Court File No. CV-21-00672848-00CL
ONTARIO

SUPERIOR COURT OF JUSTICE
(COMMERCIAL LIST)

IN THE MATTER OF SECTION 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
BETWEEN:
C&K MORTGAGE SERVICES INC.
and CANADIAN WESTERN TRUST COMPANY
Applicants
-and -

IDEAL (BC) DEVELOPMENTS INC.
Respondent

AFFIDAVIT OF SHAJIRAJ NADARAJALINGAM

I, Shajiraj Nadarajalingam, of the City of Markham in the Province of Ontario, MAKE

OATH AND SAY AS FOLLOWS:

1. | am the President of the Respondent Ideal (BC) Developments Inc. (“Ideal”) and
as such have knowledge of the matters hereinafter deposed to, except where matters are
stated to be based on information and belief, in which case the source of my information

and belief is stated, and | do verily believe the same to be true.

2. I make this affidavit in response to the affidavit of Gary Gruneir, sworn on

November 29, 2021.



-
3. Ideal is the registered owner of the properties that are the subject of the Applicant’s

mortgage security (the “Loan”).

4. The subject properties consist of residential development land located at 8-18
Bostwick Crescent and 2-8 Bond Crescent, in the City of Richmond Hill (collectively, the
“Property”). The Respondents purchased the Property in 2014 and 2015 for the purpose

of redevelopment into 72 residential townhouse units (the “Project”).

5. The planning and approval stage for the Project took some time to complete but
eventually we received site plan approval for 53 rear loaded townhomes and 19 stacked

townhomes.

6. As a result of the delay in achieving site plan approval and the resulting financial

pressures, we began searching for a buyer for the Project in August of 2021.

There is an Agreement of Purchase and Sale for the Property Closing Imminently

7. We have worked very hard towards securing an agreement to sell the Property to
repay the Loan in an effort to avoid the proposed Receivership and the severe

consequences that would result.

8. On December 14, 2021, we entered into an amendment and reinstatement of a
transaction we began negotiating in August of 2021 with City Core Consortia Limited
(“City Core Consortia”) a corporation associated with City Core Development Limited
(“City Core”). City Core, along with City Core Management Inc., has been in the

development and property management business since 1976. They have been involved
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in a variety of real estate development projects from residential to commercial including
single family housing, multi-family condominiums, retail plazas, office complexes,

industrial parks and seniors’ communities.

9. Attached as Exhibit “A” is a copy of Ideal’s Agreement of Purchase and Sale and
Amendment Agreement with City Core Consortia (the “Agreement”) which is scheduled

to close on January 25, 2022. The salient terms are as follows:
a. The purchase price is $29,000,000;
b. The deposit is $2,600,000; and
c. The closing date is January 25, 2022.

There are No Regulatory Charges Pending Against the Respondent

10.  As to paragraph 14 of Mr. Gruneir’s affidavit, the Home Construction Regulatory
Authority ("HCRA”) did issue a Summons in July 2021 alleging that Ideal had entered into
agreements of purchaée and sale ("APSs”) to sell units in the Project to purchasers
without Ideal being registered as a vendor under section 6 of the Ontario New Home

Warranties Plan Act (the “ONHWPA”) (the “Charges”).

11.  However, at a “first appearance” of the Charges before Justice of the Peace L.
DeBartalo of the Newmarket Provincial Offences Act Court, held on September 10, 2021,
the Justice of the Peace administratively dismissed all of the Charges. | attended that
court appearance via zoom, as did ldeal’s lawyers, William Friedman and Stephen

Nadler.
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12.  Accordingly, there are no pending charges against Ideal.

13.  Had the Charges not been dismissed, Ideal was fully prepared to vigorously defend
against the Charges as they were without any merit. Although not entirely relevant to the

present motion, the following is a brief explanation of the reasons for this.

14.  In 2020, Ideal applied to Tarion to be registered as a vendor under the ONHWPA.
By letter dated August 27, 2020, Tarion approved Ideal’s application for registration,

subject to two conditions of registration, which had been satisfied.

15.  On November 18, 2020, an underwriting analyst at Tarion suddenly sent me a very
short email advising me that, “Tarion is rescinding the Conditions of Registration for Ideal
(BC) Developments Inc. (issued in Aug 2020) at this time” (the “Email”). Attached as

Exhibit “'B” is a copy of the Email.

16. It was based on that Email that HCRA alleged in the Charges that Ideal was not

registered as a vendor under the ONHWPA when it entered into its APSs with purchasers.

17.  However, | am advised by Ideal’s lawyers (and without waiving any lawyer-client
confidentiality), that the Email was legally ineffective to rescind Ideal’s registration under
the ONHWPA. In particular, had Tarion wished to rescind Ideal’'s registration, it was
required to comply with the procedural requirements set out in section 9 of the ONHWPA,

including:

(a) At subsection 9(1), that the Registrar of Tarion shall serve the applicant or

registrant (Ideal) with a written notice of proposal, notifying it that the



(b)

(c)

(d)

-5-
Registrar was proposing to revoke or suspend Ideal's registration, and

indicate the reasons therefor;

At subsection 9(2), that the said proposal notice shall state that the
applicant or registrant is entitled to a hearing by the License Appeal Tribunal
(the “Tribunal”) if the applicant or registrant delivers, within 15 days, a

written notice that it requires a hearing;

At subsection 9(3), if the applicant or registrant does not require a hearing,
the Registrar may then carry out its proposal to suspend or revoke the

registration;

At subsection 9(8), that the registration continues until the registrant is
served with the Registrar's aforesaid proposal notice and until the time for
giving notice requiring a hearing has expired, or where a hearing is required,

until the Tribunal has made an order.

