receive dividends From time Lo time and in the absolute

disaretion of the directors, but always in preference snd priority to any



. Page: 4§

Ontario Corporzticn Number
Request 1D / Demande n” : Nepdre de la compagoie an Oataric
18942849 2517884

Righta, privileges, cestrictions snd conditions (if sny) attaching to duch class of shates
ad directars suthority with zespsct to shy cisss of shaves which may be Lssned in sesing:
Droite, privileges, restrictiocs et acoditions, avil y » Ilev, vattschis & chugos
catigorie d'sotiony et pouwsirs des sdaliistrataurs relatifa & shagve catégorie o actions
qus peut dire dzize an sidcis:

paymert of dividends on the Common shares;
d; Redemption by Corperation

The Freference shares are redeemable as follows:

i} The corporation may, at any time and from time to time, and in the
abselute discretion of the directors, redeem in whole or any part of the
then outstanding Preference shares {such share or shares are referred to as
the "Redeemed Share” or “"Redeemed Shares®);

2} The directors shall determine a reasonable procedure for such
recemgtion, including the giving of notice, iFf any;

31 *he Preference shares may be redeemed on a pro-rata basis or otherwise;
4} The vedemption price shall be an amount per Redeemed Share egoal Leo:

i} the amount redorded in the stated capital account maintained in
respect of the Preference shares at the particular time divided by the
aggregate number of Preference shares putstanding at the particular time;
and

iij 21} declared and unpaid non-cumnlative cash dividends on such share;

The aggregate redemption price is referred to, in the case of each
registered holder, as the “Redemption Amount®;

51 im or after the date specified for redemption (the "Redemption Date™)
the registered holders of the Redeemad Shares shall be entitled to payment
2f the Redemption Amount on presenhation and surrender at the acorporation's
ragistered office or other place designated by the divecters in the notice
of redemption, of certificdtes for the Redeemed Shares, endorsed for
:ransfer to the corporation;

&) 1f less than all of the Preference shares repregented by any
certificate are redeemed, tha registered holder shall be entitled to
receive a new certificate for the number of shares represented by the
original certificate which are not redeemad;

1} From and after the Redemption Date, the holders of the Redeemed Shares
shall cease Lo be entitled to dividends and shall not be entitled to
exercise any of the rights of shareholders in respect of the Regeemed

Shares unless the corporation has defaulted on payment of the Redemptiocn
Amount:.

2] Retraction ({(Redemption by Holder)
The Preference shares are retractable as follows:

1) The holders of Preference shares shall be entitied to reguire the
corporation to redeem, at any time and from time to time, all or any of the
Preference shares registered in the name of such holder (such share or
shares are referred to as the "Retracted Share" or "Retrdeoted Shares™):

2y h Certificate or Certificatés for the BRetracted Shares, endorsed for

90



Page: 4
) . Ontaria Corporation Nusber
Rogiast ID / Demande n® Nowbro de la coopagnie en Ootarie
18945349 2317884

7.

Xights, privileges, restrictions and conditions (if any} atteching to aach glass of sherss
and Sirecters astlority with reapact to any ciasa of shaves which say bs Issued ih series:
Droits, privildpes, rastrictiona st conditions, il y a lisn, ratteckis i chegque
catdgoris 47 actions et pouveire des -m-mm talatife & chagus cstégarie dfsotdcons
qua paut dtre dmize wn skrie:
transfer to the corppration, shall be tendered to the oorporation at the
registered office of the corporation fegether with 3 notice in writing
specifying

i} that the registered holder desires to have the Preference shares
represented by such certificate(s} redesmed, or the number of shares which
the helder dasires to have redeemed if such nuober is less than the total
number ol shares represented by the certificate(s), and

iii the business day {"Retraction Date"} on which the bolder desires to
have the corporation redeem such shares;

3} The Retraction Date shall not, withoutr the consent in writing of the
corporation, be less than 30 days after the day on which the notice in
writing is given to the corporation.

4] The corporatien shall redeem the Retracted Shares on the Retractior
Date;

3} The retraction price shall be the Redemption Amount;

§) 1f less than all of the Preferénce shares represented by any
caertificate are redeemed, the'registexed.helder ghall be entitled to
raceive a pew certificate for the number of shares representad by the
original certificate which are not redeamed:

7} From and after the Retraction Pate, the holders of the Retracted Shares
ghail ¢ease to be entitled to dividends and shall not be entitled to
exereise any of the rights of shareholders in respect of the Retracted
Shares unless the corporation has defaulted on payment of the Redemption
Fmeurni:,
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Recuest ID / Demande n* Foméro de ls compagnie an Catario
1B94584G . 2517884 _
8, The :I.mm.u. txanstar umw .oz th.r:u in/in Dot mmcm ang the reastrictiops (if any)
exre a5 follows: '

1’émingion, le trapsfast ou la propridté &'ua:u_nm ast/h’est pas restreints. Las
restrictions, #'il y n lisn, aont Yes suivsntasx:

