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JNTROOUCTTON AND PURPOSE OF THE SIXTH REPORT 

1. On October 16, 2015, the Honourable Mr. Justice Dewar issued an Order (the
"Appointment Order") appointing Grant Thornton Limited as receiver (the
"Receivern) of all of the assets, undertakings and property of 5448124 Manitoba

Ltd. (''544" and/or the "Company").

2. At the October 27, 2015 rntum date and upon review of the Receiver's FiTst

Report to the Court ("First Report") Justice Dewar issued ru, Amended and
Restated Order (the "Amended and Restated Ordel·n). A copy of the Amended
and Restated Order is attached as Appendix "1".

3. The Receiver issued its Second Report ("Second Report") on March 31, 2016
which among other things sought an increase lo the Receiver's borrowing limit.
On April 8, 2016, the Honourable Mr. Justice Dewar issued an Order approving
the Receiver's Second Report and the relief sought.

4. The Receiver issued its Third Report ("Third Report") on August 5, 2016 which
among other things sought an increase to the Receiver's borrowing limit to
$1,208,800.00. On August t7, 2016, the Honmuable Mr. Justice Dewar issued an
Order approving the Receiver's Third Report and the relief sought.

S. The Receiver issued its Fourth Report (''Fourth Rcpm·t'') on April 13, 2017 to
update the Comt and the stakeholders on the Service List on the Receivet's
activities and findings since the issuance of the Third Report. The Receiver with
the concurrence of the Applicant, Cameron Stephens Financial Co1'poration
("CSFC") decided that it would defer bringing on an interim motion to approve
the Receiver's conduct and pass accounts until further directions were required. A
copy of the Fourth Report is attached as Appendix "2".

6. The Receiver issued its Fifth Report (''Fifth Report") on March 29, 2018 to
update the Court and the stakeholders on the Service List on the Receiver's
activities and findings since the issuance of the Fo1lrth Report. The Receiver with
the concurrence of CSFC again decided that rather than bring an interi.m motion to
approve the Receiver's conduct to wait and pass its accounts until further
directions were required. A copy of the Filth Report is attached as Appendix "3".

7. The purpose of this Sixth Report of the Receiver ("Sixth Report") is to outline
U1e Receiver's activities ancl findings since the issuance of the Fifth Report and to
provide the Court with an evidentiary basis to determine whether to grnnt relief
sought by the Receiver as follows:

a. Approving the Broker Selection Process (defined herein) conducted by the
Receiver to identify and invite indepen.deo:t real estate brokers to submil
proposals to market the Property (defined herein) for sale, approving the
real estate broker selected ahd approves the Receiver's execution of the
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Corners Lisling Agreement (defined herein) lo engage Colliers 
IJ1Lernational and its representatives, as the real estate broker to market the 
Property; 

b. Approving the Sale Process (defmed herein) to market and seH Lhc
Property and authorizing the Receiver and/or Colliers (with prior approval
of the Receiver) to negotiate any terms and conditions or a saJe as the
Receiver, in its discretion� may deem appropriate with any such sale being
subject to further approval of this Court;

c. Approving the Second, Third and Fourth Loan Amending Agreements
entered into between the Receiver and CSFC;

d. Approving the Receiver's interim statement of receipts and disbursements
for the period from October 27, 2015 to March 31, 2019;

e. Approving the fees and disbursements of the Receiver for the period from 
August I, 2016 to March 31, 20 l 9 totaling$] 43,828.12;

f. Approving the fees and disbursements of the Receiver's counsel, Tay.lor
McCaffrey LLP ("Taylor McCaffrey") for the period from August 1,
2016 to March 31, 2019 totaling $41,983.9t

g. Sealing such confidential appendices as referred to herein; and

h. Approving the Fourth Report, Fifth Report and this Sixth Report and the
conduct and activities of the Receiver described therein.

SCOPE AND TERMS OF REFERENCE 

8. ln preparing this Sixth Report, the Receiver has relied upon unaudiLed financial
information, the Company's records, financial projections and discussions with
the Company's current property manager A.S.H. Management Group lnc.
("A.S.H") and contractors. The Receiver's work does not constitute an audit or
verification of such information for accuracy, completeness or compliance with
Generally Accepted Accounting Principles ("GAAP''), Generally Accepted
Auditing Standards ("GAAS") or International Financial Reporting Standards
("TFRS"). Accordingly, the Recei-ver expresses no opinion or other form of
assurance pursuant to GAAP, GAAS or LFRS with respect io such information.

9. Some of the information used in preparing this Sixth Report consists of financial
projections. The Receiver cautions that these projections are based upon
assumptions about future events and conditions that are not ascertainable. The
Company's actllal results may vary from the financial projections, even if the
hypothetical and probable assumptions contained therein materialize, and the
variations could be significant. The Receiver's review of the future oriented
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infonnation used to prepare this Sixth Report did not constitute an audit of such 
informatioh nor its compliance with GAAP, GAAS or ff RS. 

10. This Sixth Report has been prepared for the use of this Court and the Company's
stakeholders as generaJ i11formation relating to the Company and for the plll-pose
of assisting the Court in making a determjnation of whether to approve the relief
sought. Accordingly, the readei- is cautioned that this Sixth Report may not be
appropriate for any other purpose. The Receiver will not assume responsibility or
liability for losses jncurted by the reader as a result of the circulation, publication,
reproduction or use of this Sixth Report contrary to the provisions in this
paragmph.

I I. Capitalized terms not defined in this Sixth Report are as def ined in the
Appointment Order and tJrn Amended and Restated Order. All references to
dollars are in Canadian currency unless otherwise noted,

12. Copies of this Sixth Report, the previous repoltS aod all Orders issued in these
proceedings are available on the Receiver's website at:

https://www.grantthorntoi1.ca/cn/service/advisory/creditor-updates/#5448 l 24-Manitoba­
Ltd

PARTIES 

13. 544 is a company incorporated pursuant to the laws of Manitoba that owns and
operates. 519 Burnell Street, Winnipeg, Manitoba (the "Property").

14. The registered head office of the Company is located at 910 - 388 Portage
A venue, Wi,nnipeg, Manitoba.

15. Susannah Simes ("Sime�") and Russell Knight ("Knight") are the officers and
directors of the Company.

16. CSFC is a secured creditor of the Company and holds a first charge real property
mortgage and personal property security against the Company's assets as well as
holding personal guarantees of Simes and Knight. The Receiver bas rnceived an
independent security opinion from Taylor McCaffrey acknowledging that CSFC's
security is duly perfected and enforceable in accordance with its terms.

THE RECEIVER'S ACTIVITIES 

17. Since the date of the Receiver's Fifth Report, the Receiver has completed the
following:

a. Corresponding and engaging in numerous discussjons with operational
stakeholders;
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b. Extended the term of the Loan Agreement and subsequent Loan Amending
Agreements between the Receiver and CSFC to December 31

1 
2019 (the

"Fourth Loan Amending Agreement"), a copy of which is attached

hereto as Appendix "4";

c. Requested and received funding under the Loan Agreement and the Fourth
Amended Loan Agreement so that the Receiver could provide advances lo
A.S.H. to enable it to cover the cash outlays (including capital expenditure
costs incurred for work completed on the Property) incurred on behalf of
the Receiver that are in excess of the rental receipts;

d. Filed statutory 246(2) notices as required by the Bankmptcy and

Insolvency Act ("BIA");'

e, Filed the Company's corpotate income tax retmn for the yea!' ending May

14, 2018;

f. 1:-'.xecuted the Statement of Vatues as at March 2, 20 I 9 to maintain the

insurance of the Property;

g. Reviewed and considered the operating budget prepared by A.S. l f. for the
period January 1

t
2019 to December 31, 2019;

h. Worked with A.S.H. to provide a form of monthly reporting acceptable to
the Receiver and the secured creditor as part of the monthly reporting
package required under the Receiver's Loan Agreement with CSFC;

,. Worked with A.S.H. and CSFC to determine further improvements needed

to the building to make the units more marketable for future tenants;

J. Worked with A.S.H., CSFC and various contractors to determine the
Remaining Work (defined herein) to the Property's basement units to
present the.m as co111plete and tenantable prior to commencing a sale
process for the sale of the Property;

k. Conducted and n,anaged the Broker Selection Process (defined herein) to
engage an independent real estate broker to market and sel1 the Property
(subject to the approval of this Court);

I. Liaising with the prospective real estate broker to prepare a sale process
for the sale of the Property, for the pmpose of seeking the approval of si1cb
a process from this Court; and

m. Posted information on the Receiver's website including the Receiver's
Sixth Report.

COMPLETION OF THE REMAINJNG WORK 
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l 8. As indicated in the fifth Report, on or around March 19, 2018, Hedman 
Construction Ltd. (''Hedman") submitted an application with the City of 

Winnipeg (the "City") to obtain a Building Permit to install the basement 
ventilation system and to complete work to the 14 basement unJts to bring them to 

a rent-teady state (the "Remaining Work"). The cornpletion of the Remaining 
Work would a1low all 80 units within the Property to be tenantable prior to 
commencing a sale process to market and sell the Property. 19. On or around 
March 20, 2018, the City advised that the plans submitted with the application, 
illustrating the Remaining Work, did not match the cmrent architectural and 
mechanical plans of the Prope1ty's basement Jevel that the City had on file. 
Without such plans, the City was not willing to provide the Building Permit. 

I 9. From March 20, 20 l 8 to May 9, 2018, the following activities were undertaken by 
A.S.H. and select contractms: 

a. Requested the City to provide to A.S.H and Hedman the current
architectural and mechanical plans of the basement level of the Property
that were ih the possession of the City;

b. Received from the City such plans, it had on file. ft was detennined by the
Receiver, with the input of CSFC, A.S.H and Hedman that the most
economic and timely manner to update these plans would be to engage

Pinchin Ltd. ("PiJtchin") to i lhlsb·ate the Remaining Work;

c, Received from Pinchin the updated draft plans for which Hedman and the 
City agreed these to be acceptable; and 

cl. Hedman finalized and submitted to the City, the updated plans with the
application to 1·eceive a Building Permit to complete i.be Remaining Work.

20. On June 4, 2018, the Building Permit to complete the Remaining Work to the
basement units was received from the City.

21. ,l-ledman provided to th� Receivel', a costed quote to complete the Remaining
Work totaling $261,436 (before any applicable HST/GST) and estimated the
completion of such work by approximately August 31, 2018. The Recei.ver, ,v.ith

the input of CSFC, agreed to this costed quote. Attached as Appendix ''5" is a
copy ofl-ledman·s costed quote and estimated timeframe.

22. On July 5, 2018, A.S.H. met with 1-]edman and a fom1dation specialist contractor
to review some complications experienced whilst completing the Remaining
Work. ft was noted that the Property was experiencing a high water table which
would requite unforeseen work to be completed to prevent any damage to the
Prope1ty. An additional costed quote (a copy is enclosed as Appendix "6'') for
this work was received, bringing the total of all the Remaining Work lo be
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$296,894 (before any applicable HST/GST). The Receiver, 'with tl1e input of 
CSFC, approved this additional cost and work. 

23. The Remajning Work was funded vja available cash drawn down from the credit

facilities provided by CSFC to the Receiver, as well as from smplus cash
generated from operations.

24. The Remaining Work has been completed.

25. On September 27, 2018, Hedman lodged a notice with the City to request a
Building Occupancy Permit to approve the completed Remaining Work and allow
the basement units to be available to tenant.

26. After some complications with the City, the final Building Occupancy Perm:it was

received dated October 15, 20 I 8. A copy of this permit is attached as Appendix
H7".

MANAGEMENT OF THE PROPERTY AND lTS OPERATTONS 

27. As disclosed in the Receiver 1s First Repott, less than one half o.
f

the units in the
Property were occupied at the time of the Appointment Order and the expenses
incurred relating to. the Property's operations ex.ceeded the rent being collected.

28. As at March 31, 2019, tenants occupied 74 of 80 units, representing an occupancy

level of 92.50%.

29. A.S.H has actively incentivized the market to occupy all available w1its within the
Property.

REAL ESTATE BROKER SELECTION PROCESS (PRE-SALE PROCESS) 

30. Although the Amended and Restated Order provided the Receiver with authority

to market and se11 the Properly subject to Court approval, it was determined in
cons11itation with CFSC to del'ay proceeding with a sales process until the
necessai-y remedial efforts had been completed and the occupancy levels improved

to optimize recoveries.

31. Based on the occupancy levels disclosed above and that to the best of the
Receiver's knowledge no further remedial efforts are required, the Receiver, with

the input of CSFC, consider it is now an appropriate time to market and sell the
Property.

32. The Receiver, with the input of CSFC, formulated a process to invite five (5)
independent real estate brokers, to each submit to the Receiver a proposal by April

11, 2019, to market a.nd sell the Property (the "R•eal Estate Broker Selection

Process").
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33. The Receiver identified the following real estate brokers (the "Prospective

Brokers") to invite to .submit a proposal:

a. Mr. Don White (Executive Vice-President) of Colliers lnternational;

b. Ryan Behie (Vice-President & Managing Director) of CBRE;

c. Trevor Glay (Principal) of Capital Commercial Real Estate Services lnc.;

d. Jack Hmtig (Vice-President, Real Estate Brokerage) of ASH Management
Group Inc.; ru1d

e. Mark Scaletta (Sales Associate -Industrial) of Shindico.

34. On March 29, 2019, the Receiver contacted each of the Prospective Brokers by
phone to invite them to partake in the Real Estate Broker Selection Process as
well as sending the Prospective Brokers the following documents (a template of
tbese combined documents is available as Appendix ''8"):

a. A letter inviting the Prospective Brokers to the opportunity and amongst
other things, request that each proposal include:

1. The Prospective Broker's experience and accolades;

11. Their .firm's experience and accolades;

111. Sales made within the last 24 months similar to the Prope1ty;

1v. An overview 011 the cmrent market with reference to properties
similar to the Property;

v, Whether the Prnspective Broker recommends any minor 'cosmetic'
works be completed to the Property to ready it for sale:

vi. The Prospective Broker's proposed listing price and estimated sale
price of the Property;

vii. The Prospective Broker's proposed commission;

v111. A marketing plan and budget, complete with a marketing timeline
and list of mediums/ channels the Prospective Broker -proposes to
market the Property�

1x. Whether the Prospective Broker would recommend a joint listiog
with another Prospective Broker to leverage each other's reach (i.e.
a regional, national or international realtor);

x. Recommended method of sale (i.e. EOI, auction, etc.);
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xi. The reconunended tatget market for the Property;

xii Any anticipated transaction conditions, covenants and watranties;
and

x111 All material aspects of a proposed }isling agreement (pi,eferably a
draft listing agreement would be provided).

b. A current overview of the Property and publicly available details of the
Property; and

c. A confidentiality agreement available for execution by the Prospective
Brokers, should they wish to obtain confidential information relating to the
Property to assist in preparing their proposal.

35. A secme data room was created to share confidential information with
Prospective Brokers who executed the confidentiality agreement.

36. On April I, 2019, one of the Prospective Brokers. withdrew from U1e Real Estate
Broker Selection Process. lt was the Receiver's opinion that there remained a
sufficient number of Prospective Brokers to complete the Real Estate Broker
Selection Process in a commercially reasonable manner.

37. AU Prospective Brokers were given the opportunity to conduct a site visit of the
Property.

38. Throughout the Real Estate Broker Selection Process, the Receiver responded to
various questions and requests for information relating to the Property from
Prospective Brokers.

39. On April 11, 2019 (bejng the deadline the Receiver imposed to receive all
proposals), a fi.uiher Prospective Broker advised the Receiver that they would not
be submitting a proposal.

40. By the close of busjness April 11, 2019, the Receiver had received proposals from
tbe three (3) remaining Prospective Brokers to market a11d sell U1e Property. These
proposals are available at this Court's request.

41. On April 17, 2019, the Receiver travelled to Winnipeg, Manitoba to meet with
two (2) of the Prospective Brokers to discuss in person their submitted proposals.
Representatives of CSF'C were also in attendance lo provide their input. Although
one of the Prospective Brokers was unable to attend the i11-person interview, the
Receiver aud CSFC were able to interview them via teleconference on April 12,
2019.

THE RECEIVER 1S COMMENTS 
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42. The Receiver is of the view that it has adequately canvassed the market to identify
and invite regional, national and international Prospective Brokers to submit their

proposals to market and sell the Property.

43. The R(jceiver is also of the view that it has provided adequate resources to enable
all Prospective Brokers to consider and understand details specific to the Property
to allow the Prospective Brokers to submit meaningfol proposals.

44. After carefully reviewing the proposals of the Prospective Brokers, and in
consullation with CSFC, the Receiver concluded that Colliers International

("Colliers") was the appropriate broker to be engaged. In particular. Colliers:

a. demonstrated its experie11ce in marketing and selling multi-family
residential blocks, similar to the Property, within Winnipeg in the last 24
months;

b. demonstrated a good understanding of the Winnipeg market and potential
purchasers who would be interested in the saJe of the Property; and

c. presented an appropriate estimated pricing of the Property based on a

detailed valuation of historical sales similar to the Property and cunent
rental income achieved within the Winnipeg market.

45. The Receiver therefore requests the Court approve and authorize the following:

a. approve the Broker Selection Process undertaken by the Receiver; and

b. approve the Receiver's execution of the listing agreement submitted by

Colliers International (the "Colliers Listing Agreement") and to engage
Colliers and its representatives, to market and sell the Property. Attached

as Appendix "9'' is a copy of the Colliers Listing Agreement.

PROPOSED SALE PROCESS 

46. The proposed sale process is designed to market the Property for sale and to seek

al I offers from potential purchasers to be received by a set bid date (the "Sale

Process"). The Sale Process will be mru1aged by Colliers with guidance from the
Receiver and input from the representatives of CSfC.

47. ln sununary, the Sales Process will be conducted substantially in the following
manner:

Phase 1 : Pre-Marketing, Estimated Tirneframe: 14 days 

48. During Phase l, the Receiver and Colliers wiJ!:
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a. execute tl1e Colliers Listing Agreement (subject to the approval of this
Court);

b. establish a set bid date to receive all offers to acquire tbe Property;

c. establish the conditions for all offeis to be considered, inclt1ding the

provision. of a deposit and evidence of financial capability to close;

d. have commissioned the below reports pertaining to the Property, as
prepared by specialist contractors, engaged during the receivership:

1. a Building Condition Assessment report;

11. an Environmental Site Assessment report;

m. a Centralized Property Search report� and

iv. a Residential Tenancies B1'anch rental status report.

e. develop documentation incl-uding, but not limited to:

1. marketing materials, including: online and print advertisements,
brochures, presentations, a marketiJ1g offering memorandum, etc.

11. a form of non-disclosure agreement (the "NOA") to be executed in

order to obtain a copy of confidential information relating to the
Property and to fu1ther participate in the proposed Sale Process;

111. a form of offer; and a form of Asset Purchase Agreement(" APA").

f. establish a data room (the "Data Room") containing, among other things,
operational reports, reports and assessments relating to the Property and,
any other information to be shared with Potential Purchasers (defined

herein) subsequent to receiving an executed NDA; and

g. develop the list of potential purchasers interested in the acquisition of the

Property ("Potential Purchasers"), already identified by Colliers as
presented in its submitted pi-oposal.

Phase 2: Marketing the Property, Estimated Timeframe: 21 days 

49. During Phase 2, Colliers will:

a. launch the formal marketing campaign and circulate a marketing offe1·ing
memorandum to the identified Potential Purchasers which provides a high
level overview of the sale of the Property;
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b. publish online and print advertisements in prominent media outlets both
regionally and nationally (including, but not limited to: the Winnipeg Free
Press, the Vancouver Sun, Calgary Herald, the Globe and Mail and the
Financial Post);

t:. directly commnnicate with all Potential Purchasers who have expressed
interest in the sale of the Property or who Colliers and the Recejver
consider to be interested in the sale of the Property;

d. allow any Potential Purchasers who execute the NOA to access the data

room;

e. permit Poten.tial P ·urchasers. to inspect the Prope1ty;

r. maintain the Data Room;

g. collect offers, deposits and evidence of financial capability to close; and

h. seek clarification with respect to offers where required and conduct
negotiations.

Phase 3: Entei-ing into AP A, Estimated Timeframe: 7 days 

50. Dming Phase 3, the Receiver and Colliers will:

a. witb input from represenlatives of CSFC, review and consider all offers 
received from the Potential Purchasers at the closure of the bid date; 

b. if there is more than one acceptable offer, determine the offer that, iri the 
Receiver's view, with input from Colliers and the representatives of 

CSFC, is superior (the ''Superior Offer") with consideration ot among 
other things, the following factors: 

1. the value offered;

11. the terms and conditions of the offer;

u1. the Receiver's opinion of the likel.ihood of successfully completing
the transaction contempiated by the offer; and

iv. inform the offeror of the Superior Offer that their offer wi.11 be
proceeding, negotiate and execute an AP A with said offeror,
subject to court approval (the "Successful Purchaser").

Phase 4: Due diligence and closing, Estimated Timeframe: To Be Determined 

51. During Phase 4, the Receiver and Colliers will:
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a. liaise with the Successful Purchaser to complete their due diligence and
satisfy any other conditions of the AP A (if any);

b. close and complete the sale oJ the Property to the Successful Purchaser;

c, seek Court approval of the sale to the Successful Purchaser;

d, if the sale contemplated above does not close, consider alternate offers and
if selected by the Receiver, seek Court approval and close and complete
the sale of the Property; and

e. return deposits to unsuccessful purchasers.

52. The Receiver is optimistic that the timeframe to complete due diligence will be
brief as the Receiver will have uploaded the Property reports to the data room.

5.3. The Receiver shall have discretion to amend or vary the Sale Process in order to
maximize value for stakeholders, including the ability to terminate the Sale
Process if the Receiver believes that it is appropriate in the. circumstances.

THE RECEIVER'S COMMENTS 

54. Tbe sale of the Property shall be conditional upon this Court's approval of the
recommended purchaser(s) and the terms of the agreement(s) of purchase and
sale. The Receiver wjll attend before this Court upon the completion of the Sale
Process to seek approval of the recommended purchaser(s) and the agreement(s)
of purchase and sale prior to closing any sale transaction(s). All offers shall
remain open for acceptance by the Receiver until the earlier of the Court approval
of the Successful Purchaser or ten (10) days after the Court approval hearing.

55. The Receiver is of the view that the proposed Sale Process is appropriate to
market and se11 the Property for the following reasons:

a. the proposed Sale Process (including the estimated timeframes) was
recommended to the Receiver by Colliers, who are a well-established real
estate firm within tbe Winnipeg market (as well as North America) and
have many years of experience in selUng multi-family residential
buildings, similar to the Property;

b. the proposed Sale Process will market the Property to a wide range of
Potential Purchasers through various online and print advertising that will
be made available in mediums published regionally, nationally an,d
international! y;

c. the Receiver has mitigated the closing risk of a transaction by providing
reports and materials to Potential Purchasers during Phase 2 of the Sale
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Process which would have 0U1erwise likely been obtained by the 
Successfol PtU'chaser during Phase 4 of the Sale Process; and 

d. the estimated timefram,es of the Sale Process are similar to the timeframes
listed in the two other Prospective Broker s proposals received.

56. For the reasons set out above, the Receiver requests this Court approve the
proposed Sale Process and authorize the Receiver and Colliers (with prior
apprnval of the Receiver) to negotiate any terms and con litions of a sale as the
Receiver, in its discretion· 1.11ay deem appropriate.

SUMMARY OF HISTORICAL FINANCIAL RESULTS AND 2019 BUDGET 

57, The table presented over the page shows the following financial statements as 
prepared by A.S.JI. on ca h bases: 

a. Historical financial results from January 1 2017 to December 31 1 2017
and January 1, 2018 to December 31 2018 (the 'Historical Financial
Results"); and

b. A draft budget fotecasting financial results from January 1 2019 to
December 31, 2019 (the "Draft Budget'), A copy f the Draft Budget is
attached as Appendix "10''.

Actuals Actuals 1\etuals Urnfl Budge! Drnfl nullgcl 
2017 2018 2017- 2.018 2019 2018-2019 

($) ($) Change($) ($} 
Cash J110o11s (To!lll Income} 572,399 595,949 23,550 738,1 )6 

Cas-h Outtlo,1 
Opcrnling Expense� 

Utilities (80,233) (7'.3,908) b)lS (79,160) 
General i\dmi11is1rnlio11 184.505) (182,709) 1,796 ( 168,? I 0) 
Repairs & M.1inlenm1ce {70,994) (44,167) 26,827 (54,960) 

Tomi Opc111ting E.'lpcnscs (335,732) (JOO. 784) 34,948 {302,330) 

Net Cashflow(Dclicicncy) from Opernlions 236,667 195.]65 58,4CJ:l 435,786 

INon-Opcrntiog K,pcnscs 
Pro pc 1ty · 1 ·axes (44,177) (46,077) (l,CJ00) (43,744) 
Canirnl Expenditure (232,088) (356,208) (124.120) (26,500) 

Tot:11 No11-Opcrnti11g l�xpcnscs (276,265) (402,285) ( 126,()20) (70,244) 

Ne l Cashllow (DcJicie ncy) for the Period (39,598) (107,120) (67,.,22) ]65,542 

58. A comparison of the Historical Financial Results sh0vvs the Receiver and A.S.H.
achieved a greater net cash inflow from opetations in 2018 ($295,165) compared
to 2017 $236 667) from operating the Property which appears to be largely due to

Change($) 
142,167 

(5.252) 

14.4CJ9 
\10.79'.l' 

( I, 46) 

140,621 

2,333 
329,708 
332,041 

472,062 
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all 80 units being available for occupancy <luting the latter part of 2018 and less 
repairs & maintenance costs paid. 

59. The Draft Budget assumes alJ 80 units are occupied for m�jority of 2019. Minimal
capital expenditure costs are forecast to be required.

60. The Draft Budget forecasts net cash flow to be $365,542 by December 31, 2019.
This represents the first period dutlng the receivership in which the Property will
earn a significant cash surplus and therefore, the Receiver is of the view that this
further supports its recommendation to now market the Property for sale.

UPDATE ON FUNDING FROM CSFC 

61. Since the Fifth Report, the Receiver and CSFC agreed to extend the expiry date on
the existing credit facilities to December 31, 2019.

62. As at the date of this report, the Receiver has requested and received eight
advances from CSFC totaling $1,208,800.00. The additional advance
($172,097.39) made since the Fifth Report was required to fund capital
expenditure required to complete the Remaining Work.

63. The Receiver does not anticipate an increase to be required to the borrowing limit
of the credit facilities provided by CSFC to the Receiver, as operations of the
Propetty ate forecast to generate sufficient cash inflows, as per the Draft Budget. 

RECEIPTS AND DISBURSEMENTS OF THE RECEIVERSHIP 

64. The Lotal. interim receipts and disbursements of the receivership include those
reported by both the Receiver and A.S.H.

65. Attached as Appendix "1 l" is the Receiver's Interim Statement of Receipts and
Disbursements for tJ1e period October 27, 2015 to March 31, 20 J 9.

66. Attached as Appendix ''12" is AS.H. 1s Lnterim Statement of Receipts and
Disbursements for the period December 17, 2015 to March 31, 2019.

67, The Receiver notes that there ai'e eight Receiver's Certificates issued to CSFC
totaling $1,208,800.00 to cover the initial and ongoing operationaJ expenses and
capital expenditure required at the Property. As at March 31, 2019, the Receiver
held $55,455 in its bank accotmt and A.S.H. held $258,022.

PROFESSIONAL FEES AND DISBURSEMENTS 

68. Putsuant to paragrnph 18 of the Amended and Restated Order, the Receiver and
its counsel may pass their accounts from time lo Lime.

69. At the last appearnnce before the Court on August J 6, 2016 the Receiver's
professional fees and disbmsements, including those of its legal counsel (Taylor
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McCaffrey LLP), up to July 31, 2016 were approved. Since that hearing, lhe 
Receiver bas filed and served upon the Service List its Fourth Report and Fifth 
R�port which detail the fees and disbursements up to December 31, 2017. The 
Receiver now seeks to have. these fees and disburseme11ts approved by this Court 
together with the fees and disbursements incurred from January 1, 2018 to March 
31, 20) 9 as detailed below. 

70. Provided below are the total fees, disbursements and applicable taxes of the

Receiver fot services provided:

a. Prorn August l, 2016 to February 28, 2017 totaling $52,235.67. True
copies of the Receiver's statements of account including the detailed time
and disbursement records for the above period were enclosed with the
Fourth Report;

b. From March 1. 2017 tlu:ough to December 31, 20 l 7 totaling $37,411.26.
True copies of the Receiver's statements of account including the detailed
time and disbursement records for the above period were enclosed with the
Fifth Report; and

c. from January 1, 2018 to March 31, 2019 totaling $54,18 l.19. Attached as

Appendix. "13" are true copies of the Receiver's statements of accotmt
including the detailed time and disbursement records.

71. Taylor McCaffrey has acted as the Receiver's legal counsel on all matters relating
Lo this proceeding. Provided below are the total fees, disbursements and
applicable taxes of Taylor McCaffrey for services provided:

a. From August 1, 2016 to February 28, 2017 totaling $19,675.55. True
copies of Taylor McCaffrey's statements of account including the detailed
time and disbursement records for the above period were enclosed with the

Fourth Report;

b. From March 1, 2017 through to December 31, 2017 totaling $12,102.12.

True copies of Taylor McCaffrey's statements of account including the
detailed time and disbursement records for the above period were enclosed
with the Fi fth Report; and

c. From January 1, 2018 to March 31, 2019 totaling $10,206.24. Attached as

Appendix "14" hereto are true copi.es of the statements of account
rendered by Taylor McCaffrey which include the detailed lime and

disbursement breakdown.

THE RECEIVER'S COMMENTS 

72. ft -is the Receiver's opinion that the foes and disbursements of the Receiver and
TaylOJ McCaffrey are fair and reasonable, justified in the circumstances and
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accurately reflect the work done by the Receiver and on behalf of the Receiver by 
its legal counsel in coimection with the receivership and the administration of the 
Property of the Company from commencement of the receivership to Match 31, 
2019. The Receiver requests this Court appJ0Ve both its own and Taylor 
McCaffrey's accounts of their fees and disbursements as listed above. 

ADDCTlONAL APPRAISAL OF THE PROPERTY 

73, As mentioned in the Fourth Report, the Receiver is in possession of a copy of the 
Stevenson Report dated February 5, 2013 and that it was tbe intention of the 
Receiver to seek this Cmut to seal the report at a later time when further 
directions were required. The Receiver now requests to file a copy of the 
Stevenson Report with this Court under a Sealing Order (attached as Confidential 

Appendix "1 ") as public discJosme of this report could be prejudicial to the Sale 
Process. A copy of a redacted version of the Stevenson Repol1 is attached as 
Appendix "15". 

CONCLUSION 

74. The Receiver believes it is an appropriate time to report to the Court on its
activities to date, seek approval for the Broker Selection Process and authorize tbe
Receiver to engage Colliers, approve the Sale Process, seek apptoval of tbe
interim statement of receipts and disbursements of the receivership, to seek the
approval of the Receiver and its legal c01msel's reasonable fees and
disbursements, to file a copy of the Stevenson Report with this Court undet a
Sealing Order and, to seek the approval of the Fourth Report, Fifth Report and this
Sixth Report and, the relief sought in each report. CSFC bas been consulted and
supports the recommendations of the Receiver as set out herein.

75. Accordingly, for reasons set out in tJ1is Sixth Report, the Receiver respectfully
requests an Order in the form outlined in paragraph 7 of this Sixth Report.

(THE REMAINDER OF TFIE PAGE IS JNTENTIONALL Y LEFT BLANK. 
SIGNATURE PAGE FOLLOWS) 
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ALL OF WHICH IS RESPECTFULLY SUBMJTrED this 111 day of May, 2019. 

GRANT THORNTON LlMITED, 

In its Capacity as Court-Appointed 
Receiver of 5448124 Manitoba Ltd. 
and not in its personal or corporate capacity 

Per��;�

Michael G. Creber, CPA, CA, CIRP, LIT 
Senior Vice-President 
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THE QUEEN'S BENCH 
WINNIPEG CENTRE 

THE HONOURABLE MR. 

JUSTICE DEW AR 

) 

) 

) 

FRIDAY THE J 6m

DAY OF OCTOBER, 2015 AND; 
TUESDAY, THE 27Tl-l 

DAY OF OCTOBER, 2015. 

[N THE MATTER OF: 

BETWEEN 

THE APPOINTMENT OF A RECEJVER PURSUANT 
TO SECTION 243 OF TIIE BANKRUPTCY AND 
INSOLVENCY ACT R.S.C.1985, c. B-3 AS 
Al'1ENDED 

CAMERON STEPHENS FINANCIAL CORPOR
A

TION 

- and-

5448124 MANITOBA LTD. 

Applicant 

Respondent 

AMENDED & RESTATED ORDER 
{appointing Receiver) 

THIS APPLICATION made by the Applicant, Cameron Stephens Financial Corporation 

for an Order pursuant to section 243(1) of the Ba11.kn1ptcy and Insolvency Act, R.S.C. 1985, c. B-

3, as amended (the "BIA") appointing Grant Thoroton Limited as receiver and manager (in such 

capacities, the "Receiver") without security, of all of the assets, undertakings and prope1ties of 

5448124 Manitoba Ltd. (the "Debtor") acquired for, or used in relation to a business carried on by 

the Debtor, was heard on September 29,2015 and continued on October 7, 2015 and October 16,

2015 al the Law Courts Building, 408 York Avenue, Winnipeg, Manitoba. 

Original Court Copy 
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ON READING the affidavit of David Minor sworn September 25, 2015, the Affidavit of 

Gregory Azeff swom September 28, 2015, the Affidavit of Russell Edward Knight sworn October 

2, 2105, the Supplementary Affidavit of David Minor sworn October 6, 2015, the Affidavit of 

Arlene Phillips sworn October 6, 20J 5, the transcription of the hearing of this Application on 

September 29, 20J 5, the transcription of the cross-examination Russell Edward Knight conducted 

October 6, 2015, two Affidavits of Service of Samantha Dunn both sworn October 5, 2015, the 

Affidavit of Service of Samantha Dunn sworn October 6� 2015 and the Affidavit of Service of 

Samantha Dunn sworn October 7, 2015, the Affidavit of Service of Samantha Dunn sworn October 

15, 2015, and on hearing the submissions of counsel for the Applicant, Russell Edward Knight on 

behalf of the debtor, and counsel for the Proposed Receiver and no one appearing for any other 

party although duly served as appears from the said affidavits of service, and on rearung the 

consent of Grant Thornton Limited to act as the Receiver and on the failure of the Respondent to 

make the payment required pursuant to the Order of this Honourable Cowt dated October 7, 2015: 

SERVICE 

1. THJS COURT ORDERS that the time for service of the Notice of Application is hereby

abridged and validated so that this Application was properly returnable on September 29,

2015 and continued on October 7, 2015 and October 16, 2015 and hereby dispenses with

fut1her service thereof.

APPOINTMENT 

2. THIS COURT ORDERS that pw·suant to section 243(1) of the BIA Grant Thornton

Limited is hereby appointed Receiver, without security, of all of the assets, undertakings

and properties of the Debtor acquired for, or used in relation to a business carried on by the

Debtor, including all proceeds thereof (the "Property").

