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I. INTRODUCTION  

1. On December 21, 2023 (the “Appointment Date”), the Ontario Superior Court of Justice 

(Commercial List) (the “Court”) made an order (the “Appointment Order”) pursuant to section 

243(1) of the Bankruptcy and Insolvency Act R.S.C. 1985, c. B-3, as amended (“BIA”) and section 

101 of the Courts of Justice Act, R.S.O 1990, c. 43, as amended, inter alia, appointing Albert Gelman 

Inc. (“AGI”) as receiver and manager (in such capacity, the “Receiver”), without security, of all 

present and future property, assets and undertakings of 2011836 Ontario Corp. (“201Co.”) and 

Jefferson Properties Limited Partnership (“JPLP” and, together with 201Co., the “Debtors”), 

including the real property known municipally as 39, 53 and 67 Jefferson Side Road, Richmond Hill, 

Ontario (the “Jefferson Properties”) (collectively, the “Property”). The Appointment Order was 

granted pursuant to an application (the “Receivership Application”) made by Cameron Stephens 

Mortgage Capital Ltd. (“Cameron Stephens”), the Debtors’ senior secured lender (as discussed 

further below). Attached hereto as Appendix “A” is a copy of the Appointment Order and 

corresponding Endorsement of Justice Cavanagh. 

2. The primary objective of these receivership proceedings, as it is currently contemplated, is to 

complete the construction of a residential housing project known as “Richmond Hill Grace” (the 

“Project”) and the sale of the remaining units, all in an effort to maximize the recovery to the Debtors’ 

stakeholders.  

3. The Project consists of 96 residential units in 9 blocks, being 60 stacked condominium townhome 

units and 36 freehold townhome units, to enable the Receiver to realize on the Project’s pre-sold and 

unsold units. The Project was approximately 60% to 70% complete as of the Appointment Date.  

4. Among other things, the Appointment Order authorized and empowered the Receiver to borrow the 

maximum principal amount of $7.0 million (the “Receiver’s Borrowings”) and granted a priority 

charge (the “Receiver’s Borrowings Charge”) over the Property as security for any monies 

borrowed (including interest and charges thereon).  

5. On February 2, 2024, the Court made an order (the “February 2 Order”), among other things: 

(i)approving an increase to the Receiver’s Borrowings from $7.0 million to $9.5 million; (ii) confirming 

the Receiver’s Borrowing Charge applies and extends to any increased borrowings of the Receiver; 

and (iii) sealing a report (the “Glynn Report”) prepared for the Receiver by Glynn Group Incorporated 

(“Glynn”) dated January 11, 2024, the quantity surveyor and cost consultant for the Project, until the 

Project is completed and all of its units are sold or until further order of the Court. The Glynn Report 

provides, among other things, unit sales data and a detailed summary of the historical Project costs, 

including the estimated costs to complete. Attached hereto as Appendix “B” is a copy of the 

February 2 Order and corresponding Endorsement of Justice Steele. 
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6. The Receiver has previously filed the following reports with the Court in support of the Receiver’s 

request for the February 2 Order and to otherwise update the Court regarding the Debtors’ 

receivership proceedings:  

a. the Receiver’s first report to Court dated January 18, 2024 (the “First Report”) was prepared 

in respect of a motion heard on January 29, 2024 (the “January 29 Motion”). The January 29 

Motion was adjourned to February 2, 2024 (the “February 2 Motion”) to provide additional 

time for Debtors’ counsel, who was retained by the Debtor on January 26, 2024, to request 

and receive additional information from the Receiver. Attached hereto as Appendix “C” is a 

copy of the Endorsement of Justice Steele dated January 26, 2024. 

b. the Receiver’s first supplementary report to the First Report dated January 28, 2024 (the “First 

Supplementary First Report”) was filed to, among other things, report to the Court on certain 

material events that occurred since the date of the First Report, including a temporary shut-

down of construction related activities at the Project site, and, in light of the foregoing, to modify 

the Receiver’s previous request for an increase to the Receiver’s Borrowings from $13.0 million 

to $2.5 million; and 

c. the Receiver’s second supplementary report to the First Report dated February 1, 2024 (the 

“Second Supplementary First Report” and, collectively with the First Report and the First 

Supplementary First Report, the “Prior Reports”) was filed to provide the Court with 

information concerning the extent of the Receiver’s correspondence and communications with 

Mr. Fanseay Wang (“Wang”), the Debtors’ sole director and principal, since the Appointment 

Date.  

7. Copies of the Prior Reports (with appendices), as well as all Court and other relevant documents 

pertaining to the Debtors’ receivership proceedings are available on the Receiver’s website at: 

https://www.albertgelman.com/corporate-solutions/other-engagements/ (the “Case Website”). 

II. PURPOSES OF REPORT 

8. The purpose of this report (the “Second Report”) is to provide information to the Court in respect of 

the following: 

a. background of the Debtors’ operations, including the events leading to the Debtors’ insolvency 

and these receivership proceedings; 

b. the current status of the Project;  

c. the actions and activities of the Receiver since the Appointment Date; and, 

d. to request that the Court grant an order: 

i. increasing the Receiver’s Borrowings (and the Receiver’s Borrowings Charge) from 

$9.5 million to $20.0 million; 
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ii. approving this Second Report, including the actions, activities and conduct of the 

Receiver set out herein; 

iii. approving the Receiver’s interim statement of receipts and disbursements for the period 

from December 21, 2023 to February 22, 2024 (the “Interim SRD”); and 

iv. approving the fees and disbursements of the Receiver and its counsel, Paliare Roland 

Rosenberg Rothstein LLP (“Paliare”), since the Appointment Date in the amounts set 

out in this Second Report. 

III. SCOPE AND TERMS OF REFERENCE 

9. In preparing this Second Report, the Receiver has relied upon certain unaudited financial information 

and records of the Debtors, the Glynn Report and discussions with the following parties: 

a. representatives of Camcos (defined below); 

b. representatives of Elevate (defined below); 

c. representatives of Glynn; 

d. representatives of Cameron Stephens; 

e. representatives of WPC (defined below); 

f. legal counsel to Berkley (defined below); 

g. representatives of Dragon (defined below); 

h. the Debtors real estate legal counsel, Loopstra Nixon LLP; 

i. representatives of Tarion Warranty Corporation and its legal counsel, Torys LLP;  

j. the consultants of records for the Project; and, 

k. representatives of CBRE Limited and Cushman & Wakefield LLC. 

10. While the Receiver has reviewed the various documents provided, such review does not constitute 

an audit or verification of such information for accuracy, completeness or compliance with Accounting 

Standards for Private Enterprises (“ASPE”) or International Financial Reporting Standards (“IFRS”). 

Accordingly, the Receiver expresses no opinion or other form of assurance pursuant to ASPE or 

IFRS or otherwise with respect to such information. 

11. This Second Report has been prepared for the purposes described above. Accordingly, the reader 

is cautioned that this Second Report may not be appropriate for any other purpose.  

12. Unless otherwise noted, all monetary amounts referenced herein are expressed in Canadian dollars. 

13. Capitalized terms not defined in this Second Report shall have the meanings ascribed to them in the 

Prior Reports.  
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IV. FUNDING OF THE RECEIVERSHIP  

14. As described in detail in this Second Report, the Receiver requires significant additional funding in 

order to properly complete the construction of the Project. 

15. In accordance with paragraph 20 of the Appointment Order and paragraph 2 of the February 2 Order, 

the Receiver is authorized to borrow up to $9.5 million (or such greater amount as this Court may 

further Order) (defined above as the “Receiver’s Borrowings”). All of the Receiver’s Borrowings are 

secured by way of the Receiver’s Borrowings Charge (as defined in the Appointment Order) as 

against the Property. The Receiver’s Borrowings Charge ranks ahead of all other interests in favour 

of any other Person (as defined in the Appointment Order) except the Receiver’s Charge for its and 

its counsel’s fees.  

16. To date the Receiver has borrowed the full amount available under the Receiver’s Borrowings, being 

$9.5 million, from Cameron Stephens under Receiver’s Certificates (as defined in the Appointment 

Order) to fund the continued construction of the Project as well as certain other costs and expenses 

of the receivership administration.  Attached hereto as Appendix “D” are copies of the three 

Receiver’s Certificates issued to Cameron Stephens dated December 22, 2023, January 10, 2024 

and February 16, 2024.  

17. In order for the Receiver to complete construction, it will incur significant costs in respect of, among 

other things, the construction manager, trade contractors, suppliers, consultants, administrative costs 

and professional fees. According to the Glynn Report (described in detail below), the estimated costs 

to complete the Project are $23 million. Therefore, the Receiver is presently seeking to increase the 

Receiver’s Borrowings and the Receiver’s Borrowings Charge from $9.5 million to $20 million.  

18. The interest rate charged on the Receiver’s Borrowings, including the requested increase, will be at 

3 per cent above the prime commercial lending rate of the Royal Bank of Canada plus a 2 per cent 

commitment fee on each funding request, which fee shall not accrue interest.  

19. The Receiver has consulted with Cameron Stephens and has received their support to continue 

funding the construction of the Project. The Receiver understands that Cameron Stephens will be 

funding the increased Receiver’s Borrowings and Cameron Stephens has consented to the 

increased borrowing limit.  

V. BACKGROUND 

20. The Debtors’ business and affairs, as well as events leading up to the appointment of the Receiver, 

are detailed in the affidavit, supplementary affidavit and further supplementary affidavit of John David 

sworn December 6, 2023, December 15, 2023 and December 20, 2023, respectively, which were 

filed in support of the Receivership Application (collectively, the “David Affidavits”) and are available 

on the Case Website.  
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The Debtors 

21. The Debtors are real estate developers and are the registered owners of the Jefferson Properties, 

which consist of approximately 2.6 acres, comprised of two adjoining parcels located along the south 

side of Jefferson Side Road, just west of Yonge Street in Richmond Hill, Ontario. The Jefferson 

Properties were intended for developing the Project.  

22. As of the Appointment Date, 79 of the Project’s 96 units had been pre-sold to purchasers. Also, as 

noted above, as of the Appointment Date the Project was actively being constructed and was 

estimated at approximately 60% to 70% complete. The construction of the Project is continuing under 

the receivership, as described below. 

23. 201Co. is the general partner of the limited partnership, JPLP. 201Co. was incorporated pursuant to 

laws of the province of Ontario. JPLP is registered under the laws of the province of Ontario.  

24. Wang is the sole director of 201Co. Wang is also an officer of 201Co. along with James Xu. 

25. The registered head office of 201Co. is 8000 Jane Street, Suite 300, Concord, Ontario.  

VI. STAKEHOLDERS 

Secured Creditors – Real Property 

26. The Debtors’ senior secured creditor is Cameron Stephens. As of January 8, 2024, based upon a 

mortgage statement prepared by Camerson Stephens, the Debtors total indebtedness to Cameron 

Stephens was approximately $50.8 million plus accruing interest, fees and costs (the “Loan”). To 

secure its obligations under the Loan, the Debtors granted as security, among other things, a 

charge/mortgage against the Jefferson Properties in the principal sum of approximately $69.1 million 

on March 8, 2022.  

27. The parcel registers for the Jefferson Properties dated February 21, 2024 (the “Parcel Registers”) 

reflect the following additional parties who have registered charges against title to the Jefferson 

Properties:  

a. Windsor Private Capital Limited Partnership and WPC GP I Inc. (collectively, “WPC”) in respect 

of, among other things, a charge/mortgage in the amount of $5.0 million registered on July 14, 

2023;  

b. Berkley Insurance Company (“Berkley”) in respect of a charge/mortgage in the amount of 

$10.4 million registered on March 15, 2023. Berkley’s security relates to deposit protection 

insurance pursuant to a deposit trust agreement between JPLP and Berkley dated January 24, 

2022 which is attached hereto as Appendix “E”; and,  

c. Dragon Holding Real Estate Funds SPC (“Dragon”) in respect of a charge/mortgage in the 

amount of $11.0 million registered on January 22, 2020. 
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28. The Parcel Registers are attached hereto as Appendix “F”. 

29. The Receiver’s legal counsel, Paliare, has not yet prepared an independent legal opinion in respect 

of the validity, enforceability and ranking of security granted by the Debtors in favour of Cameron 

Stephens, WPC, Berkley or Dragon (the “Security Opinion”). The Security Opinion will be prepared 

in due course and will be reported on further by the Receiver in a subsequent report to the Court.  

Secured Creditors – Personal Property 

JPLP 

30. Pursuant to a search under the Personal Property Security Act (Ontario) (“JPLP PPSA”) conducted 

by the Receiver on December 21, 2023 (file currency date December 20, 2023) the following creditors 

have registered financing statements against JPLP:  

 

201Co. 

31. Pursuant to a search under the Personal Property Security Act (Ontario) (“201Co. PPSA”) conducted 

by the Receiver on February 9, 2024 (file currency date February 8, 2024) the following creditors 

have registered financing statements against 201Co.:  

  

32. Copies of the JPLP PPSA and 201Co PPSA searches are attached hereto as Appendices “G” and 

“H”, respectively. 

33. The Receiver continues to take steps to determine the status of the registrations under the PPSA in 

respect of the Debtors.  The Receiver will report further on these registrations in a subsequent report 

to the Court when the Security Opinion has been completed.   

Secured Creditors – Liens  

34. As reflected on the Parcel Registers, the following trades and suppliers (the “Lien Claimants”) have 

registered liens against title to the Jefferson Properties: 

Registration Date Creditor Collateral Classification

November 14, 2023 The Brick Warehouse LP Inventory, Equipment, Accounts, Other

February 28, 2022 Cameron Stephens Mortgage Capital Ltd. Inventory, Equipment, Accounts, Other, Motor Vehicle

March 15, 2022 Berkley Insurance Company Accounts, Other

May 20, 2022 Kubota Canada Ltd. Equipment, Other, Motor Vehicle

August 15, 2023 Kubota Canada Ltd. Equipment, Other, Motor Vehicle

Registration Date Creditor Collateral Classification

November 14, 2023 The Brick Warehouse LP Inventory, Equipment, Accounts, Other

February 28, 2022 Cameron Stephens Mortgage Capital Ltd. Inventory, Equipment, Accounts, Other, Motor Vehicle

July 12, 2023 Windsor Private Capital Limited Partnership Inventory, Equipment, Accounts, Other, Motor Vehicle
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35. The Receiver was provided with a letter from legal counsel for Core Constructors Ltd. (“Core”) dated 

January 30, 2024 (which was sent to the Debtors and secured lenders, but not the Receiver) and the 

Receiver received a letter from legal counsel for Rama Ideal Construction Inc. o/a Ideal Plumbing 

and Drain dated February 6, 2024.  Both of these letters demanded, pursuant to section 39 of the 

Construction Act (Ontario), that information be provided relating to the Project. The Receiver’s 

counsel responded to counsel for both parties within the required 21-day period. 

36. The Receiver is in the process of reviewing each of the Lien Claimants’ claims and will provide further 

details to the Court in a subsequent report. 

Secured Creditors – Other 

37. The Receiver obtained property tax certificates from the City of Richmond Hill in respect of both 

parcels of land which make up the Jefferson Properties, which certificates indicate that, as of January 

18, 2024, the total property tax arrears were $35,310.91 and $19,195, respectively (total of 

$54,505.91). Attached hereto as Appendix “I” are copies of the property tax certificates. 

38. The Receiver has been contacted by a representative of the Canada Revenue Agency (“CRA”) who 

confirmed that there are no tax arrears owing by either of the Debtors to the CRA. 

Unsecured Creditors 

39. The Receiver is aware of several unsecured creditors with claims outstanding as of the Appointment 

Date. The Receiver is in the process of reviewing the Debtors’ books and records to quantify these 

unsecured claims and will report further on these claims in a subsequent report to the Court.  As 

noted above, several trades/suppliers have registered liens on title to the Jefferson Properties as of 

the date of the Second Report. 

 

 

Registration Date Amount Parties to

December 21, 2023 $112,303 Eco Barriers Inc.

December 21, 2023 $838,295 Leblon Carpentry Inc.

January 10, 2024 $298,808 Vinyl Window Designs Ltd.

January 18, 2024 $49,654 EDG Core Inc.

January 23, 2024 $75,687 Cooper Equipment Rentals Limited

January 25, 2024 $735,918 Core Constructors Ltd.

January 26, 2024 $52,487 Stephenson's Rental Services Inc.

January 29, 2024 $505,524 Rama Ideal Construction Inc.

January 31, 2024 $714,167 Lumber City Inc.

January 31, 2024 $20,084 JCL Concrete Pumping Limited

February 7, 2024 $203,196 P.C. Caulking & Restorations Inc.

February 15, 2024 $809,755 Mendoza, Santiago Alfredo
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Homebuyers 

40. As noted above, the Project consists of 60 stacked townhome condominium units (the “Stacked 

Townhomes”) and 36 freehold townhomes (the “Freehold Townhomes”). 79 of the units were pre-

sold to homebuyers prior to the Appointment Date pursuant to agreements of purchase and sale 

(“APS”) entered into between JPLP and the respective homebuyers. There are currently 17 units 

which have not been sold.  

APS and Delay Notices  

41. The Project has a history of construction delays which the Receiver understands relates to multiple 

factors, including pandemic-related shutdowns, disruption from several different construction 

managers hired and replaced by the Debtors, a general construction union labour strike in 2022 and 

the overall inexperience and inefficiency of the developer.  These delays have resulted in the agreed 

upon occupancy dates and closing dates of the units continuously being pushed back. Pursuant to 

Ontario Regulation 165/08 to the Ontario New Home Warranties Plan Act (the “ONHWPA”) a builder 

must provide certain ‘delay’ notices to homebuyers when there are delays in occupancy and/or 

closing dates failing which there are certain compensation rights for homebuyers which the vendor 

may be responsible to pay. Further, if certain ‘delay’ notices are not issued in accordance with the 

ONHWPA and/or certain ‘delay’ periods and outside closing dates have not been achieved a 

homebuyer will be in a position to terminate their APS and request a refund of their deposit without 

recourse from the vendor. The Receiver, in co-ordination with its construction manager Elevate 

(defined below), is in the process of reviewing each homebuyer APS as well as any/all previous 

‘delay’ notices sent to homebuyers by the Debtors to determine: (a) the critical occupancy and closing 

dates established by the notices previously sent; (b) if homebuyers are required to be compensated 

for any delays (which compensation is up to a maximum of $7,500 per unit); and, (c) if homebuyers 

are (or will be) in a position to terminate their APS. The Receiver intends to provide a further update 

to the Court in a subsequent report once its review is complete. 

Homebuyer Deposits  

42. Loopstra Nixon LLP (“Loopstra”) was retained by the Debtors as their real estate counsel to, among 

other things, register the condominium parcel of tied land (“POTL”) and the common elements POTL, 

as well as to assist with closings with homebuyers. Loopstra have advised the Receiver that the total 

amount of deposits received from homebuyers are as follows: 

a. Stacked Townhomes – approximately $5.56 million; and 

b. Freehold Townhomes – approximately $4.68 million (based on Loopstra’s review of the 

agreements of purchase and sale). The Receiver notes that the Freehold Townhomes deposit 

amount set out in the Glynn Report indicates that the deposits received were approximately 

$4.05 million. The Receiver is investigating this discrepancy.  
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43. The Debtors were required to keep a portion of the deposits received from the sale of the Stacked 

Townhomes in trust with its legal counsel, Loopstra. Loopstra has provided the Receiver with a 

summary as of January 31, 2024, which summary includes deposits received in respect of the 

Stacked Townhomes on a unit-by-unit basis. According to Loopstra, approximately $2.12 million of 

the deposits were released to the Debtors subsequent to the Debtors obtaining deposit insurance 

from Berkley. The Receiver was advised by Loopstra that deposits may be released pursuant to 

Section 81 of the Condominium Act once deposit insurance is obtained. As of January 31, 2024, 

Loopstra advised that it is holding deposit funds in its trust account in the total amount of 

approximately $3.44 million, plus accrued interest.  

44. Loopstra has further advised the Receiver that the Debtors were not required to keep any portion of 

the deposits in trust from the sale of the Freehold Townhomes. The Receiver understands through 

discussions with the Debtors’ representatives and review of the Debtors books and records that all 

Freehold Townhomes deposits have either been invested into the construction of the Project or 

otherwise spent. The Receiver has not commenced a tracing exercise to determine how these 

deposits were utilized by the Debtors.  

Communications with Homebuyers 

45. Since being appointed, the Receiver has corresponded with several homebuyers regarding their 

deposits and the status of their respective APS and the Project.  

46. Several homebuyers have requested that the Receiver agree to an assignment of the homebuyers 

APS to a third party (the “Assignee”). The Receiver is considering these requests and will report 

further to the Court on its action in this regard in a subsequent report.  

Tarion Warranty Corporation  

47. The Receiver understand that the Debtors are party to an agreement with Tarion Warranty 

Corporation (“Tarion”) and also that the Debtors previously applied to Tarion for registration as a 

vendor under the Ontario New Home Warranties Plan Act and received approval. The Receiver in 

the process of verifying this information with Tarion.  

48. The Receiver has corresponded and had several meetings with representatives of Tarion as well as 

Tarion’s legal counsel, Torys LLP, in an effort to provide Tarion with information concerning the 

Receivership proceedings, the status of construction of the Project, the status of homebuyer deposits 

and other matters. The Receiver intends to keep Tarion apprised of all relevant matters as these 

receivership proceedings continue.  

49. The Debtors books and records indicate that it has provided a cash deposit(s) to Tarion of 

approximately $3.6 million. The Receiver intends to verify with Tarion whether a deposit was, in fact, 

provided and, if so, the amount of the deposit being held by Tarion.   
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Fanseay Wang  

50. The Receiver has communicated regularly with Wang since the Appointment Date and responded to 

Wang’s numerous requests for information, documents and progress updates. A non-exhaustive 

summary of the Receiver’s communication with Wang is included in the Second Supplementary First 

Report. Due to the constant and repeated request for information from Wang since the Appointment 

Date, the Receiver has advised Wang that all communication with the Receiver must be directed to 

his legal counsel who can then contact legal counsel for the Receiver. 

51. The Receiver has been advised by legal counsel to Cameron Stephens that they are concerned 

about the additional costs of the Receiver and its legal counsel being incurred to respond to the 

repeated requests for information, documents and site visits by Wang in respect of his attempt to 

refinance the Project (which Cameron Stephen and the Receiver do not view as credible or viable at 

this time).  

VII. STATUS OF THE PROJECT 

Funding Commitment to Complete Construction 

52. As set out above, the Receiver’s primary objective in these receivership proceedings is to complete 

construction of the Project and close the 79 pre-sold units and to market and sell the unsold 17 units, 

all in an effort to maximize the recovery to the Debtors’ stakeholders. The Debtors senior secured 

lender, Cameron Stephens, is in support of the Receiver’s intended plan for the Project. 

53. In order to complete construction of the Project, the Receiver requires funding. Both prior to and 

since the Appointment Date, Cameron Stephens has confirmed to the Receiver that it was prepared 

to provide the required funding to cover both the costs to complete the Project as well as the costs 

of these receivership proceeding. In the event that Cameron Stephens is either unable or unwilling 

to fund the continued construction of the Project, the Receiver will be required to re-evaluate its 

approach with respect to these Receivership proceedings and, specifically, the feasibility of 

completing the construction of the Project.  

Initial Project Related Steps of the Receiver Following the Appointment Date 

54. As at the Appointment Date, the Project was actively being constructed under the direction of the 

construction manager, at that time, Core Constructors Ltd. (“Core”), with many trades on site and 

construction supplies being delivered to the site.     

Critical and Urgent Matters 

55. Immediately following the issuance of the Appointment Order, the Receiver attended at the Project 

site to meet with Core to discuss the plan for the continued construction of the Project. At that time, 

Core advised the Receiver that there were several urgent matters that needed to be addressed as 

follows: 
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a. There were low levels of propane remaining to heat the finished units. The propane equipment 

and fuel supplier had threatened that it would not refill the tanks if payment of its arrears was 

not received immediately. Without heat in the finished units, there was a real and substantial 

risk that the internal finishes would be damaged from the cold weather conditions; 

b. Fortress Security Inc., the company which provided security personnel to monitor the site 

during evenings and weekends, threatened that it would no longer continue to provide service 

if payment of its arrears was not received immediately. Without security personnel, the propane 

heaters would need to be turned off, as the temporary use of propane heating must be 

monitored in case of fire. As noted above, without heat in the finished units there was a real 

and substantial risk that the internal finishes would be damaged from the cold weather 

conditions; and 

c. Concrete drilling was required to facilitate the installation of a of main gas line feed, by 

Enbridge, to provide permanent gas distribution to the Project.  

56. Given the above, the Receiver arranged for the immediate funding from Cameron Stephens of $1.0 

million (which was borrowed by way of a Receiver’s Certificate under the Receiver’s Borrowing 

Charge) in order to ensure that these and other critical matters were resolved immediately.  

Trade and Supplier Payments 

57. As further discussed below, construction trades and suppliers were paid once per month on the fifth 

day of each month (there were several exceptions to this, which resulted from Wang negotiating 

directly with certain trades to be paid every 15 days, which is atypical). Having been advised by Core 

that delays in payments to trades and suppliers would cause delays in construction (because trades 

and supplier would stop performing or stop delivering), the Receiver engaged in discussions with 

representatives of Cameron Stephens to discuss the process for funding payments which were due 

to be paid to trades and suppliers on January 5, 2024.  The Receiver observed that the existing 

process for making payments to trades and suppliers was, generally, as follows: 

a. invoices and/or purchase orders (“POs”) for the prior month were to be submitted to the 

construction manager (i.e. Core) by the 25th day of the subsequent month (that is November 

invoices are to be submitted by December 25); 

b. Core was to review the invoices, POs and other relevant supporting documents and either 

approve invoices or reject invoices for payment; 

c. approved invoices and POs were provided to Glynn who reviewed the documents to ensure 

there was proper and complete documentation to support the payment.  For invoices not 

pertaining to a fixed price contract, POs were to be reviewed to ensure that proper 

authorization was received in advance of work being completed. Glynn then prepares a 

payment summary report which includes a deduction for the required holdback amount. The 
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Receiver notes that since its appointment it has implemented a strict process to retain 

holdbacks when required to do so; 

d. Glynn’s payment summary report is submitted to Cameron Stephen for approval and release 

of funds; and then, 

e. payment to trades and suppliers are made by the 5th day of the second subsequent month 

(that is, November invoices are due to be paid on January 5). 

58. As a result of the holiday break (the Receiver having been appointed on December 21, 2023), the 

January 5, 2024 payments to trades and suppliers were not paid until January 10, 2024, at which 

time funds were distributed by the Receiver. All payments made by the Receiver to trades and 

suppliers are reflected in the Interim SRD. 

59. The Receiver relied upon Core identifying trades and suppliers who required payment in order to 

keep construction of the Project continuing. 

Receiver’s Assessment of Project  

60. Immediately after its appointment, the Receiver assessed that it required an independent third party 

construction consultant because, among other reasons, it was generally uncomfortable with the 

construction practices and process implemented by Core (which are further discussed below). As a 

result, the Receiver immediately undertook a process to retain its own independent construction 

representative (or Director of Construction). This process culminated in the Receiver retaining 

Camcos Management Inc. (“Camcos”). 

61. In collaboration with Camcos, the Receiver undertook a comprehensive assessment of the Project 

to identify the material risks to the successful completion of the Project. Set out below are several of 

the key findings and concerning items discovered during this assessment. The Receiver was advised 

by Camcos that immediate attention to and resolution of these issues was critical to successful 

completion of the Project.  

