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Court File No.: CV-17-11822-00CL 

ONTARIO 

DIVISIONAL COURT, SUPERIOR COlJRT OF JUSTICE 

BETWEEN: 

KSV KOFMAN INC. IN ITS CAPACITY AS RECEIVER AND MANAGER 
OF CERTAIN PROPERTY OF SCOLLARD DEVEtOPMENT 

CORPORATION, MEMORY CARE INVESTMENTS (KITCHENER) 
LTD., MEMORY CARE INVESTMENTS (OA.KVJ.LLE) LTD., 1703858 
ONTARIO L~C., LEGACY LANE INVESTMENTS LTD., TEXTBOOK 

(525 PR1NCESS STREET) INC. and TEXTBOOK (555 PRINCESS 
STREET) TNC. 

Plaintiff 
-and-

JOHN DA VIES and AEOLIAN INVESTMENTS LTD. 
Defendants 

NOTICE OF MOTION FOR LEA VE TO APPEAL TO THE DIVISIONAL COURT 

THE DEFENDANTS, John Davies and Aeolian Investments Ltd., will make a motion: to 

a panel of the Divisional Court, in writing without the attendance of parties of lawyers, on a date 

to be fixed by the Registrar, in accordance with Rule 62.02(2) of the Rules of Civil Procedure, 

R.R.O. 1990, Reg. 194. 

PROPOSED METHOD OF HEAR.ING: The motion is to be heatd in writing. 

THE MOTION IS FOR: 

I . An Order granting the Defendants leave to appeal to the Divisional Court from the 

decision of the Honourable Justice Myers dated August 30, 2017 which granted the Plaintiffs 
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motion for, amongst other things, an interlocutory Mareva injunction as against the Defendants 

(the "Injunction Motion"); 

2. Costs of this motion and of the Injunction Motion to be reserved to the panel of the 

Divisional Court hearing the appeal; and 

3. Such forther and other relief as counsel may advise a.11d this Honourable Cou.rt may deem 

just. 

THE GROUNDS FOR THE MOTION ARE: 

1. The Defendant John Davies was the director and officer of the real estate development 

companies represented by the Plaintiff (the "Receivership Companies"). Each of the 

Receivership Companies borrowed funds from a number of trustee corporations (the "Trustee 

Corporations") to develop real estate projects, pursuant to loan agreements between the parties.· 

These borrowed funds were to be used to fund predevelopment expenses and advance the 

projects to construction, at which point construction financing would be obtained. 

2. The sole director of the Trustee Corporations was Raj Singh, who is not a party to the 

within litigation. Mr. Singh was also President of Tier 1 Transaction Advisory Services Inc. 

("Tier 1"), which raised funds for the Trustee Corporations from the public. The Receivership 

Companies had no relationship with the individuals who invested in the Trustee Corporations; 

their only relationship was with the Trustee Corporations as borrower. 

3. The Receivership Companies operated as an umbrella organization, working to develop 

all of the projects in parallel. Between 2011 and 2016, the Defendants worked to advance the 

projects through predevelopment and towards construction, adding incremental development 
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value to the properties. During that period, for .their work, the Defendants earned development 

management fees which were disclosed in detailed pro formas provided to the Trustee 

Corporations before any funds were advanced to the Receivership Companies. 

4. From time to time, the Receivership Companies also made intercompany loans to pay 

liabilities as they came due until such time as additional financing was available. The Trustee 

Corporations consented to these loans, and were therefore permitted under the loan agreements. 

Each loan was recorded in the books and records of the Receivership Companies. 

5. In October 2016, the Financial Services Commission of Ontario suspended Tier 1 's 

operations. Grant Thornton Limited was subsequently appointed trustee over the Trustee 

Corporations. The Receivership Companies were unable to raise additional funds and defaulted 

on their loan agreements with the Trustee Corporations. Grant Thornton Limited applied to have 

the Plaintiff appointed as receiver of the Receivership Companies. 

6. The Plaintiff, on behalf of the Receivership Companies, commenced the within action in 

June 2017 claiming, amongst other things, fraud and breach of fiduciary duty and alleging, 

amongst other things, that the development management fees were secretly and improperly paid, 

and that the intercompany loans were prohibited by the loan agreements with the Trustee 

Corporations. The Plaintiff also obtained an interim Mareva injunction against the Defendants 

without notice, which was extended on an interim basis on a nutnber of occasions. 

7. On August 30, 2017, the Injunction Motion was heard before the Honourable Justice 

Myers in which the Plaintiff sought to extend the Mareva injunction on an interlocutory basis 

pending a final disposition of the within action. That same day, Justice Myers granted the order 

sought on the basis of a handwritten endorsement (the "Order"). The Order also extended the 
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interlocutory Mareva injunction to Judith Davies (Mr. Davies' wife), and to Mr. and Mrs. Davies 

in their capacities as Trustees of the Davies Family Trust and the Davies Arizona Trust. 

8. There is good reason to doubt the correctness of the Order: 

(a) A Mareva injunction is a drastic and extraordinary remedy, and constitutes an 

exception to the general rule that there can be no execution before judgment. In 

order to obtain a Mareva injunction, the moving party must establish, amongst 

other things, that there is a strong prima facie case on the merits. Courts have 

equated this standard to the moving party establishing that it is "clearly right" in 

its allegations, or that it is "almost certain to succeed at trial". 1 

(b) In making the Order, the motions judge failed to properly examine and consider 

the constituent elements of each cause of action pleaded by the Plaintiff and 

whether the Plaintiff was almost certain to succeed on each of those elements. In 

doing so, the motions judge erred in his decision-making process and failed to 

give sufficient reasons for his decision. 

(c) The motions judge also erred by drawing speculative conclusions and failing to 

consider or rely upon the uncontradicted evidence before him, including in the 

following instances: 

(i) Concluding that "instead of using the funds for each corporation's 

corporate purpose, Mr. Davies paid himself and cohorts fees and 

dividends", and failing to consider or rely upon the uncontradicted 

evidence that (a) substantial funds were spent on developing the projects in 
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question and significant development work was completed, which work 

increased the value of the development properties, and (b) the management 

fees and dividends were disclosed to and approved by the Trustee 

Corporations; 

(ii) Concluding that the Trustee Corporations "lent the investors' funds to the 

developers ostensibly on a secured basis to fund the construction of 7 

separate projects" and that "Tier 1 raised funds from real people on the 

basis that the funds would be lent to a developer on a secured basis to fund 

a building" (emphasis added], and failing to consider or rely upon the 

uncontradicted evidence that investors were advised that the loaned funds 

would be used for pre-development costs, not construction costs; 

(iii) Concluding that the intercompany loans made between the Receivership 

Companies were "not real loans" and that "there was no expectation of 

repayment", and failing to consider or rely upon the uncontradicted 

evidence that the intercompany loans were known to and authorized by the 

Trustee Corporations, recorded in the financial books and records of the 

Receivership Companies, and were expected to be repaid once 

construction financing was secured; 

(iv) Concluding that "construction financing is used to build not to re-pay old 

debt. .. ", in the absence of any industry evidence regarding the permissible 

uses for construction financing; and 

1 SLMsofi.Com Inc. v. Rampart Securities Inc., 2004 CanLII 6329 (ONSC) at para. 14. 
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(v) Concluding that "Singh [the sole director of the Trustee Corporations] is 

not arm's length [and] I doubt he could unilaterally give a valid consent 

given his personal conflicts of interest", and failing to consider or rely 

upon the uncontradicted evidence that the only relationship between the 

Defendants and Mr. Singh was that of arms-length borrower and lender -

and in the absence of any evidence from Mr. Singh which evidence was 

entirely in the control of the Plaintiff. 

(d) In granting the Order against Judith Davies without providing any analysis 

regarding whether the Plaintiff might succeed against her at trial, the motions 

judge failed to give sufficient reasons for his decision regarding Mrs. Davies. 

(e) The motions judge erred in dispensing with the need to require an undertaking as 

to damages from the Plaintiff on the basis that it has "no skin i 

(f) n the game" and creating a novel legal theory that the undertaking would cause 

more harm than good when there was no factual basis in the evidence to support 

such a conclusion. 

(g) The motions judge erred in awarding substantial indemnity costs when counsel for 

both parties after being asked about costs at the hearing had advised the motions 

judge that the costs should only be addressed after his decision on the merits was 

released. 

9. The proposed appeal involves matters of such importance to the administration of justice 

that leave to appeal should be granted: 

6 



7 

(a) The Mareva injunction granted by the Order is a rare and extraordinary remedy, 

and it is in the interest of both the public and the administration of justice to 

ensure that such remedies are only granted after a careful consideration of the 

facts and a detailed analysis of the legal issues at play; 

(b) Permitting the Order to stand in light of the errors in the motion judge's decision­

making process and the lack of sufficient reasons regarding the legal grounds that 

the Plaintiff advanced would result in a clear injustice and reflect negatively upon 

the administration of justice; 

(c) Dispensing with the undertaking as to damages requires much more detailed legal 

articulation given the extraordinary impact of a Mareva injunction should the 

Plaintiff not succeed at trial; 

( d) The impact of the Order on the Defendants is substantial as it essentially renders 

Mr. Davies unable to carry on business or to provide for his family, which factors 

the motions judge ignored; and 

(e) It is inappropriate for the motions judge to have made an award of costs on a 

substantial indemnity basis without counsel first having the opportunity to make 

submissions to the Court on the matter, particularly where counsel for both parties 

had advised the Court that the issue of costs should only be addressed after a 

decision on the merits. 

1 O. The proposed questions for consideration by the Divisional Court should leave to appeal 

be granted include the following: 
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(a) Can an interlocutory Mareva injunction be granted in circumstances where the 

motions judge did not examine the constituent elements of the causes of action 

pleaded to determine whether the Plaintiff was likely to succeed at trial? 

(b) Did the motions judge fail to provide adequate reasons in granting the Order? 

( c) Did the motions judge err in draw .. ng speculative conclusions that were 

inconsistent with the uncontradicted evidence before him? 

( d) Did the motions judge misarticulate the test for dispensing with an undertaking for 

damages? 

( e) Did the motions judge err in making a decision regarding costs in circumstances 

where both parties agreed that costs would be addressed after a decision on the 

merits was released? 

11. Section 19(1)(b) of the Courts of Justice Act, R.S.O. 1990, c. C.43. 

12. Rules 1.04, 61.03 and 62.02 of the Rules of Civil Procedure; and 

13. Such further and other grounds as counsel may advise and this Honourable Court may 

accept. 

THE FOLLOWING DOCUMENTARY EVIDENCE WlLL BE USED AT THE 

HEARING OF THE MOTION: 

1. The Order and Endorsement of the Honourable Justice Myers dated August 30, 2017; 
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2. The Motion Records filed by the Plaintiff and the Defendants on the Injunction Motion; 

and 

3. Such further and other evidence as counsel may advise and this Honourable Court may 

permit. 

September 20i 7 Dentons Canada LLP 
77 King Street West, Suite 400 
Toronto-Dominion Centre 
Toronto, ON MSK OAl 

Kenneth D. Kraft 
LSUC #: 31919P 
Tel.: (416) 863-4374 
Fax: (416) 863-4592 
kenneth.kraft@dentons.com 

Michael Beeforth 
LSUC #: 58824P 
Tel.: (416) 367-6779 
Fax: ( 416) 863-4592 
micbael.beeforth@dentons.com 

Lawyers for the Defendants 
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Court File No. CV-17-11822.;00CL 

ONTARIO 
SUPERIOR COURT OF JUSTICE 

(COMMERCIAL LIST) 

) 
) 
) 

WEDNESDAY, THE 3Qtl1 

DAY OF AUGUST, 2017 

KSV KOFMAN INC. IN ITS CAPACITY AS RECEIVER AND' MANAGER 
OF CERTAIN PROPERTY OF SCOLLARD DEVELOPMENT 
CORPORATION, MEMORY CARE INVESTMENTS (KITCHENER) 
LTD., MEMORY CARE INVESTMENTS (OAKVILLE) LTD., 1703858 
ONTARIO INC., LEGACY LANE INVESTMENTS LTD., TEXTBOOK 
(525 PRINCESS STREET) INC. AND TEXTBOOK (555 PRINCESS 
STREET) INC. 

Plaintiff 

-and-

JOHN DA VIES AND AEOLIAN INVESTMENTS LTD. 

Defendants 

ORDER 

NOTICE 

If you, the defendants and intended defendants, John Davies in your personal 
capacity and in your capacity as trustee and/or representative of both the Davies 
Arizona Trust and the Davies Family Trust (in all such capacities, "Mr. Davies"), 
Judith Davies in your personal capacity and in your capacity as trustee and/or 
representative of the Davies Family Trust (in all such capacities, "Ms. Davies~}, 
Gregory Harris solely in your capacity as truste.e and/or representative of the 
Davies Family Trust ("Mr. Harris,') and Aeo1ian Investments Ltd .. ("Aelioan" 
and, collectively with Mr. Davies, Ms. Davies and Mr. Barris, the "Defendants"). 
disobey this order, you may be held to be in contempt of court and may be 
imprisoned, fined or have your assets seized. You are entitled to apply on at least 
twenty-four (24) hours notice to the Plaintiff, for an order granting you sufficient 
funds for ordinary living expenses and legal advice and representation. 
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Any other person who knows of this order and does anything which helps or 
permits the Defendants to breach the terms of this Order may also be held to be in 
contempt of court and may be imprisoned, fined or have their assets seized. 

THIS MOTION, made on notice by the Plaintiff, KSV Kofinan Inc. ("KSV" or the 
"Receiver"), solely in its capacity as receiver and manager of certain property of Scollard 
Development Corporation. Memory Care Investments (Kitchener) Ltd., Memory Care 
Investments (Oakville) Ltd., 1703858 Ontario Inc., Legacy Lane Investments Ltd., Textbook 
(525 Princess Street) Inc. and Textbook (555 Princess Street) In.c~ and not in its personal capacity 
or in any other capacity, for an interlocutory Order in the form of a worldwide Marwa injunction 
restraining the Defendants from dissipating their assets and other. relief, was heard. this day at 33 O 
University Avenue, Toronto, Ontario. 

ON READING the Notice of Motion, the Receiver's Fourth RepoI't dated June 6, 2017 
with the appendices thereto, the Receiver's Sixth Report dated July 12, 2017 with the appendices 
thereto, the Receiver's Supplement to the Sixth Report dated August 8,.,. 2017 with the appendices 
thereto, the factum and book of authorities of the Plaintiff, and the affidavits of Mr. Davies 
swom July 14 and July 27, 2017(co11ective1y, the "Davies Affidavits") and the transcript or the 
cross-examination of Mr. Davies on the Davies Affidavits, 

AND ON HEARING the submissions of counsel for the Plaintiff and counsel for Mr. 
Davies, Aeolian and Ms. Davies, with Mr. Harris's counsel having advised that be takes no 
position on the motion., 

Service 

1. TIDS COURT ORDERS that, tCJ the extent necessary, service .of the Notice of Motion, 
Motion Record, Supplementary Motion Record, Factum and Book of Authorities is hereby 
abridged and validated. 

Mareva lnjunetion 

2. THIS COURT ORDERS that the Defendants and, as applicable, their respective 
servants, employees, agents, assigns, officers., direct.ors and anyone else acting on their behalf or 
in con.junction with any of them, and any and all persons with notice .of this injunction, are 
restrained from directly or indirectly, by any means whatsoever: 

(a) selling, removing, dissipating, alienating, transferring, assigning, encumbering, or 
similarly dealing with any assets of the Defendants, wherever situate worldwide, 
including but not limited to the assets and. accounts listed in Schedule "A" hereto; 

(b) instructing, requesting, counselling, demanding, or encouraging any other person 
to do so; and 

(c) facilitating, assisting in, aiding, abetting, or participating in any acts the effect of 
which is to do so. 

13 
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3. THIS COURT ORDERS that paragraph l applies to all of the Defendants' assets 
whether or not they are in their own name and whether they are solely or jointly owned. For the 
purpose of this order, the Defendants' assets include any asset which they have the power, 
directly or indirectly, to dispose of or deal with as if it were their oV\in. The Defendants are to be 
regarded as having such power if a third party holds or controls the assets in accordance with 
their direct or indirect instructions. 

4. THIS COURT ORDERS that if the tetal value free of charges or other securities of the 
Defendants' assets worldwide exceeds $9,039,740, the Defendants may sell, remove, dissipate, 
alienate, transfer, assign, encumber, or similarly deal with them so long as the total 
unencumbered value of the Defendants~ assets worldwide remains above $9,039,740, 

Ordinary Living Expenses 

5. THIS COURT ORDERS that Ms. Davies, in her personal capacity, remains authorized 
and permitted to access and spend up to an aggregate amount of $25,000 for ordinary living 
expenses and legal advice and representation. 

6. TIDS COURT ORDERS that the Defendants may apply for an order, on at least twenty­
four (24) hours notice to the Plaintiff, specifyipg the amount of funds which they are entitled to 
spend on ordinary living expenses and legal advice and representation. 

Third Parties 

7. THIS COURT ORDERS Royal Bank of Canada, The Toronto-Dominion Ban:k, 
Canadian Imperial Bank of Commerce~ Bank of'Nova Scotia, Bank of Montreal, National Bank 
of Canada, Laurentian Bank of Canada, Tangerine Bank, President's Choice Bank, JP Morgan 
Chase and all other banks, credit unions, trusts, :financial institutions and financial services 
companies, whether in Canada or elsewhere, including all of their respective affiliates and 
branches (collectively, the "Banks"), to forthwith freeze· and prevent any removal ur transfer of 
monies or assets of the Defendants held in any ac.count or on credit on behalf of the Defendants, 
with the Banks, until further Order of the Court, including but not limited to the accounts listed 
in Schedule "A" hereto. 

8. TIDS COURT ORDERS that, to the· extent not already done, the Banks forthwith 
disclose and deliver up to the Plaintiff any and all records he]d by the Banks concerning the 
Defendants' assets and accounts, including the existence, nature, value and location of any 
monies or assets or credit, wherever situate worldwide, held on behalf of the Defendants by the 
Banks. 

Alternative Payment of Security into Court 

9. TIDS COURT ORDERS that this Order ·will cease to have effect if the Defendants 
provide security by paying the sum of $9,039,740 into Court, and the Accountant of the Superior 
Court of Justice .is hereby directed to accept such payment. 

14 
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Dispensing with Requirement of Rule 40.03 

l 0. THIS COURT ORDERS that the requirements of Rule 40.03 of the Rules of Civil 
Procedure shall be and are hereby dispensed with pending further Order of this Court. 

Extra-Territorial Application 

11. THIS COURT ORDERS that, insofar as this Order purports to have any effect outside 
of the territorial jurisdiction of this Court, no person shall be affected by it or concerned by the 
terms of it until this Order is declared enforceable or registered or enforced by a foreign court of 
competent jurisdiction for that purpose, unless that person is: 

(a) a party to this actfon or any agent of a party to this .action; or 

(b) a person who is subject to the judicial jurisdiction of this Court,. who has reeeived 
written notice of this Order within the territorial jurisdiction of this Court. 

Extra-Territo.rial Assistance 

12. TIDS COURT HEREBY REQUESTS the aid and recognition of any court, tribunal, 
regulatory or administrative body having jur.isdiction in Canada, in the United States or 
elsewhere to give effect to this Order and to assist the Receiver and its agents in carrying out the 
terms of this Order. All courts·, tribunals, regulatory and administrative bodies are hereby 
respectfully requested to make such orders and to provide sucb. assistance to the Receiver, as an 
officer of this Court, as may be necessary or desirable to give effect to this Orde.r or to assist the 
Receiver and its agents in carrying out the terms of this Order. 

Variation, Discharge .or Extension of Order 

13. THIS COURT ORDERS that anyone served. with or notified of this Order may apply to 
the Court at any time to vary or discharge this Order. on four ( 4) days notice to the Plaintiff. 

14. TIDS COURT ORDERS that this Order shall remain in full force and effect until there 
is a final disposition of this action on the merits, unless varied or amended by further Order of 
this Court. 

Costs 

15. THIS COURT ORDERS that cests shall be payable to the Plaintiff on a .substantial 
indemnity basis. 

EN1ERE0 AT i INSCR\1 A TORO~be 
ON/BOOKNO: 
; ~ I DANS LE Rt.GJSTRE NO: _t:. 

AUG 3 1 2017 

pEFH PAR: 
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SCHEDULE "A" 

ACCOUNTS 

BANK AD PRESS ACCOUNT NO. ACCOUNT HOLDER 

Royal Bank of Canada Aurora-Yonge & Edward 00442 10 I 3069 Aeolian Investments. Ltd. 
Branch, 14785 Yonge St--

. Unit 101, 147S5 Yonge St, 
Aurora, ON L40 IN I 

JP Morgan Chase Bank, NA 270 Park Avenue, New 939712261 Davies Arizona Trust 
York, NY, 10017 

Toronto Dominion Bank 5223071 J 184 Davies Fami1y Trust 

Toronto Dominion Bank 7109208 1044 Jmlith Davies 
. ~ 

Toronto Dominion Bank 6290533 l 044 Judith Davies 

Toronto Dominion B.ank VlSA Judith· Davies 
4520880001949922 
3184 

Toronto Dominion Bank HELOC John Davies 
3226203-3184 

Toronto Dominion Bank VISA John Davies 
4520700001429883 
198'8 

Toronto Dominion Bank VISA John Davies 
4520020000093816 
:H84 
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REAL PROPERTY 

MUNICIPAL ADDRESS 

24 Country Club Drive 
King City, ON 
L7B IMS 

PROPERTY PIN 

29530-0018 (LT) 

35411 N. 66th Place, APN 216-32-1.02 
Carefree, Arizona, USA, 
85377 

-and/or-

35410 N. Ridgeway Dri:ve, 
Carefree, Arizona, USA,. 
85377 

LEGAL DESCRIPTION 

UNIT 18, LEVEL I, YORK REGION VACANT 
LAND CONDOMINIUM PLAN NO. 999 AND ITS 
APPURTENANT INTEREST: THE DESCRIPTION 
OF THE CONDOMINIUM PROPERTY lS: PT 

BLK I PL 65M363 l, PTS 2, 3 & 4, 65R26022; 
TOWNSHIP OF KING. SIT & T/W AS SET OUT JN 
SCHEDULE "A" OF DECLA:RA TION YR.325496; SIT 
EASE IN YR342 I 72. 

PARCEL l: 

LOT 1.7, CAREFREE GRAND VIEW ES'.f ATES UNIT 
l, ACCQRDINO TO BOOK 224 OF MAPS, PAGE.26, 
RECORDS OF 

MARICOPA COUNTY, ARIZONA. 

PARCEL2: 

AN EASEMENT FOR INGRESS AND EGRESS AND 
PUBLIC UTILITIES, APPURTENANT TO PARCEL 
NO. I, ASSET 

FORTH IN INSTRUMENT RECORDED IN DOCKET 
14945, PAGE 461 AND IN DOCKET 14945, PAGE 

. 464, RECORDS OF 

MARICOPA COUNTY, ARIZONA, OVER ALL THE • 
PRIVATE ROADS IN CAREFREE GRAND VIEW 
ESTATES I, 

ACCORDING TO 'BOOK 224 OF MAPS, PAGE 26, 
·BOULDER VISTA ESTATES, ACCORDING TO. 
BOOK 227 OF MAP$, 

PAGE 35; AND CAREFREE GRAND VIEW 
ESTATES II, ACCORDING TO BOOK 228 OF 
MAPS, PAGE2, RECORDS OF 

MARICOPA COUNTY, ARIZONA. 

17 
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July 17, 2017 

For endorsement attached, order to go. Despite the Orders set out in the attached endorsement Mrs. 
Davies is authorized and allowed to access and spend up to an aggregate amount of $25,000 to retain 
counsel and sustain herself in the interim period. 

Aug 30, 2017 

The plaintiffs have the burden of establishing an entitlement to a Mareva injunction. I agree with 
Mr. Kraft that execution before judgment is a rare, extraordinary exception to the norm. It should not be 
available when the defendants have a plausible acceptable defence. Conversely, it should only be 
avaiiabie where Plaintiff is cieariy likeiy to succeed and there is evidence of a real risk of dissipation of 
assets by Defendant. 