RECEIVER'S POWERS 

3. THIS COURT ORDERS that the Receiver is hereby empowered and authorized, but not

obligated, to act at once in respect of the Property and, without in any way limiting the

generality of the foregoing, the Receiver is hereby expressly empowered and authorized to

do any of the following where the Receiver considers it necessary or desirable:

Original Court Copy 
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a. to take possession of and exercise control over the Property and any and all pcoceeds.

receipts and disbw·sements arising out of or from the Prope1ty;

b. to receive, preserve, and protect the Property, or any part or parts thereof, including,

but not limited to, the changing oflocks and secu1ity codes (exclusive of those locks

and/or security codes at 910-388 Portage Ave, Winnipeg), the relocating of Property to

safeguard it, the engaging of independent secmity personnel, the talcing of physical

inventories and the placement of such insurance coverage as may be necessary or

desirable;

c. to manage, operate, and carry on the business of the Debtor, including the powers to

enter into any agreements, incur any obligations in the ordinary course of business,

cease to carry on all or any part of the business, or cease to perform any contracts of

the Debtor;

d. to engage consultants, appraisers, agents, ex.pert'S, auditors, accountants, managers,

counsel, property management companies and such other persons from time to time

and on whatever basis, including on a temporary basis, to assist with the exercise of the

Receiver's powers and duties, including without limitation those conferred by this

Order;

e. to purchase or lease such machinery, equipment, inventories, supplies, premises or

other assets to continue the business of the Debtor or any part or parts thereof;

f. to receive and collect all monies, rents and accounts now owed or hereafter owing to

the Debtor and to exercise all remedies of the Debtor in collecting such monies,

including, without limitation, to enforce any security held by the Debtor;

g. to settle, extend or compromise any indebtedness owing to the Debtor;

h. to execute, assign, issue and endorse documents of whatever nature in respect of any

of the Property, whether in the Receiver's name or in the name and on behalf of the

Debtor, for any purpose pursuant to this Order;

Original Court Copy 
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L to initiate, prosecute and continue the prosecution of any and all proceedings and to 

defend all proceedings now pending or hereafter instituted with respect to the Debtor, 

the Property or the Receiver, and to settle or compromise any such proceedings. The 

authority hereby conveyed shall extend to such appeals or applications for judicial 

review in respect of any order or judgment pronow1ced in any such proceeding; 

J. to eem:f)letc a00 elose, oa the Debtor's behalf, the lransacti00s eofftemplatea by the

Offer to Pw:ehase Real Estate Com:mercial betweee the Debtor, as =veador, aea GTAC

Investment Gorp., as fnttchaser,. aatea Seplember 17, 2015, with respect to the real

f)roperty mun ioipally knowa as 519 BltffleH St., \l/ifH'llpeg.

J. to market any or all of the Property, including advertising and soliciting offers in

respect of the Property or any part or parts thereof and negotiating such terms and

conditions of sale as the Receiver in its discretion may deem appropriate without regard

for the terms and conditions of the Offer to Purchase Real Estate Commercial dated

September 17, 2015 with respect to the real property municipally known as 519 Bw·nell

St.. Winnipeg;

k. to sell, convey, transfer, lease or assign the Property or any part or patts thereof out of

the ordinary course of business.

I. 

11. 

wjtbout the approval of this Court in respect of any transaction not 

exceeding $100,000, provided that the aggregate consideration for all such 

transactions does not exceed $1,000,000; and 

with the approval of this Court in respect of any transaction in which the 

purchase price or the aggregate purchase price exceeds the applicable 

amount set out in the preceding clause: 

and in each such case notice w1der subsection 59(10) and {J 7) of the Personal 

Property Security Act (Manitoba) shall not be required; 

Original Court Copy 
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1. to apply for any vesting order or other orders necessary to convey the Property or any

part or pru:ts thereof to a purchaser or purchasers thereof, free and clear of any liens or

encumbrances affecting such Prope1ty;

m. to report to, meet with and discuss with such affected Persons (as defined below) as the

Receiver deems appropriate on all matters relating to the Property and the receivership,

and to share information, subject to such terms as to confidentiality as the Receiver

deems advisable;

n, to register a copy of th.is Order and any other Orders in respect of the Property against 

title to any of the Property; 

o. to apply for any permits, licences, approvals or permissions as may be required by any

governmental authority and any renewals thereof for and on behalf of and, if thought

desirable by the Receiver, in the name of the Debtor;

p. to enter into agreements with any trnstee in bankruptcy appointed in respect of the

Debtor, including, without limiting the generality of the foregoing, the ability to enter

into OCClJpation agreements for any property owned or leased by the Debtor;

q. to exercise any shareholder, pa11nership, joint venture or other rights which the Debtor

may have; and

r, to take any steps reasonably incidental to the ex.ercise of these powers or the 

performance of any statutory obligations; 

and in each case where the Receiver takes any such actions or steps, it shall be exclusively 

authorized and empowered to do so, to the exclusion of all other Persons (as defined below), 

-including the Debtor, and without interference from any other Person. 

4. THIS COURT ORDERS that if there is any dispute with a party other than the Debtor (a

"Third Party") as to whether any property (the "Disputed Property") is owned by such

Third Party or by the Debtor (and therefore constitutes Property which properly should be

in the possession of the Receiver pursuant to the tenns of this Order), such Disputed

Property shall be held by the Receiver pending further Order of this Court. Either the Third

Original Court Copy 
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Party or the Receiver may make application to this Court on seven (7) days prior notice to 

the other for an order asking for directions with respect to the Disputed Property. 

DUTY TO PROVIDE ACCESS AND CO-OPERA TJON TO THE RECEIVER 

5. THIS COURT ORDERS that (i) the Debtor, (ii) all of its current and former directors,

officers, employees, agents, accountants, property management companies, legal counsel

and shareholders, and all other persons acting on its instmctions or behalf, and (iii) all other

individuals, firms, corporations, governmental bodies or agencies, or other entit:ies having

notice of this Order (all of the foregoing, collectively, being '1Persons" and each being a

"Pea-son") shall forthwith advise the Receiver of the existence of any Property in such

Person's possession or control, shall grant inunediate and continued access to the Property

to the Receiver, and shall deliver all such Property to the Receiver upon the Receiver's

request.

6. TIDS COURT ORDERS that all Persons shall forthwith advise the Receiver of 1he

existence of any books, documents, securities, contracts, orders, corporate and accounting

records, and any other papers, records and information of any kind related to the business

or affairs of the Debtor, and any computer programs, computer tapes, computer disks, or

other data storage media containing any such information (the foregoing, collectively, the

"Records") in that Person's possession or control, and shall provide to the Receiver or

permit the Receiver to make, retain and take away copies thereof aud grant to the Receiver

unfettered access to and use of accounting, computer, software and physical facilities

relating thereto, provided however that nothing in this paragraph 6 or in paragraph 7 of this

Order shall require tbe delivery of Records, or the granting of access to Records, which

may not be disclosed or provided to the Receiver due to the privilege attaching to solicitor­

client communication or due to statutory provisions prohibiting such disclosure.

7. THIS COURT ORDERS that if any Records are stored or otherwise contained on a

computer or other electronic system of information storage, whether by independent

service provider or otherwise, all Persons in possession or control of such Records shall

foi;thwith give unfettered access to the Receiver for the pw.:pose of allowing the Receiver

to recover and fully copy all of the information contained therein whether by way of

Original Court Copy 
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printing the infonnation onto paper or making copies of computer disks or such other 

manner of retl'iev:ing and copying the .information as the Receiver in its discretion deems 

expedient, and shaU not alter, erase or destroy any Records without the prior written 

consent of the Receiver. Further, for the purposes of this paragraph, all Persons shall 

provide the Receiver with all such assistance in gaining immediate access to the 

infmmation in the Records as the Receiver may in its discretion require including providing 

the Receiver with instmctions on the use of any computer or other system and providing 

the Receiver with any and all access codes, account names and account numbers that may 

be required to gain access to the information. 

NO PROCEEDINGS AGAINST THE RECEIVER 

8. THJS COURT ORDERS that no proceeding or enforcement process in any cowt or tribunal

( each, a "Proceeding"), shall be commenced or continued against the Receiver except with

the written consent of the Receiver or with leave of this Court.

NO PROCEEDINGS AGAJNST THE DEBTOR OR THE PROPERTY 

9. THIS COURT ORDERS that no Proceeding against or in respect of the Debtor or the

Property shall be commenced or continued except with the written consent of the Receiver

or with leave of this Cou1t and any and all Proceedings currently under way against or in

respect of the Debtor or the Property are hereby stayed and suspended pending further

Order of this CoUit.

NO EXERCISE OF RIGHTS OR REMEDIES 

10. THJS COURT ORDERS that all rights and remedies against the Debtor, the Receiver, or

affecting the Property, are hereby stayed and suspended except with the written consent of

the Receiver or leave of this Court, provided however that this stay and suspension does

not apply in respect of any "eligible financial contract" as defined in the BIA, and further

provided that nothing in this paragraph shall (i) empower the Receiver or the Debtor to

carry on any business which the Debtor is not lawfully entitled to carry on, (ii) exempt the

Receiver or the Debtor from compliance with statutory or regulatory provisions relating to

Original Court Copy 
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health, safety or the environment, (iii) prevent the filing of any registration to preserve or 

perfect a security interest, or (iv) prevent the registration of a claim for lien. 

NO INTERFERENCE WITH THE RECEIVER 

11. THIS COURT ORDERS that no Person shall discontinue, fail to honour, alter, interfere

with, repudiate, terminate or cease lo perform any right, renewal right, contract, agi·eement,

licence or permit in favow- of or held by the Debtor, without written consent of the Receiver

or leave of this Court.

CONTINUATION OF SERVICES 

t 2. TH JS COURT ORDERS that all Persons having oral or written agi·eements with the Debtor 

or statutory or regulatory mandates for the supply of goods and/or services, including 

without limitation, all computer software, communication and other data services, 

centralized banking services, payroll set-vices, insurance, transportation services, utility or 

other services to the Debtor are hereby restrained until further Order of this Court from 

discontinuing, altering, interfering with or terminating the supply of such goods or services 

as may be required by the Receiver, and that the Receiver shall be entitled to the continued 

use of the Debtor's current telephone numbers, facsimile numbers, internet addresses and 

domain names, provided in each case that the normal prices or charges for all such goods 

or services received after the date of this Order are paid by the Receiver in accordance with 

normal payment practices of the Debtor or such other practices as may be agreed upon by 

the supplier or service provider and the Receiver, or as may be ordered by this Court. 

RECEIVER TO HOLD FUNDS 

13. THIS COURT ORDERS that all funds, monies, cheques, instruments, and other fonus of

payments received or coUected by the Receiver from and after the making of this Order

from any source whatsoever
1 

including without limitation the sale of all or any of the

Prope1ty and the collection of any accounts receivable in whole or in part, whether in

existence on the date of this Order or hereafter coming into existence, shall be deposited

into one or more new accounts to be opened by the Receiver (the "Post Receivership

Accounts") and the monies standing to the credit of such Post Receivership Accounts from
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time to time, net of any disbursements provided for herein, shall be held by the Receiver 

to be paid in accordance wjth the terms of this Orde1· or any further Order of this Court. 

EMPLOYEES 

14. THIS COU
R

T ORDERS that all employees of the Debtor shall remain the employees of

the Debtor until such time as the Receiver, on the Debtor's behalf, may terminate the

employment of such employees. The Receiver shall not be liable for any empJoyee-related

liabilities, including any successor employer liabilities as provided for in section 14.06(1.2)

of the BIA, other than such amounts as the Receiver may specifically agree in writing to

pay, or in respect of its obligations under sections 81.4(5) or 81.6(3) of the BIA or under

the Wage Earner Protection Program Act.

PIPEDA 

15. THIS COURT ORDERS that, pursuant to clause 7(3)(c) of the Canada Personal

/,?formation Protection and Electronic Documents Act, the Receiver shall disclose personal

infonnation of identifiable individuals to prospective purchasers or bidders for the Property

and to their advisors, but only lo the extent desirable or required to negotiate and attempt

to complete one or more sales of the Property(eacb, a "Sale"). Each prospective purchaser

or bidder to whom such personal information is disclosed shall maintain and protect the

privacy of such information and limit the use of such information to its evaluation of the

Sale, and if it does not complete a Sale, shall return aH such information to the Receiver,

or in the alternative destroy all such information. The purchaser of any Propert-y shall be

entitled to continue to use the personal information provided lo it, and related to the

Property purchased, in a manner which is in all material respects identical to the prior use

of such info1mation by the Debtor, and shall return all other personal infom1ation to the

Receiver, or ensure that all other personal information is destroyed.

LIMITATION ON ENVIRONMENTAL LIABILITIES 

J 6. THIS COURT ORDERS that nothing herein contained shall require the Receiver to occupy 

or to take control, care, charge, possession or management (separately and/or collectively, 

"Possession") of any of the Prope1ty that might be environmentally contaminated, might 
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be a pollutant or a contaminant, or might cause or contribute to a spill, discharge, release 

or deposit of a substance contrary to any federal, provincial or other law respecting the 

protection, conservation, enhancement, remediation or rehabilitation of the environment or 

relating to the disposal of waste or other contamination including, without limitation, the 

Canadian Environmental Protection Act, the Environmental Act (Manitoba), the Water 

Resources Conservation Act (Manitoba), the Contaminated Sites Remediation Act

(Manitoba), the Dangerous Goods Handling and Transportation Act (Manitoba), the 

Public Health Act (Manitoba) or the Workplace Health and Safety Act (Manitoba) and 

regulations thereunder (the "Environmental Legislation"), provided however that nothing 

herein shall exempt the Receiver from any duty to report or make disclosure imposed by 

applicable Environmental Legislation. The Receiver shall not, as a result of this Order or 

anything done in pursuance of the Receiver's duties and powers under this Order, be 

deemed to be in Possession of any of the Property within the meaning of any Environmental 

Legislation, unless it is actually in possession. 

LIMITATION ON THE RECEIVER'S LIABILITY 

l 7. THIS COURT ORDERS that the Receiver shall incur no liability or obligation as a result 

of its appointment or the carrying out the provisions of this Order. save and except for any 

gross negligence or wilful misconduct on its pa1t, or in respect of its obligations under 

sections 81.4(5) or 81.6(3) of the BIA or under the Wage Earner Protection Program Act 

or iH respect-of any coatraets entere4 into by the Recei•;er ln respect of the aElm-i:B:istratloe 

of the .Pi=opcrty, Nothing in this Order shall derogate from the protections afforded the 

Receiver by section 14.06 of the BIA or by any other applicable legislation. 

RECEIVER'S ACCOUNTS 

18. THIS COURT ORDERS that the Receiver and counsel to the Receiver shall be paid their

reasonable fees and disbw·sements, in each case at their standard rates and charges unless

otherwise ordered by the Court on the passing of accounts, and that the Receiver and

counsel to the Receiver shall be entitled to and are hereby granted a charge (the "Receiver•s

Charge.") on the Property, as security for such fees and disbursements, both before and

after the making of this Order in respect of these proceedings, and that the Receiver's
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Charge shall form a first charge on the Property in priority to all security interests, trusts, 

Liens, charges and encumbrances, statutory or otherwise, in favour of any Person, but 

subject to sections 14.06(7), 81.4(4), and 81.6(2) of the BIA. 

19. THJS COURT ORDERS that the Receiver and its legal counsel shall pass its accounts from

time to time, and for this purpose the accounts of the Receiver and its legal counsel are

hereby refoffed to a judge of this Court, but nothing herein shall fetter this Court's

discretion to refer such matters to a Master of this Honourable Court.

20. THIS COURT ORDERS that prior to the passing of its accounts, the Receiver shall be at

liberty from time to time to apply reasonable amounts, out of the monies in its hands,

against its fees and disbursements, including legal fees and disbursements, incurred at the

standard rates and charges of the Receiver or its counsel, and such amounts shall constitute

advances against its remuneration and disbursements when and as approved by this Court.

FUNDING OF THE RECEIVERSHIP 

21. nns COURT ORDERS that the Receiver be at libe11y and it is hereby empowered to

borrow by way of a revolving credit or otherwise, such monies from time to time as it may

consider necessary or desirable, provided that the outstanding principal amount does not

exceed $100,000 $250,000 (or such greater amount as this Court may by fu11her Order

authorize) at any time, at such rate or rates of interest as it deems advisable for such period

or periods of time as it may arrange, for the purpose of funding the exercise of the powers

and duties conferred upon the Receiver by this Order, including interim expenditures. The

whole of the Property shall be and is hereby charged by way of a fixed and specific charge

{the "Recejver's Borrowings Charge") as security for the payment of the monies

borrowed, together with interest and charges thereon, in priority to all security interests,

trusts, liens, charges and encumbrances, statutory or otherwise, in favour of any Person,

but subordinate in priority to the Receiver's Charge and the charges as set out in sections

14.06(7), 81.4( 4), and 81.6(2) of the BIA.

Original Court Copy 
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22. THIS COURT ORDERS that neither the Receiver's Borrowings Charge nor any other

security granted by the Receiver in connection with its bo1rnwings under this Order shall

be enfm-ced without Jeave of this Court.

23. TIDS COURT ORDERS that the Receiver is at liberty and authorized to issue certificates

substantially in the form aunexed as Schedule "A" hereto (the "Receiver's Ce1•tificates")

for any amount borrowed by it pursuant to this Order.

24. THJS COURT ORDERS that the monies from time to time borrowed by the Receiver

pursuant to this Order or any further order of this Court and any and all Receiver's

Cer1illcates evidencing the same or any part thereof shall rank on a pari passu basis, unless

othe1wise agreed to by the holders of any prior issued Receiver's Certificates.

SERVICE AND NOTICE 

25. THIS COURT ORDERS that the Applicant and the Receiver be at liberty to serve this

Order, any other materials and orders in these proceedings, any notices or other

co1Tespondence, by forwarding true copies thereof by prepaid ordinary mail, courier,

personal delivery or electronic transmission to the Respondent's creditors or other

interested parties at their respective addresses as last shown on the records of the

Respondent and that any such service or notice by courier, personal delivery or electronic

transmission shall be deemed to be received on the next business day following the date of

forwardihg thereof, or if sent by ordinary mail, on the third business day after mailing.

Interested persons who do not send a request, in writing, to counsel for the Applicant to be

added to the service List (hereinafter defined) shall not be required to be served further in

these proceedings.

26. TlilS COURT ORDERS that counsel for the Applicant shall prepare and provfde to the

Receiver a service list to be kept cunent by the Receiver (the ''Service List'') containing

the name and contact infonnation (which may include the address, telephone number and

facsimile number or e-mail address) for service to: the Applicant; the Receiver; and each

creditor or other interested paity who has sent a request, in writing, to counsel for the

Receiver to be added to the Service List. The Service List shall indicate whether each

Original Court Copy 
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person on the Service List has elected to be served by e-mail or facsimile, and failing such 

election the Service List shall indicate service by e-mail. The Service List shall be posted 

on the website of the Receiver at the address indicated in paragraph 28 herein. For greater 

certainty, creditors and other interested persons who have received notice of this 

Order and who do not send a request., in wl"iting, to counsel for the Receiver to be 

added to the Service List shall not be required to be further served in these 

proceedings. 

27. THIS COURT ORDERS that the Appbcant, the Receiver, and all parties on the Service List

may serve any court materials in these proceedings by e-mailing a PDF or otl1er electronic

copy of such materials to counsels' email addresses as recorded on the Service List from

lime to time, and the Receiver may post a copy of any or all such materials on its website at

W\V'.v.GmntThornton.oa/5 1 9Bt1rnell

http://www.grantthornton.ca/services/reorg/bankruptcy and insolvency/519Burnell.

GENERAL 

28. THIS COURT ORDERS that the Receiver may from time to time apply to this Court for

advice and directions 10 the discharge of its powers and duties herew1der.

29. THlS COURT ORDERS that nothing in this Order shall prevent the Receiver from acting

as a trustee in bankruptcy of the Debtor.

30. THIS COURT HEREBY REQUESTS the aid and recognition of any court, tribunal,

regulatory or administrative body having jurisdiction in Canada or in the United States to

give effect to this Order and to assist the Receiver and its agents in carrying out the terms

of this Order. All courts, tribl!llals, regulatory and administrative bodies are hereby

respectfully requested to make such orders and to provide such assistance to the Receiver,

as an officer of this Court, as may be necessary or desirable to give effect to this Order or

to assist the Receiver and its agents in carrying out the terms of this Order.

31. THJS COURT ORDERS that the Receiver be at liberty and is hereby authorized and

empowered to apply to any court. tribunal, regulatory or administrative body, wherever

located, for the recognition of this Order and for assistance in carrying out the terms of this

Original Court Copy 



- 15 -

Order, and that the Receiver is authorized and empowered to act as a representative in 

respect of the within proceedings for the purpose of having these proceedings recognized 

in a jurisdiction outside Canada. 

32. THIS COURT ORDERS that the Applicant shall have its costs of this motion, up to and

including entry and service of this Order, provided for by the tem1s of the Applicant's

security or, if not so provided by the Applicant's security, then on a solicitor and client

basis to be paid by the Receiver from the Debtor's estate with such p1'iority and at such time

as this Court may determine.

33. THIS COURT ORDERS that any interested party tnay apply to this CoU1t to vary or amend

this Order on not less than seven (7) days' notice to the Receiver and to any other party

likely to be affected by the order sought or upon such other notice, if any, as tnis Court

may order.

34. THlS COURT ORDER that's the Applicant, Respondent and Receiver shall appear before

me at 12:45 PM on October 27, 2015.

October 27, 2015 

R.A. Dewar 

J. 

Digitally signed by R.A. Dewar J. 

DN: c=ca, o=ldrc, cn=R.A. Dewar 

J. 
Date: 2015.10.28 09:5 l :29 -05'00' 

The Honourable Mr. Justice Dewar 

Original Court Copy 



SCHEDULE "A'' 

RECEIVER CERTIFICATE 

CERTIFICATE NO. 
------

AMOUNT$ 
---------

1. THIS lS TO CERTIFY that Grant Thornton Limited, the receiver (the "Receiver") of the

assets, undertakings and properties of 5448124 Manitoba Ltd. ;i.cquired for, or used in relation to 

a business carried on by the Debtor, including all proceeds thereof ( collectively, the "Property") 

appointed by Order of The Queen's Bench, Winnipeg Centre (the "Court") dated the 29t11 day of 

September, 2015 (the "Order") made in an action having Court file number CI 15-01-97799, has 

received as such Receiver from the holder of this certificate (the "Lender") the principal sum of 

$ _____ , being part of the total principal sum of$100,000 $250,000 which the Receiver is 

authorized to borrow under and pursuant to the Order .. 

2. The principal sum evidenced by this certificate is payable on demand by the Lender with

interest thereon calculated and compounded [daily][monthly not in advance on the ___ day 

of each month] after the date hereof at a notional rate per annum equal to the rate of per 
---

cent above the prime commercial lending rate of Bank of from time to time. 
----

3. Such principal sum with interest thereon is, by the te1ms of the Order, together with the

principal sums and interest thereon of all other certificates issued by the Receiver pursuant to the 

Order or to any further order of the Court, a charge upon the whole of the Property, in priority to 

the security interests of any other person, but subject to tbe priority of the charges set out in the 

Order and in the Bankruptcy and Insolvency Act, and the right of the Receiver to indemnify itself 

out of such Property in respect of its remuneration and expenses. 

4. All sums payable in respect of principal and interest under this certificate are payable at

the main office of the Lender at Toronto, Ontario. 

5. Until all liability in respect of this certificate has been te1minated, no certificates creating

chal'ges ranking or purporting to rank in priority to this certificate shall be issued by the Receiver 

Original Court Copy 
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to any person other than the holder of this certificate without the prior written consent of the holder 

of this certificate. 

6. The charge securing this certificate shall operate so as to permit the Receiver to deal with

the Property as authorized by the Order and as authorized by any fwther or other order of the 

Comt. 

7. The Receiver does not undertake, and it is not under any personal liability, to pay any sum

in respect of which it may issue certificates under the terms of the Order. 

DATEDthe __ dayof _____ _,20_. 

Grant Thornton Limited, solely in its capacity 

as Receiver of the Property, and not in its 

personal capacity 

Per: 

Name: 

Title: 

Original Court Copy 
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INTRODUCTION AND PURPOSE OF THE FOURTH REPORT 

1. On October 16, 2015, the Honourable Mr. Justice Dewar issued an Order (the

"Appointment Order") appointing Grant Thornton Limited as receiver (the

"Receiver") of all of the assets, undertakings and property of 5448124 Manitoba

Ltd. ("544" and/or the "Company"). A copy of the Appointment Order is attached

as Appendix "1" to this Fourth Report ("Fourth Report") of the Receiver.

2. At the October 27, 2015 return date and upon review of the Receiver's First Report

to the Court ("First Report") Justice Dewar issued an Amended and Restated

Order ( the "Amended and Restated Order"). Copies of the First Report ( without

appendices) and the Amended and Restated Order are attached as Appendix "2"

and Appendix "3" to this Fourth Report of the Receiver.

3. The Receiver issued its Second Report ("Second Report") on March 31, 2016

which among other things sought an increase to the Receiver's borrowing limit. On

April 8, 2016, the Honourable Mr. Justice Dewar issued an Order approving the

Receiver's Second Report and the relief sought (the "April 8, 2016 Order"). A

copy of the Second Report (without appendices) and the April 8, 2016 Order are

attached as Appendix "4" and "5" to this Fourth Report of the Receiver.

4. The Receiver issued its Third Report ("Third Report") on August 5, 2016 which

among other things sought an increase to the Receiver's borrowing limit. On

August 17, 2016, the Honourable Mr. Justice Dewar issued an Order approving the

Receiver's Third Report and the relief sought (the "August 17, 2016 Order"). A

copy of the Third Report (without appendices) and the August 17, 2016 Order are

attached as Appendix "6" and "7" to this Fourth Report of the Receiver.

5. The purpose of the Fourth Report is to outline the Receiver's activities and findings

since the issuance of the Third Report to the stakeholders. At this juncture it is not

the Receiver's intention to bring a motion to the Court until such time as further

directions are required.
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SCOPE AND TERMS OF REFERENCE 

6. In preparing this Fourth Report, the Receiver has relied upon unaudited financial

information, the Company's records, financial information and projections and

discussions with the Company's former management and contractors as well as

information from the current property manager A.S.H Management Group Inc.

("A.S.H"). While the Receiver reviewed various documents and believes that the

information therein provides a fair summary of the transactions as reflected in the

documents, such work does not constitute an audit or verification of such

information for accuracy, completeness or compliance with Generally Accepted

Accounting Principles ("GAAP") or International Financial Reporting Standards

("IFRS"). Accordingly, the Receiver expresses no opinion or other form of

assurance with respect to such information except as expressly stated herein.

7. Some of the information used in preparing this Fourth Report consists of financial

projections. The Receiver cautions that these projections are based upon

assumptions about future events and conditions that are not ascertainable. The

Company's actual results may vary from the financial projections, even if the

hypothetical and probable assumptions contained therein materialize, and the

variations could be significant. The Receiver's review of the future oriented

information used to prepare this Fourth Report did not constitute an audit of such

information under GAAP or IFRS.

8. This Fourth Report has been prepared for the use of this Court and the Company's

stakeholders as general information relating to the Company and for the purpose of

assisting the Court when this matter next comes on before it. Accordingly, the

reader is cautioned that the Fourth Report may not be appropriate for any other

purpose. The Receiver will not assume responsibility or liability for losses incurred

by the reader as a result of the circulation, publication, reproduction or use of the

Fourth Report contrary to the provisions in this paragraph.
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9. Capitalized terms not defined in this Fourth Report are as defined in the

Appointment Order. All references to dollars are in Canadian currency unless

otherwise noted.

I 0. Copies of this Fourth Report and al I Orders issued rn these proceedings are 

available on the Receiver's website at: 

http://w,v\., .2:rant t hornton.cah,cn ice:--/reorn/bank.ruptcv and in�ol vencv/519B urnel I 

PARTIES 

11. 544 is a company incorporated pursuant to the laws of Manitoba that owns and

operates a three story residential apartment building at 519 Burnell Street

("Burnell" and/or "Property''), Winnipeg, Manitoba.

12. The registered head office of the Company is located at 910- 388 Portage Avenue,

Winnipeg, Manitoba (the "Head Office").

13. Susannah Simes ("Simes") and Russell Knight ("Knight") are the officers and

directors of the Company.

14. Cameron Stephens Financial Corporation ("CSFC") is a secured creditor of the

Company and holds a first charge real property mortgage and personal property

security against the Company's assets as well as holding personal guarantees of

Simes and Knight. The Receiver has received an independent security opinion from

Taylor McCaffrey LLP ("Taylor") acknowledging that CSFC's security is duly

perfected and enforceable in accordance with its terms.

THE RECEIVER'S ACTIVITIES

15. Since the date of the Receiver's Third Report, the Receiver has completed the

following:

a. Corresponding and engaging in numerous discussions with operational

stakeholders;
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b. Requested and received funding under the Amended Loan Agreement

between the Receiver and CSFC dated August 4, 2016 (the "Amended

Loan Agreement") so that the Receiver could provide advances to A.S.H.

to enable it to cover the cash outlays incurred on behalf of the Receiver that

are in excess of the rental receipts;

c. Filed statutory 246(2) notices as required by the BIA;

d. Worked with A.S.H. to provide a form of monthly reporting acceptable to

the Receiver and the secured creditor as part of the monthly reporting

package required under the Receiver's Loan Agreement with CSFC;

e. Prepared comparison reports of the monthly budget to actual results and

provided the reports to CSFC and A.S.H.;

f. Provided advances to A.S.H. to engage Pinchin Environmental ("Pinchin")

to supervise and oversee the mold remediation work to be done in the

basements units to resolve the basement dampness and resulting mold

growth issues (the "Basement Dampness Issues") as previously detailed in

the Receiver's Third Report;

g. Worked with its legal counsel to settle a City of Winnipeg by-law

infraction which was issued to 544 prior to the date of Appointment Order

relating to 544's alleged past failure to remove an accumulation of garbage

on the Property;

h. Assessed with A.S.H. and CSFC the appropriate adjustments to make to the

monthly rental rates to estimated market values which has resulted in 50

apartments that are being leased at the Property as of March 1, 2017, up

from 28 leased as at the date of the Appointment Order;

1. Worked with and provided information relating to the property to Potential

Purchasers who had signed a confidentiality agreement who had expressed
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an unsolicited interest in the Property with the objective of identifying a 

"Stocking Horse" bidder for a future sale process; 

j. Worked with A.S.H., CSFC and two engineering firms to determine various

possible solutions to correct the Basement Dampness Issue as detailed in

the Receiver's Third Report and discussed further in this Fourth Report;

k. Worked with A.S.H. and CSFC to determine further improvements needed

to the building to make the units more marketable for future tenants;

I. Requested A.S.H. to look into the zoning application that seeks approval to

increase the number of rentable units from 80 to 88 units that expires in

September 2017 and whether or not the existing application could be

transferred or extended or if a new application needed to be filed which is

discussed in more detail later in this report;

m. Amended the Second Amending Loan Agreement to amend the expiry date

of the current loan agreement being December 31, 2016 to December 31,

2017;and

n. Posted information on the Receiver's website including the Receiver's

Fourth Report.

MANAGEMENT and OPERATIONS OF 519 BURNELL 

16. As disclosed in the Receiver's Second Report, less than one half of the units in

Burnell were occupied at the time of the Appointment Order and the expenses

incurred relating to the Property's operations exceeded the rent being collected.

17. Since the Receiver's Third Report was issued, A.S.H. entered into a further

nineteen leases up to March 1, 2017. A further reduction in the monthly rental rate

or additional incentives will be contemplated if additional tenants are not found in

due course for the other unleased units.
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18. A.S.H. has been aggressively marketing the units and offering various incentives

to potential tenants. As of March 1, 2017, the building had 50 rented units and the

operations are almost at breakeven cash flow before debt service, capital

expenditures and professional fees.

STATE OF 519 BURNELL

19. As discussed in the Third Report, A.S.H. rectified a number of issues that were

identified as Priority Expenditures as defined and detailed in the Second Report.

20. As also reported in the Third Report, the Receiver learned that the basement walls

and foundation were damp as a result of either the grading of the Property and/or

the foundation's exterior seal. Dampness in the exterior wall had penetrated through

to the interior walls in the basement resulting in significant mold growth in the

walls and floors. All basement tenants were either relocated to the upper floors or

vacated voluntarily.

21. As detailed in the Receiver's Third Report, Pinchin conducted a review of the

basement interior and determined the extent of mold infestation, prepared a scope

of work for the affected units including sealing off the basement, tendered the scope

of work to various contractors and prepared a summary of their findings and

quotations to remediate all the affected basement units.

22. After approval of the Receiver's Third Report and the increase to the Receiver's

borrowing limit, the Receiver obtained an advance under the Amended Loan

Agreement and approved A.S.H. engaging Pinchin to act as the general contractor

for the basement units remediation work.

23. Pinchin completed the basement units work in or about October, 2016. However,

when A.S.H. conducted an inspection in late January, 2017 it identified signs of

moisture and early signs of reoccurring mold growth on the basement wall.
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24. Pinchin re-visited the site on February 2, 2017 and reported as follows:

a) there is new mold growth present in about 10 spots on the lower 6-8 inches

of the hallway walls as well as spalling on the lower two feet of 60% of the

hallway walls;

b) there was no water dripping down the wall or pooled on the floor and the

relative humidity was normal at 26. 7 % and the temperature was 17 .5 C;

c) the basement is heated by radiant baseboard heaters therefore little to no air

movement is present;

d) the lack of insulation on areas of the exterior brick walls can cause thermal

bridging and condensation to form. The lack of air movement doesn't allow

the surface moisture to evaporate easily; and

e) the moisture sits and collects on the surface of the walls causing the spalling

and mold growth.

25. Pinchin recommended a long term solution which would improve ventilation and

air movement in the redevelopment of the area. In the short term, Pinchin

recommended ( l )  the areas where the mold is present be washed and scrubbed and

(2) to place air movers in the basement hallways to aid with the existing lack of air

movement. 

26. The Receiver approved the $3,500.00 cost estimate to wash and scrub the walls and

will proceed to obtain air movers to assist with temporary air movement in the

basement until a permanent solution can be implemented.

INVESTIGATION INTO THE CAUSE OF BASEMENT DAMPNESS ISSUE 

27. As indicated in the Third Report, A.S.H. had contacted three engineering firms to

provide a proposal for their costs to prepare a report to investigate and determine

the cause of the Basement Dampness Issue. Ultimately, Crosier was retained to

provide a solution.
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28. After Pinchin' s remediation work was completed, Crosier was requested to re­

attend to review the inside of the perimeter walls of the basement so that they could

comment and confirm whether or not their initial findings of the foundation wall

and corrective action to be taken was still applicable or not.

29. Crosier has reviewed the perimeter walls and stands by their initial findings and the

course of action to correct the issue. Crosier's review did determine that the

perimeter walls have been insulated with a spray foam, which will make the outside

of the walls even colder and any water that enters the wall system will have a greater

opportunity to freeze which Crozier indicated would accelerate the deterioration of

the wall. Crosier has also indicated that the spray foam insulation should be

removed but the cost should be covered in the contingency noted in their original

quotation. A copy of Crozier's follow up recommendations are attached as

Appendix "8".

30. The Receiver is still of the opinion that the estimated cost provided by Crosier

contained in Confidential Appendix "2" in the Third Report should not be made

public at this time as it could negatively impact a future tender process for the work,

if required.

31. CSFC engaged its own engineer, Tetra Tech, to provide an assessment of the

Basement Dampness Issue. It is Tetra Tech's assessment that the cause of the

Basement Dampness Issue is improper grading of the ground around the building.

Tetra Tech suggests that once the grading is corrected, the scope of work

recommended by Crosier may not be necessary.