Finding no. 1 - Compliance and Safety Standards 

62. The initial assessment identified a lack of procedures and controls to maintain compliance with 

Ontario Health and Safety Standards. As discussed further below, TRH Safety Group was engaged 

to conduct a site safety audit. The findings of TRH Safety Group supported the Receiver’s concerns 

and the need for a temporary stoppage of construction related activities to address the scale of health 

and safety infractions. Several examples of health and safe infractions include: 

a. the absence of an adequate health and safety program and coinciding documents; 

b. lack of site protections, including hoarding and overhead protection; 

c. non-compliant general housekeeping: excessive waste debris, including hazards frozen into 

the ground; 
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d. absence of personal protective equipment: Hard hats, safety shoes, respiratory, eye, and ear 

protection were not used by many workers; 

e. inadequate fall protection: unprotected openings, missing guardrails, unsecured and 

improperly built ramps, exposing workers to falls and severe hazards. 

f. extreme build-up of snow and ice across the entire project (inside and outside) making it 

extremely difficult for workers to navigate and work safely; 

g. no access for emergency vehicles: snow, ice, improper material storage and debris all impeded 

access to emergency vehicles; and, 

h. absence of wash stations and unsanitary washroom facilities. 

Finding no. 2 - Reporting Requirements 

63. There were gaps in critical reporting requirements, including communication breakdowns between 

the architect, project consultants and Core. This breakdown negatively impacted the project process 

and led to the progress of construction without the necessary site inspections and reporting in place. 

64. Core did not provide project consultants the opportunity to inspect deficient work or provide adequate 

supporting documentation to verify the rectification of deficiencies resulting in uncleared deficiencies.  

65. Requests for information were not issued by Core prior to remediating the ‘deficiencies’ it had 

identified, which meant that contract extras could not be established, reviewed, or justified through 

the a change order or contemplated change order process. 

66. The architect was not provided with all of the reports prepared by the Tarion Bulletin 19 Field Review 

Consultant (GM Global Inc.) and was generally unaware of their findings. The architect was not 

provided with all structural, mechanical, electrical or civil engineering reports. Issues arising from the 

architectural general review reports were rarely addressed, with most items carrying forward to the 

current site condition. 

Finding no. 3 - Incomplete and Inadequate Design and Construction Documents and Specifications 

67. The following project shop drawings were not submitted and/or reviewed by the architect: 

a. Residential stairs (wood) or underground garage stairs (concrete). 

b. Railing (underground stairs, site level guards and residential entry stairs).  

c. Underground garage stair and ramp heat tracing. 

d. Part 3 and Part 9 Tactile indicators. 

e. Part 3 underground vertical mechanical louvres (shafts). 

f. Residential window shop drawings (stacks or towns). 
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g. Residential gaskets (wood to concrete). 

h. Residential steel shop drawing (stacks or towns). 

i. Residential panel shop drawings (stacks or towns). 

j. Expandable foam, spray foam, insulation shop drawings. 

k. Acoustic sealants, isolation gromets and gasket shop drawings. 

l. Residential weepers, brick ties, cap flashing shop drawings. 

m. Residential air conditioner shop drawings not reviewed. 

68. The shop drawings are required to be reviewed by the appropriate consultant, architect and engineer 

and their approvals form what will be the future close out documents. Not having these documents 

in place puts occupancy of units at risk.  

69. The Debtors opted out of the architect to provide three critical construction specifications: 

prescriptive, performance and proprietary. As a result, site reviews conducted by the architect are 

limited to building code review.  Not having a record of review of these three critical construction 

specifications can lead to issues with the technical audit stage, potentially leading to significant 

financial exposure from the condominium board.  

Finding no. 4 - Significant Construction Deficiencies 

70. Significant construction deficiencies were discovered in the assessment.  The nature of these 

deficiencies requires investigation and remediation, directly impacting the project budget and 

schedule. Several of the major construction deficiencies noted are as follows: 

a. Ongoing framing work to remedy structural deficiencies and non-conformance to approved 

drawings; 

b. Prevalent instances of walls out of square and plumb and floors out of level; 

c. Work in place covered without appropriate city inspections, including weeping tile, which must 

be exposed for inspection. 

d. Rain shield/water barriers not installed correctly requiring the removal of masonry.  

e. Flat roofs constructed without proper slope, resulting in potential drainage issues. 

f. The generator shaft and adjacent stairs in the underground structure do not conform to the 

drawings and must be remediated. 

g. Fire separation not installed to meet minimum standards requiring three blocks to be 

remediated. 
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Finding no. 5 - Cost Uncertainty 

71. Contracts inconsistent with standard industry practices governed the engagements with most trades 

and suppliers. Most of the trades operated without fixed price contracts and instead relied on time 

and material-based agreements, introducing a significant degree of cost uncertainty to the Project. 

This deviation from conventional contractual structures posed a substantial risk to the overall Project 

budget. 

Finding no. 6 - Inadequate Financial Governance and Controls 

72. The assessment uncovered significant shortcomings in financial oversight that threaten the Project's 

fiscal viability. This lack of financial oversight/control raises concerns about budgetary overruns and 

the potential for unchecked expenditures. Several examples are as follows: 

a. Many trades were operating with ‘open purchase orders’ without upper limits. Therefore, costs 

were accruing without being captured appropriately in a cost-to-complete budget.  

b. Appropriate approval processes were not in place. Expenditures were being approved in the 

absence of signed work authorizations, signed purchase orders, and/or signed completion of 

work verifications. This deviates significantly from typical industry standards; and, 

c. Many trades and suppliers were authorized to proceed with billable work via telephone, text or 

in-person conversations, making verifying the legitimacy of invoice submittals and payment 

requests difficult. 

Finding no. 7 - Lack of Coherent Documentation and Communication 

73. The Receiver identified material issues in connection with communication flow and documentation 

management. In many instances, the communication of homebuyer selections (that is, the ‘options’ 

homebuyers selected for their respective units outlined in their APS) to trades and suppliers has 

been inconsistent. In many instances, these selections failed to inform the scope of work or were not 

implemented on the construction drawings and floor plans. This lack of coordination (between the 

developer, construction manager and trades/suppliers) has led to confusion on the site, resulting in 

missed customer options, the installation of incorrect materials and the inability to fulfill specific 

customer selections. Specific examples include saunas, steam showers, wine bars, pre-wired 

theatres, and others which were excluded from the floorplans and architectural drawings, although 

included in the selections outlined in the homebuyers’ APS.  

Project Deficiency Reports  

GM Global Inc. – Tarion Bulletin 19 Field Review Consultant  

74. On January 17, 2024 GM Global Inc. (“GM Global”), the Tarion Bulletin 19 Field Review Consultant 

of record for the Project, provided the Receiver with two consolidated lists of deficiency/defect reports 
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(the “GM Global Reports”) which sets out numerous defects, deficiencies and action items required 

for the Project to be completed in accordance with required standards.  

SRN Architects Inc. – Project Architect 

75. SRN Architects Inc. (“SRN”), the architect of record for the Project, received from Core on January 

8, 2024 a deficiency list dated as of December 20, 2023 (the “Core Deficiency List”). On January 

20, 2024 SRN provided the Receiver with a deficiency response report in response to the Core 

Deficiency List (the “SRN Deficiency Response”).  The SRN Deficiency Response also includes 

responses to the deficiency/defect items noted in the GM Global Reports.  

76. The preamble set out in the SRN Deficiency Response is set out below.  

This construction audit prepared by Core Constructors Ltd. documents the site transition and general 
conditions from DC&F to Core Constructors Ltd. The Developer (Gran Grace Development) limited 
SRN Architects involvement in all construction related issues during the transition period. The 
developer declined the Architects request to prepare a transition report due to budget constraints, 
stating that [Core] would prepare their own report. It should be noted that SRN Architects prepared 
a similar report during the transition form MondConsult to DC&F in summer 2022, which ensured an 
impartial record of site conditions. Despite continued requests from July 2023 to December 2023 to 
obtain the report, [Core] finally delivered the link to SRN Architects on January 8, 2024. [Core] 
referenced the document as a “deficiency” report, which contained 491 purported issues. Many of 
the items contained within the report could not be confirmed as “deficient” and/or “remediated” by the 
Architect. Most deal with construction workmanship issues and were resolved without input from the 
consultants. Furthermore, many of the ‘before and after’ photos contained within the report are not 
locationally consistent, which makes any confirmation challenging. 

It is our opinion that most of the items addressed in the [Core Deficiency List] are not considered 
deficiencies. These are construction “means and methods” deviations from the municipally approved 
drawings, construction/trade errors and/or workmanship issues. Many of the items are unfinished 
elements that need to be completed, as per the documents and CCDC contracts. Unless a request 
for information (RFI) was received from [Core], the consultants would be unaware these issues and 
concerns. Unreported items are out of our control, challenging to justify and lack professional 
oversight. As per the CCDC documents, all construction deviations picked-up on [Core’s] red-line 
stick (as-built) documents, which can be addressed in the Record Drawings by the consultant team.  

General comments that applied to all listed issues on the report prepare by Core Constructions Ltd.: 

• The photos illustrating the “corrected” condition do not represent the “deficient” condition in 
many of the report items. 

• RFI’s were not issued by [Core] prior to remedying the “deficiencies”, which mean that 
contract extras could not be established, reviewed, or justified through the Change Order or 
Contemplated Change Order process. 

• Details and general information on how the construction issues were correct was not 
supplied to the consultants. This prevents the consultants from ensuring the areas are code 
compliant, justified and/or necessary. 
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• All items related to the listed deficiencies were addressed by Grand Grace Development 
directly. Enzo DiGiovani (Director of Construction) was working with Core Constructors Ltd. 
on these items.  

• Items existed during the transition from DC&F to Core Constructors Ltd. which should have 
been reviewed during the diligence period and contained within [Core’s] scope. 

• Items generally represent construction issues. Construction deviates from the approved 
contract documents, which were referenced in the consultants General Review reports, 
which were available during the transitional due diligence period. 

• Grand Grace Developments declined to include a project outline specification. 

• Many value engineering exercises were adopted without consultants review or input. The 
consultant team would only become aware during review or when issues arose. 

• Most items are related to workmanship of the trades, with oversite by [Core]. 

• Many items were blanket statements without supporting documentation/photos. These items 
could not be confirmed as “deficient” without further documentation. 

• The Architect was not committed to General Review for Part 9 townhouses. 
 

77. The architect, along with the team of third party contracted consultants (including electrical and 

machinal engineer, civil engineer, structural engineer, etc.), play a critical role in the successful 

completion of any construction project as their sign off is required on all permits and reports.  The 

lack of communication and co-ordination implemented by Core with respect to the consultant team, 

as referenced above by SRN, posed a significant risk to the Project and its stakeholders.  

78. As discussed in the following section, the Receiver is working with the new construction manager 

and all consultants of record to confirm the actual current project construction related deficiencies 

and site conditions. The Receiver will update the Court with respect to its findings at a later date.  

Hiring of New Construction Manager  

79. Based upon the Receiver’s findings and for the reasons set out above (and for the reasons set out 

in paragraph 9 of the Receiver’s First Supplementary First Report), the Receiver decided not to renew 

Core’s contract which expired on January 17, 2024.  On January 24, 2024, the Receiver advised 

Core that it would not be renewing its contract.  

80. In the time leading up to January 24, 2024, the Receiver engaged in discussions with Elevate 

Construction Management (“Elevate”), an experienced construction manager, and requested and 

received a proposal from Elevate to act as construction manager for the Project. The Receiver’s 

review and consideration of Elevate’s proposal (the “Elevate Proposal”) included discussions 

between Elevate, Camcos and the Receiver regarding the scope of work contemplated in the Elevate 

Proposal, Elevate’s expected timing to complete the Project and Elevate’s contemplated plan to ‘take 

over’ the Project.  

81. The Receiver, in consultant with Camcos and Cameron Stephens, made the decision to hire Elevate 

as the new construction manager. Elevate took over as construction manager on January 24, 2024. 
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Temporary Shut-down of Construction Site 

82. The Receiver temporarily stopped all construction related activities at the Jefferson Properties at 

approximately 5 p.m. (Toronto time) on January 24, 2024, which timing coincided with the hiring of 

Elevate as construction manager. The temporary site shutdown was based upon the 

recommendation of Camcos that the construction site was not a safe working environment and was 

in violation of numerous health and safety standards.  Camcos recommended that a health and safety 

audit be completed immediately after the site was shut down so that Elevate was in a position to 

rectify each of the health and safety deficiencies.   

83. The steps taken immediately after the temporary shut down on January 24, 2024 at the Project site 

included the following: 

a. Elevate retained The TRH Group to attend at the Project site on January 25, 2024 to observe 

the site and prepare a health and safety observation report (the “H&S Observation Report”). 

A copy of the H&S Observation Report is attached hereto as Appendix “J”. The H&S 

Observation Report included numerous examples of heath and safety deficiencies at the 

Project site;  

b. hired 24-hour security personnel to patrol the site; and 

c. arrangements were made to continue the supply of propane heating to the sites enclosed units. 

Events Since the Temporary Shut-down  

84. Since retaining Elevate and temporarily shutting down the Project, the Receiver, in co-ordination with 

Elevate and Camcos, have undertaken the following Project related actions and activities:  

a. after having preliminarily assessed the Project site conditions, on January 28, 2024 Elevate 

provided the Receiver with a summary of its plan to stabilize the Project and commence the 

process to complete construction (the “Elevate Plan”). Attached hereto as Appendix “K” is 

the Elevate Plan. Elevate provided an update to the Receiver on February 20, 2024 indicating 

which items in the Elevate Plan had been completed or were in progress. Elevate’s update to 

the Receiver is referenced by the items highlighted in yellow on the Elevate Plan.  

b. remediating the heath and safety deficiencies identified in H&S Observation Report. Attached 

here to as Appendix “L” is an updated report from The TRH Group identifying the heath and 

safety deficiencies which had been remediated as of February 17, 2024. Elevate is continuing 

to remediate the remaining health and safety deficiencies. 

c. a new process has been implemented by the Receiver with respect how and when payments 

will be made to trades and suppliers which will allow the Receiver and its Consultants, Camcos 

and Glynn, sufficient time to review invoices, POs and contracts on a go forward basis. The 

new process will allow for timely payments to trades and suppliers in respect of approved 
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disbursements. All trades and suppliers will have a defined scope of work and all invoices and 

POs will be measured against the contracted scope and schedule of values (which is an 

itemized list of each activity required to complete the scope of work on a construction project, 

along with the corresponding costs or value). Going forward no trades or suppliers will be 

working on an ‘open PO’ basis, unless absolutely required (which cases may only be required 

to complete deficient work previously performed). This process will help to ensure that there is 

cost certainty going forward to complete the Project;  

d. as was noted earlier in this Second Report, Elevate, in co-ordination with the Receiver and 

Camcos, is conducting an audit of the homebuyer APS and feature sheets for any extra’s 

requested as well as any/all notices previously sent to homebuyers to determine the 

occupancy and closing dates for each homebuyer; and, 

Costs to Complete Construction  

85. Prior to the appointment of the Receiver, Cameron Stephen retained Glynn to provide it with, among 

other things, project cost monitoring services and budget reports. Glynn are Chartered Quantity 

Surveyors and have been involved in the Project since August 2022. Subsequent to the Appointment 

Date, the Receiver retained Glynn to provide it with similar services previously provided to Cameron 

Stephens. As part of those services, Glynn was to provide the Receiver with reports summarizing 

the costs to date as well as an expected budget to complete the project.  

86. Glynn prepared a report for the Receiver dated January 11, 2024 (defined in the First Report as the 

“Glynn Report” and to which a sealing order was granted) which includes, among other things: (a) 

an estimate of the total Project costs (including historical costs incurred and projected future costs); 

and (b) a projected budget of costs to complete the Project in the total amount of approximately $23 

million (excluding interest and other financing charges).  

87. Elevate is in the process of preparing an updated cost-to-complete budget (the “Elevate Budget”). 

The Receiver expects that the Elevate Budget, once completed, will contain a more accurate forecast 

of the costs required to be incurred to complete construction of the Project.  

88. As of the date of this Second Report, there is significant uncertainty with respect to the quantum of 

expenditures required to complete the Project. However, it is the Receiver’s understanding based 

upon its discussion with Glynn and Camcos, that the estimated costs to complete the Project of 

approximately $23 million (as set out in the Glynn Report) represent the minimum estimated costs to 

complete the Project. 

Condominium Corporation Registration 

89. By virtue of the Project design there will be a requirement to register two condominium 

corporations.  The first is for a standard condominium corporation for the Stacked Townhomes.  The 

second relates to the POTL.  A POTL is a property which carries with it an interest in a common 
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element condominium (“CEC”).   Examples of common elements include the shared access driveway 

and the shared visitor parking.  A CEC is also a condominium registered under the Condominium 

Act.  The difference between a CEC and a standard condominium corporation is that the CEC has 

no individual units.  Instead of purchasing a unit in the condominium corporation, you are purchasing 

a fraction of the corporation as a whole with the shareholder being responsible for monthly 

maintenance fees.   

90. Elevate is actively co-ordinating with the municipality, legal counsel and the Project engineers and 

has provided the Receiver with a summary of the steps required to complete the registration process, 

including a timeline in respect of the same. The Receiver will provide a further update to the Court in 

a subsequent report. 

Trades and Suppliers Arrears 

91. Prior to the temporary shut down of the site, there was uncertainty with respect to: (a) whether certain 

of the trades were, in fact, performing the services that they had been retained to perform despite 

the fact that their invoices and POs were being submitted and approved by Core; and (b) whether 

certain of the suppliers were, in fact, supplying the materials which they had been purporting to supply 

and billing the Project for. As a result of this uncertainty, the Receiver, in consultation with Camcos 

and Glynn, has commenced a detailed review of all outstanding supplier and trade related invoices.  

92. The Receiver has spoken by telephone and had email communications with many of these trades 

and suppliers (as well as their legal counsel). In order to provide some clarity to these trades and 

suppliers regarding the Receivers review process, the Receiver has sent two notices on January 21, 

2024 and February 2, 2024, respectively, to each of the Debtors trades and supplier. Attached hereto 

as Appendix “M” are copies of both notices.  

93. The Receiver’s review of all previously submitted invoices and POs related to all pre-shutdown 

activities (i.e. prior to January 24, 2024) is ongoing. As such, certain trades and suppliers have unpaid 

accounts. The Receiver will provide a further update to the Court in respect of its review in a 

subsequent report.  

Inventory Units 

94. As set out above, there are 17 units which have not been pre-sold (the “Inventory Units”).  

95. The Receiver has contacted several realtors to request listing proposals for the Inventory Units. The 

Receiver will update the Court at a later date with respect to the process to be undertaken by the 

Receiver to select a realtor and seek approval at that time to list and sell the Inventory Units. 
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VIII. OTHER ACTIVITIES OF THE RECEIVER  

96. In addition to actions and activities of the Receiver described above, the Receiver has undertaken, 

among others, the following additional actions and activities since the Appointment Date:  

a. attending at the Debtors’ head office on December 22, 2023 to discuss the receivership 

proceedings, download files relating to the Debtors and the Jefferson Properties from the 

Debtors server, obtain access and control of the email account which the Debtors used to 

communicate with homebuyers and obtain administrative access to the Debtors accounting 

software; 

a. corresponding with Paliare regarding all matters pertaining to these receivership proceedings; 

b. responding on a continuous and regular basis to all inquiries from the Debtors’ stakeholders,  

c. reviewing the Debtors’ books and records, and specifically its construction related, accounting 

and financial records; 

d. reviewing the Debtors’ existing builders risk and commercial liability insurance policies (the 

“Insurance Policies”) and: (i) arranging for the policies to be updated to include the Receiver 

as the named insured and loss payee; and, (ii) corresponding with Purves Redmond Limited, 

the Debtors insurance broker, to ensure that the policies will continue and remain in effect 

during the receivership administration. The Insurance Policies are up for renewal as of April 1, 

2024. The Receiver has engaged Westland Agencies Ltd. to act as an insurance consultant to 

assist the Receiver with reviewing the Insurance Policies (including the adequacy of coverage 

limits) and to assist with the renewal the Insurance Policies.   

e. advising the City of Richmond Hill of the Receiver’s appointment and requesting current 

property tax certificates;  

f. registering the Appointment Order on title to the Jefferson Properties;  

g. corresponding and communicating with Bank of Montreal and National Bank of Canada, where 

the Debtors held bank accounts, to advise of the appointment of the Receiver and request that, 

among other things, the accounts be restricted to deposits only and that only representatives 

of the Receiver have authority with respect to the accounts;  

h. arranging for the mail of Debtors to be redirected to the office of the Receiver;  

i. retained Mary Langdon as an independent contractor to assist with, among other things, 

reconciling and updating the accounting records;  

j. retaining both CBRE Limited and Cushman & Wakefield LLC to conduct “as-is” property 

appraisals of the Jefferson Properties (the “Appraisals”). As of the date of this Second Report 

the Appraisals have not been completed;   
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k. preparing and issuing the prescribed notices (together, the “Receiver’s Notices”) pursuant to 

Section 245(1) and 246(1) of the BIA on January 2, 2024. Copies of the Receiver’s Notices 

are attached hereto as Appendix “N”; 

l. attended on site to meet with the owner of an adjacent property (the “Neighbour”) who was 

alleging that the Debtors construction activities were encroaching on the Neighbour’s property. 

The Receiver provided the Neighbour with its counsel’s contact information and request that 

its lawyer communicate directly with the Receiver’s counsel. As of the date of this Second 

Report, the Neighbour’s counsel has not contact either the Receiver or its counsel;   

m. corresponding with Canada Revenue Agency regarding various tax matters concerning the 

Debtors; 

n. corresponding regularly with representatives of Cameron Stephens and its legal counsel, 

representative of WPC and it legal counsel as well as legal counsel to Berkley regarding the 

status of the Project and the administration of the receivership proceedings; 

o. established and maintained the Case Website; and, 

p. attending to other matters in connection with these receivership proceedings not otherwise 

described above. 

IX. DISCLAIMER OF AGREEMENTS 

97. The Appointment Order, particularly paragraphs 3(c) and 9, as applicable, permits the Receiver to 

cease to perform any contract of the Debtors or in respect of the Property. Prior to the Appointment 

Date, the Debtors were parties to agreements with various trades and suppliers contracted to assist 

in the construction of the Project. The Receiver, in consultation with the Camcos and Elevate, is 

reviewing all contracts to determine which contracts will be continued or disclaimed. 

X. LITIGATION 

98. The Receiver has been advised by RAR Litigation (whom the Receiver understands is the Debtors’ 

litigation counsel) that the Debtors are parties to several Proceedings (defined below) which were 

commenced prior to the Appointment Date.  

99. In accordance with paragraph 8 of the Appointment Order, no proceeding or enforcement process in 

any court or tribunal (each, a “Proceeding”) against or in respect of the Debtors shall be commenced 

or continued except with the written consent of the Receiver or with leave of this Cout and any and 

all Proceedings currently under way against or in respect of the Debtors are hereby stayed and 

suspended pending further Order of this Court.  

100. In the Proceedings where the Debtors are the named defendants, the Receiver has not been 

contacted by the plaintiffs’ counsel.  
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101. The Receiver, in consultation with its legal counsel, are considering what steps, if any, it will take in 

respect of the Proceedings which were commenced by the Debtors.  

XI. INTERIM STATEMENT OF RECEIPT AND DISBURSEMENTS 

102. The Receiver’s Interim SRD is attached as Appendix “O”. 

XII. PROFESSIONAL FEES 

103. The Receiver and its counsel, Paliare, have maintained detailed records of their professional fees 

and disbursements prior to and since the Appointment Date. 

104. In accordance with paragraphs 18 of the Appointment Order, the Receiver has been authorized to 

periodically pay its fees and disbursements, and that of its counsel, subject to approval by the Court. 

105. The Receiver’s professional fees incurred for services rendered from the Appointment Date to 

January 31, 2024 amount to $305,461.50, plus disbursements in the amount of $1,441,69 (all 

excluding HST).  These amounts represent professional fees and disbursements not yet approved 

by the Court.  The time spent by the Receiver’s professionals is described in the affidavit of Bryan 

Gelman, sworn February 26, 2024 attached hereto as Appendix “P”. 

106. The fees of Paliare for services rendered from November 29, 2023 to January 31, 2024 total 

$44,280.50, plus disbursements in the amount of $192.35 (all excluding HST).  These amounts 

represent professional fees and disbursements not yet approved by the Court.  The time spent by 

the Paliare’s professionals is described in the affidavit of Beatrice Loschaivo sworn February 26, 

2024, attached hereto as Appendix “Q”. 

107. The Receiver has reviewed Paliare’s accounts and has determined that the services have been duly 

authorized and duly rendered and that the charges are reasonable given the circumstances. 

XIII. CONCLUSION 

108. Based on the foregoing, the Receiver respectfully requests and recommends that the Court issue an 

Order granting the relief detailed in paragraph 8 of this Second Report. 
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All of which is respectfully submitted this 26th day of February 2024. 

 
ALBERT GELMAN INC., solely in its 
capacity as Court-Appointed Receiver of  
each of the Debtors and the Jefferson Properties 
and not in any other capacity 
 
 
Per:              Per:             
 Bryan Gelman, CIRP, LIT     Tom McElroy, CIRP, LIT 
 Senior Managing Director    Managing Director (Ontario) 
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SUPERIOR COURT OF JUSTICE 

 

COUNSEL SLIP 
 

COURT FILE NO.: CV-23-00710795-00CL DATE: December 21, 2023 
              REGISTRAR:  Teodoro Olaso                 

 

TITLE OF PROCEEDING: Cameron Stephens Mortgage Capital Ltd. vs. 2011836 
Ontario Corp., et al 

BEFORE JUSTICE: 
 

Justice Cavanagh   

 

PARTICIPANT INFORMATION 
 

For Plaintiff, Applicant, Moving Party, Crown, etc.: 

Name of Person Appearing Name of Party Contact Info 
Wendy Greenspoon-Soer Cameron Stephens Mortgage Capital Ltd. Wgreenspoon@garfinkle.com 
   
   
   
   
   

 

For Defendant, Respondent, Responding Party, Defence: 

Name of Person Appearing Name of Party Contact Info 
Khaled Gheddai 2011836 Ontario Corp., et al kg@friedmans.ca 
Bill Friedman wf@friedmans.ca 
Laura Culleton Windsor Private Capital Ltd. Partnership laurac@chaitons.com 
David P Preger C & K Mortgage Services dpreger@dickinsonwright.com 
   
   
   
   
   
   
   
   
   

NO. ON LIST:  
 

1 
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For Other, Self-Represented: 

Name of Person Appearing Name of Party Contact Info 
   

 

ENDORSEMENT OF JUSTICE CAVANAGH: 

(1) The Applicant, Cameron Stephens Mortgage Capital Ltd., commenced this application for an order under 
subsection 243 (1) of the Bankruptcy and Insolvency Act and section 101 of the Courts of Justice Act for the 
appointment of Albert Gelman Inc. (“AGI”) as the receiver and manager of all present and future property, assets 
and undertakings of the Respondents, including each of the real properties identified in Schedule “A” to the Notice 
of Application. 

(2) This application was first brought on very short notice and as a matter of urgency at a hearing on December 
11, 2023. On that day, I adjourned the application (over the opposition of the Applicant) to today in order to give 
the Respondents time to file responding evidence and conduct cross examinations. This has been done. 

(3) The application heard today as a matter of urgency applies to the properties identified as the “Jefferson 
Properties” and to the corresponding owners of the Jefferson Properties, 2011836 Ontario Corp. and Jefferson 
Properties Limited Partnership (the “Jefferson Debtors”). The respondent 2011836 Ontario Corp. is the general 
partner of Jefferson Properties Limited Partnership. 

