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BETWEEN:

CAMERON STEPHENS MORTGAGE CAPITAL LTD.

Applicant

-and-

2011836 ONTARIO CORP., JEFFERSON PROPERTIES LIMITED PARTNERSHIP,
1000162801 ONTARIO CORP., AMERCAN CORPORATION
and 1000199992 ONTARIO CORP.
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BANKRUPTCY AND INSOLVENCY ACT, R.S.C. 1985, c. B-3, AS AMENDED AND
SECTION 101 OF THE COURTS OF JUSTICE ACT, R.S.0. 1990, c. C.43, AS
AMENDED

NOTICE OF RETURN OF MOTION

TAKE NOTICE that the motion which was originally returnable on October 23,
2025, and which was adjourned sine die in part by the Honourable Justice Kimmel with
respect to the relief set out in paragraphs (d) and (e) of the Notice of Motion of Albert
Gelman Inc. in its capacity as receiver and manager (in such capacity, the “Receiver”) of
Jefferson Properties Limited Partnership and 2011836 Ontario Corp., will be heard by a
Judge of the Commercial List on December 19, 2025 at 12:30 PM by videoconference.

December 9, 2025 Paliare Roland Rosenberg Rothstein LLP
155 Wellington Street West, 35th Floor
Toronto ON M5V 3H1
Tel: 416.646.4300
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Court File No. CV-23-00710795-00CL

ONTARIO
SUPERIOR COURT OF JUSTICE
(COMMERCIAL LIST)
BETWEEN:
CAMERON STEPHENS MORTGAGE CAPITAL LTD.

Applicant

-and-

2011836 ONTARIO CORP., JEFFERSON PROPERTIES LIMITED PARTNERSHIP,
1000162801 ONTARIO CORP., AMERCAN CORPORATION
and 1000199992 ONTARIO CORP.
Respondents

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.0. 1990, c. C.43, AS
AMENDED

FRESH AS AMENDED NOTICE OF MOTION (MOTION RE. SALES PROCESS)

Albert Gelman Inc., in its capacity as receiver and manager (in such capacity, the
‘Receiver”) of all present and future property, assets and undertakings of 2011836
Ontario Corp. and Jefferson Properties Limited Partnership (together, the “Debtors”)
including the real property listed in Schedule “A” (the “Real Property”) to the order of
Justice Cavanagh, dated December 21, 2023 (the “Receivership Order”), will make a
motion to a Judge presiding over the Commercial List on December 19, 2025 at 12:30

PM, or as soon after that time as the Motion can be heard.
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PROPOSED METHOD OF HEARING: The motion is to be heard by video conference at

the following location: Zoom coordinates to be made available on Caselines.

THE MOTION IS FOR:

(@)

(b)

(c)

(d)

(€)

(f)

An Order validating service of the Receiver’s fresh as amended materials
in connection with this Motion, generally, and, in particular, with respect to

Fanseay Wang (“Fanseay”);

An Order approving the Sixth Report of the Receiver, dated September 9,
2025 (the “Sixth Report”) and the Receiver's conduct and activities

described therein;

An Order approving the First Supplement to the Sixth Report, dated
December 9, 2025 (the “First Supplement” and, together with the Sixth
Report, the “Reports”) and the Receiver’'s conduct and activities descried

therein;

An Order approving the Sales Process (as defined and described in the

Sixth Report);

An Order approving the Template APSs (as defined in the First Supplement)

for use in connection with Permitted Transactions;

An Order amending subsection 3(k) of the Receivership Order to authorize
the Receiver to sell the Units (as defined in the Sixth Report) without

approval of this Court in respect of any such transaction, provided that:



(9)

(h)

(i)

()
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0] the sale price of the Unit under an agreement of purchase and sale
is not less than the Target Price (as defined in the Sixth Report) set

out in Confidential Appendix 1 to the Sixth Report; and

(i) the agreement of purchase and sale used in connection with such
transaction is substantially in the form of the Freehold Template or
the Stacked Template (each as defined in the First Supplement),
subject to such minor deviations from the Template APSs as the
Receiver deems appropriate (each such transaction being a

“‘Permitted Transaction”);

An Order approving a form of template vesting order that is to be completed
by the Receiver in the future for each Permitted Transaction and submitted
to the Court Registrar for signature, in order to convey one or more Units
(as defined below) to a purchaser free and clear of any mortgages, charges,
liens or other encumbrances in the absence of separate court attendances

for each separate Permitted Transaction;

An Order approving the fees of the Receiver and its counsel as set out in

the fee affidavits appended to the Sixth Report;

An Order approving the fees of the Receiver and its counsel as set out in

the fee affidavits appended to the First Supplement;

An Order sealing the Target Price List (as defined in the Sixth Report), being

Confidential Appendix 1 to the Sixth Report;
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(k) An Order sealing the confidential appendices to the First Supplement;

()] Approval and vesting orders (collectively, “AVOs” and, individually, an

‘AVO’):

(1 approving the Transactions and the December AVO Agreements

(both as defined in the First Supplement);

(i) following the Receiver's delivery of the Receiver’'s certificate
substantially in the form attached as Schedule “A” to a given AVO,
transferring and vesting all of the Debtors’ right, title and interest in
and to the relevant December AVO Unit (as defined in the First
Supplement) in the relevant December AVO Purchaser (as defined
in the First Supplement), free and clear of all liens, charges, security

interests and encumbrances other than permitted encumbrances;

(m)  An Order authorizing the Receiver to pay the proceeds of the Transactions
in accordance with the Interim Distribution (as defined in the First

Supplement);

(n)  The costs of this motion, plus applicable HST, as against Fanseay; and

(0)  Such further and other relief as this Honourable Court deems just.

THE GROUNDS FOR THE MOTION ARE:
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Background

(@)

(b)

(c)

Pursuant to the Receivership Order, Albert Gelman Inc. was appointed as
receiver and manager of the Real Property and all present and future

assets, undertakings and personal property of the Debtors;

The Real Property is the site of a 96-unit (the “Units” and, individually, a
“‘Unit”) residential real estate development project known as Richmond Hill

Grace (the “Project”), which is the principal asset of the Debtors;

The Receiver is of the view that the value of the Debtors’ estates would be
maximized through the completion of the Project and the marketing of the

Units for sale to homebuyers;

The Project

(d)

(€)

Since its appointment, the Receiver has been working to complete the
Project. The Project is now substantially complete and the Receiver is of
the view that it is now appropriate to begin marketing the unsold Units (the

“‘Unsold Units”) for sale;

There are 87 Unsold Units, consisting of 51 unsold stacked townhouses and

36 unsold freehold homes;

The Sales Process

(f)

On November 11, 2024, the Receiver engaged Homelife Landmark Reality

Inc. (“Homelife”) to act as sales representative in connection with the Units;
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(9) In consultation with Cameron Stephens and Homelife, the Receiver has
developed a proposed Sales Process for the Units, which is described

below:

() Homelife will begin marketing the Units through a “sales launch”
event on September 29, 2025 where local real estate agents will be

invited to learn about the Units;

(i) Homelife will operate a sales centre located on the Real Property
where Homelife will market the Units to prospective purchasers and

real estate agents;