32. Superior Asphalt Paving Co. Ltd ("SAPCL") was engaged to correct the grading

around the building in accordance with Tetra Tech's directions. A copy of the

SAPCL quotation is attached as Appendix "9" and the work was completed in

October, 2016.
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33. The Receiver, A.S.H. and CSFC are waiting for spring when ground water levels

should be at their highest to determine if the grading work has corrected the

Basement Dampness Issue.

PRE-RECEIVERSHIP CITY OF WINNIPEG BY-LAW INFRACTION

34. As noted in the Third Report, the Receiver was forwarded a Provincial Court

Summons by 544's bookkeeper requiring 544 to attend before the Provincial Court

on September 8, 2016. This arose as a result of 544 failing to pay a ticket issued

November 13, 2014, for 544's alleged failure to remove an accumulation of garbage

on the Property pursuant to a City of Winnipeg by-law. Following discussions

between the Receiver's counsel and the Crown Prosecutor the fine for the original

infraction was paid and any other charges contemplated waived.

JULY 2016 TO JUNE 2017 BUDGET and CURRENT FUNDING

REQUIREMENTS

35. Although significant efforts have been made to rehabilitate the building, Burnell

still does not generate sufficient cash flow to meet required expenditures and

professional fees without the funding provided by CSFC to the Receiver.

36. A.S.H. continues to provide monthly reporting updates which include financial

information such as income statements, bank reconciliations, tenant receivables,

rent rolls, accounts payable, accrual reports and status report of various aspects of

the Property's operations which helps enable the Receiver to ascertain ongoing

funding requirements.

37. A redacted and unredacted July 2016 to June 2017 Recasted Budget was included

in the Third Report as Appendix "7" and Confidential Appendix "3" that indicated

the operating cash requirements for the Property including the costs of the Receiver

and its counsel to date, and the estimated professional costs for the period ending

June 2017 ("Recast Budget").
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38. Based upon the Recast Budget, this Court approved the increase in the Receiver's

borrowing li�it to $1,208,800.00 by Order signed August 17, 2016 and approved

the Amended Loan Agreement dated August 8, 2016 between CSFC and the

Receiver.

39. On or about December 23, 2016 CSFC and the Receiver agreed to extend the expiry

date on the existing credit facilities to December 31, 2017. Attached as Appendix

"10" is a true copy of the Second Loan Amending Agreement.

40. To date, the Receiver has requested and received five advances from CSFC totaling

$848,000. There remains$ 360,000 of borrowing limit available to the Receiver.

Given there are currently no significant expenditures planned, a further increase in

the borrowing limit is not required at this time.

SALES PROCESS - EXPRESSIONS OF INTEREST

41. As indicated in the Third Report, a sales process was not being contemplated until

certain milestones for the property were achieved. Some of those milestones have

been completed which are;

a) completion of the Priority Expenditures work; and

b) eviction of the non-paying and disruptive tenants.

42. Some of the milestones for the property that are still ongoing include;

a) lease up of the apartments to a stabilized occupancy; and

b) potentially completing the work on the basement units that were remediated

for mold in addition to those units that are subject to zoning and occupancy

permit requirements that are incomplete.

43. In or about August 19, 2016 unsolicited expressions of interest in the property were

received from two different parties (the "Potential Purchasers").
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44. A.S.H. conduct site tours with each of the Potential Purchasers. The Receiver also

provided financial information relating to the operations of the property along with

such other information received on mold remediation, the Crozier report on the

Dampness Issue, unit sizes and layouts and environmental reports.

45. Both Potential Purchasers declined to make an offer after they completed their due

diligence.

46. The Receiver is of the view that it would be premature to conduct a formal, widely

marketed sales process at this time.

47. Once the Receiver has determined the effectiveness of the grading work completed

last fall on the basement dampness issue it can determine what additional steps, if

any, must be taken and then reassess whether the property is ready to be marketed.

ADDITIONAL APPRAISAL OF THE PROPERTY

48. The Receiver was advised that CSFC was intending to engage an appraiser so they

could obtain their own appraisal for the property. CSFC advised the Receiver that

they were having problems finding an appraiser that did not have any conflicts.

49. In or about October 5, 2016 the Receiver became aware of the existence of an

appraisal for the property which had not been revealed in 544's records. While

CSFC was endeavoring to obtain its own independent appraisal, it was advised by

Stevenson Advisors ("Stevenson") that it had previously conducted an appraisal

for 544 in 2015. Based upon this information the Receiver contacted Stevenson and

arrangements were made to provide it with a copy of the Stevenson Appraisal dated

February 5, 2013 ("Stevenson Report"). The Receiver's intention is to file a copy

of this appraisal with the Court but not until such time as it has first obtained a

Sealing Order as public disclosure thereof could be prejudicial to a sales process.

On an interim basis, the Receiver is prepared to provide a copy of the Stevenson

Report to stakeholders who are prepared to sign an appropriate undertaking

confirming that they will maintain the confidentiality as if such Sealing Order is in

place and make no disclosure thereof pending further order of the court.
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ZONING APPLICATION STATUS AND COMPLETION OF WORK 

50. As disclosed in the Second and Third Reports, only 14 of the 22 basement units

could be occupied until the outstanding Occupation Permit issue with the City is

resolved. Resolution of this issue is contingent on re-zoning the property for R2-

Residential Two-Family District to a RMF-L Residential Multi-Family Large

District as well as completing building code deficiencies. Although the City

approved the re-zoning it was contingent upon satisfaction of various conditions on

or before September, 2017.

51. At the Receiver's request A.S.H. made the following inquiries to the City of

Winnipeg:

a) Can the zoning application expiry date be extended?

b) Is the zoning application (which is currently registered to Stratfield Homes)

transferable to the Receiver or a Potential Purchaser?

52. The City of Winnipeg advised that the expiry date cannot be extended. The current

application cannot be transferred to another person or entity. The City further

indicated that once the current application expires, an entirely new application must

be filed and the usual approval process completed before the Occupation Permit

can be granted.

53. CSFC and the Receiver are aware that there will be added costs to incur to resubmit

a new zoning application if the work required under the current approved zoning

application is not completed by the expiry date. However, until such time as the

Basement Dampness Issue is corrected, the balance of the work required to

complete the zoning application cannot be undertaken.



-14 -

RECEIPTS AND DISBURSEMENTS OF THE RECEIVERSHIP 

54. Attached as Appendix "11" is the Receiver's Interim Statement of Receipts and

Disbursements for the period October 27, 2015 to February 28, 2017.

55. Attached as Appendix "12" is A.S.H. 's Interim Statement of Receipts and

Disbursements for the period December 17, 2015 to February 28, 2017.

56. The Receiver notes that there are five Receiver Certificates issued to CSFC for a

total of $848,000.00 to cover the initial and ongoing operational expenses and

priority repairs required at the property. As at February 28, 2017, the Receiver held

$107,814.30 in its bank accounts and A.S.H. held $5,216.30.

RECEIVER'S FEES AND DISBURSEMENTS 

57. Pursuant to paragraph 18 of the Appointment Order, the Receiver and its counsel

may pass their accounts from time to time.

58. The Receiver seeks to have its fees and disbursements, including those of its legal

counsel, approved by the Court at the next hearing of this matter. The Receiver and

its counsel have maintained detailed records of their professional time and costs.

59. Total fees, disbursements and applicable taxes of the Receiver for services provided

from August 1, 2016 through to February 28, 2017 totals $52,235.67. Attached as

Appendix "13" are true copies of the Receiver's statements of account including

the detailed time and disbursement records.

60. Taylor has acted as the Receiver's legal counsel on all matters relating to this

proceeding. Total fees, disbursements and applicable taxes for Taylor from August

1, 2016 through to February 28, 2017 is $19,675.55. Attached as Appendix "14"

hereto are true copies of the statements of account rendered by Taylor which

include the detailed time and disbursement breakdown.

61. It is the Receiver's opinion that the fees and disbursements of the Receiver and

Taylor are fair and reasonable, justified in the circumstances and accurately reflect
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the work done by the Receiver and on behalf of the Receiver by its legal counsel in 

connection with the receivershjp and the administration of the property of the 

Company from commencement of the engagement to February 28, 2017. The 

Receiver recommends approval of both its own and Taylor's accounts by this 

Honourable Court at the next hearing of this matter. 

CONCLUSION 

62. The Receiver believes it is an appropriate time to report to the Court on its activities

since the Third Report and will in due course bring a morion for approval for its

activities to date. CSFC has been consulted and supports the recommendations of

the Receiver as set out herein.

ALL OF WHICH IS RESPECTFULLY SUBMITTED this day of April, 2017.

GRANT THORNTON LIMITED, 
IN ITS CAPACITY AS COURT-APPOINTED 
RECEIVER OF 5448124 M��T A LTD. 
AND NOT IN ITS PE S0NA O QRATE CAPACITY 

Per· 
> 

Michael G. Creber, CPA, CA, CF, C[RP, LIT 

Senior Vice-President 
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INTRODUCTION AND PURPOSE OF THE FIFTH REPORT 

1. On October 16, 2015, the Honourable Mr. Justice Dewar issued an Order (the
"Appointment Order") appointing Grant Thornton Limited as receiver (the
"Receiver") of all of the assets, undertakings and property of 5448124 Manitoba
Ltd. ("544" and/or the "Company").

2. At the October 27, 2015 return date and upon review of the Receiver's First
Report to the Court ("First Report") Justice Dewar issued an Amended and
Restated Order (the "Amended and Restated Order").

3. The Receiver issued its Second Report ("Second Report") on March 31, 2016
which among other things sought an increase to the Receiver's borrowing limit.
On April 8, 2016, the Honourable Mr. Justice Dewar issued an Order approving
the Receiver's Second Report and the relief sought (the "April 8, 2016 Order").

4. The Receiver issued its Third Report ("Third Report") on August 5, 2016 which
among other things sought an increase to the Receiver's borrowing limit. On
August 17, 2016, the Honourable Mr. Justice Dewar issued an Order approving
the Receiver's Third Report and the relief sought (the "August 17, 2016 Order").

5. The Receiver issued its Fourth Report ("Fourth Report") on April 13, 2017 to
update the Court on the Receiver's activities and findings since the issuance of the
Third Report. A copy of the Fourth Report (without appendices) is attached as
Appendix "1" to this Fifth Report of the Receiver ("Fifth Report").

6. The purpose of the Fifth Report is to outline the Receiver's activities and findings
since the issuance of the Fourth Report. At this juncture it is not the Receiver's
intention to bring a motion to the Court until such time as further directions are
required.

SCOPE AND TERMS OF REFERENCE 

7. In preparing this Fifth Report, the Receiver has relied upon unaudited financial
information, the Company's records, financial information and projections and
discussions with the Company's former management and contractors as well as
information from the current property manager A.S.H Management Group Inc.
("A.S.H"). While the Receiver reviewed various documents and believes that the
information therein provides a fair summary of the transactions as reflected in the
documents, such work does not constitute an audit or verification of such
information for accuracy, completeness or compliance with Generally Accepted
Accounting Principles ("GAAP") or International Financial Reporting Standards
("IFRS"). Accordingly, the Receiver expresses no opinion or other form of
assurance with respect to such information except as expressly stated herein.
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8. Some of the information used in prepari11g this Fifth Report consists of financial
projections. The Receiver cautions that these projections are based upon
assumptions about future events and conditions that are not ascertainable. The
Company's actual results may vary from the fimmcial projections, even if the
hypothetical and probable assumptions contained therein materialize, and the
variations could be significant. The Receiver's review of the future oriented
information used to prepare this Fifth Report did not constitute an audit of such
information nor its compliance with GAAP or IFRS.

9. This Fifth Report has been prepared for the use of this Court and the Company's

stakeholders as general information relating to the Company and for the purpose
of assisting the Comt when this matter next comes on before it. Accordingly, the
reader is cautioned that the Fifth Report may not be appropriate for any other
purpose. The Receiver will not assume responsibility ot liability for losses
incurred by the reader as a result of the circulation, publication, reproduction or
use of the Fifth Report contrary to the provisions in this paragraph.

I 0. Capitalized terms not defined in this Fifth Report are as defined 111 the 

Appointment Order. All references to dollars are in Canadian currency unless 
otherwise noted. 

I I. Copies of this Fifth Report, the previous reports and all Orders issued in these 
proceedings are available on the Receiver's website at: 

http:.:/ /www. 2:ranll hornton .ca/en/service/adv i sory/c red i tor-u pdtttes/#54-1-8 124-Man i toba-Ltd 

PARTIES 

12. 544 is a company incorporated pursuant to the 1aws of Manitoba that owns and
operates a thi-ee story residential apartment building at 519 Burnell Street

("Burnell" and/or ''Property''), Winnipeg, Manitoba.

13. The registered head office of the Company is located at 910 - 388 Portage
Avenue, Winnipeg, Manitoba (the '·Head Office'").

14. Susannah Simes ("Simes'') and Russell Knight ('·Knight") a.re the officers and
directors of the Company.

15. Cameron Stephens Financial Corporation ("CSFC") is a secured creditor of the
Company and holds a first charge real property mortgage and personal property
security against the Company's assets as well as holding personal guarantees of
Simes and Knight. The Receiver has received an independent security opinion

from Taylor McCaf
f

rey LLP ("Taylor") acknowledging that CSFC's security is
duly perfected and enforceable in accordance with its terms.
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THE RECEIVER'S ACTIVITIES 

16. Since the date of the Receiver's Fourth Report, the Receiver has completed the

following:

a. Corresponding and engaging in numerous discussions with operational

stakeholders;

b. Requested and received funding under the Amended Loan Agreement

between the Receiver and CSFC dated August 4, 2016 (the "Amended

Loan Agreement") so that the Receiver could provide advances to A.S.H.

to enable it to cover the cash outlays incurred on behalf of the Receiver

that are in excess of the rental receipts;

c. Filed statutory 246(2) notices as required by the BIA;

d. Worked with A.S.H. to provide a form of monthly reporting acceptable to

the Receiver and the secured creditor as part of the monthly reporting

package required under the Receiver's Loan Agreement with CSFC;

e. Worked with A.S.H. to engage a consultant to file a property tax

assessment appeal for the property;

f. Working with A.S.H and CSFC to decide the best course of action relating

to resolve the zoning and variance application that conditionally increase

the number of units in the building from 80 to 88 and providing funding

for same to A.S.H. to engage contractors to supervise and oversee the

work to be done;

g. Assessed with A.S.H. and CSFC the appropriate adjustments to make to

the monthly rental rates to estimated market values which has resulted in

63 of the 66 apartments that are available for lease being leased at the

Property as of December 31, 2017, up from 28 leased as at the date of the

Appointment Order;

h. Worked with A.S.H., CSFC and vanous contractors to determine

additional measures to enhance the existing corrective measures taken to

date to correct the Basement Dampness Issue as detailed in the Receiver's

Fourth Report and discussed further in this Fifth Report;

1. Worked with A.S.H. and CSFC to determine further improvements needed

to the building to make the units more marketable for future tenants;

J· Amend the expiry date of the current loan agreement to December 31,

2018;
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k. Posted information on the Receiver's website including the Receiver's
Fifth Report; and

1. Working with A.S.H. to obtain pricing to complete the basement units
buildout and installation of a proper ventilation and air recirculation
system for the basements units and seeking authorization from CSFC to
provide funding, as required for same.

MANAGEMENT AND OPERA TIO NS OF 519 BURNELL 

17. As disclosed in the Receiver's First Report, less than one half of the units in
Burnell were occupied at the time of the Appointment Order and the expenses

incurred relating to the Property's operations exceeded the rent being collected.
Due to the Receiver's and A.S.H.'s efforts the Fourth Report was able to disclose
that 50 of the 66 rentable units had been leased by March 1 ,  2017.

18. Since the Receiver's Fourth Report was issued, a further 13 units have been leased
as of December 31, 2017 making the Property at nearly full occupancy for the
units that are currently available for occupancy. Rental incentives have been
discontinued and increases to monthly rental rates are being implemented where
appropriate.

STATE OF 519 BURNELL/BASEMENT DAMPNESS ISSUE UPDATE 

19. As discussed in the Third Report, the Receiver learned that the basement walls

and foundation were damp as a result of either the grading of the Property and/or
the foundation's exterior seal. As a result all basement units could not be occupied

and their tenants had to be relocated.

20. As detailed in the Receiver's Third Report, Pinchin conducted a review of the
basement interior and determined the extent of mold infestation, prepared a scope
of work for the affected units including sealing off the basement, tendered the
scope of work to various contractors and prepared a summary of their findings and
quotations to remediate all the affected basement units.

21. As set out in the Fourth Report:

a) Pinchin was engaged as the general contractor for the basement unit
remediation work. This work was completed October, 2016 ; and

b) Superior Asphalt Paving Co. Ltd ("SAPCL") was engaged to correct the
grading around the building and the work was completed in October,
2016.
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22. As further discussed in the Fourth Report, A.S.H.'s inspection of the basement in

late January, 2017 identified moisture and early signs of reoccurring mold growth

on the basement wall.

23. The Basement Dampness Issue was investigated again by Pinchin. Following its

on-site inspection on February 2, 2017 Pinchin concluded the moisture and mold

was the result of poor air movement and condensation caused by the lack of

insulation on the exterior walls.

24. After the Spring thaw in 2017 it was apparent that the grading work carried out by

SAPCL had significantly improved the dampness issue.

25. The Receiver, A.S.H. and CSFC canvassed what other improvements would

divert water from the building and determined that the following work in the

courtyard would be appropriate:

a) Excavate 2 drainage trenches, each east to west, centrally located running

parallel to left and right of the main center footpath, gradual slope at

approximately 2% gradient, terminating at street frontage of property

courtyard; and

b) Re-grade area after lining and filling trenches with appropriate materials to

support proper drainage.

SAPCL was engaged and this work was completed in October, 2017. 

26. There have been no further instances of water leakage or mold growing in the
basement since SAPCL and Pinchin completed the work detailed above.
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FINANCIAL HIGHLIGHTS SUMMARY 

27. The chart below high I ights the improvements in revenue generated between 20 l 6
and 2017 and the reductions in operating expense resulting in a net improvement
to cash flow of$ 526,960. Revenues are anticipated lo .increase further in the latter
half of 2018 once the renovations are completed in the basement units and they
become available for rent.

5448124 Manitoba Ltd 
Comparative Financial Highlights 

For the 12 months Ended December 31, 2016 and 2017 

r 2016 [ 2017 

Total Revenue 346,272 572,399 

Utilities 119,451 80,233 

General & Administration 319,775 228,682 

Repair & Maintenance 293,728 70,994 

Total Operating Expenses 732,954 379,909 

Ca pita I Expenditures 179,876 232,088 

Net Cashflow (Deficiency) for the Period $(566,558) $ (39,598) 

2018 BUDGET AND CURRENT FUNDING REQUIREMENTS 

I change($) 

226,127 

(39,218) 

(91,093) 

(222,734) 

(353,045) 

52,212 

$ 526,960 

28. Significant ef
f

orts have been made to rehabilitate the building, and Burnell is now
generating sufficient cash flow to meet required normal operational expenditures

and professional fees. Some funding from CSFC is still required to address the
capital expenditure costs for the basement units and HY AC system that will be
required to bring the units to a "rent-ready" state. This will be discussed in more
detail later in this report.

29. A.S.H. continues to provide monthly reporting updates which include financial

information such as income statements. bank reconciliations, tenant receivables,
rent rolls, accounts payable, accrual reports and status report of various aspects of
the Property's operations which helps enable the Receiver to ascertain ongoing
funding requirements.

30. The 2018 Budget (the "2018 Budget'') prepared provides the operating cash
requirements for the property including the estimated costs of the Receiver and its



- 9 -

counsel for the period ending December 31, 2018. The 2018 Budget was 
developed by the Receiver from information provided by A.S.H. The Receiver has 
attached as Appendix 2 a redacted version of the 2018 Budget which provide the 
operational funding requirements but redacts the estimated costs related to the 
HV AC and basement buildout work until such time as the work is awarded and 
completed. Once the work has been awarded and completed an unredacted copy 
of the budget will be circulated. In the event that a stakeholder requires the 
unredacted information the Receiver is prepared to provide a copy once the 
stakeholder signs an appropriate undertaking confirming that it will maintain 
confidentiality as if a Sealing Order is in place and make no disclosure thereof 
pending further Order of this Court. 

31. On November 28, 2017, CSFC and the Receiver agreed to extend the expiry date
on the existing credit facilities to December 31, 2018. Attached as Appendix "3"
is a true copy of the Third Loan Amending Agreement confirming same.

32. To date, the Receiver has requested and received seven advances from CSFC
totaling $1,036,702.61. The additional advances made since the Fourth Report
were required to support ongoing operational expenditures, fund the work
required to address the Basement Dampness Issue and the Zoning and Variance
Applications that had been commenced prior to the Receivership. There remains$
172,097.39 of borrowing limit available to the Receiver.

33. The expenditures planned for 2018 are not anticipated to require a further increase
in the borrowing limit.

SALES PROCESS - EXPRESSIONS OF INTEREST 

34. As indicated in the Fourth Report, a sales process was not being contemplated
until certain milestones for the property were achieved. Although most of these

milestones have been completed it is the Receiver's recommendation that it is still
premature to conduct a formal widely marketed sales process until the work to
complete the basement (as detailed below) has been completed. The Receiver has
reviewed this approach with CSFC who is in agreement with same.

ADDITIONAL APPRAISAL OF THE PROPERTY 

35. CSFC has engaged an appraiser to conduct its own appraisal of the Property. The
Receiver and A.S.H. have fully cooperated with CSFC's appraiser's information
and access requests.
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PROPERTY TAX ASSESSMENT APPEAL 

36. On June 12, 2017, A.S.H. advised the Receiver that the City of Winnipeg's
proposed tax assessment for Burnell proposed a value of$ 3,723,000 to be used
for the property for 2017 and 2018.

37. Based upon the recommendations of A.S.H. and Stevenson Advisors
("Stevenson") a Property Tax Appeal was filed on June 26, 2017.39. On
January 29, 2018, Stevenson advised the Receiver that the City of Winnipeg,
Board of Revision ("BOR'') met on January 18, 2018 and accepted Stevenson's
valuation of the property of $2,926,000. A copy of the BOR Order is attached as
Appendix "4".

ZONING APPLICATION STATUS AND COMPLETION OF WORK 

38. As disclosed in the Second, Third and Fourth Reports, only 14 of the 22 basement
units could be occupied until the outstanding Occupation Permit issue with the
City was resolved. Resolution of this issue was contingent on re-zoning the
property for R2-Residential Two-Family District to a RMF-L Residential Multi­
Family Large District as well as completing various building code deficiencies.
Although the City approved this re-zoning it was contingent upon satisfaction of
various conditions on or before September, 2017 which the Receiver was
endeavouring to address with A.S.H.'s assistance.

39. However, on May 11, 2017, A.S.H. received notice of a fine for$ 1,015 issued
from the City of Winnipeg due to an "Order Work Without Permit" dated April
12, 2017, a copy of which is attached hereto as Appendix 5. The Order was in
respect of a By-law Violation Notice which had originally been issued on October
11, 2016 (the "October 11 Violation"). The City had sent the October 11
Violation to 544's corporate office instead of A.S.H. or the Receiver.

40. Receipt of the October 11 Violation prompted the Receiver to make further
inquiries with the City to ascertain the reason for the notice. When initial inquiries
through A.S.H. did not provide the necessary answer Taylor conducted its own
investigations.

41. On May 23, 2017, Taylor reported that the Company's rezoning and subdivision
efforts and the temporary Variance Order granted in 2015 did not authorize 544 to
construct the additional 8 basement units. The September 2015 approval was a
conditional approval; these conditions (payment of fees, and the plan of
subdivision and by-law referred above being completed and registered) had to be
satisfied before a building permit to construct the additional units would be
issued. Given 544's construction of these units prior to the Receivership without a
building permit, this was a clear violation.
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42. The City of Winnipeg advised Taylor that the Receiver had until July 11, 2017 to
rectify the violation otherwise the Property's Occupancy Permit would be
annulled. The options available to the Receiver were to either:

a) remove all of the 8 units. The time to complete this work is within the
original 30 day period set out in the City's Order Work Without Permit.
Counsel advised that if the removal and restoration work is being
undertaken, the City would likely not take further steps under the Order.
Once the removal and restoration work is completed, the City would need
to re-inspect the premises to confirm compliance with the existing R2
zoning ("Option l "); or

b) complete the rezoning and subdivision process, following which a
building permit could be applied for to allow the work to complete the 8
suites. This would require fees to be paid (in 2015 the amount was
approximately $9,000) and a surveyor engaged to prepare the plan of
subdivision. Once prepared, the plan would need to be approved at the
land titles office, which can take at least 8 weeks, and all other work was
required to be completed by September 2017 ("Option 2").

43. The Receiver, with CSFC's input, weighed the different factors in determining
which option was commercially reasonable. On May 25, 2017, the Receiver
concluded that it was best to proceed with Option 1 given that:

a) it could be completed within the timelines required;

b) the costs involved were less than the costs required with Option 2 and
therefore did not require an increase to the borrowing limit; and

c) did not impact the ongoing work being done to resolve the Basement
Dampness Issue.

CSFC concurred with the Receiver's decision. 

44. The Receiver advised A.S.H. to immediately contact several contractors and
expedite obtaining pricing for Option 1 and their availability to complete the
demolition work.

45. A.S.H. contacted several contractors to determine availability and Hedman
Construction Ltd. ("Hedman") advised they could commence the work
immediately. On May 31, 2017, a site meeting was arranged with A.S.H., Hedman
and a City of Winnipeg building inspector (the "Inspector") to identify the eight
units to be removed and any other associated work that was required. Hedman
provided A.S.H. a memo summarizing the May 31 site meeting. On June 1, 2017,
the Inspector, in an email, provided A.S.H. and Hedman specific details on the
units to be removed and other work to be completed. Hedman was requested to
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expedite the cost to complete this work. A copy of the May 31 Hedman memo and 

June 1 Inspector's email are attached as Appendix "6". 

46. On June 19, 2017, Hedman provided their quotation to perform the work required
as specified by the Inspector which was for$ 76,511 +GST. A copy of the Hedman
quotation is attached as Appendix "7".

47. Following consultation with CSFC the Receiver approved the Hedman quotation
and instructed it to proceed with the work at the earliest opportunity.

48. Hedman began the demolition work of the eight basement units on August 2, 2017
and the work was completed on or about October 1, 2017. On completion of the

demolition work, A.S.H. and Hedman requested issuance of the permanent
Occupancy Permit.

49. On October 20, 2017, the Inspector advised that as he was finalizing the
paperwork to issue the final Occupancy Permit, but noted he was waiting on the
final electrical inspection report and as a result could not issue the final

Occupancy Permit. On October 23, 2017, A.S.H. was advised by Hedman that the
final electrical inspection permit related to the demolition of the eight units had
passed and the final Occupancy �ermit was expected imminently.

50. However, on October 31, 2017, a new problem arose. The City advised Hedman
that the electrical permits that had been issued back in 2012 and 2015 (the "2012
and 2015 Permits") had not received final electrical and inspection reports.

51. While A.S.H. and Hedman were working to close out the 2012 and 2015 Permits,
the Inspector issued the building an Interim Occupancy Permit.

52. On January 9, 2018, the final Occupancy Permit was issued. A copy of which is
attached hereto as Appendix "8".

BASEMENT UNITS BUILDOUT AND BASEMENT VENTILATION 

INSTALLATION 

53. Upon the building obtaining the final Occupancy Permit on January 9, 2018, the
Receiver requested A.S.H. to discuss with Pinchin and another HVAC contractor
what was necessary to finalize the basement ventilation system design and costs.
A.S.H also obtained a quotation to finish off the work in the remaining basement
units to bring them to a rent-ready state. Although the proposed work will not
require an increase in the Receiver's existing borrowing limit the Receiver has
reviewed the situation with CSFC who agrees the work should proceed. Hedman
is currently making application for the required Building Permit from the City of
Winnipeg before proceeding with the work.
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RECEIPTS AND DISBURSEMENTS OF THE RECEIVERSHIP 

54. Attached as Appendix "9" is the Receiver's Interim Statement of Receipts and
Disbursements for the period October 27, 2015 to December 31, 2017.

55. Attached as Appendix "10" is A.S.H.'s Interim Statement of Receipts and

Disbursements for the period December 17, 2015 to December 31, 2017.

56. The Receiver notes that there are seven Receiver Certificates issued to CSFC for a

total of $1,036,702.61 to cover the initial and ongoing operational expenses and

priority repairs required at the property. As at December 31, 2017, the Receiver

held $107,828.84 in its bank accounts and A.S.H. held $148,427.53.

RECEIVER'S FEES AND DISBURSEMENTS 

57. Pursuant to paragraph 18 of the Appointment Order, the Receiver and its counsel

may pass their accounts from time to time.

58. The Receiver seeks to have its fees and disbursements, including those of its legal
counsel, approved by the Court at the next hearing of this matter. The Receiver

and its counsel have maintained detailed records of their professional time and

costs.

59. Total fees, disbursements and applicable taxes of the Receiver for services

provided from March 1, 2017 through to December 31, 2017 totals $37,411.26.

Attached as Appendix "11" are true copies of the Receiver's statements of
account including the detailed time and disbursement records.

60. Taylor has acted as the Receiver's legal counsel on all matters relating to this
proceeding. Total fees, disbursements and applicable taxes for Taylor from March

1, 2017 through to December 31, 2017 is $12,102.12. Attached as Appendix "12"

hereto are true copies of the statements of account rendered by Taylor which

include the detailed time and disbursement breakdown.

61. It is the Receiver's opinion that the fees and disbursements of the Receiver and

Taylor are fair and reasonable, justified in the circumstances and accurately reflect

the work done by the Receiver and on behalf of the Receiver by its legal counsel
in connection with the receivership and the administration of the property of the
Company from commencement of the engagement to December 31, 2017. The
Receiver recommends approval of both its own and Taylor's accounts by this

Honourable Court at the next hearing of this matter.
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CONCLUSION 

62. The Receiver believes .it is an appropr.iate time to report to the Court on its

activities since the Fow-th Report. The next time the Receiver brings this matter

on before the ·court it will seek approval for the activities summarized in this
Report. CSFC has been consulted and supports tbe recommendations of the

Receiver a<; set out herein.

ALL OF WH[CH IS RESPECTFULLY SUBMITTED this day of March, 2018. 

GRANT THORNTON LIMITED, 

In its Capadty as Court-Appointed 

Receiver of 5448124 Manitoba Ltd.
and not in its personal or corporate capacity 

,,-/ 1 

_Por:------ � � 
,:...-

Michael G. Creber, CPA, CA, CF, ClRP, UT 

Senior Vice-President 
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�"th TfilS FOURTH LOAN AMENDING AGREEMENT made this =- day of November, 2018, between: 

GRANT THORNTON LIMITED, solely in its capacity as court-appointed receiver and 
manager of the Debtor and the Property (as hereinafter defined), and not in its personal 
capacity, 

(the "Borrower")

- and

CAMERON STEPHENS FINANCIAL CORPORATION, 

(the "Lender")

WHEREAS the Borrower and the Lender are parties to that certain Loan Agreement made the 9th 

day of March, 2016 (the "Originnl Loan Agl'eement 11) as amended by a certain Loan Amending Agreement 
dated the 4'" day of August, 2016 (the ''Loan Amending Agreement") and a certain Second Loan 
/\mending Agreement dated the 23•d day of December, 2016 and a certain Third Loan Amending 
Agreement elated the 28th day ofNovember, 2018 (collectively, with the Original Loan Agreement and the 
Loan Amending Agreement, the 11 Loan Agl'eement");

AND WHEREAS the Borrower and the Lender have agreed to amend the Loan Agreement to 
extend the Maturity Date as more particularly set out herein; 

NOW THEREFORE the parties hereto covenant and agree as follows: 

ARTICLE J - DEFINED TERMS 

1.0 I Defined Terms 

In this Agreement, unless there is something in the subject matter or context inconsistent therewith, 
all capitalized terms used but not defined herein shall have the meaning ascribed to them in the Loan 
Agreement. 

ARTICLE 2 -AMENDMENTS TO LOAN AGREEMENT 

2.01 Amendment to Maturity Date 

The Borrower and the Lender hereby agree that the Loan Agreement is amended as follows: 

the "December 31, 2016" date contained in Section 2.04(a) of the Original Loan 
Agreement, as subsequently replaced witJ1 December 31, 2017 and then with Decembe1· 
31, 2018, is hereby replaced with "December 31, 2019".

2.02 No Other Amendments 

The Borrower and the Lender hereby confirm that all other terms and conditions of the Loan 
Agreement shall remain in full force and effect, unamended. 
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ARTICLE 3 - GENERAL 

3.01 Modification, Waiver. Consent 

Any modification or waiver of any provision of this Fourth Loan Amending Agreement, or any 
consent to any departure by the Borrower therefrom, shall not be effective in any event unless the same is 
in writing and signed by the Lender, and then such modification, waiver or consent shall be effective only 
in the specific instance and for the specific purpose given. Any notice to or demand on the Borrower in 
any event not specifically required of the Lender hereunder shall not entitle the Borrower to any other or 
further notice or demand in the same, similar or other circumstances unless specifically required hereunder. 

3.02 Notice 

Any notice, request, demand, consent, approval or other communication provided or pe_rmitted 
hereunder shall be in writing and may be given by personal delivery, facsimile transmission or may be sent 
by registered mail, postage prepaid (with Acknowledgment of Receipt Card), addressed to the party for 
which it is intended at the following address: 

Borrower: Grant Thornton Limited 
l l th Floor I 200 King Street West
Box 11 I Toronto I ON I M5H 3T4
T+l 416 369 7047
f +I 416 360 4949
Attention Michael Creber
E Michael.Creber@ca.gt.com

And to 

Taylor McCaffrey LLP 
91h Floor- 400 St. Mary Avenue 
Winnipeg, MB, R3C 4K5 
T+ I 204.988.0375 
f+ 204.953.7178 
Attention: David R. M. Jackson 
djackson@tmlawyers.com 

Lender: 

And to 

Cameron Stephens Financial 
Corporation 
15 Adelaide Street East, Suite 600 
Toronto, ON MSC 3A I 
T +1 416-591-8787 
C + I 416-895-4176 
Attention Scott Cameron, 
President 
scott@cameronstephens.com 

ML T Aikins LLP 
30th Floor - 360 Main Street I 
Winnipeg, MB R3C 40 I 
T+ 1.204.957.4663 
F+ 204.957.4285 
Attention: J.J. Burnell 
jburnell@m Hai kins.com 

however, any party may change its address for purposes of receipt of any such communication by giving 
ten Business Days prior written notice of any such chunge to the other party in the munner above prescribed. 
Any notice delivered or sent by facsimile transmission shall be deemed to have been given on the day of 
receipt, or faxed, if a Business Day, and otherwise on the nex1 succeeding Business Day. Any notice sent 
by registered mail as aforesaid shall be deemed to have been given on the date of receipt of such notice by 
the Borrower as disclosed on the aforesaid Acknowledgment of Receipt Card, except in the event of mail 
disruption in which case notices shall be delivered, telexed or telecopied. 

3.03 Time 

Time shall be of the essence hereof. 



J.04 Further Assurances 
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The Borrower hereby agrees that, at any time and from time to time, it shall, upon request of the 
Lender, execute and deliver such further documents and instruments and do such further acts and things as 
the Lender may require in order to effect the purpose of this Fourth Loan Amending Agreement. 

J.05 Paragraphs, Headings� Etc. 

Paragraphs and headings are inserted for convenience only and shall not affect any construction or 
interpretation of this Agreement unless expressly referred to in the provisions of this Fourth Loan Amending 
Agreement. 