Order to go as asked 

Plaintiff, the Receiver of 7 developers, sues John Davies and others - a principal manager and 
owner of the developers or their parent companies, for fraud, breach or fiduciary duty, conversion and 
other causes of action. The essence of the claims is that the developers raised money from the public 
through Tier 1 companies owned or run by Mr. Singh. Mr. Sing h's companies lent the investors' funds to 
the developers ostensibly on a secured basis to fund the construction of 7 separate projects. Sing h's 
companies took a 25% fee. Singh is also a shareholder of some of the project companies or their parent 
companies with Davies and his other cohorts. 

The money was not used to build any buildings. Footings have started on 1 project and 1 project 
is said t6 be near construction. Instead of using the funds for each corporation's corporate purpose, 
Mr. Davies paid himself and cohorts fees and dividends. Worse still, funds were lent among the 
companies (and 5 others) on an unsecured basis to meet interest obligations due on those companies 
borrowings from Tier 1 (for the public investors). Mr. Davies admitted on cross-examination that each 
developer had serious cash flow issues as soon as its funds were raised. That is, after fees, 
compensation to Tier 1, dividenqs, salaries· and 1 year of interest held in reserve, each company had 
insufficient funds to pay interest after the year and, significantly, to build a building. 

This was apparent on day one. To answer the systemic cash drciin built into the companies by 
design, Mr. Davies and Mr. Singh would have Tier 1 obtain further public investments. Tier 1 raised funds 
from real people on the basis than the funds would be lent to a developer on a secured basis to fund a 
building. But instead, Singh and Davies used new funds to pay accruing interest on earlier investments in 
other of the 11 companies. That is called a Ponzi scheme. 

This is just a motion early in the case, so how can I say this so definitively? Mr. Davies prepared 
a 2 page explanation of how his financing model works. It is shocking in its clarity of a description of an . 
illicit, fraudulent scheme without Mr. Davies seemingly having the least bit of compunction about it. 

Mr. Kraft nobly tried on several answers. First he argued that the Receiver's analysis and its 
failure to sue Mr. Singh give an air of plausibility to Mr. Davies' righteousness. This cannot survive the 
clear admissions in Mr. Davies own hand and cross-examination. 

Mr. Kraft argues that Mr. Singh consented so·that the developers did not breach their loan 
agreements with Tier 1 in making the various distributions and supposed loans that they made. While not 
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named, Singh is not arm's length. I doubt he could unilaterally give a valid consent given his personal 
conflicts of interest. Regardless, the claims against Davies are brought by the developer companies. 
Davies is said to have committed fraud on them and breached his fiduciary duties to them by declaring 
dividends, paying himself front-end loaded fees, paying himself above-market salary and lending funds of 
each developer to his other 10 insolvent, similarly cash-strapped developer companies. With over $100 
million raised and spent, there are no buildings! Mr. Singh and Mr. Davies have e-mails in which they 
plainly know the companies are insolvent and desperately took for cash to avoid an interest default that 
would trigger a FSCO report and would dry up future investment needed to support the Ponzi scheme. In 
addition, the Receiver fairly submits that the inter-company unsecured loans from one cash-strapped 
insolvent to another were not real loans. There was no expectation of repayment. They were payments 
to keep the Ponzi alive a bit longer. 

Mr. Kraft says Mr. Davies might just have been a poor developer. Perhaps, Mr. Kraft 
hypothesized, he should have stopped after a few buildings hit rocky times. But he didn't and that's the 
point. An honest but lousy developer would not have gone along to 10 or 11 projects with each 
contributing its new investment to old debt. Mr. Davies said on cross-examination that he expected 
construction financing to fill the ever-increasing debt pit. That makes no sense at all. Construction 
financing is used to build, not to re-pay old debt incurred to fund front-end loaded cash stripping by 
Davies and cohorts. 

In addition, Davies offers no innocent explanation despite Mr. Kraft's creative efforts to find one. 
Mr. Davies does not say he did a poor job or that some identified circumstances in the market caused 
delays or increased costs. Instead, he says that only he understands how the development industry 
works. He says he was doing what people in the industry do to keep companies going during 
development. Not the honest ones. 

Mr Kraft argues that there is no risk of dissipation as the Davies have no assets of value. They 
have recently sold the cottage. They have listed their house for sale despite the existence of a Mareva 
injunction already. They are living well despite a Mareva with funds being advanced from the architect on 
the projects. There is a substantial house in Arizona owned by the two trusts that the Trustees undertake 
not to sell. But they are· not willing to put an order on title. The Receiver has shown a prima facie ability 
to trace corporate funds into both properties. The architect's largesse suggests that there may be hidden 
pools of funds yet undiscovered. I have no hesitation finding a proven risk of dissipation given the listing 
of the house in face of a Mareva. I infer dissipation and likely flight to Arizona in light of the degree of 
dishonesty and the liquidation of the Davies' real estate. 

In my view this is a case to waive an undertaking on damages in accordance with the Court's 
discretion. The Receiver has no skin in the game. To go to the government or to investors to fund these 
proceedings is an affront to access to justice. People invested their savings and retirements and it so far 
has taken two Receivers and multiple court proceedings to peel back enough layers of the onion to let the 
weeping just begin. When I asked Mr. Kraft why there are no buildings built with $100 million of investors' 
money, he said, "The money was spent." Mr. Davies made no explanation at all beyond blaming FSCO 
for shutting his pipeline to yet further funding from the public at a time when the 7 developers had an 
aggregate of $17,000 approximately in the bank. While the Defendants may suffer damage from the 
Mareva if they win at trial, so far it has not dampened their lifestyles. Moreover, given the strength of the 
case in Davies' own voice, balancing access to justice concerns leads me to the view that this is a rare 
and unusual case where requiring an undertaking will do more harm than good. 
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Costs to Plaintiff on a substantial indemnity basis in light of the admitted dishonest scheme 
perpetrated by Mr. Davies for the Defendants on the developer companies and their creditors. 
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Court File No. CV-17-11822-00CL 

ONTARIO 
SUPERIOR COURT OF JUSTICE 

(COMMERCIAL LIST) 

) 
) 
) 

TUESDAY, THE 3rd DAY 

OF OCTOBER, 2017 

,g., , ::-., I 

,.,,~,,~~\\:~~¥KOFMAN INC., IN ITS CAPACITY AS RECEIVER AND 
~~~~MANAGER OF CERTAIN PROPERTY OF SCOLLARD 

DEVELOPMENT CORPORATION, :MEMORY CARE INVESTMENTS 
(KITCHENER) LTD., MEMORY CARE INVESTMENTS (OAKVILLE) 
LTD., 1703858 ONTARIO INC., LEGACY LANE INVESTMENTS LTD., 
TEXTBOOK (525 PRINCESS STREET) INC. AND TEXTBOOK (555 
PRINCESS STREET) INC. 

Plaintiff 

-and-

AEOLIAN INVESTMENTS LTD., JOHN DAVIES IN ms 'PERSONAL 
CAPACITY AND IN ms CAP A CITY AS TRUSTEE OF BOTH THE 
DAVIES ARIZONA TRUST AND THE. DAVIES FAMILY TRUST, 
JUDITH DAVIES IN HER PERSONAL CAPACiTY AND IN HER 
CAPACITY AS TRUSTEE OF THE DAVIES FAMILY TRUST, AND 
GREGORY HARRIS SOLELY IN ms CAPACITY AS TRUSTEE OF THE 
DA VIES FAMILY TRUST 

Defendants 

ORDER 

ON READING the costs submissions of both the plaintiff and th.e defendants, John 

Davies, Judith Davies and Aeolian Investments Ltd. (the "Defendants"), and all of the motion 

materials, filed: 
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1. TIDS COURT ORDERS that the Defendants shall, jointly and severally, pay the 

plaintiff its costs in the all-faclusive amount of $61,782.82 within 30 days of the dat~ of this 

Order. 

ENTERED AT: iNSCRiT A TORONTO 
ON/ BOOK NO: 
LE/ DANS LE REGISTRE NO: 

OCT 0 6 2017 

PER/PAR:~ 

Angelique Palmer 
Supertot Court of Justice 

OCT 1 0 2017 
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The Defendants object to my endorsement awarding substantial indemnity costs to the Plaintiffs before 
they had an opportunity to make submissions. The costs award is set aside. I have the Defendants' 
submissions now on the merits. They argue that costs should be in the cause to avoid ending the 
litigation. 

Mr. Davies' evidence is that he has no assets to fund an order for costs. But that's the whole point of the 
litigation. Plaintiffs allege that he improperly dealt with investor funds to enrich himself, his family, their 
trusts, and others rather than building buildings. Although he disputes the merits, I found that his own 
description of hi$ business model was akin to a Ponzi scheme. I found that there was a real .risk of 
dissipation of assets given that he and Mrs. Davies have sold their cottage and tried to sell their house in 
face of the Mareva injunction. The facts that corporate funds may now be in a property in Arizona in the 
name of a trust and that Mr. Davies is so fortuitous to have a willing lender - who advances funds to him 
despite his alleged lack of assets - and that the lender is not a bank or a financiai player but just happens 
to be the architect of non-built buildings - was more than suspicious. 

Mr. Davies argues that he has committed no reprehensible conduct to attract a punitive level of costs. 
do not agree. The evidence against him raises a strong case that his defence is a sham and his 
behaviour indeed is scandalous. In fact there is a public scandal that has received notoriety. 

I do not accept that Mr. Davies does not have access to funds to pay a costs award. He has not sought 
to lift the Mareva to fund legal or living expenses despite several months under its terms. His ability to 
borrow and pay living and legal expenses appears to belie counsel's submission. 

I do not see this as a close call. The thrust of Defendants' submissions is to re-assert evidence that I 
rejected on the merits already. 

I have approached the matter anew but find myself reaching the same conclusion based on (a) my 
findings on the motion; (b) considering Defendants' submissions; and (c) considering S.131 CJA, 
R.57.01, and Boucher considerations - especially access to justice for all interested parties. 

The Plaintiff relies as well on Mr. Davis' efforts to deny liability including producing new versions of 
financial records that differ from contemporaneous records as an indication that his response to the 
motion unreasonably raised costs and lengthened the litigation. It points out as well that it has calculated 
its costs at 80% rather than 90% of full fees as is allowed for substantial indemnity claims. The award is 
therefore a hybrid rather than a maximum. Finally I accept that the Receiver/Plaintiff had to perform very 
substantial effort to unbundle the financial web woven by Mr. Davies in the Borrower Corporations and 
their dealings with the Defendants. In the circumstances, costs claimed of $61,782.82 all-in are fair and 
reasonable. Costs of $61, 782.82 are payable by John Davies, Judith Davies, and Aeolian Investments 
Ltd jointly and severally to the Plaintiff fixed at $61,782.82 all-in payable within 30 days. Unlike my prior 
order, no costs are awarded against the other Defendants. 

30065475_ 1 INATDOCS 

42 



TAB6 



THE HONOURABLE 

Court File No. CV-17-11822-00CL 

ONTARIO 
SUPERIOR COURT OF JUSTICE 

(COMMERCIAL LIST) 

MONDAY, THE 17th 

~~LCEMYERS 
?'v() ~"~t 
·~ $ 

) 
) 
) DAY OF JULY, 2017 

(;:) .... 
<:::' 
IW 
(l. 

::::> 

"' colt. • . KOFMAN INC. IN ITS CAPACITY AS RECEIVER AND MANAGER 
'IT supep,'\~. · CERTAIN PROPERTY OF SCOLLARD DEVELOPMENT 

CORPORATION, MEMORY CARE INVESTMENTS (KITCHENER) 
LTD., MEMORY CARE INVESTMENTS (OAKVILLE) LTD., 1703858 
ONT ARIO INC., LEGACY LANE INVESTMENTS LTD., TEXTBOOK 
(525 PRINCESS STREET) INC. AND TEXTBOOK (555 PRINCESS 
STREET) INC. . 

Plaintiff 

- and-

JOHN DA VIES AND AEOLIAN INVESTMENTS LTD. 

Defendants 

ORDER 

NOTICE 

If you, the defendants and intended defendants, John Davies in your personal 
capacity and in your capacity as trustee and/or representative of both .the Davies 
Arizona Trust and the Davies Family Trust (in all such capacities, "Mr. Davies"), 
Judith Davies in your personal capacity and in your capacity as trustee and/or 
representative of the Davies Family Trust (in all such capacities, "Ms. Davies"), 
Gregory Harris solely in your capacity as trustee and/or representative of the 
Davies Family Trust ("Mr. Harris") and Aeolian Investments Ltd. ("Aelioan" 
and, collectively with Mr. Davies, Ms. Davies and Mr. Harris, the "Defendants"), 
disobey this order, you may be held to be in contempt of court and may be 
imprisoned, fined or have your assets seized. You are entitled to apply on at least 
twenty-four (24) hours notice to the Plaintiff, for an order granting you sufficient 
funds for ordinary living expenses and legal advice and representation. 
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Any other person who knows of this order and does anything which helps or 
permits the Defendants to breach the terms of this Order may also be held to be in 
contempt of court and may be imprisoned, fined or have their assets seized. 

THIS MOTION, made on notice by the Plaintiff, KSV Kofinan Inc. ("KSV" or the 
''Receiver"), solely in its capacity as receiver and manager of certain property of Scollard 
Development Corporation, Memory Care Investments (Kitchener) Ltd.,. Memory Care 
Investments (Oakville) Ltd., 1703858 Ontario Inc., Legacy Lane Investments Ltd., Textbook 
(525 Princess Street) Inc. and Textbook (555 Princess Street) Inc. and not in its personal capacity 
or in any other capacity, for an interlocutory Order (in the case of Mr. Davies in his personal 
capacity and Aeolian) and an interim Order (in the case of Mr. Davies in his capacity as trustee 
and/or representative of the Davies Family Trust and the Davies Arizona Trust, Ms. Davies and 
Mr. Harris) both in the form of a worldwide Mareva injunction restraining the Defendants from 
dissipating their assets and other relief, was heard this day at 393 University Avenue, Toronto, 
Ontario. 

ON READING the Notice of Motion, KSV's Fourth Report dated June 6, 2017 with the 
appendices thereto, KSV's Sixth Report dated July 12, 2017 with the appendices thereto, the 
factum and book of authorities of the Plaintiff, and the affidavit of Mr. Davies sworn July 14, 
2017, 

AND ON HEARING the submissions of counsel for the Plaintiff and counsel for Mr. 
Davies, Aeolian and Ms. Davies, with Mr. Harris's counsel having advised that he takes no 
position on the motion, 

Service 

I. THIS COURT ORDERS that service of the Notice of Motion, Motion Record, Factum 
and Book of Authorities is hereby abridged and validated. 

Mareva Injunction 

2. THIS COURT ORDERS that the Defendants and, as applicable, their respective 
servants, employees, agents, assigns, officers, directors and anyone else acting on their behalf or 
in conjunction with any of them, and any and all persons with notice of this injunction, are 
restrained from directly or indirectly, by any means whatsoever: 

(a) selling, removing, dissipating, alienating, transferring, assigning, encumbering, or 
similarly dealing with any assets of the Defendants, wherever situate worldwide, 
including but not limited to the assets and accounts listed in Schedule "A" hereto; 

(b) instructing, requesting, counselling, demanding, or encouraging any other person 
to do so; and 

(c) facilitating, assisting in, aiding, abetting, or participating in any acts the effect of 
which is to do so. 
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3. THIS COURT ORDERS that paragraph I applies to all of the Defendants' assets 
whether or not they are in their own name and whether they are solely or jointly owned. For the 
purpose of this order, the Defendants' assets include any asset which they have the power, 
directly or indirectly, to dispose of or deal with as if it were their own. The Defendants are to be 
regarded as having such power if a third party holds or controls the assets in accordance with 
their direct or indirect instructions. 

4. THIS COURT ORDERS that if the total value free of charges or other securities of the 
Defendants' assets worldwide exceeds $9,039,740, the Defendants may sell, remove, dissipate, 
alienate, transfer, assign, encumber, or similarly deal with them so Jong as the total 
unencumbered value of the Defendants' assets worldwide remains above $9,039,740. 

Ordinary Living Expenses 

5. THIS COURT ORDERS that Ms. Davies, in her personal capacity, is hereby authorized 
and permitted to access and spend up to an aggregate amount of $25,000 for ordinary living 
expenses and legal advice and representation. 

6. THIS COURT ORDERS that the Defendants may apply for an order, on at least twenty­
four (24) hours notice to the Plaintiff, specifying the amount of funds which they are entitled to 
spend on ordinary living expenses and legal advice and representation. 

Disclosure of Information 

7. THIS COURT ORDERS that Mr. Davies (solely in his capacity as trustee and/or 
representative of both the Davies Family Trust and the Davies Arizona Trust), Ms. Davies and 
Mr. Harris prepare and provide to the Plaintiff within five (5) days of the date of service of this 
Order, sworn statements describing the nature, value, and location of their assets worldwide, 
whether in their own name or not and whether solely or jointly owned. 

8. THIS COURT ORDERS that Mr. Davies (solely in his capacity as trustee and/or 
representative of both the Davies Family Trust and the Davies Arizona Trust), Ms. Davies and 
Mr. Harris submit to examinations under oath within two (2) days of the delivery of the 
aforementioned sworn statements. 

9. THIS COURT ORDERS that if the provision of any of this information is likely to 
incriminate Mr. Davies (in his capacity as trustee and/or representative of both the Davies 
Family Trust and the Davies Arizona Trust), Ms. Davies and Mr. Harris, they may be entitled to 
refuse to provide it, but are recommended to take legal advice before refusing to provide the 
information. Wrongful refusal to provide the information referred to in paragraph 5 herein is 
contempt of court and may render the Defendants liable to be imprisoned, fined, or have their 
assets seized. 

Third Parties 

10. THIS COURT ORDERS Royal Bank of Canada, The Toronto-Dominion Bank, 
Canadian Imperial Bank of Commerce, Bank of Nova Scotia, Bank of Montreal, National Bank 
of Canada, Laurentian Bank of Canada, Tangerine Bank, President's Choice Bank, JP Morgan 
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Chase and all other banks, credit unions, trusts, financial institutions and financial services 
companies, whether in Canada or elsewhere, including all of their respective affiliates and 
branches (collectively, the "Banks"), to forthwith freeze and prevent any removal or transfer of 
monies or assets of the Defendants held in any account or on credit on behalf of the Defendants, 
with the Banks, until further Order of the Court, including but not limited to the accounts listed 
in Schedule "A" hereto. 

11. THIS COURT ORDERS that the Banks forthwith disclose and deliver up to the 
Plaintiff any and all records held by the Banks concerning the Defendants' assets and accounts, 
including the existence, nature, value and location of any monies or assets or credit, wherever 
situate worldwide, held on behalf of the Defendants by the Banks. 

Alternative Payment of Security into Court 

12. THIS COURT ORDERS that this Order will cease to have effect if the Defendants 
provide security by paying the sum of $9,039,740 into Court, and the Accountant of the Superior 
Court of Justice is hereby directed to accept such payment. 

Dispensing with Requirement of Rule 40.03 

13. THIS COURT ORDERS that the requirements of Rule 40.03 of the Rules of Civil 
Procedure shall be and are hereby dispensed with pending further Order of this Court. 

Extra-Territorial Application 

14. THIS COURT ORDERS that, insofar as this Order purports to have any effect outside 
of the territorial jurisdiction of this Court, no person shall be affected by it or concerned by the 
terms of it until this Order is declared enforceable or registered or enforced by a foreign court of 
competent jurisdiction for that purpose, unless that person is: 

(a) a party to this action or any agent of a party to this action; or 

(b) a person who is subject to the judicial jurisdiction of this. Court, who has received 
written notice of this Order within the territorial jurisdiction of this Court. 

Extra-Territorial Assistance 

15. THIS COURT HEREBY REQUESTS the aid and recognition of any court, tribunal, 
regulatory or administrative body having jurisdiction in Canada, in the United States or 
elsewhere to give effect to this Order and to assist the Receiver and its agents in carrying out the 
terms of this Order. All courts, tribunals, regulatory and administrative bodies are hereby 
respectfully requested to make such orders and to provide such assistance to the Receiver, as an 
officer of this Court, as may be necessary or desirable to give effect to this Order or to assist the 
Receiver and its agents in carrying out the terms of this Order. 
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Variation, Discharge or Extension of Order 

16. THIS COURT ORDERS that anyone served with or notified of this Order may apply to 
the Court at any time to vary or discharge this Order, on four (4) days notice to the Plaintiff. 

17. THIS COURT ORDERS that this Order shall remain in full force and effect until 
August 31, 2017, unless varied or amended by further Order of this Court. The making of this 
Order is without prejudice to any argument that the Defendants may make on a motion moving 
to set aside this Order prior to that time and on a schedule to be agreed to by the parties. 

Costs 

18. THIS COURT ORDERS that the costs of this motion are reserved to a Judge hearing 
the action on the merits. 

The 

ENTERED AT I INSCRJT A TORONTO 
ON/SOOKNO: 
LE I DANS LE REGISTAE NO: 

JUL 1 7 2017 

PER/PAR£]{ 
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SCHEDULE "A" 

ACCOUNTS 

BANK ADDRESS ACCOUNT NO. ACCOUNT HOLDER 

I 
Royal Bank of Canada Aurora-Yonge & Edward 00442 101 3069 Aeolian Investments Ltd. 

Branch, 14785 Yonge St-
Unit 101, 14785 Yonge St, 
Aurora, ON L4G lNl 

JP Morgan Chase Bank, N.A. 270 Park Avenue, New 939712261 Davies Arizona Trust 
York, NY, 10017 

Toronto Dominion Bank TBD TBD Judith Davies 

REAL PROPERTY 

MUNJCIPAL ADDRESS PROPERTY PIN LEGAL DESCRIPTION 

24 Country Club Drive 29530-0018 (LT) UNIT 18, LEVEL l, YORK REGION VACANT 
LAND CONDOMINIUM PLAN NO. 999 AND ITS 

King City, ON APPURTENANT INTEREST. THE DESCRIPTION 
L7B IMS OF THE CONDOMINIUM PROPERTY IS : PT 

BLK I PL 65M363 I, PTS 2, 3 & 4, 65R26022; 
TOWNSHIP OF KING. SIT & T/W AS SET OUT IN 
SCHEDULE "A" OF DECLARATION YR325496. SIT 
EASE IN YR342172. 

3541 I N. 66th Place, APN 216-32-102 PARCEL I: 
Carefree, Arizona, USA,· 

LOT 17, CAREFREE GRAND VIEW ESTATES UNIT 
85377 I, ACCORDING TO BOOK 224 OF MAPS, PAGE 26, 
-and/or- RECORDS OF 

35410 N. Ridgeway Drive, MARICOPA COUNTY, ARIZONA. 
Carefree, Arizona, USA, 

PARCEL2: 
85377 

AN EASEMENT FOR INGRESS AND EGRESS AND 
PUBLIC UTILITIES, APPURTENANT TO PARCEL 



MUNICIPAL ADDRESS 

- 7 -

REAL PROPERTY 

PROPERTY PIN LEGAL DESCRIPTION 

NO. l, AS SET 

FORTH IN INSTRUMENT RECORDED IN DOCKET 
14945, PAGE 461 AND IN DOCKET 14945, PAGE 
464, RECORDS OF 

MARICOPA COUNTY, ARIZONA, OVER ALL THE 
PRIVATE ROADS IN CAREFREE GRAND VIEW 
ESTATES I, 

ACCORDING TO BOOK 224 OF MAPS, PAGE 26, 
BOULDER VISTA ESTATES, ACCORDING TO 
BOOK 227 OF MAPS, 

PAGE 35; AND CAREFREE GRAND VIEW 
EST ATES II, ACCORDING TO BOOK 228 OF 
MAPS, PAGE 2, RECORDS OF 

MARICOPA COUNTY, ARIZONA. 
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KSV KOFMAN INC. in its capacity as Receiver and Manager of 
Certain Property of Scollard Development Corporation, et af. 
Plaintiff 

v. .JOHN DA VIES et al. 

Defendants 
Court File 7-11822-00CL 

ONTARIO 
SUPERIOR COURT OF JUSTICE 

(COMMERCIAL LIST) 

PROCEEDING COMMENCED AT 
·TORONTO 

·!-....... ..-~~~~--~~~~~~~~--~~~~~~--~~~-~ 

ORDER 

BENNETT JONES LLP 
3400 One First Canadian Place 
P.O. Box 130 
Toronto ON MSX 1A4 

Sean Zweig (LSUC#573071) 
Phone: (416)777-6254 
Email: zweigs@bennettjones.com 

Jonathan Bell (LSUC#55457P) 
Phone: (416) 777-6511 
Email: bellj@bennettjones.com 

Facsimile: (416) 863-1716 

Lawyers for the Plaintiff 
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ONTARIO ·Court File Number , , 52 
Superior Court pf ;T-ustice ·Gil~ /:J-IJfd</.~o? _ 

. (NBme of Court[ 

at. 393 University Av-enue, 10th Floor, Toronfo·, Ontario Endorsement 
·M5G1E6 · · 

(Court orttoe address) . 

Data Applicant(s); --;t;--·--···-··---·-:/--·-·---··--- . ·o Present 
. . .. ~ .. .fq_ .. f)L:·--:;~:f~fit).~:' :~~~-' ~:.-·~~ o· Present .. ···--·-.. -···-.... -.--·-··--·--·---~-

• ~ t11' / D Duty .counsel 

. Respondent(s): -~ __ .rI°C!&t. __ {.)&!.~.-..fi.t~Jb Preser:it 

..,C.oums.eJ:- · D ---·---·-----· _..:__ . Present 

· · D Duty Counsel 

D Order to go in ac~ordance with minutes of settlement or con~~nt flied. . 

1 
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. . /d'G U/AL /ri/:SV/V t71'4 ~&LI(;?: /T;{'.r./1#6- /{lrf-/l/;Y.{7 

7)len o 4 t4',,e7 .4·v.t?.r7,//;-:,~#L /ll''"Jt7Wr7 ·c1r.-
//'7~tVt'1 /n/4i76b £'f ;:Pf/~L.lt:.:· ..>'5JAef/ltJ'l../Jl;U° 

,417/7fill!s /t? 1/41"-t & /71s/l//'p/J!M llt>:7 
/Yj2-ST 8 L t/J.// ft/;f£7/JC/2 7 ///17 CX'/V-C.L//_S/I// 

-: oll.ef?V'tf..& ./ls '7)/.6 nArr«.· /l/2t7.ll.f6f r/14t.. 
. 46 tJ.;1iA.n.1;V1~ A 7 A ·L/fti/(_ 011~~. 

~f .Ll.s Ctr~e01'7 '(r;; 4. lf/e/(/ c~/P:w///l~JJ 
: cr;c /?µ ,/74;et't//l ~t/#4~# w ;7;{) /f/# A.a/7(JY)o-;v1 

. ·- . /,Ji,qr / j1" /S //!U'.Pr51€. [J v7 /7Etf.I i.' f 'Id. /I/. t. oV 

.,//!?)( A .S c..!/¢bv2,fl.) ~P..C(C/f/z/7 · //cfl'1~/4. .gl 
. . ..,) . 
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ONTARIO 

Superior Court of Justice . 

j c.ourt File ,Number 

. . (Name of Court) 

at 393 Unive1·sify Avenue, 10th Floor, To_r-onto, Onfarfo 
.M5G1E6 

dorsement 

(Court office address) 

D.ate App!lcant(s): ··--··---.. ------····-·-· ·----------~ .. ·---· D Present 

·-·-·--··:...·-·---~-"---·-·-···:...: Counsel: . · · · 0 Present _________ :._ _____ ~---..:·-·-----·.:._ _____ .:.. _ _:_:...:. .. _:.::. _ _:; . . 
. D Duty Counsel 

Respondef!t(s): . . . n Present 
. ·--··----·-----·-·-----·-·-·--··-·--·-- L..:l .. 

Counsel: · 0 Present 

. I 
D D~ty Counsel . 

0 Order to go In accor.dance with minutes of settieme~t -or-consent .filed. 

,; .. -/ c l{l,.,.vl¥r7>' d-f ./..(!.!3 /z> /{J/.l..f Pi-%~ /(,.rr·1 G',47;f~ 

#6/.ll/Jf/Y/..f '"fll/77 7#i1, /7.4/c,,.f. 

·~.;c ,,&,C6 IV(1,c1 ,/l..{h..J' 7j z{/. .4-n<:? 7/9-t ~126({! 
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. /?Vr//i7R?.5. r:/fm'/f'# . .rVfi;Je;·t7 'FiJ l/~ CL.4111:.S 

/l?fl/111!./ ~1 V/b 0:1Yt.v '/27 //£4 <)..-?vile ~~ 
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;{lz.J ~v..t7. 
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ONTARIO 

Superior Com·t of Justice 
-(Name:orcourt) 

a~ 393 University Avenue,"10th Floolj Toronto,-Oi;r.tario En~Jent· q;·. M5G1E.6 . 
· (Court afflce ·address) 

Data · Appllcant(s): · ---·----·-·----··---· .. -··-···----···-·····-·--·-· D Present 

-----···--· -~ . .:... .... --~--; Co.unsel: __ _; ___ :.,;...:.._: ..... _:.:.... .. _.::.::.~:.. _____ _:_.:.: .. : ... __ , ___ "...: ..... :-::...:· D Present 

'· 

D Duty Co1:1nsel 

Respondent(s): ··-·-·--.:...---··-'·-·-------_:_·----·------·---·-- D· Present 

Counsel: --·-···-·--- __ . -·-·--··--· D Present 

. D Duty Counsel 

·o Order fo go in accordance with minutes of seftlement or ccm~ent flied. . 

/rtr7-0,;et,(J7 /N /afi.@';:'~/8 77 ./°P/8 tll,(};r.f:j JV; v;J 
!~t:7.,.v.6l /7 /°.rBt//-6'~ AJ7 m1!?i. w;.e-1- -~~.r#ff~/.~ 
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. . . 
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..J . 

·~·.· 
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· I // r-; s A 71..r ;:-; e-t> 7" .4W7 /AJ~ R..4ill/tr.. C7J!.. 

?e:?t-J11~rll6l'lltJ ..rvP.1-1/!3T~ 7iJ~ ClR.6zt~ S-tn/tl//_. 

~o/26 ,/J' /9. ~l/.lL /fl.:J"lv t?"/: .6/.(/!'4~h/ j)f--
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ONTARIO 

Superior Court of Justice 

I Court File -~umber 

(Nama of Court) 

at 3'93 University Avenue, 10th· Floor; Toronto, Ontairio 
MS:G' 1E6 . · . . . 

(Courl office address) 

Endoi~Q'l~nt 

(!_) 
Date Appllcant(s): -----·--·---·-----· ·------ D Present 

Gounsel: ·---···: .. :.:._ .. : .. : ... :.: ......... ~__:_-· _:.:.:..:..:..._::_~ __ _, __ _.::...::.:.:.._._:_.:: D Present . 

0 Duty Counqel 

Respondet'lt(s}; · 0 Present 
. ··-------------·----------··-------

Counsel: --·-- 0 Present 

·D Duty P_ounsel 

0 Orderto go in a9cordance with minutes of settlement or consent flied. 

/lr: ..ro7..r a 7 /71?.( <1 /Jvt-fr /l /ltl -711fJ-6 7/tlr..t'?it .£l 

;/)Jlt.; /(};ef 4 J.l. · d/Vblf~ ·/7£, · {.)IJvl.f;r G r:1;...lT/&L_ 
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· ~/t/IJ"ft.S C?>r;~ ./-/Yr? 7'1-! (/!P'/8Pp;ea/+ .J t?te 
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. . . 
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ONTARIO 

: Superior Court or' Justice 
I Oo1:Jrt File Number . 

·I 
(Nama· of.Court)· 

at ~'93 University Avenue, 10th Floor, Toronto.~ On.t~rto . .Endorsement 
M5G1E6 

.(Court offic~ address)· 

Date Ap.p.licant(.s): --·-----·--··--·--· ----·-··-·---····---·-·- D Pr-esent 
Counsel: ·---~-------·~--:_.:_~--~-.... ~ ........ ..:...-~: ... _~ . .:.. .... 0 present 

0 Duty Co1:J11s~I 

Respondent~s): · . . · LJ Present 
-;----·-----··-··-----·--····--·-----·-

Counsel: ·-------·-··-· ~- 0 Pr~sent 
0 Duty Counsel . 

0 -Order .to ·go ln accordarice with minutes of-settlement or consent filed. 

~,,,.?' /YS..f67S .· C:.£t=7 .. /36.-er?;i,.P.r /.? /..t #~7 ~ 
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o,.,v /Jl"T/'J/ltf-1-.t - .'17 ~Jf-.(" ~ /1?//fLI<. m/!f-r:?~ 
N-Al/.:t·r5 ?tt?tYf ·/1/Ct ///J.f/n,C."' * ~>-t.&"~7 
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CNTARto . 

{Name of C0un:) 

at 393 :u.i::i.ir-crsit-; .A:Y~nuei 10-t:h.Flo•Jr, Tcro!i!.tcl> O!l~1·fo 
MSG 1.E6 

!Court File !'lumber J · S? 

:::r,dors~meW 
Page_· __ {Court office address) 

Date : -;7'dJ1/f~-ll~ .. YI~ ~LIV~ /fl& /o 1?t/tf1.Y- .r:vt-?9 
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For Endorsement attached, Order to go despite the Orders set out in the attached endorsement 
Mrs. Davies is authorised and allowed to access and spend up to an aggregate amount of $25,000 to 
retain counsel and sustain herself in the interim period. 

The Court previously found a sufficiently strong prima facie case exists against the Defendants to 
justify extraordinary pretrial injunctive relief issuing against them. A very substantial amount of money 
invested by public shareholders appears to have be misappropriated at first blush. Whether that 
conclusion changes as the matter proceeds will be determined at a later date. 

The Defendants consent to a brief continuation of the Mareva injunction with no admission that it 
is proper but merely to allow for a scheduled, efficient hearing process for his intended motion to set the 
injunction aside. The consent therefore is wholly without prejudice to the Defendants. It cannot be used 
to answer any later arguments that they make. 

The Receiver asks to extend the Order to Judith Davies personally and she and two others as 
trustees. The Receiver has demonstrated that funds from the public investors that are subject to 
Plaintiff's claims against Defendants, were given to Mrs. Davies and all 3 trustees. Among other things, 
allegedly misappropriated funds are admitted by John Davies to have been used to buy and renovate the 
home in Arizona that was purchased through the Arizona trust 

The Plaintiff has a clear claim under Ontario law to ownership of an interest in property purchased 
with funds it proves at trial were misappropriated and used in non-arm's length transactions such as 
funding one's spouse or home. 

I am satisfied that despite Mr. Davies undertaking to hold the Arizona property, an Order should 
issue as sought by the Receiver. The Court cannot protect public investors' interests by accepting the 
word of someone who is alleged to have misappropriated and hidden millions or tens of millions of 
investors' money. But in light of the offer of the undertaking, I am satisfied that the balance of 
convenience supports the Order sought. There is a real risk of dissipation of assets by Mrs. Davies and 
the trustees. They are all under Mr. Davies control to a greater or lesser extent. Mr. Davies says he has 
no bank account. His personal expenses come from the corporate Defendant or from funds given by that 
company to Mrs. Davies. She is but a funnel through which investor funds are poured as part of the 
laundering cycles of corporate entities and trusts 11ned up to protect and hide potentially ill-gotten funds. 
Mrs. Davies acted in concert with Mr. Davies in responding to their mortgagee's supposed enforcement 
efforts and re-listing their Toronto home despite this Court's Order. Mr. Davies says the Receiver is too 
late as he has no assets left. Perhaps it is not too late to find it's funds (of proven) with Mrs. Davies and 
the trusts to whom they were moved. Mrs. Davies asks how her family is to sustain itself. If this is a 
reference to funds that originated with public investors subject to this Action, the answer is that the Court 
will respond to reasonable requests for access to funds on Mrs. Davies providing full disclosure. She also 
may have some personal employment funds that she might be able to show are entirely independent of 
Plaintiffs claims. 

This is not a case for an undertaking on damages. Plaintiff asks for public investors whose funds 
are missing. If Defendants left themselves vulnerable to even such extraordinary relief as a Mareva 
injunction, then they have to bear the risk of costs incurred during the ensuing investigation of the 
Plaintiffs strong prima facie case. 

30047671_ 1 fNATDOCS 
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Orders signed as asked. The Court respectfully requests the aid and recognition by the State 
Courts of Arizona and the Federal District Courts in that State as this Court stands ready to recognize our 
neighbour's Orders and Proceedings. 

3004 7671_1 [NA TDOCS 
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Court File No.: CV-17-11822-00CL 

ONTARIO 
SUPERIOR COURT OF JUSTICE 

COMMERCIAL LIST 

Li BETWEEN: 

.•. 
::.·# 
,j : 

~·-· 

. r 

KSV KOFMAN' INC. IN ITS CAP A.CITY AS RECEIVER AI~D MANAGER 
OF CERTAIN PROPERTY OF SCOLLARD DEVELOPMENT 

CORPORATION, MEMORY CARE INVESTMENTS (KITCHENER) 
LTD., MEMORY CARE INVESTMENTS (OAKVILLE) LTD., 1703858 
ONTARIO INC., LE.GACY LANE INVESTMENTS LTD., TEXTJlOOK 

(525 PRINCESS STREET) INC. and TEXTBOO.K (555 PRINCESS 
STREET) INC. 

- and-

JOHN DA VIES and AEOLIAN INVESTMENTS LTD. 

AFFIDAVIT OF JOHN DA VIES 

(Sworn June 14, 2017) 

Plaintiffs 

Defendants 

I, John Davies, of King City in the Province of Ontario, MAKE 0 A TH AND SAY: 

1. I am one of the defendants in the above noted action and, as such, have personal 

knowledge of the information set out this affidavit. 

2. Attached as Exhibit "A" is a statement the defendants' assets and liabilities current as 

of June 14,2017. 

3. I swear this affidavit in response to the Order of the Honourable Justice Myers dated June 

7,2017 . 
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~-~ SWORN BEFORE ME at the City of 
Toronto, in the Province of Ontario on June 
14,2017 