(4) The application as it pertains to the remaining respondents and the remaining properties described in Schedule 
“A” to the Notice of Application is adjourned to another date to be scheduled at a scheduling appointment to be 
arranged through the Commercial List Office. 

(5) The Jefferson Properties are approximately 2.6 acres comprised of two adjoining parcels located on the south 
side of Jefferson Side Road, just west of Yonge Street, in Richmond Hill, Ontario. The Jefferson Properties were 
intended for a development known as “Richmond Hill Grace” which was to consist of 96 residential units in nine 
blocks, being 60 units of stacked townhomes and 36 units of standard townhomes (the “Project”). The Project 
received zoning approval, draft plan of subdivision approval and site plan approval and is in mid construction. 
The Project is not completed. Approximately 79 of the 96 units have been pre-sold to purchasers. 

(5) The Jefferson Debtors are indebted to the Applicant with respect to credit facilities made available under the 
terms of a Letter of Commitment dated February 3, 2022 and later amended (the “Letter of Commitment”). The 
Letter of Commitment provides for a loan facility comprised of a first mortgage construction loan in the amount 
of $54,878,000 and a letter of credit facility in the amount of $2,700,000 (together, the “Loan”) for the Project. 
As security for their obligations to the Applicant, the Jefferson Debtors provided security which, among other 
things, included: 

(a) a first ranking Charge/Mortgage registered on March 8, 2022 for the principal sum of 
$69,093,600; 

(b) a general security agreement dated March 8, 2022; and 
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(c) a general assignment of rents. 

The obligations of the Jefferson Debtors to the Applicant were also guaranteed by Fangxi (Fanseay) Wang, the 
principal of the Respondents, pursuant to a guarantee dated March 8, 2022. 

(6) The Jefferson Properties and the Jefferson Debtors also have obligations under loans and security in favour of 
other creditors. 

(7) As of September 2023, the Respondents had committed certain events of default in that they had, among other 
things, allowed several construction liens to be registered against the Jefferson Properties. As a result of the 
Jefferson Debtors’ default, on September 5, 2023, the Applicant issued demands for payment upon the Jefferson 
Debtors and the guarantor as well as Notices of Intention to Enforce Security. The 10 day notice period under 
these notices expired. 

(8) The Jefferson Debtors and the guarantor requested that the Applicant continue to fund the balance of advances 
available under the Loan and the Letter of Commitment and that they provide additional fresh financing in the 
amount of approximately $21 million to fund the completion of construction and the anticipated cost overruns.  

(9) The Applicant and each of the Respondents entered into a Forbearance Agreement dated September 28, 2023. 
In the recitals to the Forbearance Agreement, the Jefferson Debtors acknowledge that the indebtedness 
outstanding under the Loan was $40,090,073.55 as of September 28, 2023 and that this amount does not include 
interest, legal costs, and other permitted expenses.  

(10) Pursuant to the terms of the Forbearance Agreement, the Applicant advanced funds for the construction liens 
and made further advances to cover the accounts payable until the end of August 2023. 

(11) The Forbearance Agreement also acknowledged that the Applicant required an independent review and report 
from a construction management consultant and from a financial consultant regarding the Project, the projected 
cost to complete the Project, and the financial viability of the Project. The Applicant engaged such consultants to, 
among other things, consider the request by the Jefferson Debtors for additional funding. The Forbearance 
Agreement also required that each of the Respondents consent to an Order for the appointment of a receiver over 
all property, assets and undertakings of the Respondents which the Applicant was entitled to use if, acting 
reasonably, it was unsatisfied with the results of the reports from its consultants and additional financing was not 
approved to deal with the increased costs to complete. 

(12) The Applicant gave notice on December 1, 2023 that it will not approve any additional financing based on a 
number of factors: (a) ongoing financial information which indicates that the cost overruns are now projected to 
be $5,750,000 in excess of what was previously suggested; (b) the construction manager (an incorrect term) 
appointed by the Jefferson Debtors had resigned and Mr. Wang had appointed his wife to manage the Project 
despite a lack of experience and qualifications; and (c) the Project is being mismanaged and the progress of the 
construction delayed, including failing to authorize encapsulation of the building envelope for Block H in order 
to winterize it. The encapsulation is now underway. 

(13) The Applicant has provided additional evidence with respect to events after December 11, 2023. A Default 
Notice was delivered by the Construction Manager, Core Constructors Ltd. (“Core”) dated December 12, 2023 
which details a number of defaults by the Jefferson Debtors under the CCDC 5A construction contract including 
that timely payments to trades were not made on multiple occasions, trades had left the site and stopped 
performing, and the owner was responsible for delays to the Project. The notice given by Core indicated the need 
to increase staff as a result of the Project conditions and included a requirement to increase Core’s compensation 
by over $50,000 per month. The notice required a contract extension to at least June 2024 as a result of delays to 
complete the Project. 

(14) The Applicant put into evidence an email from Frank Servello of Core dated December 14, 2023 stating that 
trades have not been paid and that the Project is operating with skeleton crews, and suppliers have cut off supply. 
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The security company that is required to be on-site indicated an intention to walk off the site. If there is no security, 
Core is required to shut off the gas heating to prevent fire risk. This could result in damage to the finishes.  

(15) The Jefferson Debtors have not paid the October payables. The Applicant is unwilling to provide additional 
financing to the Jefferson Debtors to fund continuing construction for the Project. The Applicant is only able to 
obtain additional funding from investors if the advances are made to a receiver with an appropriate borrowing 
charge. The subsequent lender, Windsor Private Corporation, has advised that they support this application. 

(16) The Respondents oppose the application for the appointment of a receiver. They rely on an offer of credit 
facilities from T&C Capital dated December 19, 2023 in the amount of $16 million to be used to fund completion 
of construction of the Project. They have also obtained a letter of intent from another lender which, if completed, 
would allow the Respondents to satisfy the Applicant’s loans. 

(17) The offer of financing is conditional, and the required security would require the Applicant to give up or 
postpone security it obtained pursuant the Forbearance Agreement. I am not satisfied that the offer of financing 
can be completed or, if completed, that it would be sufficient to fund the cost to complete the Project (which the 
Applicant estimates to be approximately $21 million). The delay during the period when efforts are made to 
complete this financing would leave the Project unfunded, with significant risk to the security of the Applicant.  

(18) Under the Forbearance Agreement, the Respondents consented to the appointment of a receiver. The 
Applicant had no obligation under the Forbearance Agreement to commit to provide additional financing to 
complete construction of the Project. Although the Respondents submit that the Applicant failed to act in good 
faith in respect of the Forbearance Agreement, I am not satisfied that this is so. The Applicant was entitled to use 
the Respondents’ consent if it, acting reasonably, is unsatisfied with the results of the reports from its consultants, 
and additional financing is not approved to deal with increased cost to complete. The Applicant was not satisfied 
with the results of the reports it obtained.  

(19) In Bank of Nova Scotia v. Freure Village on Clair Creek, 1996 CarswellOnt 2328, Blair J. (as he then was) 
held, at para. 10, that in deciding whether or not to appoint a receiver, the Court must have regard to all of the 
circumstances but in particular the nature of the property and the rights and interests of all parties in relation 
thereto. The fact that the moving party has a right under its security to appoint a receiver is an important factor to 
be considered but so, in such circumstances, is the question of whether or not an appointment by the Court is 
necessary to enable the receiver to carry out its work and duties more efficiently. It is not essential that the moving 
party establish that it will suffer irreparable harm if a receiver is not appointed. 

(20) In the circumstances, I am satisfied that it is just and convenient to appoint a receiver. The risk of trades 
leaving the Project, liens from unpaid contractors, damage to the Project from the winter elements, the loss of 
Core as Construction Manager if satisfactory arrangements are not made, and the delay in Project completion that 
will follow from construction delays (a multiple) show that a receiver is urgently needed to bring stability to the 
Project and ensure that financing is made available to complete it.  

(21) Order to issue in form of Order signed by me today. 
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Court File No. CV-23-00710795-00CL 

ONTARIO 

SUPERIOR COURT OF JUSTICE 

COMMERCIAL LIST 

THE HONOURABLE  

JUSTICE STEELE 

) 

) 

) 

FRIDAY, THE 2ND  

DAY OF FEBRUARY, 2024 

 

CAMERON STEPHENS MORTGAGE CAPITAL LTD. 

Applicant 

- and - 

2011836 ONTARIO CORP., JEFFERSON PROPERTIES LIMITED PARTNERSHIP, 
1000162801 ONTARIO CORP., AMERCAN CORPORATION  

and 1000199992 ONTARIO CORP. 

Respondent 

IN THE MATTRER OF AN APPLICATION UNDER SUBSECTION 243(1) OF THE 
BANKRUPTCY AND INSOLVENCY ACT, R.S.C. 1985, c. B-3, AS AMENDED AND 

SECTION 101 OF THE COURTS OF JUSTICE ACT, R.S.O. 1990, c. C.43, AS 
AMENDED 

ORDER 

(Approving Increased Borrowing by Receiver) 

THIS MOTION, made by Albert Gelman Inc. in its capacity as receiver and 
manager (in such capacity, the “Receiver”) without security, of all present and future 
property, assets and undertakings of 2011836 Ontario Corp. and Jefferson Properties 
Limited Partnership (collectively, the “Debtors”), including the real property listed in 
Schedule “A” to the order of Justice Cavanagh, dated December 21, 2023 (the 
“Receivership Order”), for an order amending the Receivership Order was heard this 
day by judicial videoconference via Zoom in Toronto, Ontario. 

ON READING the Notice of Motion of the Receiver, the First Report of the Receiver 
dated January 18, 2024, the Supplementary Report of the Receiver dated January 28, 
2024, the Second Supplementary Report of the Receiver dated February 1, 2024 and on 
hearing the submissions of counsel for the Receiver and the other parties listed on the 
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counsel slip, no one appearing for any other party although duly served as appears from 
the Lawyer’s Certificates of Service of Ryan Shah, dated January 22, 26, 29 and February 
1, 2024; 

A. Service 

1. THIS COURT ORDERS that the time for service of the Notice of Motion and the 

Motion Record is hereby abridged and validated that this Motion is properly returnable 

today and hereby dispenses with further service thereof. 

B. Receiver Borrowings 

2. THIS COURT ORDERS THAT paragraph 20 of the Receivership Order is hereby 

amended by replacing the existing reference to “$7,000,000” to “$9,500,000” such that, 

after giving effect to such an amendment, paragraph 20 of the Receivership Order shall 

provide as follows: 

THIS COURT ORDERS that the Receiver be at liberty 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 $9,500,000.00 (or such greater amount as this Court may by further 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 "Receiver'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. 

065



- 3 - 

 

C. Sealing Order 

3. THIS COURT ORDERS THAT the report of Glynn Group Incorporated, dated 

January 11, 2024, being Confidential Appendix A to the First Report of the Receiver, 

dated January 18, 2024 (the “First Report”), shall be treated as confidential, sealed and 

not form part of the public court record until the Project (as defined in the First Report) is 

complete and all of its units are sold or until further order of the Court. 

D. General 

4. THIS COURT ORDERS that the First Report, the Supplementary Report of the 

Receiver dated January 28, 2024, the Second Supplementary Report of the Receiver 

dated February 1, 2024 and the conduct and activities of the Receiver set out therein be 

and are hereby approved. 

5. THIS COURT ORDERS that only the Receiver, in its personal capacity and only 

with respect to its own personal liability, shall be entitled to rely upon or utilize in any way 

that approval of the First Report, the Supplementary Report of the Receiver dated 

January 28, 2024 and the Second Supplementary Report of the Receiver dated February 

1, 2024 detailed in paragraph 4 above. 

6. THIS COURT ORDERS that this Order and all of its provisions are effective as of 

12:01 a.m. Toronto Time on the date of this Order and are enforceable without the need 

for entry and filing. 

 

_____________________________
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CAMERON STEPHENS MORTGAGE  
CAPITAL LTD. 
Applicant 

and 
2011836 ONTARIO CORP., et al.  
 
Respondents 

 
 
Court File No.  CV-23-00710795-00CL 

  

ONTARIO 
SUPERIOR COURT OF JUSTICE 

(COMMERCIAL LIST) 
 

Proceeding commenced at Toronto 

 
ORDER 

(Approving Increased Borrowing by Receiver) 

  
Paliare Roland Rosenberg Rothstein LLP 
155 Wellington Street West, 35th Floor 
Toronto ON  M5V 3H1 
Tel: 416.646.4300 
Fax: 416.646.4301 
 
Jeffrey Larry (LSO# 44608D) 
Tel: 416.646-4330 
jeff.larry@paliareroland.com 
 
Ryan Shah (LSO# 88250C) 
Tel: 416.646-6356 
ryan.shah@paliareroland.com 
 
Lawyers for the Receiver, Albert Gelman Inc. 
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SUPERIOR COURT OF JUSTICE 
 

COUNSEL/ENDORSEMENT SLIP 
 

COURT FILE NO.: CV-23-00710795-00CL  DATE:  February 2, 2024 

  NO. ON LIST: 1 

 

TITLE OF PROCEEDING:  CAMERON STEPHENS MORTGAGE CAPITAL LTD v. 2011836                   

ONTARIO CORP et al 

 

 

BEFORE:    JUSTICE STEELE 

 

PARTICIPANT INFORMATION 

 

For Plaintiff, Applicant, Moving Party: 

Name of Person Appearing Name of Party Contact Info 

Jeff Larry Counsel for Albert Gelman Inc 

(Receiver) 

jeff.larry@paliareroland.com 

   

   

   

 

For Defendant, Respondent, Responding Party: 

Name of Person Appearing Name of Party Contact Info 

Wendy Greenspoon-Soer Counsel for Cameron Stephens 

Mortgage Capital Ltd.. 

wgreenspoon@garfinkle.com 

Laura Culleton Counsel for Windsor Private 

Capital Limited Partnership 

laurac@chaitons.com 

Greg Azeff Counsel for 2011836 Ontario Corp gazeff@millerthomson.com 

   

   

   

 

For Other, Self-Represented: 

  Contact Info 
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Bryan Gelman Receiver Albert Gelman Inc. bgelman@albertgelman.com 

Ryan Shah Receiver Albert Gelman Inc. ryan.shah@paliareroland.com 

Tom McElroy Receiver Albert Gelman Inc. tmcelroy@albertgelman.com 

   

   

   

 

 

ENDORSEMENT OF JUSTICE STEELE: 

[1] This is a motion by the Receiver for an increase to the Receiver’s borrowing limit from $7 million to $9.5 

million, an order sealing the report of Glynn Group Incorporated (confidential appendix A to the 

Receiver’s First Report), and approval of the First Report. 

[2] No one opposed the relief sought on the motion.  Counsel for Fanseay Wang, the sole director of 2011836 

Ontario Corp., noted that although they were not opposing the relief sought by the Receiver on this 

motion, Mr. Wang remains unsatisfied with the level of disclosure provided. 

[3] With regard to the requested increase to the borrowing limit, the Receiver is continuing the construction 

of the Jefferson Properties, owned by the debtors, under the receivership.  The Receiver has borrowed 

approximately $5.7 million from Cameron Stephens to fund the continued construction of the Project.  

However, the Receiver requires additional funding to continue the construction.  As noted in the First 

Report: “Additional funding will be required in order to continue and complete the construction of the 

Project including payment of the construction manager, trade contractors, suppliers, consultants, 

administrative costs and professional fees.” 

[4] The Receiver had initially sought an increase of $13 million to the borrowing limit.  However, the 

Receiver subsequently modified its request provided that the matter could return to court within the next 

four weeks so that the Receiver could request a further increase to the borrowing limit. 

[5] The Receiver’s motion is scheduled for March 4, 2024 at 11 am (90 minutes). 

Should the Sealing Order be approved? 

[6] I am satisfied that it is appropriate to approve the time limited sealing of Confidential appendix A to the 

Receiver’s First Report. 

[7] The Receiver requests the sealing of the report of Glynn Group until the Project (as defined in the First 

Report) is complete and all the units are sold or further Court order.  The Glynn Report contains 

significant information regarding the development, including costing information.  Among other things, 

the Glynn Report includes a detailed budget including an estimate of the costs to complete the Project.  

The Receiver noted that if, for example, a trade had to be replaced, it would be prejudicial for the 

information in the report to be public because the Receiver would not then be able to get the best offers.  

In addition, the Glynn Report contains sales information on the units that have been sold.  There are still 

17 units that are not sold, which the Receiver intends to sell.  The Receiver noted that having the sales 

data known could prejudice its efforts to sell the remaining units at the best price possible. 
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[8] The Receiver submits that a sealing order in respect of the Glynn Report is a minimally intrusive means of 

protecting the confidentiality of the Glynn Report to ensure that the Receiver can maximize value for all 

stakeholders in its future efforts to market the Project. 

[9] Subsection 137(2) of the Courts of Justice Act provides that the Court may order that any document filed 

in a civil proceeding be treated as confidential, sealed, and not form part of the public record.  In addition 

to the jurisdiction under the CJA, the Court has the inherent jurisdiction to issue sealing orders: Fairview 

Donut Inc. v. The TDL Group Corp., 2010 ONSC 789, at para. 34. 

[10] The requested sealing order is limited in scope (only confidential appendix A) and in time (until the 

Project is complete and all of the units are sold or further Court order).  The proposed partial sealing order 

balances the open court principle and legitimate commercial requirements for confidentiality in the 

circumstances.  In my view, the benefits of the requested sealing order outweigh the negative effects.  The 

sealing order will ensure that the commercially sensitive information contained in the appendix is not 

available to the public prior to the completion of the Project.  This outweighs any negative effect that may 

result from temporarily restricting public access to a limited amount of information. 

[11] I am satisfied that the limited nature and scope of the proposed sealing order is appropriate and satisfied 

the Sierra Club of Canada v. Canada (Minister of Finance), 2002 SCC 41 requirements, as modified in 

Sherman Estate v. Donovan, 2021 SCC 25. 

[12] The Receiver is directed to provide the sealed confidential appendix to the Court clerk at the filing office 

in an envelope with a copy of this endorsement and the signed order (with the relevant provisions 

highlighted) so that the confidential appendix can be physically sealed. 

[13] Order attached. 
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SUPERIOR COURT OF JUSTICE 
 

COUNSEL/ENDORSEMENT SLIP 
 

COURT FILE NO.:  CV-23-00710795-00CL  DATE: 29-JAN-2024 

  NO. ON LIST: 2 

 

TITLE OF PROCEEDING:  CAMERON STEPHENS MORTGAGE CAPITAL LTD. v. 2011836 

ONTARIO CORP. et al. 

 

BEFORE:    JUSTICE STEELE 

 

PARTICIPANT INFORMATION 

 

For Plaintiff, Applicant, Moving Party: 

Name of Person Appearing Name of Party Contact Info 

Wendy Greenspoon-Soer Lawyer for the Applicant, 

Cameron Stephens Mortgage 

Capital Ltd. 

wgreenspoon@garfinkle.com  

   

   

   

 

For Defendant, Respondent, Responding Party: 

Name of Person Appearing Name of Party Contact Info 

Gregory Azeff Lawyer for the Respondents gazeff@millerthomson.com  

   

   

   

 

For Other, Self-Represented: 

Name of Person Appearing Name of Party Contact Info 

Tom McElroy The Receiver, Albert Gelman Inc.  tmcelroy@albertgelman.com  

Bryan Gelman The Receiver, Albert Gelman Inc.  bgelman@albertgelman.com  

Laura Culleton A Mortgagee, Windsor Private 

Capital Limited Partnership 

laurac@chaitons.com  
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Dan Woo The Receiver, Albert Gelman Inc. dwoo@albertgelman.com  

Jeff Larry and Ryan Shah Lawyer for The Receiver, Albert 

Gelman Inc. 

Jeff.larry@paliareroland.com; 

Ryan.shah@paliareroland.com  

 

 

ENDORSEMENT OF JUSTICE STEELE: 

[1] The Receiver brings a motion seeking an increase to the borrowing limit, among other things. 

[2] The respondents retained new counsel on January 26, 2024.  They requested a short adjournment to, 

among other things, determine what requested information, if any, is outstanding. 

[3] Motion adjourned to February 2, 2024 at noon (30 minutes). 
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SCHEDULE "B" 

RECEIVER CERTIFICATE 

CERTIFICATE NO.  0 (.)  

AMOUNT $ i; i;.); o  (411;
 

THIS IS TO CERTIFY that Albert Gelman Inc., the receiver (the "Receiver") of all present 
and future assets, properties and undertakings of 2011836 Ontario Corp. and Jefferson Properties 
Limited Partnership (collectively the "Debtors") including the real property listed in Schedule 
"A" hereto (collectively the "Property") as such terms are defined in the Order of the Ontario 
Superior Court of Justice (Commercial List) (the "Court") dated the 21' day of December 
2023 appointing the Receiver (the "Order") made in an Application having 
Court file number CV-23-00710795-00CL, has received as such Receiver from the holder of 

this certificate (the "Lender") the principal sum of $ 1., - ()  , being part of the 
total principal sum of $ '7, cz e which the Receiver is authorized to borrow under 
and pursuant to the Order. 

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

interest thereon calculated and compounded [daily[ionthly/ilot 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  f 6 C.  from time to time. 5. A „:2 Z 

•i7ef ü ( \ 9 I' »4-9, 14 )1" Tte.'; e . -1<* 
34. Such principal sum with interest thereon is, by the terms 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 the 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. 

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

main office of the Lender at Toronto, Ontario. 
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36. Until all liability in respect of this certificate has been terminated, no certificates creating 
charges ranking or purporting to rank in priority to this certificate shall be issued by the Receiver to 
any person other than the holder of this certificate without the prior written consent of the holder of 
this certificate. 

37. 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 further or other order of the Court. 

38. 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. 

DATED the  2..  day of  -P-e  Acv ,2023. 

Albert Gelman Inc., solely in its capacity 
as Receiver of the Property, and not in its 
personal capacity 

Per: 
Name: ? 
Title: ri 
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RECEIVER CERTIFICATE 

CERTIFICATE NO. 

AMOUNT $ 

THIS IS TO CERTIFY that Albert Gelman Inc., the receiver (the  of all present 

and future assets, properties and undertakings of 2011836 Ontario Corp. and Jefferson Properties 

Limited Partnership 

(collectively the Property  as such terms are defined in the Order of the Ontario 

Superior Court of Justice (Commercial List) (the "Court") dated the 21st day of December 

2023 appointing the Receiver  (the  "Order")  made  in  an  Application  having  

Court  file  number CV-23-00710795-00CL, has received as such Receiver from the holder of 

this certificate (the " ") the principal sum of $ , being part of the 

total principal sum of $___________________which the Receiver is authorized to borrow under 

and pursuant to the Order. 

33. 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. 

34. Such principal sum with interest thereon is, by the terms 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 the 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. 

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

main office of the Lender at Toronto, Ontario. 
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36. Until all liability in respect of this certificate has been terminated, no certificates creating

charges ranking or purporting to rank in priority to this certificate shall be issued by the Receiver to 

any person other than the holder of this certificate without the prior written consent of the holder of 

this certificate. 

37. 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 further or other order of the Court. 

38. 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. 

DATED the   day of , 2023. 

Albert Gelman Inc., solely in its capacity 
as Receiver of the Property, and not in its 
personal capacity 

Per: 

Name: 

Title: 
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SCHEDULE “B” 

RECEIVER CERTIFICATE 

CERTIFICATE NO. 

AMOUNT $ 

THIS IS TO CERTIFY that Albert Gelman Inc., the receiver (the “Receiver”) of all present 

and future assets, properties and undertakings of 2011836 Ontario Corp. and Jefferson Properties 

Limited Partnership (collectively the “Debtors”) including the real property listed in Schedule 

“A” hereto (collectively the “Property”) as such terms are defined in the Order of the Ontario 

Superior Court of Justice (Commercial List) (the "Court") dated the 21st day of December 

2023 appointing the Receiver  (the  "Order")  made  in  an  Application  having  

Court  file  number CV-23-00710795-00CL, 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 $___________________which the Receiver is authorized to borrow under 

and pursuant to the Order. 

33. 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. 

34. Such principal sum with interest thereon is, by the terms 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 the 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. 

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

main office of the Lender at Toronto, Ontario. 

003

3,796,052.23 (net received of $3,796,034.73)

9,500,000
3,796,052.23

3

Plus a 2% commitmentRBC
fee on each funding request to accrue without interest.
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36. Until all liability in respect of this certificate has been terminated, no certificates creating

charges ranking or purporting to rank in priority to this certificate shall be issued by the Receiver to 

any person other than the holder of this certificate without the prior written consent of the holder of 

this certificate. 

37. 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 further or other order of the Court. 

38. 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. 

DATED the   day of , 2023. 

Albert Gelman Inc., solely in its capacity 

as Receiver of the Property, and not in its 

personal capacity 

Per: 

Name: 

Title: 

16th February
2024

Tom McElroy
Managing Director (Ontario)
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DEPOSIT TRUST AGREEMENT 
 

 
THIS AGREEMENT is effective as of the 24th day of January, 2022. 

A M O N G S T :  
 
JEFFERSON PROPERTIES LIMITED PARTNERSHIP 
 Principal  
 OF THE FIRST PART 
- and - 
 
BERKLEY INSURANCE COMPANY 
 Surety  
 OF THE SECOND PART 
- and - 
 
LOOPSTRA NIXON LLP 
 Escrow Agent  
 
 OF THE THIRD PART 
WHEREAS 
 
A) The Principal intends to construct and develop a 60 unit condominium complex located at 39 

Jefferson Side Road, In the City of Richmond Hill, Ontario and marketed or known as Richmond 
Hill Grace  (hereinafter referred to as the "Project"); 

 
B) Purchasers of 

trustee pursuant to the provisions of the Purchase Agreements, in accordance with Section 81(1) 
of the Condominium Act 1998, S.O. 1998, as amended; 

 
C) Section 81(7) of the Co

solicitor or a prescribed trustee to hold the Deposits in trust, until delivery of prescribed security 
to the Purchasers for repayment of their respective Deposits; 

 
D) Deposit receipts executed by the Warranty Corporation that provide for compensation to 

Purchasers in accordance with Section 22 of Ontario Regulation 48/01, constitute prescribed 
security pursuant to subsection 20(2)[2] of Ontario Regulation 48/01 to the Condominium Act 
1998, S.O. 1998, as amended; 

 
E) Under the combined Vendor/Builder Agreement or either of the Vendor Agreement or the Builder 

Agreement heretofore entered into with the Warranty Corporation, the Principal has agreed to 
perform diligently (or cause to be performed) certain obligations imposed on the Principal under 
the Act and the Plan, including all obligations imposed under any agreement made by the Principal 
with the Warranty Corporation; 

 
F) The Principal has requested the Surety to issue either a Tarion Warranty Corporation Bond 

(hereinafter referred to as the "Bond") and/or Deposit Protection Insurance Policies (hereinafter 
collectively referred to as the "DPI"); 

 
G) For the purposes of evidencing and securing the obligations of the Principal to the Surety arising 

under (or in connection with) the Bond and/or the DPI, the Principal and one or more indemnitors 
have entered into (or will hereafter enter into) an agreement pursuant to which they jointly and 
severally agree to indemnify the Surety (hereinafter referred to as the "Indemnity Agreement") 
from and against any and all losses, claims, expenses and/or liabilities which the Surety may incur 
or sustain in respect of the Bond and/or the DPI; 

 
H) The Principal covenants and agrees that all monies heretofore or hereafter payable or owing on 

account of an agreement of purchase and sale of a proposed unit in the Project shall be made 
payable to the Escrow Agent, and shall correspondingly be delivered by or on behalf of the 
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Principal to the Escrow Agent forthwith following the expiry of the applicable rescission period 
contemplated under section 73 of the Condominium Act 1998, S.O. 1998, as amended, and all 
such monies (together with all interest earned or accrued thereon) shall be held in trust by the 
Escrow Agent in a separate trust account in Ontario at a bank listed in Schedule I or II to the Bank 
Act (Canada) R.S.C. 1990, as amended, as may be designated by the Principal with the consent of 

Designated Trust Account ty with the 
provisions of section 80(4) of the Condominium Act 1998, S.O. 1998, as amended, and all such 
monies (together with all interest earned or accrued thereon) shall continue to be held by the 
Escrow Agent in trust for the Surety and the Principal in accordance with the terms and provisions 
of this Agreement;  

 
I) The Principal covenants and agrees that the Excess Closing Proceeds and the Warranty Retention 

Monies (as hereinafter defined) shall be made payable to the Escrow Agent, if required by the 
Surety, and all such monies shall be held in the Designated Trust Account in accordance with the 
terms and conditions of this Agreement; and                                      
 

J) The Escrow Agent hereby confirms that it is qualified to act as an escrow agent for Deposits with 
respect to the Project pursuant to section 20(1) of Ontario Regulation 48/01, for the purpose of 
complying with subsections 81(1) and (6) of the Condominium Act 1998, S.O. 1998, as amended, 
and the Escrow Agent has agreed to hold all monies received on account of an agreement of 
purchase and sale of a proposed unit in the Project entered into between the Principal and each 
of the respective unit purchasers (together with all interest earned or accrued thereon) as well as 
any Excess Closing Proceeds that are available in the Designated Trust Account in trust, and any 
Warranty Retention Monies  paid by the Principal, (i.e. to secure any outstanding obligations of 
the Principal to and in favour of the Surety) as  general and continuing collateral security to the 
Surety for the payment of the present and future indebtedness and liabilities of the Principal to 
the Surety  arising out of (or in connection with) the Indemnity Agreement, the Bond and/or the 
DPI. 