3.05 Assil!nment or Assumption 

The Borrower shall not be entitled to assign any of their rights hereunder, and no person may 
assume the obligations of the Borrower hereunder, without the prior written consent of the Lender or Court 
Approval. 

3.07 Applicable Law 

This Fourth Loan Amending Agreement shall be governed by and construed in accordance with 
the laws of the Provi1ice of Manitoba. 

3.08 Severability 

lf any provision of this Fourth Loan Amending Agreement is prohibited by or is invalid or 
unenforceable under any applicable law, such provision shall be ineffective to the extent of such prohibition 
without invalidating the remaining provisions hereof. 

3.09 Enurement 

Subject to the provisions of this Fourth Loan Amending Agreement respecting non-assignability 
by the Borrower, this Fou11h Loan Amending Agreement shall enure to the benefit of and be binding upon 
the parties hereto and theit respective successors and assigns. 

3.10 Counterparts and Electronic Execution 

This Fourth Loan Amending Agreement may be executed in any number of counterparts, each of 
wl1ich when executed and delivered shall be deemed to be an original and all of which when taken together 
constitute but one and the same agreement. Any party may execute this Fourth Loan Amending Agreement 
by signing any counterpart of it. This Follrth Loan Amending Agreement may be executed by one or more 
of the parties by facsimile or email (,pdf) transmitted signature and all pa11ies agree that the reproduction 
of si'gnatures by way of facsimile or email (.pdt) device will be treated as though such reproductions were 
executed originals. 

[remainder of this page left blank intentionally; signature page follows] 
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IN WITNESS WHEREOF the parties hereto have duly executed this Fourth Loan Amending 
Agreement as of the date first written above. 

GRANT THORNTON LIMITED, 

solely in its capacity as receiver and manager 
of the Debtor and the Property, and not 
in its personal capacitv 

Per: 

Per: 

CAMERON STEPHENS FINANCIAL 

CORPORATION 

Per: 

Per: 



IN WITNESS WHEREOF the parties hereto have duly executed this Fourth Loan Amending 
Agreement as of the date first written above. 

GRANT THORNTON LIMITED, 
solely in its capacity as receiver and manager 
of the Debtor and the Property, and not 
in its persona) capacity 

Per: 

Per: 

CAMERON STEPHENS FINANCIAL 
CORPORATION 

Per: 

Per: 
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HEDIIVIAN 

CONSTRUCTION LTD. 

February 20, 2018 

ASH Management Inc. 
233 Portage Avenue, Suite l 00 
Winnipeg, MB 

Attention: Grant Stevenson 

Dear Grant: 

Re: 519 Burnell 

Here is a pricing swnmary of where we're at on 519 Burnell at present: 

I. Rebuild 14 suites as per October 23rd pricing.

2. HV AC pricing based on Pinchin design as per February 5th quote.

(14) Non-ducted range hoods

( 14) Fresh air transfers for bedrooms

Drywall bulkheads to conceal ductwork 

3. Missing items and appliances as per attached.

Grand Total Feb. 20, 2018 

Not Included: 

- Engineering fees.
- Any work in public corridors except as required for new HV AC system.

Please call me if you have any questions or comments. Thanks. 

Yours truly, 
HEDMAN CONSTRUCTION LTD. 

' ,,, 

David Hedman 
President 

DH/lml 

$ 126)91.00

$ 76,624.90 

$ 3,430.00 

$ 7,438.00 

$ 18,480.00 

$ 29,072.00 

$ 261�435.20 
+ G.S.T.

557 Marion Street, Winnipeg, MB R2J OJ9 204-284-0277 PHONE 204·477-9088 FAX admin@hedmanconst.com E-MAIL 
www.hedmanconst.com 



HEDNIAN 

CONSTRUCTION LTD. 

February 20, 2018 

519 BURNELL 

REPLACE MISSING ITEMS IN 14 SUITES 

1. 

2. 

Kitchen uppers and lowers 

Lowers only 
Counter top only 
Drawers, door, covers, etc. 
New rated suite door 

New appHances (Coast) 

(1) 6'

(1) 2'-5"

(1) 7'-5"

(2) 5'-6"
(1) 6'
(1) 5'-6"

Fee 10% 

TOTAL 

1,700.00 
675.00 

2,100.00 

3,050.00 
1,250.00 

300.00 
400.00 
300.00 

16,654.00 

26,429.00 
2,643.00 

$29,072.00 

+ G.S.T.

557 Marion Street, Winnipeg, MB R2J 0J9 204-284-0277 PHONE 204-477-9088 FAX admin@hedmanconst.com E-MAIL 
www .hedmanconst.com 



COR5T 

CIPPLIRNCES 
Brands You Want, Expertise You Need 

#3 -1421 St James Street 
Winnipeg, MB R3H OY9 
PHONE: (204) 786-8811 
FAX: (204) 775-4618 

Invoice# 000011473 

QUOTE 

SERVICE TOLL FREE: 
1 11111111 111 11111 11111 lllll lllll 11111 1111111111 1111 1111 

Visit our website at WWW.COAST APPLIANCES.COM GST# 81398 6668 

HEDM AN CONSTRUCTION LTD 
557 MARION ST 
WINNIPEG, MB R3H0Y9 

iL�w.f>��o,; ER509 

HEDMAN CONSTRUCTION LTD 
519BURNELL 
WINNIPEG, MB R3H0Y9 

(204) 479-3146

Customer# 

ER509 

Ship Via

RSR Transport 

Payment Type 

COD 

Salesperson 

Dean Laycock 

Schedule Date

Apr27,2018 

14 
14 

29 

Package Freight Allowance 

I ,,

599.00 
619.00 

515.00 
555.00 

476.00 

APPLIANCE PROTECTION PLAN O YES O NO REMOVAL OF OLD UNITS O YES O NO 

* All authorized returned products will be subject to a 30 % restocking charge. SUBTOTAL 

• Orders must be paid in full upon scheduling delivery.
• Please inspect product condition immediately for physical defects shipping damage. ECO LEVY 

* We offer no other implied warranty, return or exchange policy.
MBP 

* Appliance being hauled away must be disconnected and uninstalled prior to delivery
* New appliances are warranted by the manufacturer only, unless an extended

GST 
service plan is purchased.

TOTAL 

-� PAYMENT 

NOW 16 LOCATIONS TO SERVE YOU Home Bwl��rs• 
As:soaa110n 

BALANCE .... �-

7,210.00 
7,770.00 

476.00 

15,456.00 

0.00 

l l,198.40

772.80 

17,427.20 

0.00 

17,427.20 

ll 

'j 
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    “Our Business is Built on a Solid Foundation” 

18 Datomar Rd. 
Headingley MB R4H 
0A1    P:204.633.4750 

F:204.633.4749  
saberind@mts.net 

FOUNDATIONS 

& 

RENOVATIONS 

“we do it all” 

waterproofing 

structural repairs 

drainage systems 

sump pits including 
the patented Saber 

Sump Pit 

flood protection 
systems 

concrete flatwork 

underpinning and 
piling 

leveling 

Name: David Heman  Date: July 12, 2018    
Email: davidh@hedmanconst.com 
Address: 519 Burnell St  Project #: Ron McDuffe 
Phone: 204-479-3146 
 ____________________________________________________________________________ 
Saber Industries will supply all labour, materials and equipment to perform work as discussed below.  Any additional work 
carried out but not written below will be charged for.  All debris resulting from work carried out by Saber Industries will be 
removed.  Contractor will carry minimum FIVE MILLION DOLLARS public liability insurance.   

Excavation Permit #E0685   Use of Street Permit #H13813    Workers Compensation #113235 
Saber Industries Inc. is not responsible for trees or shrubs in area of repair. 

GUARANTEE APPLIES TO WORK IN AREA OF REPAIR ONLY 

Description of work and material 

 4 sump pits, 5 feet deep at $4,000.00 each.
 Tile lines to sump pit from light wells $110.00 per foot.

       NOTE: Saber to supply sump pits and new sump pumps. 

     NOTE: Saber is not supplying electrical and plumbing. 

Labour, Material: $ 16,000.00  GST: $800.00     Total: $16,800.00 

Saber is proud to be COR certified. 

Terms:  Payment Due Upon Completion of Contract, 24% per annum charged on overdue 
accounts. Saber accepts cheque, cash, Visa or MasterCard (If paying by credit card, anything 
over $500.00 has to be pre-approved by the office before project begins).  Any contracts 
$10,000.00 or more will require a 15% deposit. (Depending on contract, progress payments 
may be required). 

NOTE:   Please email saberind@mts.net if you would like to confirm project. 
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Winnipeg 

BUILDING OCCUPANCY 

PERMIT 

Planning, Property and Development Department 

Service de l'u,banisme, des biens et de 

l'amenage_meot 

4th Floor
1 

65 Garry Street• 65, rue Garry, quatrleme etage 
Winnipeg • Manltoba R3C 4K4 

This permit issued pursuant to Winnipeg Building By-law No. 4555/87, and amendments thereto, confirms that 
the following use(s) and tenant(s) is/are allowed on the premises described herein: 

519 BURNELL ST LOWER LEVEL 
DWELLING, MULTI-FAMILY 
REPAIR 
"LANDLORD WORK" 
OCCUPANCY CLASS: C (DIV 1, 4304/86) 

Building Occupancy Permit No. 

171185/2018 

October 15, 2018 

Date 

1Je71?1n Momfc/nlov 
Manager of Development 

and Inspections 

for 

Re: Building Permit No. 

110778/2018 

This permit to be posted in a prominent position in the entrance of the 
building/unit and must not be removed except upon the authority of the 
Manager of Development and Inspections. 



APPENDIX 8 



Grant Thornton LLP 
11th Floor 
200 King Street West, Box 11 
Toronto, ON 
M5H 3T4 

T +1 416 366 0100 
F +1 416 360 4949 

grantthornton.ca

Dear [Broker] 

RE: Invitation to submit a marketing and sale proposal for 519 Burnell St, Winnipeg, MB 

Grant Thornton Limited (“GTL”) was appointed as receiver and manager (in such capacities, the 
“Receiver”), without security, of all the assets, undertakings and properties of 5448124 Manitoba 
Ltd (the “Debtor”) acquired for, or used in relation to a business carried on by the Debtor, on  
October 16, 2015.  

The Receiver is seeking submissions to market and sell certain property of the Debtor, being 519 
Burnell Street, Winnipeg, MB, R3G 2B3 (the “Property”). 

The Property is a multi-tenant residential apartment building comprised of 80 apartments. Please 
see enclosed as ‘Appendix A’, further details pertaining to the Property.   

The Receiver intends to engage a broker to list the Property for sale in a court-approved sales 
process (the “Sales Process”).  Prospective brokers wishing to submit a marketing and sale 
proposal for the Property must make its submission by April 10, 2019 to the Receiver. Proposals 
should include, but not limited to, the items noted below: 

 The realtor’s experience and accolades;

 Their  firm’s experience and accolades;

 Sales made within the last 24 months similar to the Property;

 An overview on the current market with reference to properties similar to the Property;

 Whether the realtor recommends any minor ‘cosmetic’ works  be completed to the
Property to ready it for sale;

 The realtor’s proposed listing price and estimated sale price of the Property;

 The realtor’s proposed commission;

[Broker] 

[Address] 

Via Email: [email]  

March 27, 2019 
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 A marketing plan and budget, complete with a marketing timeline and list of mediums /
channels the realtor proposes to market the Property;

 Whether the realtor would recommend a joint listing with another realtor to leverage each
other’s reach (i.e. a regional, national or international realtor);

 Recommended method of sale (i.e. EOI, Auction, etc.);

 The recommended target market for the Property;

 Any anticipated transaction conditions, covenants and warranties; and

 All material aspects of a proposed listing agreement (preferably a draft listing agreement
would be provided).

The Receiver can provide additional information on the Property upon the return of a fully executed 
Confidentiality Agreement as provided in ‘Appendix B’. 

Should you have any questions, please contact Aaron Previte via e-mail at 
Aaron.Previte@ca.gt.com or via telephone at (416) 607-4566. 

Yours sincerely 

GRANT THORNTON LIMITED 

Solely in its capacity as Receiver of 5448124 Manitoba Ltd,  
and not in its personal or corporate capacity 



Appendix A – Property Summary 

519 Burnell Street, Winnipeg, MB, R3G 2B3 
The Property is a multi‐tenant residential apartment building comprised of 80 apartments. Recently, 14 

lower‐level apartments were renovated and refurbished. On October 15, 2018, the City issued a Final 

Occupancy Permit in respect to these completed works. The 14 lower‐level apartments are available to 

tenant. The Property contains a rental office and apartment for the onsite caretaker and manager.  

Building Facts: 

SITE DESCRIPTION 

Legal Description  Plan 775, Block 3, Lots 42-47 and Plan 33661, Lot 
28

Site Area  approximately 28,052 sq. ft. 

Year of Construction  approximately 1913 

Number of Floors  3‐1/2 storey walk up apartment building 

Building Description  Masonry and wood construction 

Physical Characteristics  Apartments ranging in size of approximately 650 
to 900 sq. ft., for 1 and 2 bedroom apartments 

Gross Building Area  approximately 51,124 sq. ft. + lower level  

Property Taxes Assessable Value (2018 / 2019)  $2,926,000 
Roll number: 13030432100 



Confidentiality Agreement 

Grant Thornton Limited  
in its capacity as the Court-appointed Receiver and Manager (the “Receiver”), without 
security, of all the assets, undertakings and properties of 5448124 Manitoba Ltd (the 
“Debtor”) acquired for, or used in relation to a business carried on by the Debtor.  
11th Floor,  
200 King Street West, Box 11 
Toronto, ON M5H 3T4 

E-Mail: Aaron.Previte@ca.gt.com 

Attention:   Aaron Previte   

Dear Sir:  

Re:  Confidentiality Agreement 

The Receiver is seeking submissions to market and sell certain property of the Debtor, being 519 
Burnell Street, Winnipeg, MB, R3G 2B3 (the “Property”). In this regard, we have requested that 
you provide us with certain information and documentation relating to the Property so that we 
may consider same, for the purpose of submitting a marketing and sale proposal complete with 
all details requested (“proposal”), as per your letter dated March 29, 2019. Any information or 
documentation received by us from the Receiver and/or A.S.H. Management Group Inc. in its 
capacity as the property manager (the “Property Manager”), including without limitation: 

 any information, oral or written, which may be provided to us during the course of
preparing our proposal to market and sell the Property, whether provided by the Receiver
or the Property Manager or their agents or representatives;

 all analyses, notes, summaries, compilations, data, forecasts, studies or other
documentation prepared by us or our representatives containing or based upon, in whole
or in part, any such furnished information or reflecting our review of, and interest in, the
Property, including any such notes, analyses, etc. in machine readable form stored in any
computer memory, on any magnetic, optical or magneto-optical disk or in or on any other
contrivance whatsoever;

 non-public financial and business information and documents hereafter furnished to us or
obtained by us from the Receiver or the Property Manager or their agents or
representatives relating to the Property or the affairs of the Receiver or Property
Manager,

(all such information and documentation being hereafter referred to as "Information") will be 
subject to this Agreement. 
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As a condition of and in consideration of the provision of such Information, we agree as follows: 

1. All Information will be kept confidential and will not, without the prior written consent
of the Receiver, be disclosed by us or our Representatives (as hereafter defined) in any
manner whatsoever, in whole or in part, other than to the Representatives (subject to the
limitations set forth below) and no Information shall be used by us or our Representatives
other than in connection with our proposal. We recognize and acknowledge the
competitive value and confidential nature of the Information, and that the Information
and all rights, title and interest thereto shall remain the exclusive property of the
Receiver.

2. Neither we nor our officers, directors, employees, agents, professional advisors, affiliates,
parents, subsidiaries together with their respective officers, directors, employees,
professional advisors and agents or representatives (hereinafter referred to as the
“Representatives”) will directly or indirectly, deal with, use, exploit, or disclose or
release to any third party, any of the Information now or hereafter received or obtained by
us, without your prior written consent, provided however, that any such Information may
be disclosed to our Representatives, who we determine need to know such Information,
solely for the purpose of preparing a proposal as described above, it being agreed that
such individuals shall be similarly obligated to treat such information confidentially.  We
will maintain a list, available to you, of individuals to whom such Information is
disclosed.  All obligations as to non-disclosure by us shall cease as to any part of such
Information to the extent that such Information is or becomes public other than as a result
of acts by us or our Representatives.  We will be responsible for any breach of this
Agreement by our Representatives.

3. In the event that we or anyone to whom we transmit the Information pursuant to this
Agreement is required by law to disclose any of the Information, we will provide you
with prompt written notice so that you may seek a protective order or other appropriate
remedy and/or waive compliance with the provisions of this Agreement.  In the event that
such a protective order or other remedy is not obtained, or that you waive compliance
with the provisions of this Agreement, we or our Representatives will furnish only that
portion of the Information which is legally required and we will use our best efforts to
obtain reliable assurance that confidential treatment will be accorded the Information.

4. In the event we are not successfully appointed the realtor to market and sell the Property
on behalf of the Receiver, we will return to the Receiver all copies of the Information in
our possession or in the possession of our Representatives, and we will destroy all copies
of any analyses, compilations, studies or other documents prepared by us for our internal
use which are based in whole or in part on such Information.  Return of such documents
shall in no event relieve us of any obligation of confidentiality contained herein in respect
of such Information.

5. It is understood and agreed that we will not approach the Property Manager, its
employees or their principals either directly or indirectly without the prior written consent
of the Receiver.
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6. Without the prior written consent of the Receiver, we will not, and will direct our
Representatives not to, disclose to any person either the fact that disclosures or
negotiations are taking place concerning a possible transaction in respect of the Property,
or any of the terms, conditions or other facts with respect to any such possible
transaction, including the status thereof.

7. That in the event we are not successfully appointed the realtor to market and sell the
Property on behalf of the Receiver, neither we nor our Representatives shall use any of
the Information in furtherance of our business, or the business of anyone else, unless such
Information has become public other than as a result of acts by us or our Representatives.

8. It is understood that the Receiver will arrange for appropriate contacts for due diligence
purposes.  All communications regarding the sale of the Property, requests for additional
Information, request for management meetings, and discussions or questions regarding
sale procedures, will be submitted or directed to the Receiver.

9. We understand and acknowledge that the Receiver, the Property Manager and their
directors, officers and employees make no representation or warranty, expressed or
implied, as to the accuracy or completeness of the Information and shall have no liability
to us or any other person resulting from our use of the Information.

10. This Agreement shall be in full force and effect for a period commencing on the date
hereof and expiring on the fifth anniversary of the date hereof.

11. This Agreement shall be governed by and construed in accordance with the laws of the
Province of Manitoba and we irrevocably attorn to the jurisdiction of courts of such
province.

12. We acknowledge that this Agreement does not impose any obligation upon the Receiver
or the Property Manager to provide Information to us.

13. We accept the Information furnished and to be furnished concerning the Property subject
to the conditions set forth in this letter.

14. No copies or any reproductions of any of the Information will be made or allowed to be
made except: (a) in the form of notes, analyses or compilations made by our
Representatives during the inspection or examination of the Information to assist us in
our proposal, or (b) as permitted in writing by the Receiver.

15. Any waiver of any breach of this Agreement by us or our Representatives shall be of no
effect unless in writing and no such waiver shall operate or be construed as a waiver as of
the same or any other breach on a subsequent occasion.

16. In the event that any one or more of the provisions, or parts of any provisions, contained
in this Agreement shall for any reason be held to be invalid, illegal or unenforceable in
any respect by a court of competent jurisdiction, the same shall not invalidate or
otherwise affect any other provisions hereof and this Agreement shall be construed as if
such invalid, illegal or unenforceable provision had never been contained herein.
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17. In the event of we, or our Representatives, breach any of the obligations under this
Agreement, we shall give notice to the Receiver of the nature of such breach. We
acknowledge and agree that the Receiver would not have an adequate remedy at law and
would be irreparably harmed in the event that any provisions of this Agreement were not
performed in accordance with their specific terms or were otherwise breached.  The
Receiver may, in addition to any other remedy, enforce the performance of this
Agreement by way of injunction or specific performance upon application to a court of
competent jurisdiction without proof of actual or special damages or irreparable injury
(and without the requirement of posting a bond or other security). We further agree not to
plead sufficiency of damages as a defence in any such proceeding.  The rights and
remedies provided in this Agreement are cumulative and are in addition to, and not in
substitution for, any other rights and remedies available at law or equity.

18. The agreements made in this Agreement will enure to the benefit of, and may be enforced
by, the Receiver and the Property Manager and their respective successors and assignors.

The undersigned hereby confirms that the foregoing accurately reflects its understanding of the 
matters hereinbefore set forth and described and agrees to be bound by the terms thereof. 

DATED this _____ day of , 2019. 

Company Name: _____________________________ 

Contact Person: 

Name:  _____________________________ 

Title: _____________________________ 
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EXCLUSIVE AUTHORITY TO SELL 

THIS AGREEMENT dated the 1,0..�ay of April, 2019 (the "Effective Date").

Between: GRANT THORNTON LIMITED solely in its capacity as 
court-appointed Receiver and manager of 5448124 
Manitoba Ltd., and of all of the assets, undertakings and 
property of 5448124 Manitoba Ltd., and not in its personal 
capacity 

(the "'Vendor") 

And: DON WHITE INC., (the "Agent") 
operating as COLLIERS INTERNATIONAL, DON WHITE 

In consideration of the services of the Agent, the mutual covenants and agreements herein 
contained and other good and valuable consideration, the receipt and sufficiency of which is 
hereby acknowledged by the Vendor and the Agent, the Vendor hereby appoints and authorizes 
the Agent to act as its exclusive agent for the purposes of selling those lands municipally known as 
519 Burnell Street in Winnipeg, Manitoba, and legally described as: 

Lots 42 to 47 Block 3 Plan 775 WL TO 
In AL 65 Parish of St James 

SP Lot 28 Plan 33661 WL TO 
In RL 63 to 65 Parish of St James 

(the "Property") 

at a purchase price of $7,615,000.00, payable in full on the closing of the purchase of the Property 
on the following terms and conditions: 

1. Term

This Agreement shall commence on the Effective Date and shall be irrevocable until it
expires at one minute before midnight on September 30t1,, 2019 (the "Term•).
Notwithstanding anything contained herein to the contrary, if an offer to purchase or sell has
been accepted by the Vendor and a purchaser, and the offer to purchase or sell is subject to
any conditions, and if the date for removal of the condition or conditions (the "Condition
Removal Date") extends beyond the date set out in this paragraph, then this Agreement shall
be extended and shall continue in full force and effect to the later of:

(a) 90 days after the Condition Removal Date; or

(b) the date set out in this paragraph, whichever is the later.

2. Agent's Responsibilities

The Agent shall, and shall cause Don White (the "Representative") to:

(a) devote themselves diligently to the sale of the Property;

(b) promote and protect the best interests of the Vendor;
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(c) consult with the Vendor on a periodic basis and as requested by the Vendor from
time to time;

(d) take reasonable steps to determine the material facts in respect of the transaction
and disclose such material facts to the Vendor, including the provision of current
market data;

(e) co-operate with a third party broker, as directed by the Vendor, if (but only if) the
third party broker provides evidence satisfactory to the Agent, acting reasonably,
that it is retained to act on behalf of the purchaser;

(f) as and when instructed by the Vendor, negotiate any offer to purchase, present
such offer to purchase to the Vendor along with recommendations for acceptance,
rejection or counter offer and assist with the documentation and execution of the
final agreement;

(g) ensure that all offers are in writing and are submitted promptly to the Vendor
through the Agent, including offers received from other real estate companies or
cooperating realtors; the Agent, for its self and the Representative, acknowledges
that none of the Agent or the Representative has authority to accept any offers on
behalf of the Vendor;

(h) endeavour to prolong all offers for an adequate period of time in order to facilitate
review by the Vendor;

(i) provide liaison between the purchaser and the Vendor as required;

(j) provide personalized attention to the purchaser to create the best possible
continuing relationship with the Vendor; and

(k) devote as much time to its duties pursuant to this Agreement as shall be requisite
to achieve the objectives herein contemplated.

3. Vendor's Responsibilities

(a) the Vendor hereby authorizes the Agent, to the extent that such information is not
available from the Vendor following a request therefor by the Agent and with the
written consent of the Vendor, to make enquiries of civic or municipal officers and
employees, and to make inquiries of any parties holding mortgages, agreements
for sale or other charges on the Property, to obtain particulars relating to the
Property;

(bl the Vendor covenants and agrees with the Agent to refer all enquiries regarding the
purchase of the Property to the Agent as soon as reasonably possible;

(cl the Vendor covenants and agrees with the Agent to bring to the Agent's attention
all offers submitted to it before considering acceptance or rejection;
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(d) the Vendor will provide such documents, to the extent that such documents are in
its' possession or commercially reasonable control (i.e. plans, surveys, blueprints,
environmental reports, structural reports, HVAC service reports, mechanical
reports, service contracts and the like) as the Agent may reasonably require to
effectively market the Property, provided that that such documents shall be made
available to prospective purchasers on the basis that they are for information only
and are without representation or warranty by any of the Vendor, its employees,
agents, officers or directors or the Agent as to the accuracy of the Information
contained In such documents;

(e) the Vendor will allow the Agent to show prospective purchasers the Property
during reasonable hours, subject always to the rights of tenants of any of the
Property;

(f) the Vendor covenants and agrees to provide, for the benefit of the Agent, a
direction with respect to the payment of the commission to the Agent from the
purchase price proceeds; and

(g) The Vendor agrees that following the closing of the sale of the Property the Agent
and Colliers International are permitted to advertise the sale of the Property. The
Vendor further agrees that with the express consent of the Purchaser, the Agent
and Colliers International can also disclose the purchase price.

Notwithstanding anything else contained herein, the Vendor reserves the right In its sole 
discretion to accept or reject any offer to purchase the Property submitted by the Agent 
regardless of the purchase price or other terms included in any such offer to purchase without 
giving any notice of its respective reasons and without thereby incurring any liabfllty to the Agenl 

4. Agent's Commission

The Vendor shall pay the Agent a base plus bonus based commission, in accordance with 
Schedule "A", of three percent (3.0%) of the purchase price payable to purchase the 
Property plus applicable taxes (including, but not limited to Goods and Services Taxes). If 
the Property is sold in co-operation with a third party broker, the commission shall be 
shared on a 60:40 basis in favour of the Agent. The Agent shall have the sole responsibility for 
payment of any co-operating third party broker's commission. 

The commission shall be earned only if and when: 

either: 

(i) the Vendor accepts a binding offer to purchase the Property during the
Term, whether or not the purchaser was introduced to the Vendor or the
Property by the Agent, and the sale and purc;:hase of Property is completed
pursuant to such offer, or

(ii) within six (6) months after the expiration of the Term, the Vendor accepts
an offer to purchase the Property from: a party who was introduced to the
Vendor or the Property by the Agent during the Term in accordance with
Section 5(a) or; a party the Vendor should have referred to the Agent in
accordance with Sections 3(b) or 3(c), and the sale and purchase of Property
is completed pursuant to such offer.
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Subject to Section 5, any commission shall be due and payable to the Agent upon the 
closing of the sale of a Property. "Closing" shall mean the date on which title to the 
Property has issued in the name of the purchaser in the Land Titles Office and the Vendor 
has been paid the full consideration due to it on the closing. 

Any deposit tendered with an offer to purchase accepted by Vendor shall be made payable 
to and be held by the Agent, In Trust. The Agent shall be entitled to set off the 
commission, once payable in accordance with this Agreement, from the deposit held by 
the Agent and will thereafter immediately remit any balance to the Vendor or its solicitors. 

Notwithstanding anything else contained herein, there shall be no commission or Failed 
Sale Commission (as defined herein) earned by or payable to the Agent in the event that a 
secured creditor purchases, or forecloses on, the Property. 

5. Agent's Commission If Transaction Does Not Close

If a transaction for which the Agent would have been entitled to a commission (a "Failed
Sale Commission") under Section 4 fails to close:

(a) and the purchaser forfeits or otherwise pays all or any of the deposit to the Vendor,
then the Vendor shall pay to the Agent the lesser of:

(i) one-half of the amount by which such deposit exceeds the Vendor's legal
costs in respect of such failed transaction; or

(ii) the commission which the Agent would have earned in respect of such sale
if it had closed; or

(b) owing to the willful defaults of the Vendor, then the Vendor shall pay to the Agent
the full amount of the commission which the Agent would have been entitled to
under Section 4,

Provided that if the Property is subsequently sold and a comm1ss1on is earned and 
becomes payable to the Agent pursuant to Section 4, the amount of such commission shall 
be reduced by the amount of any Failed Sale Commission(s) received by or owing to the 
Agent. 

6. Legal Advice

The Vendor acknowledges that the Agent has recommended that they obtain advice from
their legal Counsel prior to signing this document. The Vendor further acknowledges that
the information provided by the Agent is not to be construed as expert legal,
environmental or tax advice and the Vendor is cautioned not to rely on such information
without seeking specific legal, environmental or tax advice with respect to their unique
circumstances.

7. Disclosure

The Vendor acknowledges the Agent's obligation to disclose all material facts known to the
Vendor, including but not limited to environmental and latent defect information and has,
or will accordingly, ensure to the best of its knowledge provide the Agent with any known
information in this regard.



8. Representation by Agent

The Vendor acknowledges and agrees that the Agent has the exclusive listing for the 
purposes of selling the Property as further described in this Agreement and the Agent and 
its licensees and the Representative shall not represent any other party to a transaction 
involving the Property without the express written consent of the Vendor. 

9. Condition Precedent

This Agreement and the obligations of the parties hereunder is conditional upon the 
Vendor receiving the approval of this Agreement from the Court of Queen's Bench, 
Manitoba, in a form satisfactory to the Vendor in its sole and absolute discretion, on or 
before May 10, 2019, failing which, this Agreement shall become null and void and of no 
further force and effect. 

10. Miscellaneous

(a) The Agent will notify the Vendor in writing within ten days after the expiration of
the Term of all those potential purchasers who were introduced to the Property by
the Agent during the Term and in respect of whom the Agent is entitled to a
commission pursuant to Section 4(a)(ii) of this Agreement;

(bl Neither party to this Agreement shall be entitled to assign this Agreement or any
interest herein;

(c) This Agreement shall be binding on the successors and assigns of the parties
hereto;

(di This Agreement shall be governed by the laws of the Province of Manitoba;

(e) Any amendments to this Agreement are to be in writing signed by both parties:

(fl There are no representations, warranties, guarantees, promises or agreements
other than made herein;

(g) The Agent acknowledges that the Vendor is acting as a court-appointed receiver
and that, accordingly, the Vendor may require any offer to purchase to contain
certain terms and conditions that might not otherwise be contained in an offer to
purchase; and

(h) This Agreement may be executed in any number of counterparts, each of which
shall be deemed to be an original and ail of which taken together shall be deemed
to constitute one and the same instrument. Counterparts may be executed either in
original, faxed or:: electronic mail forms. In the case of transmission by facsimile or
electronic mail.
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IN WITNESS WHEREOF the parties hereto have executed this Agreement as of the 
day and year on page one. 

GRANT THORNTON LIMITED 
solely in its capacity as court-appointed Receiver and 
manager of 5448124 Manitoba Ltd., and of all of the 
assets, undertakings and property of 5448124 Manitoba 
Ltd., and not in its pers I capacity 

I am authorized to bind the corporation. 