The right to transfer shares of the corporation shall be restricted in that
ne shareholder shall be entitled to transfer any share or shares of the
corporation without either:

ay the directors of the corporation expressed by resclution passed by the
voteg cast by a majority of the directors of the corporation at a aseting
of the beard of directors oz signed by all of the directors of the
corporation; or

b} the shareholders of the corporation expressed by resolution passed by
the votes cast by a majority of the shareholiders who voted in respect of

the resolution of signed by all shareholders entitled to vote on that
resolution.
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Page: 7
Ontario Corporation Number
Request ID / Demence n® Honmdvo ds g compagnie sn Cotario
18345849 251?884

ather provisions, {if any, aoe):
Auntres digpoaitions, #&'il y a Ieu:

&} The corporarion’'s securities, other than nonconvertible debt securities,
shall not be transferred without either:

i} the sanction of a majorlty of the directors of the corporation; or

ii) the sanction of a majority of the shareholders of the corporation, or
alternatively

1ii) if applicable, the restriction contained in security holders’
agreements,

b) If authorized by by-law which is duly adopted by the directors and
confirmed by ordinmary regolution of the shareholders, the directors of the
corporation may from time to time:

i} borrow money upon the credit of the corporatiosn;

ii} issue, reissue, sell, pledge or hypothecate debt obligations of the
corporation;

iil) mortgage, hypothecate, pledge or otherwise create a security interest
in all or any property of the. corporation, owned or subsequently acguired
t> secure any debt obligation of the corporation;

tvl sukject to the Ret, give & guavantes on behalf of the corporation to
sacure performance of an obligation of any persen; and

vl By resolution, delegate to one or more of the directors of the
corporation all or any of the foragoing powsrs.
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la.mnmm-maﬁtmﬁuﬁmsm
Yox st advesss des fondatevrs

Firet name, initisls and last name Prénos, initisle et sear de
or COTpOrate nsme fawille cu dénasinstion sociale

Foll addrens for oervice or addreas of xegistared office or of prircipal plave of businens
givieg atraat & ¥o. or R:R. Mo,, monicipality swd postal code

Iosicile @lu, adreses dy sidge xccial au sdresse de l'dtablissemset: principal, y cospria
ia gtw at 1e aomiro, i« comdro da 1a K.E.; le nos do la municipalitd ob le code posiul
CHI HC

532 MONTREAL ROAD  Buite 114

CTTARE ONTARIO
CANADR KLK 4R4
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ATUS
CALLER 1D DURATTION PAGES ST ved
EOIMUEMEEEE%?DZQU ar 11:48:56 am ES 6138378015 62 2 J2 Receiy

FromSICOTTE GUILBAULT T0:914165935437

w SICOTTE
GUILBAULT

LEGAL SERVICES

SERVICES JURIGIQUES
File: 502841

WITHOUT PREJUDICE

111772017 1147 #270 P.002/002

Erom e Qrrawa OFFicE
Du Bureau p’OTTAWA

November 17, 2017

Blaney McMurtry LLP
Barristers and Solicitors
1500-2 Queen St E.
Toronto, ON

M5C 3G5

Attention: Eric Golden

Dear sir,

Re: 345.347 Barber Street {formerly Clarence Street)

Ottawa, Ontario

Please be advised that a long-standing client of mine has been dealing with one of the
mortgage holders on the above property, Liahona Capital Inc., and with one of your clients, First
National Financial GP Corporation which also hold mortgages against the above propetties.

My client has tried to purchase the above properties diveetly from the existing owners but, as
you are well aware, the existing owners do not have control over the above properties’ destiny. My
client is really anxious to purchase the sbove properties at a reasonable price and, for such, he has

already communicated with your client and with Liah

ona Capital Inc. These two (2) companies are

very interested in the business plans presented, at least orally, to them by him,

Either the undersigned or Mann Lawyers will be in touch with you shortly in order to present
an offer or offers for the above propetties, Would you kindly confirm that you arg representing First
National Financial GP Corporation in relation to the above properties. A copy of the within letter will
sent directly to Lizhona Capital Inc. for their information,

{ trust the above is satisfactory,

LB/yh
c.c. Ahmed Ali Syed
OTTAWA
4275 CHEMIN INNES ROAD, SUITE 208

Ortawa [ONTARIO) K1C 171
{63} 837-T40B, f:{61%) 837-E016

.o

Yours very truly,

LUCIEN BRISE

GATINEAU
227 BOULEVARD SAINT-JOSEPH,
Ganwesy {QUEREC) JBY 3XS
t: (819} 205.5585, {- {81%) 205-5580




®%* INBOUND NOTIFICATION : FAX RECEIVED SUCCESSFULLY ** 96

TIME RECEIVED CALLER ID DURATION PAGES STATUS .
December 19, 2017 at 4:27:43 PM EST 6132250921 164 1 /4 Received
From:Clemont Clausl Gardinas& A SS Tort4165935437 2/19/ 2017 16:29 #9986 P.001/004