 
NOW THEREFORE THIS AGREEMENT WITNESSETH THAT in consideration of the sum of Ten ($10.00) 
Dollars of lawful money of Canada now paid by each of the parties hereto to the other, and for other good 
and valuable consideration (the receipt and sufficiency of which is hereby expressly acknowledged), the 
Principal hereby confirms the veracity and accuracy of the foregoing recitals, and the parties hereto 
hereby covenant and agree, to and with each other, as follows: 
 
SECTION I - INTERPRETATION 
 
1.1 Definitions 
 

In addition to those words, terms or phrases specifically defined elsewhere in this Agreement, the 
words, terms or phrases set out below shall have the meanings respectively ascribed to them as 
follows, whenever same are used or referred to in the recitals or elsewhere in this Agreement; 
 
a) Ac  means The Ontario New Home Warranties Plan Act R.S.O. 1990, or any amendment 

thereto or substitution therefore; 
 

b) "Agreement" means this agreement and any other agreement(s) which supplement(s), 
amend(s) or confirm(s) this agreement; 
 

c) Builder Agreement  means any outstanding agreement entered into between the Warranty 
builder, as such term is defined 

in the Act), pertaining to the obligations of the Principal under the Act, the regulations 
promulgated there under, and any bulletins issued by the Warranty Corporation from time to 
time which may be applicable to the Principal; 
 

d) "Certificate of Completion and Possession" has the meaning ascribed to it in Part I(1) of 
Regulation 892 to the Act; 
 

e) "Deposit" or "Deposits" shall mean any monies paid or payable or owing by a Purchaser (as 
hereinafter defined) on account of the purchase price of a proposed unit in the Project, 
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pursuant to the terms and provisions of a Purchase Agreement (as hereinafter defined), 
irrespective of whether any such monies are payable or owing before or after the registration 
of the Project as a condominium under The Condominium Act 1998, S.O. 1998 as amended; 
 

f) "Deposit Receipt" means a deposit receipt executed by the Warranty Corporation in 
accordance with Section 22 of Ontario Regulation 48/01 to the Condominium Act 1998, S.O. 
1998, or any amendment thereto or substitution therefore; 
 

g) "Excess Closing Proceeds" means all monies which are received from Purchasers on the final 
closing of the unit sales and any accrued interest earned thereon and which remain after the 

shall be in an amount in aggregate as designated by the Surety as required to cover all present 
and future indebtedness and  liabilities of the Principal to the Surety arising out of (or in 
connection with) the Indemnity Agreement, the Bond and/or the DPI. 

 
h)  or  means the policy of insurance referred to or 

contemplated in Section 20(2)[1] and Section 21 of Ontario Regulation 48/01 to the 
Condominium Act 1998, S.O. 1998, or any amendment thereto or substitution therefore, 
which insures all deposit monies paid under an agreement of purchase and sale with respect 
to the acquisition of one or more units in the Project in excess of $20,000.00 (or in excess of 
any other amount which may hereafter be covered by the Warranty Corporation under a 
Deposit Receipt); 
 

i) "hereof", "hereto", "hereunder" and similar terms mean and refer to this Agreement as a 
whole, and not to any particular section or subsection; 
 

j) "Plan" means the Ontario New Home Warranties Plan; 
 

k) "Purchase Agreement" means an agreement of purchase and sale entered into prior to the 
registration of the Project as a condominium under The Condominium Act 1998, S.O. 1998 as 
amended, between the Principal (as the vendor) and a Purchaser (as hereinafter defined) in 
respect of a proposed unit in the Project; 
 

l) "Purchaser" has the meaning ascribed to it in Part I (1) of Regulation 892 to the Act; 
 

m) "Section" or "Subsection" followed by a number, means and refers to the specified section or 
subsection hereof; 
 

n) "Unit" has the meaning ascribed to it in Section 1(1) of the Condominium Act 1998, S.O. 1998, 
or any amendment thereto or substitution therefore; 
 

o) Vendor Agreement
vendor, as such term is defined 

in the Act), pertaining to the obligations of the Principal under the Act, the regulations 
promulgated there under, and any bulletins issued by the Warranty Corporation from time to 
time which may be applicable to the Principal; 
 

p) "Vendor/Builder Agreement" means any outstanding agreement entered into between the 
vendor and/or a 

builder, as such terms are respectively defined in the Act), pertaining to the obligations of the 
Principal under the Act, the regulations promulgated there under, and any bulletins issued by 
the Warranty Corporation from time to time which may be applicable to the Principal;  
 

q) "Warranty Corporation" means Tarion Warranty Corporation; and 
 

r) Warranty Retention Monies

whatever amount so requested to be deposited in the Designated Trust Account as additional 
collateral se
Surety pursuant to the Indemnity Agreement, the Bond and/or the DPI. For purposes of 
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clarity, the Warranty Retention Monies shall be in addition to any Excess Closing Proceeds 
retained in the Deposit Trust Account 

 
1.2 Plural Etc. 
 

In this Agreement, the singular includes the plural, and vice versa. 
 
1.3 Headings 
 

Headings of sections or subsections are provided for convenience of reference only, and do not 
define, limit or enlarge the construction or interpretation hereof. 

 
1.4 Currency 
 

All references to monetary amounts are references to Canadian Dollars. 
 
1.5 Schedules 
 

Schedule "A" annexed hereto forms an integral part of this Agreement. 
 
1.6 Recitals 
 

The Principal hereby covenants and agrees that the Recitals are true and correct and shall be 
incorporated into this Agreement. 

 
SECTION 2 - REPRESENTATION AND WARRANTIES 
 
2.1 Representations of the Principal 
 
 The Principal hereby represents and warrants to the Surety that, as of the date hereof; 

 
a) it is a registered builder and/or vendor under the Act, or has applied to become a registered 

builder and/or vendor under the Act; 
 

b) Schedule "A" contains a full and complete record of all the names of all of the Purchasers of 
Units in the Project, the Units purchased, the dates of all Purchase Agreements, the amount 
of all Deposits received by the Principal from such Purchasers with respect to such Units in 
accordance with their respective Purchase Agreements, and the purchase price with respect 
to each of such Units; 
 

c) the Principal has received value from the Surety; 
 

d) no other creditor of the Principal has any security interest or other claim in or to the Deposits,  
the Excess Closing Proceeds and/or  the Warranty Retention Monies, ranking prior to or pari 
passu with the security interests granted to the Surety in and to same pursuant to this 
Agreement [except for the security interests or claims of any creditor approved in writing by 
the Surety in and to the Excess Closing Proceeds or the Warranty Retention Monies], and the 
Principal will obtain and deliver to the Surety from time to time, upon request of the Surety, 
acknowledgments or postponements, in form and substance satisfactory to the Surety, from 
creditors of the Principal evidencing that any security interest or other claims of such 
creditors do not attach or pertain to the Deposits,  the Excess Closing Proceeds or the 
Warranty Retention Monies or rank behind the security interests of the Surety in and to the 
Deposits, the  Excess Closing Proceeds and/or the Warranty Retention Monies, as the case 
may be; and 
 

e) the Principal has (or will have) prior to delivery of any amounts in respect thereof to the 
Escrow Agent,   rights in and to the Deposits, the  Excess Closing Proceeds and the Warranty 
Retention Monies. 
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2.2 Survival of Warranties 
 

The representations and warranties contained in Section 2.1 hereof shall survive and continue in 
full force and effect for the benefit of the Surety, for so long as the Surety has any outstanding 
obligation or liability (whether vested, contingent or otherwise) to the Warranty Corporation 
arising under the Bond and/or the DPI. 

 
SECTION 3 - THE DESIGNATED TRUST ACCOUNT 
 
3.1 Reports Etc. 
 
 The Principal hereby covenants and agrees with the Surety that: 
 

a) as soon as the Principal has received any funds representing a Deposit in respect of any 
Purchase Agreement, and the corresponding statutory 10-day rescission period with respect 
thereto (and arising pursuant to Section 73 of the Condominium Act 1998, S.O. 1998, as 
amended) has expired without the Principal or its solicitor having received any notice of 
rescission in connection therewith, the Principal shall forthwith deliver such funds to the 
Escrow Agent for immediate deposit into the Designated Trust Account and to thereafter be 
held in accordance with the terms of this Agreement; 
 
It is hereby understood and agreed that any default in respect of the foregoing obligation shall 
constitute a breach or an event of default under the security documentation and instruments 
now or hereafter executed by the Principal to and in favour of the Surety (which security 

Collateral 
Security Instruments  

b) t, and in any event every month commencing from and after the 
effective date of this Agreement, and continuing throughout the duration of this Agreement, 
the Principal shall provide to the Surety an up-to-date report confirming the amount of all 
Deposits received by the Principal since the previous monthly report, including all Deposits 
remitted to the Escrow Agent for deposit in the Designated Trust Account, and which up-
dated monthly report shall contain all of the details specified in Subsection 2.1(b) hereof;  

 
c) the Principal shall provide to the Surety copies of all Deposit Receipts issued with respect to 

the   
 Project under the Act, forthwith after receipt by the Principal thereof; and 

 
d) The Principal shall direct all Excess Closing Proceeds and if so required, the Warranty 

Retention Monies, to be payable to the Escrow Agent for deposit into the Designated Trust 
Account, if required by the Surety, and to thereafter be held in accordance with the terms of 
this Agreement.  It is hereby understood and agreed that any default in respect of the 
foregoing obligations shall constitute a breach or an event of default under the Collateral 
Security Documents. 

 
The Escrow Agent hereby covenants and agrees with the Surety that: 

 
e) as soon as the Escrow Agent has received any funds representing a Deposit delivered to it by 

or on behalf of the Principal in accordance with Section 3.1(a) hereof, the Escrow Agent shall 
forthwith deposit and retain such funds in the Designated Trust Account at  National Bank of 
Canada (having account number 11171-00-000-27), and within 10 days of depositing any 
such monies in the Designated Trust Account the Escrow Agent shall, on behalf of the 
Principal and in accordance with the provisions of subsection 81(6) of the Condominium Act 
1998, S.O. 1998, as amended, provide to the person or persons who paid such monies written 
evidence of compliance with subsections 81(1) and (4) of the Condominium Act 1998, S.O. 
1998, as amended, by completing and delivering to each of them within said time frame a 
Form 4, as prescribed by Section 39 of Ontario Regulation 49/01 to the Condominium Act 
1998, S.O. 1998, as amended. 
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3.2 

3.3 

The Surety hereby consents to the Escrow Agent placing the funds referred to in Section 3.1(e) 
hereof in a term deposit or guaranteed investment certificate, if so instructed by the Principal, 
provided that such placement of funds does not contravene the overriding requirement of Section 
81(4) of the Condominium Act 1998, S.O. 1998, as amended [in terms of such monies still 
constituting trust monies held in a separate trust account at a bank listed in Schedule I or II of The 
Bank Act (Canada)].  The Principal shall be solely responsible for any shortfall in interest required 
to be repaid to any of the Purchasers, in the event that the Project is cancelled and the Deposits, 
together with all interest accrued thereon as prescribed by the Condominium Act 1998, S.O. 1998, 
as amended, are to be refunded to any of the Purchasers. 

Trust 

The Escrow Agent hereby agrees with the Surety to retain and hold all amounts now or at any 
time hereafter deposited in the Designated Trust Account (currently amounting 
to $3,183,833.46), on the express understanding that the Designated Trust Account shall be 
opened and maintained in the name of the Escrow Agent, and whose signing authority for 
authorizing withdrawals therefrom resides exclusively with the Escrow Agent (and specifically 
two or more solicitors who are employees, associates or partners of the law firm comprising the 
Escrow Agent).  It is also agreed that the Escrow Agent shall only be required to retain and 
hold the Deposits received by it, together with all interest earned or accrued thereon, less 
those funds released in accordance with the provisions of Section 4 hereof. 

Security Interest 

The Principal hereby grants to the Surety a security interest in its ownership of (or beneficial 
interest in) all Deposits received, together with all interest earned or accrued thereon, plus any 
Excess Closing Proceeds and any Warranty Retention Monies less any funds released in 
accordance with the provisions of Section 4 hereof, which security interest shall be and constitute 
a general and continuing security for the payment and/or performance of all present and future 
indebtedness, liabilities and/or obligations of the Principal to the Surety incurred or arising under 
or pursuant to the Indemnity Agreement, the Bond, the DPI and/or this Agreement.  

The Principal hereby covenants and agrees that it shall not create or grant any security interest in 
the Deposits, the  Excess Closing Proceeds or the Warranty Retention Monies to or in favour of 
any third party or parties which would purport to claim priority over (or rank pari passu with) the 
Surety’s security interests in and to the Deposits, the Excess Closing Proceeds and/or the 
Warranty Retention Monies, and hereby expressly acknowledges and agrees that a breach of this 
covenant shall constitute a breach or an event of default under the Collateral Security 
Instruments.  In respect of Excess Closing Proceeds and/or the Warranty Retention Monies, this 
shall not apply to any third party approved by the Surety. 

The Principal and the Escrow Agent, as applicable, agree with the Surety that: 

a) if: (i) the Principal is in breach of any of its obligations contained in the Indemnity
Agreement, the  Bond, any of the Collateral Security Instruments, the DPI and/or this 
Agreement; or 

(ii) A. the interest of the Principal in the Project shall at any time be seized or taken in
execution by any creditor of the Principal, and such continues for a period of 10 
days; or 

B. if an act of bankruptcy [as defined in the Bankruptcy and Insolvency Act (Canada),
as amended or replaced from time to time] shall occur in respect of the Principal,
or if the Principal shall become bankrupt or insolvent (in each case as defined in
the Bankruptcy and Insolvency Act (Canada) as amended or replaced from time
to time); or

C. if the Principal shall make a general assignment for the benefit of its creditors, or
shall liquidate or pass a resolution to liquidate or wind-up its business; or
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D. if a receiver or a receiver/manager in respect of the Principal (or with respect to 
ted, either 

with or without the consent or acquiescence of the Principal, and any such 
appointment shall remain unvacated and unstayed for a period of 30 days 
thereafter; or 
 

E. if any power of sale, foreclosure or judicial sale proceedings are commenced or 
initiated by any outstanding mortgagee or other encumbrancer (or by any 
receiver or manager on behalf of any outstanding mortgagee or other 
encumbrancer) in respect of the lands (or any portion thereof) upon which the 
Project is being developed (irrespective of whether such mortgagee or 
encumbrancer has a registered charge or other encumbrance in priority to, or 
subordinate to, the charge or other security interests of the Surety thereto), 
including without limitation, the issuance of any notice of sale under any such 
outstanding mortgage or other encumbrance affecting such lands or any portion 
thereof; or 

 
F. if any construction lien (or any other claim for lien) is now or hereafter registered 

against the lands (or any portion thereof) upon which the Project is being 
developed, and such lien (together with any corresponding certificate of action, 
if applicable)  has not been formally discharged or vacated from the  title to such 
lands by a court order or a discharge/release from the lien claimant; or 
 

G. if any instrument evidencing any claim, interest, restriction, covenant, deficiency 
notice, stop work order, notice of violation, judicial decree or court order, or any 
other encumbrance is now or hereafter registered against the lands (or any 
portion thereof) upon which the Project is being developed, and such instrument 
prohibits or restricts (or may likely prohibit or restrict) the development and/or 
completion of the Project on said lands, or the sale and final closing of the unit 
sale transactions in respect of the Project, in whole or in part;  

 
then, in any of the foregoing circumstances or events, the security interest granted by the 
Principal to the Surety pursuant to this Agreement shall, at the sole option or discretion 
of the Surety (which shall not be challenged or questioned under any circumstances 
whatsoever), become immediately enforceable in accordance with the terms and 
provisions of this Agreement and the provisions of The Personal Property Security Act 
R.S.O. 1990, as amended;  

 
(b) in the event the security interest granted by the Principal to the Surety pursuant to this 

Agreement has become enforceable, all Deposits received, together with all interest 
earned or accrued thereon and Excess Closing Proceeds and Warranty Retention Monies 
less any funds previously released in accordance with the provisions of Section 4 hereof 
(or any part thereof from time to time), shall be released in accordance with Section 4, as 
and when the Surety thinks fit, and without notice to the Principal, without prejudice to 
the Surety 's rights, powers and/or claims against the Principal for any deficiency; 

 
(c) the Principal shall not be entitled to withdraw any funds from the Designated Trust 

Account, by cheque or otherwise, without the prior written consent of the Surety; 
 
(d) the Escrow Agent shall not pay or withdraw any funds from the Designated Trust Account 

without the prior written consent of the Surety; 
 
(e) the security created by this Agreement is in addition to, and without prejudice to, any 

other security now or hereafter held by the Surety; and 
 
(f) the Escrow Agent shall hold the funds in the Designated Trust Account on behalf of the 

Surety, for the purpose of perfecting the security interest granted to the Surety in respect 
of the Deposits, the Excess Closing Proceeds and the Warranty Retention Monies, and not 
as agent of or for the Principal. 
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3.4 Signing Authority 
 

The Escrow Agent shall have the sole signing authority for withdrawals or cheques drawn on the 
Designated Trust Account.  

 
3.5 Condominium Act 
 

No transfer or withdrawal of funds representing any Deposit(s) shall be made (or be directed to 
be made by the Surety or the Principal) which would render the Escrow Agent liable to any of the 
Purchasers for a breach of Section 81 of the Condominium Act 1998, S.O. 1998, or any amendment 
thereto or substitution therefore. 

 
SECTION 4 - RELEASE OF FUNDS 
 
4.1 Deposits Refunded to Purchaser(s) When Purchase Agreement(s) Rescinded or Terminated 
 

Upon request by the Principal made to the Surety in writing, stating that a Purchaser is entitled 
to a full or partial refund of his or her Deposit(s), and the production of such evidence as the 
Surety may reasonably require to confirm same, the Surety hereby agrees to promptly deliver a 
written direction to the Escrow Agent instructing the latter to issue a cheque drawn on the 
Designated Trust Account payable to the named Purchaser (or as the named Purchaser may 
otherwise direct in writing) in the amount of such refund, together with all prescribed interest 
earned or accrued thereon.  It will be a condition precedent to the delivery of such cheque to the 
Purchaser that the Purchaser sign a release in favour of the Principal, the Surety, the Warranty 
Corpora

rescission rights pursuant to Section 73 of the Condominium Act 1998, S.O. 1998, as amended, in 
which case no formal release will be required but the Principal shall nevertheless be obliged to 
confirm in writing to the Surety and the Escrow Agent that such rescission rights have been duly 
exercised by the Purchaser.  If any unit Purchaser is entitled to the return of monies paid to the 

mandatory addendum, then no formal release will be required to be executed by said Purchaser 
in such case, but a copy of the refund letter or cheque that is intended to be delivered by the 
Principal or the Escrow Agent to such Purchaser shall be provided to the Surety and to Tarion 
Warranty Corporation for their records. 

 
In the event that a purchase and sale transaction has been terminated under circumstances 
entitling the Principal to retain the Deposit as its liquidated damages, then the Deposit shall 
nevertheless remain in the Designated Trust Account until such time as: 

 
(a) The Warranty Corporation has released the Bond for cancellation; or 
 
(b) The Principal has provided the Surety with a release evidencing or confirming such 

termination and the corresponding forfeiture of the Purchaser's Deposit(s) to and in 
favour of the Principal, duly executed by the Purchaser in favour of the Principal, the 
Surety, the Warranty Corporation and the Escrow Agent, in a form approved by the 
Surety. 

 
4.2 Payment to the Warranty Corporation, any Purchaser(s) or the Surety for Claims and/or Costs 
 

If at any time the Warranty Corporation calls upon the Surety to make a payment under (or in 
connection with) the Bond, then the Surety shall thereupon be entitled, without notice to (and 
without the consent of) the Principal, to deliver a written direction to the Escrow Agent instructing 
the latter to issue one or more cheques drawn on the Designated Trust Account payable directly 
to the Warranty Corporation in the amount so demanded by it.  If at any time a Purchaser makes 
a claim for payment under (or in connection with) any DPI policy issued by the Surety on behalf 
of the Principal, then the Surety shall thereupon be entitled, without notice to (and without the 
consent of) the Principal, to deliver a written direction to the Escrow Agent instructing the latter 
to issue one or more cheques drawn on the Designated Trust Account payable to such Purchaser, 
in such amounts as may be directed by the Surety (but in no event exceeding the maximum 
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insured amount under said policy).  In addition, in the event that the Surety has already made a 
payment directly to the Warranty Corporation or to any such Purchaser (as the case may be), out 
of its own funds or resources, or in the event that the Surety has a claim against the Principal for 
unpaid premiums, legal fees, disbursements and/or any other outstanding expenses or charges 
incurred by the Surety in respect of the Bond, the DPI, the Indemnity Agreement, any of the 
Collateral Security Instruments and/or this Agreement, then in each of such cases the Surety may 
likewise deliver a written direction to the Escrow Agent, without notice to (and without the 
consent of) the Principal, instructing the Escrow Agent to issue a cheque drawn on the Designated 
Trust Account payable to the Surety, in an amount sufficient to reimburse the Surety for all such 
payments, claims and/or expenses. 

 
4.3 Deposits Released Into the Project  
 
 If the Principal and the Surety have heretofore agreed (or hereafter agree) that a portion of the 

Deposits, in respect of which the Surety has a security interest, may be released and withdrawn 
from the Designated Trust Account to assist the Principal in either funding approved project costs 
or repaying any outstanding indebtedness (in whole or in part) to any prior mortgagee(s) or 
encumbrancer(s) in respect of the Project, then provided the Principal is not in default of its 
obligations hereunder (nor with respect to any obligations of the Principal set out in the Indemnity 
Agreement or any of the Collateral Security Instruments), the Surety will issue an authorization to 
the Escrow Agent to release the said funds to the Principal (or to such other party or parties as 
may be directed in writing by the Principal) at such times and in such amounts as so agreed to by 
the Surety and the Principal.  The Principal shall also be required to consent in writing to any such 
release of Deposits. 

 
4.4 Collapsing the Designated Trust Account 
 

If at any time the Surety ceases to be liable under the Bond and/or the DPI in accordance with the 
terms of the Bond and/or the DPI, then the Surety shall thereupon deliver a written direction to 
the Escrow Agent instructing the latter to issue: 

 
a) a cheque drawn on the Designated Trust Account made payable to the Surety, in an amount 

equivalent to the aggregate of all remaining or outstanding financial obligations of the 
Principal to the Surety, including without limitation, the amount of any unpaid fees or 

obtaining and/or enforcing any security held by the Surety under (or in connection with) the 
Bond, the DPI, the Indemnity Agreement, any of the Collateral Security Instruments and/or 
this Agreement; and 
 

b) a cheque drawn on the Designated Trust Account made payable to the Principal (or to 
whomsoever and in whatsoever manner the Principal may in writing further direct), in the 
amount of all funds remaining in the Designated Trust Account. 
 
 

4.5 Compliance with Directions 
 

The Escrow Agent shall promptly comply with all written directions given by the Surety pursuant 
to the foregoing provisions of this Section 4. 

 
 
SECTION 5 - GENERAL 
 
5.1 Further Assurances 
 

Each of the Principal, the Escrow Agent and the Surety shall, forthwith upon the request of any 
party or parties hereto made from time to time, do, make and execute all such further documents, 
acts, matters and/or things as may be required in order to give effect to this Agreement and the 
transactions referred to herein. 
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5.2 Escrow Agent's Liability 
 

In consideration of the Escrow Agent acting as the escrow agent hereunder and payment of other 
good and valuable consideration the receipt and sufficiency of which is hereby acknowledged, 
each of the other parties hereto agrees to hold the Escrow Agent free, harmless and fully 
indemnified from and against all claims which may be made against the Escrow Agent arising out 
of (or in connection with) the performance of the duties of the Escrow Agent set out in this 
Agreement, including without limitation, all expenses incurred by the Escrow Agent in complying 
with the terms and provisions of this Agreement, provided that the Escrow Agent has acted 
honestly, in good faith and not negligently in the performance and fulfillment of such duties, and 
is not in breach of any terms or provisions of this Agreement. 

 
5.3 Notices 
 

Any notice or other communication required or desired to be given hereunder (a "notice") shall 
be in writing and may be effectively given by delivering same by courier or personally at the 
addresses hereinafter set forth, or by sending the same by prepaid registered mail to the parties 
at such addresses, or by telefax transmission.  Any notice so mailed shall be deemed to have been 
received on the third banking day next following the date of mailing/posting thereof, provided 
the postal service is in operation during such time, or on the next business day following the date 
of such personal delivery (or delivery by courier) or telefax transmission.  During any interruption 
of postal service, all notices shall be delivered personally or by courier, or by telefax transmission.  
The addresses of the parties for the purposes hereof shall respectively be: 
 
(a) in the case of notice to the Principal: 

Jefferson Properties Limited Partnership 
980 Yonge Street, Suite 1001 
Toronto, Ontario M4W 3V8 
Attention:  Mr. Fanseay Wang 

  

(b) in the case of notice to Berkley Insurance Company: 

145 King Street West, Suite 1000 
Toronto, Ontario M5H 1J8 

  Attention: Ms. Pamela Martin  

(c) in the case of notice to the Escrow Agent. 
 
Loopstra Nixon LLP 
135 Queens Plate Dr., Suite 600 
Toronto, Ontario M9W 6V7 
Attention:  Mr. Reg Theriault 
 

 
Any party hereto may from time to time notify each of the other parties hereto, in accordance 
with the foregoing provision hereof, of any change of address or fax number which thereafter, 
until changed by like notice, shall be the address or fax number (as the case may be) of such party, 
for all purposes of this Agreement. 