18. The Email sent by Tarion did not comply with any of the above procedural

requirements. In particular, the Email:

(a)

(b)

did not propose to revoke or suspend Ideal’s registration. Instead, it

purported to immediately do so;

did not indicate any reasons for Tarion’s decision to rescind Ideal’s

registration;
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(c) did not indicate that Ideal was entitled to a hearing by the Tribunal, or that

Ideal needed to deliver a written notice requesting a hearing within 15 days;

(d)  was not written notice by the Registrar of Tarion. Instead, the Email was

sent by an underwriting analyst at Tarion.

HCRA'’s Proposal is Under Appeal before the Tribunal

19.  As to paragraph 15 of Mr. Gruneir's affidavit, in 2021, Ideal applied to be licensed
as a vendor under a different statute, being the New Home Construction Licensing Act

(Ontario) (the “NHCLA”).

20. In response to that application, HCRA (which administers the said statute)
delivered a “Notice of Proposal” to Ideal advising that it was proposing to deny Ildeal’s
application based on the very same facts of the aforesaid dismissed Charges. HCRA’s
Notice of Proposal properly informed Ideal of its entittement to request a hearing of
HCRA's proposal before the Tribunal if Ideal delivered written notice within 15 days

requesting such hearing.

21.  ldeal’s lawyers duly requested a hearing before the Tribunal.

22.  On December 7, 2021, | attended a Case Conference before a member of the
Tribunal. The matter was adjourned to another case Conference to be held in February,

2022.

23.  No hearing date of |deal’s appeal has been scheduled as yet by the Tribunal.
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24. | am advised by lIdeal's lawyers (and without waiving any lawyer-client
confidentiality) that, if Tarion’s aforesaid Email did not legally result in the revocation of
ldeal’s registration under the ONHWPA, Ideal not only continued to be registered under
the said statute, but Ideal is also deemed to be licensed as a vendor under the NHCLA.

This is based on section 86 of the NHCLA, which provides as follows:

Transition — vendors
86 On the day this section comes into force, a person who was registered as a
vendor under the Ontario New Home Warranties Plan Act immediately before
this section came into force is deemed to be licensed as a vendor under this Act.
2020, c. 14, Sched. 4, s. 20. :

25.  This will continue to be the case until such time as the Tribunal renders its decision

in Ideal's appeal of HCRA'’s aforesaid denial proposal, following a hearing.
It is not just and convenient to appoint a Receiver at this time

26.  Currently, the Property is vacant land. Its value is dependent on its development

into residential units and the sales of such units to purchasers.

27.  Appointing a Receiver at this time to realize upon the vacant land will undoubtedly
result in the sale of the Property on an “as is” basis. A sale under distress would result in
proceeds well below appraised value. Further, a Receiver will not be able to proceed on
the development of the Project as planned and will not capitalize on the extensive

development work that has been completed to date.

28. The costs associated with a Receivership will no doubt be substantial. The

Receiver’'s and Lender's fees would significantly diminish the value of the equity in the
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Property far in excess of the $2,600,000 deposit which will stand as a credit to the
transaction and which will be forfeit to Ideal if the transaction does not close through no

fault of its own.

29.  The appointment of the Receiver will delay any sale because the Receiver will first
have to obtain and review all the necessary documents, decide on a sales process, obtain
court approval of the sale process, conduct a sale process, and return to court for
approval of any offer to Purchase. All of these procedures will delay the sale and the

payment of the mortgages, and significantly increase the costs charged to Ideal.

30. | make this affidavit in response to the present Application and for no other or
improper purpose.

SWORN BEFORE ME by
videoconference due to COVID-19
protocols at the City of Toronto, in the
Province of Ontario, this

16t day of December, 2021
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This is Exhibit “A” referred to in
the Affidavit of Shajiraj Nadarajalingam,

sworn this 16" day of December, 2021

issiorfer for Taking Affidavits, etc.



'THIS AGRERMENT- dated s of the 141h day of December 2021,

BETWEEN:
INFAL (BC) BEVELOPMENT INC,
(the “Vondor")
CITY CORF, CONSORTIA LIMITED it Trust
. {the “Purchaser”)
WHEREAS:
A. The Vendgr and Lhe Pirchaser enterd into an agreemint of purchasé and sals accepted as'of the

B.

31 day of August, 2021 (the "Ongmzl Purchise Agreement” as. per Schedule A" aflachid hérein),
relating to the Vendors rights, title and interext in the lands'sttuated in the City-of Richmond Hill,
il the Provinee of Ontario those parcels of lands consisting of 4 lot loss thian a total of 3,538 acves
knows as.the development fands located at 818 Bustwick Crescent and 2-8 Bond C.resant Rerein
legally described &s per the legal descriptivn in Schedule “B” attached hecein, (Flereinaler, the -
“Propérty”).