(i)  Homelife will list the Units on the multiple listing service; and

(iv)  Homelife will publish online advertisements for the Units on

Instagram and Facebook;

D. Proposed Amendments to the Receivership Order

(h)  As a matter of efficiency, the Receiver seeks to amend subsection 3(k) of
the Appointment Order to authorize Permitted Transactions without seeking
Court approval in each case. The Receiver seeks approval of a form of
approval and vesting order to be completed by the Receiver in respect of
each Permitted Transaction, to be submitted to the Court Registrar for
signature, which will convey the Unit(s) to a purchaser free and clear of any
mortgages, charges, liens or other encumbrances, without the need to bring

a motion in each case;



(i)

0)

(k)

()

(m)
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With respect to the Units, the Receiver has proposed a target selling price
for each Unit under a Permitted Transaction (a “Target Price”). The Target
Price reflects the Receiver’'s estimate of the current fair market value of
each Unit, subject to a discount to provide the Receiver will flexibility in

negotiating with prospective purchasers;

A transaction for the sale of a Unit will be a Permitted Transaction if the sale
price of the Unit under the agreement of purchase and sale is not less than
the Target Price for that Unit. The list of Target Prices (the “Target Price
List”) is attached to the Sixth Report as Confidential Appendix 1 and where
the transaction uses a form of agreement of purchase and sale that is

substantially in the form of one of the Template APSs;

The form of approval and vesting order sought in connection with Permitted
Transactions is substantially in the form of the Commercial List Users’

Committee Model Approval and Vesting Order;

The Receiver is seeking approval for this mechanism because it will allow
sales of the Units to be completed without the need to bring a motion and
attend court each time, which is required under the terms of the current
Appointment Order. Continuing with the current approval process in respect
of each Unit sale does not constitute a prudent use of judicial resources or

the Debtors’ assets;

Bringing a motion and attending court for an approval and vesting order in

connection with each sale transaction causes the Receiver to incur legal



(n)

(0)

(P)

(@)
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expenses and reduces the net proceeds available to creditors from each

sale of an Unit;

The Receiver has reviewed the Target Price List and confirms that other,
comparable residential units have been sold within a similar range,
accounting for specific Unit attributes such as location, size, view, or

finishes;

The proposed Permitted Transaction structure balances the need to
expedite the sale process with the requirement to maximize recoveries for
the benefit of stakeholders. The approach reflects typical market practices
and takes into account the range of sale prices achieved for comparable

units in similar developments within the same geographic location;

Permitting the approval of Permitted Transactions in this summary fashion
will minimize legal costs, enhance efficiency and generally maximize the net
proceeds generated by the sale of the Units, for the benefit of all

stakeholders;

In the event the Receiver wishes to seek approval of the sale of an Unit for
less than the Unit’s Target Price, then the Receiver will be required to seek

Court approval in the normal course;

The December AVO Units

()

There are 13 Units that are subject to firm agreements of purchase and

sale, and which are ready to be closed, subject to issuance of an AVO by



(s)

(t)

(u)
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the Court and, in the case of 11 of the Units that form part of the proposed
standard condominium, subject to the registration of the declaration for this
standard condominium, which the Receiver anticipates to occur within the

next business day (being the December AVO Units);

The Receiver recommends that this Court grant AVOs approving the

Transactions to facilitate the closing of the December AVO Agreements;

The Receiver is of the view that the December AVO Agreements are:

0] The product of arms’ length dealings; and

(i) Commercially reasonable, taking into account the nature of the

December AVO Units, in all the circumstances;

The Receiver recommends that it also be authorized to distribute the

proceeds of the Transactions in accordance with the Interim Distribution;

Sealing Order

(v)

(w)

The Target Price List contains a list of the Receiver’s estimation of the fair
market value for each of the Units, as of the date hereof. The Target Price
List establishes a floor for the sale of a Unit to be considered a Permitted

Transaction;

The Confidential Appendices to the First Supplement contain the financial

terms of the December AVO Agreements;
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If any of this pricing information was made public, it would compromise the
Receiver’s ability to obtain the best price for the Units because it would, in
effect, permit a potential purchaser to know the “minimum price” for which

the Receiver would be able to most efficiently sell the Units;

As aresult, the Receiver is of the view that an order sealing the Target Price
List and the Confidential Appendices to the First Supplement will permit the
Receiver to maximize the proceeds of the Units and is in the best interests

of the Debtors’ stakeholders;

The Reports

(@)

(aa)

(bb)

(cc)

The Receiver has engaged in activites and incurred fees and
disbursements for the benefit of the Debtors’ stakeholders, as set out in the

Reports;

These activities, fees and disbursements (and those of the Receiver's
counsel) have been accretive to the estates of the Debtors and should be

approved by the Court alongside the Reports;

The provisions of the Bankruptcy and Insolvency Act, R.S.C. 1985, c. B-3,
as amended, and sections 101 and 137(2) of the Courts of Justice Act,
R.S.0. 1990, c. C.43, as amended and the inherent and equitable

jurisdiction of this Court;

Rules 2.03, 3.02, 16.08 and 37 of the Rules of Civil Procedure, R.R.O. 1990,

Reg. 194, as amended; and
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(dd)  Such further and other grounds as counsel may advise and this Honourable

Court may deem just.

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

(@) The Reports; and

(b)  Such further and other evidence as the lawyers may advise and this

Honourable Court may permit.
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Court File No. CV-23-00710795-00CL

ONTARIO
SUPERIOR COURT OF JUSTICE
(COMMERCIAL LIST)
BETWEEN:

CAMERON STEPHENS MORTGAGE CAPITAL LTD.

Applicant

-and-

2011836 ONTARIO CORP., JEFFERSON PROPERTIES LIMITED PARTNERSHIP,
1000162801 ONTARIO CORP., AMERCAN CORPORATION
and 1000199992 ONTARIO CORP.
Respondents

IN THE MATTER OF AN APPLICATION PURSUANT TO 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.0. 1990, c. C.43, AS AMENDED

FIRST SUPPLEMENT TO THE SIXTH REPORT OF THE RECEIVER

Dated December 9, 2025
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2.

A. 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.0O 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 “Real 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. Attached as Appendix A is a copy of the Appointment Order.

2. The primary objective of these receivership proceedings has been to complete the
construction of a residential housing project located at the Real Property and known as
“‘Richmond Hill Grace” (the “Project”) and to sell the units in the Project, all in an effort to

maximize the recovery to the Debtors’ stakeholders.