~~~ OIDIDiSSi011erf T ~ ffidavits 
(or as mer; be) 

M ., e~ i3 u !?-fL-
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THIS IS EXHIBIT 11 A" 

REFERRED TO IN THE AFFIDAVIT OF 

JOHN DAVIES 

SWORN BEFORE ME 

THIS 14r11 DA Y OF JUNE, 2017 

62 



Assets 

1) 

2) 

3) 

4) 

5) 

6) 

Lia bi!ities 

John Davies 

Assets and Liabilities 

as of June 14, 2017 

24 Country Club Drive {Residence) 

Davies Arizona Trust Discretionary Beneficiary 

Household Furniture I Misc 

2011 Toyota Venza (159,000 km) 

2008 Range Rover Sport (175,000 km) 

2008 Cobalt (boat) 

Total Assets 

1) First Mortgage 24 Country Club 

2) CRA Liens (24 Country Club) 

3) Accounts Payable 

4) 

Enbridge 

Hydro 

Auto One 

407 

Rogers 

Bickle Maintenance 

Condo Fees 

Loan 

Clublink, Water/Sewage Fees 

Financing Guarantee - 28 McMurray Street Inc. 

(Pillar Financial) 

Value 

1,600,000 

unknown 

75,000 (est.) 

2,500 
12,000 . 

30,000 

~,050,000 (est.) 

600,000 (est.) 

400 

500 

5,980 

2,000 

800 

700 

650 

10,000 

6,300 

300,000 

Total Liabilities 1,977,330 
======== 
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Location 

Ontario 

Arizona 

Ontario 

Ontario 

Arizona 

Ontario 

Ontario 

Ontario 

Ontario 

Ontario 

Ontario 

Ontario 

.Ontario 

Ontario 

Ontario 

Ontario 

Ontario 

Ontario 





Assets 

Aeolian Investments Ltd. 

Assets and Liabilities 

as of June 14, 2017 

1} Various% Shareholding Interest 

- McMurray Street Investments Jnc. 

- Textbook Ross Park Inc. 

- Textbook (774 Bronson Avenue) Inc. 

- Textbook (445 Princess Street} Inc. 

- Generx Byward Hall Inc 

Textbook Suites Inc. 

Total Assets 

Liabilities 

1) Automobile Lease Residual obligations (net) 

2) CRA 

- 2014 Range Rover (net after sale) 

- 2013 Ford Escape (net after sale) 

HST 

Taxes 

Total Liabilities 

Value Location 

0 Ontario 

0 Ontario 

0 Ontario 

0 Ontario 

0 Ontario 

unknown Ontario 

unknown 

12,000 Ontario 

10,000 Ontario 

50,000 (est.) Ontario 

Ontario 
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Assets 

1) 

2) 

3) 
4) 

5) 

6) 

Liabilities 

John Davies 

Assets and Liabilities 

as of June 14, 2017 

24 Country Club Drive (Residence) 

Davies Arizona Trust - Discretionary Beneficiary 

Household Furniture I Misc 

2011 Toyota Venza {159,000 km) 

2008 Range Rover Sport (175,000 km) 

2008 Cobalt (boat) 

Total Assets 

1) First Mortgage 24 Country Club 

2) CRA Liens {24 Country Club) 

3) Accounts Payable 

4) 

5) 

Enbridge 

Hydro 

Auto One 

407 

Rogers 

Bickle Maintenance 

Condo Fees 

Loa·n 

Clublink, Water/Sewage Fees 

Financing Guarantee - 28 McMurray Street Inc. 

(Pillar Financial) 

Personal Loan - Don Mintz 

Total Liabilities 
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Value Location 

1,600,000 Ontario 

unknown Arizona 

75,000 (est.) Ontario 

2,500 Ontario 

12,000 Arizona 

30,000 Ontario 

1,719,SOO 

1,050,000 (est.) Ontario 

600,000 (est.) Ontario 

400 Ontario 

500 Ontario 

5,980 Ontario 

2,000 Ontario 

800 Ontario 

700 Ontario 

650 Ontario 

10,000 Ontario· 

6,300 Ontario 

300,000 Ontario 

100,000 Ontario 

2,077,330 
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Assets 

Aeolian Investments Ltd. 

Assets and Liabilities 

as of June 14, 2017 

1) Various% Shareholding Interest 

- McMurray Street Investments Inc. 

- Textbook Suites Inc. 

- Textbook Student Suites Inc. 

- Scollard Development Corporation 

- Legacy Lane Investments Ltd. 

- Memory Care Management Ltd. 

- Memory Care Investments Ltd. 

- 2372519 Ontario Ltd. 

Total Assets 

·:: Liabilities 

1) Automobile Lease Residual obligations (net) 

2) CRA 

- 2014 Range Rover (net after sale) 

- 2013 Ford Escape {net after sale) 

HST 

Taxes 

Value Location 

0 Ontario 

unknown Ontario 

unknown Ontario 

unknown Ontario 

unknown Ontario 

unknown Ontario 

unknown Ontario 

unknown Ontario 

unknown 

12,000 Ontario 

10,000 Ontario 

50,000 (est.) Ontario 

100,000 (est.) Ontario 

Total Liabilities $ 172,000 

Shareholding 

Percentage 

30% 

35% 

30% 

50% 

50% 

100% 

50% 

50% 
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KSV KOFMAN INC. in its capacity as Receiver and Manager of - and-
Property of Scollard Development Corporation, et al. 
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Court File No.: CV-17-11822-00CL 

ONTARIO 
SUPERIOR COURT OF JUSTICE 

COMMERCIAL LIST 

BETWEEN: 

KSV KOFMAN INC. IN ITS CAPACITY AS RECEIVER AND :MANAGER 
OF CERTAIN PROPERTY OF SCOLLARD DEVELOPMENT 

CORPORATION, MEMORY CARE INVESTMENTS (KITCHENER) 
LTD., MEMORY CARE INVESTMENTS (OAKVILLE) LTD., 1703858 
ONTARIO INC., LEGACY LANE INVESTMENTS LTD., TEXTBOOK 

(525 PRINCESS STREET) INC. and TEXTBOOK (555 PRINCESS 
STREET) INC. 

- and-

JOHN DA VIES and AEOLIAN INVESTMENTS LTD. 

AFFIDAVIT OF JOH.t~ DA VIES 

(Sworn July 14, 2017) 

Plaintiffs 

Defendants 

I, John Davies, of King City in the Province of Ontario, MAKE OATH AND SAY: 

1. I am one of the defendants in the above noted action and the sole director and officer of 

the corporate defendant Aeolian Investments Ltd. ("Aeolian"). As such, I have personal 

knowledge of the information set out in this affidavit. For convenience, unless otherwise defined, 

the defined terms herein have same meaning as the terms defined in the Receiver's Sixth 

Report. 

2. I swear this affidavit in opposition to the Receiver's motion for an extension of the 

Mareva order against me and Aeolian, and an interim Mareva order against (i) me in my capacity 

as trustee of the Davies Family Trust and the Davies Arizona Trust and (ii) my wife, Judith 

Davies. 
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3. As discussed more fully below, there is no basis upon which the relief sought by the 

f:0 Receiver should be granted; 

. j 

(a) 

(b) 

(c) 

The evidence upon which the Mareva order was originally granted was 

incomplete and created a false impression (through no fault of the Receiver). 

Substantial additional evidence has since been provided to the Receiver regarding 

the nature of the disputed development management fee payments which makes it 

clear that these payments were known to and authorized by the Trnstee 

Corporations. In my view, this evidence has not been fully or fairly stated in the 

Receiver's materials . 

The Receiver has mischaracterized the nature of the asset sales, both past and 

prospective, which it points to as evidenc~ of my intention to liquidate assets and 

put them out of reach of the Receivership Companies. These sales were directed 

by and for the benefit of my creditors. 

The Receiver has thoroughly examined me regarding my financial status and is 

aware that I have no further assets that could be liquidated. The only asset of 

some value over which I exercise some degree of control is the Arizona Property, 

which I have undertaken not to sell or encumber pending the outcome of this 

proceeding, and which could not be sold quickly even if I desired to do so (which 

I do not). There is no risk of dissipation of assets. 

4. On these grounds, I respectfully ask that the Court dismiss the Receiver's motion and, in 

addition, lift the Mareva order against me and Aeolian. If this Court is not prepared to do so, in 

i?~ light of the losses I have suffered and will continue to suffer, I respectfully ask that the Receiver 

be required to provide an undertaking as to damages. 
:-· .. 

5. As the Receiver's materials were delivered yesterday morning, I have only had a short 

amount of time to prepare this initial affidavit. Once I have had the opportunity to more carefully 

review the materials, I may prepare a supplementary affidavit to address additional issues. 
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~-: 
Allegations Regarding Management Fees are Without Merit 

6. Significant portions of the Receiver's claim, including its claim regarding amounts paid 

to members of my family and to the Davies Arizona Trust, are entirely contingent upon the 

Receiver's allegations regarding development management fees paid to the Davies Developers 

which are variously described as "fraudulent", "covert", "secret", and prohibited under the terms 

of the Loan Agreements between the Davies Developers and the Trustee Corporations. These 

allegations are unsupportable and entirely without merit. 

(a) Trustee Corporations ·were Aware of and Consented to Managenient Fees 

7. As set out in a memorandum prepared for and provided to the Receiver on June 23, 2017 

(a copy of which I attach as Exhibit "A", and which is included in the Receiver's Motion 

Record at Tab 3B), and as I testified at my examination (see questions 240-249), for each of the 

development projects, the Davies Developers prepared detailed development pro-formas setting 

out projected costs and revenues. I attach as Exhibit "B" a pro-forma for 555 Princess, which is 

representative of all the pro-formas that were prepared. 

8. Each pro-forma included line items relating to "development management" and 

"development management fees" which, consistent with industry standards, were calculated at 

f;:d 5% of the overall project cost. These development management fees, which were paid monthly 

:,:-:;, in the ordinary course over the term of the project, were used to pay staff costs, office expenses 

and overhead, and to compensate management for their work in advancing the projects through 

predevelopment. Such work included site acquisition and analysis, budget preparation, hiring of 

consultants, creation of pro-forma analyses, negotiation with City authorities regarding planning 

and approvals, site plan approval, design, density, building materials, site servicing and drainage, 
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construction cost estimating, coordination with consultants, and preparation of various stµdies 

for the City and Region authorities including geotechnical, environmental, traffic/parking and 

storm water/servicing. 