Clermont Clausi Gardiner & Associates

Lawyers & Notaries Public
Associates-at-Law

Christopher E. Clermont, p4 1.5, 1447 Woodroffe Avenue
Alan J. Clausi sa. thous 108, Ottawa, Ontario K2G 1W]
David M. Gardiner,a.. 115, Telephone: (613) 225-0037

Searn Giovannetti, pa. e LLR Facsimile: (613)225-0921

E-Mail: angie@ccglaw.ca
December 13, 2017
By Fax No. 416 593-5437

Blaney McMurtry LLP
Barristers & Solicitors
1500-2 Queen Street East
Toronto, Ontario

MSC 3G3

Attention: Eric Golden

Dear Sir or Madam:

Re: Zaroo's Developer's Ltd. {Syed) purchase from Golden Dragon Ho. 10 Inc.
347 Barber Street (formerly 86 Beausoleil Drive), Ottawa

Closing Date: December 20, 2017
My File No.: 17-220

I am acting on behalf of the purchaser in the above transaction and I understand that you are
acting for Deloitte and First National mortgagees.

[ understand an Agreement of Purchase and Sale is being negotiated at 1his lime. I have not been
provided with a copy but would appreciate receiving same at your earliest opportunity. 1 have
left messages for the parties representing the various lenders, but have not received any return
calls. May you please advise to the status of this sale?

Without prejudice to the rights of my client under the anticipated Agreement of Purchase and
Sale, and reserving the right to submit such further and other requisitions as may be deemed
necessary from time to time as well as the right to waive any or all of them, [ wish to raise the
following requisitions:

1. REQUIRED: Draft Deed/Transfer of Land (please forward to Angela Lynn Milne).
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TIME RECEIVED CALLER ID DURATION PAGES STATUS .

December 19, 2017 at 4:27:43 PM EST 6132250921 164 2 /4 Received

Fram:Clemont Clausi Gardine& ASS Tor4165935437 W9/ 2017 16:30 #9686 P.OO2/004
-7

2.

3.

4.

9.

REQUIRED:

REQUIRED:

REQUIRED:

REQUIRED:

REQUIRED:

REQUIRED:

REQUIRED:

REQUIRED:

An up-to-date survey of the subject lands. Please advise immediately if
one is not available.

Statement of Adjustments, in duplicate.

On or before closing, satisfactory evidence of compliance with the
following legislation:

a) The Family Law Act, Ontario;
b) Section 116 of the Income Tax Act, Canada;

o) The Planning Act, Ontario, including completion of the Planning
Act statements in the Deed/Transfer of Land;

d) The Construction Lien Act, Ontario.

On or before closing, satistactory evidence that there are no executions
affecting title to the subject property.

On or before closing, production and delivery of evidence that ali
buildings situate on the lands herein are located entirely within the limits
thereof, that possession has been consistent with registered title to the
property and that there are no encumbrances, liens, rights of way,
easements, encroachments, restrictions, or agreements of any kind
affecting the property which are not disclosed by the registered title.

On or before closing, evidence that there are no work orders outstanding
and that the lands and premises and all structures erected thereon comply
with all by-laws, standards and regulations enacted or passed by the City
of Ottawa and any other governmental body or department having
jurisdiction thereover.

On or before closing, evidence that:
a) there are no arrears of municipal taxes or other municipal charges
or assessments, including penalties, and that taxes have been paid

in accordance with the Statement of Adjustments;

b) payment of water, hydro, and gas are not in arrears and that each
shall be paid to the date of closing;

On or before closing, satisfactory evidence that the property has not been
insulated with urea-formaldehyde foam insulation.
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TIME RECEIVED CALLER ID DURATTION PAGES STATUS ]

December 19, 2017 at 4:27:43 PM EST 6132250921 164 3 /4 Received

From:Clamaont Glausi Gardine& ASS To:141859365437 2/19/2017 16:31 #9866 P.O03/004
-3.

10.

11,

12.

13.

14,

15.

13.

14,

15.

REQUIRED: On or before closing, satisfactory evidence that the fixtures affixed 1o the
lands and buildings, and the chattel property included in the purchase price
are the property of the vendor and are not subject to any conditional sales
coniract, chatte]l mortgage or lien note and that the vendor is the absolute
owner of all such fixtures and chattels, free of any encumbrances.

REQUIRED: An opportunity for my client to perform a final inspection of the premises.
REQUIRED: On closing, keys and vacant possession of all units on the property.

REQUIRED: On or before closing, the vendor shall credit each tenant directly with
applicable interest

REQUIRED: On or before closing, satisfactory evidence that there are no outstanding
rent review procedures current or pending.

REQUIRED: On or before closing, the vendor’s acknowledgment that it is responsible
and liable for all disputes between the vendor and tenants, whether before
the Landlord and Tenant Tribunal or otherwise, including but not limited
to damages, orders, costs and fees occurring as a result of any proceeding
or dispute between the vendor and its tenants.

REQUIRED: Insertion of the PIN Number for the property, being 04213-0302, into Box
3 of the Transfer.