The Vendor and the Purchaser haye agreed to reinsfate, panficm, ratily, and .amensd Lhe Orriginial
Purchase: Agreiment pursuant tothe terms and conditions hereo {the “ Amendment of Agreement:
of Farchase and Sale”)

t-shall be. clearly understood that the” Purchaser will hol hé iemponsible for negatintions or
imvarlvement with the existing, hioow purchasers of the Vendor,

NOW THEREFORE THIS AGREEMENT WITNESSES that in cansidietation of the.sum of Tawo

($2.00) Dollars now paid by each of the partios to the other (Hhe reevipt and sufficercy of which is hereby
ackhowledged by each of the parttes) the parties heneby agres ay hersinafter iét out,

1,

2

The Closing date as described in Section 6.Ishereby replaced by Tanuary 25%, 2022, subjeet taseciion

2 'of this Amendment of Agreenent of Purchadi and Sale as-described herein,

The Véndor and Purchaser hireby agree The Closing date shall be §ulljec( to the [ollowing!

a) The Purchaser shall assume the 1%, 24 and 3% mortgagees that are registered on Hile of the.
Froperty and listed in Schedule “C”, subject. lo7and amending agreement the nppmval of the
Mortgagess and the Purchadel, surh mortgages once they are attiached o this Agretmment hevets
as a Permitted Encumbrance: will be subject to the apptoval of the Pucchaser.

b} The Vendor shall provide a Mutyal Release from Lhe Agreeinents of Prochase and Sale of all
existing buyers of the develapment project on the subjuet Froperty by January 154, 2022, to the
sallsfaction of Purchaser’s golicikar,

v} The Veadar shall provide. agreements with each previous existing honie purchasers; (o
termiriate their Agrecments of Purchase and Sale of all existing buyets of Ilis development
project on the subject propecty by Jan 15 2022, along with proef of paymrenty receired
(hensidalter knowiv as’ '”I'm'mmatiun Agiernwmnts), setisfactory fo the Pnrchaser: ami its

solilor, 7
[y 4
g




d) Afteraxecution.of this Agreoment, the Purchiaser shall pay. an additional deposit wpon récelpt

<)

B)

h)

of such Terthination Agreergnts and Mutual Releases of all the ExlatingTTome Buyers; to the
satisfaciion. of the: Purchaser’s. solicitor in the amvounl of $2,600,000.00 (the: *Additional
Deposit”) to the Purchaser's soli¢ifor, In teust. The deposit will be only released to Vendor's
selicitor sfter the Vendor provides all Executed. Termination Agreements amd Mutua) Release’s
from all the Exdsting Buyers. The Additional Dépasit miay, al the Purchiser's aption; be released
t thit Vendor sibjoct to reviewiand satisfaction of the Purchaser’s Solfcifor of tho Termination
snd Mutual Releasa J\gmmmts from all existing prrchasers and upon registration of a charge.
{the "Depuosit C_'Imrbe“} i the ameimt of $2,600,000, against the Property, which will be
pravided 16 (hg Vendor in favor of the Furchaser Terminatton Agreement and Mistua! Release,
s, $2,6006,000. will bo releaseyd to the Vendor, The Vendar hereby agroes that the Addittonal
Depisit shall be stlely for the purpdse of repayini a portlon of the depnstts paid to the Yendor
by the Existing Homi Buyers,

Upon the Purchasct’s Solldlor belng' satisfied with the Termnation Agfeements: and.
tegistration of the Dipusit Charge, the Venidor's spliclor shall release the Additioral 1eposil
to the Vendor without any further nptice to or on approval of the Furchsser and thix shall be.
the Vendor s'solidfor's good; sullicfent; and trrevovable authority, i deingso,

The Purchaser shall provide & the term of a first morlgage unsigned commitment by January
15%, 2022. Upon receipl of Mutaal Releases [rom the Existing Buyer's by January 15+ 2022, e
Purchasist will pay the commmitment fees and provide (he signed commmitment By fan 18, 2022,

The Parchaser has the opition exclusive rights to purchase'the existing shored of the Vendor's
corpération at $200 by § carporation of the Purchaers.choosing, Until sueh firmy, the minute
baoks of the Vendar’s corporation:shall be held intrust with theirsoficltor: The dostng date
of this share transfer ahall oceur on the date of Closing a8 defined in Sechion Lof this
agregment. All liabilities including but not liniitéd to finamizl and jrgal oiatiersshall be to
the accpunt and responsibility of the Vendar until such:time theshare transter has been
contpleled. Any un{onegeen (labilitles for eximple tax br immigration dablliles will be thy
texponxibility vf Fhe Vendor,

The' Purchiaset will nat be assuming the losh to American Corporatlon, whidh lsan’ was
registered on November 3, 2021, a8 Instrument ¥ YR3336826 'in the réglstersd amount of
$6ARN0,M00 on title of the subject Property. Therefore, Hhis:instrument is not included as a
permitted eacumbrance and must be discharged by Vendor beford tha dosimig date,