9. To the Receiver's knowledge (see question 240 of my examination), in each case, the 

relevant pro-forma was provjded to Raj Singh, the director and officer of each of the Trustee 

Corporations, for review prior to any funds being raised from investors by the Trustee 

Corporations. Mr. Singh reviewed the pro-formas on behalf of the Trustee Corporations and 

asked questjons, including occasional questions regarding the development management fees. In 

one instance, at Mr. Singh' s request, the development management fee for the Scollard project 

was reduced from 5% to 4%. Once Mr. Singh and the Trustee Corporations were satisfied, they 

proceeded to raise funds from investors. There was nothing "secret" or "covert" about the 

development management fees; the Trustee Corporations were fully informed of their existence 

and quantum. We have provided the Receiver with significant correspondence that we 

exchanged wjth Mr. Singh regarding the development management fees; I have attached as 

Exhibit "C" a few representative examples. 

10. The Davies Developers had no relationshlp with any of the investors; their relationship 

,· .. ·. 
: '1 

was with the Trustee Corporations. it was the responsibility of Mr. Singh and the Trustee 

u Corporations to advise investors of the costs associated with the various projects in whlch they 

would be investing, including the development management fees that would be paid. 

(b) Management Fees were Permitted under Loan Agreements 

11. The relationship between the Davies Developers and the relevant Trustee Corporations 

was governed by the Loan Agreements that are attached to the Receiver's Fourth Report. Certain 
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of the Loan Agreements (those for 445 Princess, 525 P1incess, 555 Princess, Bronson and.Ross 

~ Park) permitted payment of ordinary course amounts related to the management, development 

and operation of the relevant project, provided that those amounts were reasonable for the 

services rendered. As such, under these Loan Agreements, payment of development management 

fees was permitted. 

12. The Receiver has stated that the amounts paid by 525 Princess and 555 Princess appear 

unreasonable as the projects had achieved little progress and remained in the pre-construction 

. :·'.' phase. This statement demonstrates a lack of understanding of the work that the Davies 

Developers were retained to complete. In the Acknowledgement and Direction provided to 

~?~ 
investors in the Kitchener project (which is at Tab 2R of the Receiver's Motion Record), 

._ .... 
: ,: investors were advised that the proceeds were tO be used for, amongst other things, "acquisition 

of property, design, marketing, approvals, rezonings, drawings, engineering report[s]", all of 

which are pre-construction tasks. I believe that similar disclosure was made to investors in most 

or all of the other development projects, including those related to the Receivership Companies. 

The Davies Developers were responsible for advancing the projects towards construction 

readiness - which they did - and for this work, were entitled to receive the development 

management fees agreed to by the Trustee Corporations. 

13. With respect to the Loan Agreements for the other Davies Developers (Scollard, Legacy 

Lane, Burlington, Kitchener, Oakville and McMurray), "Distributions" (which include 

management fees) were permitted with the consent of the relevant Trustee Corporation. As noted 

above, the Trustee Corporations had full knowledge of the development management fees that 

were proposed for each project and, with that knowledge, went to market al)d raised funds from 

'-
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investors. In this context, there can be no question that the Trustee Corporations consented to the 

~1~ payment of development management fees. 

14. The Receiver has also questioned the ·validity of the development management fees on 

the basis that no management agreements were entered into between Aeolian and the Davies 

Deve_lopers. In my 25 years as a real estate developer, having borrowed and repaid more than 

$200 million, I have never once been asked by a lender (including large institutional lenders such 

as HSBC and Laurentian Bank) to execute any services or management agreement with respect 

to development management fees. The pro-formas and other due diligence materials have always 

been the documents that establish the overall parameters of a project and that lenders use to 

decide whether and how much they are willing to lend. 

.. ~· 

15. The development management fees that I earned were paid to Aeolian, which is my 

personal holding corporation. To the Receiver's knowledge, over the years, various payments 

were made from Aeolian to the Davies Arizona Trust, to my wife (for the purpose of reducing 

-·-: 
my personal income tax burden, as I disclosed in my examination at questions 391-394), and to 

pay for my ordinary and ongoing living expenses. In light of the fact that these payments were all 

funded by development management fees that had been properly earned, the Receiver's 

.•.-:: allegations regarding their impropriety are without merit. 

24 Country Club Drive 

16. 24 Country Club Drive (the "Residence") is my current residence. My wife Judith, my 

daughter Jessica and her fiancee, and my son Jack also reside at the Residence. I purchased the 

Residence in July 2011. 
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17. The Residence is subject to a first mortgage from Moskowitz Capital Mortgage Fund TI 

Inc. ("Moskowitz") in the amount of $1,950,000 (the "Mortgage"). The principal amount 

outstanding on the Mortgage as of November 1, 2016 was $768,877 with a 12.5% annual interest 

rate (prior to February 28, 2017, the annual interest rate was 11.7%). There are also four CRA 

liens on title to the Residence in relation to unpaid income taxes totalling $599,954.25. I attach to 

my affidavit as Exhibit ''D" a copy of the parcel register for the Residence; as Exhibit ''E" a 

copy of the Mortgage instrument registered on title to the Residence; and as Exhibit "F" copies 

of the CRA liens registered on title to the Residence. 

18. To the Receiver's knowledge, I have been unable to make payments on the Mortgage 

(see questions 110-113 of my examination). The Mortgage is in. default and has been since 

November 1, 2016. The total current outstanding amount on the Mortgage as of June 12, 2017 is 

$858,990.99. This information was provided to the Receiver on June 30, 2017 as part of the 

answers to undertakings arising out of my examination (a copy of which is attached hereto as 

Exhibit "G"). 

19. As a result of the default, at the instruction of Moskowitz, the Residence was listed for 

sale in February 2017 for $1.6 million. An offer was accepted on February 25, 2017 for $1.635 

million with a closing date of June 20, 2017. However, to the Receiver's knowledge, that deal 

was terminated by the prospective purchaser on or about May 15, 2017 as the purchaser was 

overextended (see questions 131-133 of my examination). 

20. As I testified at my examination (see question 135), after the deal was terminated, I asked 

Moskowitz whether it would consider allowing me and my family to continue living in the 

Residence on an interest-free basis rather than immediately enforce upon its security. If 
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Moskowitz refused my request and determined to sell the Residence by power of sale, and as I 

told the Receiver at my examination, I would try to re-list the Residence in order to have some 

measure of control over the potential sale price and avoid the discount associated with a power of 

sale proceeding. 

21. Following my examination,. on June 22, 2017, my wife received a Notice of Sale from 

Moskowitz (attached as Exhibit "H") with a redemption date of July 2017. With 

Moskowitz's consent, my wife and I have since re-listed the Residence in an attempt to gain 

market exposure and attract the highest possible sale price in order to pay my creditors. In this 

respect, and contrary to the information contained in the Receiver's Sixth Report, my wife and I 

entered into a listing agreement on June 22, 2017 (a copy of which is attached as Exhibit ''I"). It 

is also relevant to note that the re-listing is in effect a continuation of the 01iginal listing, which 

would have remained in place to date had the February offer not been accepted (and 

subsequently terminated). 

22. Contrary to the concerns expressed by the Receiver in its Sixth Report, my intention was 

never to alienate or dissipate the Residence in order to put the proceeds beyond the reach of 

creditors: 

(a) If this had been my intention, I would not have given sworn evidence of my 

intention to re-list the Residence in the event that I could not reach a deal with 

Moskowitz (see question 135 of my examination). 

(b) The proceeds from any sale of the Residence will flow entirely to my creditors. 

There are charges against the Residence totalling $1,458,945.24 (the Mortgage 

and the CRA liens). The Residence is currently listed for $1.6 million which, after 

taxes and realtor fees, will barely be enough to satisfy these amounts. In addition, 
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I have not yet filed my 2016 tax return, and it is likely that I will owe an.other 

$200,000+ in income tax which would be payable out of any sale proceeds. 

(c) It was never my intention to alienate the Residence without advising the Receiver. 

In any event, the Mareva order is registered on title to the Residence. I understood 

that any potential sale of the Residence would require the order to be vacated, 

which would in. tum require the approval of both this Court and the Receiver. 

As I testified at my examination (see question 136), I have no intention of moving away. 

The Residence is my family's home. The only reason we have listed it for sale is to avoid the 

:'J alternative result of a discounted sale price by way of power of sale. I did not inform the 

Receiver of the listing or of the open house on July 8, 2017 because I believed the Receiver 

already understood my intentions from my testimony. 

24. I sincerely apologize for any concern I have caused this Court or the Receiver regarding 

the Residence. 

The Arizona Property 

..... , 
25. As the Receiver states in its Sixth Report, and as I testified at my examination (see 

question 150), the Davies Arizona Trust was settled in December 2013, long before any of the 

allegations in this lawsuit arose. As such, it should be apparent that the Davies Arizona Trust was 

not established for the purpose of evading creditors or any other improper purpose. Rather, it was 

established for the primary benefit of my children. 

26. After the Davies Arizona Trust was created, it purchased the Arizona Property and 

commenced renovations (which are incomplete). The Davies Arizona Trust has no other assets. 

All costs associated with purchasing and renovating the Arizona Property were funded by 
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Aeolian from the management fees earned in relation to the various projects being developed by 

the Davies Developers. As noted above, in each instance, these fees were disclosed to and 

approved by the Trustee Corporations prior to any funds being raised from investors, and earned 

and paid in the ordinary course in accordance with the pro-formas. 

27. I have no intention to cause the Davies Arizona Trust to sell the Arizona Property, as it is 

the only remaining asset over which I have some degree of control. As noted in the Receiver's 

Sixth Report, my lawyers have already confirmed to the Receiver that I will not take steps to sell 

or encumber the .AJ:izona Property (see Tab 3M of the Receiver's Motion Record). I will 

similarly undertake to this Court that I will not sell or further encumber the Arizona Property 

without the consent of the Receiver until this proceeding is finally resolved. 

28. Moreover, the Arizona Property is not readily saleable for a number of reasons: 

(a) 

(b) 

There are a number of significant deficiencies that need to be repaired in order to 

bring the Arizona Property into saleable condition, including electrical issues, 

termite infestation and cracks in the pool wall. These deficiencies are likely to 

cost at least US$150,000 to repair (which I have no ability to fund), and the work 

would take between 4-5 months. 

The Phoenix-area real estate market is distressed and has been for some time. 

Properties comparable to the Arizona Property are selling at significantly below 

their historic values. Based on the dollar-per-square-foot range of comparable 

sales, the potential gross sale value for the Arizona Property is between US$1.09 

million and US $1.44 million. After deducting the mortgage, repair costs, unpaid 

contractor fees, taxes and realtor fees, the net proceeds are likely to be between 

US$40,000 and US$400,000. 

(c) Given the state of the market, it would likely take a significant period of time 

before the Arizona Property could be sold. Comparable properties in the local. 
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area which have recently sold were listed between 7 and 23 months, and there are 

a number of properties in the same subdivision which have been on the market for 

over 24 months. 

In light of the above, as well as the unde1iaking I have provided, I respectfully ask the 

Court to find that there is no justification or need to extend the Mareva order to the Davies 

Arizona Trust or the Arizona Property. 

Rationale for !liareva Order No Longer Exists 

30. In the materials filed in support of the initial ex parte motion for a Mareva order, the 

~?1 Receiver justified its request in part on the basis that (a) I had taken steps to liquidate assets and 
f:~~1 

put them beyond reach of the Receivership Companies, and (b) there was a risk that I would 

continue to do so. To the Receiver's knowledge, these concerns no longer exist: I have taken no 

steps to liquidate assets and put them beyond reach of my creditors, and I have no further assets 

that could be liquidated. 

31. Although the Receiver states that I have "embarked on a course of conduct designed to 

liquidate my assets and put them beyond the reach of the Receivership Companies", it only 

points to two specific examples: the sale of my cottage in April 2017 for approximately $3 

million, and the attempted sale of the Residence (first with respect to the sale that was terminated 

by the purchaser, and now with respect to the recent re-listing and open house). 

32. I have already explained the rationale behind the Residence above: we are taking steps to 

:' . ..~ 

market the Residence in order to avoid a forced sale and gain the best possible price for the 

benefit of my creditors. With respect to the cottage, the second m01tgage provided by Moskowitz 

was more than $100,000 in default and a Notice of Sale had been issued in February 2017. 
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, .-, Similar to the currently ongoing process regarding the Residence, the cottage was listed at the 

;"';·1. 

Fs~; behest of Moskowitz, which would have exercised power of sale proceedings had we not 
·> 

successfully sold the cottage. To the knowledge of the Receiver (see questions 95-109 and the 

-f 

summary of the proceeds of sale, which is attached as Exhibit "J" and which was provided as 

• ~~) part of my answers to undertakings), neither I nor the Davies Family Trust received any proceeds 

from the sale. Neither of these actions can be interpreted as being designed to evade creditors. 

33. Moreover, the Receiver has afready cross-examined me and obtained full disclosure of 

my assets, liabilities and financial status. I have no assets that are capable of being liquidated. 

The only asset of some value over which I have some degree of control is the Arizona Property, 

which is held by the Davies Arizona Trust for the benefit of my children and regarding which I 

have undertaken not to take any steps to sell Or encumber pending the final disposition of this 

proceeding. Similarly, my wife has no assets of value that are capable of being liquidated. She is 

currently working part-time for $22/hour to support our family's living expenses. There is no 

risk of dissipation and, as such, no rationale for the Mareva order. 

Damages Suffered as a Result of Mareva Order 

34. Through this process, and as a result of the Mareva order, I have lost not only my home 

and all of my personal assets, but also my business and the business opportunity to profitably 

develop the vanous projects undertaken by the Davies Developers, which are now being 

liquidated at deeply distressed prices. 

35. In addition, I have suffered tremendous damage to my reputation which has prevented me 

from re-establishing my business as a developer in order to repay my creditors and provide for 

my family. This has been deeply distressing to both me and my entire family. 
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36. In light of the losses and distress I have already suffered and will continue to suffer, 

.'~ including the impending sale of the Residence, in the event that the Court is not prepared to deny 

the Receiver's motion, it should vary both the existing Mareva order and the Mareva order 
:~:_:J 

1'.j~~ sought to include an undertaking as to damages. 

; 

::-.:.:f 

SWORN BEFORE l\1E at the City of 
Toronto, in the Province of Ontario on July 
14,2017 

OillIIlissioner for ~fi(i;vits 
(or as may be) 

Mic-A~ e£-{,l?-ft-. 
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THIS IS EXHIBIT "A" 

REFERRED TO IN THE AFFIDAVIT OF 

JOHN DAVIES 

SWORN BEFORE ME 

THIS 14mDAY OF JULY, 2017 
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Overview of Development Management Fees 

Summary: 

Raj Singh, Tier l's President and director and officer of the Trustee Corporations, and Greg 
Harris, Tier l's lawyer, were fully aware and completely on-side with the Davies Developers 
charging 5% of the total project costs for development management fees. Prior to closing, each 
Tier 1 project was studied in considerable detail and both Singh and Harris were provided with 
detailed development pro-form a calculations which set out the projected costs and revenues of 
the project, including the 5% development management fee. The Trustee Corporations were 
also provided with multiple iterations of the pro-forma projections as pre-development work 
advanced. These development management fees, which w.ere consistent with industry­
standard development management costs, were submitted to the individual development 
companies for payment on a monthly basis. 

Background: 

McMurray Lofts and Condos 

The subject of development management fees being invoiced to the individual development 
companies was first addressed in April 2012 when Singh wrote to Davies regarding the pro­
forma for McMurray Lofts and Condos to request clarification as to which party would receive 
development management fees for project development services on McMurray and which 
party would receive the construction management fees. 

Davies wrote to Singh on April 22, 2012, prior to the Tier 1 McMurray closing, and specified that 
the development management fee would be paid by McMurray for development management 

services. There were no further conversations pertaining to development management fees 
being charged in relation to the McMurray project. 

Memory Care Oakville 

By spring of 2012, Davies and Bruce Stewart (an original officer, director and shareholder of 
Memory Care Investments Ltd.) had spent approximately 12 months studying the feasibility of 
the Memory Care initiative. Singh had been introduced to the opportunity in late 2011 or early 
2012. The first Memory Care development site on Garden Drive {at Lakeshore Blvd.) in Oakville 
was put under contract in the fall of 2011. Harris, who represented Tier 1 and Memory Care, 
incorporated Memory Care Investments (Oakville) Ltd. in May 2012 and the purchase occurred 

in October 2012 . 

During the due diligence period prior to closing, Davies and Stewart produced pro-forma 

sensitivity studies that were circulated to Singh and Harris. These studies set out all of the 
projected costs and revenues, including development management fees calculated at 5% of 

total hard and soft costs. 
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Davies, Stewart, Singh and Harris had a number of discussions about all the projected costs and 
revenues contained in the pro-forma, including the development management fees. These 
conversations took place prior to the Oakville closing. Harris and Singh initially took the position 
that they too should share in the development fees with Stewart and Davies. Davies and 
Stewart explained that the development management fees covered all of their overhead, 
including staff costs, office expenses and out of pocket costs, in addition to management fees 
paid to Davies and Stewart. 

To facilitate invoicing of development management fees, Harris incorporated 'Memory Care 
Management Ltd.' in January 2013. Memory Care Management was owned 50/50% by Davies 
and Stewart and was specifically incorporated as the company that would invoice and receive 
development management fees from the Memory Care (and other) development entities 
(though it was never ultimately used for this purpose). 

Scollard Development Corp. 

For seven months, commencing in the fall of 2012 and throughout the winter and spring of 
2013, Davies, Stewart and Singh explored the opportunity of developing a luxury, high-rise 

residential condominium project located at 50 Scollard Street on the site of the former sales 
and presentation centre for the 'Four Seasons Residences1 condo in Yorkville. 

Singh was responsible for sourcing financing while Davies and Stewart studied the 
redevelopment options for the property. Stewart and Davies prepared pro-form a projections of 
the costs, revenues and potential profit of the Scollard venture. Initial pro-forma studies 
indicated the project, as conceived, would cost approximately $80 million to construct. Singh 
advised Davies and Stewart he thought that a 5% development management fee ($4 million) 
was too high. Singh also advised that some investors wanted Davies to consider taking reduced 
development fees until such time as sufficient sales targets had been met to ensure the 
availability of construction financing. 

Davies and Stewart explained to Singh the costs were attributed to the large number of new 
staff that would need to be hired to manage such a major project over four years. Davies, 
Stewart, Singh and Harris subsequently met to discuss the issues of fee timing and quantum 
and the parties agreed to reduce the development management fee for Scollard to 4%. All 
subsequent pro-forma projections for Scollard carried the 4% development management fee 

r::.:. 
r and there were no further discussions regarding the quantum or timing of fees. Tier 1 was 

'·":·"_·. 

ultimately unable to raise,financing and the purchase option on the property expired. 

Legacy Lane Residential Development, Huntsville 

The Legacy Lane property was known to Stewart through his design and development 
consulting work for Chartwell, who owned and operated an adjacent retirement residence to 
the Legacy Lane site. As with the other projects, Davies and Stewart studied the opportunities 
and constraints associated with the project and submitted pro-forma analyses to Singh and 
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Harris in advance of closing on the property. The Legacy Lane project pro-forma included a 5% 

development management fee carried in the budget. Neither Singh nor Harris disputed this 

proposed fee. 

Memory Care Burlington and Kitchener 

As with Memory Care Oakville, Davies and Stewart prepared detailed financial projection pro­

formas for both the Burlington and Kitchener Memory Care projects. Each pro-forma included a 

development management fee calculated at 5% of the total projected project cost. These pro­

formas were circulated to Harris and Singh prior to closing, and Singh and Harris received 

updated financial reports (post-closing) throughout the pre-development phase. There were no 

discussions or questions raised by Singh or Harris about the development management fees. 

'Boathaus' Condominiums, Whitby 

Davies and Stewart were introduced to this prime redevelopment site by the former planning 

director of the Town of Whitby. Initially conceived as a 4-storey condominium project 

containing 256 suites, the development team added a fifth storey in response to robust early 

sales. Pro-forma studies were prepared by Davies and Stewart and were later refined by Davies 

and Chris Giamou {who had been hired by Davies as Sr. VP Finance). Prior to closing, pro-forma 

projections {which included a 5% development management fee) were prepared and presented 

to Singh and Harris. Based on the development's potential for success, Singh agreed to work to 

secure SMI financing to acquire the property. No issues were raised by Singh or Harris about 

any aspect of the pro-form a, including the 5% development management fee. 

Invoicing of Development Fees 

There is considerable correspondence between Davies, Stewart, Harris and Singh from early in 

their business relationship regarding the development management fees and their payment by 

the development companies to the Davies Developers. This correspondence includes questions 

from Singh and Harris about the quantum of fees, what costs are included, the growth of the 

enterprise and who should receive a share of the fee. Those questions were addressed to 

everyone's satisfaction and, as detailed above, the projects proceeded. 

Singh and Harris were aware that development management fee payments flowed directly to 

Aeolian Investments Ltd. Neither of them ever raised any issues with this payment flow or 

advised the Davies Developers that taking this action was contrary to the terms of the Loan 

Agreements. Indeed, following Stewart's departure from the Memory Care enterprise, both 

Singh and Harris began invoicing Aeolian for a pro-rata share of the monthly Memory Care 

management fee draw that was previously payable to Stewart. 

In addition, a.nd as noted above, Harris incorporated Memory Care Management Ltd. in January 

2013 to invoice development management fees and other overhead to the various 

development projects. This action, together with Singh and Harris' invoicing of Aeolian for a 

share of Stewart's management fee draw and the parties' interactions regarding pro-formas, 
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reflect Singh and Harris1 consent to the payment of development management fees as an 

ordinary course expense in connection with the development of the various projects. 

Quantum of Development Fees 

As noted above, the Davies Developers had the approval of Singh and Harris to act as the 

development manager (or co-developer) for each of the development entities, and to charge an 

industry-standard 5% development management fee for their services. From these fees, the 

Davies Developers were responsible to pay management compensation and other staff costs, 

office expenses and over-head necessary to advance the projects through the predevelopment 

phase. 

It was understood and agreed that the Davies Developers had full responsibility for developing 

the various projects, and had the authority to retain architects, engineers, planners, consultants 

and other experts. The Davies Developers advanced the projects and invoiced for development 

management fees in accordance with the pro-formas that were submitted to and approved by 

Singh, Harris and the Trustee Corporations. 

The quantum of fees {charged on a project by project basis) reflected the progress achieved on 

each of the developments. Accounting records confirm that development management fees 

were invoiced on a monthly basis through the course of pre-development work on each project. 

Appropriate fee reserves were maintained so each project could be taken to 'shovel readiness1 

by the time the 5% fee had been fully disbursed. 

TS/ /TSSI 

Textbook Suites Inc. and Textbook Student Suites Inc. were created to manage the 

development activities of the student housing project initiative. As with the Memory Care and 

other predecessor companies, a 5% development management fee was included as a 

development cost in every Textbook pro-forma. 
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PROFORMA SUMMARY 19 £Q ll 22 23 24 ~ ll. 28 GRAND 

Cash flow ·Capital cost Sep·16 Oct-16 Nov .. 16 Oec-16 Jan-17 Feb":17 Mar-17 Apr-17 Mav-17 Jun-17 Jul-17 Aug-17 Sep-17 TOTAL 

Substantial TAKE OUT - ------ ·-·---
___ Completion Occupancies 

Units Occupied ·Monthly 0 0 0 0 0 0 0 0 0 65 65 J 65 
Units Occupied ·Total 0 0 0 0 0 0 0 0 0 65 --~ ... 130 I 195 --· 

-··----~--- -~--~--··----
.. ----··- ---- -INTFRJM OPFRATIONS 

---~-
Monthly rent - Retail 0 0 .. 
I Monthly rent Residents . - Too,300 200.blJ(l 300,900 0 601.800 
I Less: Operating co Sis . . . . 2~,084 • bti,1btl 84,2:>;( u "lbti.bU4 - .. 