 
5.4 Binding on Successors and Permitted Assigns 
 

This Agreement shall be binding upon, and correspondingly enure to the benefit of, each of the 
parties hereto and their respective successors and assigns, provided however that neither the 
Principal nor the Escrow Agent shall be entitled to assign their respective rights and/or obligations 
under this Agreement to any party or parties without the express written consent of the Surety, 
and which consent may be denied or withheld arbitrarily and for any reason whatsoever. 
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5.5 Governing Law 
 

This Agreement, the transactions referred to herein, and all other documents delivered hereunder 
shall be construed and interpreted in accordance with (and shall be correspondingly governed by) 
the laws of the Province of Ontario, and each of the parties hereto shall attorn to the jurisdiction 
of the Superior Court of Justice for the Province of Ontario. 

 
5.6 Time 
 

Time shall be the essence of this Agreement, and with respect to the performance and fulfillment 
of all obligations provided or contemplated herein. 

 
5.7 Not Partners 
 

Nothing contained herein shall be construed so as to make the Surety, the Escrow Agent and the 
Principal partners of one another. 

 
5.8 Entire Agreement 
 

This Agreement constitutes the entire agreement between the parties hereto with respect to the 
subject matter hereof and, except as herein stated and in the documents to be executed and 
delivered pursuant hereto, this Agreement contains all of the representation, undertakings and 
agreements of the respective parties hereto. 
 
There are no verbal representations, undertakings or agreements of any kind between or amongst 
the parties hereto with respect to the subject matter hereof, except as stated herein.  This 
Agreement may not be modified or amended except with the written consent of all parties hereto. 

 
5.9 Receipt of Copy 
 

Each of the Principal and the Escrow Agent acknowledges receipt of an executed copy of this 
Agreement. 

 
6.0 Counterparts and Electronic Execution of the Agreement 
 

It is expressly acknowledged and agreed that the execution of this Agreement may be made or 
manifested by way of an electronic signature (as such term is defined in the Electronic Commerce 

Electronic Act
a computer program or any other electronic means, as expressly provided or contemplated by 
and in accordance with the provisions of the Electronic Act. 
This Agreement may be executed in any number of counterparts and by different parties in 
separate counterparts, each of which when so executed shall be deemed to be an original and all 
of which taken together shall constitute one and the same agreement. Delivery by facsimile or by 
electronic transmission in portable document format (PDF) of an executed counterpart of this 
Agreement is as effective as delivery of an originally executed counterpart of this Agreement. Any 
party delivering an executed counterpart of this Agreement by facsimile or by electronic 
transmission in portable document format (PDF) shall also deliver an originally executed 
counterpart of this Agreement, but the failure to deliver an originally executed copy does not 
affect the validity, enforceability or binding effect of this Agreement. 

 
 
 

[THE BALANCE OF THIS PAGE INTENTIONALLY LEFT BLANK] 
[SIGNATURES ON FOLLOWING PAGE(S)] 
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IN WITNESS WHEREOF the parties hereto have duly executed this Agreement and it becomes effective as 
of the day and year first above written. 

 

JEFFERSON PROPERTIES LIMITED PARTNERSHIP 
by its sole General Partner, 2011836 Ontario Corp. 
 
 
Per:   
 Name:  FANSEAY WANG 
 Title:  PRESIDENT  
             I have authority to bind the Corporation. 

 
 

BERKLEY INSURANCE COMPANY 
 
 
Per:   
 Name:  Dana Hammond 
 Title:  Senior Underwriter 
             I have authority to bind the Corporation. 

 
 

LOOPSTRA NIXON LLP 
 
 
Per:   
 Name:  Reg Theriault 
 Title:  PARTNER 
  

 
 
NAME OF PARTNER IN (OR PRINCIPAL SOLICITOR OF) ESCROW AGENT: 
 

REG D. THERIAULT 
FIRST NAME INITIAL LAST NAME 

BIRTH DATE:  

                                          
(DAY/ MONTH/ YEAR) 

ADDRESS:  
 

RIVE, SUITE 600 

TORONTO, ON  
 
M9W 6V7 
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2/9/24, 11:44 AM Personal Property Lien: Enquiry Result

https://www.personalproperty.gov.on.ca/ppsrweb/InterimController?page_index=4&resNum=0&bdName=2011836+ONTARIO+CORP.&responseType=0&responseLang=&pgNumberTop=0&nextPageV… 1/21

File Currency: 08FEB 2024

   
    All Pages   

 

Note: All pages have been returned.

Type of Search Business Debtor
Search Conducted
On

2011836 ONTARIO CORP.

File Currency 08FEB 2024
  File Number Family of Families Page of

Pages
Expiry Date Status

  500254641 1 3 1 12 14NOV 2024    

FORM 1C FINANCING STATEMENT / CLAIM FOR LIEN
File Number Caution

Filing
Page of Total

Pages
Motor Vehicle
Schedule

Registration Number Registered
Under

Registration
Period

500254641 001 9 20231114 1033 9229
0608

P    PPSA 01

 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

JEFFERSON PROPERTIES LIMITED PARTNERSHIP  
  Address City Province Postal Code
  300 - 8000 JANE STREET, TOWER B CONCORD ON  L4K 3W4

Show All Pages

  

Enquiry Result
Main Menu New Enquiry Rate Our Service

123

http://www.ontario.ca/welcome-serviceontario
http://www.ontario.ca/welcome-serviceontario
https://www.personalproperty.gov.on.ca/ppsrweb/en/user/menu_transaction.jsp
https://www.personalproperty.gov.on.ca/ppsrweb/en/enquiry/cc_enquiry.jsp
http://serviceontario.access-now-e.sgizmo.com/s3/


2/9/24, 11:44 AM Personal Property Lien: Enquiry Result

https://www.personalproperty.gov.on.ca/ppsrweb/InterimController?page_index=4&resNum=0&bdName=2011836+ONTARIO+CORP.&responseType=0&responseLang=&pgNumberTop=0&nextPageV… 2/21

 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

2011836 ONTARIO CORP.  
  Address City Province Postal Code
  300 - 8000 JANE STREET CONCORD ON  L4K 3W4
 
Secured Party Secured Party / Lien Claimant
  THE BRICK WAREHOUSE LP 
  Address City Province Postal Code
  16930 114 AVENUE NW EDMONTON AB T5M 3S2
 
Collateral
Classification

Consumer
Goods

Inventory Equipment Accounts Other Motor Vehicle
Included

Amount Date of
Maturity

or

No Fixed
Maturity Date

X  X X X
 
Motor Vehicle
Description

Year Make Model V.I.N.
 
 

 
General Collateral
Description

General Collateral Description
PURCHASE MONEY SECURITY INTEREST PMSI REGISTRATION FOR VALUE 
RECEIVED, JEFFERSON PROPERTIES LIMITED PARTNERSHIP AND 2011836 
ONTARIO CORP., GRANT TO THE BRICK A PURCHASE MONEY SECURITY INTEREST 

 
Registering Agent Registering Agent
  CANADA LEGAL REFERRAL
  Address City Province Postal Code
  250-2300 STEELES AVENUE WEST VAUGHAN ON L4K 5X6

CONTINUED
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2/9/24, 11:44 AM Personal Property Lien: Enquiry Result

https://www.personalproperty.gov.on.ca/ppsrweb/InterimController?page_index=4&resNum=0&bdName=2011836+ONTARIO+CORP.&responseType=0&responseLang=&pgNumberTop=0&nextPageV… 3/21

Type of Search Business Debtor
Search Conducted
On

2011836 ONTARIO CORP.

File Currency 08FEB 2024
  File Number Family of Families Page of

Pages
Expiry Date Status

  500254641 1 3 2 12 14NOV 2024    
FORM 1C FINANCING STATEMENT / CLAIM FOR LIEN
File Number Caution

Filing
Page of Total

Pages
Motor Vehicle
Schedule

Registration Number Registered
Under

Registration
Period

500254641 002 9 20231114 1033 9229
0608

   

 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
   
 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
   
 
Secured Party Secured Party / Lien Claimant
   
  Address City Province Postal Code
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2/9/24, 11:44 AM Personal Property Lien: Enquiry Result

https://www.personalproperty.gov.on.ca/ppsrweb/InterimController?page_index=4&resNum=0&bdName=2011836+ONTARIO+CORP.&responseType=0&responseLang=&pgNumberTop=0&nextPageV… 4/21

Collateral
Classification

Consumer
Goods

Inventory Equipment Accounts Other Motor Vehicle
Included

Amount Date of
Maturity

or

No Fixed
Maturity Date

 
 
Motor Vehicle
Description

Year Make Model V.I.N.
 
 

 
General Collateral
Description

General Collateral Description
IN ALL INVENTORY AND ALL EQUIPMENT AND OTHER TANGIBLE PERSONAL 
PROPERTY PURCHASED ACQUIRED OR OTHERWISE OBTAINED FROM THE SECURED 
PARTY AND ALL PROCEEDS THEREFROM TOGETHER WITH SUBSTITUTIONS OR 

 
Registering Agent Registering Agent
 
  Address City Province Postal Code
 

CONTINUED

Type of Search Business Debtor
Search Conducted
On

2011836 ONTARIO CORP.

File Currency 08FEB 2024
  File Number Family of Families Page of

Pages
Expiry Date Status

  500254641 1 3 3 12 14NOV 2024    
FORM 1C FINANCING STATEMENT / CLAIM FOR LIEN
File Number Caution

Filing
Page of Total

Pages
Motor Vehicle
Schedule

Registration Number Registered
Under

Registration
Period

500254641 003 9 20231114 1033 9229
0608
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https://www.personalproperty.gov.on.ca/ppsrweb/InterimController?page_index=4&resNum=0&bdName=2011836+ONTARIO+CORP.&responseType=0&responseLang=&pgNumberTop=0&nextPageV… 5/21

Individual Debtor Date of Birth First Given Name Initial Surname
 

Business Debtor Business Debtor Name Ontario Corporation Number
 

  Address City Province Postal Code
   
 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
   
 
Secured Party Secured Party / Lien Claimant
   
  Address City Province Postal Code
 
 
Collateral
Classification

Consumer
Goods

Inventory Equipment Accounts Other Motor Vehicle
Included

Amount Date of
Maturity

or

No Fixed
Maturity Date

 
 
Motor Vehicle
Description

Year Make Model V.I.N.
 
 

 
General Collateral
Description

General Collateral Description
REPLACEMENTS THEREOF. THIS AGREEMENT INCLUDES 39 30IN FRIDGE 
FRIGIDAIRE TOP MOUNT FREEZER STAINLESS STEEL ITEM# FFHT1835VS, 39 
30IN RANGE FRIGIDAIRE STAINLESS STEEL ITEM# FCRE305CAS, 39 24IN 
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2/9/24, 11:44 AM Personal Property Lien: Enquiry Result

https://www.personalproperty.gov.on.ca/ppsrweb/InterimController?page_index=4&resNum=0&bdName=2011836+ONTARIO+CORP.&responseType=0&responseLang=&pgNumberTop=0&nextPageV… 6/21

Registering Agent Registering Agent
 
  Address City Province Postal Code
 

CONTINUED

Type of Search Business Debtor
Search Conducted
On

2011836 ONTARIO CORP.

File Currency 08FEB 2024
  File Number Family of Families Page of

Pages
Expiry Date Status

  500254641 1 3 4 12 14NOV 2024    
FORM 1C FINANCING STATEMENT / CLAIM FOR LIEN
File Number Caution

Filing
Page of Total

Pages
Motor Vehicle
Schedule

Registration Number Registered
Under

Registration
Period

500254641 004 9 20231114 1033 9229
0608

   

 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
   
 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
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https://www.personalproperty.gov.on.ca/ppsrweb/InterimController?page_index=4&resNum=0&bdName=2011836+ONTARIO+CORP.&responseType=0&responseLang=&pgNumberTop=0&nextPageV… 7/21

Secured Party Secured Party / Lien Claimant
   
  Address City Province Postal Code
 
 
Collateral
Classification

Consumer
Goods

Inventory Equipment Accounts Other Motor Vehicle
Included

Amount Date of
Maturity

or

No Fixed
Maturity Date

 
 
Motor Vehicle
Description

Year Make Model V.I.N.
 
 

 
General Collateral
Description

General Collateral Description
DISHWASHER FRIGIDAIRE STAINLESS STEEL ITEM# FFCD2418US, 43 30IN HOOD 
BROAN STAINLESS STEEL ITEM# 30IN HOOD BROAN STAINLESS STEEL, 39 27IN 
WASHER ELECTROLUX FRONT LOADER WHITE ITEM# ELFW7337AW, 39 27IN DRYER 

 
Registering Agent Registering Agent
 
  Address City Province Postal Code
 

CONTINUED

Type of Search Business Debtor
Search Conducted
On

2011836 ONTARIO CORP.

File Currency 08FEB 2024
  File Number Family of Families Page of

Pages
Expiry Date Status

  500254641 1 3 5 12 14NOV 2024    

FORM 1C FINANCING STATEMENT / CLAIM FOR LIEN
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https://www.personalproperty.gov.on.ca/ppsrweb/InterimController?page_index=4&resNum=0&bdName=2011836+ONTARIO+CORP.&responseType=0&responseLang=&pgNumberTop=0&nextPageV… 8/21

File Number Caution
Filing

Page of Total
Pages

Motor Vehicle
Schedule

Registration Number Registered
Under

Registration
Period

500254641 005 9 20231114 1033 9229
0608

   

 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
   
 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
   
 
Secured Party Secured Party / Lien Claimant
   
  Address City Province Postal Code
 
 
Collateral
Classification

Consumer
Goods

Inventory Equipment Accounts Other Motor Vehicle
Included

Amount Date of
Maturity

or

No Fixed
Maturity Date

 
 
Motor Vehicle
Description

Year Make Model V.I.N.
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https://www.personalproperty.gov.on.ca/ppsrweb/InterimController?page_index=4&resNum=0&bdName=2011836+ONTARIO+CORP.&responseType=0&responseLang=&pgNumberTop=0&nextPageV… 9/21

General Collateral
Description

General Collateral Description
ELECTROLUX DRYER WHITE ITEM # ELFE733CA, 96 STACKING KIT ITEM# 
STACKIT7X, 96 INSTALLATION DW ITEM# INSTALDW, 96 INSTALLATION LAUNDRY 
ITEM# INSTALWD, 53 30IN HOOD CYCLONE STAINLESS STEEL ITEM# 

 
Registering Agent Registering Agent
 
  Address City Province Postal Code
 

CONTINUED

Type of Search Business Debtor
Search Conducted
On

2011836 ONTARIO CORP.

File Currency 08FEB 2024
  File Number Family of Families Page of

Pages
Expiry Date Status

  500254641 1 3 6 12 14NOV 2024    

FORM 1C FINANCING STATEMENT / CLAIM FOR LIEN
File Number Caution

Filing
Page of Total

Pages
Motor Vehicle
Schedule

Registration Number Registered
Under

Registration
Period

500254641 006 9 20231114 1033 9229
0608

   

 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
   
 
Individual Debtor Date of Birth First Given Name Initial Surname
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Business Debtor Business Debtor Name Ontario Corporation Number
 

  Address City Province Postal Code
   
 
Secured Party Secured Party / Lien Claimant
   
  Address City Province Postal Code
 
 
Collateral
Classification

Consumer
Goods

Inventory Equipment Accounts Other Motor Vehicle
Included

Amount Date of
Maturity

or

No Fixed
Maturity Date

 
 
Motor Vehicle
Description

Year Make Model V.I.N.
 
 

 
General Collateral
Description

General Collateral Description
CY917R30SS, 53 36IN FRIDGE LG STAINLESS STEEL ITEM# LRSXS2706V, 4 
30IN FRIDGE LG STAINLESS STEEL ITEM# LTCS20020S, 57 30IN RANGE LG 
ITEM# LREL6321S, 57 27IN LG FRONT LOADER WASHER WHITE ITEM# WM3450CW, 

 
Registering Agent Registering Agent
 
  Address City Province Postal Code
 

CONTINUED

Type of Search Business Debtor
Search Conducted
On

2011836 ONTARIO CORP.
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2/9/24, 11:44 AM Personal Property Lien: Enquiry Result

https://www.personalproperty.gov.on.ca/ppsrweb/InterimController?page_index=4&resNum=0&bdName=2011836+ONTARIO+CORP.&responseType=0&responseLang=&pgNumberTop=0&nextPage… 11/21

File Currency 08FEB 2024
  File Number Family of Families Page of

Pages
Expiry Date Status

  500254641 1 3 7 12 14NOV 2024    

FORM 1C FINANCING STATEMENT / CLAIM FOR LIEN
File Number Caution

Filing
Page of Total

Pages
Motor Vehicle
Schedule

Registration Number Registered
Under

Registration
Period

500254641 007 9 20231114 1033 9229
0608

   

 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
   
 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
   
 
Secured Party Secured Party / Lien Claimant
   
  Address City Province Postal Code
 
 
Collateral
Classification

Consumer
Goods

Inventory Equipment Accounts Other Motor Vehicle
Included

Amount Date of
Maturity

or

No Fixed
Maturity Date
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Motor Vehicle
Description

Year Make Model V.I.N.
 
 

 
General Collateral
Description

General Collateral Description
57 27IN LG DRYER WHITE ITEM# DLE3450W, 57 LG STACKING KIT ITEM# 
KBDR4000, 57 27IN DISHWASHER LG STAINLESS STEEL ITEM# LDFC22423V AND 
ALL ASSOCIATED PARTS AND ACCESSORIES AS SUPPLIED FROM THE BRICK 

 
Registering Agent Registering Agent
 
  Address City Province Postal Code
 

CONTINUED

Type of Search Business Debtor
Search Conducted
On

2011836 ONTARIO CORP.

File Currency 08FEB 2024
  File Number Family of Families Page of

Pages
Expiry Date Status

  500254641 1 3 8 12 14NOV 2024    
FORM 1C FINANCING STATEMENT / CLAIM FOR LIEN
File Number Caution

Filing
Page of Total

Pages
Motor Vehicle
Schedule

Registration Number Registered
Under

Registration
Period

500254641 008 9 20231114 1033 9229
0608

   

 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
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Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
   
 
Secured Party Secured Party / Lien Claimant
   
  Address City Province Postal Code
 
 
Collateral
Classification

Consumer
Goods

Inventory Equipment Accounts Other Motor Vehicle
Included

Amount Date of
Maturity

or

No Fixed
Maturity Date

 
 
Motor Vehicle
Description

Year Make Model V.I.N.
 
 

 
General Collateral
Description

General Collateral Description
PRODUCT LINE FROM TIME TO TIME (THE COLLATERAL)? TOGETHER WITH ALL 
ADDITIONS, TRADE INS, OR ACCESSORIES THERETO AND ANY SUBSTITUTIONS OR 
REPLACEMENTS THEREOF AS PER THE AGREEMENT BETWEEN THE PARTIES. 

 
Registering Agent Registering Agent
 
  Address City Province Postal Code
 

CONTINUED
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Type of Search Business Debtor
Search Conducted
On

2011836 ONTARIO CORP.

File Currency 08FEB 2024
  File Number Family of Families Page of

Pages
Expiry Date Status

  500254641 1 3 9 12 14NOV 2024    
FORM 1C FINANCING STATEMENT / CLAIM FOR LIEN
File Number Caution

Filing
Page of Total

Pages
Motor Vehicle
Schedule

Registration Number Registered
Under

Registration
Period

500254641 009 9 20231114 1033 9229
0608

   

 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
   
 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

 
  Address City Province Postal Code
   
 
Secured Party Secured Party / Lien Claimant
   
  Address City Province Postal Code
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Collateral
Classification

Consumer
Goods

Inventory Equipment Accounts Other Motor Vehicle
Included

Amount Date of
Maturity

or

No Fixed
Maturity Date

 
 
Motor Vehicle
Description

Year Make Model V.I.N.
 
 

 
General Collateral
Description

General Collateral Description
SECURED AMOUNT $454,000.00, INCLUDES HST. 
 
 

 
Registering Agent Registering Agent
 
  Address City Province Postal Code
 

END OF FAMILY

Type of Search Business Debtor
Search Conducted
On

2011836 ONTARIO CORP.

File Currency 08FEB 2024
  File Number Family of Families Page of

Pages
Expiry Date Status

  780695982 2 3 10 12 28FEB 2031    
FORM 1C FINANCING STATEMENT / CLAIM FOR LIEN
File Number Caution

Filing
Page of Total

Pages
Motor Vehicle
Schedule

Registration Number Registered
Under

Registration
Period

780695982 001 1 20220228 1327 1590
0114

P    PPSA 5
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Individual Debtor Date of Birth First Given Name Initial Surname
 

Business Debtor Business Debtor Name Ontario Corporation Number
JEFFERSON PROPERTIES LIMITED PARTNERSHIP  

  Address City Province Postal Code
  980 YONGE STREET, SUITE 1001 TORONTO ON  M4W 3V8
 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

2011836 ONTARIO CORP. 2011836 
  Address City Province Postal Code
  980 YONGE STREET, SUITE 1001 TORONTO ON  M4W 3V8
 
Secured Party Secured Party / Lien Claimant
  CAMERON STEPHENS MORTGAGE CAPITAL LTD. 
  Address City Province Postal Code
  25 ADELAIDE STREET EAST, SUITE 600 TORONTO ON M5C 3A1
 
Collateral
Classification

Consumer
Goods

Inventory Equipment Accounts Other Motor Vehicle
Included

Amount Date of
Maturity

or

No Fixed
Maturity Date

X  X X X X
 
Motor Vehicle
Description

Year Make Model V.I.N.
 
 

 
General Collateral
Description

General Collateral Description
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Registering Agent Registering Agent
  SCHNEIDER RUGGIERO SPENCER MILBURN LLP (43768 DM/SZ)
  Address City Province Postal Code
  1000-120 ADELAIDE STREET WEST TORONTO ON M5H 3V1

CONTINUED

Type of Search Business Debtor
Search Conducted
On

2011836 ONTARIO CORP.

File Currency 08FEB 2024
  File Number Family of Families Page of Pages
  780695982 2 3 11 12
FORM 2C FINANCING CHANGE STATEMENT / CHANGE STATEMENT
  Caution

Filing
Page of Total Pages Motor Vehicle

Schedule Attached
Registration Number Registered Under

  01 001 20230320 1454 1590 5418    
 
Record
Referenced

File Number Page
Amended

No Specific
Page Amended

Change Required Renewal
Years

Correct Period

780695982 B   RENEWAL 4
 
Reference Debtor/
Transferor

First Given Name Initial Surname
 

  Business Debtor Name
JEFFERSON PROPERTIES LIMITED PARTNERSHIP 

 
Other Change Other Change

 
 

Reason /
Description

Reason / Description
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Debtor/ Transferee Date of Birth First Given Name Initial Surname

 
  Business Debtor Name Ontario Corporation

Number
 

  Address City Province Postal Code
 
 
Assignor Name Assignor Name

 
Secured Party Secured party, lien claimant, assignee

 
  Address City Province Postal Code
 
 
Collateral
Classification

Consumer
Goods

Inventory Equipment Accounts Other Motor
Vehicle
Included

Amount Date of Maturity
or

No Fixed
Maturity

Date
 

 
Motor Vehicle
Description

Year Make Model V.I.N.
 
 

 
General Collateral
Description

General Collateral Description
 
 
 

 
Registering Agent Registering Agent or Secured Party/ Lien Claimant

SCHNEIDER RUGGIERO SPENCER MILBURN LLP 
  Address City Province Postal Code
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  1000-120 ADELAIDE STREET WEST TORONTO ON M5H 3V1

END OF FAMILY

Type of Search Business Debtor
Search Conducted
On

2011836 ONTARIO CORP.

File Currency 08FEB 2024
  File Number Family of Families Page of

Pages
Expiry Date Status

  795208158 3 3 12 12 12JUL 2026    
FORM 1C FINANCING STATEMENT / CLAIM FOR LIEN
File Number Caution

Filing
Page of Total

Pages
Motor Vehicle
Schedule

Registration Number Registered
Under

Registration
Period

795208158 001 1 20230712 1734 1590
1918

P    PPSA 3

 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

JEFFERSON PROPERTIES LIMITED PARTNRSHIP  
  Address City Province Postal Code
  980 YONGE STREET, SUITE 1001 TORONTO ON  M4W 3V8
 
Individual Debtor Date of Birth First Given Name Initial Surname

 
Business Debtor Business Debtor Name Ontario Corporation Number

2011836 ONTARIO CORP.  
  Address City Province Postal Code
  980 YONGE STREET, SUITE 1001 TORONTO ON  M4W 3V8
 
Secured Party Secured Party / Lien Claimant
  WINDSOR PRIVATE CAPITAL LIMITED PARTNERSHIP 
  Address City Province Postal Code
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  28 HAZELTON AVENUE, SUITE 200 TORONTO ON M5R 2E2
 
Collateral
Classification

Consumer
Goods

Inventory Equipment Accounts Other Motor Vehicle
Included

Amount Date of
Maturity

or

No Fixed
Maturity Date

X  X X X X X
 
Motor Vehicle
Description

Year Make Model V.I.N.
 
 

 
General Collateral
Description

General Collateral Description
 
 
 

 
Registering Agent Registering Agent
  HARRIS, SHEAFFER LLP MJB/DC 230460
  Address City Province Postal Code
  610-4100 YONGE STREET TORONTO ON M2P 2B5

LAST PAGE
Note: All pages have been returned.

BACK TO TOP

   
    All Pages   Show All Pages

 

This service is tested daily with McAfee SECURE™ to ensure the security of the transaction and information.

At ServiceOntario, we respect your right to privacy and value the trust you place in us. Read more about ServiceOntario's Privacy
Statement.

ServiceOntario Contact Centre
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Observation 1 Item General Site Documentation Status Verification

Comments

New notice of project to be completed and posted.
Health and safety board is to be displayed with required postings.
Project safety procedures are being completed for this specific project and to be delivered to site upon completion.
Updated and signed project safety procedures for all trades should be requested. Request should also include Form 1000,
WSIB certification, records of training.
Orientation  is  to  be  implemented.  Every  worker  that  is  on  or  is  going  to  be  on  project  must  complete  Elevate  2024
orientation.
Signage to be posted on site.
At gate hours of operation to be posted.
PPE poster.
Danger due to Construction.
Please report to site office upon arrival.

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Location Building

Observation 2 Item Public Protection Status Verification

Comments

Observed fence at perimeter of project. Fence had breaks where public or workers could use improper access points.
Fence is to separate public and project.
Fence to be signed and well secured at the end of shift. Party

Involved

Follow Up

Corrective Action Required
Fence is to be secured and signed to
make sure that all workers are aware
of site access. Information to be
covered in orientation.