B. Purpose of Report

3. The purpose of this report (the “First Supplement”) is to supplement the Sixth Report
of the Receiver dated September 9, 2025 (the “Sixth Report”) in connection with the return
of the Receiver's motion for approval of a sales process for the Project, among other things,
which was adjourned in part, sine die, by Order of Justice Kimmel. On the return of this

motion, the Receiver seeks:
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(a) Approval and vesting orders (collectively, “AVOs” and, individually, an “AVO”):

(i)

Approving the Transactions and the December AVO Agreements (each

as defined below);

following the Receiver's delivery of the Receiver's certificate
substantially in the form attached as Schedule “A” to a given AVO,
transferring and vesting all of the Debtor’s right, title and interest in and
to the relevant December AVO Unit (as defined below) in the relevant
December AVO Purchaser (as defined below), free and clear of all liens,
charges, security interests and encumbrances other than permitted

encumbrances;

(b)  An ancillary relief order:

(i)

(ii)

approving this First Supplement and the Receiver’s activities described

therein;

approving a form of template vesting order that is to be completed by
the Receiver in the future for each Permitted Transaction (as defined in
the Sixth Report) and submitted to the Court Registrar for signature, in
order to convey one or more Units (as defined below) to a purchaser
free and clear of any mortgages, charges, liens or other encumbrances
in the absence of separate court attendances for each separate

Permitted Transaction;
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approving the Template APSs (as defined below) for use in connection

with Permitted Transactions;

amending subsection 3(k) of the Appointment Order to authorize the

Receiver to sell the Units without approval of this Court in respect of any

such transaction, provided that:

1)

the total consideration for the Unit under an agreement of
purchase and sale is not less than the Target Price (as defined in
the Sixth Report) set out in Confidential Appendix 1 to the Sixth

Report; and

the agreement of purchase and sale for such transaction is
substantially in the form of either the Freehold Template or the
Stacked Template (each as defined below), subject to such minor
deviations from the Template APSs as the Receiver deems
appropriate (each such transaction being a “Permitted

Transaction”);

sealing the confidential appendices to the First Supplement; and

authorizing the Receiver to distribute the proceeds of the Transactions

in accordance with the Interim Distribution.
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C. Scope and Terms of Reference

4. This First Supplement has been prepared solely for the purposes described in this
report. Accordingly, the reader is cautioned that this First Supplement may not be appropriate

for any other purpose.

5. Capitalized terms not defined in this First Supplement have the meanings ascribed to

them in the Sixth Report.

D. Status of the Project

6. The Project consists of 96 residential units (collectively, the “Units” and, individually,

a “Unit”), which Units represent the primary asset of the Debtors.

7. 36 of the Units are freehold townhomes in the form of parcels of tied land appurtenant

to a common elements condominium (collectively, the “Freeholds”).

8. 60 of the Units are stacked townhomes in the form of units in a standard condominium

(collectively, the “Stacked Units”).

9. Since its appointment, the Receiver has been working to complete the Project, with a
view to marketing the Units for sale to homebuyers. The Project is now substantially

complete.

10.  On October 8, 2025, the Receiver successfully registered the common elements
condominium in respect of the Freeholds with the Land Registry Office for York. A copy of
the parcel register for the premises on which the Freeholds and the common elements

condominium are situated is attached hereto as Appendix B.
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11.  As of the date of this First Supplement, the Land Registry Office for York has not yet
registered the declaration for the standard condominium in respect of the Stacked Units. The

Receiver anticipates that this declaration will be registered within the next business day.

12.  As aresult of the registration of the common elements condominium and the imminent

registration of the standard condominium, the Receiver:

(a) is now in a position to convey title to the Freeholds to purchasers; and

(b)  will very likely be in a position to convey title to the Stacked Units to purchasers
as of the return of the Sales Process Motion (as defined below) on December

19, 2025,

subject to the Court issuing approval and vesting orders in connection with the same.

E. The Sales Process
1. The Sales Process Motion

13.  On September 11, 2025, the Receiver commenced the within motion (the “Sales

Process Motion”) which sought, among other things:

(@)  An Order amending the Appointment Order to authorize the Receiver to sell the
Units without approval of the Court where the sale price of the Unit under the
agreement of purchase and sale is not less than that Unit’s Target Price, as set
out in the Target Price List developed by the Receiver and described in detail

in the Sixth Report (each such Transaction being a “Permitted Transaction”);

(b)  An Order approving a form of template vesting order that is to be completed by

the Receiver for each Permitted Transaction and submitted to the Court
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Registrar for signature in order to convey title to the Units to purchasers free
and clear of encumbrances;
(c)  An Order approving the Sales Process described in the Sixth Report; and

(d)  An Order sealing the Target Price List.

14.  The Receiver’s original Notice of Motion in connection with the Sales Process Motion

is attached hereto as Appendix C.

15.  The Sales Process Motion was opposed by Fanseay Wang (“Fanseay”), the principal
of the Debtors. In addition to opposing the relief sought by the Receiver in the Sales Process
Motion, on October 16, 2025, Fanseay served a cross-motion (the “Cross-Motion”) on the

Receiver which sought, among other things:

(a) A stay of retail and individual Unit sales pending completion of a Court-ordered

bulk-sale market test conducted by an independent sales monitor;

(b)  An Order requiring the Receiver to disclose the Target Price List to

stakeholders; and

(c)  An Order reserving and holding back 50% of the future fees of the Receiver

and its counsel.

16. A copy of the notice of motion for the Cross-Motion is attached hereto as Appendix

D.
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17.  The Sales Process Motion was heard on October 23, 2025 by Justice Kimmel. On
November 28, 2025, Justice Kimmel released her decision in connection with the Sales

Process Motion and the Cross-Motion. Justice Kimmel:

(a) Dismissed the Cross-Motion (with the caveat that this dismissal only dismisses
Fanseay’s request for relief in opposition to the relief granted in connection with

the Receiver’'s Sales Process Motion);

(b)  Ordered the relief sought in the Sales Process Motion, with the exception of (i)
the Receiver’s request for orders amending the Appointment Order to enable
the Receiver to complete Permitted Transactions without Court approval; and
(i) approving a template form of vesting order for use in connection with the

same (such relief being the “Amendment Relief’); and

(c)  Adjourned the Receiver's motion for the Amendment Relief sine die.

18. A copy of Justice Kimmel’s Order and Endorsement in connection with the Sales

Process Motion are attached hereto as Appendix E.

19. Justice Kimmel determined that it was premature to grant the Amendment Relief
without the intended form of agreement of purchase and sale for use in connection with

Permitted Transactions also being approved by the Court.

20.  Accordingly, Justice Kimmel suggested to the Receiver that the Receiver’s Motion for
the Amendment Relief be considered in the context of a motion for one or more AVOs based
on the form of agreement and purchase and sale intended to be used in Permitted

Transactions.
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2. Template APSs

21.  As suggested by Justice Kimmel in connection with the Sales Process Motion, and in
consultation with its counsel and advisors, the Receiver has developed two template

agreements of purchase and sale for use in connection with Permitted Transactions.

22. The template agreement of purchase and sale for use in connection with Freeholds

(the “Freehold Template”) is attached hereto as Appendix F.

23. The template agreement of purchase and sale for use in connection with Stacked
Units (the “Stacked Template” and, together with the Freehold Template, the “Template

APSs”) is attached hereto as Appendix G.

3. Results of the Receiver’s sale efforts to date

24.  Through and with its real estate broker, Homelife, the Receiver has been marketing
the Unsold Units for sale since September 29, 2025, as contemplated by the Sales Process

approved by Order of Justice Kimmel.