Instrument No. LT1219325 is a Lease of Chattels registered August 11, 1999 from Quex
Property Corporation in favour of The Consumers' Gas Company Ltd. securing the
principal sum of $1,340.00.

REQUIRED: On or before closing, production and registration of the necessary
documentation to remove this Notice of Lease, and any associated
instruments, from title.

Instrument No. OC654524 is a charge registered October 27, 2006 from Quex Property
Corporation in favour of City of Ottawa and Her Majesty the Queen in right of Ontario
securing the principal sum of $1,805,004.00. In addition Instrument No. OC654527 is a
Notice of Security, Instrument Nos. OC1474005, OC1474006, 0C1474007, OC1474008,
0C1474009, OC1474010 are Postponements of Interest and OC654525 is an Assignment
of Rents

REQUIRED: On or before closing, production and registration of a good and valid
discharge of this Mortgage/Assignment of Rents/Notice of Security
Interest. If this is the mortgage which our client is 10 assume, then we will
require a current mortgage statement for assumption purposes and your
Statement of Adjustments and showing the morigage to be in current
standing,
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TIME RECEIVED CALLER ID DURATTON PAGES STATUS .

December 19, 2017 at 4:27:43 PM EST 6132250921 164 4 /4 Received

From:Glemont Clausl Gardina& ASS To14165835437 12/18/ 2017 16:341 #9BE FP.004/004
od -

16.

20.

21

22

Instrument No. OC839857 is a charge registered April 9, 2008 from Quex Property
Corporation in favour of First National Financial GP Corporation securing the principal
sum of $1,584,000.00. In addition Instrument No. OC839868 is a Notice of Security
Interest and Instrument No. OC839858 is an Assignment of Rents.

REQUIRED: On or before closing, production and registration of a good and valid
discharge of this Mortgage/Assignment of Rents/Notice of Security
Interest. If this is the mortgage which our client is to assume, then we will
require a current mortgage statement for assumption purposes and your
Statement of Adjustments and showing the mortgage to be in current
standing.

Instrument No, OC839869 is a charge registered April 9, 2008 from Quex Property
Corporation in favour of First National Financial GP Corporation securing the principal
sum of $1,080,000.00. In addition Instrument No. OC839879 is a Notice of Security
Interest and Instrument No. OC839870 is an Assignment of Rents.

REQUIRED: On or before closing, production and registration of a good and valid
discharge of this Mortgage, Notice of Security Interest and Assignment of
Rents.

Instrument No. OC1512213 is a Notice of Lease registered August 27, 2013 from Quex
Property Corporation in favour of TM Mobile Inc..

REQUIRED: On or before closing, production and registration of the necessary
documentation to remove this Notice of Lease, and any associated
instruments, from title.

Instrument No. OC1939617 is a Court Order registered October 13, 2017 from Ontario
Superior Court of Justice in favour of First National Financial GP Corporation.

REQUIRED: On or before closing, production and registration of a good and valid
discharge of this Mortgage.
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LS. NAPIORKOWSK! —consULTANT

P.0. Box 23120, Fairlawn Plaza PO

Ottawa, Ontario K2A 1H1

Office: (613} 721-0761 Cell: (613} 581-3601

E:Mail: napiorkowski.john@gmail.com WE WORK AND BLEND WITH NEIGHBOURS AND NEIGHBOURHOODS/CITY OF OTTAWA

Deloitte April 9, 2018
22 Adelaide Street W.

Suite 200,

Toronto, Ontario MSH OA9

Attn: Mr. John Saunders

Re: 345 Barber Street

Sir:

I did confirm receiving your cheque, finally, last week. Thank you.

After much consideration and scanning the court order and direction to Deloitte, | prefer not
to participate further in the proposal to reinstate the building to it's original state in the
manner suggested. It seems procedures are more important than results and after my last
discussion with John Tweedie, 1 will not subordinate myself with a very serious re-build
manner, to a property manager, with all due respect.

| have suffered indignity by Chi Van Ho and loss of money together with very serious 0.B.C.
infractions compromising the building tenant’s safety and inconvenience.

My offer was sincere to complete the mess Chi Van Ho created, with total dedication and
industry, respecting all applicable building codes, Ontario and all authorities in jurisdiction

engaging professionals in all disciplines with chosen individuals and contractors, in a timely
manner.

If you choose to please the COURT and its ambiguous instructions/direction. I'll prefer no
partin it.

1 ATTEND PRE-PURCHASE DUE DILGENCE AND PROPERTY CONDITON ASSESSMENT USING ASTM GUIDE FOR PROPERTY CONDITION

REPORTING {F218-08) - DESIGN AND CONSTRUCTION SERVICES — PROPERTY MANAGEMENT — PHYSICAL PLANT — IMPLEMENTATION.
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Also, | have been made aware, by hearsay, that Chi Van Ho sold the entire ownership of the building holding
company for same $50,000 to an Ottawa businessman. This makes me nervous of future complications. |
don’t want to spend the little money | could make here on lawyers, for a number of reasons.

By that, and with respect, | decline to be further engaged, together with my selected group of contractors
and professionals.