The Vondor shall provide: confirmation -of cooperation from Lhe oxisting 1o, 20 and 3n
mortgagees of the subject Praperty. These mnrtgageeh (asF agree fo a satisfactory Standstill

and Pmtpwnemem Aggregiment apd-rms| agree to eonivert Beir debt inta equity as a lmited

partner in the. Purchaser's corparation at the approval ard sallsfaction of the Purehaser’s

suligitor,

Thls Agreemerrt ean be shown by the Verdor, to thelr existing first mortgages to avoid the
appolniment af § recelver fof the subject Prperty,

‘Iis Amendment of Agreement of Purchase and Sale has mot been reviewed by the Purchaser's
solieitor, Thisagresment has béen drafted to dccommndate foe the Vendor's court dams - tegarding

ae)
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the powerofsale of the sitbject Property, This. Agreement shall be consldered binding nnly upan
satisfactory feview and ppproval of the Purchaser's solicitor and can be amended upun the
diserelion of the Purchiaser and theirsolicior.

Ex¢cution of this Amendment of Purdiase: sod Sale shall. constitute ‘a reinsiatement and
yeconstituting of the Original Purchase: Agreement, and all provisiang anct conditions therdn save
and exceptas amended herein shall continue to be infull force and effect, and thal lime shall remain
of the essétice,

This Amendmient of Agredment bf Purchdse 264 Sale shall be governed by and consirued 1o
accordarnice with the laves of the Provinee of Ontario.

IN WITNESS WHEREQF tha partics bave executed this Reinstatement and Amending Agreement
as-of the date first abovewritten,

IDEAL (BC) DEVELOPMENT INC,

Par! N MN\?\

Name:  Sheil Nada
Thie:  Prosident

I/We havie authgrity to bind the Corparation

CITY CORE CONSORTIA LIMITED

)

Peri_ ¢

T /
F 4
Namfi:}a
1T

e

Pong
Iy We have autharity 10-bifid the Corpartion



Schedule “A”
[Attach Purchase Agreement]
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THIS AGREENMENT made as of the 31st day of August, 2021.
BETWEEN:
CITY CORE CONSORTIA INC.

(in trust for a company to be nominated)

(hereinafter called the "Purchaser” or “Buyer")

OF THE FIRST PART
-and -

IDEAL (BC) DEVELOPMENT INC
(hereinafter called the “Vendor” or “Seller”)

OF THE SECOND PART

WHEREAS:

The Purchaser agrees to purchase and the Vendor herein, agrees to sell the Vendor's rights,
title and interest In the lands situated in the City of Richmond Hill, in the Province of Ontario
those parcels of lands consisting of no less than a total of 3.536 acres known as the
development lands located at 8-18 Bostwick Crescent and 2-8 Bond Crescent herein
legally described as per the legal description in Schedule "A” and shown as outlined in red on
the aerial map attached as Schedule "B" and with boundaries as per the survey attached as
Schedule “C” (hereinafter referred to as either the "Lands" or the "Property”).

1. Purchase Price

(a) The Purchase Price payable by the Purchaser to the Vendor for the Property shall be
Twenty-Nine Million Dollars ($29,000,000.00) payable as follows:

(b) Buyer shall pay a deposit of Two Dollars ($2.00) to the Vendor on
acceptance of this offer to be credited towards the purchase price on closing
of this transaction (the “Closing”)or other termination of this agreement.

(c) The Purchaser shall arrange a new first mortgage for a minimum of Fifteen
Million Dollars ($15,000,000.00) on Closing (the “New First Mortgage”) for
the purpose of discharging the existing first mortgage, with any excess to be
utilized towards the costs referred to in Article 1 (d) below.

The Purchaser shall arrange a new second mortgage in the amount of Ty\v{ent/y/LThree
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Million Dollars ($23,000,000.00) less the amount of the New First Mortgage on
Closing (the “New Second Mortgage”), for the purpose of covering closing costs for
this transaction; mortgage costs (including fees and prepaid interest on the New [irst
Mortgage and the New Second Mortgage); payment of all the existing
predevelopment costs outstanding to third party consultants, with the balance to be
utilized towards reimbursement of all or part of the existing purchaser deposits, as
outlined in Schedule "D".

(d) It is understood and agreed that the Purchaser shall not be responsible for
payment of the existing second and third mortgages, and that the Vendor will
obtain agreements within 30 days of the execution of this Agreement for the
discharge of all encumbrances other than the existing first mortgage
(including but not limited to the the existing second and third mortgages), on
or before Closing at its own expense, to allow for the New Second Mortgage
to be registered. The Vendor shall involve the Purchaser in any and all of its
negotiations with the existing second and third mortgagees for the purposes
of reaching an agreement for the discharge of such mortgages.