25. As a result of these efforts, the Receiver has entered into agreements of purchase
and sale (collectively, the “New Agreements” and, individually, a “New Agreement’), each
of which is substantially in the form of either the Freehold Template or the Stacked Template,
as applicable. The details of the New Agreements are set out in the table below. This table
identifies the appendix to this First Supplement in which each New Agreement, and any

applicable amendments, can be found.
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Suite #/Stacked | Date Purchaser(s) Appendix | Confidential
or Freehold? Appendix
18/Freehold October 14, 2025, | Connie Fan, H 1
as amended Gerrome Tan
October 27, 2025
19/Freehold October 14, 2025 | Anna Manza | 2
204/Stacked November 16, Anna Mikhmel J 3
2025
212/Stacked October 21, 2025, | Na Wang K 4
as amended
November 2, 2025
213/Stacked November 6, 2025, | Purvin Pui Fung Wai | L 5
as amended
November 14,
2025
F. Pre-Receivership Agreements

26. In addition to the New Agreements, there are currently 8 Units that are subject to

agreements of purchase and sale (collectively, the “Pre-Receivership Agreements” and,

individually, a “Pre-Receivership Agreement’) that pre-date the appointment of the

Receiver.
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27. The details of the Pre-Receivership Agreements are set out in the table below. This
table identifies the appendix to the First Supplement in which each Pre-Receivership

Agreements, and any applicable amendments, can be found.

Suite Date Purchaser(s) Appendix | Confidential
#/Stacked Appendix
or

Freehold?

104/Stacked | November | Brian Chuen Ho Yiu, Sharon M 6

29, 2021, | Christine Rodrigues
as
amended
December
1, 2021
and
February

13,2025

120/Stacked | November | Louiza Zahiroleslam-Zadeh N 7
30, 2021,
as

amended
December

1,10 and
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16, 2021
and
February

13, 2025,

201/Stacked

May 8,
2021, as
amended
May 14
and 17,
2021 and
February

20, 2025

Hyeseon Lee, Dukuh Kim

210/Stacked

May 23,
2021, as
amended
May 23,
25 and 27,
2021 and
March 18,

2025.

Jackelyn Lau

214/Stacked

May 7,
2021, as

amended

Lei Wang, Li Feng

10
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May 21,
2021 and
March 28,

2025

302/Stacked

May 28,
2021, as
amended
May 30,
2021,
June 1,
2021 and
March 17,

2025

Nasar Holdings Inc., Asfiya Al

11

305/Stacked

June 3,
2021, as
amended
June 4,
2021,
October
26 and 28,
2021 and
October 1,

2025

Salman Khawar Khawaja

12
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314/Stacked | May 28, Bhatti Canada Holdings Inc., T 13
2021, as Ferzana Kouser
amended
June 2,

2021 and
March 21,

2025

28. Together, the New Agreements and the Pre-Receivership Agreements are referred to

as the “December AVO Agreements” and, individually, a “December AVO Agreement.”

29. The transactions contemplated by the December AVO Agreements are referred to

collectively as the “Transactions” and, individually, a “Transaction.”

30. The purchasers under the December AVO Agreements are referred to collectively as

the “December AVO Purchasers” and, individually, as a “December AVO Purchaser.

G. Approval and Vesting Orders

31.  The Receiver recommends that this Court approve the December AVO Agreements
and grant AVOs vesting title to the December AVO Units in the relevant December AVO
Purchasers, upon the closing of these Transactions and filing of the Receiver’s certificate.

The Receiver notes the following:

(a) To the best of the Receiver's knowledge, the relationships between JPLP and

the purchasers under the Pre-Receivership Agreements were arm’s length and
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the Pre-Receivership Agreements were the product of industry-standard

marketing efforts for a single family residential unit on behalf of JPLP;

The values of the Units subject to the Pre-Receivership Agreements exceed
the Receiver’'s estimates of the current market values of these Units, which
estimates are set out in the Target Price List, being Confidential Appendix 1 to

the Sixth Report;

The New Agreements are the product of Homelife’s marketing efforts, in

accordance with the Sales Process approved by this Court;

The value of each of the December AVO Agreements exceeds the Target Price
for the respective December AVO Unit, as set out in the Target Price List. As
set out in greater detail in the Sixth Report, each Unit’s Target Price reflects the
Receiver’s estimate of the current fair market value of each Unit (as at the date
of the Sixth Report), subject to a discount to provide the Receiver with flexibility
in negotiating a favourable price with potential purchasers, in all the

circumstances;

The Receiver is of the view that, in all the circumstances, further marketing
efforts in respect of the December AVO Units would be unlikely to generate a
greater return for the Debtors’ stakeholders than the December AVO

Agreements, taking into account:

(i) the Receiver’s estimate of the market value of the December AVO Units;

(i) the professional fees associated with further marketing efforts; and
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(iif)  the continued accrual of interest on amounts owing to Cameron
Stephens under the amounts lent by Cameron Stephens to the Receiver
under the Receiver’'s Borrowing Charge (as defined in the Appointment
Order). Such indebtedness can be reduced through the distribution of

the proceeds of the Transactions to Cameron Stephens; and

(f) In all the circumstances, the December AVO Agreements are commercially
reasonable transactions and the Receiver is of the view that the Receiver’s
completion of the December AVO Agreements would be accretive to the estate

of the Debtors and beneficial to their stakeholders.

H. Sealing Order

32. The Receiver requests that this Court grant a sealing order in respect of the

Confidential Appendices to this First Supplement.

33. As set out above, the Confidential Appendices consist of the unredacted copies of the
December AVO Agreements, which each set out the financial terms of the transactions

contemplated therein.

34. If any of this pricing information was made public, it would compromise the Receiver’s
ability to obtain the best price for the Units because it may reveal information about the
Receiver’s pricing and negotiation strategy to potential purchasers, who could in turn use this
information to make tactical, lower offers for the purchase of the Units. This would be

detrimental to stakeholder recovery.
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35. As a result, the Receiver is of the view that an order sealing the Confidential
Appendices will permit the Receiver to maximize the proceeds of the Units and is in the best

interests of the Debtors’ stakeholders.

I Interim Distribution

36. As amended by the Order of Justice Steele dated May 2, 2025, the Receiver is
authorized to borrow $40,000,000, which amounts are secured by the Receiver’'s Borrowing
Charge provided for in the Appointment Order. A copy of the Order of Justice Steele dated

May 2, 2025 is attached hereto as Appendix U.

37. As of December 8, 2025, the Receiver has borrowed $35,901,755 from Cameron

Stephens pursuant to the Receiver’s Borrowing Charge.

38. The Receiver requests authorization to use the proceeds of the Transactions to:

(a) Pay commission owing to Homelife and cooperating brokers in connection with

the New Agreements;

(b)  Pay the fees and disbursements of the Receiver and its legal counsel, to the

extent those fees have been approved by the Court; and

(c) Repay amounts owing to Cameron Stephens under the Receiver’'s Borrowing

Charge (such scheme of distribution being the “Interim Distribution”).

39. Repayment of amounts owing to Cameron Stephens under the Receiver’s Borrowing
Charge will minimize the accrual of interest on these amounts and will be in the best interests

of stakeholders generally.
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40. Pursuant to the listing agreement between Homelife and the Receiver, Homelife is to
be paid between 0.8 and 1% of the sale price of a Unit as listing sales commission (and 3%
of the sale price of a Unit if Homelife acts as both listing and cooperating agent in connection

with a Unit sale).

41.  According to agreements between the Receiver and cooperating agents in connection
with the New Agreements, these cooperating agents are to be paid 3% of the sale price of a

Unit.