Regards,

J.S. Napiorkowski ----- Consultant
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From: Mario Grandinetti

To: Saunders, John (CA - Otfawa)

Cc: ZJohn Twesdie”; Bricks, Hartley (CA - Toronto); Haghirl, Julie (CA - Toronto); Korenens, Anna (CA - Toronto)
Subject; RE: First National and 345 and 347 Clarence, Ottawa re Interim Recelvership Application returnable Sep 22
Date: Tuesday, Ociober 10, 2017 1:47:05 PM

Hi john,

This is correct. | will cail you shortly.

Regards,

Mario Grandinetti

“Committed to Excellence...Committed to You.”

Tel: 613 822-1840 ex.324
Cell: €13 223-7521
Fax: 613 822-7436
0@ l .
www.eastwoodconstruction.ca

From: Saunders, John (CA - Ottawa} [mailto:jsaunders@deloitte.ca]

Sent: Tuesday, October 10, 2017 1:33 PM

To: Mario Grandinetti <mario@eastwoodconstruction.ca>

Ce: John Tweedie <john.tweedie@clvgroup.com>; Bricks, Hartley (CA - Toronto)
<hbricks@deloitte.ca>; Haghiri, Julie (CA - Toronto) <jhaghiri@deloitte.ca>; Koroneos, Anna {CA -
Toronto) <akoroneos@deloitte.ca>

Subject: RE: First National and 345 and 347 Clarence, Ottawa re Interim Receivership Application
returnable Sep 22

Hi Mario,

Further to our recent call and your e-mail below, I wish to confirm that Deloitte
Restructuring Inc. was appointed Interim Receiver (the "Receiver”) of the above noted
properties owned by Golden Dragon Ho 10 Inc. and Golden Dragon Ho 11 Inc., pursuant to
an Order of the Superior Court of Justice. A copy of this Order was previously provided to
Mr. Carlo Grandinetti of your office.

Further to our discussion, I confirm that the tiling work you propose to complete today has
been prepaid in full (including labour and materials), and that no charges will be billed to
CLV Group Inc, or the Receiver for any such work. If this is inco rrect, please contact us
immediately and do not proceed with the tiling work.
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With respect to the incomplete work described below, please do not proceed with any such
work without the prior written consent of CLV Group Inc. or the Receiver.

If you have any questions, please contact me.
Thank you.
John

John Saunders, CPA, CA, CIRP
Licensed Insolvency Trustee
Senior Vice-President | Deloitte Restructuring Inc.

1600-100 Queen Street, Ottawa, Ontario, K1P 5T8
D: {(613) 751-5303 | F: (613) 714-9660
. adeloit | deloi

Deloitte is proud to be a National Partner
of the Canadian Olympic team

Please consider the environment before printing.

From: Maric Grandinett [mailto:mario @eastwoodconstruction.ca)
Sent: Tuesday, October i0, 2017 12:44 PM

To: Saunders, lohn {CA - Ottawa) <jsaunders@deloitte.ca>

Subject: FW: First National and 345 and 347 Clarence, Ottawa re Interim Receivership Application
returnable Sep 22

Hello John

As per our conversation please be advised that we have completed the following work and have
been paid in full

Work Completed at Lobby

Backing before drywall

Drywall and plaster

Floor levelling

Install ceramic tile at walls, floors and steps
Electrical rough in only

Payment to Dragona Tile regarding back order HST Included Total
$38,386.75

incomplete work

Glass enclosures

Light fixturing

Soffit at front to building
Final coat of painting

Ptease contact me if you should have any further questions.

Best Regards,
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Mario Grandinetti

“Committed to Excellence...Committed to You.”

Tel: 613 822-1840 ex.324
Cel: 613 223-7521
Fax: 613 822-7436
o | .
www.easiwoodconstruction.ca

From: Chi Ho [mailta:chi.ho®@chisuites.com}

Sent: Friday, October 6, 2017 11:01 PM

To: Mario Grandinetti <mario@eastwoodconstruction.ca>; Paul Gibson
<accesscapitalone@yahoo.ca>

Subject: Fwd: First National and 345 and 347 Clarence, Ottawa re Interim Receivership Application
returnable Sep 22

FYIl. Chi Ho
Sent from my iPhone

Begin forwarded message:

From: "pascale@gate.net" <pascale@gate.net>

Date: September 26, 2017 at 10:18:36 AM EDT

To: Chi Ho <chi.ho@chisuites.com>

Subject: Re: First National and 345 and 347 Clarence, Ottawa re Interim Receivership
Application returnable Sep 22

Chi to help with financing at clarence the buyer wants to renit the remaining units. 40% vacancy
reduce financing capacity. To do soiwill need to prepare a lease agreement batween his campany

and yours. Will u b reachable today as this agreement needs to b signed today as tenants will move
in today.