Me) Tap ;// {@9

(f) the Vendor shall take back or arrange a new third mortgage for the balance
of the Purchase Price in the amount of Five Million Nine Hundred and
Ninety-Nine  Thousand Nine Hundred and Ninety-Eight Dollars
($5,999,998.00) (the “New Third Mortgage”) for the purpose of discharging
the existing second and third mortgages. The amount of the New Third
Mortgage shall include an interest reserve for 2 years at 10% per annum,
and no further interest shall be payable on the New Third Mortgage. The
repayment of the New Third Mortgage shall only be made from the net
proceeds of the development of the Property, after all costs for such
development have been paid. The Vendor agrees that subordination and
standstill agreements shall be entered into with the holder of the New Third
Mortgage whereby such mortgage shall be entirely subordinate to the New
First Mortgage and the New Second Mortgage and shall agree to postpone
end be subordinate to all additional financing required for the construction
and development of the Property, and the holder of the New Third Mortgage
shall have no right to take any enforcement action if there are any amounts
outstanding against the New First Mortgage, the New Second Mortgage or
any additional financing required for the construction and development of

the Property.



2. Vendor's Representations and Warranties

(a) The Vendor acknowledges that the Purchaser intends to develop townhomes
on the Property, and the Vendor hereby represents and warrants that the
Property has received site plan approval for 63 rear loaded townhomes and
19 stacked townhomes (the “Proposed Development”), as per the site
plan attached as Schedule "E” (the “Site Plan”).

(b) The Vendor hereby represents and warrants that there are sufficient
services available, including hydro, water, sewage, gas, internet and
telephone located on the street immediately in front of the Property, which
are adequate to service the Proposed Development, and the Vendor hereby
agrees to provide the Purchaser with confirmation of the same in writing by
its civil engineers within 7 days from the execution of this Agreement.

(c) The Vendor hereby represents and warrants that there are no environmental
contaminants that would be of concern to the Purchaser or the City of
Richmond Hill or the Ministry of Environment that would require remediation
prior to the Proposed Development, and the Vendor hereby agrees to
provide the Purchaser with all environmental and geotechnical reports within
2 days from the execution of this Agreement that would confirm that the
Property will require no further environmental work nor any increase in
foundation depths beyond what a typical development would require.

(d) The Vendor represents and warrants the following:

i) there is no expropriation procedure outstanding or contemplated for the
Property or any part thereof;

i) there has been no request for compliance regarding any environmental
issues affecting the Propoerty that have not been satisfied;

iil) there is no litigation or other proceeding nor any judgments or decrees
or injunctions affecting the Property or the Proposed Development;

iv) other than as disclosed in the documents provided to the Purchaser, all
accounts for labour and material with respect to the Propety or the
Proposed Development are fully paid, and no supplier has any right to
register a construction lien;

v) there are no work orders or deficiency notices affecting the Property or
the Proposed Development that are know to the Purchaser, and if any
arise, they will be complied with at the Vendor's expense;

vi) The Seller has the right, power and authority to sell and convey the

Property to Buyer;




2. The Vendor acknowledges that Purchaser will be pre-selling the proposed
townhomes from a sales pavilion that the Purchaser will build to house a
showroom and office on site at the Property, and the Vendor hereby agrees to
allow the Purchaser to construct such a sales pavilion on the Property, at the
Purchaser's cost, free of any rent, prior to Closing to assist the Purchaser in
marketing the development, should the Purchaser decide to do so.

3. The Vendor agrees to provide all architectural plans, contracts, and reports
prepared for the site plan approval, a complete list of all consultants used for
the site plan approval or the rezoning of the Property, along with any other
documents in the Vendor's possession pertinent to such approval or any
correspondence from the City of Richmond Hill that are material to the
development to the Purchaser, by giving access to an electronic document box
containing such documents, within 2 days from the execution of this
Agreement, which shall include the following documents:

() A recent quantity surveyor's report prepared for construction of the
buildings within the Proposed Development (if any);

(i)Any updated detailed pre-sales report for units that have been presold,
including those that are terminated,;

(i)  The most recent appraisal report(s) for the Property and the Proposed
Development;

(iv) Contracts with any lawyers for legal services related to the pre-sales and
condominium registriation for the Proposed Development;

(V)A list of all purchasers from which the Vendor has received deposits for any pre
sales, including the amounts of such Deposits;

(viy  Copies of all agreements of purchase and sale for pre-sales in the
Proposed Development;

(viiy  Copies of any agreements with respect to upgrades and/or additional
work for any pre-sales, if any;

(viii)  Copies of all trade or consultants contracts/accepted proposals entered
into for services to be provided for the Proposed Development, including
but not to be limited to, architectural, engineering, marketing, sales, legal,
and all other project consultants;

(ix)  Copies of all guotations from sub-trades for any site or construction work
related to the Proposed Development;

(x)Copies of all environmental and geotechnical reports for the Property or the
Proposed Development;

(xi)  Copies of the latest architectural & engineering plans for the Proposed

P



Development, including all suite plans;

(xiy Cop
(xiii) Cop

ies of any leases and sales agreements entered into by the Vendor;
ies of all correspondence with the municipality in relation to the

approvals for the Proposed Development;

(xiv) Cop

ies of all plvans, zoning approvals, site plan applications and approvals.