42. In the Receiver’'s view, the foregoing real estate commission rates are typical for

single-family residential real property in Ontario.

J. Bankruptcy of Fanseay

43. On December 1, 2025, Justice Kimmel made a bankruptcy order against Fanseay (the
‘Bankruptcy Order”). Copies of the Bankruptcy Order and the endorsement of Justice

Kimmel in relation thereto are attached hereto as Appendix V.

44. The Bankruptcy Order appoints Albert Gelman Inc. as trustee-in-bankruptcy.

45.  On December 3, 2025, Fanseay filed a Notice of Appeal in respect of the Bankruptcy

Order. A copy of this Notice of Appeal is attached hereto as Appendix W.

K. Professional Fees

46. In accordance with paragraphs 17, 18 and 19 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.
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47. The Receiver’s professional fees incurred for services rendered from September 1,
2025 to November 30, 2025 amount to $185,696.00, plus disbursements in the amount of
$824.95 (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 December 8, 2025 attached hereto as Appendix X.

48. The fees of Paliare Roland Rosenberg Rothstein LLP (“Paliare”), litigation and
insolvency counsel to the Receiver, for services rendered from September 1, 2025 to
November 30, 2025 total $109,536.19 (inclusive of HST and disbursements). These amounts
represent professional fees and disbursements not yet approved by the Court. The time
spent by Paliare’s professionals is described in the affidavit of Candace Baumtrog sworn

December 9, 2025 attached hereto as Appendix Y.

L. Order Requested

49. The Receiver respectfully requests that the Court grant the relief described in

paragraph 3 of this First Supplement.

All of which is respectfully submitted this 9th day of December 2025,

ALBERT GELMAN INC., solely in its
capacity as Court-Appointed Receiver

of each of the Debtors and the Real Property
and not in any other capacity

Per:

Tom McElroy, CIRP, LIT
Managing Director
(Ontario)



FRESH AS AMENDED MR OF THE RECEIVER, P. 0039

APPENDIX A



FRESH AS AMENDED MR OF THE RECEIVER, P. 0040

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

ONTARIO
SUPERIOR COURT OF JUSTICE
COMMERCIAL LIST

THE HONOURABLE ) THURSDAY, THE
JUSTICE CAVANAGH ) 218 DAY OF DECEMBER, 2023
)

BETWEEN:

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.0. 1990, c. C.43, AS AMENDED

ORDER
(appointing Receiver)

THIS APPLICATION made by the Applicant for an Order pursuant to section 243(1) of the
Bankruptcy and Insolvency Act, R.S.C. 1985, c. B-3, as amended (the "BIA") and section 101 of the
Courts of Justice Act, R.S.0. 1990, c. C.43, as amended (the "CJA") appointing Albert Gelman Inc.
as receiver and manager (in such capacities, 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” hereto
(which assets and real property are hereinafter collectively referred to as the “Property”), was heard
this day at 330 University Avenue, Toronto, Ontario.
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ON READING the Affidavit of John David sworn December 6, 2023, the Supplementary
Affidavit of John David sworn December 15, 2023, and Further Supplementary Affidavit of John
David sworn December 20, 2023, with all Exhibits thereto, and on reading the Affidavit of Fengxi
Fanseay Wang sworn December 14, 2023, with all Exhibits thereto and on hearing the submissions
of counsel for the Applicant and the Respondents, and on the Respondents consenting to the
amount of the Receiver's borrowing charge, and on reading the consent of Albert Gelman Inc.

to act as the Receiver,

SERVICE

1. THIS COURT ORDERS that the time for service of the Notice of Application and the
Application is hereby abridged and validated so that this application is properly returnable today and
hereby dispenses with further service thereof.

APPOINTMENT

2. THIS COURT ORDERS that pursuant to section 243(1) of the BIA and section 101 of the
CJA, Albert Gelman Inc. is hereby appointed Receiver, without security, of the Property.

RECEIVER’S POWERS

3. THIS COURT ORDERS that the Receiver is hereby empowered and authorized, but not
obligated, to act at once in respect of the Property and, without in any way limiting the generality of
the foregoing, the Receiver is hereby expressly empowered and authorized to do any of the

following where the Receiver considers it necessary or desirable:

a) to take possession of and exercise control over the Property and any and all proceeds,

receipts and disbursements arising out of or from the Property;

b) toreceive, preserve, and protect the Property, or any part or parts thereof, including, but not
limited to, the changing of locks and security codes, the relocating of Property to safeguard
it, the engaging of independent security personnel, the taking of physical inventories and

the placement of such insurance coverage as may be necessary or desirable;

c) to manage, operate and carry on business of the Debtor and complete construction of the
Property including the powers to enter into any agreements, incur any obligations in the
ordinary course of business, or cease to perform any contracts of the Debtors in respect of

the Property;



d)

f)

9)

h)

)

K)
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to engage consultants, appraisers, agents, experts, auditors, accountants, managers, counsel
and such other persons from time to time and on whatever basis, including on a temporary
basis, to assist with the exercise of the Receiver's powers and duties, including without
limitation those conferred by this Order;

to purchase or lease such machinery, equipment, inventories, supplies, premises or other

assets in respect of the Property or any part or parts thereof;

to receive and collect all monies and accounts now owed or hereafter owing to the Debtors in
respect of the Property and to exercise all remedies of the Debtors in respect of the
Property in collecting such monies, including, without limitation, to enforce any security
held by the Debtors;

to settle, extend or compromise any indebtedness owing to the Debtors;

to execute, assign, issue and endorse documents of whatever nature in respect of any of the
Property, whether in the Receiver's name or in the name and on behalf of the Debtors, for

any purpose pursuant to this Order;

to initiate, prosecute and continue the prosecution of any and all proceedings and to
defend all proceedings now pending or hereafter instituted with respect to the Debtors or
the Receiver, and to settle or compromise any such proceedings. The authority hereby
conveyed shall extend to such appeals or applications for judicial review in respect of any

order or judgment pronounced in any such proceeding;

to market any or all of the Property, including advertising and soliciting offers in respect
of the Property or any part or parts thereof and negotiating such terms and conditions of

sale as the Receiver in its discretion may deem appropriate;

to sell, convey, transfer, lease or assign the Property or any part or parts thereof out of the

ordinary course of business,

(i)  without the approval of this Court in respect of any transaction not
exceeding $250,000.00 provided that the aggregate consideration for
all such transactions does not exceed $1,000,000.00; and



)
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(i) with the approval of this Court in respect of any transaction in which
the purchase price or the aggregate purchase price exceeds the

applicable amount set out in the preceding clause;

and in each such case notice under subsection 63(4) of the Ontario Personal
Property Security Act, or section 31 of the Ontario Mortgages Act, as the case
may be, shall not be required, and in each case the Ontario Bulk Sales Act

shall not apply.

to apply for any vesting order or other orders necessary to convey the Property or any part
or parts thereof to a purchaser or purchasers thereof, free and clear of any liens or

encumbrances affecting such Property;

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

P)

q)

Receiver deems appropriate on all matters relating to the Property and the receivership,
and to share information, subject to such terms as to confidentiality as the Receiver

deems advisable;

to register a copy of this Order and any other Orders in respect of the Property against title

to any of the Property;

to apply for any permits, licences, approvals or permissions as may be required by any
governmental authority and any renewals thereof for and on behalf of and, if thought

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

to enter into agreements with any trustee in bankruptcy appointed in respect of the
Debtors, including, without limiting the generality of the foregoing, the ability to enter

into occupation agreements for any Property owned or leased by the Debtors;

to exercise any shareholder, partnership, joint venture or other rights which the Debtors

may have; and

to take any steps reasonably incidental to the exercise of these powers or the performance

of any statutory obligations,
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s) and in each case where the Receiver takes any such actions or steps, it shall be
exclusively authorized and empowered to do so, to the exclusion of all other Persons (as

defined below), including the Debtors, and without interference from any other Person.