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Appendix Location Building

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9    Phone: 1 (800) 806-8444 www.trh-group.com

OBSERVATION REPORT  

Date: Jan 25, 2024 Project ID: 53 Jefferson Sdrd Time In: 8:00 AM Page 1 of 43
Owner: . Project: 53 Jefferson Sdrd Time Out: 2:30 PM Weather: Cloudy
Constructor: Elevate Construction Management Location: 53 Jefferson Sdrd # of workers: 1
Client: Elevate Construction Management Client Representative: Daniel Du Perrouzel
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Observation 3 Item Access Status Comment

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9    Phone: 1 (800) 806-8444 www.trh-group.com

OBSERVATION REPORT  

Date: Jan 25, 2024 Project ID: 53 Jefferson Sdrd Time In: 8:00 AM Page 2 of 43
Owner: . Project: 53 Jefferson Sdrd Time Out: 2:30 PM Weather: Cloudy
Constructor: Elevate Construction Management Location: 53 Jefferson Sdrd # of workers: 1
Client: Elevate Construction Management Client Representative: Daniel Du Perrouzel
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Comments

Access should be provided into each lot by way of ramps steps or ladders as required.
Ladders should be grade 1 or above and free of any damage.
Ramps access into each lot should be 18” wide and properly secured. Ramps should be a slope of 3:1
In case of emergency each lot should be accessible by emergency services. Each lot should be clearly marked
Ice and snow is to be managed into each lot on “as required”basis.
PARKING GARAGE
Ramp is very slippery and had not been treated for ice and snow.
Stairs leading to underground had ice buildup.
French drain to be securely covered for safe access into the garage.
BLOCK A
All lots required a ramp or step in each garage access point.
Observed buckets used as a step.
Lot 7
Observed wooden ladder. To be removed.
Observed grade 3 step ladder. To be removed.
Lot 8
Observed damaged sawhorse ladder. To be removed.
Lot 10
Platform built at rooftop penthouse exposure to 4 story fall.
BLOCK B
No access to each lot. Blocked by snow debris and garbage.
Ramps in each garage are to be de placed with properly secured and sloped ramps.
Ice and snow on stairs throughout this block.
Lot 1
Observed missing temporary stairs to basement and wooden ladder used.
Temporary stairs are required from 1st to 2nd floor.
Damaged ladder observed.
Lot 2
Stairs required from 2nd to 3rd floor.
Lot 6
Observed damaged ladder.
Observed platforms that do not meet regulations.

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  Appendix Location Building, Block A,B

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9    Phone: 1 (800) 806-8444 www.trh-group.com

OBSERVATION REPORT  

Date: Jan 25, 2024 Project ID: 53 Jefferson Sdrd Time In: 8:00 AM Page 3 of 43
Owner: . Project: 53 Jefferson Sdrd Time Out: 2:30 PM Weather: Cloudy
Constructor: Elevate Construction Management Location: 53 Jefferson Sdrd # of workers: 1
Client: Elevate Construction Management Client Representative: Daniel Du Perrouzel
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Observation 4 Item Access Status Comment

Comments

BLOCK C
All garage access points require a step or ramp.
Observed buckets and materials used as a step.
Lot 20
Observed damaged sawhorse ladder in garage.
BLOCK D
Unable to unlock two lots in block D.
This could pose issue if heaters are on and can not be monitored or maintained.
Lot 15,24
Garage access points require step or ramp for access.
Observed materials and buckets being used.
BLOCK E
Ice and snow was an issue into each lot.
Lot 36
Only worker on site was Royal Oak Stairs.
Worker stated that when he removed stirs from lot 36 they were not secured at all.
Worker did not have procedure for installing stairs, fall protection and platform building.
Lot 35.
Temporary stairs installed incorrectly and gap in transition. 2nd to 3rd floor.
Low head room observed as workers access stairs.
Lot 34.
Stairs required to 2nd floor.
Lot 32.
Observed damaged extension ladder.
BLOCK F
Block F had access issues into each lot. Front steps required backfill to safely reach steps.
Lot 29
Observed damaged ladder.
No temp stairs to roof access.
Lot 27
Observed unsecured steps at front access.
Observed inadequate platform over 3rd floor stairs.
Lot 26
Bucket used to access front steps.
Front door appears to be formed in and frame is damaged. Lost the ability to lock door.
Improper installation of temporary stairs 2nd to 3rd floor.

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  Appendix Location Building, Block C

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9    Phone: 1 (800) 806-8444 www.trh-group.com

OBSERVATION REPORT  

Date: Jan 25, 2024 Project ID: 53 Jefferson Sdrd Time In: 8:00 AM Page 4 of 43
Owner: . Project: 53 Jefferson Sdrd Time Out: 2:30 PM Weather: Cloudy
Constructor: Elevate Construction Management Location: 53 Jefferson Sdrd # of workers: 1
Client: Elevate Construction Management Client Representative: Daniel Du Perrouzel
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Observation 5 Item Access Status Comment

Comments

BLOCK G
Access to block G was snow covered.
Climbing or debris lumber was used for access.
Welding setup on porch completely blocked access into 4 lots.
Multiple dwelling structure required signage for workers to be aware of location within.
Throughout site.
Temporary stairs are missing and access into upper lots is by studs in walls removed. No access in case of emergency.
Stairs into lower apartments are icy and could not be safely accessed.
BLOCK H
Scaffold has been inclosed in tarps.
Ladder access between levels of scaffold. Access hatches were all observed to be open leaving a fall hazard.
A gap was observed from scaffold to access of each lot.
Observed grade 2 step ladder.
Temporary stairs are missing and access into upper lots is by studs in walls removed. No access in case of emergency.
Multiple dwelling structure required signage for workers to be aware of location within.

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Appendix Location Building

Observation 6 Item Working At Heights Status Comment

Comments

Observed missing guard rails throughout site.
Some missing guard rails were observed on the roof access floor (4th) exposing workers to a potential 4 story fall.
Guard rails were missing on rooftops and balconies.
All sliding doors had the ability to open and expose workers to a fall.
Openings observed beside stair access to be open and unprotected.
BLOCK A
Each lot had guard railing issues.
Rooftop guard rails were missing.
BLOCK B
Guard rails are missing on inside stud walls. Potential for fall though stair openings.
Lot 1
Guard rails missing on top floor.
Lot 2
Observed damage to guard rails.
Lot 5
Guard rail required on stairs.
Lot 3
Guard rails required on stairs and windows.

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  Appendix Location Building

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9    Phone: 1 (800) 806-8444 www.trh-group.com

OBSERVATION REPORT  

Date: Jan 25, 2024 Project ID: 53 Jefferson Sdrd Time In: 8:00 AM Page 5 of 43
Owner: . Project: 53 Jefferson Sdrd Time Out: 2:30 PM Weather: Cloudy
Constructor: Elevate Construction Management Location: 53 Jefferson Sdrd # of workers: 1
Client: Elevate Construction Management Client Representative: Daniel Du Perrouzel
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Observation 7 Item Working At Heights Status Comment

Comments

BLOCK C
Doors were open to balcony and roof access.
BLOCK E
Lot 36
Royal  oak  stair  installer  stated  that  he  did  not  have  proper  procedures  available  for  installation  of  stairs  or  building
platforms.
Lot 35
Guard rails required on temp stairs and landing.
Temporary steps missing on main floor.
Lot 33
Guard rails required on all levels.
Patio doors were unlocked in all lots.

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Appendix Location Building

Observation 8 Item Working At Heights Status Comment

Comments

BLOCK F
Guard rails required throughout block.
Guard rails required on rooftop.
Guard rails required on inside stud walls.
BLOCK G
Openings uncovers at side of stair access on all access points in block.
Guard rails required on balconies.
Guard rails required on inside stud walls.
BLOCK H
Check with scaffolding company (Don Fry) observed missing guard rails on inside of scaffold. Check details on engineered
drawing to see if it’s required or if scaffolds have Ben modified.
BLOCK I
Guard rails required on balconies.
Guard rails required on inside stud walls.
Guard rails required throughout block.

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Appendix Location Building

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9    Phone: 1 (800) 806-8444 www.trh-group.com

OBSERVATION REPORT  

Date: Jan 25, 2024 Project ID: 53 Jefferson Sdrd Time In: 8:00 AM Page 6 of 43
Owner: . Project: 53 Jefferson Sdrd Time Out: 2:30 PM Weather: Cloudy
Constructor: Elevate Construction Management Location: 53 Jefferson Sdrd # of workers: 1
Client: Elevate Construction Management Client Representative: Daniel Du Perrouzel
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Observation 9 Item Mobile Equipment Status Comment

Comments

Mobile equipment on site requires yearly inspections.
Parking lot.
Observed elevated work platform that requires a sticker and paperwork.
Damage was observed to tires. Hydraulic fluid was observed under machine.
Skid steer required yearly inspection.

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Appendix Location Building

Observation 10 Item Scaffolds and Work platforms Status Comment

Comments

Observed scaffolding erected behind lot A. scaffold does not meet regulations.
Recommend that a procedure be prepared for the dismantling of scaffold. Party

Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Appendix Location Building

Observation 11 Item Fire Prevention and Protection Status Verification

Comments

Fire extinguishers are required throughout site.
Observed propane heaters running and no fire extinguishers available.
P1
2 discharged / no pressure
Lot 7
Good
Lot 18
Discharged / no pressure
Block G
Good
Discharged / no pressure
Discharged/ no pressure
Block H
Good

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Appendix Location Building

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9    Phone: 1 (800) 806-8444 www.trh-group.com

OBSERVATION REPORT  

Date: Jan 25, 2024 Project ID: 53 Jefferson Sdrd Time In: 8:00 AM Page 7 of 43
Owner: . Project: 53 Jefferson Sdrd Time Out: 2:30 PM Weather: Cloudy
Constructor: Elevate Construction Management Location: 53 Jefferson Sdrd # of workers: 1
Client: Elevate Construction Management Client Representative: Daniel Du Perrouzel
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Observation 12 Item Health and Hygiene Status Comment

Comments
Toilets on site required to be removed.
Toilets are required to be heated and have running water for workers.

Party
Involved
Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Location Building

Observation 13 Item Traffic Planning Status Verification

Comments
Traffic plan to be reviewed and posted.
Site map to be marked with direction of travel and site office.
If reversing of vehicles is required signage should be posted at gate requiring a spotter for reverse.
Workers to wear reflective vests when entering work areas that could have equipment or vehicles present.

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Location Building

Observation 14 Item Electrical and Energy Control Status Verification

Comments

Temporary power to be covered with the ability to lock.
Covers to have danger due to high voltage sign.
Observed covers and signs missing.
Observed extension cords with missing ground pins.

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Appendix Location Building

Observation 15 Item Flammable Storage / Dispensing Status Comment

Comments

Temporary heat was being run to majority of site.
Propane was set up incorrectly.
Windows and openings were sealed off to prevent adequate ventilation.
Observed heaters set up and running close to materials, debris and structures.
Some heaters were moved to a safer location at time of inspection.

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Appendix Location Building

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9    Phone: 1 (800) 806-8444 www.trh-group.com

OBSERVATION REPORT  

Date: Jan 25, 2024 Project ID: 53 Jefferson Sdrd Time In: 8:00 AM Page 8 of 43
Owner: . Project: 53 Jefferson Sdrd Time Out: 2:30 PM Weather: Cloudy
Constructor: Elevate Construction Management Location: 53 Jefferson Sdrd # of workers: 1
Client: Elevate Construction Management Client Representative: Daniel Du Perrouzel
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Observation 16 Item Housekeeping Status Comment

Comments

Housekeeping is required throughout.
A trend of nails protruding from waste lumber was a hazard.
Nails regularly protruding from hand rails and guard rails.
Materials covered in ice and snow causing materials to freeze into place.
Stairs have debris or ice.
Some areas have had materiel piled for removal.
Observed drug and alcohol paraphernalia. Orientation should address 0 tolerance policies.
Path of travel is difficult but blocked in some areas.
In case of emergency emergency, services could be delayed.
BLOCK G
Rebar exposed in porch access point.
Rebar caps required or area blocked off with signage to prevent access.

Party
Involved

Follow Up

Regulation O. Reg. 213/91 Construction Projects  Follow Up
Comments  

Appendix Location Building

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9    Phone: 1 (800) 806-8444 www.trh-group.com

OBSERVATION REPORT  

Date: Jan 25, 2024 Project ID: 53 Jefferson Sdrd Time In: 8:00 AM Page 9 of 43
Owner: . Project: 53 Jefferson Sdrd Time Out: 2:30 PM Weather: Cloudy
Constructor: Elevate Construction Management Location: 53 Jefferson Sdrd # of workers: 1
Client: Elevate Construction Management Client Representative: Daniel Du Perrouzel
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Observation 1  

Observation 2  
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Observation 3  
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Observation 4  
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Observation 5  
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Observation 6  
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Observation 7  
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Observation 8  
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261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9    Phone: 1 (800) 806-8444 www.trh-group.com

APPENDIX - OBSERVATION PHOTOGRAPHS  

Page 33 of 43

  

181

http://www.trh-group.com


Observation 11  
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261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9    Phone: 1 (800) 806-8444 www.trh-group.com

APPENDIX - OBSERVATION PHOTOGRAPHS  

Page 36 of 43

  

184

http://www.trh-group.com


Observation 14  
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Notes:
Additional Information:
On site for audit. Elevate Construction Management has taken over production and this is an initial audit of conditions on site.
 
 
  Keith Harrington   Daniel Du Perrouzel , Site Superintendent  

  Consultant   Report Reviewed With  
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Tom McElroy

Subject: FW: Jefferson

From: Ross Karlin <ross@elevatecm.com>  
Sent: Tuesday, February 20, 2024 12:34 PM 
To: Tom McElroy <tmcelroy@albertgelman.com> 
Cc: Bryan Gelman <bgelman@albertgelman.com>; Adam Zeldin <azeldin@albertgelman.com>; Dan Woo 
<dwoo@albertgelman.com>; James Circosta <james.circosta@camcos.ca>; Andrea Munoz 
<Andrea.munoz@camcos.ca>; Rick DiStefano <rick.distefano@camcos.ca> 
Subject: RE: Jefferson 
 
Tom,  
 
See my added comments below:  
Site Take Over / RemobilizaƟon Plan  

1. CM Take Over  
a. Took place January 25th at 5pm - DONE 
b. Elevate mobilized with site team - DONE 
c. Elevate coordinated site security - DONE 

2. Health and Safety Audit  
a. Elevate retained TRH to come on site (same day) and conduct a full safety audit - DONE 
b. Final audit report will be released by 9am January 29th - DONE 
c. Site team will immediately being addressing all H&S Deficiency Items  

i. In progress – we are almost done the majority of the items on the enƟre safety report  
3. Site Clean Up and OrganizaƟon  

a. Elevate retained the original labour foreman for the site + 2 of his lead hands – site clean up is almost 
done  

b. Elevate has 2 labours on site as of Monday – we are now back down to 3 labours on site  
c. EnƟre labour team will start cleaning up the job site while working on H&S deficiency items  

i. Will be done by the end of the week  
4. Site Office:  

a. Elevate has cleaned the original site office and has now set up a full funcƟoning Elevate Site Office  
i. Desks DONE 

ii. Work staƟons DONE 
iii. MeeƟng room area DONE 
iv. Commercial print DONE 
v. Drawing desk DONE 

5. Site Team  
a. Elevate has a full dedicated site team  

i. Site Superintendent – full Ɵme on site since Jan 25th  
ii. Assistant Superintendent – Full Ɵme on site come Jan 12th  

iii. Project Manager full Ɵme on site since Jan 25th 
iv. Project Coordinator full Ɵme on site since Jan 25th 
v. Director Of ConstrucƟon full Ɵme on site since Jan 25th 

6. Consultants  
a. Elevate put all consultants on noƟce for the change in ConstrucƟon Management DONE 
b. Elevate has scheduled an on site Consultant Kick Off MeeƟng for January 29th at 10am DONE 
c. All consultants will perform a site audit which will set the baseline for status of job site and job site 

deficiency lists  
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i. Architect has submiƩed their site review  
ii. M&E + Structural will submit by Feb 23rd  

iii. Civil will submit by the week of Feb 26th  
d. Job site deficiency lists will be formal documents from the consultants and will ensure all deficiency 

repairs are conducted with proper paper trail – ON GOING  
7. Fire Safety  

a. Elevate has conducted a fire safety walk with TRH  
i. All gas heaters will be removed from Blocks C, D, E and F – will be replaced with electric heaters 

DONE 
ii. This will limit fire exposure DONE 

b. When elevate took over there was not a single fire exƟnguisher on site.  
i. 50 fire exƟnguishers will be on site Monday morning DONE 

8. Material and Equipment Audit  
a. Elevate will conduct a full site audit to document all tools, equipment, material, machinery on site 

DONE 
9. Live Patrol  

a. Elevate had a meeƟng with Live Patrol on January 26th DONE 
b. Live Patrol sent a new proposal on January 27th and can have the enƟre site live by February 2nd  

i. Live Patrol is waiƟng on confirmaƟon they will be paid and once received will come on site to 
set up cameras.  

10. Enbridge  
a. Elevate already spoke with Enbridge and had them finalize their work on January 27th DONE 
b. Elevate is currently seƫng up enbridge accounts which will allow for the removal of the propane tanks 

and heaters in the coming weeks ON GOING  
11. Link ON  

a. Elevate has a site meeƟng with Link On on January 29th to set up a schedule for the telecom back feed 
and rough in work. DONE 

b. Currently there is no telecom or internet on site – We will have internet by Feb 23rd  
12. Procore  

a. Elevate is seƫng up a project folder on Procore for Jefferson DONE 
b. This will give everyone access to the following documents:  

i. Latest drawings sets (and historical) DONE 
ii. Site instrucƟons DONE 

iii. Shop Drawings DONE 
iv. Change Orders DONE 
v. Tendering (if required) DONE 

c. Site Superintendent Daily Reports  
i. Will be sent out each day at 4pm – now that we are opening up the site to trades the site 

super log will commence this week  
ii. This will allow all parƟes monitoring the project to know exactly what is happening on site each 

day – this is a detailed report with pictures, weather, head counts, etc  
13. Project Folder  

a. Elevate is cleaning up the current project folder to ensure that there is a smooth transiƟon at the 
project close out stage DONE 

b. The cleaned up folder will also make it a lot easier to navigate the folder DONE 
14. Subtrades: 

a. Elevate will do a full site review over the next few weeks DONE 
i. Checking scopes – on going  

b. Elevate will schedule interview meeƟngs with all the subtrades – only a few more trades leŌ in the 
interview process – structural steel, windows, trim installer, caulking  

c. Elevate will determine which trades will be retained or removed from the project – ON GOING  
15. Schedule  
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a. Over the next few weeks of site review Elevate will develop a new construcƟon schedule that will clearly 
outline milestone dates and compleƟon dates (both construcƟon and occupancy) – end of the month  

16. Budget  
a. Elevate will work with the cost consultant to determine true cost to date + work on developing a true 

cost to complete end of the month 
 
Also, please note that since taking over we managed to review all Tarion documents, set up a meeƟng with Tarion 
and get Blocks A to F out of B19  
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Date: 
Owner: 
Constructor: Elevate Construction Management 
Client: Elevate Construction Management 

Jan 25, 2024 Project ID: 
Project: 
Location: 
Client Representative: 

53 Jefferson Sdrd 
53 Jefferson Sdrd 
53 Jefferson Sdrd 
Daniel Du Perrouzel 

Time In: 
Time Out: 
# of workers: 

8:00 AM Page 
2:30 PM Weather: Cloudy 
1 

1 of 43 

Observation I Item General Site Documentation Status Verification 

Comments  

New notice of project to be completed and posted. —7-"T3--- _ 
Health and safety board is to be displayed with required postings. ./ 
Project safety procedures are being completed for this specific project and to be delivered to site upon completion,' 
Updated and signed project safety procedures for all trades should be requested. Request should also include Form 1000, 
VVSIB certification, records of training. 
Orientation is is to be implemented. Every worker that is on or is going to be on project must complete Elevate 2024 
orientation. %/'. 
Signage to be posted on site. t." 
At gate hours of operation to be posted. --', -rer-- 
PPE poster. ‘, 
Danger due to Construction..V 
Please report to site office upon arrival. -.7 Tee . 

Party 
Involved 

Follow Up 

Regulation O. Reg. 213/91 Construction Projects Follow Up 
Comments e$09' kçn Location Building 

Observation 2 
,----, 

' * * • * eZbi.ek, - 
Appendix 

Item Public Protection Status Verification 

Comments 

Observed fence at perimeter of project. Fence had breaks where public or workers could use improper access points. 
Fence is to separate public and project. 
Fence to be signed and well secured at the end of shift. 

t20,-.143- •rvbr Ce47.'191*Ae-~e- .+0 etee;..4- • 

K.: et bee-Vr" ej•e-r." ‘i i le l+_e-e-e.e.A . 

Party 
Involved 

Follow Up 

Corrective Action Required 
Fence is to be secured and signed to 
make sure that all workers are aware 
of site access. Information to be 
covered in orientation. 

Regulation O. Reg. 213/91 Construction Projects Follow Up 
Comments 

• , 
(30423 (03 

Location Building 

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9 Phone: 1(800) 806-8444 www.trh-group.com 
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Date: 
Owner: 
Constructor: Elevate Construction Management 
Client: 

Jan 25, 2024 

Elevate Construction Management 

Project ID: 
Project: 
Location: 
Client Representative: 

53 Jefferson Sdrd 
53 Jefferson Sdrd 
53 Jefferson Sdrd 
Daniel Du Perrouzel 

Time In: 8:00 AM 
Time Out: 2:30 PM 
# of workers: 1 

Page 2 of 43 
Weather: Cloudy 

Observation 3 Item lAccess !Status 'Comment 

261 Millway Ave. Unit 1; Concord, Ontario L4K 4K9 Phone: 1 (800) 806-8444 www.trh-group.com 
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Group 

OBSERVATION REPORT 
Date: 
Owner: 
Constructor: Elevate Construction Management 
Client: 

Jan 25, 2024 

Elevate Construction Management 

Project ID: 
Project: 
Location: 
Client Representative: 

53 Jefferson Sdrd 
53 Jefferson Sdrd 
53 Jefferson Sdrd 
Daniel Du Perrouzel 

Time In: 
Time Out: 
# of workers: 

8:00 AM 
2:30 PM 
1 

Page 3 of 43 
Weather: Cloudy 

,..::.,..1 

• 

Comments 

Access should be provided into each lot by way of ramps steps or ladders as required. 
Ladders should be grade 1 or above and free of any damage. 
Ramps access into each lot should be 18" wide and properly secured. Ramps should be a slope of 3:1 
In case of emergency each lot should be accessible by emergency services. Each lot should be clearly marked 
ice and snow is to be managed into each lot on as required"basis. 
PARKING GARAGE 
Ramp is very slippery and had not been treated for ice and snow. 
Stairs leading to underground had ice buildup. 
French drain to be securely covered for safe access into the garage. 
BLOCK A 
All lots required a ramp or step in each garage access point. 
Observed buckets used as a step. 
Lot 7 
Observed wooden ladder. To be removed. 
Observed grade 3 step ladder. To be removed. 
Lot 8 
Observed damaged sawhorse ladder. To be removed. 
Lot 10 
Platform built at rooftop penthouse exposure to 4 story fall. 
BLOCK B 
No access to each lot. Blocked by snow debris and garbage. 
Ramps in each garage are to be de placed with properly secured and sloped ramps. 
Ice and snow on stairs throughout this block. 
Loti 
Observed missing temporary stairs to basement and wooden ladder used. 
Temporary stairs are required from ist to 2nd floor. 
Damaged ladder observed. 
Lot 2 
Stairs required from 2nd to 3rd floor 
Lot 6 
Observed damaged ladder. 
Observed platforms that do not meet regulations. 

Party 
Involved 

Follow Up 

Appendix 
Regulation O. Reg. 213/91 Construction Projects Follow Up 

Comments Coal p (e,k, Location Building, Block A,B 
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OBSERVATION REPORT 
Date: 
Owner: 
Constructor: Elevate Construction Management 
Client: Elevate Construction Management 

Jan 25, 2024 Project ID: 
Project: 
Location: 
Client Representative: 

53 Jefferson Sdrd 
53 Jefferson Sdrd 
53 Jefferson Sdrd 
Daniel Du Perrouzel 

Time In: 
Time Out: 
# of workers: 

8:00 AM 
2:30 PM 
1 

Page 40f 43 
Weather: Cloudy 

Observation 4 

ä t * 

Item Access Status Comment 

Comments 

BLOCK C 
All garage access points require a step or ramp. 
Observed buckets and materials used as a step. 
Lot 20 
Observed damaged sawhorse ladder in garage. 
BLOCK D 
Unable to unlock two lots in block D. 
This could pose issue if heaters are on and can not be monitored or maintained. 
Lot 15,24 
Garage access points require step or ramp for access. 
Observed materials and buckets being used. 
BLOCK E 
Ice and snow was an issue into each lot. 
Lot 36 . 
Only worker on site was Royal Oak Stairs. 
Worker stated that when he removed stirs from lot 36 they were not secured at all. 
Worker did not have procedure for installing stairs, fall protection and platform building. in..5-4-450.1e. Lot 35. 
Temporary stairs installed incorrectly and gap in transition. 2nd to 3rd floor.  
Low head room observed as workers access stairs. 
Lot 34. 
Stairs required to 2nd floor. .4`,-CPW

32. Lot 32 
Observed damaged extension ladder  
BLOCK F 
Block F had access issues into each lot. Front steps required backfill to safely reach steps. 
Lot 29 
Observed damaged ladder. --P.- Cc-e.ir---‘ -,-;---->a<zal c-tA  
No temp stairs to roof access. 
Lot 27 Inc. ..,,,f -1e4--,,,u er-----
Observed unsecured steps at front access. 
Observed inadequate platform over 3rd floor stairs. re ,---1-,s3 ,,,_e_.«,.. 
Lot 26 •Y-- 

ce 
e  

Bucket used to access front steps. 
Front door appears to be formed in and frame is damaged. Lost the ability to lock door. 
Improper installation of temporary stairs 2nd to 3rd floor. 

Party 
Involved 

Follow Up 

Regulation O. Reg. 213/91 Construction Projects Follow Up 
Comments COCXACA Appendix Location Building, Block C 

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9 Phone: 1 (800) 806-8444 www.trh-group.com 
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TRH,The 
Group 

OBSERVATION REPORT 
Date: 
Owner: 
Constructor: Elevate Construction Management 
Client: Elevate Construction Management 

Jan 25, 2024 Project ID: 
Project: 
Location: 
Client Representative: 

53 Jefferson Sdrd 
53 Jefferson Sdrd 
53 Jefferson Sdrd 
Daniel Du Perrouzel 

Time In: 
Time Out: 2:30 PM Weather: Cloudy 

8:00 AM Page 

# of workers: 1 

50f 43 

Observation 5 

Appendix 

Item Access 

Comments 

BLOCK G 
Access to block G was snow covered. McV-VeKo.‘ ire-vr%to 
Climbing or debris lumber was used for access. b4v4.:: 6.9 /1 ee-ä. -40 
Welding setup on porch completely blocked access into 4 lots. 
Multiple dwelling structure required signage for workers to be aware of location within. T--" • 
Throughout site. 
Temporary stairs are missing and access into upper lots is by studs in walls removed. No access in case of emergency. 
Stairs into lower apartments are icy and could not be safely accessed. 
BLOCK H 
Scaffold has been inclosed in tarps. 
Ladder access between levels of scaffold. Access hatches were all observed to be open leaving a fall hazard. 
A gap was observed from scaffold to access of each lot. 
Observed grade 2 step ladder. 
Temporary stairs are missing and access into upper lots is by studs in walls removed. No access in case of emergency. 
Multiple dwelling structure required signage for workers to be aware of location within. 

Regulation O. Reg. 213/91 Construction Projects 
Location Building 

Status 

Party 
Involved 

Follow Up 

Follow Up 
Comments 

Comment 

0132\03 
Observation 6 

,. 