.. iOlher I 0 
Total casn receipts 0 0 0 0 0 0 0 0 0 72,216 144,432 216,648 0 433,296 

I I I I I I I 
Construction % ·Monthly 7.2% 6.7% 6.7% 6.7% 6.9% 6.4% 6.7% 10.8% 10.5% 0.3% 0.3% 0.3% 100.0% 

Construction%· Total 37.8% 44.5% 51.2% 57.9% 64.1% 71.1% 77.8% 88.6% I 99.1% 99.4%. 9l).7% f 100.0% 

i- I 
-----

-
COSTS I CASH PAYMENTS: -- I 
General Requirements 65,075 65,075 65,075 65,075 () 0 1,106,278 
Site Work \ Conne9tions 

··---- I I I I I I I 
. 

0 737,519 0 
Concrete\Formwork\Parklng I I 0 0 4,425,111 
Masonry 81,947 81,947 I I 0 0 491,679 ------ !-""'">·-.. , 

Metals 81,947 81,947 81,947 81,947 81,947 81,947 0 0 491,679 . --------
Carpentry 122,920 122,920 122,920 122,920 122,920 122,920 122,920 122,920 0 0 983,358 
Thermal & Moisture Protection 153,650 153,650 153,650 153,650 153,650 153,650 153,650 153,650 0 0 1,229,198 - Doors & Windows 184,380 184,380 184,380 184,380 184,380 184,380 184,380 184,380 0 1"415,037 0 
Finishes 10 10 10 10 215,110 216, 110 0 0 1,t2U,877 

\ l:t;;-·-~·--~ ·1 I I I I I 921,898 921,898 
---~·~·· ···-

1.843,796 0 0 
Amenity,~ 

... 61,460 61,460 0 0 122.920 

I I I l 122,920 122,920 ·--· 
0 0 491,679 vor1vvyn•u ;systems 

389,246 389,246 389,246 389,246 0 0 4,670,951 ---
Electrical 286,813 286,813 286,813 286,813 286,813 286,813 286,813 286,813 286,813 0 0 3,441,753 
Upgrades & other I I I· I I 76,000 75,000 0 0 150,000 
Constructlon ~ .. ~. •uw~· ..... " 47.802 47,802 47,802 47.802 47,802 47,802 47,802 47,802 47,802 47,802 47,802 47,802 0 860,438 

1.>0nSif u~"~'' C"' "" "'v' ''-Y 27,316 27,316 27,316 27,316 27,316 27,316 27,316 27,316 27,316 27,316 27,316 0 491,679 
Desi11n & Consulting 14,318 14,318 14,318 14,318 14,318 14,318 14,318 14,318 14,318 14,318 14,318 0 1,163,410 
Legal & Dev.·· ">YO" 113,717 113,717 113,717 .113,717 113;717 113,717 113,717 113,717 113,717 113,717 113,717 113,717 0 2,615,500 

Sales & •nu•n~•·"lJ 23,676 23,676 23,676 23,676 23,676 23,676 23,676 23,676 23,676 100,296 100,296 100,296 0 852,148 
Interest & Finance 75,B30 84,753 93, 196 101, 148 109,134 117,154 125,378 133,123 141,215 153,607 165,720 0 3.289,811 
HST Net of rebates - I I I I I I I I 2,490,309 0 2:,AOQr_3'._lU 

Soft. cost contingency 13,043 13,043 13,043 13,043 13,043 13,043 13,043 13,043 13,043 13,043 13,043 0 JUU,UUU 

Land Costs 2,647 2,647 2,647 2,647 2.647 2,647 2.647 2,647 2,647 2,647 2,647 2,647 0 6,865,724 

Total cash payments 2,026,452 1_,908,3581 6,8011 1,973,713 1 1131 . 1,942,037 2,974,1 I '.205 472,747 484.860 3, 140,346 0 42,310,851 

I I I I I l Deferred -·1 CASH REQUIRED 2,026,452 1,908,358 1,916,801 1,924,763 1,973,713 1,942,037 2,974.113 2,907,205 400,531 340,4.28 2,923,698 0 41,877,565 

I 
~- .. ...------·-

FINANCING: -
Eoultv advance -6 350,000 0 
Mezzanine Mortgaae advance -6,350,000 0 
Construction advance 2 026,452 1 908,358 1 916 801 1,924,753 1,973,713 1,858 813 1 942,037 2,974,113 2,907,205 400.531 340,428 2 923,698 -29, 177 ,555 0 

Total FINANCING 2,026,452 J 908,358 1,916,801 1 924,753 1,973,713 1,858,8131 

I 
1,942,037 . 2,974,113 2,907,205 400.531 340,428 2,923,698 ·41.877.555 0 

Closing bank balance 0 0 0 0 0 0 0 0 0 0 0 0 -41,877,555 ----
.. ·-

1\ EOUITY FINANCING: .. 
Opening Equity balance 6,350,000 6,350,000 6~350,000 6,350,000 6,350,000 6,350,000 6,350,000 6,350,000 6,350,000 6,350,000 0 '-'f;if IHH 6;350,000 6,350,000 6,350,000 
Current advances lreoaldl 'O 0 0 0 0 0 0 0 0 0 0 0 -6 350,000 ·6,350,000 
Cummulallve Equitv balance 6,350,000 _ 6,350JOOO 6,350,000 6,350,000 

~· 

6,350,000 6,350,000 6,350,000 6,350,000 "6 350 000 6,350,000 6,350,000 6,350,000 0 0 

2) MEZZANINE FINANCING: 
6 350,oool 

.. -
.,. --·-

Onenlng Mezzanine balance 6,350 000 6,350,000 6,350,000 6,350,000 6,350,000 6,350.000 6,350,000 6,350,000 6.350,000 6,350,000 6,350 000 6,350,000 A ·.ti'il 1111 

Current Advance (Repayment) 0 0 0 0 0 0 0 0 0 0 01 0 -6,350,000 .R ':\'in nnr 

Cummulative Mezzanine balance a"'"' min - B 350,000I 6,350 000 6,350,000 6,350,000 6,350,000 6,350 000 6,350,000 6,350,000 6,350,000 a 350,0001 6,350,000 0 c 

3\ CONSTRUCTION FINANCING: 

___ , ___ , 
Opening Constructlon Loan balance 6 080 654 B, 107 106 10,015,464 11,932,265 13,857,018 15 830,731 17 689,544 19,631 581 22,605,694 25,512,899 25,913,429 26',253,858 29,177 555 29, 177.555 
Current advance (repayment) 2;026,452 1,908,358 1,916 801 1,924,753 _ 1,973,713 1,S:SS,813 1,942,037 2,974,113 2,907,205 400 531 340,428 -- 2;923,698 -29.177.555 -29,177.555 
Cummulallve Construction Loan balance 8,107106 10,015 464 11,932,265 13 857 918 15,830,731 17 689 544 19 631,581 22 605,694 25,512 899 25.91'.l 4?!'! ?R ?'i':\ '"'" 29, 177,555 0 0 

Cash Balance -41,877,555 

'Interest on,. ___ ,_ .. _., __ Loan 25,336 '"33,780 4 i ,731 49,718 57,73B 65;961 73,706 
··-- ·-

81,798 94, 190 106,304 107,973 109,391 0 940,277 

Average Interest Bale 5.00% 
--

5.00% 5.00% 5.00% 5.00% 5-.00%- 5.00% 5.00% 
--· 

5 .. 00% 5.00% 5.00% 940,277 5.00% 5.00% 
...... --· 

I ·--
lln1eres! on Mezz '"m 52,917 52,917 52,917 52,917 52,917 52,917 ·52']17 --521if7 52,917 52,917 --52,917 52,917 0 1,029,333 

!Average Interest Rate 10.00% 10.00% 10.00% 10.00% 10.00% 10.00.% 10.00% 10.00% 10.00% 10.00% 10.00% 10.00% 10.00% 1,029,333 

INTERESl 
--

78,253 -86,696 94 6481 110 6541 118,$;78 126,623 134,715 
C--· 

147,107 160,889 162.30H ~.969,610 - 102,634 159,220 
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( 
... :.1~t!ll:c!' ·EctJ~ted:· ·Total .. .::: No tac ~ Es;t to comp111111 

.D:atC .• t.oComplcte .. ':forecas;t 

REVENUES WM f<L!!!lil 
S"11es 56,025,000 SS,025,000 $500,00 $167,740 Pers;ummary 
P•"'1ng 560,000 560,000 

~~fi 
Bicycle. 0 0 
Upgmdc> 0 0 0 Esllrn:a\ed per unit 
Sundry Income 134,400 134,<tOO 1,000 Eslfordo.slngad.1-

::::·J RataR 0 5,000,000 5.ooo,ooo Esl!mated nluallon 
lie$s: HST (nel or Rebale) 0 -4,004 570 ""4.004 570 
:~Q!,afiiEv.E:NUES : . .''"' ... :·· :. 0 . 57;71~ 830 .. 57 714,830 .. 

'·· " 
SF/GFA Unllc: 

;~;~;i fQlli 150,000 112 
.J.a!rn._ Deposll 

1·-:; land-Purchase 2,300,000 2,300,00D $2.,000,000 $300,000 Land+ Broker fee 200.000 
:tz,~ LBnd -Appreciarion 0 0 

Land-Tille Fees/Trensfortax 38,000 38,COO 1.90% o/. or land purchase 
Pa1tdand dtd1calion 46,760 46,760 2.0% of eppr.ilsed land va1ue 1BR 2BR 

~~~ 
City Dev Cherties- Res 1,"492,400 1,-1:92,i40Q 6,663 13,325 2015 R8les Inflated 2.5% 1,492.400 
aty Dev Charves - Comm 199,500 1i9,500 1'4.000 14.25 2015 Rates lnRat~d 2.5"/i 
Seelion37 38,00D 36.000 1,500 24 ARowance for Ina. density? 
Realty Takes 51,750 51,750 20.700 2.50 Esl enn!J81 tsx x 25 ye~ 
Site improvements 200,00D 200.000 Allowance 
PlaMlng&traH"IC 100000 100.000 BuMet forzonJnn 8"""Dvals I 
Tola-I LANO -4,454,4'!0 4,-464,41-0 

sno.ool 7;~::.;:-~ 150,000 -ApplledtoGFA 27,000~000 

~~~ 
CONSTRUCTION ... 25,000 -Appie<l to parlotlng spaces 1.150.000 Allocalion: 

General Requirements 1,2.15,IHIO 1.215.ooo SS.10 $10,84 B Total Conslruellon 28,150,000 4.so•Ai 
S~eWOO: 810,000 610,000 $5.40 $7,232 3.00% 

"_:...:':; 
CO nae le \FOnnworW'erklng garage 6,010,DOO 6,010.000 $40.07 $53,661 lncludlngpsrklngstructure 18.00% 
Masonry 5'0,000 540,000 $3.60 $4,821 2.00•.'1 
tAetalsfBaloonyralllngs ~o.ooo 5(0,-000 $3.60 $4,821 2.00% 

~·: . -~ 
Caipenlry 1,0B0,000 1,080,CJOO S7.20 S9,643 4.00•k 
Thermal g. Moisture 1,3150,000 1,350,00() $9.00 $12,054 6.00'"k 

:::-.:.~ Doon; & Wndows 1,62.0,000 1,620,00D $10.llO $14,464 6.00% 

'~"~ Flri!lhes 1,890,000 1,890,00D $12..60 $16,875 7.00% 
Appianc:es \ Fumlture: 2,025,000 2,025,00D $13.50 $18,080 Includes ln-.wile furnishings 7.50% 
Amenl1y 135,0DO 135,DOO $0.90 $1,205 0.50% 
Conveying S~lems SCO,DDD 540,000 S3.60 $4,821 2..00% 

fli 
Mechanical 5,130,000 5,130,000 $34.20 .$45,804 19.00% 
Elec.bb:I 3,780,000 3.700,000 $25.20 .$33,750 14.00% 
Co11Slruclion Menegemenl 945,000 9-45,00D $6.30 3.50% Esllmale or% herd costs 3.50,.o 

ConsllUdlon Conllngency 540,000 5-40,000 $3.60 2.50% 2.00Yo 
Sub-lotal 28,150,000 28,150,000 187.67 100.00~. 

Soils\ Demolilion Included above 

&'.~ 
BullcHng peimft 112.00 O lnclodedabove 
Munielpal fees O Included above 
lnsui:anct./Bondlng 0.00% Ailowanc.a 

I I ·":-:.,;J,l PUfd'lasers upgrades 0 0 0 . 50.00% Esl at so•to of revenues 

Total CONSTRUCTION 0 28,150,000 28,150,000 $187.67 

~~( 
DESIGN 112 Unlls 

Archi1ed ~J.000 553,00D 28.150,00D 2.00% %ofhardcos1s 
Structural Engineer 112,600 112,600 0.40% 
Mechanlcal&Electric.al 1'0,7li0 1.f0,750 0.50% 
Lllndseape Architect 50,000 50,000 350,000 Allowance 
Sita Se:rvlces \ Clvil Eng. 35,0DO 35,000 SJS,000 """"'"" lnteOO.-Oesigner 44,500 44,800 $400 
Co.stp'3Mfng 15,0DO 15.00C $15,000 Allow for lake off J CM Contract 
lnspec\00 & Sile Ta.sling -1:2,000 <42.000 $375 8LJ»e.lh19 
Ccxle:oansurtanl 15,000 1s.ooo 515,000 Alowance 

1 Soils\ GMJtech \ Environmen181 50,000 50,000 $50,000 
Aoovsllc c.onsullanl 10,000 10.000 $10-.000 Roport 

Sprinkler consultant 10,000 10,000 $10,000 Repor1 
V'i:lrnllon Consunent 10,0DD 10.000 $2,500 Moolhlymonllorlng 

d Other consultonls\Studies 50,000 5-0,000 :$50,000 Misc. 
I 

-~· Prklllng & dlsbuisements IS'D,000 50,000 $50,000 Allowonce 

Tole\ DESIGN 1,198,150 1,198,150 
_; 

LEGAL & ADMINISTRATIQti 
Legal Fees 246,4DO 246,.fOO $2,200 Closing + lncorpllncklentals 
Accounting 22,ISOO 22,500 $7,500 Annual financials 

~ Survc)'Ol "4,800 44,800 $400 Per unit es!imale 

;:: Misc.. Developmenl 25,000 25,000 OU! of pockets 
;_:, After sales I P~onnanc.e au!frl 75,000 75,000 '$75,000 Allowenca for a11er selesl'Post regislr 

I ,; Development Management 1,sno,000 1.500,000 30,000,000 5.00% % of revenues 

Tola! LEGAL &ADMINISTRATION 1,913,700 1,913,700 

SALES &MARfS:&!IM~ 

l~l~ 
Ma11Cellng &. Advertising 166,100 1~6,100 $1,500 A?owllnce per unit 

Sales Cenlre - Conslruclion 25,000 25,000 1,000 $25.00 Allowance for modirications 

Sales Olft:e -Operallons 60,000 60,000 12 $5,000 Siar! 6. crvert"lead fO( one year Sale: ConstrS\art. Clos 
Co!rrnb.sions - Leed Broker 780,306 700,306 1.50% $52.020,430 Revenue net of HST x I 195,077 195,077 390,153 

Co!rrnbslorul - Ou1slde Brokar 1,66-4,854 1,664,654 4.00% 80.00% Aio'mlnce for 80% co-broke de;a\s 416.163 415,163· 832,327 

lncontives ·Rental GuBranlee 200,000 200,000 100,000 $100,000 Rents! shortfaD + Pn:ip mngnuil I 611,240 611.240 1,222.,<4SD 

~~ Sales; Consultant 0 0 $0.00 5,456 5.458 10,915 

Retail-Tenant Inducements 350,000 350,000 14,000 S25.00 .......... 
·~ Relall•CommlsSJons 63,000 63,0QO 18.00% 350,000 I """ear deal (6% + (4 x a•t..\ I 

·:~ Tola! SAt..ES & MARKETING 3,309,060 3,309,060 

I C~G 
~ NtCLaDdAP? Mezz:cosls Nelcosts 

Anangemenl ft.e 315,000 315,000 1.50% z1.ooo.ooo lender\ broker Jee {NIC Mezz cost) 41.918,809 1,576,280 40,343,52.9 
-. Service Charges & misc. 5,400 5,400 150 36 MonUy bank cha"9es Nat loan= 24,377,09.C 

Appraisal -1:0,DOO 40,000 20,000 Allc:PHence for2Appraisels 

Te.rionenrolmenl 1"17,000 117,000 112 S1,000.00 Enrolmenlfees+S5,000Reg. I Total Tarion2Yr Excess 1YR 

Deposit IMursnce Fees 133,0.C7 133,047 2.5 1.00% Tarion=2yrsfECDJ=1yr 8,403.750 2,240,000 6,163.750 

l.Rtlerof Credi Fees 7,500 7,500 1.50% 2 AJowar;ce ror $250,000 K of LC to City 56,000 77,047 

Pro}ectJ.tonl!.or 97,500 97,500 15 6,500 Bank's rronflor during conslruction 

Me.zzanlne Flnanclog / lnlerest (Fees) 1,575,280 1,575,280 5,000,000 B.00% Int rale + 4% bonus+ 10% {fee + legals) 

Construction Loan Interest S.C0,363 940,363 5.00% Estimate.as per cash now 
Total FINANCE 3,231,089 3,231,089 

,. 
( !NTEBlM' OEERAIICH:i -4.0 Estimated # of months for Int. occ.. 

Warranty Reserve 0 
Operating oosts 188,2"'4 tBB,244 $420.19 47,061 Avg. CAM per month x It Moo!hi: 

Operaling tsices 261,iCSO 261,450 S583.59 65,363 Av~. Tax per rronlh x # t.tonlhs 
Qceupancy Income -1,047,2B5 ~1.047,295 -52,337.71 ·261.824 Avg. lnl Occ rent per .month x Mon!hs 

Interest Earned on Deposits • 0 0 Assumed = JnLerest payable I 

Tolat INTERIM OPERA.TIONS ·597,601 -597,601 0 

CONTINGENCIES 
Ganer.al 250,000 250,000 A"""'nce I 
Tola! CONTINGENOES 250,000 250,000 

:roiaJ c;osl's· 0, 41,918,809 ·:. '.'41,918,809 .. 
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nom: JO hndavies55@rogers.com [ mailto:joh ndavies55@rogers.com] 
Sent: March 19, 2013 7:35 PM 
To: Raj Singh, President <rajsingh100@gmai!.com> 
Cc: Greg Harris <gregharris@harrisandharris.com>; Bruce Stewart <bwstewart@rogers.com> 
Subject: Re: Fwd: Fw: Scollard · 

Raj: 

I think I get where you're coming from and I respond as follows. 

The efforts of the development team are extensive and complex. I don't believe your investors fully comprehend the 
skill, experience and time necessary to achieve a successful outcome on such a complicated development venture. 

Feel free to satisfy yourself that our fees are industry standard fees. Believe me Raj, we will earn every penny. 

rlaj, Bruce and I are not prepared to function.as paid consultants on a project that we found, negotiated the purchase 
agreement, are the borrower, the developer, and the persons '.flOSt responsible for the successful outcome of the 

,. venture. 
¥ 

Each of Bruce, Greg and l will only each earn approximately 12% of the back end and we are accepting that because we 
think it's a great project; but that is far less than you are earning for yourself. 

92 

Every pro-forma projection has shown our 4%-development fee since the first iteration back in November. The cash flow 
ii shows the.monthly fee payments. Neither the quantum of our fee, nor the timing of the payment of our fee has ever 
Y been discussed, until now. 

Raj, we are prepared to move forward on the basis that our total development fee is paid monthly over the 48 month 
genesis of the venture. $3.2 million of development fees will get paid over the full life of the project. That's 48 months 
to final occupancy and sign over to the condo corp. We anticipate receiving construction financing in approximately 24 
months. According to our schedule w~ will have been pafd around $2 million of the total fee by the time we obtain 
construction financing. 

It strikes me that its a bit late in our discussions and deliberations to be having a conflict about having faith in us to 
· deliver the project on time and on budget . 

. :lfthe investors are worried that there isn't going to be construction financing available, they should probably find 
i:- rneth ing less risky (and lucrative) to invest their money in. 

\ . .:>btain construction financing we're going to be spending millions upon millions of dollars on planners, architects, 
.~engineers, marketing, design, sales professionals, lawyers and accountants to get us tot.he point two years from now 
·where we qualify for construction financing. 

1 



Are your investors suggesting we ask the country's finest design and engineering consultants to earn a modest wage 
... ,· until such time as we determine whether we're going to make our projections? Of course not, just as it is inappropriate 
' ''L to as the development team to work for a wage directing the project. 

( 
.:.-£;1 

Jyour proposal is the only way you're ·prepared to move forward with us on the project then regrettably we will be 
withdrawing from participating. 

Let's discuss next week. 

John. 
Sent from my BlackBerry device on the Rogers Wireless Network 

From: Raj Singh <rajsinghlOO@gmail.com> 
Date: Tue, 19 Mar 2013 18:32:48 -0400 
To: John Davies<johndavies55@rogers.com> 
Cc: Greg Harris<gregharris@harrisandharris.com>; Bruce Stewart<bwstewart@rogers.com> 
Subject: Re: Fwd: Fw: Scollard 

John: 

This is not the same as Tierl's fees John. Tier 1 makes about 3.5% to 4% on money raised not on total project cost to 
share amongst partners and pay staff & expenses. We are all betting o.n making our large upside when the projects are 
successfuly completed. 

Regardless, I am not concerned about the quantum of the development fee (I am assuming this is fair market rates and 
will take your word for it). 

;~!~ 
1Vhat I am concerned about in my complete reliance on you that construction financing will be successfully raised and 

.. , the projects will be successful. 

·,. -~; The develop met fee being paid out prior to this is an extreme worry for me and makes me very uncomfortabe. This 
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. allows $3.2 M of development fees to be withdrawn ahead of even knowing if construction financing can be arranged at 
'.·.T all (a discussion that has come up several times). 

What makes sense for investors is that a reasonable draw be taken out (and this can be discussed) with the bulk of it 
:. bein paid out when the construction financin_g has been successfully arranged. It is therefore tied to performance of 
;: successfully obtaining construction financing. This is your area of expertise. If you are umcomfortable with this we 

should all know upfront. 
'fi 
LJ I have discussed with Greg on the phone and he can share these thoughts better with you rather than doing via email. 

{=J) I am back on Saturday and we can meet to discuss. 
~j; . 

regards 

·=":_!-Raj 

1 Tue, Mar 19, 2013 at 6:19 PM, <johndavies55@rogers.com> wrote: 

The development fees are earned and disbursed monthly starting in month 1. Sarne as Tier l's fees. 
Sent from my Black Berry device on the Rogers Wireless Network 
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From: Raj Singh <rajsinghlOO@gmail.com> 
Date: Tue, 19 Mar 2013 18:17:39 -0400 
To: John Davies<johndavies55@rogers.com> 
Cc: Greg Harris<gregharris@harrisandharris.com>; Bruce Stewart<bwstewart@rogers.com> 
Subject: Re: Fwd: Fw: Scollard 

The timing ofthe payment of the development fees as it relates to successfully obtaining construction financing to 
know we have a successful project. 

/raj 

l On Tue, Mar 19, 2013 at 5:58 PM, <johndavies55@rogers.com> wrote: 
.<:.:::: 

~J Discuss what? 
Sent from my BlackBerry device on the Rogers Wireless Network 

From: ra jsingh100@gma ii .com 
Date: Tue, 19 Mar 2013 14:57:43 -0700 (PDT) 
To: <johndavies55@rogers.com> 
Cc: Greg Harris<gregharris@harrisandharris.com> 
Subject: Re: Fwd: Fw: Scollard 

John 

We can discus further next week. I gave asked Greg to set up a meeting for us. 

Raj 

Sent from my BlackBerry 10 smartphone. 

:;. From: johndavies55@roqers.com 
Sent: Tuesday, March 19, 2013 3:09 PM 
To: Raj Singh, President; Bruce Stewart 
Reply To: johndavies55@rogers.com 

~::: Subject: Re: Fwd: Fw: Scollard 

Raj: Regarding Development Fee. We reduced our fee on this project from 5% to 4%. John 

Sent from my BlackBerry device on the Rogers Wireless Network 

From: Raj Singh <rajsingh100@gmail.com> 

Date: Tue, 19 Mar 2013 13:47:51 -0400 
. . To: Bruce Stewart<bwstewart@rogers.com> 

Cc: John Davies<johndavies55@rogers.com> 
Subject: Re: Fwd: Fw: Scollard 

1 { 
I! 
; ~ 

~ ) 

Bruce: 

l) What is the estimated size of the construction Loan?_ r 
\. 