DUTY TO PROVIDE ACCESS AND CO-OPERATION TO THE RECEIVER

4. THIS COURT ORDERS that (i) the Debtors, (ii) all of its current and former directors,
officers, employees, agents, accountants, legal counsel and shareholders, and all other persons acting
on its instructions or behalf, and (iii) all other individuals, firms, corporations, governmental bodies
or agencies, or other entities having notice of this Order (all of the foregoing, collectively, being
"Persons™ and each being a "Person™) shall forthwith advise the Receiver of the existence of any
Property in such Person's possession or control, shall grant immediate and continued access to the
Property to the Receiver, and shall deliver all such Property to the Receiver upon the Receiver's

request.

5. THIS COURT ORDERS that all Persons shall forthwith advise the Receiver of the
existence of any books, documents, securities, contracts, orders, corporate and accounting records,
and any other papers, records and information of any kind related to the business or affairs of the
Debtors, and any computer programs, computer tapes, computer disks, or other data storage media
containing any such information (the foregoing, collectively, the "Records") in that Person's
possession or control, and shall provide to the Receiver or permit the Receiver to make, retain and
take away copies thereof and grant to the Receiver unfettered access to and use of accounting,
computer, software and physical facilities relating thereto, provided however that nothing in this
paragraph 5 or in paragraph 6 of this Order shall require the delivery of Records, or the granting of
access to Records, which may not be disclosed or provided to the Receiver due to the privilege
attaching to solicitor-client communication or due to statutory provisions prohibiting such

disclosure.

6. THIS COURT ORDERS that if any Records are stored or otherwise contained on a
computer or other electronic system of information storage, whether by independent service provider
or otherwise, all Persons in possession or control of such Records shall forthwith give unfettered
access to the Receiver for the purpose of allowing the Receiver to recover and fully copy all of the

information contained therein whether by way of printing the information onto paper or making










































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































53-77 Jefferson SideRd

JEFFERSON PROPERTIES LIMITED PARTNERSHIP

Nasar Holdings Inc, and Asfiya Ali

30th day of January 2023

the 1st day of November 2022

JEFFERSON PROPERTIES LIMITED PAR Authorized Signing Officer.
Per: Asfiya Ali:
















































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































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)
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.0. 1990, c. C.43,
AS AMENDED
Proceeding commenced at Toronto

FRESH AS AMENDED MOTION RECORD OF THE
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

Kartiga Thavaraj (LSO# 75291D)
Tel: 416.646.6317
kartiga.thavaraj@ paliareroland.com

Ryan Shah (LSO# 88250C)
Tel: 416.646-6356
ryan.shah@paliareroland.com

Lawyers for the Receiver, Albert Gelman Inc.


mailto:jeff.larry@paliareroland.com
mailto:kartiga.thavaraj@paliareroland.com
mailto:ryan.shah@paliareroland.com

	Title Restrictions MC: No
	Zoning Status MC: Yes
	Construction Status MC: Yes
	1_Property 1: 5-17 Kerns Ln, 
	outside_closing_txt: 
	6_day: 
	6_Month: 
	6_Year: 
	7_Vendor: 
	7_Vendor 1: JEFFERSON PROPERTIES LIMITED 
	8_Purchaser: 
	8_Purchaser1: 
	firm_closing_txt: 
	9_Vendor_Address: 250 Ferrand Drive, Suite 403
	9_Vendor_Phone: 416-504-1650 ext. 130
	9_Vendor_Fax: 416-504-1655
	9_Vendor_City Province PC: Toronto                     Ontario                     M3C3G8
	9_Vendor_Email: bgelman@albertgelman.com
	10_Purchaser_Address: 
	10_Purchaser_Fax: 
	11_Property_Description: Part of the lands described as Block 1, Plan65M4637 and,
	11_Property_Description 1: City of Richmond Hill, designated as Parts Plan 65R - undeposited, being part of PIN 03208-3229 (LT)
	12_Number of homes: 
	Yes 1: Yes
	No 1: Off
	Yes 2: Off
	No 2: Off
	Yes 3: Yes
	No 3: Off
	Yes 4: Yes
	No 4: Off
	Has Occurred 2: Yes
	Is Expected 2: Off
	Property Name: Jefferson Heights - 39-77 Jefferson Sideroad
	First Tentative Occupancy Date: 
	Early Termination Date 1: N/A
	Early Termination Date 2: N/A
	Early Termination Date 3: N/A
	Commencement of Construction: 
	Title Restrictions: There are currently a number of encumbrances on title to the Property that would prevent conveyance of the title to the unit to the purchaser. Prior to closing, Albert Gelman Inc., in its capacity as Receiver of Jefferson Properties Limited Partnership and 2011836 Ontario Corp., will apply to the Ontario Superior Court of Justice [Commercial List] for a vesting order that will vest title to the unit in the purchaser, free and clear of all such encumbrances, such that the sale can be completed.
	Date Signed: 
	Purchaser Name: 
	Vendor Name: Albert Gelman Inc.
	1_Property: 53-77 Jefferson SideRd
	2_Property 2: JEFFERSON SIDEROAD
	vendor_name: JEFFERSON PROPERTIES LIMITED PARTNERSHIP
	purchaser_names: 
	firm_occupancy_txt: 
	termination_period_txt: 
	8_day: 
	10_Year: 
	11_Vendor: 
	11_Vendor 1: Jefferson Properties LimitedPartnership
	12_Purchaser: 
	12_Purchaser1: 
	vendor_name_2: JEFFERSON PROPERTIES LIMITED PARTNERSHIP
	vendor_number: 48736
	13_Vendor_Address: 250 Ferrand Drive, Suite 403
	13_Vendor_Phone: 416-504-1650 ext. 130
	13_Vendor_Fax: 416-504-1655
	13_Vendor_City Province PC: Toronto                     Ontario                     M3C3G8
	13_Vendor_Email: bgelman@albertgelman.com
	purchaser_names_2: 
	14_Purchaser_Address: 
	purchaser_phone_number: 
	14_Purchaser_Fax: 
	purchaser_email: 
	street_address: 53-77 Jefferson Side Road, 5-17 Kerns Lane, 9-31 Bancroft Lane
	15_Property_Description: Part of Lots B and C, Plan 1916 designated as Part 3, Plan 65R-37587
	15_Property_Description 1: 
	18_day 2: 
	18_Month 2: 
	18_Year 2: 
	Yes: Yes
	No: Off
	Has Occurred: Yes
	Is Expected: Off
	city: Richmond Hill
	province: Ontario
	postal_code: L4E 3M2
	19_Condition1_Description: N/A
	19_Condition1_Approving Authority: N/A
	19_day: 
	19_Month: 
	19_Year: 
	20_Condition2_Description: N/A
	20_Condition2_Approving Authority: N/A
	20_day: 
	20_Month: 
	20_Year: 
	ScheduleB: As provided under Schedule “D” of the Purchase Agreement:

1. Paragraph 2(c). A security deposit in the amount of $3,500.00 for the grading of the Property and as security to ensure the Purchaser's compliance with any municipal or development agreement affecting the title to the Property;

2. Paragraph 2(e). $350.00 + HST for a foundation survey, $500.00 + HST for the installation of any street or boulevard planting to be planted on the Property or Lands and $150.00 + HST for architectural review, survey costs or engineering reviews or approvals;

3. Paragraph 2(m). $250.00 for any cheque not accepted/dishonoured by the Purchaser's and/or Vendor's Solicitors' and/or the Vendor's bank for any reason;

4. Paragraph 2(n). $300.00, per charge, towards the cost of preparing and registering a (partial) discharge of any blanket mortgages;

5. Paragraph 2(o). $250.00 for electronic communication and registration costs;

6. Paragraph 23(a). The Purchaser also acknowledges that the Vendor and the Vendor's Solicitor may arrange for the project to be enrolled with a title insurer or insurers acceptable to the Vendor (the “Title Insurer'') in order to centralize underwriting for the project and avoid unnecessary duplication of costs for purchasers and their solicitors. In the event that the Purchaser elects to obtain title insurance through the Title Insurer, the Purchaser and the Purchaser's solicitor shall not be required to perform some or all of the following due diligence thereby saving the Purchaser significant transaction costs: title search and review of title search; preparation of requisition letter; prepare, send out and review responses to clearance letters; execution searches against the Vendor; and corporate status searches. As a result of the foregoing and regardless of whether the Purchaser obtains title insurance through the Title Insurer, the Purchaser agrees to pay to the Vendor or its solicitors on the Closing Date an administration fee of $300.00 plus applicable taxes for enrolling the project with the Title Insurer and for preparing and delivering to the Purchaser's solicitor and Title Insurer a title advice statement;

7. Paragraph 50. The Purchaser shall be responsible for the Vendor's solicitors charges of $65.00 plus HST for each evidence of compliance delivered to the Purchaser, or its solicitors, pursuant to subsection 81(6) of the Act;

8. Paragraph 51. The Purchaser acknowledges and agrees that a $350.00 administrative fee shall be charged to the Purchaser for any cheque paid with respect to any deposit payable pursuant to this Agreement or any extras or upgrades or the occupancy fee which is returned "N.S.F." or upon which a "Stop Payment" has been ordered and such administrative fee shall be paid within five (5) days of written demand therefore. In addition, the Purchaser shall pay any legal fees and disbursements charged by the Vendor's solicitors, plus applicable taxes, in connection with any such cheque which is returned N.S.F. or for which a Stop Payment has been ordered, as well as for the Purchaser's failure or delay in complying with the terms of this Agreement, which fees shall be paid forthwith upon demand by the Vendor or its solicitors;

9. Paragraph 52. In the event that the Purchaser desires to increase the amount to be paid to the Vendor's solicitor on the Occupancy Date at any time after the expiry of the initial ten (10) day statutory rescission period, or wishes to vary the manner in which the Purchaser has previously requested to take title to the Unit, or wishes to add or change any unit(s) being acquired from the Vendor, then the Purchaser agrees to pay to the Vendor's Solicitors, either on the Occupancy Date or the Closing Date, as determined by the Vendor, their legal fees in the amount of $350.00 plus HST, per request, in order to implement any such change, but without there being any obligation

whatsoever on the part of the Vendor to approve of, or to implement, any of the foregoing changes so requested;
	ScheduleB 2: As provided under Schedule “D” of the Purchase Agreement:

1. Paragraph 2(a). Realty taxes and local improvement charges attributable to the Property, including pre-paid or secured property taxes of any kind, which shall be apportioned and adjusted on the Unit Transfer Date, with the Unit Transfer Date to be apportioned and the responsibility of the Purchaser. Realty taxes may be adjusted, at the Vendor's discretion, either for the land component only, or as if the Property had been fully completed, separately assessed (including any omit/supplementary assessment with respect thereto), and fully paid by the Vendor for the entire year in which the Unit Transfer Date occurs and the year following, notwithstanding that same may not have been assessed, levied and/or paid (in whole or in part) by the Unit Transfer Date, on the express understanding that if, in fact, any assessed realty taxes attributable to the Property have not been paid in accordance with the manner that same have been adjusted for in the statement of adjustments, then the Vendor shall provide the Purchaser on the Unit Transfer Date with its written undertaking to pay same, in accordance with the statement of adjustments, forthwith upon receipt of the omit/supplemental tax invoice for the Residential Dwelling by the Vendor and/or the Purchaser after the Unit Transfer Date, and the Purchaser shall accept said undertaking and complete the transaction in accordance therewith. The aforementioned realty tax adjustment shall be subject to re-adjustment as and when the actual final assessment for the Property is available;

2. Paragraph 2(b). The Purchaser shall reimburse the Vendor on the Closing Date or Unit Transfer Date for the cost of any enrolment and/or regulatory fees paid by the Vendor for the POTL/Dwelling Unit under, pursuant to or as a requirement or prerequisite of any governmental authority and any of the following: the New Home Warranties Plan Act, New Home Construction Licensing Act, 2017, the Condominium Act, the Condominium Management Services Act, or by any of the regulators or authorities pursuant to any of the foregoing, including, without limitation, the Tarion Warranty Corporation, the Home Construction Regulatory Authority and/or the Condominium Authority of Ontario;

3. Paragraph 2(d). Any new taxes (including any transitional taxes) or additional taxes or any increase in any existing taxes imposed on the Property or this transaction by the federal, provincial, or municipal government, as well as the levy end its applicable HST imposed on the Vendor or its solicitor by the Law Society of Ontario;

4. Paragraph 2(f). Any amounts paid by the Vendor to a utility, municipality, service provider or supplier, including without limitation the costs of electricity, gas and water service connection and/or installation costs and fees with reaped to, and/or energization charges, and the costs of any transformer installation, if any, for the Property as well as the costs and fees with respect to water, gas and/or electricity meters and/or check or consumption meter connection and/or installations if any, with rasped to the Property, as well as well as any hot water tank rental charge or security charge (hereinafter collectively referred to as the "Charges"). A letter from the Vendor confirming the said Charges shall be final and binding on the Purchaser;