Item Working At Heights Status Comment 

Comments 

Observed missing guard rails throughout site. 
Some missing guard rails were observed on the roof access floor (4th) exposing workers to a potential 4 story fall. 
Guard rails were missing on rooftops and balconies. 
All sliding doors had the ability to open and expose workers to a fall. 
Openings observed beside stair access to be open and unprotected. PA ce c .,—.\\ 
BLOCK A C.4..m p 
Each lot had guard railing issues. `,9134—c.2‘ts24 '17CP--4 +b 

Party 
Involved 

Noe, . 
Rooftop guard rails were missing. 
BLOCK B 1;12— rcifOre.., . 
Guard rails are missing on inside stud walls. Potential for fall though stair openings. 
Lot 1 
Guard rails missing on top floor. 
Lot 2 
Observed damage to guard rails. 
Lot 5 
Guard rail required on stairs. 
Lot 3 
Guard rails required on stairs and windows. 

Appendix 

Follow Up 

Regulation O. Reg. 213/91 Construction Projects Follow Up 
Comments oneDY1C3 Location Building 

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9 Phone: 1 (800) 806-8444 www.trh-group.com 
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itRlle 
Group 

OBSERVATION REPORT 
Date: 
Owner: 
Constructor: Elevate Construction Management 
Client: Elevate Construction Management 

Jan 25, 2024 Project ID: 53 Jefferson Sdrd 
Project: 53 Jefferson Sdrd 
Location: 53 Jefferson Sdrd 
Client Representative: Daniel Du Perrouzel 

Time In: 8:00 AM 
Time Out: 2:30 PM 
# of workers: 1 

Page 6 of 43 
Weather: Cloudy 

Observation 7 Item Working At Heights Status Comment 

P. , 

Appendix 

Comments 

BLOCK C 
Doors were open to balcony and roof access. 
BLOCK E 
Lot 36 
Royal oak stair installer stated that he did not have proper procedures available for installation of stairs or building 
platforms. 
Lot 35 
Guard rails required on temp stairs and landing. 
Temporary steps missing on main floor. 
Lot 33 
Guard rails required on all levels. 
Patio doors were unlocked in all lots. 

Party 
Involved 

Follow Up 

Regulation O. Reg. 213/91 Construction Projects Follow Up 
Comments 

cccrt 9 te4e.. • 
Location Building 

Observation 8 

r. 

Item Working At Heights Status Comment 

Comments 

BLOCK F 
Guard rails required throughout block. 

-7 Guard rails required on rooftop. -----,z,,m., 9 ; A e--_.--› n.e2.-- 40 `ele____ 
Guard rails required on inside stud walls. 
BLOCK G re.r*e_A - , 
Openings uncovers at side of stair access on all access points in block. 
Guard rails required on balconies. 
Guard rails required on inside stud walls. 
BLOCK H 
Check with scaffolding company (Don Fry) observed missing guard rails on inside of scaffold. Check details on engineered 
drawing to see if it's required or if scaffolds have Ben modified. 
BLOCK I 
Guard rails required on balconies. 
Guard rails required on inside stud walls. 
Guard rails required throughout block. 

Party 
Involved 

Appendix 

Follow Up 

Regulation O. Reg. 213/91 Construction Projects Follow Up 
Comments . One:WA . Location Building 
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Date: 
Owner: 
Constructor: Elevate Construction Management 
Client: 

Jan 25, 2024 

Elevate Construction Management 

Project ID: 
Project: 
Location: 
Client Representative: 

53 Jefferson Sdrd 
53 Jefferson Sdrd 
53 Jefferson Sdrd 
Daniel Du Perrouzel 

Time In: 
Time Out: 
# of workers: 

8:00 AM Page 
2:30 PM Weather: Cloudy 
1 

7 of 43 

Observation 9 

,_ ....._. 
Appendix 

Item Mobile Equipment Status Comment 

Comments 

Mobile equipment on site requires yearly inspections. 
Parking lot. 
Observed elevated work platform that requires a sticker and paperwork. 
Damage was observed to tires. Hydraulic fluid was observed under machine. 
Skid steer required yearly inspection. 

Party 
Involved 

Follow Up 

Regulation 0. Reg. 213/91 Construction Projects Follow Up 
Comments 

_ 
COMpUe• 

Location Building 

Observation 10 

Appendix 

Item Scaffolds and Work platforms Status Comment 
Observed scaffolding erected behind lot A. scaffold does not meet regulations. 
Recommend that a procedure be prepared for the dismantling of scaffold. 

Comments 

Party 
Involved 

Follow Up 

Regulation 0. Reg. 213/91 Construction Projects 

Location Building 

Follow Up 
Comments CornVeke 

Observation 11 Item Fire Prevention and Protection Status Verification 

.11  i 

ii illgoillw 

Appendix 

Comments 

Fire extinguishers are required throughout site. 
Observed propane heaters running and no fire extinguishers available. 
P1 
2 discharged / no pressure 
Lot 7 
Good 
Lot 18 
Discharged / no pressure 
Block G 
Good 
Discharged / no pressure 
Discharged/ no pressure 
Block H 
Good 

Party 
Involved 

Follow Up 

Regulation 
.•

 

0. Reg. 213/91 Construction Projects 
 

Follow Up 
Comments C,ocncteAe Location Building 

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9 Phone: 1 (800) 806-8444 www.trh-group.com 

203



OBSERVATION REPORT 
Gicrnp 

Date: 
Owner: 
Constructor: Elevate Construction Management 

Elevate Construction Management 

Jan 25, 2024 Project ID: 
Project: 
Location: 
Client Representative: 

53 Jefferson Sdrd 
53 Jefferson Sdrd 
53 Jefferson Sdrd 
Daniel Du Perrouzel 

Time In: 
Time Out: 
# of workers: 

8:00 AM 
2:30 PM 
1 

Page 8 of 43 
Weather: Cloudy 

Observation 12 Item Health and Hygiene Status Comment 

Comments 
Toilets on site required to be removed. 
Toilets are required to be heated and have running water for workers.  ee-4"- 44) 

Gee ne.A...t.- »ex...tic:, -fral te-r-. 

Party 
Involved 
Follow Up 

Regulation O. Reg. 213/91 Construction Projects Follow Up 
Comments . ocestst 0:4, Location Building 

Observation 13 Item 
_ 

Traffic Planning Status Verification 

Comments  
Traffic plan to be reviewed and posted. 
Site map to be marked with direction of travel and site office. 
If reversing of vehicles is required signage should be posted at gate requiring a spotter for reverse.  
Workers to wear reflective vests when entering work areas that could have equipment or vehicles present. .r. 

Party 
Involved 

Follow Up 

Regulation O. Reg. 213/91 Construction Projects Follow Up 
Comments CineD3Dt02 • Location Building 

Observation 14 Item Electrical and Energy Control Status Verification 

Comments 

Temporary power to be covered with the ability to lock. 
Covers to have danger due to high voltage sign. 
Observed covers and signs missing. 
Observed extension cords with missing ground pins. 

Party 
Involved 

Follow Up 

Regulation O. Reg. 213/91 Construction Projects 

Location Building 

Follow Up 
Comments cornv‘eAe-

Observation 15 

Appendix 

Item Flammable Storage / Dispensing Status Comment 

Comments 

Temporary heat was being run to majority of site. 
Propane was set up incorrectly. 
Windows and openings were sealed off to prevent adequate ventilation. 
Observed heaters set up and running close to materials, debris and structures. 
Some heaters were moved to a safer locatidn at time of inspection. 

Regulation O. Reg. 213/91 Construction Projects 

Location Building 

Party 
Involved 

Follow Up 

Follow Up 
Comments 

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9 Phone: 1 (800) 806-8444 wvvw.trh-drouro.com 
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OBSERVATION REPORT 
Date: 
Owner: 
Constructor: Elevate Construction Management 
Client: Elevate Construction Management 

Jan 25, 2024 Project ID: 
Project: 
Location: 
Client Representative: 

53 Jefferson Sdrd 
53 Jefferson Sdrd 
53 Jefferson Sdrd 
Daniel Du Perrouzel 

Time In: 
Time Out: 
# of workers: 

8:00 AM 
2:30 PM 
1 

Page 9 of 43 
Weather: Cloudy 

Observation 16 Item Housekeeping Status Comment 

Comments 

Housekeeping is required throughout. 
A trend of nails protruding from waste lumber was a hazard. dcp 
Nails regularly protruding from hand rails and guard rails. 
Materials covered in ice and snow causing materials to freeze into place.  
Stairs have debris or ice. 
Some areas have had materiel piled for removal. 
Observed drug and alcohol paraphernalia. Orientation should address 0 tolerance policies. 
Path of travel is difficult but blocked in some areas. 
In case of emergency emergency, services could be delayed. 
BLOCK G 
Rebar exposed in porch access point. 
Rebar caps required or area blocked off with signage to prevent access. 

Party 
Involved 

Follow Up 

Regulation 0. Reg. 213/91 Construction Projects 

Location Building 

Follow Up 
Comments oc)assto()‘ 

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9 Phone: 1 (800) 806-8444 www trh-group com 
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Page 10 of 43 

APPENDIX - OBSERVATION PHOTOGRAPHS 

Observation 1 

Observation 2 

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9 Phone: 1 (800) 806-8444 www.trh-grouo.com  
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Croup 
APPENDIX - OBSERVATION PHOTOGRAPHS 

Observation 3 
Page 11 of 43 

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9 Phone (800) 806-8444 www trh-oroun cam 
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APPENDIX - OBSERVATION PHOTOGRAPHS 

Page 12 of 43 
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APPENDIX - OBSERVATION PHOTOGRAPHS 
Page 13 of 43 
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APPENDIX - OBSERVATION PHOTOGRAPHS 

Page 14 of 43 
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APPENDIX - OBSERVATION PHOTOGRAPHS 
Cri-Critirs 

Page 15 of 43 

261 Millway Ave. Unit Concord, Ontario L4K 4K9 Phone 800) 806-844.4 www.tr roup.cOm 
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APPENDIX - OBSERVATION PHOTOGRAPHS 
Page 16 of 43 
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Page 17 of 43 
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APPENDIX - OBSERVATION PHOTOGRAPHS 

Observation 5 
Page 18 of 43 
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APPENDIX - OBSERVATION PHOTOGRAPHS 
Page 19 of 43 
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APPENDIX - OBSERVATION PHOTOGRAPHS 
Page 20 of 43 
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APPENDIX - OBSERVATION PHOTOGRAPHS 

Page 21 of 43 
Observation 6 
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APPENDIX - OBSERVATION PHOTOGRAPHS 

Page 22 of 43 
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Page 23 of 43 
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APPENDIX - OBSERVATION PHOTOGRAPHS 

Page 24 of 43 
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APPENDIX - OBSERVATION PHOTOGRAPHS 

Observation 7 

DON fitY vt-i4 - 

SCAFFOLD 
SCA;;OLD SCAFFOLD Stitrrin., 

Page 25 of 43 

0,13. 
,M1.4 
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Page 26 of 43 

261 Millway Ave. Unit 1, Concord, Ontario L4K 4K9 Phone: 1(600) 806-8444 www trhtgroup corn 

222



mime 

Grotty 
APPENDIX - OBSERVATION PHOTOGRAPHS 

Page 27 of 43 
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APPENDIX - OBSERVATION PHOTOGRAPHS 
Page 29 of 43 
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Observation 12 

Observation 13 

Page 36 of 43 
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Page 37 of 43 
Observation 14 
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Page 39 of 43 
Observation 15 
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APPENDIX - OBSERVATION PHOTOGRAPHS 
Page 43 of 43 

Notes: 
Additional Information: 
On site for audit. Elevate Construction Management has taken over production and this is an initial audit of conditions on site. 

Keith Harrington 

Consultant 

Daniel Du Perrouzel , Site Superintendent 

Report Reviewed With 

261 Mil!way Ave. Unit 1, Concord, Ontario L4K 4K9 Phone: 1 (800) 806-8444 www.trh-group.com 
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IN THE MATTER OF THE RECEIVERSHIP OF JEFFERSON PROPERTIES LIMITED PARTHERSNIP AND  
2011836 ONTARIO CORP (AS ITS GENERAL PARTNER) 

NOTICE TO TRADES AND SUPPLIERS 

As you are aware, on Wednesday January 24, 2024, Albert Gelman Inc. in its capacity as the Court 
Appointed Receiver (the “Receiver”) for Jefferson Properties Limited Partnership and 2011836 Ontario 
Corp. (as its general partner) temporarily halted construction to the site municipally located at 39, 53 and 
67 Jefferson Sideroad in Richmond Hill, ON (hereinafter referred to as the “Project”).  This decision was 
made after extensive discussions with the Receiver’s Director of Construction and with the first mortgagee 
that is funding the construction. 
 
The site shut down coincided with the replacement of the incumbent Project Construction Manager with 
the team at Elevate Construction Management (“Elevate”).  Elevate is currently working with Project’s  
Consultants to conduct an “as-is” Project deficiency audit to identify work in place and document all 
remaining Project deficiencies.  
 
In addition to the forgoing, this Notice is prepared to advise of the process moving forward in respect of 
payment of outstanding invoices and the continuation of services once the Project resumes. 
  
Process Regarding Payment of Outstanding Invoices 
 
The Receiver has implemented a strict process for review and approval for payment of invoices submitted 
by suppliers and trades.  All proper documentation and authorizations must be in place before any invoice 
will be considered for payment.  At this time a review of all outstanding accounts is being completed and 
the Receiver will notify parties of accounts that will be paid. 
 
The Receiver will not tolerate any form of intimidation related to verbal/physical abuse or any implied 
threats.  The Receiver will report any such incidents to the local Police authority.  
 
Continuation of Services 
 
The Receiver is working with Elevate and the Director of Construction regarding this matter.  The Elevate 
team will be reaching out to hold meetings with each individual sub-trade to review the scope of work 
remaining and to gauge their interest and ability to complete their portion of outstanding work.   
Thereafter, the Receiver, in consultation with Elevate and such other consultants and professionals as may 
be appropriate, will determine which trades and services the Receiver intends to continue using on a go 
forward basis. 
 
 

Albert Gelman Inc.,  
solely in its capacity as Court appointed Receiver of  
Jefferson Properties Limited Partnership and 2011836 Ontario Corp. (as general 
partner) and not in its personal or corporate capacity. 
 
 
Per:   Dan Woo, CIRP, LIT  
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IN THE MATTER OF THE RECEIVERSHIP OF JEFFERSON PROPERTIES LIMITED PARTHERSNIP AND  

2011836 ONTARIO CORP (AS ITS GENERAL PARTNER) 

NOTICE TO TRADES AND SUPPLIERS 

 

 

Dear Trades and Suppliers, 
 
On January 31, 2024, the Receiver's first notification was sent to all trades and suppliers. For your 
convenience, a copy of the notice is attached herewith. 
 
In alignment with the Receiver's directive dated January 31, 2024, a stringent process has been 
implemented for the assessment and approval of invoices from both suppliers and trades. 
 
To enhance the efficiency of this process, the Receiver has categorized the invoice submission into two 
streams based on the completion date of the work: 
 

1. Work Completed and Invoiced Before January 24, 2024:  
For any work completed before January 24, 2024, please submit any outstanding invoices, along 
with a duly signed purchase order and other relevant documents (referred to as the "Documents") 

to the Receiver by email at Jeffersontradessuppliers@albertgelman.com. Ensure all 

submissions reach the Receiver by February 8, 2024. 
 

2. Work Completed and Invoiced On or After January 24, 2024:  
For work completed after January 24, 2024, coinciding with the appointment of the new 
Construction Manager, Elevate Construction Management Inc. ("Elevate"), submit all pertinent 
Documents to Elevate for the initial review and approval process.  No changes have been made to 
the invoice cycle, and no exceptions will be made.  
 

Your prompt attention to these submission guidelines ensures an efficient review process. We appreciate 
your cooperation in adhering to these procedures. 
 
 
 
ALBERT GELMAN INC., 
solely in its capacity as Court appointed Receiver of  
Jefferson Properties Limited Partnership and 2011836 Ontario Corp. (as general partner) and not in its 
personal or corporate capacity 

 
 
 
Per:   Dan Woo, CIRP, LIT  
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ALBERT GELMAN 
Notice and Statement of the Receiver 

(Subsections 245(1) and 246(1) of the Act) 

In the Matter of the Receivership of Jefferson Properties Limited Partnership and 
2011836 Ontario Corp. as its general partner 

The Receiver gives notice that: 

1. On the 21st day of December 2023, the undersigned, Albert Gelman Inc., became the 
Receiver (the "Receiver") of Jefferson Properties Limited Partnership and 2011836 
Ontario Corp. as the general partner (collectively referred to as the "Debtors"). The 
assets of the Debtors are listed below along with its book values. The assets are 
hereinafter referred to as the "Property": 

Description Net Book Value ($) 
Cash in Bank $ 11,435.59 
Construction in Progress $94,728,280.83 

2. The undersigned became Receiver by virtue of being appointed by the Ontario 
Superior Court pronounced on December 21, 2023. A copy of the receivership order 
is available on the Receiver's website at: https://www.albertgelman.com/corporate-
solutions/other-engagements/ 

3. On December 21, 2023 The Receiver took possession and control of the Property. 

4. The following information relates to the receivership: 

a) Debtor's address: 300-8000 Jane Street, Concord, ON, L4K 3W4 

b) Principal Director and an officer: Mr. Fangxi (Fanseay) Wang 

c) Principal line of business: Construction and development 

d) Location of Property: PIN No. 03208-3229 (LT): Block 1, Plan 65M4637, City of 
Richmond hill; and PIN No. 03208-3230 (LT): PT LTS B&C, Plan 1916 Being Part 
3: Plan 65R-37587, City of Richmond Hill 

e) Municipal address: 39, 53, 67 Jefferson Side Road, Richmond Hill, Ontario 

f) Based upon a preliminary review of the Debtors records, the following is a list of 
creditors who hold a mortgage against the real property: 

• Cameron Stephens Mortgage Capital Ltd —$47,795,902.55 

RI; (()V [IZ STA fl I. 1 I Y SU (: (11 
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• WPC GP I Inc. and Windsor private Capital Limited Partnership-
$5,000,000.00 

• Berkley Insurance Company- $10,440,000.00 
• Dragon Holding Real Estate Fund SPC- $11,000,000.00 

g) PPSA search results show the following additional creditors: 

• The Brick Warehouse LP 
• Berkley Insurance Company 
• Kubota Canada Ltd. 

(e) The list of other creditors and amount owed to each is attached hereto as Schedule 
LiA51 

(f) The Receiver's plan of action is to complete the condominium and town home 
development and to review the pre-sale contracts. 

(g) Contact person for receiver is 

Mr. Tom McElroy, Tel: 416.504.1650 ext. 117, Email: tmcElroy@AlbertGelman.com; or 

Ms. lanina Raguimov Tel: 416-504-1650 Ext. 119, Email: iraguimov@albertgelman.com 

Dated at Toronto, this 2nd day of January 2024. 

Albert Gelman Inc., 
solely in its capacity as Court appointed 
Receiver of Jefferson Properties Limited 
Partnership and 2011836 Ontario Corp. (as 
general partner) and not in its personal or 
corporate capacity. 

Per: 

Dan Woo, CIRP, LIT 

2. 
For: Bryan Gelman, CIRP, LIT 

ALBERTA GELMAN 
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District of: 
Division No. 
Coud No. 
Estate No. 

eck,c,mt A 
FORM 78- Continued 

List "A" 
Unsecured Creditors 

Jefferson Properties Limited Partnership & 211836 Ontario Corp. 

No. Name of creditor Address Unsecured claim Balance of claim 
, 

Total claim 
1 ist Choice Disposal 2117 Codtin Cres 

Rexdaie ON NOW 5K7 
21,582.31 0.00 21,582.31 

2 Albert Gelman 11,300.00 0.00 11,300.00 

3 All Can Doors & Hardware Inc. 70 Silton Road, Unit 14 
Woodbridge ON L4L 8B9 

58,714.80 0.00 58,714.80 

4 Alpha Concrete Solution Inc 
Affix Neri 

42,513.14 0.00 42,513.14 

5 Amplify Masonry 
Attn: Kelly Deschamps 

47,483.41 0.00 47,483.41 

6 Ararat Wall Systems 
Attn: Mehmat 

64,515.94 OM 64,515.94 

7 Arthur Anal Lifts 
Attrc Rino 

2,260.00 0.00 2,260.00 

8 Astley Gilbert Limited 
Attrc Ombis 

577 Edgeley Blvd., Unit 7 
Concord ON L4K 4B2 

5,069.32 0.00 5,069.32 

9 Avoniea Kitchen And Bathroom Concepts 
Attrr Giovanni 

35,798.40 0.00 35,798.40 

10 Bel-Com Recycling Inc. 123,080.33 0.00 123,080.33 

11 Berkley Insurance Company 145 King Street West Suite 1000 
Toronto ON IV5H 1J8 

1.00 0.00 1.00 

12 Blue Grove Engineering Group Inc. 
Attrr Nick 

1 Sheffield Street 
Toronto ON fiffiM 3E5 

1,073.50 0.00 1,073.50 

13 Brafasco White Cap Supply 100 Gail:rat Dr 
Vaughan ON L4L OB9 

2,774.91 0.00 2,774.91 

14 Cameron Stephens Mortgage Capital Ltd 
Attn: John David 

25 Adelaide Street East, Suite 600 
Toronto ON N'6C 3A1 

1.00 0.00 1.00 

15 Canada Engineering Services Inc. 
8895 

39 Davisbrook Blvd. 
Scarborough ON MIT 2116 

1,952.92 0.00 1,952.92 

16 Canadian Rental 
Attrr Rifo 

18,932.35 0.00 18,932.35 

17 Canadian Springs 
_ 

PO Box 4514 STN A do T45140 
Toronto ON NM 4L7 

679.43 0.00 679.43 

18 Cooper Equipment Rentals Limited 
Ada Donna Dears 

do TX4009c PO Box 4590 Stn A 
Toronto ON 

14,125.00 0.00 14,125.00 

19 Core Constructors 
Attn: Frank Servello 

285,215.85 0.00 285,215.85 

20 CRA - Tax - Ontario Shawinigan-Sud National Verification and Collection 
Centre 
4695 Shawinigan-Sud Blvd 
Shawinigan-Sud QC G9P 5H9 

1.00 0.00 1.00 

21 Dillon Brothers Roofing 
Attrr Lisa 

46,385.37 0.00 46,385.37 

22 Dragon Holding Global Real Estate Funds SPC 
Attrr Fanseay Wang * ON 

1.00 0.00 1.00 

23 ECO Barriers 
Attrr Mike 

35,717.04 0.00 35,717.04 

02-Jan-2024 
Date 

Page 2 of 11 
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District of: 
Division No. 
Court No. 
Estate No. 

FORM 78- Continued 

List 'A" 
Unsecured Creditors 

Jefferson Properties Limited Partnership & 211836 Ontario Corp. 

No. Name of creditor Address Unsecured claim Balance of claim Total claim 
24 EDG Cor Inc. 

Attrt ENZO DIGIOVANNI 
14,125.00 0.00 14,125.00 

25 Emergency Propane Service 
Attn: Rino 

6,033.50 0.00 6,033.50 

26 Fammpa Inc. 
Attn: Danny 

135,600.00 0.00 135,600.00 

27 Garfinkle Merman LLP 
Attn: Wendy Greenspoon 

11,300.00 0.00 11,300.00 

28 Glynn Group 
Attn: Martin Glynn 

6,780.00 0.00 6,780.00 

29 GM Global Inc. 
Attn: Ghulam Murtaza 

1-50 Valieyview Road 
Kitchener ON NME 1L6 

5,339.38 0.00 5,339.38 

30 Hard Core Drilling Company 
Attn: Peter 

95 Marion Street 
Mt Hope ON LOR 1W0 

19,831.50 0.00 19,831.50 

31 Hera Services 
Attu Alex 

191Kemp Road East 
Grimsby ON L3M 4E7 

49,597.96 0.00 49,597.96 

32 Ideal Plumbing 
Attn: Nafiseh H 

44,951.40 0.00 44,951.40 

33 ILF Enterprises 
Attrt Fab 

43 King Street W, Unit 601 
Bolton ON 

43,495.96 0.00 43,495.96 

34 J.D. Barnes Ltd. 
Atli Yahul 

4,482.15 0.00 4,482.15 

35 JC Capital Concrete 
Attu Sarah Jewell 

5,844.49 0.00 5,844.49 

36 JCL Pump 
Attn: Sarah Jewell 

1.00 0.00 1.00 

37 JEcoulter 
Attn: Howard Patllik 

1.00 0.00 1.00 

38 Jefferson Properties Limited Partnership 
Attn: Fanseay Wang 
<fanseayw@grandgracedevelopmentcom> 

1.00 0.00 1.00 

39 Kubota Canada Ltd 
Affix Tara Benson 

1155 Kubota Dr 
Pickering ON L1X 0H4 

1.00 0.00 1.00 

40 Lela Glass and Railing 
Attn: Ali Lab 

68,622.08 0.00 68,622.08 

41 LEBLON CARPENTRY INC. 
Attn: Jonathan Da silva 

475,050.19 0.00 475,050.19 

42 Live Petrol Inc. 
Attn: Sandra 

2645 Skymark Ave, Suite 205 
Mississauga ON L4W 4H2 

13,983.75 0.00 13,983.75 

43 Mary Langdon 7,800.00 0.00 7,800.00 
44 Masongsong 

Attrt Andrew 1p 
18,657.03 0.00 18,657.03 

45 Maven Group 
Attu Tim 

50,082.02 0.00 50,082.02 

678.00-46 Muititech 
Attn: Chona Mangrobang 

2025 Meadotwaie Blvd, Unit 2 
Mississauga ON L5N 5N1 

678.00 0.00 

02-Jan-2024 
Date 

Page 3 of 11 
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District of: 
Division No. 
Court No. 
Estate No. 

FORM 78- Continued 

List 'A' 
Unsecured Creditors 

Jefferson Properties Limited Partnership & 211836 Ontario Corp. 

No. Name of creditor Address Unsecured claim Balance of claim Total claim 
47 Oakdale Drywall 

Attu David D'Angelo 
314,151.30 0.00 314,151.30 

48 Ontario Trucking and Disposal LTD. 
Attn: Sarah Jewell 

29,189.20 0.00 29,189.20 

49 PC Caulking Restoration 35,408.34  0.00 35,408.34 
50 PDEK Global Services Management Consulting 

Atta James 
8000 Jane Street, Unit 300 Tower B 
Conord ON L4K 3W4 

9,040.00  0.00 9,040.00 

51 Read Jones Christoffersen Ltd. 1.00 0.00 1.00 

52 Roadway Towing Inc. 172,008.60 0.00 172,008.60 

53 Ryan design2 
Attrr Violeta Moraru 

100 Sunrise Ave, Suite 111 
Toronto ON M4A 1B3 

1.00  0.00 1.00 

54 Safex Workplace Safety Manager 1,220.40 0.00 1,220.40 

55 Srn2 
Attn: Greg Raspin 

30,662.55 0.00 30,662.55 

56 Stephanson's 
Attrr Mital Prajapati 

6895 Columbus Rd 
Mississauga ON L5T 2G9 

14,632.12 0.00 14,632.12 

57 Structures RBR Inc. 
Attn: Jessie Turgeon 

370 Rue Industrielle 
Saints-Anges QC GOS 3E0 

84,435.94 0.00 84,435.94 

58 Sure Way Enterprises Ltd 
Attrc Susan Song 

, 
93,719.10 0.00 93,719.10 

59 Tech Force Company 
Attrt Rishi Parsana 

16,823.21 0.00 16,823.21 

60 Technical Concrete Solutions Ltd. 
Attn: Helder Lopes 

1341Kerrisdale Blvd 
Newmarket ON L3Y 8Z8 

1,249.41  0.00 1,249.41 

61 The Brick Warehouse LP 
Attn Rem Qamber 

16930 114 Avenue NW 
Edmonton AB T5M 3S2 

1.00 0.00 1.00 

62 Throne Porta Potty Inc 
Attrt Elsa McHugh 

1-55 Winges Rd 
Woodbridge ON L4L 6B4 

6,213.55 0.00 6,213.55 

63 Todd Glen 
Attrr John Todd 

11,300.00 0.00 11,300.00 

64 Watson Building Supplies 2-50 Royal Group Crescent 
Woodbridge ON L4H 1X9 

9,864.57 0.00 9,864.57 

65 Workplace Safety and Insurance Board 
Attrr Eric Kupka 

200 Front St W, 22nd Floor 
Toronto ON M5V 3J1 

1.00 0.00 1.00 

66 WPC GP 1 Inc. /Windsor Private Capital Limited 
Partnership 
AM Jordan M Kupinsky 

1.00 0.00 1.00 

Total: 2,631,359.72 0.00 2,631,359.72 

02-Jan-2024 
Date 

Page 4 of 11 
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The Receivership of 2011836 Ontario Corp. and Jefferson Properties Limited Partnership
Interim Statement of Receipts and Disbursements
For the Period December 21, 2023 to February 22, 2024
(in CAD; unaudited)

Notes Amount
Receipts

Receiver's Borrowings 1 9,500,000   
Cash in bank transferred to estate 2 46,950          
Interest 689                

Total receipts 9,547,639   

Disbursements
Project construction and related costs (including HST) 3 4,988,259   
Professional fees 4

Receiver 305,462       
HST 39,710          
Receiver's counsel 44,473          
HST 5,780            

Receiver disbursements and administrative costs 5 17,101          
HST on Receiver disbursements and administrative costs 2,109            
Filing fees paid to the Official Receiver 75                   

Total disbursements 5,402,969   

Estate cash balance 4,144,670   

General Note

Notes
1.