2) The $3.2 M development fee is to .you & John (The developers)? 

3 
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/raj 

On Tue, Mar 19, 2013 at 1:08 PM, Bruce Stewart <bwstewart@rogers.com> wrote: 

Raj, 

1) The construction loan interest my be slightly understated in an effort to yield the targeted profit you were seeking. 
2) Given that this building is 3 times the size of Bayview we feel this number is attainable. Bayview will be adjusted 
downward as we develop the budget I believe. 
3) Development Fee is a fee to the Developers while Development Charges are those charged by the municipality. 
4) Development Contingency is a typical 3% and may need to be adjusted upward given the site constraints. 

Hope this helps. 

Bruce · 

Bruce Stewart 

The Traditions Development Company 

75 Dufflaw Rd. Suite 205 
Toronto, ON M6A 2W4 
Tel: 416.477.7744 Cell: 416.471.0155 
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This email (including attachments) is for the sole use of the intended recipient and may contain legally privileged or confidential information. If 
you have received this email in error, please immediately advise me by telephone (collect if necessary) or return email, and delete this email 
and destroy any copies. Any distribution, use or copying of this email or the information it contains by other than the intended recipient(s) 
is/are unauthorized. 

From: Raj Singh <rajsingh100@gmail.com> 
To: Bruce Stewart <bwstewart@rogers.com> 
Sent: Tuesday, March 1.9, 2013 ~:07:23 AM 
Subject: Fwd: Fw: Scollard 

Bruce: 

A few questions in from some of the equity folks. Please assist me with this. I also have to answer a 
number of questions for the folks on out team. 

1) Construction Loan - What Amount and length of time it will be taken for? It is shown as interest charges 
at$3M. 

2) Construction cost@$190 I sq ft. Everyone seems to think this is low. Any comments. I noticed in John's 
last email on Bayview he is using a number of $200 for Bayview, Would Yorkville not be more giving type 
of facility? 

3) What is development fee for $#+Mand Development Charges for the $4M? What is the difference in 
these 2 line items (maybe best to give a high level of categories). 

4) Development contingency for such a large project seems quite small at less than $1M. 

There are some other questions but I did not get all of them down. These are some of the bigger 
questions. Can you please respond and let me know. 

4 
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thanks 

Raj 

---------- F oiwarded message ---------­
From: <rajsinghl OO@gmail.com> 
Date: Sat;Mar 16, 2013 at 10:33 AM 
Subject: Fw: Scollard 
To: Kris Parthiban <kris.parthiban@tierladvisory.com> 

Proforma.· 
Confidential . 

Kris, we can discuss to do exec summary . 

Raj 
Sent from my BlackBerry 10 smartphone. 
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! From: johndavies55@rogers.com 

riit.I . ·i Sent: Friday, March 15, 2013 2:25 PM 
'-':~; . To: Raj Singh, President 

:J.... 

Reply To: johndavies55@rogers.com 
Cc: Greg Harris; Bruce Stewart 
Subject: Fw: Scollard 

Raj: As requested. John 
Sent from my BlackBerry device on the Rogers Wireless Network 

From: Brue:e Stewart <bwstewart@rogers.com> 
Date: Fri, 15 Mar 2013 11:23:37 -0700 (PDT) 
To: John Davies<johndavies55@rogers.com> 
ReplyTo: Bruce Stewart <bwstewart@rogers.com> 
Subject: Scollard 

Here you go. 

Bruce Stewart 

The Traditions Development Company 

75 Dufflaw Rd. Suite 205 
Toronto, ON M6A 2W4 
Tel: 416.477.7744 Cell: 416.471.0155 

This email (including attachments) is for the sole use of the intended recipient and may contain legally privileged or confidential information. If 
you have received this email in error, please immediately advise me by telephone (collect if necessary} or return email, and delete this email 
and destroy any copies. Any distribution, use or copying of this email or the information it contains by other than the intended recipient(s) 
is/are unauthorized. 
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My Linkedin Profile: 

http:// ca Jinked in.com/infra jsingh 100 

Raj Singh 

My Linkedin Profile: 

http ://ca.linkedin.corrJin/raj singhl 00 

Raj Singh 

My Linkedin Profile: 

http://ca.linkedin.com/in/rajsinghlOO 

Raj Singh 

My Linkedin Profile: 

http ://ca.linkedin.com/in/raj singhl 00 
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from: John Davies [mailto:johndavies55@rogers.co1Tl} 
Sent: May-15-13 9:26 AM 
To: 'Raj Singh' <rajsingh100@gmail.com> 

Cc: 'Bruce Stewart' <bwstewart@rogers.com> 

98 

i;/ii Subject: RE: Pro-forma Costs for Scollard Street 

~~t:~~ 

. ;. 

I think Bruce has it organized as Gross Proceeds, less HST . 

.-fom:'RajSingh"[mailto:rajsingMOO@gmail.comJ 
Sent: May-15-13 8:44AM 
To! foh'ifDavies 
Subject! Re: Pro4or1Tla Costs for Scollard Street 

Great John. You read my mind. I started to make my notes on the proforma based on yesterday's discussions. 

Do you want to show the Sales inclusive of GST and net it out back? Your call. 

/raj 

On Wed, May· 15, 2013 at 4:18 AM, John Davies <jolmdavies55@rogers.com> wrote: 

Good morning, Bruce: 

In advance of our pro-forma working session this morning at 11 :00 am, I thought rd fire you off the recent 
costing I revenue changes that have evolved in recent days that we should have reflected in the pro-forma . 

Hard Costs: 

1 



_ --)onstruction Tower: 140,000 sq. ft. of gfa@ $260.00 per sq. ft. Say, $36 million . 

. Construction Underground I Shipping I Gm:bage I Loa~ing: 15,000 sq ft. hard cost @$150.00 per sq. ft. 

Retail: 12,000 sq. ft. on: Scollard@ $300.00 per sq. ft. 

: Automated Parking Hard Cost: 20,000-sq. ft.@$150.00 per sq. ft. 

· :~: Automated Parking Fit-out Systems: 80 stalls @ $25,000 per stall. 
~:·, .. 
' 

Common Area Finishes I Lobby I Amenity Rooms: 10~000 sq. ft $350.00 per sq. ft. 

rffi!{)D: Purchaser Upgrade Costs: $50.00 per sq. ft. saleable (120,000 sq. ft.) 

{i~~ 

LAND COST: $12,000,000. 

SOFT COSTS: 

Architect and Planning 3.5% of Hard Costs 

Other consultants: (M+E) 1.5% of Hard. 

· Interior Design: 1.0% of Hard 

Marketing Costs: 2% of Hard and Soft 

( . 

Sales Commissions 3'.5% of Gross Sales Revenues. 

2 
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' : i.. Interest Costs for Tier 1 As-is. 

~J 
Softs Costs should be about 40% - 50% of Hard Costs. 

,,,;~ ; All-in Hard and Soft Costs are roughly $80 million, or $600 per sq. ft. all-in. 

''.;}~ 

.. :t;i ; 

?:f~ i Development Fee: 4% of Hard and Soft Costs. 

; Construction Mgt. Fee of 4% of Hard Costs. 

?I • All-in HARD and SOFT and LAND should be $650.00 - $700.00 per sq. ft. 
·~:~; 

-- ' 1~~w~ ~ 
'~&;~ . Adjust Contingencies to meet the All-In budget. 

GROSS SALES: 

,.:Xi Let's say 120,000 sq. ft. net saleable area@ $1000.00 per sq. ft. average. $120 million. 

l~J~ 

i:11l:J. Less: HST@say 9% ($10 million) . 

.. ··/ 

Add: Purchaser Upgrade Revenues@ $75.00 per sq. ft saleable (120,000 sq. ft.) 

( . ·-; 
·· :;" .t<arking Revenues 80 stalls @ $70,000. Per stall. 

3 
:...;:.: 
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Locker Revenues 120 L6ckers @$15,000 per locker. ) . 

----

.:= ··~ 

,-. i Our Projected Profit should be around $250.00 per sq. ft. Saleable or $30 million. All in costs should be say, 
$80 million or say, $575.00 per sq. ft Gross: vs Revenues (after hst) of $110 million, or say $940.00 per sq. 
ft. (?) x 120,000 sq. ft. If you need to play with the numbers up or down, consider simply adjusting the 
AREA per sq. ft. of SALEABLE. 

·.I . 

101 . 

,; l If the $8 million Equity Lender is called upon to offer their covenant, we'll pay 0.75% per month as a "Credit 
. i Enhancement Fee" Maybe we'll want to add that as a soft cost line item now. 

~ That's it for now. I'm working on the lower level shipping receiving and parldng access I lobby sketches . 

. -:-=-,---._,,) 
~:< 
1fs~ See you at 11 :00 am. 

John . 

. , 
.g 

Raj Singh 

: \1y Linkedin Profile: 
~ .) 

·nttp :l/ca.linkedin.com (in(ra jsingh 100 
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From: 
Sent: 
To: 
Subject: 
Attachments: 

For the Pro-forma Drop box file. 

John Davies <johndaviesSS@rogers.com> 
May 24, 2017 1:26 PM 
"Dianna Cassidy" 
FW: Typical MC Facility 
TDC_MemoryCareTypical_Proforma_60.xls 

From: John Davies [mailto:johndavies55@rogers.com] 
Sent November 11, 2013 3:03 PM 
To: 'colman.obrien@tierladvisory.com' <colman.obrien@tierladvisory.com> 
Cc: 'raj.singh@tierladvisory.com' <raj.singh@tierladvisory.com>; 'Gregory Harris' <GregHarris@harrisandharris.com>; 
'Bruce Stewart' <bwstewart@rogers.com> 
Subject: FW: Typical MC Facility 

Hello Colman: 

Per your request, piease find attached our "Standard'1 development pro-for:ma for a typical Memory Care project. 

E_lease do not hesitate to contact either Bruce or myself with any questiohs. 

Kegards, 

John. 

From: Bruce Stewart [mailto:bwstewart@rogers.com] 
Sent: November 11, 2013 2:50 PM 

! To: John Davies 
Subject: Typical MC Facility 

John, 

Please see attached for your review. 

Thanks. 

Bruce 

Bruce Stewart 

Traditions Development Company 

51 Caldari Rd. Suite M1 
/Vaughan, ON L4K 4G3 

\_ : 416.477.7744 Cell: 416.471.0155 
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This email (in.c'fuding attachments) is for the sole use in.tended recipient and ma.y contain. legally privileged or confidential information. If you 
have received this email in error, please immediately me by telephone (collect if necessary) 01· return email, and de(ete this email and destroy 
an.y copies. An.y distnoution, use or copying of this emo.17 or the information. it con.ta.ins by other than. the in.tended recipient(s) is! are unauthorized. 
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· ----------------

Sent: May 24, 2017 1 :42 PM 
To: "Dianna Cassidy" 
Subject: FW: Textbook Student Housing Suites Inc. 

Pro-forma drop box file please. 

From: John Davies [mailto:johndavies55@rogers.com] 
Sent: March 30, 2015 1:17 PM 

~ ~ To: 'Gregory Harris' <GregHarris@harrisandharris.com>; 'rajsingh100@gmail.com' <rajsinghlOO@gmail.com> 
""''' Cc: 'GXUDC' <walter@gxudc.com>; 'Chris Giamou' <chris@memorycare.ca>; 'Nicole Cristiano' 

<NicoleCristiano@harrisandharris.com> 
Subject: Textbook Student Housing Suites Inc. 

Gentlemen: 
~--~; 

=~:~~ 
~:ii 

Chris advises he is meeting with Raj tomorrow to review the Ross Park pro-forma. I am wondering if we shouldn't all 
participate in a meeting with a wider agenda? 