5. Paragraph 2(g). The amount of any development charge(s) or levies and/or education development charge(s) or levies and/or any sewer impost charges and/or any fees, levies, as well as the entire amount of all other levies, charges, obligations or assessments assessed against or attributable to the Property and/or Subdivision or any portion thereof pursuant to The Development Charges Act 1997, S.O. 1997, as amended from time to time, the Education Act, S.O. 1997, as amended from time to time, the Planning Act, R.S.O., 1990 as amended from time to time, the Municipal Act, 2001, S.O. 2001, as amended from time to time, and/or pursuant to any other relevant legislation, regulation, policy or authority (collectively referred to as the “Levies” or individually as a “ Levy” ) as

at January 20, 2021. The term Levies or Levy shall not include any "Transportation Levy" “Parkland Levy" (all as hereinafter defined). The amount of the foregoing adjustment shall be determined by a certificate signed on the part of the Vendor which the Purchaser agrees to accept. In the event that any Levies are levied against the Lands or any portion thereof, the amount to be reimbursed by the Purchaser in respect of this transaction shall be the amount of the Levy attributable to the Property or if the Levies or Levy are invoiced against the Lands as a whole, the Purchaser shall pay his or her proportionate share of the Levies or Levy charges as determined reasonably by the Vendor. Notwithstanding anything to the contrary the total amount to be paid under this subsection 2(g) shall be capped at $10,000.00 plus HST;

6. Paragraph 2(h). The amount of any increase after January 20, 2021 in any Levy or Levies (as defined in 2(g) herein). The amount of the foregoing adjustment shall be determined by a certificate signed on the part of the Vendor which the Purchaser agrees to accept. The Purchaser acknowledges and agrees that should any of the Levies be issued on a bulk basis, the Vendor shall have the right in its sole discretion, to apportion the Levies to the Purchaser on a proportionate basis, based on either the Purchaser's percentage interest in the common elements as set out in Schedule "D" to the Declaration, or by dividing the total amount of Levies by the number of residential dwelling units in the Condominium and by charging the Purchaser in the statement of adjustments with that portion of the Levies;

7. Paragraph 2(i). The Purchaser shall reimburse the Vendor for the costs of any public art, planting, hard and soft landscaping , landscape furniture or other aesthetic or architectural treatment on the Property or in the Subdivision or public lands adjacent or proximate thereto (the "Exterior Aesthetics") required by Governmental Authorities with respect to the development of the Lands. The amount of the foregoing adjustment shall be determined by a certificate signed on the part of the Vendor which the Purchaser agrees to accept. The Purchaser acknowledges and agrees that should the costs associated with the Exterior Aesthetics be issued on a bulk basis, the Vendor shall have the right in its sole discretion, to apportion the Exterior Aesthetics to the Purchaser on a proportionate basis as determined by the reasonably by the Vendor;

8. Paragraph 2(j). The Purchaser shall reimburse the Vendor for the entire amount of all other levies, charges, obligations or assessments assessed against or attributable to the Units or assessed against the Property or any portion thereof pursuant or with respect to, or in connection with, any GO Transit, Metrolinx, York Region Transit or other transportation levies, charges, assessments or contributions, even if such costs are included in any Levy {the "Transportation Levy"). The Purchaser acknowledges and agrees that should the costs associated with the Transportation Levy be issued on a bulk basis, the Vendor shall have the right in its sole discretion, to apportion the Transportation Levy to the Purchaser on a proportionate basis, based on either the Purchaser's percentage interest in the common elements as set out in Schedule “D” to the Declaration, or by dividing the total amount of the costs associated with the Transportation Levy by the number of residential dwelling units in the Condominium and by charging the Purchaser in the statement of adjustments with that portion of the costs associated with the Transportation Levy;

9. Paragraph 2(k). The Purchaser shall reimburse the Vendor for the entire amount of all levies, charges, obligations, costs or assessments assessed against, payable or attributable to the Units or against the Property or any portion thereof pursuant or with respect to, or in connection with any parkland dedication or any cash in lieu payment or other parkland levies or similar levies, payments, charges, assessments or contributions, pursuant to the Planning Act, R.S .O., 1990 as amended from time to time and/or pursuant to any other relevant legislation, regulation, policy, or authority, and such costs shall be payable even if such costs are included in any Levy (the “Parkland Levy"). The Purchaser acknowledges and agrees that should the costs associated with the Parkland Levy

be issued on a bulk basis, the Vendor shall have the right in its sole discretion, to apportion the Parkland Levy to the Purchaser on a proportionate basis, based on either the Purchaser's percentage interest in the common elements as set out in Schedule “D” to the Declaration, or by dividing the total amount of the costs associated with the Parkland Levy by the number of residential dwelling units in the Condominium and by charging the Purchaser in the statement of adjustments with that portion of the costs associated with the Parkland Levy;

10. Paragraph 2(l). The Occupancy Fee(s) and the common expenses for the month in which the Unit Transfer Date occurs;

11. Paragraph 2(p). All legal fees, disbursements end taxes charged by the Vendor's solicitor for amendments and/or changes to and/or assignments of this Agreement, amendment thereto and/or any closing documents or facilitating any purchaser originated extension of the Closing Date and/or Unit Transfer Date and/or amendment to the Purchase Agreement and/or as any of the foregoing may be occasioned by any act, omission or request of the Purchaser;

12. Paragraph 2(q). The charges, fees, costs, etc., imposed by the Municipality for the issuance of any permit required authorizing and/or approving the occupancy of the Property. In addition, the Purchaser shell reimburse the Vendor for all costs, fees and expenses imposed by Canada Post (if any) in connection with establishing postal addresses for the Subdivision end/or Property end/or installing any postal facilities serving the Subdivision and/or Property;

13. Paragraph 2(r). The costs of Extras (if not pre-paid), costs incurred by the Vendor in permitting and/or facilitating any third party installations of finishes not supplied by the Vendor, the costs of re-decorating , repairing and/or renovating the Property where the Purchaser defaults under this Agreement, the Vendor' s administration fees and costs and legal fees and costs incurred with respect to permitting the assignment, variations and/or amendment to this Agreement as requested by the Purchaser and all costs incurred by the Vendor in rectifying and/or mitigating any default by the Purchaser under this Agreement and/or secured by any vendor's lien; all legal fees, disbursements and taxes charged by the Vendor's solicitor for amendments and/or changes to this Agreement, amendments thereto and/or any dosing documents, occasioned by any act, omission or request of the Purchaser;

14. Paragraph 2(s). All taxes applicable to any adjustments and/or reimbursements;

15. Paragraph 4 to 9 (inclusive). In the event that the Purchaser does not qualify for all or part of the HST Rebate or if the Purchaser is subsequently disqualified for any portion of the HST Rebate or if the Purchaser orders Extras that reduce the HST Rebate or if the HST Rebate is not assignable then the Purchaser shall reimburse the Vendor for any and all portions of the HST Rebate that the Vendor does not receive or receive a edit for or which CRA advised will not be accepted or given on account of this transaction.
	2_Vendor Name: JEFFERSON PROPERTIES LIMITED PARTNERSHIP 
	2_Purchaser Name: Nasar Holdings Inc, and Asfiya Ali 
	first_tentative_occupancy_txt: 30th day of January 2023 
	outside_occupancy_txt: 
	notice_of_delay_txt: the 1st day of November 2022
	4_day: 
	4_Month: 
	4_Year: 
	10_Vendor: JEFFERSON PROPERTIES LIMITED PAR
	10_Vendor 1: Per: 
	11_Purchaser:           Authorized Signing Officer.
	11_Purchaser1: Asfiya Ali:
	5_day: 
	5_Month: 
	5_Year: 
	9_day: 
	9_Month: 
	9_Year: 