2.

3.

4.

5.

Capitalized terms in the Notes not otherwise defined have the meanings given to them in the Receiver's 
second report to Court dated February 26, 2024.

In accordance with the Appointment Order and the February 2 Order, the Receiver has borrowed  $9.5 
million.

Represents cash in the Company's bank accounts, which was transferred to the Receiver's estate 
account following the Appointment Date.

Represents amounts paid to trades and suppliers following the Appointment Date in connection with 
the construction of the Project. The balance includes sales taxes paid on these disbursements. Also 
includes amounts paid for accounting services and cost consulting services.

Represents fees paid to the Receiver and its counsel.

Includes various disbursements and administrative costs of the Receiver, including travel, parking, 
postage, security, search fees, bank charges, photocopying, mail re-direction and IT services.
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Thomas John McElroy, a Commissioner, etc., 
Province of Ontario, for Albert Gelman Inc. 
Expires February 14, 2025 
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Thomas John McElroy, a Commissioner, etc.,
Province of Ontario, for Albert Gelman Inc.
Expires February 14, 2025
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 Thomas John McElroy, a Commissioner, etc.,
Province of Ontario, for Albert Gelman Inc.
Expires February 14, 2025
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Thomas John McElroy, a Commissioner, etc.,
Province of Ontario, for Albert Gelman Inc.
Expires February 14, 2025

305



306



 

 

 

  

Appendix Q

307



        Court File No. CV-23-00710795-00CL 
 

  ONTARIO  
SUPERIOR COURT OF JUSTICE 

(COMMERCIAL LIST) 
 

B E T W E E N: 
CAMERON STEPHENS MORTGAGE CAPITAL LTD. 

Applicant 
 

-and- 
 

2011836 ONTARIO CORP., JEFFERSON PROPERTIES LIMITED PARTNERSHIP, 
1000162801 ONTARIO CORP., AMERCAN CORPORATION  

and 1000199992 ONTARIO CORP. 
Respondents 

 
APPLICATION UNDER SUBSECTION 243(1) OF THE BANKRUPTCY AND 

INSOLVENCY ACT, R.S.C. 1985, c. B-3, AS AMENDED AND SECTION 101 OF THE 
COURTS OF JUSTICE ACT, R.S.O. 1990, c. C.43, AS AMENDED 

 

 
AFFIDAVIT OF BEATRICE LOSCHIAVO 

(Sworn February 26, 2024) 

 

 I, Beatrice Loschiavo, of the Town of Toronto, in the Province of Ontario, MAKE OATH 

AND SAY: 

1. I am an assistant at the law firm of Paliare Roland Rosenberg Rothstein LLP 

(“Paliare Roland”).  I have personal knowledge of the matters to which I hereinafter 

refer. 

2. Pursuant to the order of the Honourable Court dated December 21, 2023 (the 

“Appointment Order”), Albert Gelman Inc. was appointed as receiver (the 

“Receiver”) without security, of all the assets, undertakings and properties of the 

Respondents. 

3. Paliare Roland has provided legal services to and incurred disbursements on behalf 

of the Receiver.  The detailed invoices attached hereto and marked as Exhibit “A” 
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are dockets (the “Dockets”) which set out Paliare Roland’s fees and disbursements 

from November 29, 2024 to January 31, 2024. The Dockets describe the services 

provided and the amounts charged by Paliare Roland. 

4. The following is a summary of the professionals whose services are reflected in the 

Dockets, including hourly rates, fees billed, hours billed and the average hourly rate 

charged by Paliare Roland.  The hourly rates charged are the usual hourly rates 

charged by Paliare Roland for the listed professionals. 

 

Professional Hourly Rate Hours Billed Fees Billed 

Jeff Larry  $845/hr 32.2 $30,195.00 

Daniel Rosenbluth $650/hr 0.20 $123.00 

Ryan Shah $500/hr 26.00 $13,000.00 

Deanna Watters $275/hr 3.50 $962.50 

Subtotal  61.9 $44,280.50 

 

5. Inclusive of HST and disbursements, the total amount of the Dockets are $50,253.29  

 

SWORN remotely by Beatrice Loschiavo at 
the City of Toronto, in the Province of 
Ontario before me, on this ___ day of 
February 2024 in accordance with O. Reg. 
431/20, Administering Oath or Declaration 
Remotely 
 

 

  

A Commissioner for taking Affidavits 

) 

) 

) 

) 

) 

) 

) 

) 

 
 

 

 

 

 

 

 

  

BEATRICE LOSCHIAVO 

 

 

26th
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This is Exhibit “A” 
Referred to in the Affidavit of Beatrice Loschiavo 

Affirmed remotely before me this 26th day of February, 2024 
 
 

 
 

  

 

A Commissioner for Taking Affidavits (or as may be) 
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35th Floor 
155 Wellington St. West 
Toronto, Ontario M5V 3H1 
Canada 

416.646.4300 
paliareroland.com 

 
  
Private and Confidential 
Bryan Gelman 
Albert Gelman Inc. 
100 Simcoe St. 
Suite 125 
Toronto, Ontario  M5H 3G2 
 
 

December 31, 2023  
Invoice No.: 124252  

Our File No.: 36410-101846  
 

 
RE: Jefferson  

 

 
ERRORS AND OMISSIONS EXCLUDED TERMS: DUE UPON RECEIPT. AMOUNTS ARE STATED IN CANADIAN DOLLARS UNLESS OTHERWISE INDICATED. 
INTEREST AT THE RATE OF 5.3% PER ANNUM WILL BE CHARGED ON ALL AMOUNTS NOT PAID WITHIN ONE MONTH FROM THE DATE OF THIS INVOICE. 

HARMONIZED SALES TAX REGISTRATION NUMBER 88366 4518 RT 0001 

 
 

 
FOR PROFESSIONAL SERVICES RENDERED on this matter for the period ending December 31, 
2023: 
 

 
 

 
OUR FEES  $ 7,233.00)  
Non Taxable Disbursements  8.00) 
Total Disbursements subject to HST 14.69) 
Total HST 942.20) 
 
INVOICE TOTAL  $ 8,197.89)  
 
 
 
 
 
 
PALIARE ROLAND ROSENBERG ROTHSTEIN LLP  
 
 
 

 

  
 
 
 

Per: 

 
 Jeffrey Larry  

311



 

35th Floor 
155 Wellington St. West 
Toronto, Ontario M5V 3H1 
Canada 

416.646.4300 
paliareroland.com 

 
  
Private and Confidential 
Bryan Gelman 
Albert Gelman Inc. 
100 Simcoe St. 
Suite 125 
Toronto, Ontario  M5H 3G2 
 
 

December 31, 2023  
Invoice No.: 124252  

Our File No.: 36410-101846  
 

 
RE: Jefferson  

 

 
ERRORS AND OMISSIONS EXCLUDED TERMS: DUE UPON RECEIPT. AMOUNTS ARE STATED IN CANADIAN DOLLARS UNLESS OTHERWISE INDICATED. 
INTEREST AT THE RATE OF 5.3% PER ANNUM WILL BE CHARGED ON ALL AMOUNTS NOT PAID WITHIN ONE MONTH FROM THE DATE OF THIS INVOICE. 

HARMONIZED SALES TAX REGISTRATION NUMBER 88366 4518 RT 0001 

 
 

  
FOR PROFESSIONAL SERVICES RENDERED on this matter for the period ending December 31, 
2023: 
 

DATE LYR DESCRIPTION RATE) HOURS AMOUNT) 
29/11/23_ 
 

JL  Call with B. Gelman, W. 
Greenspoon, J. David and T. 
McElroy; consider issues and 
next steps; _ 
 

 900.00)     1.20  1,080.00) 

30/11/23_ 
 

JL  Review report; _ 
 

 900.00)     0.30  270.00) 

04/12/23_ 
 

JL  Review and consider 
forbearance agreement; 
correspondence with W. 
Greenspoon; correspondence 
with Albert Gelman; review 
and consider pre-filing report; 
_ 
 

 900.00)     0.60  540.00) 

05/12/23_ 
 

JL  Discussion and consider 
issues re: application and 
appointment; _ 
 

 900.00)     0.20  180.00) 

06/12/23_ 
 

JL  Review and consider 
commitment letter; 
correspondence and 
telephone calls; _ 
 

 900.00)     0.30  270.00) 

07/12/23_ 
 

JL  Call with T. McElroy; 
correspondence and consider 
issues; _ 
 

 900.00)     0.30  270.00) 
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  Invoice No.: 124252  
 Our File No.: 36410-101846 
  Page No.: 2 

 

 
 

ERRORS AND OMISSIONS EXCLUDED TERMS: DUE UPON RECEIPT. AMOUNTS ARE STATED IN CANADIAN DOLLARS UNLESS OTHERWISE INDICATED. 
INTEREST AT THE RATE OF 5.3% PER ANNUM WILL BE CHARGED ON ALL AMOUNTS NOT PAID WITHIN ONE MONTH FROM THE DATE OF THIS INVOICE. 

HARMONIZED SALES TAX REGISTRATION NUMBER 88366 4518 RT 0001 

 

DATE LYR DESCRIPTION RATE) HOURS AMOUNT) 
11/12/23_ 
 

JL  Prepare for and attend 
hearing; call with Receiver and 
counsel; various issues and 
correspondence re 
appointment; _ 
 

 900.00)     1.20  1,080.00) 

15/12/23_ 
 

JL  Review and comment on 
supplementary affidavit; 
discussion with Receiver; 
review materials; _ 
 

 900.00)     1.10  990.00) 

19/12/23_ 
 

JL  Correspondence with D. Woo; 
call with D. Woo; 
correspondence with J. David; 
call to T. McElroy; review 
funding issues; _ 
 

 900.00)     1.10  990.00) 

21/12/23_ 
 

JL  Various calls re increase to 
receiver's borrowing authority; 
correspondence; contact court; 
_ 
 

 900.00)     1.40  1,260.00) 

21/12/23_ 
 

DR  Preparing request for urgent 
motion; _ 
 

 615.00)     0.20  123.00) 

23/12/23 JL  Correspondence with A. 
Gelman;  

 900.00)     0.20  180.00) 

 
TIME SUMMARY   
 
MEMBER HOURS RATE VALUE 
Larry, Jeffrey (JL) 7.90 900.00 7,110.00  
Rosenbluth, Daniel (DR) 0.20 615.00 123.00  

 8.10   
 
OUR FEES  $ 7,233.00) 
HST at 13% 940.29) 
 
Non Taxable Disbursements:   

 Search Disbursement - Non-taxable  8.00) 
 
Taxable Disbursements:  
 

 Search Disbursement  14.69) 
HST at 13% 1.91) 
 
INVOICE TOTAL  $ 8,197.89)  
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35th Floor 
155 Wellington St. West 
Toronto, Ontario M5V 3H1 
Canada 

416.646.4300 
paliareroland.com 

 
 
Private and Confidential 
Bryan Gelman 
Albert Gelman Inc. 
100 Simcoe St. 
Suite 125 
Toronto, Ontario  M5H 3G2 
 

December 31, 2023 
Invoice No.: 124252  

Our File No.: 36410-101846 
 

  
RE: Jefferson  
 
 

 
 

 

 
 

 
REMITTANCE COPY  

PLEASE REMIT WITH PAYMENT  
 

 
OUR FEES  $ 7,233.00) 
Non Taxable Disbursements  8.00) 
Total Disbursements subject to HST 14.69) 
Total HST 942.20) 
 
INVOICE TOTAL  $ 8,197.89)  
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35th Floor 
155 Wellington St. West 
Toronto, Ontario M5V 3H1 
Canada 

416.646.4300 
paliareroland.com 

 
  
Private and Confidential 
Bryan Gelman 
Albert Gelman Inc. 
100 Simcoe St. 
Suite 125 
Toronto, Ontario  M5H 3G2 
 
 

January 31, 2024  
Invoice No.: 124737  

Our File No.: 36410-101846  
 

 
RE: Jefferson  

 

 
ERRORS AND OMISSIONS EXCLUDED TERMS: DUE UPON RECEIPT. AMOUNTS ARE STATED IN CANADIAN DOLLARS UNLESS OTHERWISE INDICATED. 
INTEREST AT THE RATE OF 5.3% PER ANNUM WILL BE CHARGED ON ALL AMOUNTS NOT PAID WITHIN ONE MONTH FROM THE DATE OF THIS INVOICE. 

HARMONIZED SALES TAX REGISTRATION NUMBER 88366 4518 RT 0001 

 
 

 
FOR PROFESSIONAL SERVICES RENDERED on this matter for the period ending January 31, 
2024: 
 

 
 

 
OUR FEES  $ 37,047.50)  
Total Disbursements subject to HST 169.66) 
Total HST 4,838.24) 
 
INVOICE TOTAL  $ 42,055.40)  
 
 
 
 
 
 
PALIARE ROLAND ROSENBERG ROTHSTEIN LLP  
 
 
 

 

  
 
 
 

Per: 

 
 Jeffrey Larry  

316



 

35th Floor 
155 Wellington St. West 
Toronto, Ontario M5V 3H1 
Canada 

416.646.4300 
paliareroland.com 

 
  
Private and Confidential 
Bryan Gelman 
Albert Gelman Inc. 
100 Simcoe St. 
Suite 125 
Toronto, Ontario  M5H 3G2 
 
 

January 31, 2024  
Invoice No.: 124737  

Our File No.: 36410-101846  
 

 
RE: Jefferson  

 

 
ERRORS AND OMISSIONS EXCLUDED TERMS: DUE UPON RECEIPT. AMOUNTS ARE STATED IN CANADIAN DOLLARS UNLESS OTHERWISE INDICATED. 
INTEREST AT THE RATE OF 5.3% PER ANNUM WILL BE CHARGED ON ALL AMOUNTS NOT PAID WITHIN ONE MONTH FROM THE DATE OF THIS INVOICE. 

HARMONIZED SALES TAX REGISTRATION NUMBER 88366 4518 RT 0001 

 
 

  
FOR PROFESSIONAL SERVICES RENDERED on this matter for the period ending January 31, 
2024: 
 

DATE LYR DESCRIPTION RATE) HOURS AMOUNT) 
05/01/24_ 
 

DW  Instructions from J. Larry; 
conduct title searches: PIN 
03208-3229 and PIN 03208-
3230; provide status of search 
results to J. Larry; review 
Richmond Hill website 
regarding obtaining tax 
certificates; email to J. Larry; _ 
 

 275.00)     1.10  302.50) 

08/01/24_ 
 

DW  Email with J. Larry; conduct 
title search: 39 Jefferson Side 
Road, Richmond Hill, ON; 
continued research to obtain 
tax certificates from Richmond 
Hill; conduct title searches for 
municipal addresses: 39 
Jefferson Side Road; 53 
Jefferson Side Road; 67 
Jefferson Side Road; email 
with ESC Corporate Services 
re criteria for search for 67 
Jefferson Side Road; _ 
 

 275.00)     1.00  275.00) 

09/01/24_ 
 

JL  Calls and correspondence with 
receiver and counsel; review 
and consider agreements and 
modifications; _ 
 

 950.00)     0.80  760.00) 
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  Invoice No.: 124737  
 Our File No.: 36410-101846 
  Page No.: 2 

 

 
 

ERRORS AND OMISSIONS EXCLUDED TERMS: DUE UPON RECEIPT. AMOUNTS ARE STATED IN CANADIAN DOLLARS UNLESS OTHERWISE INDICATED. 
INTEREST AT THE RATE OF 5.3% PER ANNUM WILL BE CHARGED ON ALL AMOUNTS NOT PAID WITHIN ONE MONTH FROM THE DATE OF THIS INVOICE. 

HARMONIZED SALES TAX REGISTRATION NUMBER 88366 4518 RT 0001 

 

DATE LYR DESCRIPTION RATE) HOURS AMOUNT) 
09/01/24_ 
 

RS  Meet with J. Larry re. file; 
research re. construction lien 
issue; _ 
 

 500.00)     1.10  550.00) 

09/01/24_ 
 

DW  Jefferson Side Road 
properties - email to J. Larry 
with details regarding title 
searches / tax certificates; 
emails with ESC Corporate 
Services regarding ordering 
tax certificates; place order for 
tax certificate for PIN 03208-
3229; _ 
 

 275.00)     0.70  192.50) 

10/01/24_ 
 

JL  Various email 
correspondence; calls with 
Receiver; consider issues re 
payout; revise notice to 
homebuyers; discuss with D. 
Woo; _ 
 

 950.00)     1.20  1,140.00) 

11/01/24_ 
 

JL  Call with Receiver; 
correspondence with A. 
Gelman; issues re contracts 
and potential borrowings; 
discussion internally; _ 
 

 950.00)     1.20  1,140.00) 

15/01/24_ 
 

JL  Various calls and 
correspondence; review 
Camcos agreement; 
discussion with R. Shah; _ 
 

 950.00)     1.60  1,520.00) 

16/01/24_ 
 

JL  Call with T. Dunn; call with 
Receiver; lien issues; various 
issues re development; calls 
with R. Shah; consider issues; 
draft Non Disclosure 
Agreement; _ 
 

 950.00)     2.20  2,090.00) 

16/01/24_ 
 

RS  Email J. Larry re. request for 
receiver's consent to lift stay; 
research re. same; email T. 
McElroy re. same; attend 
meeting with debtor's counsel; 
meet with clients re. various 
next steps; review and revise 
Camcos agreement; _ 

 500.00)     2.90  1,450.00) 
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17/01/24_ 
 

JL  Various matters including calls 
with Receiver, internal 
discussions and video call, 
review and consdier lien 
issues; review and comment 
on draft report; _ 
 

 950.00)     1.60  1,520.00) 

17/01/24_ 
 

RS  Review and revise Camcos 
consulting agreement; email J. 
Larry re. same; draft response 
to lien claimant's letter; email 
J. Larry re. same; revise same; 
send same to counsel for lien 
claimant; _ 
 

 500.00)     1.40  700.00) 

17/01/24_ 
 

DW  Instructions from J. Larry; 
conduct title searches - 
Jefferson properties: PIN 
03208-3229 and PIN 03208-
3230; receipt and review of 
search results and provide 
status to J. Larry; _ 
 

 275.00)     0.30  82.50) 

18/01/24_ 
 

JL  Various matters including calls 
with Receiver; review and 
comment on Camcos 
agreement; discussions with 
R. Shah; preparing notice of 
motion and draft order; _ 
 

 950.00)     1.50  1,425.00) 

18/01/24_ 
 

RS  Review agreement re. Glynn 
Group; email J. Larry re. 
same; meet with J. Larry re. 
motion materials; prepare 
motion materials for motion to 
increase borrowing limit; _ 
 

 500.00)     1.30  650.00) 

19/01/24_ 
 

JL  Call with T. Dunn; call with 
Receiver; email 
correspondence to T. Dunn; 
consider issues re motion and 
materials; _ 
 

 950.00)     0.80  760.00) 

19/01/24_ 
 

RS  Prepare motion materials for 
motion to increase borrowing 
power; send same to clients; _ 

 500.00)     1.10  550.00) 
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19/01/24_ 
 

DW  Receipt and review of Tax 
Certificates from City of 
Richmond Hill re: 39 Jefferson 
Side Road and for PIN 3280-
3229; emails to J. Larry with 
status update; _ 
 

 275.00)     0.40  110.00) 

22/01/24_ 
 

JL  Calls and correspondence with 
T. McElroy and D. Woo re lien 
and other issues; _ 
 

 950.00)     0.70  665.00) 

22/01/24_ 
 

RS  Review and revise materials 
for motion to increase 
borrowing limit; serve same; 
file same; correspondence 
with J. Larry re. same; _ 
 

 500.00)     1.30  650.00) 

23/01/24_ 
 

JL  Calls with T. McElroy, D. Woo 
and A. Zeldin; review and 
comment on NDA; discussion 
with W. Greenspoon; 
conference with R. Shah re 
priority issues; review 
correspondence from T. Dunn; 
_ 
 

 950.00)     1.40  1,330.00) 

23/01/24_ 
 

RS  Meet J. Larry re. construction 
lien research issue; research 
same; _ 
 

 500.00)     2.70  1,350.00) 

24/01/24_ 
 

JL  Call with lenders and Albert 
Gelman; call with Bryan 
Gelman; discussion with R. 
Shah; call with W. 
Greenspoon; _ 
 

 950.00)     0.80  760.00) 

24/01/24_ 
 

RS  Research receiver's 
obligations under Construction 
Act; discuss same with J. 
Larry; _ 
 

 500.00)     2.70  1,350.00) 

25/01/24_ 
 

JL  Call with Albert Gelman Inc.; 
review and consider 
correspondence from Tim 
Dunn; discussion with R. Shah 
re various mattes; _ 

 950.00)     0.90  855.00) 
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25/01/24_ 
 

RS  Meet with clients re. motion to 
increase borrowing limit; 
review contract between grand 
grace and construction 
manager; reply to lien claimant 
eco re. consent to file action; _ 
 

 500.00)     1.80  900.00) 

26/01/24_ 
 

JL  Calls with Receiver; review 
and revise report to T. Dunn; 
correspondence with T. Dunn; 
review correspondence from 
G. Azeff; prepare for hearing; 
_ 
 

 950.00)     2.60  2,470.00) 

26/01/24_ 
 

RS  Draft response to opposing 
counsel re. borrowing; fill out 
counsel slip; email counsel re. 
same; draft Glynn Group 
contract; hyperlink motion 
record on caselines; email 
service list re. motion; _ 
 

 500.00)     2.10  1,050.00) 

27/01/24_ 
 

JL  Call with T. McElroy; call with 
G. Azeff; correspondence with 
A. Gelman; _ 
 

 950.00)     0.80  760.00) 

28/01/24_ 
 

JL  Calls with B. Gelman and T. 
McElroy; prepare for motion; 
review and revise 
supplemental report; _ 
 

 950.00)     1.50  1,425.00) 

29/01/24_ 
 

JL  Calls with Receiver, J. David 
and W. Greenspoon; prepare 
for and attend at court; call 
with J. MacLellan re Berkley 
issues; calls with counsel; call 
with B. Gelman; _ 
 

 950.00)     2.80  2,660.00) 

29/01/24_ 
 

RS  File supplementary materials 
for motion to increase 
borrowing limit; draft Glynn 
contract; email T. McElroy re. 
same; revise draft order; 
attend hearing; update service 
list; attempt to call C. DiMarco 

 500.00)     3.40  1,700.00) 
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re. status of project; research 
construction lien issue; _ 
 

30/01/24_ 
 

JL  Correspondence with 
Receiver; review 
correspondence from counsel; 
call and discussion with R. 
Shah; _ 
 

 950.00)     0.60  570.00) 

30/01/24_ 
 

RS  Draft contract for Glynn; 
update service list; email client 
re. construction lien claim; call 
court re. endorsement for lien 
priority issue; research same; 
revise draft order re. motion to 
increase borrowing; email J. 
Larry re. same; review Core 
contracts; _ 
 

 500.00)     3.10  1,550.00) 

31/01/24_ 
 

JL  Review NDA; correspondence 
and discussion re return of 
motion; conference with R. 
Shah; calls and 
correspondence with Receiver; 
correspondence with G. Azeff; 
revise response to information 
request; _ 
 

 950.00)     1.30  1,235.00) 

31/01/24 RS  Call with Tarion counsel; draft 
Glynn contract; review 
response to information 
request from debtor; meet with 
J. Larry re. same; update 
service list; send draft order to 
service list;  

 500.00)     1.10  550.00) 

 
 
TIME SUMMARY   
 
MEMBER HOURS RATE VALUE 
Shah, Ryan (RS) 26.00 500.00 13,000.00  
Watters, Deanna (DW) 3.50 275.00 962.50  
Larry, Jeffrey (JL) 24.30 950.00 23,085.00  

 53.80   
 
OUR FEES  $ 37,047.50) 
HST at 13% 4,816.18) 
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Taxable Disbursements:  
 

05/01/24_ 
 

Execution Searches Re: CSP Search Voucher 
No. 34922 for Invoice No. 5794676 issued by: 
(130)CIBC_ 
 

 84.83) 

17/01/24 Execution Searches Re: CSP Search Voucher 
No. 34931 for Invoice No. 5811962 issued by: 
(130)CIBC 

 84.83) 

 
Total Disbursements  169.66) 
HST at 13% 22.06) 
 
INVOICE TOTAL  $ 42,055.40)  
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35th Floor 
155 Wellington St. West 
Toronto, Ontario M5V 3H1 
Canada 

416.646.4300 
paliareroland.com 

 
 
Private and Confidential 
Bryan Gelman 
Albert Gelman Inc. 
100 Simcoe St. 
Suite 125 
Toronto, Ontario  M5H 3G2 
 

January 31, 2024 
Invoice No.: 124737  

Our File No.: 36410-101846 
 

  
RE: Jefferson  
 
 

 
 

 

 
 

 
REMITTANCE COPY  

PLEASE REMIT WITH PAYMENT  
 

 
OUR FEES  $ 37,047.50) 
Total Disbursements subject to HST 169.66) 
Total HST 4,838.24) 
 
INVOICE TOTAL  $ 42,055.40)  
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ONTARIO 

SUPERIOR COURT OF JUSTICE 
COMMERCIAL LIST 

 
PROCEEDING COMMENCED AT 

TORONTO 
 

 

 
 

AFFIDAVIT OF BEATRICE LOSCHIAVO 
 
 

  
PALIARE ROLAND ROSENBERG ROTHSTEIN LLP 
155 Wellington Street West 
35th Floor 
Toronto, ON  M5V 3H1 
 
Jeffrey Larry (LSO# 44608D) 
Tel: 416.646.4330 
jeff.larry@paliareroland.com  

 

Lawyers for the Receiver  

 

                        Court File No.     CV-23-00710795-00CL 
 

CAMERON STEPHENS MORTGAGE  
CAPITAL LTD. 

   -and- 2011836 ONTARIO CORP., et al. 

Applicant  Respondents 
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