If the Purchaser shall require any further information from the Vendor that is in
Vendor's possession or control, then the Vendor agrees to provide such
information to the Purchaser within 2 days from the date of request

4. The Ven

dor agrees to introduce the Purchaser to all consultants retained for

<

7.

the Proposed Development and to the approval authorities with both the
municipality and the region that are involved with with respect to the Proposed
Development.

The Vendor agrees to provide on Closing, reliance letters from all consultants
retained for the Proposed Development, addressed to the Purchaser that will
allow the Purchaser to rely on all reports or studies prepared by such

consultants, together with a confirmation from sye ?onsultegnts that all fees for
work completed to date have been paid in full_. 7V (] W'y
i A /. o . gm
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The date for the Closing shall be set for Deeember 1, 2021, or if the Registry
office is not opened, it shall be extended to the next business day that the

a o
Registry office is opened for business.

Communication

Any notic

e or other communication (the "Communication”) to be given in connection

with this Agreement shall be given in writing and shall be given by personal delivery or
via emailed transmission as follows:

(a)  tothe Purchaser:

City Core Consortia Limited

: W -



Attn: Jack Pong

155 Commerce Valley Drive East,
Marlkham, Ontario

L3T 7T4

Email: Jack@citycoredevelopment.com

(b)  tothe Vendor: Ideal (BC) Development Inc.
Attn: Shaji Nada, President
65, Alistate Parkway,
Suite 101
Markham, Ontario, L3R 9X1

Email: Shaji@idealgroup.ca

or to such other addresses, or emails as may be designated by a Communication given
by a party to the other parties as aforesaid,

IN WITNESS WHEREOF the Purchaser hereto has hereunto executed this Agreement this
31st of August, 2021.

) CITY CORE CONSORTIA LIMITED (In Trust
) for a company to be Incorporated)

). (Purchaser) '“\\ 4

N A7
) P
)
) |

7 )
':ﬁ)//,//,

ltle Preéldént L
| have authority to bind the Corporation.

AN

N WITNESS WHEREOF the Vendor hereto has hereunto executed this Agreement this
2 dayof _SEFT. 2021.

6 (\h)




SCHEDULE “A”

LEGAL DESCRIPTION:
PIN 03196 - 0073 LT Interest/Estate Fas Simple
Description  PT LT 63 PL 136 iKING AS IN R209240
Address 10 BOSTWICK CRESCENT
RICHMOND HiLL
PIN 03196 - 0074 LT Interest/Estate Fee Simple
Description  PT LT 64 PL 136 KING AS IN R630013 ;
Address 12 BOSTWICK CR
RICHMOND HILL
PIN 03196 - 00756 LT Interest/Estale Fea Simple
Description  PT LT 64 PL 136 KING; PT LT 65 PL 138 KING AS IN R406345 ; RICHMOND HILL
Address 14 BOSTWICK CR
RICHMOND HILL
PIN 03196- 0076 LT Interest/Eslate Fee Simple
Description  PT LT 66 PL 136 KING; PT LT 67 PL 136 KING AS IN R135070 ; RICHMOND HILL
Address 8 BOND CRESCENT
RICHMOND HILL
PIN 03196- 0077 LT interest/Estate Fee Simple
Descripion  PT LT 66 PL 136 KING; PT LT 67 PL 136 KING AS IN B54438B ; RICHMOND HILL
Address 6 BOND CRESCENT
RICHMOND HILL
PIN 03196 -0078 LT Interest/Eslale Fee Simple
Description  PT LT 66 PL 136 KING AS IN R690041 ;
Address 16 BOSTWICK CR
RICHMOND HILL
PIN 03196-0079 LT Interest/Estate Fee Simple
Description  PT LT 67 PL 136 KING AS IN R601987 ; RICHMOND HILL
Address 18 BOSTWICK GRESCENT
RICHMOND HILL
PIN 03196-0080 LT Interest/Estate Fee Simple
Description ~ PT LT 67 PL 136 KING AS IN KI22033 EXCEPT R136070, B54438B, & R601987 ;
Address 2 BOND CRESCENT
RICHMOND HILL
PIN 03186 -0072 LT Interest/Estate Fee Simple
Deasaription PT LT 1 PL 136 KING; PT LT 682 PL 136 KING; PT LT 63 PL 136 KING AS IN R504810
Address 8 BOSTWICK CR P

RICHMOND HILL




Schedule "'D" of the APS between IDI and CCC

1

)
)

reakdown of outlay Expenditures:

Purchasers Settlement of Deposits: $5,661,760.00

Mortgage Atranging Cost $450,000.00

Budget For Setllement of Outstanding Bills ~ $250,000.00

: Interest Coverage for Loans $1,150,000.00
Legals for Closing and Mortgages $222,500.00
Land Tranfer Tax $319,000
Miscellanous and Contingencies $0.00

$8,100,000.00




Development Site, 8-18 Bostwicl Crescent & 2.8 Bond Crescent, Richmond Hill, Ontario

[2

Maxar Technolog




DRAFT PLAN OF SUBDIVISION

OF LOTS 63, 56 AND 57 AND
PART CF LOTS 1, 62, 64 AND 85
REGISTERED. PLAN 136

CITY OF RICHMOND HILL

RECIONAL MUNICIPALITY OF YORK
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. Pt Schedule ''D" of the APS between IDI and CCC