Sale Price Base Fee Bonus 

3.0% 5.0%0Ver 

$6,900,000 

$6,900,000 $207,000 $0 

$7,100,000 $213,000 $10,000 

$7,300,000 $219,000 $20,000 

$7,500,000 $225,000 $30,000 

$7,650,000 $229,500 $37,500 

$7,700,000 $231,000 $38,500 

$7,900,000 $237,000 $39,500 

Schedule A 

Estimated Commission Structure 

Total Fee Total 

Commission Rate 

Payable 

$207,000 3.0% 

$223,000 3.1% 

$239,000 3.3% 

$255,000 3.4% 

$267,000 3.5%{Max%} 

$269,500 3.5%(Max%) 

$276,500 3,5°/4 (Max%} 
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Thelmo Mansions/519 Burnell St. (00174) 
2019 Budget 

Period = Janaury 1 to December 31, 2019 
Book = Accrual ; Tree = ash_is 

· · -Aciu,a.1 :> : · •/•f:ltidgef •:. ; , Si.!dg!;it ' 
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REVENUE 
Rent Residential (Potential) 79,598 79,598 136,968 

(1) Rent - Residential 402,170 402,313 692,283 842,707 
Parking - Exterior Res 5,158 5,040 8,640 7,620 
Discount - Rent (49,768) (51,737) (88,689) (105,924) 

(1) Discount Rent (potential) (9,800) (9,800) (16,800) 
(2) Discount - Employee (1,755) (1,715) (2,940) 

Vacancy (87,805) (79,598) (136,968) (16,854) 
Miscellaneous Income Residential 392 667 667 
Interest Income 955 56 100 100 
Late Rent Fees 565 469 800 800 
Laundry Income 6,800 5,250 9,000 9,000 

REVENUE - TOTAL 346,118 350,268 603,061 738,116 
EXPENSES 
ENSUITE RECOVERIES 

Appliance Repairs Recovery (225) 
Cleaning Recovery (594) 
Flooring Replacement Recovery (in-suite) (550) 
Locksmith Recovery 90 
Waste Removal Recovery 28 
Laundry Card Recovery (30) 

ENSUITE RECOVERIES - TOTAL (1,281) 
NON-RECOVERABLE EXPENSES 
UTILITIES 

Hydro - C/A 15,924 17,900 28,000 28,000 
Hydro - Gross/Vacancy 13,614 9,000 14,000 14,000 
Phone - Onsite Cellular 469 800 
Phone - Enterphone/lntercom 335 469 800 800 
Phone - Security Alarm 199 210 360 360 
Water 20,648 21,000 36,000 36,000 

UTILITIES - TOTAL 50,720 49,048 79,960 79,160 
GENERAL & ADMINISTRATION 

Administration 1,696 2,919 5,000 3,500 
Advertising/Promotional 4,325 3,500 10,000 10,000 
Bad Debts 8,096 7,000 14,000 14,000 
Bank/Account Charges 1,020 1,750 3,000 3,000 
Collection & Credit Checks 873 875 1,500 1,500 
Insurance - Premium 14,717 15,456 26,500 26,500 
Office/Onsite Expenses 169 581 1,000 1,000 
Professional Fee - Legal 2,500 5,000 1,000 
Professional Fee - Other 550 581 1,000 1,000 
Property Management Fee 36,750 36,750 63,000 63,000 
Security Deposit Interest 21 35 60 60 
Wages - Miscellaneous 823 650 650 
Wages - Site Staff 28,544 25,081 43,000 43,000 

GENERAL & ADMINISTRATION - TOTAL 97,584 97,028 173,710 168,210 
REPAIRS & MAINTENANCE - EXTERIOR 

Fence Repair (not for parking lot) 100 100 
Grounds Maintenance/Landscaping 1,000 1,000 
Lighting - Exterior 666 294 500 500 
Painting/Wall Repair - Exterior 1,000 1,000 500 
Parking Lot/Roadways - Line Painting 52 500 500 
Parking Lot/Roadways - Other 750 1,500 500 
Roof Repair 945 1,400 2,400 1,200 
Signage - Exterior 113 
Snow Removal/Sanding (1,000) 4,000 6,000 2,000 

REPAIRS & MAINTENANCE - EXTERIOR - TOTAL 776 9,044 13,000 4,700 
REPAIRS & MAINTENANCE - INTERIOR 

Appliance - Repair 903 581 1,000 1,000 
Cabinetry/Countertop Repair/Maintenance 32 469 800 800 
Cleaning Supplies 993 1.456 2,500 2,500 
Cleaning Contract 2,500 2,500 2,500 
Cleaning - C/A 1,573 1,250 2,500 2,500 
Cleaning - (in-suite) 231 700 1,200 1,200 
Electrical - C/A 322 1,456 2,500 1,500 
Electrical - (in-suite) 662 1,169 2,000 1,000 
Fire Control Repair & Maintenance 4,156 1,456 2,500 4,000 
Fire/Safety Control - (in-suite) 469 800 800 
Fire Control Contract 678 910 1,560 1,560 
Flooring Repair/Maintenance - (in-suite) 63 350 600 600 
Hot Water Tank Repair/Maintenance - (in-suite) 401 1.750 3,000 2,000 
HVAC- C/A 593 700 1,200 1,200 
HVAC - (in-suite) 266 700 1,200 1,000 
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Thelmo Mansions/519 Burnell St (00174) 
2019 Budget 

Period = Janaury 1 to December 31, 2019 
Book = Accrual ; Tree = ash is 
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Enterphonellntercom Repair/Maintenance 
Kitchen Backsplash Repair/Maintenance 
Laundry Room Repair/Maintenance 
Lighting - C/A - Interior 
Lighting - (in-suite) 
Locksmith - C/A 
Locksmith - (in-suite) 
Maintenance Supplies 
Mats 
Painting,Wall Repair - CIA - Interior 
Painting,Wall Repair - (in-suite) 
Pest Control - Cl A 
Pest Control - (in-suite) 
Plumbing - C/A 
Plumbing - (in-suite) 
Security Contract 
Tubs/Tile/Tub Surround Repair/Maintenance 
Waste Removal 
Water Damage - (in-suite) 
Windows/Doors/Screens - Interior 
Windows/Doors/Screens - (in-suite) 

REPAIRS & MAINTENANCE - INTERIOR - TOTAL 
PROPERTY TAXES 

Property Taxes 
Property Tax Appeal Cost 

PROPERTY TAXES - TOTAL 
NON-RECOVERABLE EXPENSES - TOTAL 
CAPITAL EXPENDITURES (RTB) 

(4) Professional Fee - Other - RTB Capital
(5) Demolition (in-suite) - RTB Capital 
(6) Roof Replacement - RTB Capital 

Appliance - Fridge - RTB Capital
Appliance - Stove - RTB Capital
Cabinetry/Countertop Replacement - RTB Capital
Electrical - (in-suite) - RTB Capital
Fire Control - CIA - RTB Capital 
Flooring Replacement - (in-suite) - RTB Capital
Locksmith - CIA - RTB Capital 

(7) Painting,Wall Repair - (in-suite) - RTB Capital
Plumbing - CIA - RTB Capital
Plumbing - (in-suite) - RTB Capital
Tub/Tile/Tub Surround - RTB Capital
Window Covering Replacement - (in-suite) - RTB Capital
Windows/Doors/Screens - Interior - RTB Capital 
Windows/Doors/Screens - (in-suite) - RTB Capital 

CAPITAL EXPENDITURES (RTB) - TOTAL 
EXPENSES TOTAL 

158 294 

69 
107 581 
147 581 

52 350 
226 875 

1,834 1,169 
257 469 
277 294 
184 666 

2,799 2,919 
581 
581 

102 1,519 
1,456 3,500 

210 2,800 
32 581 

2.452 1,400 
1,050 

581 
139 875 

22,424 36,532 

23,559 25,515 
5,225 

28,784 25,515 
200,288 217,167 

5,503 
8,380 
1,241 
3,632 7,000 
3,000 7,000 

1,169 
581 

1,169 
3,292 2,919 

346 294 
12,694 5,831 

581 
959 2,331 

581 
331 

1,169 
2,727 4,375 

42,105 35,000 
242,393 252,167 

1,000 500 
1,000 500 

600 600 
1,500 1,000 
2,000 2,000 

800 800 
500 500 

1,000 1,000 
5,000 5,000 
1,000 1,000 
1,000 1,000 
2,600 1,200 
6,000 3,000 
4,800 1,000 
1,000 1,000 
2,400 4,000 

1,000 500 
1,500 1,000 

61,060 50,260 

43,744 43,744 

43,744 43,744 
371,474 346,074 

12,000 2,000 
12,000 2,000 

2,000 1,000 
1,000 500 
2,000 2,000 
5,000 5,000 

500 500 
10,000 6,000 

1,000 1,000 
4,000 1,000 
1,000 1,000 

2,000 2,000 
7,500 2,500 

60,000 26,500 
1.31.474 37.2,574 

NET INCOME/LOSS 
, .,. ....... , ... -.rn�:9.9.L .. .... ��,JqJ:::::::::: .,.,:,)ZJ.�E ::::::::::::::::::��.�·-�1.t.

NOTE: 

NET CASH FLOW (DEFICIENCY) FOR PERIOD 
· · · · · · · · · · · · · · · · · 

105_.006 
., ., ... 

(prepared by management without audit) 

(1) Rent/Discount - 2019 Budget includes the basement suites as they are rady for occupancy.
(2) Discount-employee - discount removed, caretaker lives offsite.

.. �.�: i.9.j ·:·:::::•:::::••··ttf'�.�! ......... , .. , .. 

(3) Hydro (gross/vacancy) - 2019 budget increased to more closely reflect 2018 actual expenses.
(4) Professional fee-Other-RTB Capital - 2018 expenses includes professional fees regarding basement suite demolition rebuild. 
(5) Demolition (in-suite) RTB Capital - 2018 expenses are for the demolition of the basement suites 
(6) Roof Replacement -RTB Capital - 2018 expenses includes roof repairs. 
(7) Painting/wall repair (In-suite) RTB Capital - 2018 expenses include suite painting of fifteen (15) suites

Page 2 of 2 
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District of Manitoba
Estate File No. 21-081476
Court File No.: CI15-01-97928

RECEIPTS
Rental Receipts 91,800 
Advance from Secured Creditor 1,208,800 
Interest Income 2,699 

Total Receipts 1,303,299 

RECEIVERSHIP DISBURSEMENTS
Fees Paid to Official Receiver 70 
Administrative Fees 275 
HST Paid 2,122 
Bank Charges 124 
Security 18,300 
Utilities 23,619 
Advance to Property Manager 857,831 
Property Management 10,887 
Waste Disposal 105 
Repairs and Maintenance 53 
Insurance 11,040 
Legal Fees 93,457              
GST on Legal Fees 6,965 100,422 
Receivers Fees 197,341            
HST on Receivers Fees 25,654              222,995 

Total Disbursements 1,247,843 

RECEIPTS LESS DISBURSEMENTS 55,456 

IN THE MATTER OF THE RECEIVERSHIP OF  
5448124 MANITOBA LTD.

OF THE CITY OF WINNIPEG, IN THE PROVINCE OF MANITOBA

RECEIVER'S INTERIM STATEMENT OF RECEIPTS AND DISBURSEMENTS
FOR THE PERIOD ENDING MARCH 31, 2019
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District of Manitoba
Estate File No. 21-081476
Court File No.: CI15-01-97928

RECEIPTS
Rental Receipts 1,603,122 
Interest earned on bank account 1,678 
Miscellaneous Income (laundry) 2,740 
Advance from Receiver 857,798 

Total Receipts 2,465,338 

RECEIVERSHIP DISBURSEMENTS
Advertising 38,388 
Appliance purchases 110,245 
Insurance 84,716 
Office 48,128 
Property management 216,295 
Property taxes, incl appeal cost 147,318 
Repairs and Maintenance 1,069,831 
Salaries & benefits 182,269 
Security Deposit Refunds 15,198 
Utilities 294,926.81              

Total Disbursements 2,207,316 

RECEIPTS LESS DISBURSEMENTS 258,023 

INTERIM STATEMENT OF RECEIPTS AND DISBURSEMENTS
FOR THE PERIOD ENDING MARCH 31, 2019

IN THE MATTER OF THE RECEIVERSHIP OF  
5448124 MANITOBA LTD.

OF THE CITY OF WINNIPEG, IN THE PROVINCE OF MANITOBA

A.S.H. MANAGEMENT GROUP INC. 



APPENDIX 13 



Exhibit "B"

5448124 Manitoba Ltd.

Summary of Fees of the Receiver

For the period from January 1, 2018 to March 31, 2019

Period Hours Fees Disbursements Subtotal HST Total

January 1‐31, 2018 15.80 6,009.94$            ‐$ 6,009.94             781.29                   6,791.23$           

February 1‐28, 2018 9.65 4,034.36$            ‐$ 4,034.36             524.47                   4,558.83$           

March 1‐31, 2018 16.75 6,274.28$            ‐$ 6,274.28             815.66                   7,089.94$           

April 1‐30, 2018 4.90 2,008.65$            10.74$                  2,019.39             262.52                   2,281.91$           

May 1‐31, 2018 3.35 1,563.45$            ‐$ 1,563.45             203.25                   1,766.70$           

June 1‐30, 2018 1.35 481.95$                ‐$ 481.95                 62.65 544.60$               

July 1‐31, 2018 4.45 1,832.25$            ‐$ 1,832.25             238.19                   2,070.44$           

August 1‐31, 2018 5.65 2,171.40$            ‐$ 2,171.40             282.28                   2,453.68$           

September 1‐30, 2018 9.75 3,143.70$            ‐$ 3,143.70             408.68                   3,552.38$           

October 1‐31, 2018 18.40 6,291.60$            ‐$ 6,291.60             817.91                   7,109.51$           

November 1‐30, 2018 5.33 2,390.43$            11.16$                  2,401.59             312.21                   2,713.80$           

December 1, 2018 to January 31, 2019 3.30 1,360.28$            ‐$ 1,360.28             176.84                   1,537.12$           

February 1‐28, 2019 5.05 1,607.29$            ‐$ 1,607.29             208.95                   1,816.24$           

March 1‐31, 2019 18.90 8,756.48$            ‐$ 8,756.48             1,138.34               9,894.82$           

122.63 47,926.06$           21.90$                   47,947.96$           6,233.23$             54,181.19$          

Average Hourly Rate is  390.82$      



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 
PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 

INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 
-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-4049 

To professional services rendered as Court-Appointed Receiver for the period from January 1, 
2018 to January 31, 2018. 

Date Full Name Time Detail

January 4, 2018 Rosa Wilford 0.10 Review estate bank account and 
reconcile December statement. 

January 9, 2018 Jan Oros 0.25 Review update from Ash, respond to 
Ash & lenders comments. 

January 15, 2018 Rosa Wilford 0.25 Review estate bank account, follow 
internal email instructions, prepare, post 
and issue cheque. 

January 17, 2018 Jan Oros 0.30 Review Ash December 2017 reporting 
package, email to Ash. 

January 18, 2018 Michael Creber 0.90 Review reporting; planning. 
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Date Full Name Time Detail

January 18, 2018 Jan Oros 0.30 Review email from Ash, internal 
correspondence re: budget and court 
report, respond to CS inquiry on 
payment issued. 

January 22, 2018 Jan Oros 0.50 Review budget and internal 
correspondence re: same, review and 
respond to email from lender, forward 
copy of budget to lender and seek 
comments. 

January 22, 2018 Michael Creber 1.20 Review 2018 budget and correspondence 
re same. 

January 23, 2018 Jan Oros 0.50 Review and respond to email from Ash 
and lender. 

January 25, 2018 Michael Creber 0.70 Correspondence and document review; 
planning. 

January 27, 2018 Jan Oros 4.25 Draft receiver's 5th court report. 

January 28, 2018 Jan Oros 4.25 Draft receiver's 5th court report. 

January 29, 2018 Rosa Wilford 0.75 Review, follow and respond to email 
instructions from team re Banking:  
review ledger for outstanding payments, 
prepare disbursements, post entries, issue 
cheques, and provide updated report and 
general banking and filing administration.

January 29, 2018 Michael Creber 0.90 Planning; review draft report; 
correspondence. 

January 29, 2018 Jan Oros 0.30 Review comments on draft report, 
review email from consultant for 
property tax appeal. 

January 30, 2018 Rosa Wilford 0.25 Prepare disbursement, post entries, issue 
cheque, email and general banking and 
filing administration. 

January 31, 2018 Jan Oros 0.10 Review email from contractor. 
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Time Charges and Expenses 

M . Creber, Sr. Vice President 3.70 hours @ $595.00 per hour 2,201.50$    
J. Oros, Manager 10.75 hours @ $295.00 per hour 3,171.25$    
R. Wilford, Manager 1.35 hours @ $260.00 per hour 351.00$       

15.80 5,723.75$    
5% Technology and Administration 286.19$       

6,009.94$    
HST (13%) 781.29$       

Total Due 6,791.23$   



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 
PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 

INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 
-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-4149 

To professional services rendered as Court-Appointed Receiver for the period from February 1, 
2018 to February 28, 2018. 

Date Full Name Time Detail

February 2, 2018 Jan Oros 0.25 Review emails from Ash regarding renovation 
costs for basement units and HVAC system. 

February 5, 2018 Michael Creber 0.60 Correspondence; planning. 

February 5, 2018 Jan Oros 0.25 Review emails from Ash, call with Ash, 
respond to emails with lender. 

February 8, 2018 Michael Creber 0.10 Correspondence. 

February 9, 2018 Michael Creber 0.20 Correspondence. 

February 11, 2018 Rosa Wilford 0.10 Review estate bank account and reconcile 
January statement. 

February 12, 2018 Michael Creber 1.10 File status update; conference call. 
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Date Full Name Time Detail

February 12, 2018 Jan Oros 1.00 Conference call with the Lenders and Ash 
Management and staff to discuss HVAC and 
build out of the basement units, funding 
requirements and cash flow, call with Ash to 
discuss status of work and permits, review 
follow up emails regarding same. 

February 13, 2018 Rosa Wilford 0.50 Review estate bank account, follow internal 
email instructions, prepare, post and issue 
cheque; Review estate bank account and 
reconcile January statement. 

February 13, 2018 Jan Oros 0.20 Review emails from Ash & contractor. 

February 15, 2018 Michael Creber 0.10 Construction and permit documents. 

February 15, 2018 Jan Oros 0.25 Complete permit forms to be signed and 
returned to Ash. 

February 16, 2018 Michael Creber 0.10 Correspondence. 

February 16, 2018 Rosa Wilford 0.10 Review banking reports and approve monthly 
estate balances. 

February 16, 2018 Jan Oros 2.00 Prepare budget/cash flow for 2018 including 
CAPEX work being contemplated, call/emails 
with ASH to discuss same. 

February 20, 2018 Michael Creber 1.10 Review reporting; review draft budgets; file 
status update. 

February 20, 2018 Jan Oros 0.25 Review email from lender, review email from 
Ash, review budget and cash flow with new 
repair quotes. 

February 22, 2018 Jan Oros 0.40 Review email from the lender, review email 
from ASH, review budget and cash flow. 

February 23, 2018 Jan Oros 0.20 Internal correspondence, review emails from 
ASH, review email from the lender. 

February 26, 2018 Jan Oros 0.20 Review email from ASH on permit request for 
the basement work. 

February 27, 2018 Michael Creber 0.10 Correspondence and planning. 
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Date Full Name Time Detail

February 27, 2018 Jan Oros 0.25 Send email to lender requesting approval of 
the budget for 2018. 

February 28, 2018 Jan Oros 0.30 Internal discussions re: report and file status, 
review email from counsel. 

March 2, 2018 Jan Oros 0.40 Update draft report, review additional 
information received to be included in the 
receiver's report. 

Time Charges and Expenses 

M . Creber, Sr. Vice President 3.40 hours @ $595.00 per hour 2,023.00$    
J. Oros, Manager 5.55 hours @ $295.00 per hour 1,637.25$    
R. Wilford, Manager 0.70 hours @ $260.00 per hour 182.00$       

9.65 3,842.25$    
5% Technology and Administration 192.11$       

4,034.36$    
HST (13%) 524.47$       

Total Due 4,558.83$   



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 
PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 

INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 
-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-4248 

To professional services rendered as Court-Appointed Receiver for the period from March 1, 
2018 to March 31, 2018. 

Date Full Name Time Detail

March 2, 2018 Jan Oros 0.40 Update draft report, review additional 
information received to be included in the 
receiver's report. 

March 5, 2018 Jan Oros 0.50 Review info to be included in the draft 
receiver's report. 

March 6, 2018 Jan Oros 0.30 Review/reply to emails. 

March 7, 2018 Jan Oros 1.50 Update draft of the receiver's court report. 

March 8, 2018 Michael Creber 0.90 File status update; review draft report and 
discussion re same. 

March 8, 2018 Jan Oros 1.50 Update draft court report, update and format 
report for final review. 
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Date Full Name Time Detail

March 9, 2018 Michael Creber 0.20 Draft report. 

March 9, 2018 Jan Oros 0.50 Finalize draft report, review information to 
finalize R&D and budget for the report. 

March 14, 2018 Jan Oros 3.00 Prepare and finalize appendices for the court 
report. 

March 15, 2018 Jan Oros 2.00 Prepare 2016 yearend tax return and send to 
CRA. 

March 16, 2018 Jan Oros 2.00 prepare corporate tax return for the 2017 year 
end 

March 18, 2018 Rosa Wilford 0.10 Review estate bank account and reconcile 
February statement. 

March 19, 2018 Jan Oros 0.10 Call with CRA re: status of corporate tax return 
filings. 

March 20, 2018 Jan Oros 0.20 Internal correspondence; Discussions and 
correspondence with our counsel.  

March 21, 2018 Jan Oros 0.20 Internal correspondence; Discussions and 
correspondence with our counsel. 

March 22, 2018 Michael Creber 0.40 review reporting

March 22, 2018 Jan Oros 0.40 Internal correspondence; Discussions and 
correspondence with our counsel. 

March 23, 2018 Michael Creber 1.90 File status update; review draft report and 
related correspondence. 

March 23, 2018 Jan Oros 0.20 Internal correspondence; Discussions and 
correspondence with our counsel. 

March 23, 2018 Rosa Wilford 0.10 Review banking reports and approve monthly 
estate balances. 

March 27, 2018 Rosa Wilford 0.25 Prepare disbursement, post entries, issue 
cheque, email and general banking and filing 
administration. 

March 28, 2018 Michael Creber 0.10 Correspondence and discussion. 
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Time Charges and Expenses 

M . Creber, Sr. Vice President 3.50 hours @ $595.00 per hour 2,082.50$    
J. Oros, Manager 12.80 hours @ $295.00 per hour 3,776.00$    
R. Wilford, Manager 0.45 hours @ $260.00 per hour 117.00$       

16.75 5,975.50$    
5% Technology and Administration 298.78$       

6,274.28$    
HST (13%) 815.66$       

Total Due 7,089.94$   



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 
PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 

INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 
-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-4337 

To professional services rendered as Court-Appointed Receiver for the period from April 1, 
2018 to April 30, 2018. 

Date Full Name Hours Detail

April 2, 2018 Michael Creber 0.20 Execute report; planning. 

April 5, 2018 Michael Creber 0.10 WEB maintenance. 

April 9, 2018 Rosa Wilford 0.10 Review estate bank account, post 
accrued interest and reconcile March 
statement. 

April 12, 2018 Rosa Wilford 0.60 Review banking reports and approve 
monthly estate balances. 
Follow internal email instructions 
from team re Banking; Review ledger, 
prepare disbursement requisition 
forms, post entries and issue cheques. 
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Date Full Name Hours Detail

April 13, 2018 Aaron Previte 0.90 Correspondence with ASH 
Management and CSFC regarding 
renovations; Internal discussions 
regarding renovations; Internal 
discussions regarding teleconference 
with all parties; Review lodgments.  

April 16, 2018 Aaron Previte 0.70 Attend conference call with Secured 
Creditor, ASH Management and 
others to receive update on building 
and renovations.  

April 16, 2018 Michael Creber 1.40 Prepare for and attend conference call; 
planning. 

April 18, 2018 Aaron Previte 0.40 Finalize 246(2) notice. Read through 
March 2018 monthly property report. 

April 20, 2018 Michael Creber 0.10 Correspondence. 

April 20, 2018 Aaron Previte 0.40 Read through March 2018 monthly 
report and provide follow up 
questions to ASH regarding report; 
Email Secured Creditor March 2018 
report.  

Time Charges and Expenses 

M . Creber, Sr. Vice President 1.80 hours @ $595.00 per hour 1,071.00$    
A. Previte, Manager 2.40 hours @ $275.00 per hour 660.00$       
R. Wilford, Manager 0.70 hours @ $260.00 per hour 182.00$       

4.90 1,913.00$    
5% Technology and Administration 95.65$         

2,008.65$    
Disbursement (courier) 10.74$         

2,019.39$    
HST (13%) 262.52$       

Total Due 2,281.91$    



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 
PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 

INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 
-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-4427 

To professional services rendered as Court-Appointed Receiver for the period from May 1, 
2018 to May 31, 2018. 

Date Full Name Hours Detail 

May 1, 2018 Michael Creber 0.10 Correspondence 

May 3, 2018 Rosa Wilford 0.10 Review estate bank account and reconcile April 
statement. 

May 3, 2018 Michael Creber 0.20 Correspondence and document review 

May 10, 2018 Rosa Wilford 0.10 Review banking reports and approve monthly 
estate balances. 

May 11, 2018 Rosa Wilford 0.10 Annual Banking Report: Review estate 
accounts; Prepare Directive 5R5 draft for 
review; Prepare schedules for e-file; General 
banking administration. 
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Date Full Name Hours Detail 

May 14, 2018 Aaron Previte 0.20 Read through April 2018 management report; 
Circulate report to Secured Creditor. 

May 14, 2018 Michael Creber 0.70 Review reporting; Correspondence property 
manager; File status update; 

May 18, 2018 Aaron Previte 0.50 Discussions and correspondence with ASH 
Management regarding request from Secured 
Creditor; Internal correspondence regarding 
request from Secured Creditor. 

May 18, 2018 Michael Creber 0.70 Correspondence and file status update; 

May 23, 2018 Rosa Wilford 0.25 Review internal email instructions from team re 
Banking; Prepare disbursement requisition; Post 
entries; Issue cheques. 

May 24, 2018 Michael Creber 0.10 Correspondence 

May 24, 2018 Aaron Previte 0.30 Read through correspondence from ASH 
Management regarding basement updates; 
Circulate internally. 

Time Charges and Expenses 

M . Creber, Sr. Vice President 1.80 hours @ $595.00 per hour 1,071.00$    
A. Previte, Manager 1.00 hours @ $275.00 per hour 275.00$       
R. Wilford, Manager 0.55 hours @ $260.00 per hour 143.00$       

3.35 1,489.00$    
5% Technology and Administration 74.45$         

1,563.45$    
HST (13%) 203.25$       

Total Due 1,766.70$   



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 
PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 

INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 
-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-4504 

To professional services rendered as Court-Appointed Receiver for the period from June 1, 
2018 to June 30, 2018. 

Date Full Name Hours Detail

June 5, 2018 Michael Creber 0.10 Correspondence. 

June 6, 2018 Aaron Previte 0.20 Read through various emails regarding 
Building Permit and costings.  

June 8, 2018 Michael Creber 0.20 Correspondence; planning. 

June 11, 2018 Rosa Wilford 0.10 Review estate bank account and reconcile 
May statement. 

June 14, 2018 Rosa Wilford 0.10 Review banking reports and approve 
monthly estate balances. 
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Date Full Name Hours Detail

June 15, 2018 Rosa Wilford 0.25 Review internal email instructions from 
team re Banking; Prepare disbursement 
requisition; Post entries; Issue cheque. 

June 18, 2018 Rosa Wilford 0.10 General banking and filing administration. 

June 27, 2018 Aaron Previte 0.30 Review May 2018 report and 
correspondence with ASH Management 
regarding same. 

Time Charges and Expenses 

M . Creber, Sr. Vice President 0.30 hours @ $595.00 per hour 178.50$       
A. Previte, Manager 0.50 hours @ $275.00 per hour 137.50$       
R. Wilford, Manager 0.55 hours @ $260.00 per hour 143.00$       

1.35 459.00$       
5% Technology and Administration 22.95$         

481.95$       
HST (13%) 62.65$         

Total Due 544.60$      



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 
PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 

INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 
-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-4597 

To professional services rendered as Court-Appointed Receiver for the period from July 1, 
2018 to July 31, 2018. 

Date Full Name Hours Detail

July 4, 2018 Aaron Previte 0.30 Various correspondence with ASH 
Management regarding May 2018 report.  

July 6, 2018 Michael Creber 0.60 Review reporting and correspondence; 
construction matters; file status update. 

July 9, 2018 Rosa Wilford 0.20 Review estate bank account and reconcile 
June statement; Review monthly trusteed 
summary report for July 2018; Post accrued 
interest. 

July 11, 2018 Michael Creber 0.10 Correspondence. 
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Date Full Name Hours Detail

July 12, 2018 Aaron Previte 0.50 Various correspondence with ASH 
management and Secured Creditor regarding 
monthly reporting.  

July 12, 2018 Michael Creber 0.30 Correspondence. 

July 13, 2018 Aaron Previte 0.30 Review June 2018 report and 
correspondence with ASH Management 
regarding same.  

July 16, 2018 Aaron Previte 0.40 Review updated June 2018 monthly report; 
Circulate June 2018 monthly report to 
Secured Creditor; Correspondence with 
ASH regarding R&D needed for s246(2) 
report.  

July 17, 2018 Michael Creber 0.40 Review reporting; file status update. 

July 17, 2018 Rosa Wilford 0.10 Review banking reports and approve 
monthly estate balances. 

July 18, 2018 Rosa Wilford 0.25 Review internal email instructions from 
team re Banking; Prepare disbursement 
requisition form; Post entries; Issue cheque. 
General banking administration. 

July 19, 2018 Aaron Previte 0.50 Investigate receivership borrowing limit; 
Correspondence with ASH Management re: 
limit.  

July 19, 2018 Michael Creber 0.30 Cash flow and funding. 

July 19, 2018 Valerie Naccarato 0.10 General banking administration. 

July 24, 2018 Aaron Previte 0.10 Internal correspondence re: ITR for May 14, 
2018.  
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Time Charges and Expenses 

M . Creber, Sr. Vice President 1.70 hours @ $595.00 per hour 1,011.50$    
A. Previte, Manager 2.10 hours @ $275.00 per hour 577.50$       
R. Wilford, Manager 0.55 hours @ $260.00 per hour 143.00$       
V. Naccarato, Analyst 0.10 hours @ $130.00 per hour 13.00$         

4.45 1,745.00$    
5% Technology and Administration 87.25$         

1,832.25$    
HST (13%) 238.19$       

Total Due 2,070.44$   



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 
PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 

INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 
-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-4675 

To professional services rendered as Court-Appointed Receiver for the period from August 1, 
2018 to August 31, 2018. 

Date Full Name Hours Detail

August 10, 2018 Rosa Wilford 0.10 Review estate bank account and reconcile 
July statement. 

August 13, 2018 Rania Erian 0.50 General file administration. 

August 14, 2018 Aaron Previte 0.90 Various correspondence with ASH re: 
receipts and disbursements reporting and 
financial statements for tax return; 
Various correspondence with GT Tax re: 
income tax return preparation; Follow up 
July 2018 monthly report.  

August 15, 2018 Michael Creber 1.20 Review reporting; file status update and 
planning. 
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Date Full Name Hours Detail

August 15, 2018 Aaron Previte 1.10 Read through July 2018 monthly report 
and circulate to Secured Creditor; Various 
discussions with ASH re: R&D for s246 
report; Review file and prior R&D 
reports.  

August 16, 2018 Rosa Wilford 0.10 Review banking reports and approve 
monthly estate balances. 

August 17, 2018 Rosa Wilford 0.25 Review internal email instructions from 
team re Banking; Review invoices; Prepare 
disbursement requisition forms; Post 
entries; Issue cheque; General banking 
administration. 

August 21, 2018 Valerie Naccarato 0.10 General banking administration. 

August 27, 2018 Michael Creber 0.20 Legal correspondence.

August 28, 2018 Michael Creber 0.40 Legal correspondence; planning. 

August 30, 2018 Aaron Previte 0.20 Discussions with ASH Management re: 
receipts and payments required for 
statutory reporting purposes. 

August 30, 2018 Michael Creber 0.10 Correspondence.

August 31, 2018 Aaron Previte 0.50 Review receipts and payments prepared 
for statutory requirements and 
correspondence with ASH Management 
re same.  

Time Charges and Expenses
M . Creber, Sr. Vice President 1.90 hours @ $595.00 per hour 1,130.50$      
A. Previte, Manager 2.70 hours @ $275.00 per hour 742.50$   
R. Wilford, Manager 0.45 hours @ $260.00 per hour 117.00$   
R. Erian, Analyst 0.50 hours @ $130.00 per hour 65.00$     
V. Naccarato, Analyst 0.10 hours @ $130.00 per hour 13.00$     

5.65 2,068.00$      
5% Technology and Administration 103.40$   

2,171.40$      
HST (13%) 282.28$   

Total Due 2,453.68$     



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 

PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 
INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 
-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-4759 

To professional services rendered as Court-Appointed Receiver for the period from 
September 1, 2018 to September 30, 2018. 

Date Full Name Hours Detail 

September 4, 2018 Rania Erian 0.50 General file administration. 

September 5, 2018 Michael Creber 0.20 File status update; correspondence. 

September 5, 2018 Aaron Previte 0.20 Correspondence with ASH Management re: 
Hedman's construction timetable.  

September 7, 2018 Aaron Previte 1.90 Prepare s246(2) report and receipts and 
disbursements; Discussions with ASH 
Management re: tax return; Consider 
supporting documents for tax return; 
Correspondence with GT Tax re: tax return.  
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Date Full Name Hours Detail 

September 10, 2018 Rosa Wilford 0.25 Review internal email instructions from team 
re Banking; Review invoices; Prepare 
disbursement requisition forms; Post entries; 
Issue cheque. General banking 
administration. 

September 10, 2018 Michael Creber 0.20 Statutory reporting. 

September 10, 2018 Aaron Previte 0.30 Arrange and collate s246(2) report for filing; 
Follow up on August monthly report.  

September 10, 2018 Rania Erian 0.20 Efile 246(2) statement with the OSB and 
general administration. 

September 11, 2018 Rosa Wilford 0.10 Review estate bank account and reconcile 
August statement. 

September 12, 2018 Aaron Previte 0.40 Review August 2018 monthly report and 
circulate to Secured Creditor; Legal 
correspondence.  

September 13, 2018 Rosa Wilford 0.10 Review banking reports and approve monthly 
estate balances. 

September 17, 2018 Michael Creber 0.60 Review reporting; correspondence legal. 

September 18, 2018 Aaron Previte 0.40 Various correspondence with ASH re: 
funding; Look into funding options and 
consider same.  

September 19, 2018 Aaron Previte 0.30 Correspondence with ASH Management re 
cash funding and consider same.  

September 20, 2018 Aaron Previte 0.30 Update cash analysis and correspondence 
with ASH Management re: same.  

September 21, 2018 Aaron Previte 0.20 Read through legal correspondence.  

September 24, 2018 Michael Creber 0.30 File status update; funding analysis. 

September 24, 2018 Aaron Previte 0.30 Correspondence with ASH Management re: 
funding request; Internal discussions re: 
funding request; Internal correspondence re: 
tax return.  
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Date Full Name Hours Detail 

September 25, 2018 Aaron Previte 1.10 Prepare funding request and collate 
documents for same; Draft correspondence 
to Secured Creditor re: funding request; 
Internal discussions re: funding request; 
Correspondence with ASH Management re: 
funding request.  

September 27, 2018 Aaron Previte 0.50 Prepare for and attend meeting with GT Tax 
re: income tax return.  

September 27, 2018 Alice Guo 0.50 Internal meeting to discuss income tax 
returns. 

September 28, 2018 Rosa Wilford 0.50 Review internal instructions re Banking; 
Correspondences with Bank; Review print 
screens for expecting wire; Prepare receipt 
and disbursement requisition forms; Post 
entries; Email team notification of wire; 
General banking administration. 

September 28, 2018 Aaron Previte 0.40 Various correspondence with the Secured 
Creditor, ASH Management and internally re: 
funding request.  

Time Charges and Expenses 

M . Creber, Sr. Vice President 1.30 hours @ $595.00 per hour 773.50$    
A. Guo, Tax Sr. Analyst 0.50 hours @ $300.00 per hour 150.00$    
A. Previte, Manager 6.30 hours @ $275.00 per hour 1,732.50$      
R. Wilford, Manager 0.95 hours @ $260.00 per hour 247.00$    
R. Erian, Analyst 0.70 hours @ $130.00 per hour 91.00$      

9.75 2,994.00$      
5% Technology and Administration 149.70$    

3,143.70$      
HST (13%) 408.68$    

Total Due 3,552.38$      



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 

PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 
INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 
-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-4818 

To professional services rendered as Court-Appointed Receiver for the period from October 
1, 2018 to October 31, 2018. 

Date Full Name Hours Detail 

October 1, 2018 Aaron Previte 0.30 Various correspondence with ASH 
Management re: funding and receipt of 
funds.  

October 1, 2018 Valerie Naccarato 0.10 General banking administration. 

October 1, 2018 Rosa Wilford 0.50 Review internal email instructions re 
Banking wire transfer; Draft letter to Bank; 
Prepare disbursement requisition forms: 
Email correspondences to and from Bank 
for authorization of transfer; Posting 
entries; Email wire confirmation to team. 
General banking administration. 



A Canadian Member of Grant Thornton International Ltd 

2 

Date Full Name Hours Detail 

October 1, 2018 Michael Creber 0.30 Correspondence and file status update. 

October 2, 2018 Rosa Wilford 0.25 Review internal instructions from team re 
Banking; Prepare disbursement requisition 
forms; Post entries; Issue cheque; General 
banking administration. 

October 2, 2018 Aaron Previte 0.90 Prepare for and attend meeting with 
Secured Creditor and ASH Management to 
discuss sale matters and internal 
discussions re: same; Review 2019 
budget.  

October 2, 2018 Michael Creber 0.80 Prepare for and attend conference call; 
planning. 

October 4, 2018 Valerie Naccarato 0.10 General banking administration. 

October 5, 2018 Alice Guo 0.50 Call CRA re: authorized representative. 

October 5, 2018 Aaron Previte 0.80 Read through various emails pertaining to 
the property; Review monthly report and 
correspondence with ASH Management re: 
same; Correspondence with the Secured 
Creditor re: monthly report; Attend to 
collating data needed for tax returns and 
internal correspondence re: same.  

October 5, 2018 Michael Creber 0.80 Correspondence and reporting. 

October 9, 2018 Aaron Previte 0.30 Correspondence with CSFC re: total debt 
for tax purposes; Attend to income tax 
matters.  

October 10, 2018 Michael Creber 0.10 Correspondence. 

October 10, 2018 Aaron Previte 0.80 Correspondence with various parties re: 
documents needed for income tax returns; 
Prepare workbook and supporting 
documents for income tax returns.  

October 11, 2018 Alice Guo 1.50 Internal meeting to discuss income tax 
returns; Continue preparing income tax 
returns. 



A Canadian Member of Grant Thornton International Ltd 

3 

Date Full Name Hours Detail 

October 11, 2018 Aaron Previte 2.30 Continue preparing workbook for income 
tax returns and internal discussion re: 
same; Attend internal meeting to work 
through statements and income tax 
returns; Correspondence with various 
parties requesting further information 
required for income tax returns.  

October 12, 2018 Rosa Wilford 0.10 Review estate bank account and reconcile 
September statement. 

October 15, 2018 Aaron Previte 0.10 Internal correspondence re: income tax 
return.  

October 16, 2018 Alice Guo 0.50 Internal meeting to discuss income tax 
returns; Continue preparing income tax 
returns. 