Sent from my LG Mobile

-—-- Original message------
From: Chi Ho

Date: Tue, Sep 26, 2017 7:19 AM
To: pascaie;
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From: Dave Hayward <dave.hayward@clvgroup.com>

Sent: Wednesday, June 27, 2018 9:40 AM

To: Saunders, John {CA - Ottawa) <isaunders@deloitie.ca>; John Tweedie
<iohn.tweedie@clvgroup.com:>

Subject: RE: First National and Deloitte; 345 and 347 Ciarence, Ottawa re Motion Record returnable
June 11, 2018 [Court file #CV-17-73967]

Morning,
| heard nothing from Bob regarding this. But this is not surprising.

Dave

DAVE HAYWARD
Property Manager

€LV Group Inc.

485 Bank Street, Suite 200
Ottawa, ON K2P 122

0 613 604-0624

f 613 728-2978

e dave.hayward@clvgroup.com
w www.clvgroup.com

From: Chi Ho [mailto:chi.ho@chisuites.com]

Sent: Wednesday, June 27, 2018 5:37 AM

To: Dave Hayward <dave.hayward@clvgroup.com>

Cc: Saunders, John (CA - Ottawa) <jsaunders@deloitte.ca>; John Tweedie
<john.tweedie@clvgroup.com>

Subject: Re: First National and Deloitte; 345 and 347 Clarence, Ottawa re Motion Record returnable
June 11, 2018 [Court file #CV-17-73967]

We have been there already. We did not hear from you so we took an initiative and arrange with
the old superintendent and told him it was ok with you. Thank you very much. Chi Ho

Sent from my iPhone
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On Jun 27, 2018, at 8:40 AM, Dave Hayward <dave.havward@clvgroup.com> wrote:

Good morning Mr. Ho,

Are you still planning on meeting us at the building to walk through the 20 construction units ?
Please advise so we can arrange this for you.

Regards,
Dave

DAVE HAYWARD
Property Manager

CLV Group Inc.

485 Bank Street, Suite 200
Ottawa, ON K2P 122

0 613 604-0624

f 613 728-2978

e dave.hayward@civgroup.com
w www clvgroup.com

From: John Tweedie

Sent: Wednesday, June 13, 2018 4:19 PM

Yo: Chi Ho <chi.ho@chisuites.com>

Cc: Dave Hayward <dave.hayward @civgroup.com>; Saunders, John (CA - Ottawa)
<jsaunders@deloitte.ca>

Subject: RE: First National and Deloitte; 345 and 347 Clarence, Ottawa re Motion Record returnable
June 11, 2018 [Court file #Cv-17-73967)

Hello Mr. Ho,

We would be available to meet the morning of Friday, June 15, 2018, at 9:00am or later if need be.
Please confirm if this works for you as well.

Regards,

lohn Tweedie
Regional Property Manager

CLV Group Inc.

485 Bank Street, Suite 200
Ottawa, ON, K2P 172

t 613-604-0611

Ext: 613-722-6004x271

W wwWw.clvgroup.com

e john.tweedie@clvgroup.com
<image003.png>
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From: Saunders, John (CA - Ottawa) [mailto:jsaunders@deloitte.ca]

Sent: Wednesday, June 13, 2018 4.05 PM

To: Chi Ho <chi.ho@chisuites.com>

Cc: John Tweedie <john.tweedie@clvgroup.com>; Dave Hayward <dave.hayward@clvgroup.com>
Subject: RE: First National and Deloitte; 345 and 347 Clarence, Ottawa re Motion Record returnable
June 11, 2018 [Court file #CV-17-73967]

Hi Mr. Ho,

1 have asked John Tweedie and/or Dave Hayward of CLV to contact you in order to arrange
a time for you and your associates to inspect the 20 vacant units requiring
repairs/renovations.

Regards,
John

John Saunders, CPA, CA, CIRP
Licensed Insolvency Trustee
Senior Vice-President | Deloitte Restructuring Inc.

1600-100 Queen Street, Ottawa, Ontario, K1P 5T8
D: (613) 751-5303 | F: {613) 714-9660
isaunders@deloitte.ca | deloitte.ca

From: Saunders, John (CA - Ottawa) [mailto:jsaunders@deloitte.ca]

Sent: June 13, 2018 3:31 PM

To: John Tweedie; Dave Hayward

Cc: Bricks, Hartley (CA - Toronto); Eric Golden; Chad Kopach

Subject: FW: First National and Deloitte; 345 and 347 Clarence, Ottawa re Motion Record returnable
June 11, 2018 [Court file #CV-17-73967]

Hi John and Dave,

See e-mail below. Please make arrangements to allow Chi Ho and his associates to inspect
the 20 units at the property requiring repairs/renovations (under your supervision).

Thanks
John

John Saunders, CPA, CA, CIRP
Licensed Insolvency Trustee
Senior Vice-President | Delaitte Restructuring Inc.