Breakdown of outlay Expenditures:

Purchasers Settlement of Deposits: $5,661,760.00
Mortgage Arranging Cost $450,000.00

Budget For Setllement of Qutstanding Bills  $250,000.00

i Interest Coverage for Loans $1,150,000.00
Legals for Closing and Mortgages $222,500.00
Land Tranfer Tax $319,000
Miscellanous and Contingencies $0.00

$8,100,000.00




DRAFT PLAN OF SUBDIVISION

OF LOTS 63, 65 AND 67 AND
PART OF LOTS 1, 62, 64 AND 65
REGISTERED PLAN 138

CITY OF RICHMOND HILL

REGIONAL MUNICIPAUTY OF YORK

s v
Py

vy
METRIC

MIartY 0 BB Wt 14 PPt o o i
R Lon B OIS VB PL2Y 4T o 7% €300

INF I UNDER
Sl SECTION 51 {17) OF THE PLANNING AGT

Vi ST
PART 1, LN ER-RME

=
— '\

LEGEND

SO et it o 3ot
T jroitanivy

ot P ST 2, Bk Zemiy oy,

i G 4 M LRIt N

VY 1 o 1TV Th
STt PoelEnia v R

NOTES
m Mt s T
O i, o, 19 07 50 sl U] a1 et s
BENCHMARK NOTE
Kt i o1 AL oo o W T i &8
it 1AL, Wbt o T, et i S ¥ P M
-
& ey e Rt 0 k. S e e 106"
it t W ZRAL O 06 SO ST S P W,
b)Y s - R I VLR Bt e (2Pt S BPC SPTRENE S ()
S 3 _~ \ L. i e [urpefgimirsimpdaidion)
//. N ST - e gt JYar edherirafsy s R OY
" . h . I e U - >
\ S J;n /ﬁnnﬁﬁ:mu TLAM In..‘h.xh.
g ., i..‘(.‘..lx./i!lv,xil et men .m\.l..u\« o
W /« / ~.. BLOCK 1 « ﬂ«l\nn < .c.\.,‘c: COOORATE, U WATRS Mﬂﬁa.c
i Y S, 200200 L142 has . g ey
& =3 o
4 ey T
- m—
, o L)
ot oo, P W v S —
e trmopribegdiodoiupaiagur byl
o
£ ZITL OTVELG#MENT DATA
7 PP
st e
—
Iy MIND A0S, ~
- i L Jrrp a— A1 e
Z RERmIAR B [ ity o
Z o . o

VR

[ % L. i I 2 d

SO U NN =

L e TR
3 R ¢ e AT

"
0y
PTRNY e Wanips

t

SURVEYDR'S CERTIFICATE

§ MR VY Tk B e - o, ) Ml SO vt o
PSS (5 MK SIS, TN ad ZTE

e .
Y TR vda eiaz amim Lot W
ol A [l =

SN THAM SURVEYING LIMITED
Wv, CNTARIS LAND CMYEvONE
A fot i

BAGE STTLE SPEIT, W1 T PG S Eeeadl) PAX: VORhe Pl |
RO, IVTING, 1t D P e~
Ty A S T TR T ™

Y=t =) = m

e s T -




Schedule “B”
Legal description of Property

Municipal Address

Legal description

PIN

8 BOSTWICK CR,

PT LT 1 PL 136 KING; PT LT 62 PL 136 KING; PT LT 63

03196-0072 (LT)

RICHMOND HILL PL 136 KING AS IN R504810; TOWN OF RICHMOND
HILL
10 BOSTWICK CRESCENT, [PT LT 63 PL 136 KING AS IN R209240; TOWN OF 3196-0073 (LT)
RICHMOND HILL RICHMOND HILL
12 BOSTWICK CR, PT LT 64 PL 136 KING AS IN R530013; TOWN OF 03196-0074 (LT)
RICHMOND HILL RICHMOND HILL
14 BOSTWICK CR, PT LT 64 PL 136 KING; PT LT 65 PL 136 KING ASIN  |03196-0075 (LT)
RICHMOND HILL R406345; RICHMOND HILL
6 BOND CRESCENT, |PTLT 66 PL 136 KING; PT LT 67 PL 136 KING AS IN  {03196-0077 (LT)
RICHMOND HILL B54438B; RICHMOND HILL
16 BOSTWICK CR, PT LT 66 PL 136 KING AS IN R690041; TOWN OF 03196-0078 (LT)
RICHMOND HILL RICHMOND HILL
2 BOND CRESCENT, [PT LT 67 PL 136 KING AS IN KI22033 EXCEPT 03196-0080 (LT)
RICHMOND HILL R135070, B54438B, & R601987; TOWN OF RICHMOND
HILL
8 BOND CRESCENT, |PTLT 66 PL 136 KING; PT LT 67 PL 136 KING ASIN  103196-0076 (LT)
RICHMOND HILL R135070; RICHMOND HILL
18 BOSTWICK CRESCENT, PT LT 67 PL 136 KING AS IN R601987; RICHMOND  03196-0079 (L'T)