October 16, 2018 Michael Creber 0.10 Correspondence. 

October 16, 2018 Aaron Previte 1.50 Prepare workbook and reconcile financial 
statements to allow GT Tax to prepare 
income tax return; Internal meeting and 
correspondence re: income tax returns.  

October 17, 2018 Michael Creber 0.10 Correspondence. 

October 17, 2018 Alice Guo 4.25 Prepare 2018 T2; Document how the B/S 
and CAPEX is prepared; Prepare capital 
asset continuity for Sch 8; Add legal fees 
and Receiver fees in I/S; Scan CAPEX 
capitalized in book for Sch 1 adjustment; 
Research - is unpaid charges on the $9M 
loan constitute contingent liability? Call 
with Aaron for the existence of legel 
enforcement on the unpaid amounts. 

October 17, 2018 Aaron Previte 0.30 Internal discussions and correspondence 
re: income tax return.  

October 17, 2018 Rosa Wilford 0.10 Review banking reports and approve 
monthly estate balances. 

October 26, 2018 Alice Guo 1.00 Finalize the documentation for 2018 T2 
and email for review. 



A Canadian Member of Grant Thornton International Ltd 
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Time Charges and Expenses 

M . Creber, Sr. Vice President 2.20 hours @ $595.00 per hour 1,309.00$      

A. Guo, Tax Sr. Analyst 7.75 hours @ $310.00 per hour 2,402.50$      

A. Previte, Manager 7.30 hours @ $275.00 per hour 2,007.50$      

R. Wilford, Manager 0.95 hours @ $260.00 per hour 247.00$    

V. Naccarato, Analyst 0.20 hours @ $130.00 per hour 26.00$      

18.40 5,992.00$      

5% Technology and Administration 299.60$    

6,291.60$      

HST (13%) 817.91$    

Total Due 7,109.51$      



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 

PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 
INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 
-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-4855 

To professional services rendered as Court-Appointed Receiver for the period from 
November 1, 2018 to November 30, 2018. 

Date Full Name Hours Detail 

November 5, 2018 Rosa Wilford 0.25 Review internal instructions from team 
re Banking; Prepare disbursement 
requisition forms; Post entries; Issue 
cheque; General banking 
administration. 

November 6, 2018 Aaron Previte 0.20 Read through various correspondence 
from our counsel re: loan extension.  

November 8, 2018 Rosa Wilford 0.10 Review estate bank account and 
reconcile October statement. 

November 10, 2018 Jin Wen 0.48 2018 T2 Tax Return Review  

November 12, 2018 Jin Wen 0.25 2018 T2 review and sign-off  
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Date Full Name Hours Detail 

November 12, 2018 Alice Guo 0.75 Prepare CRA cover letter and the final 
PDF package. Coordinate with Aaron 
for the paper filing process. 

November 12, 2018 Michael Creber 0.20 loan documentation; 

November 12, 2018 Aaron Previte 0.50 Read through legal correspondence; 
Correspondence with ASH re: October 
report; Various internal 
correspondence re: tax returns;  

November 13, 2018 Aaron Previte 0.10 Follow up on monthly report 

November 14, 2018 Michael Creber 0.20 review reporting 

November 14, 2018 Aaron Previte 0.30 Read through October monthly report 
and correspondence with Secured 
Creditor re: same; Correspondence 
with ASH re: remaining construction 
costs.  

November 18, 2018 Rosa Wilford 0.10 Review banking reports and approve 
monthly estate balances. 

November 19, 2018 Michael Creber 0.60 legal correspondence and documents 

November 19, 2018 Aaron Previte 0.20 Read through SOC and SOD. 

November 20, 2018 Michael Creber 0.50 legal correspondence and documents; 
loan document matters; 

November 21, 2018 Michael Creber 0.10 loan document matters 

November 26, 2018 Michael Creber 0.10 loan document matters 

November 26, 2018 Aaron Previte 0.30 Read through amended loan 
agreement and arrange for execution.  

November 27, 2018 Michael Creber 0.10 loan document matters 
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Time Charges and Expenses 

M . Creber, Sr. Vice President 1.80 hours @ $595.00 per hour 1,071.00$      

J. Wen, Senior Manager 0.73 hours @ $570.00 per hour 416.10$    

A. Guo, Tax Sr. Analyst 0.75 hours @ $310.00 per hour 232.50$    

A. Previte, Manager 1.60 hours @ $275.00 per hour 440.00$    

R. Wilford, Manager 0.45 hours @ $260.00 per hour 117.00$    

5.33 2,276.60$      

5% Technology and Administration 113.83$    

2,390.43$      

Disbursement (courier) 11.16$      

2,401.59$      

HST (13%) 312.21$    

Total Due 2,713.80$      



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 
PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 

INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 

-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-4989 

To professional services rendered as Court-Appointed Receiver for the period from December 1, 2018 
to January 31, 2019. 

Date Full Name Hours Detail

December 7, 2018 Aaron Previte 0.10 Follow up November monthly report.  

December 12, 2018 Aaron Previte 0.30 Review November monthly report and 
issue to Secured Creditor.  

December 16, 2018 Rosa Wilford 0.10 Review estate bank account and reconcile 
November statement. 

December 19, 2018 Rosa Wilford 0.10 Review banking reports and approve 
monthly estate balances. 

January 8, 2019 Rosa Wilford 0.10 Review estate bank account and reconcile 
December statement. 

January 14, 2019 Rosa Wilford 0.10 Review banking reports and approve 
monthly estate balances. 
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Date Full Name Hours Detail

January 17, 2019 Aaron Previte 0.20 Follow up ASH management for monthly 
report for December; Correspondence with 
ASH management re: preparation of R&D 
for s246 lodgment.  

January 22, 2019 Aaron Previte 0.30 Read through monthly report and circulate 
to the secured creditor. Correspondence 
with ASH management re: timing to receive 
report.  

January 28, 2019 Aaron Previte 0.10 Follow up with ASH management re: R&D 
needed for s246 notice.  

January 29, 2019 Aaron Previte 0.60 Prepare 246(2) notice and SRD's; 
Correspondence with ASH management 
re: cashbook SRD.  

January 30, 2019 Michael Creber 0.20  File status update. 

January 31, 2019 Michael Creber 0.90 246 report; Property management report 
and related correspondence. 

January 31, 2019 Aaron Previte 0.20 Review and process payment; Arrange for 
246(2) notice to be lodged. 

Time Charges and Expenses 

M . Creber, Sr. Vice President 1.10 hours @ $595.00 per hour 654.50$          

A. Previte, Manager 1.80 hours @ $295.00 per hour 531.00$          

R. Wilford, Manager 0.40 hours @ $275.00 per hour 110.00$          

3.30 1,295.50$       

5% Technology and Administration 64.78$       

1,360.28$       

HST (13%) 176.84$          

Total Due 1,537.12$       



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 
PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 

INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 

-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-5071 

To professional services rendered as Court-Appointed Receiver for the period from February 1, 2019 
to February 28, 2019. 

Date Full Name Hours Detail

February 1, 2019 Rosa Wilford 0.25 Review internal email instructions from team 
re Banking; Review payment requests; 
Prepare disbursement requisition forms Post 
entries; Issue cheque; General banking 
administration. 

February 7, 2019 Aaron Previte 0.40 Review January 2019 monthly report and 
correspondence with secured creditor re: 
same.  

February 7, 2019 Rosa Wilford 0.50 Review internal email instructions from team 
re Banking; Review payment requests; 
Prepare disbursement requisition forms Post 
entries; Issue cheques; General banking 
administration. 

February 8, 2019 Michael Creber 0.20 Review reporting; planning. 



A Canadian Member of Grant Thornton International Ltd 
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Date Full Name Hours Detail

February 9, 2019 Rosa Wilford 0.10 Review estate bank account and reconcile 
January statement. 

February 10, 2019 Rosa Wilford 0.10 Review banking reports and approve monthly 
estate balances. 

February 15, 2019 Aaron Previte 0.10 Correspondence with counsel re: invoice.  

February 19, 2019 Aaron Previte 0.10 Review invoice from counsel and 
correspondence re: same.  

February 20, 2019 Aaron Previte 0.10 Read through email from Secured Creditor 
and discussions internally re: next steps.  

February 22, 2019 Aaron Previte 3.10 Consider all events of proposed sales 
process and internal discussions re: same; 
Prepare memorandum on proposed sales 
process; Internal discussions re: local 
realtors.  

February 25, 2019 Aaron Previte 0.10 Planning; Internal discussions re: local 
realtors.  

Time Charges and Expenses 

M . Creber, Sr. Vice President 0.20 hours @ $595.00 per hour 119.00$    

A. Previte, Manager 3.90 hours @ $295.00 per hour 1,150.50$      

R. Wilford, Manager 0.95 hours @ $275.00 per hour 261.25$    

5.05 1,530.75$      

5% Technology and Administration 76.54$   

1,607.29$      

HST (13%) 208.95$    

Total Due 1,816.24$      



A Canadian Member of Grant Thornton International Ltd 

Court File No. CI-15-01-97928 

THE QUEEN’S BENCH 

IN THE MATTER OF THE APPOINTMENT OF A RECEIVER 
PURSUANT TO SECTION 243 OF THE BANKRUPTCY AND 

INSOLVENCY ACT R.S.C. 1985, c B-3 AS AMENDED 

CAMERON STEPHENS FINANCIAL CORPORATION 

Applicant 

-and-

5448124 MANITOBA LTD. 

Respondent 

BILL OF COSTS 
BN 12738 4717 RT0001 

Client #200425 
Invoice#LSON-5144 

To professional services rendered as Court-Appointed Receiver for the period from March 1, 2019 to 
March 31, 2019. 

Date Full Name Hours Detail

March 4, 2019 Rania Erian 0.50 General administration. 

March 4, 2019 Michael Creber 0.70 Prepare for and attend conference call with 
secured creditor. 

March 5, 2019 Michael Creber 0.10 Sales process. 

March 5, 2019 Aaron Previte 0.30 Update marketing and sale memorandum. 

March 6, 2019 Michael Creber 0.10 Sales process. 

March 7, 2019 Rosa Wilford 0.10 Review estate bank account and reconcile 
February statement. 

March 8, 2019 Michael Creber 0.40 Sales process; Review reporting. 



A Canadian Member of Grant Thornton International Ltd 
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Date Full Name Hours Detail

March 8, 2019 Aaron Previte 0.60 Correspondence with ASH Management re: 
February report; Review February monthly report 
and circulate to Secured Creditor; Update 
overview of marketing and sale plan; 
Correspondence with Secured Creditors re: call 
on proposed sale.  

March 11, 2019 Rosa Wilford 0.30 Review internal email instructions from team re 
Banking; Review payment requests; Prepare 
disbursement requisition forms Post entries; 
Issue cheque; General banking administration. 

March 11, 2019 Michael Creber 0.90 Sales process. 

March 11, 2019 Aaron Previte 0.50 Prepare for and attend meeting with the Secured 
Creditors re: sale and marketing overview.  

March 13, 2019 Rosa Wilford 0.10 Review banking reports and approve monthly 
estate balances. 

March 13, 2019 Valerie Naccarato 0.10 General banking administration. 

March 14, 2019 Michael Creber 0.40 Sales process. 

March 14, 2019 Aaron Previte 2.20 Internal correspondence re: sales and marketing 
process; Draft correspondence to counsel re: 
same; Prepare letter to brokers requesting 
proposals, confidentiality agreement and 
property summary.  

March 15, 2019 Michael Creber 0.30 Sales process. 

March 15, 2019 Jason Kanji 0.70 Internal meeting re: Receivership proceedings 
and sale process. 

March 18, 2019 Michael Creber 0.20 Sales process. 

March 20, 2019 Aaron Previte 0.20 Correspondence with secured creditors re: next 
steps; Internal discussions re: next steps; 
Correspondence with counsel re: call to discuss 
proposed sale.  

March 20, 2019 Michael Creber 0.90 Sales process. 

March 21, 2019 Michael Creber 0.10 Sales process. 

March 22, 2019 Aaron Previte 0.50 Update sale memorandum; Internal discussions 
and correspondence re: sale; Review 
receivership funding position.  

March 22, 2019 Michael Creber 0.90 Sales process. 

March 24, 2019 Michael Creber 0.40 Sales process. 
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Date Full Name Hours Detail

March 25, 2019 Aaron Previte 0.40 Attend call with counsel to discuss sale 
overview.  

March 25, 2019 Michael Creber 1.20 Discussion legal counsel; Sales process. 

March 26, 2019 Aaron Previte 0.30 Update NDA and letter requesting submissions 
from brokers.  

March 27, 2019 Aaron Previte 0.50 Internal discussions re: next steps; 
Correspondence with counsel re: draft invitation 
package; Correspondence with the Secured 
Creditors re: sale process and timing. 

March 27, 2019 Michael Creber 0.40 Sales process. 

March 28, 2019 Aaron Previte 0.30 Correspondence with secured creditors re: 
realtor interviews; Review counsels 
recommended changes to package to send 
realtors and incorporate same.  

March 28, 2019 Michael Creber 0.90 Sales process. 

March 29, 2019 Michael Creber 1.90 Sales process. 

March 29, 2019 Aaron Previte 1.50 Correspondence with counsel re: package to 
send to realtors with respect to opportunity; 
Finalize invitation packages specific to each 
prospective realtor; Various discussions and 
correspondence with realtors re: opportunity to 
submit proposal for sale of the property; Create 
register to track dealings with realtors; Planning; 
Correspondence with Secured Creditor re: brief 
update.   
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Time Charges and Expenses 

M . Creber, Sr. Vice President 9.80 hours @ $595.00 per hour 5,831.00$   

A. Previte, Manager 7.30 hours @ $295.00 per hour 2,153.50$   

R. Wilford, Manager 0.50 hours @ $275.00 per hour 137.50$     

J. Kanji, Sr. Associate 0.70 hours @ $195.00 per hour 136.50$     

R. Erian, Analyst 0.50 hours @ $135.00 per hour 67.50$   

V. Naccarato, Analyst 0.10 hours @ $135.00 per hour 13.50$   

18.90 8,339.50$   

5% Technology and Administration 416.98$     

8,756.48$   

HST (13%) 1,138.34$   

Total Invoice Due 9,894.82$   
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Grant Thornton LLP 
U00-200 King Street West 
Box 11 
Toronto, Ontario 
MSH3T4 

Attention: Michael Creber 

Re: Collections - 54481.24 Manitoba Ltd. et al 

FEES (GST & PST) 

28/02/18 SGABOR Telephone caU from Diana Welsh at 
CM; email to Jan Oros, re 
outstanding tax returns for 544 8124 
MB Ltd. 

28/02/18 JACKSON Telephone from Sam Gabor - CRA 
inquiry etc. 

01/03/18 JACKSON Correspondence from Jan Oros 
09/03/18 SGABOR E-Mails with J Oros and D Jackson 
09/03/18 JACKSON Review & respond to Jan Oros 
09/03/18 JACKSON Review & respond to Sam Gabor 
15/03/18 SGABOR E-Mail from J Oros 
15/03/18 JACKSON Correspondence from Jan Oros 
16/03/18 JACKSON Reviewing draft Fifth Report 
19/03/18 JACKSON Reviewing draft Fifth Report and 

revision of same 
20/03/18 JACKSON Revise Receiver's 5th report 
20/03/18 JACKSON Correspondence to Jan Oros & 

Michael Creber 
20/03/18 JACKSON Draft instructions to Dave Marshall 
20/03/18 JACKSON Correspondence from Jan Oros 
21/03/18 JACKSON Correspondence from Jan Oros 
21/03/18 JACKSON Reviewing Jan Oros comments on 

the draft report 
21/03/18 JACKSON Revise draft Fifth Report 
21/03/18 JACKSON Revise draft Fifth Report 
21/03/18 JACKSON Correspondence to Jan Oros 
21/03/18 JACKSON Correspondence from Jan Oros 
22/03/18 JACKSON Telephone to Jan Oros - revi�e 

redacted budget 
22/03/18 JACKSON Correspondence from Jan Oros 
22/03/18 JACKSON Correspondence to Jan Oros 
23/03/18 SGABOR E-Mails between D Jackson, J Oros 

and M Creber between March 9, 
2018 and March 23, 201&. re 
Receiver's fifth report 

23/03/18 JACKSON Meeting with David Marshall 
23/03/18 JACKSON Revise 5th report with David 

Marshall's suggestions 

900-400 St. Mary A venue 
Winnipeg MB Canada, RJC 4K5 
Telephone 1-204-949-1312 
Fax 1-204-957-0945 
Website: www.tmlawyers.com 

DATE: APRIL 10, 2018 

CLIENT/MATIER NO.: 98665-1 

RESP. LA WYER: DJACKSON 

INVOICE NO.: 569468 

121712376 

0.20 250.00 50.00 

0.10 450.00 45.00 

0.10 450.00 45.00 
0.20 250.00 50,00 
0.10 450.00 45.00 
0.10 450.00 45.00 
0.10 250.00 25.00 
0.10 450.00 45.00 
0.60 450.00 270.00 
2.00 450.00 900.00 

0.50 450.00 225.00 
0.20 450.00 90.00 

0.10 450.00 45.00 
0.10 450.00 45.00 
0.10 450.00 45.00 
0.20 450.00 90.00 

0.30 450.00 135.00 
0.30 450.00 135.00 
0.20 450.00 90.00 
0.10 450.00 45.00 
0.30 450.00 135.00 

0.10 450.00 45.00 
0.10 450.00 45.00 
1.00 250.00 250.00 

0.10 450.00 45.00 
0.10 450.00 45.00 

TERMS: DUE UPON RECEIPT: Interest on accounts over 30 days will be charged at the interest rate prescribed from time to lime by 
section 16/ of the Income Tax Act (Canada). 

E&O.E. 



TAYLOR MCCAFFREY LLP 
PAGE 2 OF NARRATIVE STATEMENT FOR INVOICE No. 569468 

23/03/18 JACKSON Revise document 0.10 450.00 45.00 
23/03/18 JACKSON Correspondence to Jan Oros 0.10 450.00 45,00 
23/03/18 JACKSON Review & respond to Jan Oros 0.10 450.00 45.00 
23/03/18 JACKSON Correspondence from Michael 0.10 450.00 4S.00 

Creber 
23/03/18 JACKSON Revise Fifth Report 0.10 450.00 45.00 
23/03/18 JACKSON Correspondence from Jan Oros 0.10 450.00 45.00 
23/03/18 JACKSON Attendance at appendices 0.40 450.00 180.00 
23/03/18 MARSHALL Reviewing report dnift and provide 0.80 4S0.00 360.00 

comments to D Jackson 
26/03/18 JACKSON Correspondence to Jan Oros 0.10 450.00 45.00 
28/03/18 JACKSON Correspondence from Rania Brian 0.10 450.00 45,00 
29/03/18 JACKSON Correspondence to Rania at GT 0.10 450.00 45.00 
02/04/18 JACKSON Correspondence from Michael 0.10 450.00 4S.00 

Creber 
02/04/18 JACKSON Correspondence to Mich,el Creber 0.10 450.00 �5.00 
03/04/18 JACKSON Attendance uploading Fifth Report 0.20 450.00 90.00 

etc. 
03/04/18 JACKSON Correspondence to Service List 0.10 450.00 45.00 
04/04/18 JACKSON Correspondence to Aaron Privite 0.10 450.00 4S.00 
05/04/18 JACKSON Prepare service affidavit 0.10 450.00 45.00 

TOT AL FEES (OST & PST) 4,290.00 

D.R.M. Jackson 7.9 hrs. x $450.00/hr. = $3,555.00
D. Marshall .8 hrs. x $450.00/hr. = $360.00
S. Gabor 1.5 hrs. x $250.00/hr. = $375.00

TOTAL FEES $4,290.00 

Plus 5 % GST 214.50 

Plus8 %PST 343.20 

ALLOCATED EXPENSES & DISBURSEMENTS (GST Only) 

Reproduction Charges 24.30 

Total Expenses & Disbursements $24.30 

Plus 5%GST 1.22 

BALANCE DUE OUR OFFICE $4,873.22 

DJAC/lb 

TERMS: DUE UPON RECEIPT: Interest on accounts over 30 days wJ({ be charged at the interest rate pre1cribed from time to lime by

section 16/ of the Income Tax Act (Canada). 
E&O.E 



Grant Thornton LLP 
1100 - 200 King Street West 
Box 11 
Toronto, Ontario 
MSH3T4 

Attention: Michael Crcbcr 

Re: Collections - 5448124 Manitoba Ltd. cl al 

FEES (GST & PST) 

27/08/18 JACKSON Telephone to JJ Burnell 
27/08/18 JACKSON Review & respond to JJ Burnell 
27/08/18 JACKSON Reviewing 2013 Stevenson appraisal 

confidentiality 
27/08/18 JACKSON Conespondenee to Michael Crebcr 
28/08/18 JACKSON Correspondence from Michael 

Creber 
28/08/18 JACKSON Prepare for conference call with JJ 

Burnell and John Martens 
28/08/18 JACKSON Telephone from JJ Burnell 
28/08/18 JACKSON Telephone to Michael Creber (vm) 
04/09/18 JACKSON Correspondence from JJ Burnell 
11/09/18 JACKSON Correspondence to JJ Burnell/Stuart 

Blake ct al 
12/09/18 JACKSON Correspondence from JJ Burnell 
I 2/09/18 JACKSON Correspondence to JJ Durnell 
IJ/09/18 JACKSON Correspondence from Jerry Marriott 
14/09/18 JACKSON Correspondence from Stuart Blake 
20/09/18 JACKSON Correspondence from JJ 0umcll 

Knight claim 
20/09/18 JACKSON Correspondence to Michael Creber 
25/09/18 JACKSON Correspondence from JJ Durnell 
25/09/18 JACKSON Co1Tespondence to Michael Creber 
04110118 JACKSON Correspondence from Stuart Blake 
04/10/18 JACKSON Correspondence to Stuart Blake 
23/10/18 JACKSON Telephone from Stuart Blake 
31/10/18 JACKSON Correspondence from JJ Burnell 
31/10/18 JACKSON Reviewing 4th loan amendment 
31 /I 0/l 8 JACKSON Correspondence to Michael Creber 
05/11/18 FLEMING Reviewing Fourth Loan Amending 

Agreement, review original loan 
agreement and subsequent 
amendments, e-mails with client 

05/11118 JACKSON Review & respond to Jack Fleming 
07111/18 fLEMING Reviewing e-mails, message 10 JJ

Burnell 
12/1 l/18 FLEMING Reviewing and revise 4th loan 

amending agreement, e-mails with JJ 

900-400 SI. Mory /\venue
Winnipeg MR Connda, RJC 4K5
Telephone 1-204-9119- IJ 12
l'nx 1-2(!4-957-0945
Web:;itc: www.11nluwye1-s.com

IMTI�: l>ECEMIHm 10, 20111 

CLIENT/MATl'l-:R NO.: 98665 - I 

RESP. LAWVER: DJACKSON 

INVOICl-: NO.: 585679 

GS'I' NO.: 121712376 

0.10 480.00 
0.10 480.00 
0,20 480.00 

0.20 480.00 
0.10 480.00 

0.30 480.00 

0.10 480,00 
0.10 480.00 
0.10 480.00 
0.40 '180.00 

0.10 480.00 
0.10 480.00 
0.10 480.00 
0.10 480.00 
0.10 480.00 

0.10 480.00 
0.10 480.00 
0.10 480.00 
0.10 480.00 
0.10 480.00 
0.10 480.00 
0.10 480.00 
0.10 480.00 
0.10 480.00 
0.40 360.00 

0.10 48Q.00 
0.20 360.00 

0.30 360.00 

48.00 
48.00 
96.00 

96.00 
48.00 

144.00 

48.00 
48.00 
48.00 

192.00 

48.00 
48,00 
48.00 
48,00 
48.00 

48.00 
48.00 
48.00 
48.00 
48.00 
48.00 
48.00 
48.00 
48.00 

144.00 

48.00 
72.00 

108.00 

TERMS: DU£ UPON RECEIPT: Interest on acaounls over 30 days will be charged at the Interest rate prescribed from lime to limit by 
�-eclirm /6/ of rhe Income fox Ac/ (Canada). 

,-: & 0.1-: 



TAYLOR MCCAFFREY LLP 

PAGE 2 OF NARRATIVE STATEMENT FOR INVOICE NO. 585679 

19/11/18 

19/11/18 

19/11/18 

20/1 )/18 

JACKSON 

JACKSON 
JACKSON 
JACKSON 

TOTAL FEES (GS'r & PST) 

TOTAL FF.f.S 

Plus.S % GST 
Plus 8 % PST 

Burnell 
Reviewing pleadings in Russ knight 
law suit 
Telephone to JJ Burnell 
Correspondence to Michael Creber 
Correspondence from JJ Burnell 

HALANCEDUEOUROF�CE 

DJAC/lb 

0.20 

0.20 
0.20 
0.10 

480.00 

480,00 
480.00 
480.00 

96.00 

96.00 
96.00 
48.00 

2,196.00 

$2,196.00 
109.80 
175.68 

$2,481.48 

1'/{U,\IS: l)lJ/:· (!PON J?"Cl:IPT: /nlere:,1 cm uc:cmmls over JO days will he ch,11��ecl at //re i11/c1r<!.'I/ n11e pr,,scribed Ji·o111 ti11111 to lime by 

Sl!<Hion /61 1!(1/re /11C<1111e (ax Act (Canada). 
t:& o.r� 



Grant Thornton LLP 
1 J 00 - 200 King Street West

Box 11
Toronto, Ontario 
MSH3T4 

Attention: Michael Creber 

Re: Collections - 5448124 Manitoba Ltd, et al 

FEES (OST & PST) 

11/12/18 FLEMING E-Mails to and from JJ. Burnell,
review file

12/)2/18 JACKSON Review & respond to J ack Fleming
20/03/l9 JACKSON Correspondence Aaron Previte
20/03/19 JACKSON Correspondence to Aaron Previte
25/03/19 JACKSON Correspondence from Aaron Previte
2S/03/19 JACKSON Reviewing Previous Reports &

Orders
2S/03/19 JACKSON Reviewing Receiver Memorandum

25/03/19 JACKSON 
re: Sale process
Attendance at conference call with
Michael Creber & Aaron Previte

25/03/19 JACKSON Review & revise service list
28/03/19 JACKSON Reviewing invitation
28/03/19 JACKSON Reviewing draft invitation &

confidentiality agreement
28/03/19 JACKSON Attendance at consultation with 

Dave Marshall on property work 
description 

28/03/19 JACKSON Prepare response to Receiver's 
inquiry on draft invitation 

28/03/19 JACKSON Draft Order re: sales process, loan &
related approvals 

28/03/19 JACKSON Correspondence from Aaron Previte 
29/03/19 JACKSON Review, revise and respond to Aaron 

Previte re: property description 
29/03/19 JACKSON Review & respond to Aaron Previte 

29/03/19 JACKSON 
regarding Occupancy permits 
Correspondence from Aaron Previte 

TOTAL FEES (OST & PS'Ij 
D.R.M. Jackson 5.1 hrs. x $480.00 = $2,448.00
J. Fleming .2 hrs. x $360.00/hr. = $72.00

TOTAL FEES 

Plus 5 o/o OST 
Plus8%PST 

900-400 St. Mary A venue
Winnipeg MB Canada, R3C 41<5
Telephone 1-204-949-1312
Fax 1-204-9S7-094S
Website: www.tmlawyers.com

DATE: APRIL 24, 2019 

CLJE.NT/MATI'ER NO,: 98665 - I 

RESP. LAWYER: DJACKSON 

INVOICE NO.: S94343 

GST NO.: l2l7J2376 

0.20 360.00 

0.10 480.00 
0.10 480.00 
0.10 480.00 
0.10 480.00 
0.60 480.00 

0.50 480.00 

0.40 480.00 

0.20 480.00 
0.20 480.00 
o.so 480.00 

0.10 480.00 

0.70 480.00 

0.80 480.00 

0.10 480.00 
0.30 480.00 

020 480.00 

0.10 480.00 

72.00 

48.00 
48.00 
48.00 
48.00 

288.00 

240.00 

192.00 

96.00 
96.00 

240.00 

48.00 

336.00 

384.00 

48.00 
144.00 

96.00 

48.00 

2,520.00 

$2,520.00 
126.00 
201.60 

TERMS: DUE UPON RECEIPT: lnteresl on accounts over 30 days wt/I be charged at the Interest rate prescribed from lime to lime by 
section 161 of the Income Tax Act (Canada). 



TAYLOR MCCAFFREY LLP 
PAGE 2 OF NARRATIVE STATEMENT FOR INVOICE No. 594343 

ALLOCATED EXPENSES & DISBURSEMENTS (GST Only) 

Reproduction Charges 

Total Expenses & Disbursements 
Plus 5%GST 

BALANCE DUE OUR OFFICE 

DJAC/lb 

3.75 

$3.75 

0.19 

$2,851.54 

TERMS: DUE UPON RECEIPT: Interest on accounts over 30 days w,U be charged al the fnleresl rate prescr(bedfrom lime to time by

section /61 of the income Tax Act (Canada). 
E&O.E 
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Prospective Appraisal 

Of An 88 Unit Apartment Project 
As at February 5, 201.3 

519 Burnell Street 

Winnipeg, Manitoba 

Our File #13-2019 

PREPARED FOR: 5448124 MANITOBA LTD. 

SUITE 902-388 PORTAGE AVENUE 

WINNIPEG, MB 

R3COC7 



S�evenson 
I 

Fcbrmu·y 7, 2013 

Mr. Russ Knight 

UNrr 200,260 ST. MARY AVENUE 
WINNI.PEG, MANITOBA R3C-0W,6 
TEl, 204.956.1901 
FAX. 204.956.0050 
IWIW. stevenson mb ca 

5448124 J\L\Nl'l'OB/\ LTD. 

Suire 902-388 Portage .\venue: 

Winnipeg, J\IB 

IOC UC7 

Dear Mr. Krught: 

RE: OUR FILE NO. 13-2019 

PROSPECTIVE APPRAISAL REPORT OF 519 BURNELL STREET APARTMENT 

PROJECT WINNIPEG, MANITOBA 

ln accordance with your insm1ctions we have inspecLCd 1hc :ibove noted proper1y, more fully described elsewhcJ'c in 

rhis repon. for the purpose of estimaring its prospective market value. .-\f1cr considcr:i�i<>n of the available 

information, ir 1s our opinion the prospecuye marker value of the fee simple interest u'l rhe sub 1ecr propcrl)', as "c 

Febnrnt)' 5, 2013 is: 

*S11//ect lo lijpot/,ctlcal co11dilio111 and extraordinary armmptio11J' as 0111/ined i11 the nporl.

The r�der is directed to I lypothetical Conditions and Extraordinary r\ssumptions (Introduction - Page 3-4) that 

a.tc fim<lamental to the val uation of the subject property . 

• \ description of the subjccL property, neighbourhood, and supporting data is provided in die :ittnched report. Tbe 

apprmslll has been prcpru:cd in conformity with the Canadmn Uniform Standards of Professional 1\ppmisal Pmcoce 

of the r\pprnisal I nstiturc of Crmada, 

1111� lctLer 1s invalid llS an opinion of V'alue if dcmchcd from rhc report, which contams I he 1cxt, exhibits, and

addenda m111crials. 

Yours truly, 

SttV.'IIS0/1 ArlP/10/'f Ltd 

KRssy Phillips-f-lnatyshyn, B,\ 

Apprntsal Consultant 

KP/hd 

Bren \YI. Ferguson, BSc, AACI, PApp, MIUCS 

Review t\ppraise.r 
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Executive Summary 



SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS 

,\ddrcsti of Subject Property 

Lcglll Desc.ripuon (in btie0 

Pm-pose 

Function 

Lot Size 

Bnilding Size 

Number of Uruts 

Zoning 

1\ sscssmcm (2013) 

Property Taxes (2012) 

Highest and Best Use 

DaLC of Appraisal 

Estimates of V;i/ue: 

Cost , \ pproach 

Income ,-\pproach 

Direct Compn.rison Approacb 

Final VaJuc Conclusion 

519 Burnell Street, \Xlinnipcg, t\fan.itoba. 

SP Lot 28, Plan 33661 and Lots 42 to 47, lilnck 3, Plan 775. 

Determine rhe prospective mnrket value c,f the fee stmple 

inte.rcst. 

To assist in matters relating to mortgage Ci.oaucing. 

28,053 sq. ft. 

Plan .Area: 

Gross Upper .'\rca: 

16,881 SLJ.ft I 

50,643.sq.ft. 

88 

R2 

$567,000 

$8,296.58 

1folti-Pamily Residential 

rebnrnty 5, 2013 

Not determined 

-

-

* Suljef/ lo &Jpothelic"/ ro11dilion1 and �xtn1orrli110,y 

t1J.rll111ptiom as 0111/imd in Jbe 11p1Jrt. 

1 Sourt<' for l'l�n and c;ro"' ,\n::1 Measurt'01c11t11: Cuy of\'('111niJ'><:� l'mpell) \�scssmL"Ot rccorJs 

filevenJ0'1 A,1hhD(I Ud,. FIio No, 13-201, lJC!CUTlV'! SIJMMARY I 



PHOTOGRAPH OF SUBJECT PROPERTY 

Stevenson Advisors ltd .. FIio No. 13-2019 

SUBJECT PROPER1Y 
519 Burnell Street, Winnipeg, Manitoba 

fXECUTIVE SUMMARY ii 



INTRODUCTION 

PROPERTY ADDRESS 

519 Burnell Street 

Win11ipeg, Manitoba 

LEGAL DESCRIPTION 

The current leg.ii description of the subject property 1s: 

Cf# 2291534 - Lots 42 ro 47, Block 3, Plan 775 WLTO in RL 65, Pansb of St James. 

CT# 2291538 - SP Lot 28, Phtn 33661 WLTO in RL 63 t<> 65, Piirish of St James. 

PURPOSE OF THE APPRAISAL 

The pmposc of rcpott is to estimate the prospective market value of rhc fee simple intctest in tbe sub1cct 

propc.ny, sub iect to complcuon of construction as per specificauons outlined within this report. 

FUNCTION 

The in Lene of this report is to assist the client in matters relating to placement of first mo1-tgage fi.nancmg. 

EFFECTIVE DATE 

Pebruru:y 5, 2013. 

DEFINITION OF MARKET VALUE 

Markel Value is de.fi.ocd as "the most probable price which a property should bting in a competitive and 

open market as of the specified date under all conditions requisite to a fair sale, the buyer and selle.r each 

acting pmdcntly and knowledgeably, and assuming the price is not affected by undue stimulus.'' 

Implicit in this definition is the consummation of a sale as of a specific d11Lc and rhe passing of title from 

seller to buyer under conditions whereby: 

• buyer and seller are typically motivated;

• both parties are well informed or well advised, and acting in what they consider their best interests;

• a reasonable tirnc i� allowed for e."posute in the open market;

• payment is made in terms of cash in Canadian dollars or in terms of Cina11c1al arrnngcmcnl�

compar:ible Lhcrcto; and

IN!llOOIJCIIOI◄ 



• the price represents the normal cor1sideratioo for the property sold unaffecLed by special or creative

financing m sales concessions granted by anyone associated with the sale,�

DEFINITION OF PROSPECTIVE MARKET VALUE 

f\ forecast of the vallle expected at a specified future date. A prospective value opinion 1s most 

frequently sought in connection wfrh real estate projects tl1at are proposed, under constrnction, or under 

conversjon to a new use, ot that have not achieved sellout or a stabilized level of long-term occupancy at 

the time the appraisal report is written. 