As you know, we waived conditions last week on the purchase of the Ross Park property on Richmond Street in London. 
_;): (Michael Cane is working on the Ross Park appraisal based on a new suite matrix. We expect to have his final appraisal to 
~~ g this week for Greg to provide to Peter Tuovi. 
~~~ ~ 

Walter has been negotiating the business terms for the purchase of the Ottawa U. and Carleton U. sites in Ottawa. A 
few weeks ago we presented a spreadsheet which set out three student housing sites and the quantum and timing of 

·'' the Tier 1 raises associated with pursuing those deals. It was left that Raj was going to discuss these deals with his group 
and we'd circle back for a more meaningful discussion on what is achievable from a financing perspective. Walter's 
discussions {negotiations) are stalled in a bit of a vacuum without further input from Raj on what is achievable, and we 
do not want to make commitments to vendors that we can't honour. I know Raj has been exploring larger investor 
opportunities 

May I suggest that we have a full team meeting to review Ross Park pro-forma, schedule, Tier 1 raises and timing, an 
update on larger investor initiatives, and the status of the Textbook incorporation documents. Wednesday is good for 
me. Are you all available to meet at Greg's office Wednesday? Can I say 10:00 am? 

Thanks, 

John. 

1 
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THIS IS EXHIBIT "D" 

REFERRED TO IN THE AFFIDAVIT OF 

JOHN DAVIES 

SWORN BEFORE ME 

THIS 14th DAY OF JULY, 2017 
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f').!..,, . PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER 

PAGE 1 OF 5 

t?ontario ServiceOntario 
LAND 

REGISTRY 

OFFICE #65 [u 29530-0016 (LT) I PREPARED FOR AMcCorrnick 

ON 2017/07/11 AT 14:43:51 

PROPERTY DESCRIPTION: 

~B,QJ>_EJIT..Y..llEMARKS: 

ESTATE/QUALIFIER: 

FEE SIMPLE 
ABSOLUTE 

OWNERS 1 NAMES 

DAVIES, JUDITH LENORE 

DAVIES, JOHN EVAN 

REG. NUM. DATE 

** PRINTOUl INCLUDES AL 

R536601 1990/03/07 

RE ~RKS: R5055! 

RS55403 1990/11/02 

R576113 1991/09/17 

RE fARKS: R42271 

R593261 1992/04/27 

RE~KS: R5055 

R645260 1994/08/16 

R652983 1995/01/05 

R672975 1996/02/09 

LT1525322 2000/09/13 

RE IARKS: SITE 

YR61687 2001/10/17 

YR64939 2001/10/25 

YR93236 2002/01/07 

YR242719 2002/12/09 

• CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT ' SUBJECT TO RESERVATIONS IN CROWN GRANT • 

UNIT 18, LEVEL 1, YORK REGION VACANT LAND CONDOMINIUM PL1\N NO. 999 AND ITS APPURTENJ\NT INTEREST. THE DESCRIPTION OF THE CONDOMINIUM PROPERTY IS : PT 
BLK 1 PL 65M36.31, PTS 2, 3 & 4, 65R26022; TOWNSHIP OF KING. S/T &. T/W AS SET OUT IN SCHEDULE "A11 OF DECLARATION YR3~5496. S/T EASE IN YR342172. 

S/T SUBSECTION 44 (1) OF THE LAND TITLES ACT, R.S.O. 1990 EXCEPT PARAGRAPHS 3 & 14 THEREOF. 

INSTRUMENT TYPE 

DOCUMENT TYPES AND 

AGREEMENT 

9 - REMARKS ENTERED 

AGREEMENT 

AGREEMENT 

9 - REMARKS ENTERED 

AGREEMENT 

9 - REMARKS ENTERED 

AGREEMENT 

AGREEMENT 

AGREEMENT 

NOTICE AGREEMENT 

LAN DEVELOPMENT 

NOTICE AGREEMENT 

NOTICE AGREEMENT 

NOTICE AGREEMENT 

NOTICE 

RECENTLY: 

CONDOMINIUM FROM 03361-0204 

CAPACITY SHARE 
TRST 
TRST 

AMOUNT PARTIES FROM 

DELETED INSTRUMENT SINCE 2003/07/21 ** 

IN EJ!ROR - ADDED 2£ 03/01/24 BY LOIS YAKI<•CHUK 

IN ERROR - ADDED 2( 03/0l/24 BY LOTS YAKIWCHUK 

IN ERROR - ADDED 2£ 03/01/24 BY LOIS YAKIWCHUK 

CLUBLINK CORPORATION 

CLUBLINK CORPORATION 

CLUBLINK CORPORATION 

CLUBLINK CORPORATION 

'l:HE REGIONAL MUNICIPALITY OF YORK 

PIN CREATION OATE ! 

2003/07/21 

PARTIES TO 

THE CORPORATION OF THE TOWNSHIP OF KING 

PENFUND CAPITAL (NO .1) LIMITED 

ONTARIO MUNICIPAL EMPLOXBES RETIREMENT SYSTEMS 

THE REGIONAL MUNICIPALITY OF YORK 

THE CORPORATION OF 'l:HE TOWNSHIP OF KING 

THE CORPORATION OF THE TOWNSHIP OF KING 

PACIFIC LIFE INSURANCE COMPANY 

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY, 
NOTS: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP. 

··:··-r--1•''•;'! 
;:j_ 

c 

c 

c 

c 

c 

c 

c 

c 

c 

c 

c 

c 

CERT/ 
CHKD 

....Ji. 

0 
01 



~ 

t?ontario 

REG, N!JM. DATE 

YR25765l 2003/01/17 

Yll.257732 2003/01/17 

RE <ARKS: sn•;; 

YR257672 2003/01/20 

YR257880 2003/01/20 

YR26693S 2003/02/17 

RE 1/lRKS: YR2571 

YR273427 2003/02/20 

RE I/IRKS: Yll2S71 

YRCP999 2003/07/10 

YR32S4 96 2003/07/10 

YR331491 2003/07 /23 

YR337354 2003/08/01 

RE fARKS: FOR 2 I 

YR33867l 2003/08/06 

RE 1/JRKSI BY-LAI 

YR338672 2003/08/0 6 

RE fARKS: BY-LAf 

YR338673 2003/06/06 

RE !MKS: BY-Lill 

YR33867q 2003/08/06 

RE 1/JRKS: BY-LAf 

YR338675 2003/00/06 

RE lllRKS: BY-MP 

ServiceOntario 

INSTRUMl'l!lT TYPE AMOUNT 

NO SUB AGREEMENT 

NOTICE AGREEMENT 

T,JlN llGT. 

CHl\llGE 

CHAAGE 

NOTICE 

BO 

POSTPONEMENT 

80 TO YR257872 

PLAN CONOOMIN HIM 

DECLl\llATION CONDO 

NOTICE 

l\PL ANNEX REST COV 

:fil~l~1. 

~AAC~;J, RF.GISTER (11.BBREVIATED) FOR PROPl:JRTY IDENTI!'IER 

Ll\ND 

REGISTRY 

OFFICE #65 [~~2.9530-001.6 (LT) I 
PAGE 2 OF S 

PMPli.RED FOR 7\McCox:mick 

ON 2017/07/11 TIT 14:43!51 

* CERTIFIED IN ACCORDANCE WITH THE J,AND TlTLES 1\CT * SUBJECT TO R~SERVATIONS IN CROWN GRANT * 

PARTIES FROM PARTIES TO 

CLUBLINK CORPORATION THE CORPORATION Of' TUE ~'Ol'!NSH!P OF KING 

CLUOL!NK CORPORATION THE CORPORATION OF THE TOWNSHIP OF KH!G 

Cece KING VALLF.Y LTD. 

**"' DELETED AGAINST TH:lS PROPERTY *'*"' 
CCCC KING VALLEY LTD. llSBC B!\NK CANADA 

H* DELETED AGAINST THIS PROl?ER'l'Y **"' 
CCCC KING VALLEY f,TD. CLUB LINK CORPOAAT ION 

*** DELETED .l'\GAXNS'l', 'l'UIS PROPeRTY *** 
CCCC KING VALLEY LTD. CLUBLINK CORPORATION 

*** DELETED AGAINST THIS PROPERTY *** 
CLUllLINK CORPORATION llSBC BANK CANADA 

CCCC KING VALLEY LTD. 

THE CORPORATION OF' THE TOWNSHIP OF KING CCCC KING VALLEY LTD, 

CCCC KING VALUY LTD. 

YRS FROM DATE OF JU GISTRATION OF YORK REGION VACANT LAND CONDOMINWM PLAN NO. 9.99. 

CONDO BYLAW/96 YORK REGION VACANT LANO CONDOMINIUM CORPORATION NO. 999 

#1 

CONDO BYLAW/98 YORK REGION VACANT LAND CONDOMINIUM CORPORATION NO. 999 

NZ 

CONDO !!YLAW/98 YORK REGION VACANT LAND CONDOMINION CORPOAATION NO. 999 

H3 

CONDO BYLJ\W/98 YORK REGION VACANT LAND CONDOMINIUM CORPORATION NO. 999 

14 

CONDO llYLAW/98 YORK REGION VACANT LAND CONDOMINIUM CORPOAATION NO. 999 

IS 

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DElSCRIPTIVE INCONSISTENCIES, IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS eROPERTY. 
NOTE: ENSURE THAT YO.UR PRINTOUT STATES THE TOTA!. NUMBER OF PAGES 1\ND THAT YOU HAVE PICKED THEM JILL UP. 

C· 

c 

c 
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t?ontario Service Ontario 

REG. NUM- Dll.TE INSTRUMENT 'l'YPE AMOUNT 

YR34.0411 2003/0B/11 APL DEL EXECUTION 

YR342172 2003/0B/13 TRANSFER EASEMENT 

YR506810 200~/07/23 DISCH OF CHARGE 

RE 1ARKS: RE: Yf 257872 

YR506Bl4 2004/07 /23 DISCH OF CHARGE 

RE !ARKS: RB: ,YF 257880 

YR506823 2004/07 /23 TRANSFER 

YR506B24 2004/07 /23 CHARGE 

YRB71966 2006/08/25 TRANSFER 

YR905808 2006/11/03 DISCH OF CHARGE 

RB !ARKS: RE: YF 506824 

YR933100 2007/01/05 CHARGE 

YR9B1992 2007/05/07 CHARGE 

YR1032093 2007/0B/07 DISCH OF CHARGE 

RB !ARKS: RB: YF 933100 

YR1042387 2007/08/2~ DECLARATION CONDO 

RE IARKS: AMENDfr. ENT TO YR325496 

LAND 

REGISTRY 

OFFICE #65 

.:i ~~§~~~~~~;;~ ~::~~t:ZL~~ .t'.,]~.~;1~ ~:L~~~::~~~ ~m 

PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER 

I 29530-0018 (LT) J 

::.t~~~::.;.?.~ 'Z2t~4l ;\::~:~~~~ :~;~~;-~~fil~ 

PAGE 3 OF 5 

PREPARED FOR AMcCo.rmick 

ON 2017/07/11 AT 14:B:51 

.,, CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT * 

PARTIES FROM PARTIES TO 

*** COMPLETELY DELETED *** 
CLUBLINK CORPORATION 

CCCC KING VALLEY LTD, 

$2 YORK REGION VACANT LAND CORPORATION NO. 999 HYDRO ONE NETWORKS INC. 

*** COMPLETELY DELETED **.,. 
HSBC BANK CANADA 

*.,.* COMPLETELY DELETED "** 
CLUBLINK CORPORATION 

.,.** COMPLETELY DELETED *** 
CCCC KING VALLEY LTD. WRIGHT, GARY JOHN 

\~RIGHT, ELIZABETH HENRIETTA 

*** COMPLETELY DELETED *** 
'°rnIGHT 1 GARY JOHN NATIONAL BANK OF CANADA 

WRIGHT, ELIZABETH HENRIETTA 

**Ir COMPLETELY DELETED *** 
WRIGHT, ELIZABETH HENRIETTI\ ANDREWS 1 MARIA. 

WRIGHT, GARY JOHN 

""'* COMPLETELY DELETED *"'* 
NATIONAL BANK OF CANl\DA 

*** COMPL.ETELY DELETED **"' 
ANDREWS,. MARIA SCOTIA MORTGAGE CORPOI~ATION 

*** COMPLETELY DELETED *** 
ANDREWS, MARIA CANADil\N IMPERIAL Bl\NK OF COMMERCE 

* * * COMPLETELY DELETED *Ir* 
SCOTIA MORTGAGE CORPORATION 

$70 YORK REGION Vl\Cl\NT LAND CONDOMINIUM CORPORATION NO. 999 

NO'l'E: ADJOINING PROPBRTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY·. 
NOTE: ENSURE THAT YOUR PRINTOUT STl\TES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP. 
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PARCEL R"GISTER (l\BBREV!ATED) FOR PROPERTY IDENTIFIER 
Pl\GE 4 OF 5 f>:.-. 

t?ontario Service Ontario 
LAND 

REGISTRY' 

Ol'FICE J65 [ 29530-0018 (:=i 1?1\El?MU:!O E'OR AMaCorrnick 

ON 2017/07 /ll AT 14: 43: 51 

* CERTIFIED IN ACCORDANCE WITH THE LAND TlTLES ACT ' SUBJECT TO RESERVATIONS IN CROWN GRANT ' 

REG, NllH, DATE INSTRUMENT TYPE l\1-lO!JNT PARTIES FROM PARTIES TO 

CO REC'l'IONS: 'J MOUNT' CHANGED FROM '$ o.00' TO 1 $ 70.C O' ON 2007/08/27 BY 'l'HBRSSA MALLORY. 

YR1671300 

rn1611301 

YRl 67'1302 

RE 

Yl\1689305 

RE 

XR2235381 

YR2248662 

RE 

YR2259162 

RE 

YR22 60075 

YR2260106 

YR24340B2 

Rf: 

YR2590860 

2011/07/12 TRANSFER $975, 000 ANDREWS, MARIA DAVIES, JUDITH LENORE 

DAVl ES, JOHN EVAN 

2011 /07/12 CHARGE *'** COMPLB'J'F.:i,Y DELETED ..,._* 
DAVIES, JUDITH LENORE MOSKOWITZ CAPITAL MOR1'GAGE FUND II INC. 

DAVl"eS, JOHN E:VAN 

2011/07 /12 NO ASSGN !\ENT GEN *** COMPl,ETEL'i' DELETED *** 
DAVIES, JUDITH LENORE MOSKOWI'rZ CAPITAL MORTGAGE FUND II INC. 

DAVIES, JOllN EVAN 

!ARKS! YRl 67 301. 

2011/08/03 DISCH OF CHARGE "** COMPLETELY DELE'l'E:D u+ 

CANADIAN IMPERIAL BANK OF COMMERCE 

/ARKS: YR98l ! 92. 

2014/12/19 CHARGE $1, 950,000 DAVI E3 1 JOHN EVAN MOSKOWITZ CAPITAL MORTGAGE E'UND U INC. 

DAVIES, JUDITH LENORE 

2015/01/20 LIEN HER MAJESTY THE QUEEN IN RIGHT OF CANADA AS REPRESENTED BY 

THF. MINISTER OF NATIONAL REVENUE 

!ARKS: TAX L EN 

2015/02/24 DISCH OF CHARGE *** COMPLETELY PELETEO **'* 
MOSKOWITZ CAPITAL MORTGAGE FUND II INC. 

fllJll(S: YRl 67' 3Ql. 

2015/02/2 6 CHARGF. *** COMl?LE:TELY DELETED **• 
DAVlES, JOHN FNAN GENERALS HOCKEY INC. 

DAVIES, JUDITH LENORE GENERALS HOCKEY HOLDINGS INC, 

OSHAWA JUNIOR 0 AY HOC.KB"! CLUB LIMI1'EO 

2015/02/26 LIEN $204,364 HER MAJESTY THE QUEEN IN RIGHT OF CANADA AS RF.PRESENTED BY 

THE MINISTER OF NATIONAL RF.VENUE 

2016/02/23 LIEN $28,673 HE!\ MAJESTY TllE QUEEN IN RIGHT OF CANADA l\S REPRESENTED BY 

THE MINISTER OF NATIOllAL REVENUE 

ll!RKS: INCOME TAX 

2016/12/05 LI8N ~145, 898 HER MAJESTY TllE QUEEN IN RIGHT OF CANADA AS REPRESENTED BY 

'rHE MINISTER OF NATIONAL REVENUE 

NOTF.: 1\DJOINING PROPERTIES SHOULD BE INVESTIGATED TO l\SCERTAIN DESCRIPTIVE INCONSISTENCIES, IF llNY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY. 
NOTE: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP. 
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t?ontario ServiceOntario 

REG, NUM, DATE INSTROMENT TYPE AMOUNT 

YR2657B27 2017 /04/25 DISCH OF' CHARGE 

RErJARKS: YR226( 075. 

YR2682298 2017/06/08 APL COURT ORDER 

.... : .. :.:·. :..:...~. ·:;:::;;f.~}~_ ·:~:~t~~~:;:j~ ~~~;;:l~i:~:~l ~:;:~:·~-~i·~;~; :~~:~{~~: {~~{~ 

PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER 

LAND 

REGISTRY 

OFFICE f 65 ~~o=:-1] 
* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT • SUBJECT TO RESERVATIONS IN CROWN GRAN'! * 

PARTIES FROM 

*** COMPLETELY DELETED *** 
GENERALS HOCKEY INC. 

GENERALS HOCKEY Hor~nTNGS INC. 

OSHAWA Jl.JNIOR "A'' HOCKEY CLUB LIMITED 

ONTARIO SUPERIOR COURT OF JUSTICE (COMMERCIAL LIST) KSV KOFMAN INC, 

~~{~~~:.:~~[; .;:~~(.~~~~~: 

PAGE 5 OF 5 

PREPARED FOR AMcCormick 

.ON 2017/07/11 AT 14:43:51 

PARTIES TO 

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY. 

NOTE: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP. 
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THIS IS EXHIBIT "E" 

REFERRED TO IN THE AFFIDAVIT OF 

JOHN DAVIES 

SWORN BEFORE ME 

THIS 14t1iDAY OF JULY, 2017 
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LRO # 65 Charge/Mortgage Registered as YR2235381 on 2014 12 19 at 16:21 

The applicant(s) hereby applies to the Land Registrar. 

I Properties 

PIN 
Description 

Address 

I Chargor(s) 

29530 - 0018 LT Interest/Estate Fee Simple 

UNIT 18, LEVEL 1, YORK REGION VACANT LAND CONDOMINIUM PLAN NO. 999 ANO 
ITS APPURTENANT INTEREST. THE DESCRIPTION OF THE CONDOMINIUM 
PROPERTY 
IS: PT BLK 1 PL 65M3631, PTS 2, 3 & 4, 65R26022; TOWNSHIP OF KlNG.srr & TfW 
M3 SET OUT IN SCHEDULE "g OF DECLARATIONYR325496. srr EASE IN YR342172. 

24 COUNTRY CLUB DRIVE 
KING CITY 

yyyy mm dd Page 1 of 5 

The chargor(s) hereby charges the land to the chargee(s). The chargor{s) acknowledges the receipt of the charge and the standard 
charge terms; if any. 

Name 

Address for Service 

DAVIES, JOHN EVAN 

24 Country Club Drive, King City, 
Ontario, L7B 1 MS 

I am al least 18 years of age. 

Judith Leonore Davies and I are spouses of one another and are both parties to this document 

This document is not authorized under Power of Attorney by !his party. 

Name 

Address for Service 

DAVIES, JUDITH LENORE 

24 Country Club r5rive, King City, 
Ontario, L7B 1 M5 

lam atleast 18 years of age. 

John Evan Davies and I are spouses of one another and are both parties to this document 

This document is not authorized under Power of Attorney by \his party. 

I Chargee(s) 

Name 

Address for Service 

I Statements 

MOSKOWJTZ CAPITAL MORTGAGE FUND II INC. 

2200Yonge Street, Suite 1002, Toronto, Ontario, M4S 2C6 

Schedule: See Schedules 

I Provisions 

Prinr;lpa! 

Calculation Period 

Balance Due Date 

Interest Rate 

Payments 

Interest Adjustment Date 

Payment Date 

First Payment Date 

Last Payment Date 

Standard Charge Terms 

Insurance Amount 

Guarantor 

I Additional Provisions 

See schedule. 

$1,950,000.00 

see schedule 

2015108101 

see schedule 

$19,012.50 

2015 01 01 

isl day of each month 

2015 02 01 

2015 08 01 

200033 

Full insurable value 

Currency CDN 

Capacity Share 
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LRO # 65 Charge/Mortgage Registered as YR2235381 on 2014 12 19 at 16:21 

The appficant(s) hereby applies to the Land Registrar. 

I Signed By 

Valerie DeMelo-Patel 

Tel 416-365-3732 

F~x 416-367-1208 

390 Bay St., Suite 2800 
Toronto 
M5H 2Y2 

I have the authority to sign and register the document on behalf of the Chargor(s). 

I Submitted By 

GREEN AND SPIEGEL 

Tel 416-365-3732 

Fax 416-367-1208 

I Feesnaxes/Payment 

Statutory Registration Fee 

Total Paid 

390 Bay St., Suite 2800 
Toronto 
M5H 2Y2 

$60.00 

$60.00 

yyyy mm dd Page 2 of 5 

acting for Ghargor Signed 2014 1219 
(s) 

2014 1219 

112 
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Schedule "A" 

The principal sum seciired by the 'Withln mortgage is $1,950,000.00 bearing interest at a 
rate of the greater (on a monthly basis) of 11.70% per annum, or the 1D Canada Trust 
posted bank prime rate of interest plus 8.70% per annum, calculated and compounded 
interest only monthly, and payable monthly and having a term of six (6) months. 

Prepavment Privileges: 
Tne mo1tgage is c:losed. 

Purchaser Approval: 
The Charge/Mortgage wi1l be considered to be in. default if the borrower sells, transfers 
or otherwise disposes of the property or any interest therein to a purchaser not approved 
by the mortgagee in ·writing. 

The mortga,,,aor agrees that any suPsequent financing and refinancing of the property is 
subject to the approval of the mortgagee. 

The Mortgagor and Guarantor hereby represent and ·wan:ant that they have the ability to 
service the mortgage debt 

The mortgagor agrees that the mortgagee shall charge a penalty of$350.00 for payments 
not made when due or for any payments not honoured and the Mortgagor hereby waves 
notice of dishonour. 

The mortgagor further agrees that in the event that the Mortgagee goes into possession of 
tbe property, a ten percent (10%) propeyty management fee will be charged to the 
Mortgagor by the Mortgagee. 

The mori.gagor agrees that in the event of a sale, conveyance, lease, or transfer of the title 
to the mortgaged property to a purchaser, grantee, transferee, mortgagee, or lessee not 
approved in writing by the M01tgagee, then at the option of the Mortgagee, all monies 
secured under the mortgage shall forth-with become due and payable. 

The mortgagor agrees that prior to registration of the mortgage documents, the mortgagor 
shall provide to the Mortgagee or its solicitors, 'With evidence that the property herein is 
adequately insured with an insurance company satisfuctory to the Mortgagee and such 
insurance may be straight insurance, but if the Mortgagee so request, 1hen such insurance 
must be provided for boiler coverage, liability, insurance loss of profits, or rental 
insurance as the case may be. The Mortgagor shall provide a certified copy of such 
insurance policy to the Mortgagee or its solicitors, denoting loss payable to the 
Mo1tgagee, such insurauce policy shall insure the mortgage property for the principal 
amount secured by the Mortgage. Co-insurance is not acceptable._ All insurance is 
subject to review by the Mortgagee's insurance consultant at the cost of approximately 
$400.00 to the mortgagors. 

Any tax bills issued and unpaid at the interest adjustment date are to be paid in full from 
the proceeds of this mortgage loan. 

The occurrence of an event of default under any one security document held by the 
Mortgagee Y\>lll constitute an event of default under all other security documents and 
loans held by the mortgagee, or in the name of any associated or affiliated corporation. If 
the mortgagee takes any proceeding pursuant to this mortgage or other security document 
by reason of the mortocragors' default, the mo1tgagee shall be entitled to add to the 
mortgage debt a service and administrative fee and a property inspection fee m addition 
to all other fees, costs, claims or demands to which the mortgagee is ali;o entitled. 

The Mortgagor covenants and agrees -with the Mortooagee that the Mortgagor shall not 
accept any offer to finance (the "Offer") respecting a loan to be secured by the whole or 
any part of the Lands and Premises v,7thout first giving the Mortgagee an opportunity to 
match such Offer. Accordingly, if the Mortgagor receives a bona :fide Offer during the 
term of the Mortgage or any subsequent renewal thereof, Which the Mortgagor is v;illing 
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to accept, the Mortgagor shall deliver a copy of the proposed Offer to the Mortgagee, and 
the Mortgagee shall have 5 business days following receipt of same to provide such 
£nancing of the Lands and Premises by delivering to the Mortgagor a signed mortgage 
loan commitment letter (the "Commitment") with the same terms and conditions as the 
Offer, which the Mortgagor shall immediately accept If the Mortgagee haS not delivered 
a Commitment to the Mortgagor within 5 business days following receipt of same by the 
Mo1tgagee, the Mortgagee shall be deemed not to have exercised the right of :first refusal 
and the Mortgagor may accept the Offer. If for any reason the Mortgagee does not 
exercise the right of first refusal and the Mortgagor does not complete the Offer of 
£nancing which had been received, the right of first refusal of the Mortgagee shall 
continue in effect. 
Nothing herein shall be deemed a waiver of the Mortgagee's right to a prepayment 
penalty as set out in the Mortgage or a waiver of any of the Mortgagor's covenants under 
the Mortgage. 

The mortgagor agrees that the execution and/or registration of the security shall not 
operate as a merger of the remedies and provisions contained in the Mortgage 
Connnitment Dated December 16, 2014, as amended, and the remedies and provisions 
contained in the Mortgage Commitment dated December 16, 2014 and amendments 
thereto, shall remain intact and be capable of enforcement against the mortgagors and 
guarantors and all other persons liable in respect thereof. 

In the event that the Mortgagor fails to repay the principal and interest outstanding on the 
maturity date, or fails to accept a renewal offer tendered by the mortgagee (for any reason 
not attributable to the mortgagee) within 10 business days of the maturity date, then the 
mortgagee may at its sole option, automatically renew the mortgage on a month to month 
basis, at an interest rate equal to the TD Canada Trust Prime Lending Rate plus 15% per 
annum, calculated and payable monthly. In the event that the Mortgagee chooses not to 
renew, then there v.ill be no further extensions, and the mortgagee will exercise its 
remedies under the mortgage charge. The mortgagee shall not be obligated to offer any 
renewal. All other terms and covenants under the existing mortgage shall continue to 
apply. The mortgage may be paid in full at any time during the one month renewal 
period. A Processing Fee which is the greater of $1,000.00 or 2.00% of the outstanding 
balance shall be added to the principal balance iftbis extension is utilized. 

The mortgagor and guarantors irrevocably agree to inde=ify and hold the mortgagee 
harmless from and against any loss, cost, liability or expense incurred as a result of the 
enforcement for any claims for Brokerage, Legal, Appraisal, Finders Fees, or any other 
matter in relation to this loan. It is understood that neither the preparation nor the 
registration of any of the documents contemplated by the Mortgage Commitment dated 
December 16, 2014, as amended, shall bind the mortgagee or Moskowitz Capital 
Management Inc. to advance the funds hereby intended to be secured. Moskowitz 
Capital Management Inc. may refer to this property/mortgage and its general terms and 
conditions in its corporate advertising. 

All loan costs, including Brokerage Fees, Commitment Fees, legal appraisal and sUJYey 
costs, as well as insurance premiums in connection with the application and any resulting 
loan, are to be paid by the mortgagor and guarantors whether or not money is advanced 
under this loan, and may be deducted from the proceeds of the- loan. The Mortgagee will 
charge a reasonable fee for the preparation of the Mortgage rnscharge Statement, ai:td the 
Mortgagees solicitor will charge a reasonable fee for the preparation of the Discharge of 
Mortgage. 

Any payment (other than payment of regular payments of principal and interest) that is 
made after 1:00 p.m. on any date, shall be deemed, for the purpose of calculation of 
interest, to have been made and received on the next bank business day. 

The following is the mortgagee's current schedule of administration and servicing fees. 
The mortgagee reserves the right to charge reasonable fees for other administrative 
services. 
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$350.00 

$400.00 

$250.00 

$500.00 
$75.00 
$300.00 

$800.00 
$125.00 

$500.00 

$1,000.00 

$1,000.00 

$200.00 

$350.00 

4 

Missed Payment Fee: Payable for each missed or late instalment and for 
processing each NSF cheque or other returned payment; 
Breach of undertaking and/or failure to provide satisfactory confirmation 
of payments within a timely fashion; 
Insurance: Payable for dealing with each cancellation, premium payment 
or other non-compliance v..ith insurance requirements; 
Default Proceedings: Payable for each act or proceeding instituted; 
Mortgage Statements·: For preparation of each stmement; 
Purchaser Approval: For processing each application for assumption, 
whether or not, approved or completed; 
Possession: For attending to take possession following default; 
Maintenance: For administering maintenance and security of the property 
in our possession., per day; 
Discharge Fee: for administering the discharge of one property. $250.00 
for each adclitional property. 
Tax Default Fee: For failure by the Borrower to provide satisfactory 
confirmation of tax payments; 
Prior encumbrance default fee: For failure by the 
Borrower(s)/Guarantor(s) to provide satisfactory confirmation prior 
encumbrances are in good standing. 
Annual Tax Account Administration Fee: For administering and servicing 
the tax account. 
Subsequent Advance Fee/Construction Draw fee 

The Mortgagee reserves the right to charge reasonable fees for other administrative 
services. 
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THIS IS EXHIBIT 11 Ftt 

REFERRED TO IN THE AFFIDAVIT OF 

JOHN DAVIES 

SWORN BEFORE ME 

THIS 14th DAY OF JULY, 2017 
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LRO# 65 Lien RegisteredasYR2248G62 on2015 0128 at 11:44 

The applicant(s) hereby applies to the Land Registrar. yyyy mm dd Page 1 of 2 

I Properties 

PIN 29530 - 0018 LT 

Description UNIT 18, LEVEL 1, YORK REGION VACANT LAND CONDOMINIUM PLAN NO. 999 AND 
ITS APPURTENANT INTEREST. THE DESCRIPTION OF THE CONDOMINIUM 
PROPERTY 
IS ; PT BLK 1 Pl 65M3631, PTS 2, 3 & 4, 65R26022; TOWNSHIP OF KING. SIT & 
TIW AS SET OUT IN SCHEDULE "A" OF DECLARATJON YR325496. SIT EASE IN 
YR342172. 

Address 24 COUNTRY CLUB DRIVE 
KING CITY 

I qalmant(s) 

Name HER MAJESTY THE QUEEN lN RIGHT OF CANADA AS REPRESENTED BY THE MINISTER OF NATIONAL 
REVENUE 

Address for Service Canada Revenue Agency 
5001 Yonge Street 
North York, Ontario 
M2N 6R9 

This document is not authorized under Power of Attorney by this party. 

This document is being authorized by a representative of the Crown. 

I Statements 

Schedule: See Schedules 

I Signed By 

Paul A Lourie 

Tel 416-218-4662 

Fax 416-954-6319 

5001 Yonge St., 17th floor 
North York 
M2N 6R9 

I have the authority to sign and register the document on behalf of the Applicant(s). 

I Submitted By 

CANADA REVENUE AGENCY 