RICHMOND HILL

HILL




Schedule “C”
List of Permitted Encumbrances

1. Bylaw registered as Instrument # IF351;
2. Bylaw registered as Instrument # IF367;

3. Charge registered as Instrument # YR2830041 in favour of Feature Corp. in the registered
amount of $2,000,000;

4. Notice of Assignment of Rents - General registered as Instrument # YR2830041 in favour
of Feature Corp.;

5. Notice registered as Instrument # YR2901113 in favour of Feature Corp.;

6. Charge registered as Instrument # YR2944756 in favour of Feature Corp. in the registered
amount of $2,000,000;

7. Notice of Assignment of Rents - General registered as Instrument # YR2944763 in favour
of Feature Corp.;

8. Notice registered as Instrument # yr3o01386 in favour of Feature Corp.;
9. Notice registered as Instrument # yr3001387 in favour of Feature Corp.;

10. Charge registered as Instrument # vr3002005 in favour of Amercan Corporation in the
registered amount of $1,000,000;

11. Postponement registered as Instrument # vr3002006 from Feature Corp. to Amercan
Corporation;

12. Postponement registered as Instrument # yr3002007 from Feature Corp. to Amercan
Corporation;

13. Charge registered as Instrument # vr3163171 in favour of Feature Corp. in the registered
amount of $3,000,000;

14. Notice of Assignment of Rents - General registered as Instrument # Yr3163197 in favour of
Feature Corp.;

15. Charge registered as Instrument # vr3163198 in favour of Feature Corp. in the registered
amount of $2,000,000;

16. Notice of Assignment of Rents - General registered as Instrument # yr3163219 in favour of
Feature Corp.;




This is Exhibit “B” referred to in
the Affidavit of Shajiraj Nadarajalingam,

sworn this 16" day of December, 2021

//;{/%z N

CdmmisSidner for Taking Affidavits, etc.



From: Ada Mai <Ada.Mai@tarion.com>

Date: November 18, 2020 at 12:26:38 PM EST
To: Shaji Nada <shaji@idealdevelopments.com>
Cc: Brian Hama <Brian.Hama@tarion.com>
Subject: ideal (BC) Developments Inc.

Good afternoon Shajiraj Nadarajalingam,

This is to inform you that Tarion is rescinding the Conditions of Registration for Ideal (BC) Developments
~Inc. (issued in Aug 2020) at this time. Whether future approval will be granted for Ideal (BC)
Developments Inc. will be reviewed, based upon our review of the Ideal (JS) Developments Inc. project.

If you require any assistance, please contact me as per below.

ADA NAI

Senior Underwriting Analyst

Tarion

Tel: 647-496-6957 | Toll Free: 1-877-982-7466 Ext. 3144
5160 Yonge Street, 12th Floor, Toronto, ON M2N 6L9

Tarion.com

TARION

BUILDING CONFIDENCE

Try Home Explorer — An easy-to-use illustrated version of Tarion’s Construction Performance Guidelines that helps you understand

Homeowners: Register for MyHome — Tarion's online service for homeowners.
Builders: Register for BuilderLink — Tarion's online service for builders.

This message, including any attachments, is meant only for the use of the intended recipient and may contain information that is privileged. The sen
of this message is not the intended recipient, you are hereby notified that any printing, copying, dissemination, distribution, or disclosure is strictly pr
this message in error, please contact the sender immediately by reply e-mail and permanently delete this message including any attachments, withou




December 16, 2021 FRIEDMAN LAW

TO:

AND TO:

PROFESSIONAL CORPORATION
Barristers and Solicitors

150 Ferrand Drive, Suite 800
Toronto, ON M3C 3ES5

Judy Hamilton (LSO No. 39475S)
Tel:  (416) 649-4462

Fax: (416) 497-3809

Email: jh@friedmans.ca

Stephen C. Nadler (LSO No. 37946G)
Tel:  (416) 649-4466

Fax: (416) 497-3809

Email: sn@friedmans.ca

Lawyers for the Respondent

DICKINSON WRIGHT LLP
Barristers and Solicitors

199 Bay Street

Suite 2200, Box 447
Commerce Court Postal Station
Toronto, ON MS5L 1G4

David P. Preger (LSO No. 36870L)
Tel:  (416) 646-4606
Email: dpreger@dickinsonwright.com

Dan A. Poliwoda (LSO No. 82323B)
Tel:  (416) 646-6870
Email: dpoliwoda@dickinsonwright.com

Lawyers for the Applicants
ALVAREZ & MARSAL CANADA INC.

200 Bay Street
Toronto, ON M5J 2J1

Stephen Ferguson
Email: sferguson@alvarezandmarsal.com

Proposed Court-appointed Receiver



AND TO:

AND TO:

-10-

FIJ LAW LLP

Barristers & Solicitors

50 West Pearce Street, Suite 10
Richmond Hill, ON L4B 1C5

Liliana Ferreira
Email: lferreira@fijlaw.com

GOWLING WLG (CANADA LLP)
1 First Canadian Place

100 King Street West, Suite 1600
Toronto, ON M5X 1G5

Valerie Pelchat
Email: valerie.pelchat@gowlingwlg.com

RCP-E 38A (July 1,2007)
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