PROPERTY RIGHTS APPRAISED 

The property rights appraised a.re tllosc of the fee simple ownership, 

1L is hcld in perpetuity, cart)'ing wirb it the right to sell, lease, or give -it away, and 1s subiect only to 

rest.rictious held by the Crown i.e. taxation, e.xprop.riat:ion, police power, :ind escheat. Partial or sub­

i.nte.rests, such as leasehold, can be created by the fee simple owner, grnnting some of those rights to 

another for a stated period undet certain conditions. 

EXPOSURE TIME 

Reasonable exposur.e ti.me may be defined as follows: "The estimated length of time 1.he property inteJ:el:il 

being iippraiscd wo1.1ld have been offered in the market prior to the hypotbeticfll consummation of a sale 

at market value on the effective d:1te of the apptaisal; a retrospective esti.tnate based upon w ana.lysis of 

past events aSfitlmi.ng a competitive and open market". 

Exposure time cnn vary for various types of real estate under different market conditions and is always 

presumed to occnr prior to the effective date of the appr:'lis:il. This is substantiated by re.lated mets in the 

appraisal e.g. the use of current cost information, the analysis of historical sales infounation, ;md the 

am1lysis of fi.1t:1.1.re income expectancy estimated from the effective date of the appraisal. 

The esrimate of reasonable expusute Lime is not intended to be a prediction of a date of sale, but is 

.instead an i.nrcgr;il part of the analysis conducted during the appraisal assignment. Onr estimate of the 

probable exposure time for the property is six to twelve months. 

MARKETING TIME 

Marketi11g time, oo the otber hand, may be defined as a reasom1ble esri.rm1te of the amount of time it 

might rake to scl.l a property interest in real estate at the estimated market Level du1:ing tlle pe1:iod 

immediately 11fter dH! effective elate of the apprnisaP 

� So11m: 2070 Cr11wlir111 U11ifo,711 Stoudards 
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,\ reasonable marketing time for the subject property is also estimated to be six to twelve months. 

SCOPE OF THE APPRAISAL 

·n1e subject property was personaJJy jnspecred and phorogi::iphed by Kassy Phillips-I Inatyshyn, on

Pebnmry 5, 2013. Ms. Phillips-�fnar:ysbyo undertook all <latn collection aud annl)'Sls performed in 

completing the report. Breu Ferg1.1son, Review , \ppraiser provided guidance and fimd teview of this 

tcpon, but did not inspect d1e subject property. The apprrusnl is based on data thar has been collcctt::d 

through the noanaJ course of business and has been confinned wherever possible fafo1mation has been 

supplied by the Winnipeg Re.,! Estalc Board (Muli·iple Listing data 11J1d J\IL-\AP database), the local 

murucipal 11u1l.iorities, the \Xlionipeg Laud Titles Office, Johnson Market Report, property managers, 

le:tsiog llgents, vendors, purchasers, llnd several unofficial sources, including the records of the Stevenson 

Re:il Estate Group. Unless otherwise noted in the report, the interiors of the comparable properties have 

not been inspcctcJ, neither 1,1endors nor purchasers in the event o[ sales, nor landlords smd tenant� in the 

c:1se of lellses, have been contacted for particuJars of the individual transactions. 

t\side from the st:'tndatd assumptions and limiting conditions th:11 are a fond:imenrnl component of an 

appraisal report as prescribed by the Camdian Uniform Standards of Profossional .\ppraisal Prnctice 

(CUSP �P), sometimes i1 is necessary to identify hypothericaJ conditions or extraordinary assmnpt1ons 

rhnt been adopted u1 the analysis cacried out. For p\lrposcs of rcllson:ible :in:ilysis, 11nd to comply with 

the requestec.l valuation pllrnmeters as provided by the client, it has been necessat.1' to appraise the subject 

property under hypothetical conditions as outli.11ed below. TI1e e.·uraorclina,;y assumptions that lice 

outlined refer to the hypotheses, which i.f not true or ad1ieved, could alter the val1,.1e conclusions reached. 

Hypotl1etica/ Conditio11s 

1) The 11al11e ir baml 011 nil eigbfy-eigbt J'llilts that have not yet been _/iii!}! tC11011ntctl aJ· of lh� v_/facliue dale of the

appraiJ(I/, 111ill be reno11fJl�tl le, t/Je 1/m1dards as 011lli11erl in the csllillalr.d rosl of repair1 i1ifor111atio11 p1v11itlcd i?J,

the 01vner. 

Extr,"lordinary Assumpu'ons 

I) The va/11alio11 o
f 

the 111/!fecl prop,rly ha, bem mnied out baud oJ/ tbe ur1111J1plio11 of the qfore-me11lio11ed 

l!Jpolhetical ,·011diti1m # 1. It is amrmed that tbe i111pm11eme11/s 111ill be ,·ompleterl co111711enmmte with k>ml market 

sla11darrl1, and compkted i,1 a timcfy ma1111er. It is tm111nerl that then! arc 110 impediments, legal, pl!Jsica/, or 

olhe,� lo the pla1111ed developmc11t. if th, ,'!Jpothms 1ve1? 110/ 111ade, it is like!J that th, appraiser'. opi11io111 a11d 

.-011dustQ11s 1110!1/tl be mf?ject lo change. 

1 C1111adin11 U11i{orrN S1m11/,11rl1 
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ENVIRONMENTAL CONCERNS 

Unless otherwise stated in tllis report, the presence of hnzardous substances, including without lim1tal.ion, 

asbestos, polychlocinated biphenyls, petroleum, agricultural che.micals, or other cont:uninants, was not 

called to the attention of or nor did tbe appraiser become aware of during the course of the inspection. 

The appraiser has no knowledge of the e.'iislence of sucb materials on or in the property unless otherwise 

st:1ted. He is not, however, qualified to test such substances or conditions. 111e presence of such 

substaoces, such as asbestos, urea formaldehyde foam insulation, other s11nilar hazardous substances, or 

environmental conditions, may :1ffcct the value of the prope.rty. Tbe value estimate therefore is 

pre<licated on the assumption that there is no such condition on or in the property or m such proximity 

that would cause a loss in v:ilue. No responsibility 1s assumed for any conditions, or any expcrttst: or 

engineering knowledge requi.t:cd discovering them 

In the course of our investigation, we have reviewed the Cootami.narcd Sites Registry mainla111ed by the 

Depimmcnt of Conservation - Province of tlfanitoba. The subjecr site is not referenced in the list. 

13ec:cause this apprnisal is not intended to determine the presence or absence of environmental risk, should 

more particulars or detail be required, a qualified environmental professional should be consulted. 

CURRENT OWNERSHIP 

Wiompeg Land Title Office (\VLTO) records indicate the owoershjp of the subject property as follows: 

5448124 MnniLoba Ltd. 

Certificate of Title Numbers 229153-l :ind 2291538 

ENCUMBRANCES 

Wmnipeg Land Title Office (WLTO) records indicate the following active charges currently registered 

aga_iost the subject property. 

e
r 

2291534 

llcgistration 
No. Tvo11 From/To C011.�irlL·r:1tio11 R11Jr;EUratio11 D11111 

From: 'J11c City of Winnipeg 
2009/03/19 To: I Iarold IJick ,\� A�t'fll 

J749278 Cnvc:u 
Ocscnpuon: Vacnnr aml Dcrclic1 Ru,ldmh,s 

.

By-l�1w No 35/2004 

From: 111c C:i1y of Winnipeg 

1034237 Cnvcm 
To: R)' /\gen1: 1-Inrold Dick 

2011/02/01 
Dc�cripoun: Dt·rclcc1 lild11 l'rclim Order 
By-Luw 89/2010 

1062051 Mortg:igc 
From: 5448124 Manitob:i Ltd. 

$3.000,000 2011/0-l/20 
To: TCC Mortgage I loldtngs Inc 
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From: TCC Mor(i,,agc I foldings Inc. 

4062052 Clivcnt 
To: Robert B. Giesbrecht As Agent 
Description: Assignment of Rents and 

2011/04/20 

f ,cuscs 

l'cn,o,rnl From: TCC Mortgage I loluinis Inc. 
4062053 l',opcrry Si:curity To: Robert II. Gie..sbrccht 1\s ,\gi:nl - 20·1 ·1 /04/'.!0 

No1icc De.�crlpt1nn: 10:xpircs on 20·13 /04/ 18 

4317783 Mongage 
1:rom: 5448124 /\llanitobal�ul. S5,300,00n 2013/0'l/18 
To: JayCilp rinancial Lt<l. 

From: Jaycap rinancial Ltd. 

4317784 Caveat 
Hy 1\gc11t: Doug E. Fawcett 
Description: J\ssignmeot of Rents and 

. "2013/01/18 

Lc-.1scs 

Personal Frum: Jnycap ftinancial Ltd. 
,1317785 l'ropcny Scc111iry Hy Agent; Doug 13. f;-awcctt - 2013/01/18 

No1ice Dcscriptlnn: Tntcresr ""pircS 2018/01/15 

4:118842 Builders Lien 
firom: Luc:is & Associates J .rd. 5115, 106.11 2013/01/22 
Against: 544812� ·Manitoba Ltd. 

CT 2291538 

Jlcgistratirm 
No. TvDc From/To Considcrntion Rceb,·tn,tion D,1rc 

Fr(Jm: The City of Winnipeg 
2llll9/03/19 'J'o: 1 larnld Dick 1\s i\gcm 

3749278 C:tVL'llt Description: Vacant and Derelict Huildings 
-

By-J.aw No 35/2004 

4062051 Mortgage 
Prom: 5448124 M:u1itolYJ Ltd. S3,000,000 2011/04/20 
To: '!'CC Mortgage Holdings lnc. 

From: TCC Mortbragc lloldings Inc. 

,1062052 CavL'nt 
To: Robert B. Giesbrecht /\s Agent 2011/0tl/20 
Description: Assignment of Rents & 
Leases 

l'crsoonl From: 'J'CC Mortg-Jgt: I loldings Inc, 
,1062053 Property Sccmity To: Robert H. Giesbrecht /\s 1\gent 2011/04/20 

Notice Dcsc,iption: Expires on 2013/04/18 

4317783 Mortgage 
From: 5448124 Manitol.Ja J.td. SS,300,000 W-13/01/18 
'l'o: Jaycup Financial Ltd. 

From: Jnycap Fim1ncial Ltd. 

4317784 Caveat 
By Agent: Doug E. Fawcett 
Description: ;\sslgnmcnt of Rents ancl 

- 2013/01/18 

Leases 

l'crsonal From: Jaycap Finm1cial Ltd. 
4317785 Propcrry Sccu,ity By Agent: Doug E. f,awcctt . 2013/0)/18 

Notice Description: Interest Expire� 2018/01/15 
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There are several cavciits registered against the subject building w1th regards to v-acant and derelict 

buildings. Copies of these docmnents can be found in the appendix material�. Our client is currently 

working with the City in order to fulfil all of the needed reqt1irements and have these caveats re.moved 

against the subject property. 

J\ copy of the titles to the snbject property has been included in appendix materials. Tbe appraisal is 

based upon the assumption that tbexc are no encumbrances that have a significant impact oo the 

allowable use or development potential of the subject site. 

SALES HISTORY 

The cw:rent tit.Jes were created J\pril 9, 2008 for a trnnsfer of lru1d from 5307296 Manitoba Ltd. to 

5448124 Man.iwba Ltd., for a considernt.ion of $450,000 and fl sworn value of $625,000. We are ool 

aware of any subsequent listing or sale activity involving the snbject propetty. 
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PROPERTY DETAILS 

SITE DESCRIPTION 

The subject property- has been plotted on a sketch provided by the Cit)' of Winnipeg Sun1eys and 

Mapping Depnttment (sec following pnge). 

The subject site is located within d1e central guadraot of the city, within the neigbbouchood commonly 

knuwn as the \Xlest End. Specifically, the site is located on the west side of 13urnell Street, just soutll of 

Ellic;e Avenue. 

The s�te bas a rectangula.t shape with 190,0 feet fronting Burnell Street to the west and side yard 

bouodnries of 147.65 feet. The total site area is 28,053 squrire feet. 

The site is improved wid1 a three-storey masonry apartment btulding that occupies approxiinately 60 

pcrcc.o t of the site. Tbe remaining pnttic)n of tJ1c site (along the south side of the site) that is believed to 

be gravel covered (was snow covered at time of in�pection), and will be used for parking tbat can 

accommochtle 24 vehicles. 

Developmcor sunounding the subject consists of severnl apartroent buildings to the west, single-family 

resideoti11l houses to ilie south and east and commercial dcveloptnent to the north along Ellice Avenue. 

Access to the site is gained through a rear pnblic alley at the back (east side) of the building that can be 

accessed from either Burnell Street or Arlington street. 

The site is fully serviced with all municipal services necessiiry for its operntion, including water, sewer, 

bydt:o, telephone, and 11att1ml gas. 
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ZONING 

R2 - Two Family 

Tbe "RI" and "R2" Districts are intended to provide for single aJ1d hvorfamily units and where 

appropriate limited multi-family units in lower density neighbourhoods. 

Bulk requircroents a.re 11s follows: 

Min.Lot 
Min. Lot \Vidth 

Min.Lot Width (Reverse 

Zoning Area (lnterior Comer Prout Rear Yard Side Rev. Cor. Side 
District (Sq.Fi,) Lut)(Ft.) Lot)(Ft.) Yard (ft.) (fl.) Yard (ft.) Yd. (Ft.) 

R-2 5,000 50 55 20 25 5 10 

Pc.i;mitted uses a.re maoy aod varied. The reader is directed to City of Winnipeg Zou..ing By-law Number 

200/2006, which includes a comprehensive list of peunittcd and cooditiooal uses for this zoning 

Jcsignation. 

ASSESSMENT AND TAXES 

The property is listed under the City of Winnipeg tax roll: 

Address 'Roll Number Assessed Vi1hrc (2013) Category 2012Tuxcs 

519 13umdl Sl'rCCI 13-030432'100 S567,000 Cb�><60 58,296.58 

The assessed value is the City of Winnipeg Property Assessment Ot:partment's estimate of the most 

probable selling price of the property had it been fot s.-i!t: at ..-\pril l, 2010 (teferem:c year for assessment 

pui:poses). Copies of the assessment notice and rnx bill ai;e included in die appendL'<- materials of this 

tcport. lt should be nott:d that a general reassessment of all commercial real estate is cwTe.ntly underway 

for the 2014 rnx year. This value is based on the curtenL market value of the property as at J\pril 1, 2012. 

J\s of the effective date of this apptaisal, the proposed assessme�t had not yet been .released for 2014. 

ltovornon A.dvhots lid., fll■ No. 1:1·2011 rROPEK1Y OEtAll-5 9 



DESCRIPTION OF IMPROVEMENTS 

The subject site is improved with a three-stotcy masonty and wood building, reportedly constructed 111 

1914. According to teco.rcls maintained by the City of \'v'ino.ipeg Property Assessmen1 departmeJ1l, the 

building has a plan area of 16,881 square feet, and a gross upper floor area of 50,643 square feet. A full 

basement a.rea exists in the subject building. The concrete floors had been removed clue to ptiot flooding 

in the basenu:m. To date approximntely 70% o[ the new concrete 1100.rs in the basement bave been 

poured. The remaining 30% will take pface over the nc.,t week. 

The building is vacant and is currently undergoing an entire renovation to transform the building into a 

"like new" condition. The mterior finish of the building was removed bac:k to tbc su·uctural compoueors . 

. -\t the 6me of inspection, J'e11ovntions were well underwlly. ·rhe building is split into four phases. The 

first tlue1.: phases consisL or the mlli.u to third Ooors and the fourth phase js the basement. 'fo date many 

of tht: suites in the first three phases have been completed. Occupancy for the first three phases is 

projected to be March 1, 2013. Once these suhes are completed, progress will focL)S to the 11hasc four 

basement units. 

The subjecL building hfls been redeveloped into 88 apru-tment units. 111e unit breakout consists of ·1 

bachclot unit, 56 one-bedroom units and 31 two-bedroom units. The basement will consist of the 1 

bachelor unit, ·14 one-bedroom units and 7 two-bedroom \lt1its. the ftrst throngh third floors will each 

consist of 14 one-bedroom nnics and 8 two-bedroom units. Hach floor will also lrnvc a laundry room on 

it. 

The building lrns aU new wiring, ckctrical systems, heating & mech:mical aod plnmbing. In ac.ldit.ion as 

mentioned tht: basement will have all new concrete floors. Essentially all interior improvements have 

been ripped out and will/have bee.n replaced. The budget for all of the renovations as pet Hudson Bny 

Trndcrs is approximately 3.9 million dollars. 

The finish to the completed sni.tes consists of laminnte flooring, painted gyp.roe walls wd ceilings with 

incandescent lighting. The unfinished suites will also be completed with the same materials. Each \IJlit 

will .include one to two bedrooms (with exception of the bachelor suite), a living room, lutche.n and 

batluoom. All uru.ts w.ill be furnished with a fridge and srove. 

\'(lo_rk to be completed on the exterior will consist of roof and vcnr repairs, all new windows, the b\Jilding 

will be repainted, a secure fence will be installed along the front elevation, \,'\ndsrnpin.g work will be done, 

the p11clcing lot will be asphalt smfaced, wotk will be done LO the front porch ;md exterior lighting will be 

,1dded. At the time of appraisal, the majority of the new windows had already been iost,illed and the front 

of the builditlg had been painted. 
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M.ARKET OVERVIEW 

MANITOBA ECONOMY 

(Excerpt from Manitoba Econotnic I Iighligbts-)4 

Pop11J:1tion 

• ;\s of July 'I, 2012, Manitoba's pop·ulation stood at 1,267,003,, a one-year incrcase of 15,313 

persons, for an annual growth of 1.2%. This 1s the third consecutive 12 month period of

population growth ahcnd of the national rate.

Real Gross Domestic Product 

• Preliminary estimates from the Manitoba Bureau of Statistics show Manitoba's real GDP

e..-<panded 2.2% in 2011.

• The Snrvcy of Major Economic Forccastcts projects that the Manitoba will g:row 2.3% .in 2012

and 2.2% in 2013.

Consu,ner Price Index 

• In 1l1t: first cen months of2012 the l\fanitoba CPI increased 1.6%, fourth lowest and below the
1.7% iocrcase for Canada,

• Tobncco & alcohol, food, shelter and traosportatioo a.re boosting overall consumer prices while

tecreation aJ1Cl education nloog with clothing ru:e casing pressure on prices.

• Manitoba CPI increased 3.0% in 2011, the fifth lowest ntnong provinces a11d similar to the 2.9%

Canadian increase.

Labour Nh,rket 

• 111 tbe fit-st eleven months of 2012, employment increased 0.8¾ or 5,000 job$ while the fabour

force c:-:,.-pantletl 0.7% m 4,900 new entrants.

• Io 201 'I, Manitoba's employment increased 0.8%. Manitoba's l:1bm.u: force expru1dcd 0.8%. T11e

2011 employment growth for .Manitoba ranked seventh highest among provinces.

• lo 20"11, Nfan.itoba's unemployment rate was 5.4%, second lowest behind Saskatchewan. The

youth unemploymeor rate was 11 .6%, third lowest iu Canada.

• lo the fust eleven months of 2012, Manitoba's w1employmeot rnte was 5.4%, third lowest

among provinces and below the 7.3% national average.

'htlf>:/ / ww111,�w.111b,m/.fi111111a/ pd(/ higblig.hls.pti
f 
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Economic Activity 

• In the first nine months of 2012, manufacturing sales increased 1.911/o compared to a 4.9'1/o

national increase and .ranked si...xth among provinces.

• In the first nine months of 2012, Manitoba retail sales increased 2.1%, below the Canadian

increase of3.2% and seventh best among provinces.

• [n the first three quarters of 2012, 1fanitoba faun cash reccipts were up 1.0%.

• In the first teu months of 2012, the value of i\lfanitoba building permits increased 29%, the

1-ughest growth atnong provinces an<l above the national ave.rage of 12.1 %,

• fn the fust nine months of 2012, business bankrnpteies we:rc down 33.3% in l\lanitoba. In

Canada they were dowll 10.3%.

• In the fir,;t nine months of 2012, Manitoba exports increased 2.1 %, while Cam1diau exports were

up 3.8%.

Provincial Economic Outlook 
BMO capital Mar�eu Economics 

Occernb�r 21, 2012 

Cd� 8( AIIJ sa,k MM 

r.eal GOP Growth ( .. i th�ngc, <haio·wt!lght�tl)
2010 3.2 3,0 3.3 .;.o 2.4 

2011 2.G 2.9 S.2 4.8 1.1 

201'.l ! 2,1 2.5 3.-1. a., 2.6 

1012 ! 1.8 �.-1 :?.8 ?.7 �.3 

20l'i I 2.3 Z.,6 3.1 2.9 2.4 

Employment Growth (�,c11an1ie1 
2010 u 1.1 ,O,J 0,0 1.9 

2(1jJ I.� \)J
i 3.8 o.s 0.7 

2012 ! 1. l J.7 2.7 2.! o.a

2013! 1.0 l.4 1.6 1.8 0.8 

2014 C 1.2 L8 j s 'L3 0.9 

Unemployment Rate (pe,cenll 

2010 8.0 i.6 G.; 5.2 S.-i 

�OH 7.11 7.6 SA 5.0 SA 

201: f i'.3 s.e -U 48 6,4 
2013 ! (.2· 6.6 fJ.5 4.7 5.4 

2014 I i.O 6.6 ••• -!.6 $,I 

Houslng Starts (thou1an111) 
2010 191 26,7 26.9 r..o 6.l 

201l 193 26,S 25,5 7.1 5.9 

'ZOl2 I 2n :a.s 33.3 9.6 7,6 

2019 f 190 23.5 32.S 8.8 7.2 
2014 r 180 20.0 32.S 8.S i,0 

consumer Price Index <"•<h�ng,1) 
2010 J.8 J.•J LO 1,3 ll.8 

2011 2.0 2.4 l,4 2.ll 3.0 

2012 ! 1.6 I, l l.2 1,; J.6 
20J3 I Li o,e 2.l 1.9 Li 

201.J I :l..u 1.7 2.2 L9 1.8 
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CITY OF WI N NIP E G - ECONOMIC OUTLOOK 5 

\Xlinrupcg's economy continued to post modest growth in the second qua.ner at a pace shnilar to the Erst 

quatter. In their , \utumn 2012 Metropolitan Outlook, the Conference Hoard of Canacht revised their 

fotecasl for renl GDP gmwtb in Winnipeg in 2012 ro 2% ($28. 1 billion), down from 2.4%. Despite this 

adjustment, Winnipeg's ptojected GDP growth remains in line with the n:ttional average (2.2%) and in 

the middle of the pack among Canadian metropolitan areas. 

In a year-over-year compatison to the second quatter of 2011, St·atisrics Cam1da reported that Winnipeg's 

job growth improved by 9,300 jobs or 2.3% outperforming the national average of 1 %. Winnipeg's 

unemployment rate of 5.7% during the second quarter temained consistent with the previous year (5.6%). 

The indusu:ies where employment is projected to post stJ:ong growth in 2012 include business services 

(6.8%), sc.rvicc-prndL1cing iochistries (3%), and he mam1factw:iog sector (2.'I %). 

The Conferern:e Board projects hertltby growth of retail sales in Winnipeg dw:i:ng 2012, though at a rate 

below the national average of 4.5%. Winnipeg's i:ernil siues are expected to grow to $10.1 billion this year, 

;m increase of :t 7% over tl1e s:une period last year. M:mitoba's avernge weekly earnings grew 2% to $822 

during the second qrn11:tcr, keeping pace with the national growth rate of 2.1%. Winnipeg's consumer 

pcice index at t'he end of the second quarter was the third-lowest among Canadian metropolitan areas at 

1.6%, a benefit to the local retail sector. 

Duting the first half of 2012, Winnipeg's building pe11nit values ($750 million) spiked 37% over the same 

period lasl year-the second-highest increase among Canadfon metropolitai� are:is. For the second 

consecutive quarter, non-resideotia1 building pe11nit values advanced over 100% to $341 million. More 

than half of these building pennits (62%) were for commercial projects and were primarily retail-related 

(e.g., Seasons of Tuxedo and St. Vital Cenr.tc renovations). 1n the first six months of 20·12, Winnipeg's 

commercial of
f
ice space experienced a drop in the vacancy rate by 2%, while the ave.rage rental rate 

($12.24) rt'.mained scable. 

Residential building permits vflh1ed flt $409 million were lip 5% over the smne period last ye:tr due to 

continued growtl1 in housing starts. Srncistics Canada stated that total housing struts in \Xlinnipcg during 

the second quarter We(e up 40% (1,922) over lase year, and singlc-fami.ly housing starts rose 7% (945). 

The average selling price for a \'Vinnipeg home continues to rise, climbing G% during the second guarte.r 

to $253,464. 

Tbe Manitoba .Bureau of Statistics reported that Manitoba's merchandise exports of $6.1 billion during 

the fast half of 2012 rose 8.5% over the same period hist year, led by c.--:ports to the }diddle East, Africa, 

and �">sia. The export goods experiencing the latgest growth in the second guarter inclllded farm 

' hllp: / I 1v1v1v,,ro11w1i(d,vr/op111q11/111i11,rip�g, ,·0111/ ivi1111ij)<.gNco111)r,!)/ q11111t,l'!)�e(o11or,J/,:,highlight1 
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equipment, moto.r vehicle parts, and meat and grain producLs. Valued at $3.4 billion, exports to rhe 

United States jl1tnped 13%, with more than half (54%) destined for the Midwest. Dm:ing the fo:st half of 

2012, imports to Manitoba from Western Europe, Mexico, the United States, and Southeast :\sia (valued 

at $9.7 billion) increased 28% over last year. Manitoba's manufacturing sh.ipmeots of $7.7 billion in the 

fust si.'{ n1onths of 2012 experienced modest growth of 1.8%. 

APARTMENT MARKET OVERVIEW 

kfnrket Analysis 

Winnipeg's real esratc markets i.n ::ill sectors continue to reflect positively and show very minimal 

increasing vacancy rates over the past year as reflected in the following chart. Th.is is par.1jcul11.dy evident 

in the , \ parLment secror. 

REAL ESTATE VACANCY RATE SUMMARY FOR WINNIPEG 

Year lndusCTi:1/ Ollicc Rc(ail Apartments T mvr1lw11sc 

2005 3.2% 5.3% 11-,3% 1.7% 9.6¾ 

2006 3.8% 5.7% 4.0% 1.3% 2."1% 

2007 3.1% 5.9% 3.8% 1.5% 3.8% 

2008 2.5% 3.7% 3,3% 1JJ% 4 ·.3% 

2009 2.0% 5.11% 3.5% 1.1% 0.8% 

20'10 2.7% 6.5% 3.5% 0.8% 0.6% 

201'1 2.1% 7.0% 3.3% 1.1% 0.5% 

2012 2.0% 6.3% 32% J.711/o 1.1% 

M11ltiplc F.m1ily Markets 

J\ccording to the results of Canada /vlortgage and Housing CoiporaLion's Fall 20·12 Rental Market Survey, 

apartment vacancy rates inc.teased slightly from 1.1 % in 2011 to '1.7 percent in October 2012. It is 

forecasred that rates will also .rise slightly in 2013. 

The 2012 Winnipeg C.i\11.t\ snrvey resnlts show the 12•11 conseCL1ri:ve year that the v'tlcancy rntes were below 

2.0 percent. Despite the rise, Wurnipeg still has one of the lowest vacancy i;,itcs among all Ci\-L·\s in 

Canada and is well below the 011tional average vacauC)' rate of 2.6 percent. Overnll net-migration to 

tvfanitoba declined 8 percent year-over-yeai: in the first six months of 20J 2. Contributing to the decline 

over this period was a decrease in net international migration and an increase in iotcrpr:ovi.ncial outflows. 

In 11dclitioo to lower net-migration numbers, factors encouraging e.'Usting rcntc1:s to make a move to 

homeownership persisted over the past year. 

S.lv.ven1on Advhon lid., F11• No, lS,201' MAR1'ff OV'fA.VlfW' 14 



1111� principal drivers of Winnipeg's strong market are: 

• Net migrnt.ioo to the P.rovince and to the Cit)' of Winnipeg has cL:amatically improved.

• More seniors, for a variety of reasons, are 0pti.ng for reutal instead of home ownership.

• There is a continued shortage of listings in the resale market.

• The .lack of adequate additions to the remiil housing stock. (New const:ructJon mtm1s demolition,

refurbishment and conversion to condominium).

Positive household growth fueled by net in migrntion will continue to put demand pressures on all 

housing markets, including the umlti residential market. This p1ime dtiver, including the other 

cootributitig factors mentioned cru:licr, will still be apparent in the market in the nei1r future. The very 

low ovcrnll vacancy rate as well as rental increases above the rent control guidelines are c.'\pecced to be 

prevalent tluoughout the year. 

MULTIPLE FAMILY MARKET - MIDLAND 

SUMMARY OF APARTMENT VACANCY RAHS 

Yc.u IViimipcg CMA Midl:md 

2005 '1.7% 2.9% 

2006 1.3% 2.5% 

2007 1.5% 1.3% 

2008 1.0% 1.4% 

?009 1.1% �.4% 

2010 0.8% 1.6°/i, 

2011 1.1% 1.1% 

2012 1.8% 1.7% 

�Ti thin. the census tnettopolitan area of Winnipeg, the M.idfand district contains approximately 9.1 °Ii, of 

the total apartment supply, or some 4,797 units (892 bachelor, 2,820 one bedroom, 1,051 two bedroom 

and 34 three bedroom). 2012 vacancy figures for the 1'vfidland clistrict arc, 2,6¾ for bachelor 1,1111ts, 1.6% 

fo.r one bedroom on.its, l.2% for l\vo becL:oom units and "no vaciincy" for three bedroom units. 

According to Ci'vll--IC, average mouthly npartmcnt rent-s with.in the l'vlidland district in 2012 were $490 for 

bachelor muts, $569 foe one bedroom, $719 monthly for two bedrooms and the amount for three 

bedrooms was suppressed to protect confidentiality. This compares to $527, $704, $911 and $1,027 

respectively for the city as a whole. 

Slevenson ,t\dvf1a11 lid,. Filo No, 13•2019 MAUET OV<�VlfW 15 



PROPERTY LOCATION AND NEIGHBOURHOOD ANALYSIS 

The subject property is located in the i'vfidland Market District of Winnipeg. This district is generally 

bounded by Notre Dame J\venue to the north, Sherbrook Street to the east, St. James Street to the west, 

and the Assiniboine River to the south. 

The subject property is more specifically located on the east side of Burnell Street, just south of Ell.ice 

;\venue. Development in the area is primarily residential in the adjacent neighbourhoods, with 

commercial along Ell.ice, Sargent, Notre Dame and Portage Avenues. 

1\ll amenities including schools, shopping, and public transportation, are available within walking 

disrnnce. 

Location Map 

Stovnnson Advlsofl Lid., FIio No. 13·201? MARKEi OVERVl!W ]6 



HIGHEST AND BEST USE 

INTRODUCTION 

1-iighest aud Best Use may be definedG as;

"That reason;ibly probable and legal use of vacant land or ,1n. improved property whicb is physically 

possible, approp1·iatcly s'l1ppo.rted, financially feasible, and that result� in the highest value." 

The highest and best use of ;i property is an cconotnic concept th::it measures the internet.ion of four 

criteria: 

• lt:g,,J pemussihility.

• physical possibility,

• financial feasibility.

• m,1xuuw11 profitabilily.

The concept of Highest and l3csf· Use is fundamental to real property value. lo one applica\:ion of the 

concept, the property is considered as though vacant and available for development. In the other 

application, the highe�t 11nd best use of the prnperty as improved is e8timatecl. This is because the 

higbest and best use of the site as if v;icant and available for development detcmtines the value of the 

land, even if the property's existing improvement does not represent the highest and best \1sc of the site. 

Highest and Best use of land or a site is the use arnong all reasonable alternAtive uses that yields the 

highest present land value, after payment for lab0tu:, capital and co-o.rdiJ1ntioo. The conclusion assumes 

rlrnt the parcel ofland is varnnr 01· c11t1 be made vacant by demolishing any i.tnpmvetnt:ots. 

The single most important factor that influences nny consideration of the most profitable likely use to 

which a property can be put is the zoning as it e.,usts oL, in some instances, the fe;isibility or possibility of 

rezoning to anothc.r or higher use. 

" Ctwod1t11r U,,ifom, Stt111rlmrl! uj P1vfo,sio11d!Approfrnl Prmtke. effi,mw 01 /01 I 2010 
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CONCLUSION 

1n summary, the site is zoned for multi-family reside11tial development. Suu:oundiug improvements in 

the immediate area consist of multi-frunily developments. It is Lberefon: reasonable to conclude that as 

vacant the site would be developed with a multi-family residential project. 

The existing improvement wns originally constructed in ·1914. The building is cun·cntly lmtlergomg 

major renovations Hntl 1111 of the build Log interiors ate being redone with extei:ior work complercd as well. 

The sti:ucture is assumed to be in sound strucru-rnl comlitioa,. It should continue to serve irs intended 

funci-ion foe many years to come. lt is reasonable to conclude that the existing ose reptcsents a highest 

and best use of the subject property. 
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VALUATION AND FINANCIAL ANALYSIS 

METHODOLOGY 

There ace three commonly used approaches taken Lo evaluating real propc.rty: the cost approach, the 

income approach, and the direct comparison ::1ppr011eh. The approach utilized in any particular appraisal 

depends on the property type and the use of the appraisal as well ::is the quality ::ind qua11tity of data 

available for analysis. 

Cost Appro;1ch 

The cost approach is based on the understanding that there is a rc.lntionsh.ip between value and cost. The 

apprnach is applied by cstim:iLing the value of the site and adding to it the clepi-eciated value of 

improvements. 'l'hc approach is particufady useful in evaluating relatively new .improvement� or those 

nor freqm:ntly m1dcd, and it has less -applic:itioo for properties with older buildings sufferu1g from 

various forms of accrued deprecfrttion. 

lncowc Approach 

The income approach measures the present ,vorth of the future economic benefit of property owner�bip. 

In its simplest approach it -assumes a relationship between the current net incoJne and the value of the 

property. Its Applicfltion involves a study of the actual and expected income from a propeny both from a 

quantitative and qualitative perspective, analysis of reductions in that income, such n.s anticipated vacancy, 

collection loss, operating expenses and long term ma.i.ntenance, and the factoring of the de.rived uer 

i.t1con1e into a value estitnflte based upoo the expectations of investors in s:iroilar properties. 

Direct Comparison Approach 

The direct comparison approach involves a comparison of properties tbat have been listed for sale, ha1re 

sold, or have received offers to puschasc in order to derive an cstinrnte of the Vflluc of a �ubjec-t property. 

The validity of th.is approach is directly related to the number and comparability of properties sold that 

can be related to the subject as well as the quality of darn available with which to oonduct an 11dc:quate 

analysis. 
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ESTIMATE OF VALUE BY THE COST APPROACH 

The Cost Approl'lch assumes that a prudent purchaser will not pay more for a property than the cost of 

reph1cing or reproducing it in its present condition, prm11ding there are 110 costly delays or economic 

facrors which influence value.. loherent in Llus approach is the Principle of Substitution, which states that 

when several similar or commensurate commodities, goods, or services are available, the om: with the 

lowest pdte attracts the greatest demand and widest distribution. l t  consists of four steps: 

• Esti.trn1tc the land value as ifvacanl.

• Estimate the building reprodL1ctio11 cost defined as the cost of creacing an improvement identical 10 

the subject in utility, size, and material.

• G.stimatc :iccrued depreciation from all causes and deduct th.is from the estimated repwduct.ioa cost

of the building.

• Add the estimated vacant land value to the depteciared cost of the site improvements.