1600-100 Queen Street, Ottawa, Ontario, K1P 5T8
D: (613} 751-5303 | F: (613) 714-9660
isaunders@deloitte.ca | deloitte.ca
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From: Chi Ho <chi.ho@chisuites.com>

Sent: Wednesday, June 13, 2018 1:04 PM

To: Saunders, John (CA - Ottawa) <jsaunders@deloitte.ca>; Martin Diegel <martin@martindiegel.com>
Subject: Fwd: First National and Deloitte; 345 and 347 Clarence, Ottawa re Motion Record returnable
lune 11, 2018 [Court file #Cv-17-73967]

Hi John

As per Judge ordered on Monday July 11/2018. We would like to ask for your permission to
allow us or our representative to come into the buildings to assess all the empty repair units to
provide the estimate for the renovation. Please advise CLV Group so that we can come back to
the building. Thank you very much for your help. Chi Van Ho

Sent from my iPhone

Begin forwarded message:

From: Chiho <chiho_orcc@yahoo.com>

Date: June 13, 2018 at 12:58:08 PM EDT

To: Martin Diegel <martin@martindiegel.com>

Ce: Chi Ho <Chi ho@gchisuites.com>, Ahmed Syed <ahmed.ali.syed@hotmail.com>

Subject: Re: First National and Deloitte; 345 and 347 Clarence, Ottawa re Motion Record
returnable June 11, 2018 [Court file #CV-17-73967]

Do you have John Saunders contact phone or email address? Please forward my email to him.
Thank you. Chi Ho

Sent from my iPhone

On Jun 13, 2018, at 12:50 PM, Martin Diegel <martin@martindiegel.com> wrote:

Chi contact John Saunders directly to get this done otherwise it will take longer going through
the lawyers

if it is a problem then let me know

Martin Diegel

Barrister and Solicitor

342 Maclaren Street

Ottawa, Ontario, K2P OM6
Telephone: 613-567-0235, Ext. 201
Fax: 613-440-0900

Email: martin@martindiegel.com
Website: www.martindiegel.com
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From: Chiho <chiho ercc@vyahoo.com>

Sent: Wednesday, June 13, 2018 12:32:51 PM

To: Martin Diegel

Cc: Chi Ho; Ahmed Syed

Subject: Re: First Nationa!l and Deloitte; 345 and 347 Clarence, Ottawa re Motion Record returnable
June 11, 2018 [Court file #CV-17-73967]

Hi Martin
We need an approval from the Receiver to allow us to go back to the properties to do all the
assessment for these units. Chi Ho

Sent from my iPhone

On Jun 13, 2018, at 5:58 AM, Martin Diegel <martin@martindiegel.com> wrote:

see below and attached

Martin Diegel

Barrister and Solicitor

342 Maclaren Street
Ottawa, Ontario, K2P OM6

Telephone: 613-567-0235, Ext. 201
Fax: 613-440-0900

Email: martin@martindiegel.com
Website: www.martindiegel.com

From: Chad Kopach <ckepach@blaney.com>
Sent: Tuesday, June 12, 2018 8:25 PM

To: 'Chi.ho@chisuites.com’; 'Lynn Jaffray’; 'service@chisuites.com'; 'lisa.bilow@chisuites.com’;
'diana.lacasse@chisuites.com’; ‘’kwhitehead@ainwhitehead.com'; 'garrettr@solowaywright.com';
'Lisa.Goodfellow@ottawa.ca'; 'Jason.Cooke@ontario.ca'; "Whitty, Brent (MHO)'
(Brent.Whitty@ontario.ca)'; 'kevin.hickman@telus.com’; "diane. winters@justice.gc.ca'
{diane.winters@justice.gc.ca)'; "kevin.ohara@ontario.ca' (kevin.ohara@ontario.ca}’; "Bricks, Hartley (CA

- Toronto)' (hbricks@deloitte.ca)'’; 'dpreger@dickinsonwright.com'; 'htanner@piazzalaw.com’;
'aferguson@mbclaw.ca'; Martin Diegel

Cc: Eric Golden; Patricia L. Keane; Flaine Persaud

Subject: RE: First National and Deloitte; 345 and 347 Clarence, Ottawa re Motion Record returnable
June 11, 2018 [Court fite #CV-17-73967]

Good evening.

| attach the issued and entered order of Justice Hackland dated June 11, 2018. His Honour signed the
order in the form attached to the Motion Record, with a modification to paragraph 3 fo, among other
things, delay by two weeks the interim Receiver's retainer of the contractor to remediate the remaining
units at the subject property. His Honour did not make a written endorsement, but the reason for the
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modification is to allow Chi Van Ho an opportunity to present the Interim Receiver with an alternative
propoesal for the remediation work.

Chad Kopach
Partner

ckopach@blaney.com
416-593-2985| 416-594-5085
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FIRSTNATIONAL

FINANCIAL LP

June 7, 2018

Re: Mortgage No. :509417
Mortgagor : Golden Dragon Ho 11 Inc.
Property : 345 Clarence Street, Ottawa, ON

The above captioned mortgage is in arrears as follows as at June 11, 2018. Note: 11 payments are past due
from July 15,2017 to May 15, 2018:

Installment Paymenis

Principal 5 53,642.51

Interest S 213,046.01

Property Tax Component S 188,104.88

Accrued Late Interest as of June 7, 2018 S 833,65
Expenses/Fees

Cotlection/NSF Fees
Forced Placed Insurance 2,818.44
*Legal Fees —Paid to April 30, 2018 104,120.55

S 511.35
$
$

Building Condition Report - Paid S 1,836.25
5
$
5

Appraisal Report — Billed — Paid 3,517.12
PM Fees — Attornment - September — Paid 5,367.50
*Receiver - Advances (covers Deloitte Fees to Oct 20, 2017) 100,000.00

ez

Per Diem late interest @ $36.25

*Further expenses continue to be incurred.

NOTE: The next monthly payment of $40,615.54 (includes P&I, and Tax) is due
June 15, 2018. The above amounts will change as of that date.

Note: The tax payments are collected and paid on this loan for both 345/347
Clarence.

Nicola Hume

Analyst, Commercial Default Management
E.& O.E

100 University Avenue » Suite 700, North Tower « Toronto, Ontario Canada M5f 1VE
T:416.593.1 100 F:416.593.1900 Toli Free: 1.800.465.0039 Toll Free Fr 1.800.463.9584 « www. firstnational.ca

YANCOUVER » CALGARY « TORONTO » MONTREAL » HALIFAX
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FIRST NATIONAL

June 7, 2018 FINANCIAL LP

Re: Mortgage No. :509531
Mortgagor : Golden Dragon Ho 10 Inc.
Property : 347 Clarence Street, Ottawa, ON

The above captioned mortgage is in arrears as follows as at fune 7, 2018. Note: 10.1 payments are past due
from July 15, 2017 (partial) toc May 15, 2018:

Installment Payments
Principal S B8,848.80
Interest S 75,982.06
Reserve Component s 9,618.51
Accrued Late Interest as of June 7, 2018 S 273.61
Expenses/Fees
Collection/NSF Fees S 500.00
Forced Placed Insurance $ 310.93
*Legal Fees —Paid to April 30, 2018 ) 104,120.50
Building Condition Report - Paid S 1,836.25
Appraisal Report — Billed — Paid S 3,517.13
PM Fees — Attornment — September — Paid S 5,367.50
*Receiver ~ Advances (covers Deloitte Fees to Oct 20, 2017) 5 100,000.00

Per Diem late interest @ $12.82

*Further expenses continue to be incurred.

NOTE: The next monthly payment of $9,265.39 (includes P&}, and Replacement
Reserve payment component) is due June 15, 2018.

Yours truly,

Nicola Hume

Analyst, Commercial Default Management
E.&O.E

100 Universicy Avenue * Suite 700, North Tower * Toronto, Ontario Canada M5} Ve
T:416.593.1100 F:416.593.1900 Toll Free: 1.800,465.0039 Toll Free F: 1.800.463.9584 » www, firstnational.ca

VANCOUVER » CALGARY » TORONTO - MONTREAL « HALIFAX
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FIRSTNATIONAL

FINANCIAL LP

June 7, 2018

Re: Mortgage No. :509532
Mortgagor : Golden Dragon Ho 10 Inc.
Property : 347 Clarence Street, Ottawa, ON

The above captioned mortgage is in arrears as of June 7, 2018 as follows. Note: 10.1 payments are past due
from July 15, 2017 (partial) to May 15, 2018:;

Instaliment Payments

Principal S 42,302.75
Interest ) 34,757.29
Accrued Late Interest as of June 7, 2018 S 267.94
Collection/NSF Fees S 500.00
Forced Placed Insurance S 471.54

*Note: All other expenses for 347 Clarence paid on 509531

Per Diem late interest @ $11.65

NOTE: The next monthly payment of $7,504.84 (includes P&I only) is due June 15,
2018. The above amounts will change as of that date.

Yours truly,

Nicola Hume

Analyst, Commercial Default Management
E.& O.E

100 University Avenue « Suite 700, North Tower « Toronte, Oneario Canada MS5] 1Vé
T:416.593.1100 F:416.593.1%00 Toll Free: 1.800.465.0039 Toll Free F: 1.800.463.9584 » www. firstnationai.ca

YANCOUVER » CALGARY « TORONTO « MONTREAL « HALIFAX



Court File No. 17-73967
FIRST NATIONAL FINANCIAL GP CORPORATION and GOLDEN DRAGON HO 10INC. et al.
Applicant Respondents

ONTARIO
SUPERIOR COURT OF JUSTICE

Proceeding commenced at OTTAWA

MOTION FOR DIRECTIONS
(RETURNABLE JULY 9 2018)

BLANEY MCMURTRY LLP
Barristers & Solicitors

2 Queen Street East, Suite 1500
Toronto ON M5C 3G5

Eric Golden (LSUC #38239M)
(416) 593-3927 (Tel)

(416) 596-2049 (Fax)

Email: egolden@blaney.com

Chad Kopach (LSUC #48084G)
(416) 593-2985 (Tel)

(416) 594-50095 (Fax)

Email: ckopach@blaney.com

Lawyers for the the Interim Receiver