When dealing with o!dC£ properties, including those remodelled, the cost appro,ich is inherently we::ik. 

J\ccu.rnre construction details arc often not available and older construction techniques and materials arc 

obsolete. Depreciation, which emanates. from a number of causes, physical, functional, and e:ucrnal, can 

be vt.ry difficult to determine in an older property particuh1dy where caused by demographic changes or a 

dcprcssed real estate t11arket. .-\ddit.ionally, the markc::t itself does not· generally .relate depreciated cost 

with value ;md purchasels of real cst11te do nol suongly consider this type of appro;1th in cletctmining t.hc 

vnlne of properties they wish to acguirc, otl1er tba.11 Lo determine tbt: cost-to-cure physical deficiencies or 

problems. 

As the market does not relate deptcciated cost co value for properties such as the subject, the Cost 

Approach will not be ntilized in tlus report. 
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ESTIMATE OF VALUE BY THE INCOME APPROACH 

The Income approach to value is a method whereby the estimated net rcatal income of a property is 

c:,pirnfued at an appropriate rate consistent wirh the currenr market which reflects a relllrn on :ind o[ the 

mvestment ro produce a capit:tl value of the improvement. The theory of this approach is that rhc value 

of n property 1s tJ1e present worth of the net income it will produce during rh<.: remainder of its 

productive ltfc. 

The income approach is of major imporrnnce in its npplicalion to income producing propenies, ns tl'lc 

probable foturc iucome is a prime consideration to prospective purch:isers. 

l n estimating the value of the subject property by the income approach, careful considcratjon h:1s been

given to the folJowing factors Lo ensure 11 reasonable and :iccurnte csti.tm1tc.

• Estimate Gross Annual Income of the property.

• Allowance for vacancy :ind lmcoUected rents.

• . \ srnbilized :innual level of oper:iting expenses.

• Resultant net income of the property.

• Estimated quality and durability of the income stream.

• Selection of the Capitalization Rate.

• The Rppropciate Leclmique Lo process the Net Income into :i capital valoe.

• Capitalization of the :mmml net income to derive the indicated capital value.
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INCOME ANALYSIS 

The rental structure in the subject project will be to charge rents of 

\Ve have con<lucted a miirkec survey of the subject area and surrounding areas and have researched 

compa1:able rems in order to establish whether the proposed rental rates in the subject property 

reasonably fall within market rental ranges. The results of our survey arc contained in the following chart: 

Or,c Two 

Locuu'on Bucl,elor Hcdroom Bedroom 

Subject S19 B11mcll S'trel'l $595 $750 $895 

., 559 Cathedral 1\ ,;c n/a $750 S950-S1.0ZS 

2 122 Langsidc Street S750 $795 $950 

3 161 Langside Street From S6l 0 

4 578 /\gncs Street 5590-$625 S725 n/a 

5 247 Spence Street L1/a 5689 n/a 

6 471 William /\vc n/a S650 n/a 

7 196 Balmoml St n/n n/a S850 

8 2·17 Shcrbrook St. l•rom S591 

9 199 Spence Street n/a S1 ,000 11/11 

10 535 Vicm,· Street n/a n/a S925 

11 178 J\fachmy Ave S575.$675 $825 S900 

12 520 Bucncll S1rcc1 n/a S750 S875 

Min $591 $689 $850 

Max $750 $1,000 $988 

Mean $637 $773 $915 
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The comparable tental rntes listed above offer some insight into what newly renovated unjts are renting 
for in the target mm:kct area. Comparnblc bachelor units arc renting between $591 and $750 per month, 
one-bedroom units are renting between $689 and $1,000 per month, and comparable two-bedroom tmJts 
arc renting for $850 to $988 per month. r\gajn, the data presented 11bove represents apartment units 
which have been recently renovated in an attempt to quantify this unique market. As we can observe in 
our chart, the proposed rental rates within the subject pwperty are in line with those examined in otu 
market survey. 

Based on m.u research, we have dererromed that the proposed rents are considered reasonable for the 
subject property, based on jcs age, upg.rnded condition and its m:µ:ketplace. Therefore; the proposed rates 
will be ntili:tcd i.u the analysis. 

Packi11g Income 

The subject property bas a tornl of 24 parking stalls available. These stalls will be m:ide :ivaih1blc foe 
tenants on a monthly rental basis. Each stall is located outdoors and comes complete with electrical 
service. The stalls will rent for a proposed monthly charge o-

Similar p.roperL-y-L-ypes i.n the North Em.I. district of Winnipeg tent from $30-$50 per month. 1t can be 
e.xpccted that parking with.in the north end district would J:ypiclilly achieve a lower rate than properties
located tow-itds the central business district, as ilisplayed in the chart below;

Index Address Dl'scripcion Rents/mo 

1 275-277 13almornl St. Exrc,ior Piu·ki11g S40 

2 85 Furby Street lixterior Parking S45 

3 303 A ssiniboinc 1\ vcn uc ExtCLior Parking $36 

4 277 T .angsidc Strce1 Exterior Parking S30 

5 445 '!'nlbot /\ venue l�xtcrior Parking S30 

6 600 Ross Avenue l.ixterior- Parking sso 

Range $30-$50 

Average $38.50 

In e�tinrncing tbe potenti:il parking revenues to be CJspccted from stabilized operations of tht: subject 
pmperty, M 100 percent occnp:incy (parking), the gross paihng revenue is 
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Gross I11come Calculation 

Utilizing the proposed rents, the following estimate of gross .income for tl1e subject project is derived. 

i\dditional income reilected in the analysis represents the revenue for tbe 24 outdoor padcing stalls and 

laundry incorne. 

Unit 

--

Vac:u1cy 

# of units Monthly Rent/Unit Monthly Rent Potential Annual Potential Rent 

I I • 

• 

-

As d.iscussed in the Market Analysis section, the overall vacancy rnte for the city of Winnipeg in 2012 was 

1.7 percent. In the i'vlidland zone, the overall vacancy rate in 2012 was at 1.8 percent. Further analysis 

inilicates that vacancies were 1.6 percent in one-bedroom tmits and 1..2 pCJ:cent in two bedroom units in 

the 1\lfidland District. ror our analysis we have ass1m1ed a vacancy rate of 1.5 percent. 
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Estimated A1111ual Operati11g Expenseb· 

Since Lhe subject is v:1cant and still undcJ· renova!ion, there arc no audited financilll st:1tcmcuts of project 
performance upon which to base our aualysis. To :irrivc at our stabilized estunlltc of 2013 operating 
expenses, we have considered expenses observed in other similar apartment projects. 

OPERATING EXPENSES 2013 Expense per Unit 

- -

Operati11g Expenses - Commenmryr 

Given that the analysis is based on completion of proposed renovation$ to the property, the operating 
expenses have been reconsu:ucted based on the appraiser's experience with "typical" ope.ratii1g scenarios 
in sitnilru:ly renovated buildings. The estimated expense to income ratio is ■- which is 
reasonable for a ptopcrty whc.1:e the tenants pay for hydw, and whe.i:c energy efficiency has been 
improved. 

Property Taxes 

. .-\ct1.rnl 2012 property tax levies for the subject propenr 10rallcd $8,296.58 as reported by the Winnipeg 
Real Estate Board. _ \ssutni.ng completi011 of the. subject building, proper!)' rnxes are expected to jump 
significantly. Based on similar buildings a rate o�has been estiniated. 

lnsura11ce 

Insurance io compatable buildings is sbown to range between $100 to $150 per unit. Using the 1nid­
x:oinge the property i.nsm':'lnce expense for the subject building is estituatcd at 

Repairs and Maintemwce 

Expenses in this category arc specific to each property and depend on a 11wnber of variables including 
the llge of the property, the extent o[ mechanical se1-vices, the overnll size of the renlal units, and the 
overall maintenance routine of the property owoe.r. Based oo previous experience, property managers 
have indicated that annual average costs in this expense category for this property type, range from $700 
to $1,000 pct unit. Based on the proposed re.novarioDs and the rehabilitated con<.lition o[ the bi1ilding 
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upon completion, a repau: and maintenance e,-c_pense neat d1e midpoi11t of this mnge would be 

antic:ipa ted. 

The tolal repair anc.l maintenance allowance used in the analysis will be 

Administ.r:1tion 

These would include professional fees such a ptoperty listing and accolmting services 11s well a� all fonns 

of advertising fees. These fees arc estunatecl to toi-al 

property. 

Utilities 

per yertr for the �-ubject 

The subject building has imlividually mcteretl hydro service, with tenants responsible for their own hydro 

consumption. Therefore, the cost of electrical service borne by the landlord includes only that having to 

do witb common areas. The landlord will be responsible for the cost of co=on mca electticiL)' and 

sewer and water charges. 

Based on charges in comparable buildings an amount o 

are11 electrical charges and water has been estimated :H 

charges for 2013 has been estimated a 

Caretaker alld Ou-site J\tfa.l)age1ne11t 

has been used for common 

The totnl amount for utility 

Based on our cxpc.t:ience, caretaking and on-site management typically ranges from per 

suite per month. The subject property is ,in 88-suite three storey walk-up apartment building that will be 

completely remodelled, typically coro.ttrnnd1.1Jg a.o e.xpense at the Lower end of the t,1nge. Ao llllowance of 

is considered reasonable and will be utili.:,,.ed in the ana1ysis. 

Property Ma.oagemeht 

Typical costs for property management services range from 3.0% - 5.0% of gross revenue. The lower 

figure would typically 11pply to larger complexes where mauagemenc costs can be spread over a bro11der 

base. The overnlJ rch1cionship with the property manager is also a relevant factor. In speaking with local 

property management firms, we i1re able to conclude that a building of this size, natl.lee and in this 

location, wOllld typically command a 5% management fee. This rnte will be considered 10 be npproprrnte 

for a property of this age nnd sue and results in a prospective expense of 
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NET OPERATING INCOME SUMMARY 

Effective Gross Income: -

Less Operating Expenses: -

Estimated Net Operating Income: -
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Capitalizatio11 

Capitalization is rhe process of converting income from a property into an expression of value. 1\ 

capitalization rate is a conversion factor, appropriate. to the property being appraised that is, applied to 

t.he income st.ream to convert it in.to an indication of the market value. It .is the rnte, con:unensw:ate with 

the risk presented, by which an income stream is discounted to a present worth. 

Direct Capita/iz;1tion Method Using the 01reraJJ M:,rket Rate 

This method is the most di.re.ct of the different methods of estimating overall rntes. .\n ;inal)1sis of 

comparable properties is made having similar investment features, expense rntii)S, linancing availability, 

and properly•type. r\.o ov<::rnll capirnlizacion rate is calculated by dividing rhe appropriate net income by 

the sale price of the property. This overall rate doe$ not explain the yield or rate of rcrnrn on rbe 

investme.nt. Tt merely expresses the relationship between the sale price and the net income at d1e df!te of 

sale. 

The following chart provides an indication of actual capitalization rates considered appropriate in the 

analysis of Lhe snbjcct property. 

MARKET DERIVED DIRECT CAPITALIZATION RATES 

Sale Orrerall 

No. Address Sale Price #of'Suites Sale Date Rate* 

I 706 Bench .\venue $599,000 6 
January 2013 

5.8% (penrung sale) 

2 Sutherland Avenue $405,000 18 January 2011 5.2% 

3 Kingsford Avenue $630,000 9 August 2011 4.8% 

4 lVfachrny /\venue $705,000 12 November 2011 6.6% 

5 Edison f\ venue $5,542,000 68 June 2011 4.6% 

6 Beny Stree1 $1,875,000 29 July 2011 4.9% 

7 Young Street $950,000 16 Oc.10bc.r 201 'I 5.0% 

8 Henderson l fighway $600,000 11 _ \pril 2011 6.5% 

• J'llfif1'!dili� m/�1111,11/1111 b�ld i11 IIM Ji/,., �/ J'1,mm111 Atlm11r..· Uri. 

Recent transactions suggest c;ipitalization rates 1:anging approximately from 4.8 percent 10 6.6 percem, 

with a mean of 5.4 percent for apartment buildings within the Winnipeg marketpl,1ce. 

In C){amining capitalization rates for apartment buildings more closely, it must be recognized that two 

different scenarios exist in the apartment market. Capitalization rates for apartment buildings which have 

renovation potential or condominium conversion potential will typically be lower than buildings which 
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arc being acquired for their existing revenue potential. Buildings which have renov:ition or conversion 

potential may be pmchased at a premium due to n future expected income foUowing 1he renov:itlon. 

Thc:se types of u:ansacLions artiliciaUy lower Lhe capitalization rares on Lhc properties due.: to rhe premium 

p:ud for the future benefit. Tlus future benefit is 001 reflected in the current income, hence the arrificially 

compresses c:ipirnlization rate. Capirnli:tation rates for buildings which are u11dc.r renovation fo1Jow1ng 

thc:ir sale range frotn 4.5 to 5.5 percent generally speaking. A more reasonable cap rate for an "as is" s,1Je 

wottld be in the range of 6.0 to 7.0 percent. 

The subject property is in its ftnishing stages of nndetgoing a large-scale renovation, nod the nature of 

this appxaisal report is to prov1de a "prospective maxket value" assuming that all renovation work. has 

been completed. The next mlljor contributing factor that needs to be considered in dctem1ining the 

appropriate capitalizati<>n rntc is the locntioo, and the risk th::tl is associnteJ with this factor. The subject 

property is located in n less desirable neighbomhood relative Lo some of Lhc comparnble cr-tpitalization 

rates used in our anrelySis; however, capitalization rnte index uumbers 1, 2, 4 ,rnd 7 a.re considered to be 

good com parables in terms of locretion and neighboLlrhood �rtcibutes. lr is om opinion that the property 

carries a simil,1_r iunount of risk as these comparabk:s in particnfar, and slightly higher risk than what 

would be typicrelly encountered in the overall \Vl.llaipeg market for similar properties. Giving 

consideration LO the nature, locntion and investment potential of the subject propeny, a cnpitalization rate 

nc;ir is considered appropciatc for :ipplication lO the estimated 

income stream for the subject property to deteLmine its prospective rnai:kct value. 

Thc.:rcforc, the vRluation uf Lhe subject property is cnlculatcd as follows: 

Net Operating fncome / Rate = ·-

ESTIMATE OF VALUE BY THE INCOME APPROACH 
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ESTIMATE OF VALUE BY THE DIRECT COMPARISON APPROACH 

The Direct Comparison .'\pproacb entails in one form or anothet the adjusU11ent of sales or other sales 

of 1..1sually dissimilar but comparable properties towards a reasonable degree of identity with the subject 

property. It is the most common appro:ich to value and m::.y be used to estimate vah1e by compacisor1, or 

in conjunction with rJ1e Cost and Income Approaches. 

Comparison is t.he basis of application of the Direct Comparison Approach because it reqlli.tes the 

com pacing and rati:ag of the subject property with other comparnble properties for which market data is 

shown. The direct comparison approach to value involves the use of sales dara of all kinds in ordet to 

arrive at an estimate of market value. In this approach, the similarities between the subject property and 

other comparable properties are established and :1ssessed. 

Direct sales are good evidence of value because they represent the reactions of typical buyers. The direct 

comparison approach is justified on the principle of substitution, which afftrms that a prudent purchaser 

will noi- pay more for a prnperty than the price of an eqrn1lly desi..t:able substitute property ava.ilable under 

similar conditions. The subject property is developed with 88 residential suites. For pt1t1)oses of 

cslimati.ng the value of the subject property by the Direct Compaciwn Approach, sales of cbmpacable 

ap11rtmcnt blocks io the Winnipeg marketplace were researched. The resulLs are included in the following 

pages. 

WINNIPEG - COMPARABLE APARTMENT SALES 

COMPARABLE PROPERTY SALES 

lndeK Nbr Street Site Size Age Bldg Size # Units Sale Sale Sale Price 

(sq.ft.) (sq.ft.) Price Date per Unit 

Subject 519 Burnell Street -- - •

I -- - • -

I -- - • -

I - -

I - • -

I -- - •

- -
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COMPARABLE SALE NUMBER ONE 

Property Address: 
# of Suites: 
Age: 
Sale Price: 
Sale Date: 
Sale Price per Suite: 
Vendor: 
Purchaser: 
Comments: 

960 Archibald Street 
53 
1963 
$4,750,000 
Pending 
$89,623 
Bernie Sadowski 
Unknown 
Located in the Windsor Park area of southeast Winnipeg. 
At the time of sale the building was in average to good 
condition. Subsequent to the sale, the purchaser is 
planning on putting approximately I .85 million dollars of 
renovations into the building to upgrade things such as 
the plumbing, electrical, refinish the kitchens, install new 
appliances etc. 
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COMPARABLE SALE NUMBER TWO 

Property Address: 
# of Suites: 
Age: 
Sale Price: 
Sale Date: 
Sale Price per Suite: 
Vendor: 
Purchaser: 
Comments: 

I 00 Killarney Street 
42 
1969 
$4,063,500 
January 27, 2012 
$96,750 
5684855 Manitoba Ltd. 
5982830 Manitoba Ltd. 
Located in the Fo11 Richmond area of Southwest 
Winnipeg. This property was on the derelict building list 
with the City of Winnipeg. Prior to the sale the owner 
was responsible for renovations consisting of new 
electrical, windows and stucco amongst others for a total 
of$635,000. The purchaser was responsible for 
additional renovations estimated at $1,470,000 and is 
planning on transforming the building into condo units. 
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COMPARABLE SALE NUMBER THREE 

Property Address: 
# of Suites: 
Age: 
Sale Price: 
Sale Date: 
Sale Price per Suite: 
Vendor: 
Purchaser: 
Comments: 

229 Kearney Street 
126 
1972 
$12,911,790 
October 7, 20 I I 
$102,475 
2413434 Manitoba Ltd. 
Marwest Kearney Ltd. 
Located in the St. Vital area of southeast Winnipeg. This 
property does not appear to have had any major 
renovations done to it prior to its sale. It is considered to 
be in good condition. 
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COMPARABLE SALE NUMBER FOUR 

Property Address: 
# of Suites: 
Age: 
Sale Price: 
Sale Date: 
Sale Price per Suite: 
Vendor: 
Purchaser: 
Comments: 

215-225 Edison A venue
68
1961/62
$5,542,000
June 3, 2011
$81,500
C&T Holdings Ltd.
215/225 Edison Avenue Ltd.
Located in the East Kildonan area of northeast Winnipeg.
The sale actually involves two neighbouring apartment
properties combining for a total of 68 suites. The building
had newer windows (replaced approx. 6 years ago).
Some units had been updated over the years. The
building was in average/good condition at the time of
sale. The purchaser was planning to do building
renovations after the sale.
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COMPARABLE SALE NUMBER FIVE 

Property Address: 
# of Suites: 
Age: 
Sale Price: 
Sale Date: 
Sale Price per Suite: 
Vendor: 
Purchaser: 
Comments: 

59 Wilmot Place 
84 
1962 
$9,532,700 
May I 8, 2011 
$113,485 
Lomast Investments Ltd. and Orah Investments Ltd. 
Wilmot Park Plaza Ltd. 
Located in the River/Osborne area of southwest 
Winnipeg. This property was renovated prior to its sale. 
Renovations included suite interiors and new windows. 
This apa1tment also has 2 elevators. It is considered 
superior in comparison to the subject and all other 
comparables. 
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ANALYSIS 

The property sales included in tbe analysis have a varying degree of comparability to the subject; however 
they each involve the sale of walk-up apartment blocks (with the exception of sale no.5) with most 
renovated to some degree prior to the sales transaction taking place. This is an important aspect of our 
analysis due to the large spi:ead in sale prices between renovated and non-renovated buildings. Tbe 
apartment buildings in our analysis range in si:ze from 42 to 126 units. The buildings range in vintage 
from '1961 to 1972. The majority of the buildings fc::atllre brick or concrete block construction. 

Typically, vaJuution of flpar1111ent projects is carried out on a per suite basis. Based on this inclicawr, the 
unadjusted unit sale price indicated by the compru:able sales ranges from per sui1·e. 
Based on the five comparable s11les, the mean unndj11sted price per suite is-

The low end of our sales compa.tab.le :range is indicated by comparable number 4 on Edison Avenue. 
This sale consists of two adjacent apa11:ment buildings located in tbe no.rtheast quadrant of Winnipeg 
with a total of 68 suites. Prior to the sale the building was in average to good condition, The windows 
were newer having been installed approximately 6 years ago. The bnilding was not renovated prior to the 
sale and this is reflected in the lower selling price pet uuiL 

The high end of our range is defined by comparable sale numbCJ: 5, \,;rh.ich is an elevatore<l 84 suite block 
located on Wilmot Place 111 the Rive.r/Osborne neighbourhood of Winnipeg. This comparnble is sirnilat 
to the subject in terms of number of suites. However, the building a.nd location are considel'ed to be 
superior to t.hat of the subject property. 

The remaining three sales (Index Nos. 1-3) represented nparnnent blocks rnnging in size from 42 to 126 
units and selling prices pc.r unit fro1�per unit. lndex ·1 and 3 do not appear to have 
been renovated pci.or to d1eii: sales, Index 2 was sold without fuJl renovations completed. The purchaser 
was reguired to carry out additional renovations on the building, 

lt 1s reasonable to conclude that the market value of the subject propetl)' shot)ld be valued with.in tbese 
Lypie::tl market parameters. It is therefore reasom1ble to assume that a value for the subject building would 
fall somewhere within the indicated range, Factors to be considered in. the firnil vnlue decision weigh 
heav.ily on location and original building age. 

_-\fter adjusting for V11cious facrots St.1ch as age, condition, date of sale (time ndjnstment), land 
coverage/parking, and building size our range changes to with a mean of­
I3ased on the indication of value provided by tbe comparable sales, a value conclusion near the mean of 
01.u- rnngc is considered to be appropriate for out subject property due to the new gufllity finish and major 
renovation that has been undertaken. A rate o�er sttitels considered reasonable for the subject 
property. 
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It is thcrefore our opinion that the prospective market value of the subject property, as at the effective 

date of tbe report, is: 

·- -

ESTIMATE OF VALUE BY HH DIRECT COMPARISON APPROACH 
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RECONCILIATION OF VALUE ESTIMATES 

Two approaches to value have been considered for the. s,1bject property and applit:d ns being appropriate 
in its evaluation of current market value: 

Co�t Approach 
Income _ \pproach 
Direct Comparisou Approach 

Not I\pplicable 

-
-

The Cost Approach is usually nsed in appraising oew or bnilt-to-suit properties, when accrued 
depreciation is not :10 issue. As the subject improvements bave a chronologic age of 99 years and suffer 
dcpl·eciation in several forms, this approach is not considered val.id and will not be utilizecL 

The value estimate arrived at by tb.e income approach was based on an analysis of projecttd revenue for 
the subject building. The rents and operating expenses were analyzed and compared to market e.xperience 
in other buildings in the marketplace and a stabilized net operating income was developed. Appropriate 
methods of capitalization were considered and a 611:tl value estimate derived. A final -.;ralue estimate 
developed in the income approad1 is tboL1ght to be the best app.roach upon which to base a value 
conclusion - the qwmtiry a.ad quality of data was adequate and the resultant value is thought to pt:ovide 
an accurate indication of the value of the subject property frotn the viewpoint of a t7pical investor. 

T11c direct comparison approach involved the analysis o[ s11les of apartment projects it'.l the Winnipeg 
marketplace. This approacl1 provides general .st1ppott for the value obtau1ed through income analysis. 
The propci:ties had ,;arying degrees of comparability based on their respective conditions and locations, 
Also, this approach does not adequately accoWJt for factors that relate specifically LO the subject property 
sL1cb as vacanC)', income/ expenses and potential for increases in net income. 

llaving coos.iclt:re<l the data investigated, aml all other factors that may affect valne, it is our opinio11 that 
a fair and reasonable estimate of the prospective market valt1e of the Sllbject property, as at f.ebruary 5, 
2013, is supported by both app.roaches a-

FINAL ESTIMATE OF MARKET VALUE 

* S11bjcct lo l!Jpothuti.'ctl mnditio11s and extraonli11c11y assumptions a.r 011tli11/ld i11 tbe report,
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Assumptions and Limiting Conditions 



ASSUMPTIONS AND LIMITING CONDITIONS 

'I. 'nus report bas been prepared at the request of 5448124 Manitoba Ltd. for the purpose of 

providing an estimate of Lhe prospective market value of rhe fee simple interest in rhe subject 

propcr:ty, as at February 5, 2013, of 519 Burnell Street, Winnipeg, Manitoba, Canada for 

mal"tets relating to placement of ftrst mortgage financing. It is not reasonable for any person 

otheJ than the person or those to whom th.is report is addressed to rely tlpon this 11ppraisal 

without first obtaining written ac1tborization from the clieuc aL1d the author of th.is report. This 

report hns been prepared on the assumption that no other person will rely on it for any other 

purpose aJld all liabilit)' to all such persons ls denied. 

:?.. 'l'his report has been prepared at the request of the client(s) indicated flbove, aod for the 

excltisive (11nd confidential) i1se of the recipient ns named hcrein and for the specific pmpose and 

function ,1s Stated herein. AU copyright is xeserved to the author ru1d this report is considered 

confidential by the author and the client. Possession of th.is report, or n copy 1·here-of, does not 

car.1')' with it the right to .reproduction 01· publication in ;my manner, in whole or in pa.tr, nor may 

it be disclosed, quoted from or referred to iu a11y m11nnet, in whole or in part, without the prior 

wcitten consent and approv::il of the author as to the purpose, form and content of any such 

disclosure, c1uotation or reference. 

Without limiting the ge.nernlity of the foregoing, neither all nor a□.y part of 1he contents of this 

report shall be dissemi.mited or otherwise conveyed to the public in Any manner whatsoever or 

through 11uy medfa whatsoever or disclosed, quoted from or referred to in any report, fimmcinl 

st:nemeot, prospectus, or offering memorandum of the client, or in ru'.I)' documents filed with any 

govc.i;ni:oental agency without the prior written consent aud approval of the author as to the 

purpose, form nnd content of such dissemination, disclosure, quotation or reference. 

3. The estimated market value of the teal property, whic.h is appraised in this report, pertains to the

value of the foe simple interest Ill the property.

4. Tbe estimate of vnlue contained in this report 1s founded upon a thorough and diligent

exam.inat.ion r111d analysis of i.nfo11nation gathered imd obtained from munerous sources. Cernun

information has been :icceptetl at face value, cspeciaUy if there was no reason to donbt its

accurncy. Other empiricfll data requited inrcqJretive analysis pursuant to the objective of this

appraisal. Cem,in inquiries we.re outside the scope of this mf!ndate. For these reasons, the

analyses, opinions and conclusions contained in th.is report are subject to the following

contingent and limiting conditions.

5. The pt0perty has been vru.ued on cbe basis that title to the real property herci.t1 apprnised is good

and marketable.
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6, The auLbor of this report cannot accept rcsponsibili1y for lcgnl mane-rs, qt1esl'!ons of survey, 

opinions of title, hidden or nnapp11rent conditions of the property, toxic wastes or cont:irnirn!led 

materials, soil or sub-soil conditions, environmental, engineering or other techuiciil mMters, 

which might render th.is pi:opcrty more or less v11lllable tlian as stated herein. If it came to our 

attention as the .i:csult of om: investigation and analysis that certain problems may exist, a 

cautionary note has been entered in the body of the report. 

7. The legal description of the property and the area of the site were obtained from the Winnipeg

Land Titles Office :md City of Winnipeg Mappi□g Department, respecLivcly. Furth.er, the plans

and sketches contained in tlus rep011: are included solely to aid the tccipient in visualizing the

location of the property, the configurntion and bound:tries of the site and the relative position of

the improvements on the �aid lands.

8. 'fhe property has been �1lued on the basis rhar rbe real property is free and clear of all vnluc

infh1encing encumbrnnccs, encroachments, restrictions OJ:" covenants except as any be noted in

rhis report and that there arc no pledges, charges, lien or social assessments outstanding against

the property other tlrnn as stated and described herein,

9. The property has been valncd on the basis that there are no outstanding liabilities except as 

expressly noted herein, pursuant to any agreement with a mnnicipHl or other government

antbority, pu.rsm111t to aoy contract or 1tgreement pertaining to the ownership a.ud operation of

the real estate ot pursuant to any lease 01· agreement to lease, which may affect the stated v11lue

or saleability of the subject property or any poi-tion thereof.

10, The property has been vah1ed on the basis thnt the real property complies in all matecial respects

with any restrictive covenants affecting the site aod has beco built and is occupied and being

operated, in all material tespects, in foll compliance with all requirements of law, including all

zoning, hmd 1.1se classification, building, planning, fire and health by-laws, rules, regulations,

orders and codes of nll federal, provincial, regional and municipal govei:nmeotal authorities

h:wing jurisdiction with respect thereto. (lt is recognized there m:1y be woi-k ordei:s or other

notices of violation of law outstanding with tespect to the real estate and that there may be

ccttai.t1 reqoirements of law preventing occupancy of the real estate as described in tbis reporL

l luwever, such possible cinum�tances have not been accmmted for in the appraisal process.)

l 1. lovcstigations have been undertaken in respect of matters, wh.i.cl, rcguhte tl1e nse of land. 

I Iowevet, no .i.t1qu.iries hflve been placed with tbe ftre depn'tmeot, the building inspector, the 

health depArttnent or any other government 1:cgulatoty agency, unless such investigations are 

expressly i-cprescnted to have been made in this repott. The subject property must comply with 

such regulations ;md, if it does not comply, its non-compliance may affect the m:1rkel value of 

this prqperty, To be certain of such compliance, further i.twestibr;itions may be necess.1 1)', 
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12. The property has been valued on the basis that all rents referred to in this report Hre being paid

in full and when due and payable unde.t the terms and conditions of the attendant leases,

agreements to lease or other contractual agreements. Purther, it is assumed that all reots referied

to it? this report represent the rental arrangements stipulated in the leases, agreements to lease or

ot.he.r contractual agreements pertaining to the temmts' occopaocy, to the extent that such rents

have nor been prepaid, a.bated, or inflated LO reflect extraordinary circumstances, aud arc fully

enforceable notwithstanding that such docnme:ntation may not be folly executed by the parties

thereto as at the date of this appraisal, unless such condi1fons have been identified and noted in

tlus report.

'13. The data and statistical inforu1ation cont}1ined herein were gathered from reliable sources and are

believed to be correct. However, these data are not guaranteed for accuracy, even Lhough eve1y

attempt has been made to vetify the autbeoticity of this fofoanatioo as much ns possible.

14. The estimated market value. of the property docs not necessarily represent the value of the

underlying sb:i.res, i.f the asset is so held, as the value of the shares could be affected by other

considcrations. Fw:cber, the estimllted market value does not include considernrion of any

extr-aordinary market value of the property, unless the effects of such �pecial conditions, and the

extent· of any special vHluc that may arise. there &om, have been described and measured in tbjs

report.

15. ShouJJ Litle to the real estate presently be held (or ch11ngetl lo a holding) by a partnership, io n

joint vcnmre, through a co-tenancy acrnngemenl or by aoy othe1: form of divisional ownership,

the value of any frnctional interest nssociated therewith may be more or less Lhnn the percentage

of ownership Hppeari.ng in the contractual agreement pertaining to the stnicture of such

divisiom1l ownership.

16. In the eveol of syndication, the -aggregate value of the limited partnership interests may be

greate.t th-ao the va1ue of the freehold or fee simple interest in the real property, by re:ison of the

possible contributot:y v:ilue of non-realty interests ot benefits such as provision for tax shelter,

potential for capital appreciation, special investment privileges, particular occupancy llod inco1ne

guarnntees, special financing or extraordinary agreements for management sc1viccs.

17. Should the author of this l'epm:1· be required to give testimooy or -appear in court Or at any

11dministrative proceeding relating to th.is apprrusal, prior arrnngements shall be made therefore,

including provisions for additional compensation to pe1111it adequate Lime for p.teparntioo and

for :tny appearances, which may be requil:cc L .However, neither tllis nor any other of these

contingent and limiting conditions is an ftttempt to li.Jnit the use that might be made o[ this

report should it p.roperly become evidence in a judicial proceeding. In such a case, it is
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acknowledged that it is the judicial body, which will decide the use of this report that best serves 

the administratiou of justice. 

18. Because maxkct conditions, including economic, social and politiml factors, cb:UJge rnpidl)' and,

on occasion, without notice or watning, the estimate of market value expressed herein, as of the

effective date of this appraisal, cannot necessarily be relied upon. as any 01.ber date without

subsequent advise of tl1c autbor of this .report

l 9. The value expressed herein is in Canadian dollru:s.

20. This report is only valid if it bears rhe original signature of the author.
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Appendix 2 

Certification by Kassy Phillips-Hnatyshyn, B.A. & 

Brett W. Ferguson, BSc, AACI, P.App, MRICS 

Stevenson Advisors Ltd. 



RE: 519 BURNELL STREET, WINNIPEG, MANITOBA 

J certify lhat, lO the best of my kJlDwkdgc and belief: 

• 
11'he statements of fact contained in th.is report arc tJ:uc and correct. 

• The .reported analyses, opinions and conclusions me limited only by the rcponccl assumptions and

limiting conditions, and is ou.r pe.rsonal, unbiased ptofessional analyses, opinion$ and conclllsions.

• \'i/e hm�e no present or prospective intc.rest in tJ1e property that is the. subject of this report, and we

ba,,e no person:il interest or bi.as with respect to the patties im,olved.

• O\it coJUpensati.on is not contingent upon the reporting of a predetermined value or direct.io11 in

value rhar favours the cause of the client, the 11mount of the value esti.tnate, the attainment of a

stipulmed result, or the occurrence of a subsequent event.

• Our analyses, opinions and conclosions weJe developed, and this report has be.en prepared, in

conformit)• with the Canailiao Un.ifc)rm Sumclnrds of Ptofessional J\pptaisal P(actice and wirh the

rt:qui.remenrs uf the Code of Prnfcssiom1l Ethics and Standards of Professional Practjce of the

, \pprnisal fnstirute of Cam1da.

• The J\ppmisal Institute of Canada reserves the tight to review this reporl.

• I, Kassy Phillips-Ifoatysh.yn, made an iflterior inspection of the propCJ·ty that is the subject of the

report on Februa.t.)' 5, 2013.

• No one provided significant professional assistance to the persons signu1g th.is report.

• The value estimate contained i.11 th.is re.port applies as of February 5, 20'13. This dale may be referred

to as the �ffective date '!l ualt1atiQ11.

• The ,-\ppr;usal lnstit1.1tc of Canada has a Mandatory Recertification Program for designated members.

:\s of the date of this report, Brett WI. Ferguson, :\,\Cl, have fulfilled the requi-re.ments of the

program.

• 111e appraisal ::issigument was not based on a requested minimum valnation, a specific val,rntion, or

the approval of a loan.



Final Estimate of Value 

Having regard to all of the information contained in this report, it is onr opinion that tbc ptospective 

market of 519 Burnell Street, Winnipeg, Manitoba, Canada refeued to here.in, at the effective dale of 

vahrntion, February 5, 2013, is: 

-
* S11bjed to lorpothetiml co11ditio11.r a11d c:xtn:1ordi11ary assumptio,u as 0111/imrl !11 the 1'/!port. 

Kassy Phillips-Hnatytihyn, B.A. 
Appraisal Consultant 

Brett W. Ferg,:1son, B.Sc., A.-\Cl, P.App 
V.P. & Managet (Review l\ppraiser)

Signed anJ �cnlcu 1his 7th dn)' of Fcb,·uar)', 2013 111 the City of Winnipeg, Province of Mnuitol>a 
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Title Search And Active Charges 
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Tax And Assessment 



Appendix 6 

Caveats 
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