Tel 416-218-4662 

Fax 416-954-6319 

I Fees/Taxes/Payment 

Statutory Registration Fee 

Total Paid 

5001 Yonge SL, 17th floor 
North York 
M2N 6R9 

$60.00 

$60.00 

acting for 
Applicant{ s) 

Signed 2015 01 28 

2015 01 2B 
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Instrl.ll1lent Statement, 61 

NOTICE OF LIEN PURSUANT TO SUBSECTION 223(5) AND (6) OF TRE 
INCOME TAX ACT 

CONSIDERATION:$211,017.17 

Page 2 of 2 

WHEREAS pursuant to subsection 223(2) and (3) of the Income Tax Act, any amount payable 
or any part of the amount payable by a tax debtor (the -amount-) and that amount 
remains unpaid the amount may be certified by the Minister of National Revenue and 
registered in the Federal Court of Canada (the ·court-} at which point the certificate 
is deemed to be a judgment against the tax debtor; 

WHEREAS pursuant to subsection 223(5) and (6) of the Income Tax Act, a docu."Uent which 
the Court has issued, and which evidences a certificate of that Court upon registration 
on title or otherwise recorded creates a charge~ lien or priority on, or a binding 
interest in property that the tax debtor holds; 

AND WHEREAS JUDITH DAVIS (SOMETIME KNOWN AS JUDITH LENORE JACKSON AND JUDITH LENORE 
DAVIES) 
is indebted to the Minister of National Revenue for income taxes and other 
amounts totalling $211,017.17 at the date of issuance of the Certificate in 
Court File NUlllher ITA-14767-14 by the Court, together with interest at such rate 
or rates as determined from time to time by Section 161 of the Income Tax Act; 

AND WHEREAS JUDITH DAVIS (SOMETIME KNOWN AS JODITH LENORE JACKSON AND JODITH LENORE 
DAVIES) 
has an interest in the lands described in this notice. 

NOW THEREFORE TAKE NOTICE that HER MAJESTY THE QOEEN IN RIGHT OF CANADA AS REPRESENTED 
BY THE MINISTER OF NATIONAL REVENUE claims a lien and charge against the interest of 
JODITH DAVIS {SOMETIME KNOWN AS JUDITH LENORE JACKSON AND JODITH LENORE DAVIES) in the 
lands described in this notice. 

Such lien charges have priority over all encumbrances or claims registered or attaching 
to the subject property subsequent to the registration of this notice. 
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LRO# 65 Lien Registered asYR2260106 on 2015 02 26 a110:19 

Tne applicant(s) hereby applies to the Land Registrar. 

I Properties 

PIN 29530 - 0018 LT 

Desr;ription UNIT 18, LEVEL 1, YORK REGION VACANT LAND CONDOMINIUM PLAN NO. 999 AND 
!TS APPURTENANT INTEREST. THE DESCRIPTION OF THE CONDOMINIUM 
PROPERTY 

Address 

IS: PT BLK 1 PL 65M3631, PTS 2, 3 & 4, 65R26022;TOWNSHIP OF KING. SIT & 
TfW AS SET OUT IN SCHEDULE 'A' OF DECLARATION YR325496. SIT EASE IN 
YR342172. 

24 COUNTRY CLUB DRIVE 
KINGC!TY 

I Claimant(s) 

'f'l'IY mm dd Page 1 of 2 

Name HER ,MAJESTY THE QUEEN IN RIGHT OF CANADA AS REPRESENTED BY THE MINISTER OF NATIONAL 
REVENUE 

Address for Servir;e Canada Revenue Agency 
5001 Yonge Street 
North York, Ontario 
M2N 6R9 

This document is not authorized under Power of Attorney by !his party. 

This document is being authorized by a representative of the Crown. 

I Statements 

Schedule: See Schedules 

I Signed By 

Paul A Lourie 

Tel 416-218-4662 

'Fax 416-954-6319 

5001 Yonge St., 17th floor 
North York 
M2N 6R9 

i have the authority to sign and register t.'le document on behalf of the Applicant(s). 

I Submitted By 

CANADA REVENUE AGENCY 

Tel 416-218-4662 

Fax 416-954-6319 

I Fees/Taxes/Payment 

Statutory Registration Fee 

Total Paid 

5001 Yonge St, 17th floor 
North York 
M2N 6R9 

$60.00 

$80.00 

acting for 
Applicant(s) 

Signed 2015 02 26 

2015 0226 
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Instrument Statement, 61 

NOTICE OF LIEN PORSUANT TO SUBSECTION 223(5) AND (6) OF THE 
INCOME TAX ACT 

CONSIDERATION:$204,364.32 

Page 2 of 2 

WHEREAS pursuant to subsection 223(2) and {3) of the Income Tax Act, any amount payable 
or any part of the amount payable by a tax debtor (the "amount"} and that amount 
remains unpaid the amount may be certified by the Miniscer of National Revenue and 
registered in the Federal Court of Canada (the 'Court") at which poin"C the certificate 
is deemed to be a judgment against the tax debtor; 

WHEREAS pursuant to subsection 223(5) and (6) of the Income Tax Act, a document which 
the Court has issued, and which evidences a certificate of that: Court upon registration 
on title or otherwise recorded creates a charge, lien or priority on' or a b.inding 
interest in property that the tax debtor holds; 

AND WHEREAS JOBN DAVIS (SOMETIME KNOWN AS JOHN EVAN DAVIES) 
is indebted to the Minister of National Revenue for income taxes and other 
amounts totalling $204,364.32 at the date of issuance of the Certificate in 
Court File Number ITA-14523-14 by the Court, together with interest at such rate 
or rates as determined from time to time by Section 161 of the Income Tax Act; 

AND WHEREAS JOHN DAVIS (SOMETIME KNOWN AS JOHN EVAN DAVIES) 
has an interest in the lands described in this notice. 

NOW THEREFORE TAKE NOTICE that HER MAJESTY THE QUEEN IN RIGHT OF CANADA AS REPRESENTED 
BY THE MINISTER OF NATIONAL REVENUE claims a lien and charge against the interest of 
JOHN DAVIS (SOMETIME KNOWN AS JOHN EVAN DAVIES) in the lands described in this notice. 

Such lien charges have priority over all encumbrances or claims registe~ed or attaching 
to the subject property subsequent to the registration of this notice. 
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LRO# 65 Lien Regis1ered as YR2434082 on 2016 02 23 al 11 :02 

The applicant(s) hereby applies to the LEnd Registrar. 

j Properties 

PIN 

Description 

Address 

29530 - 0018 LT 

UNIT 18, LEVEL 1, YORK REGION VACANT LAND CONDOMINIUM PLAN NO. 999 AND 
ITS APPURTENANT INTEREST. THE DESCRIPTION OF THE CONDOMINIUM 
PROPERTY 
IS: PTBLK 1PL65M3631, PTS2, 3 &4, 65R26022;TOWNSHIP OF KING.Sff & 
T/W AS SET OUT IN SCHEDULE "A" OF DECLARATIONYR325496. srr EASE IN 
YR342172. 

24 COUNTRY CLUB DRIVE 
KING CITY 

I C/aimant(s) 

yyyy mm dd Page 1 of 2 

Name HER MAJESTY THE QUEEN IN RIGHT OF CANADA AS REPRESENTED BY THE MINISTER OF NATIONAL 
REVENUE 

Address for Service Canada Revenue Agency 
5001 Yonge Street 
North York, Ontario 
M2N6R9 

This document is not authorized und'er Power of Attorney by this party. 

This document is being authorized by a representative of the Crown. 

I Statements 

Schedule: See Schedules 

I Signed By 

Paul A Lourie 

Tel 416-218-4662 

Fax 416--954-6319 

5001 Yonge St., 17th floor 
North York 
M2N6R9 

I have the authority to sign and register the document on behalf of the Applicant(s). 

j Submitted By 

CANADA REVENUE AGENCY 

Tel 416-218-4662 

Fax 416-954-6319 

j Fees/Taxes/Payment 

Statutory Registration Fee 

Tota/Paid 

5001 Yonge St., 17th floor 
North York 
M2N6R9 

$62.85 

$62.85 

acting for 
Applicant( s) 

Signed 2016 02 23 

2016 02 23 
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Instrument Statement, 61 

NOTICE OF LIEN PURSUANT TO SUBSECTION 223(5) AND (6) OF THE 
INCOME TAX ACT 

CONSIDERATION: $2B,673.B5 

Page 2 of 2 

WHEREAS pursuant to subsection 223(2) and (3) of the Income Tax Act, any amount payable 
or any part of the amount payable by a tax debtor (the 'amount-) and that amount 
remains unpaid the amount may be certified by the Minister of National Revenue and 
registered in the Fede;ral Court of Canada ·(the 'Court") at which point the certificate 
is deemed to be a judgment against the tax debtor; 

WHEREAS pursuant to subsection 223(5) and (6) of the Income Tax Act, a docUlllent which 
the Court has issued, and which evidences a certificate ot that Court upon registration 
on title or otherwise recorded creates a charge, lien o~ priority on·, or a binding 
interest in property that the tax debtor holds; 

AND WHEREAS JUDITH DJWIS (SOMETIME KNOWN AS JUDITH LENORE JACKSON AND JUDITH LENORE 
DAVIES) is indebted to the Minister of National Revenue for income taxes and other 
amounts totalling $28,673.BS at the date of issuance of the Certificate in Court File 
Number ITA-13993-15 by the Court, together with interest at such rate or rates as 
determined from time to time by Section 161 of the Income Tax Act; 

AND WHEREAS the Certificate that was issued on December l, 2015was amended by way of 
Amendment of Certificate issued oh February 18, 2016so that the reference to -Judith 
Davis- reads as reference to Judith Davi·s (sometime: known as Judith Lenore Jackson and 
Judith Lenore Davies); 

AND WHEREAS JODITH DAVIS (SOMETIME KNOWN AS JODITH LENORE JACKSON AND JUDITH LENORE 
DAVIES) has an interest in the lands described in this notice. 

NOW THEREFORE TAKE NOTICE that BER MAJESTY THE QUEEN IN RIGHT OF CANADA AS REPRESENTED 
BY THE MINISTER OF NATIONAL REVENUE claims a lien and charge against the interest of 
JUDITH DAVIS (SOMETIME KNOWN AS JUDITH LENORE JACKSON AND JODITH LENORE DAVIES) in the 
lands described in this notice. 

Such lien charges have priority over all encL:Illbrances or claims registered or attaching 
to the subject property subsequent to the registration of this notice. 
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LRO# 65 Lien Registered asYR2590860 on2016 12 05 at 15:01 

The applicant(s) hereby applies lo the land Registrar. 

j Properties 

PIN 29530 - 0018 LT 

Description UNIT 18, LEVEL 1, YORK REGION VACANT LAND CONDOMINIUM PLAN NO. 999 AND 
ITS APPURTENANT INTEREST. THE DESCRIPTION OF THE CONDOMINIUM 
PROPERTY 
IS: PT BLK 1PL65M3631, PTS2, 3 & 4, 65R26022;TOWNSHIP OF KING.SiT & 
TIW AS SET OUT IN SCHEDULE 'A' OF DECLARATION YR325496. srr EASE IN 
YR342172. 

Address 24 COUNTRY CLUB DRIVE 
KING CITY 

I Claimant(s) 

yyyy mm dd Page 1 of 2 

Name HER MAJESTY THE QUEEN IN RIGHT OF CANADA AS REPRESENTED BY THE MINISTER OF NATIONAL 
REVENUE 

Address for Service CANADA REVENUE AGENCY 
5800 HURONTARIO STREET 
MISSISSAUGA, ONTARIO 
L5R4B4 

This document is not authorized under Power of Attorney by this party. 

This document is being authorized by a representative of the Crown . 

I Statements 

Schedule: See Schedules 

I signed By 

Anthony Starcevic 

Tel 905-566-6157 

Fax 905-515-2349 

5800 Hurontario Street 
Mississauga 
L5A4E9 

I have the authority to sign and register the document on behalf of the Applicant(s ). 

I Submitted By 

CANADA REVENUE AGENCY 

Tel 905-566-6157 

Fax 905-615-2349 

I Feesffaxes/Payment 

Statutory Registration Fee 

Total Paid 

I File Number 

Claimant Client File Nqmber: 

5800 Hurontario Street 
Mississauga 
L5A4E9 

$63.35 

$63.35 

ITA-11470-16 

acting for 
Applicant(s) 

Signed 2016 12 05 

201612 05 
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Instrlll11ent Statement, 61 

NOTICE OF LIEN l?URSOANT TO SUBSECTION 223(5) AND (6) OF THE 
INCOME Tl'.X ACT 

CONSIDERATION:$145,898.91 

l?age 2 of 2 

WHEREAS pursuant to subsection 223(2) and (3) of the Income Tax Act, any amount payable 
or any part of the amount payable by a tax debtor (the -amount') and that amount 
remains unpaid the amount may be certified by the Minister of National Revenue and 
registered in the Federal Court of Canada (the ·court') at which point the certificate 
is deemed to be a judgment against the tax debtor; 

WHEREAS pursuant to subsection 223(5) and (6) of the Income Tax Act, a doc\.lll\ent which 
the Court has issued, and which evidences a certificate of that Court upon registration 
on title or otherwise recorded creates a charge, lien or p;tio~ity o:i·, or a binding 
interest in property that the tax debtor holds; 

;>.ND WHEREAS JOHN EVAN ::JAVIES (SOMETIME KNO\>IN AS JOHN DAVIS) 

is indebted to the Minister of National Revenue for income taxes and other 
amounts totalling $145,898.91 at the date of issuance of the Certificate in 
Court File Number ITA-11470-16 by the Court, together with interes-.: at such rate 
or rates as determined from time to time by Section 161 of the Income Tax Act; 

AND WHEREAS JOHN EVA..'< DAVIES (SOMETIME KNOWN AS JOHN DAVIS) 
has an interest in the lands described in this notice. 

NOW THEREFORE TAKE NOTICE that HER KAJESTY THE QOEEN IN RIGHT OF CANADA AS REPRESENTED 
BY TEE MINISTER OF NAT:ONAL REVENUE claims a lien and charge against the interest of 
JOHN EVAN DAVIES (SOMETIME KNOWN AS JOHN DAVIS) in t.'1e lands described in this notice. 

Such lien charges have priority over all encumbrances or claims registered or attaching 
to the subject property subsequent to the registration of this notice. 
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THIS IS EXHIBIT "G" 

REFERRED TO IN THE AFFIDAVIT OF 

JOHN DAVIES 

SWORN BEFORE ME 

THIS 141hDAY OF JULY, 2017 

ng Affidavits, etc. 

l1A /,( A~ 8 ~e:,,~f(__ 
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Court File No. CV-17-11822-00CL 

BETWEEN: 

ONTARIO 

SUPERIOR COURT OF JUSTICE 
(COMMERCIAL LIST) 

KSV KOFMAN INC., IN ITS CAPACITY AS RECEIVER AND MANAGER OF CERTAIN PROPERTY OF SCOLLARD 
DEVELOPMENT CORPORATION, MEMORY CARE INVESTMENTS (KITCHENER) LTD., MEMORY CARE 

INVESTMENTS (OAKVILLE) LTD., 1703858 ONTARIO INC., LEGACY LANE INVESTMENTS LTD., TEXTBOOK (525 
PRINCESS STREET) INC. AND TEXTBOOK (555 PRINCESS STREET) INC. 

Plaintiff 

and 

JOHN DA VIES AND AEOLIAN INVESTMENTS LTD. 

Defendants 

UNDERTAKINGS AND QUESTIONS TAKEN UNDER ADVISEMENT FROM THE EXAMINATION FOR DISCOVERY 
OF JOHN EVAN DAVIES CONDUCTED ON JUNE 16, 2017 BY JONATHAN BELL 

28242022_ 1 INATDOCS 
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1. I 17 177 I Update Schedule "A" for Aeolian to provide a 
detailed list of all shareholdings, including 
percentage of each company. 

2. I 21 I 94 I Provide the exact balance of the mortgage 
outstanding on the house. 

3. I 24-25 I 109 I Produce all documents relating to the flow of 
funds from the sale of the cottage. 

4. I 24-25 I 109 I To the extent it is not addressed by #3 above, 
produce documents relating to the allocation 
and cross-collateralization of the Moskowitz 
mortgage. 

28242022_ 1 INATDOCS 

~f}1~~~8M ~I:·/~~;I;;.1 ~:.:~~it:.~fi .:~:1~:;~;~~j~~ ,,:_,,:2Ui ::::;·:~;~~r.~ 

I An updated statement of assets and liabilities for 
Mr. Davies and Aeolian is attached. 

I Please note the $100,000 loan included in Mr. 

Davies' statement ofliabilities which was 
inadvertently omitted from his prior statement. 

Please also note the correction to Aeolian's 
statement of assets. Aeolian does not hold a 
direct interest in Textbook Ross Park Inc., 
Textbook (774 Bronson Avenue) Inc., Textbook 
(445 Princess Street) Inc. or GenerX (Byward 
Hall) Inc. 

I The total amount outstanding as at June 12, 2017 
is $858,990.99, which .is comprised of 
$768,877.00 in principal, $58,982.35 in interest, 
$24,027.41 in prepayment interest, $4,546.73 in 
compounded interest and $2,557.50 in costs. 

I See attached. 

See documents produced in response to question 
109 above. 
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5. 25 111 Advise who owns the house at 24 Country Club 
Drive. 

6. 149 Produce the Declaration of Trust or other 
founding documents for the Davies Family 
Trust. 

7. 34-35 160 Produce the Declaration of Trust and any other 
constating documents for the Arizona Trust. 

-
8. 37-38 178 Provide a list of all companies which John 

Evan Davies was either a director or an officer. 

-

28242022_ 1 INATDOCS 

John Davies and Judith Davies own th,e house in 
their capacities as trustees for the Davies Family 
Trust. 

The Declaration of Trust was produced on June 
27, 2017. 

These documents were produced on June 27, 
2017. 

To the best of his knowledge and recollection, 
Mr. Davies believes that he is or was a director 
or officer of the following companies: 

- McMurray Street Investments Ltd. 

- Memory Care Investments (Oakville) Ltd. 

- Memory Care Investments (Kitchener) Ltd. 

- Memory Care Burlington Ltd. 

- 1703858 Ontario Inc. 

- 2372519 Ontario Inc. 

- Scollard Development Corporation 

- Lafontaine Terrace Management Corporation 

- Memory Care Management Ltd. 

- Memory Care Investments Ltd. 

- Textbook Suites Inc. 

...lo. 
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- Textbook Student Suites Inc. 

- Textbook Ross Park Inc. 

- Textbook (555 Princess Street) Inc. 

- Textbook (525 Princess Street) Inc. 

- Textbook (445 Princess Street) Inc. 

- Textbook (774 Bronson) Inc. 

- GenerX (Byward Hall) Inc. (formerly Textbook 
(256 Rideau Street) Inc.) 

- Memory Care Investments (Victoria) Inc. 

- Memory Care Investments (Ottawa) Inc. 

- McKenzie Marsh Investments Ltd. 

- Generals Hockey Holdings Inc. 

- Oshawa Generals Inc. 

- Newmarket Hurricanes Inc. 

- GenerX Development Partners Inc. 

- Muskoka Holiday Properties Inc. 

- 1154120 Ontario Irie. 

- Textbook Student Suites Property Corporation 

- Textbook Construction Inc. 

200 Produce the loan agreements and documents A matrix setting out the aggregate intercompany 

evidencing loans between TSI, TSSI, MCIL and loans made between the Textbook and Memory 
Care entities was produced in the "Overview" 

...lo. 
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the development companies. 

10. 44-45 207 Advise whether TSI, TSSI or MCIL ever 
transferred any money to John Evan Davies, a 
Davies family member, the Davies Family 
Trust, the Arizona Trust or Aeolian. 

28242022_ 1 INA TDOCS 
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binder provided to Bennett Jones on June 23, 
2017. An electronic copy is attached. 

All intercompany loans were recorded in the 
companies' accounting r~cords at the time the 
loans were made. Mr. Davies has been unable to 
locate any other documents. 

According to TSI's records: 

- TSI made total payments of $397,664.92 to 
Aeolian. There was also a $20,000.00 loan in 
October 2016 which was repaid. 

-TSI made total payments of$2,603.22 to Sarah 

Davies. 

According to TSSI's records: 

- TSSI made total payments of $373,471.09 to 

Aeolian. -

- TSSI made total payments of $2,656.80 to 
Sarah Davies. 

According to MCIL's records: 

- Between August 2013 and present, MCIL made 
total payments of $315,846.85 to Aeolian. 

- MCIL made total payments of $105,890.49 to 
Sarah Davies. 

Spreadsheets itemizing the above are attached. 

.....l.. 
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11. 45 207 Produce a list of all projects in which TSI, TSSI TSI has an interest in GenerX (Byward Hall) Inc. 
or MCJL had or have an interest. (formerly Textbook (256 Rideau Street) Inc.), 

Textbook (445 Princess Street) Inc. and 
Textbook (774 Bronson) Inc. 

TSSI .has an interest in Textbook Ross Park Inc., 
Textbook (525 Princess Street) Inc., Textbook 
(555 Princess Street) Inc., Textbook Student 
Suites Property Corporation and Textbook 
Construction Inc. 

MCIL has an interest in Memory Care 
Investments (Kitchener) Ltd., Memory Care 
Investments (Oakville) Ltd., and Memory Care 
Burlington Ltd. 

12. 48-49 220 Advise whether John Evan Davies or any entity Aeolian is a 50% shareholder of 2372519 
related to him (family members, Davies Family Ontario Ltd. 
Trust, Arizona Trust, any company in which he 
has a shareholding) has an interest in 2372519 
Ontario Ltd. 

13. 49-50 222 Advise of the shareholding structure for 237 Aeolian and Dachstein Holdings Inc. are each 
Ontario Ltd. 50% shareholders o:f2372519 Ontario Ltd. 

14. 50 223 Produce a copy of the appraisal conducted on A copy was provided on June 27, 2017. 
the Kitchener property when it was sold to the 
Kitchener entity. 

15. 51-52 226 Advise of the ownership I shareholding Memory Care Investments Ltd. is the sole 

28242022_1INATDOCS ~ 
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16. 53 231 

17. 63-64 249 

18. 92-9~ 368 

19. 96 383 

20. 115- 466 

28242022_ 1 \NATDOCS 

{."""' 

;~J~::: ·:~~~:~~~~;Jj '.~i::~~~~~;~~ &}i~tl~~:t1 :~.;~!~i~~J1 ~;.:~);~t~~ ;,~fl&l~l ;;:;n.}}~.~ ~ ...... J~ • .-.-#~:;; '· ,.,; ... 
·~ /_•_ 1.\ 

-7-

structure for Lafontaine Terrace Management. shareholder of Lafontaine. 

Produce any loan agreement between the No agreement exists. 
Development Companies and Lafontaine. 

Produce tax returns for Davies and Aeolian for This question was taken under advisement in 

the last five years. order to agree upon terms for production. 

Mr. Davies and Aeolian are prepared to produce 
income statements and capital gains statements 
from their tax returns over the last five years. 

Produce all invoices related to management fees A matrix setting out the total management fees 
paid by TSI, TSSI or MCIL to Aeolian. paid by the development companies was 

produced in the "Overview" binder provided to 
Bennett Jones on June 23, 2017. An electronic 
copy is attached. 

All payments in respect of management fees 
were recorded in the companies' accounting 
records at the time the loans were made. Mr. 
Davies has been unable to locate any other 
documents. 

Produce any records relating to the payment of See attached. 
Davies' $250k dividend (relating to one of the 
projects) to Singh to repay the $200k loan from 
Tier 1 by way of cheque dated February 27, 
2015. 

Produce the appraisal for the Arizona property. See attached. 

.....l. 
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Produce the proformas. The pro formas for each development project 
were produced on June 27, 2017 in project-
specific binders. 
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THIS IS EXHIBIT "H" 
.REFERRED TO IN THE AFFIDAVIT OF 

JOHN DAVIES 
SWORN BEFORE ME 

THIS 14th DAY OF JULY, 2017 

mmissioner for Taking Affidavits, etc. 

11/lrc~ Se,,c~fZ__ 
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NOTICE OF SALE UNDER MORTGAGE 

TO: JOHN EV AN DA VIES, 24 Country Club Drive, King City, Ontario L7B 1M5 
TO: The Spouse of John Evan Davies, 24 Country Club Dlive, City, Ontario L7B 1M5 
TO: JUDITH LENORE DAVIES, 24 Country Club Drive, King City, Ontario L7B IM5 
TO: The Spouse of Judith Lenore Davies, 24 Country Club Drive, King City, Ontario L7B 

1M5 
TO: Her Majesty The Queen in Right of Canada as represented by the Minister of National 

Revenne, Canada Revenue Agency, 17 floor, 5001 Yonge Street, Toronto, Ontario M2N 6R9 
TO: Her Majesty The Queen in Right of Canada as represented by the Minister of National 

Revenue, Canada Revenue Agency, 5800 Hurontario Street, Mississauga, Ontario l..5A4E9. 
TO: KSV Kofman Inc., c/o Beunett Jones LLP, 3400, One First Canadian Place, Toronto, 

Ontario M5X 1A4, Attention: Sean Zweig and Jonathan Bell. 

TAKE NOTICE that default has been made in paymeru of the moneys due under a certain 
Charge/Mortgage of Land dated the 191h day of December, 2014, made between 

JOHN EVAN DA VIES and JUDITH LENORE DA VIES as Chargors!Morcgagors, 

-and-

MOSKOWITZ CAPITAL MORTGAGE FUND II INC. as Chargee/Mortgagee, 

upon the following property, namely: 

PIN 29530-0018 being Umt 18, Level l, York Region Vacant Land Condominium Plan No. 999 and Its 
Appurtenant Interest. The Description of the Condominium Property ls : PT BLK I PL 65M3631, PTS 2, 3 & 4, 
65R26022; Township of King. SIT & T!W as set out in Schedule "A" of Declaration YR325496. SIT Easement 
in YR342172 whicli Charge/Mortgage of Land was registered on the 19'1' day of January, 2014, in 
the Land Registry Office of York Region (No. 66) as instrument No. YR2235381. The 
Charge/Mortgage was amended by Amendment February 28, 2017 in which the Chargors agreed 
that would be calculated at the rate of 12.5%. 

AND I hereby give you notice that !:he amount now due on the Charge/Mortgage of Land for 
principal money, interest, and costs, respectively, are as follows: 

-for Principal (as of November 1, 2016) 
-for prepayment interest 
-for Interest owing to date at the rate of 12.5 % per annum 
-Compounded Interest 
-for Costs on a substantial indemnity basis to date 

TOTAL 

$768,877.00 
$24,027.41 
$58,982.35 

$4,546.73 

(such amount for coszs being up to and including the service of this Notice only, and thereafter 
suchjunher costs a.nd disbursements will be d1arged as may be proper), together with interest at 
the rate of 12.5 per cent, per annum, on the principal and interest hereinbefore mentioned from 
the 12m day of June, 2017 to the date of payment. 

AND unless the said sums are paid on or before the 2200 day of July, 2017, I shall sell the 
property covered by the said mortgage under the provisions contained in it. 

THIS notice is given to you as you appear to have an interest in the mortgaged property and may 
be entitled to redeem the same. 

DATED the 12'" day of June, 2017. 

MOSKOWI~ITAL MORTGAGE FOND II INC. 
by itS solioirors, GQLDMAN, SLOAN, NASH & HAVERLLP 

(__;;./ .~-

per:Davicj,J::·, ~ 
480 University Avenue, Suite 1600 
Toronto, Ontario M5G 1V2 
Tel: (416) 597-9922 
fa.'{; (416) 367-1208 
davidn@gsnh.com 
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TIIlS IS EXHIBIT 111" 
REFERRED TO IN THE AFFIDAVIT OF 

JOHN DAVIES 

SWORN BEFORE ME 

THIS 14th DAY OF JULY, 2017 

rnmissioner for Tak Affidavits, etc. 

/IA 1 c t-~f l5 ~t-flv-1 fl 
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Onta;io Real Estate 
Association 

200e3 
for vse ;n !l)e Prov1o~ <•f Onlorio 

Listing .Agreement 
Seller Reprasentai'ion Agraement 
Authority to Offer Stde 

Toronto 
Real Estate 

Board 

EXCU,JSlVE 
This is o MuMp!e Listing Servke® Agn;iemeni OR Exclusive Listing Agreement 

~ 
BETWEEN: 

[Sellers lni'iols) 

BROK~RAGE: 

0 L" • B k u) Ti ( N ( ?c:; ) J (}-.. y .. f7 - L / ("-:;./'./ 2. . 1shng ro erage e. o. /·-······:-· . .-: .. i<.2 ....... ,L.<..~ .......... . 

smER{S); .... -:J.~~:./1..~.t..fY.:!:.f:).. .... 1-2.,:~ ... l!.L .. K-.. :~ .•....... , ...•... 4J.r.... ........ 1. . .././., ••••• L . .,,;.:;.'.t:1.: •. .1::.s ....... Q.<:::.Y.U; .. :?. .... fthe "Selle ') 
1 

/r/ , /' -~I ), ;--.-, ' I 
In considerolion of the Listing Brokerage ]isling the rec! properly for sale known os .... .,""'.:fr. .... 0_, •• .:..: .. ,,,~:~:z..r.: .. 

1
<:-r: •• C:.,!._Y.s?."" ..... ,~...,-:~'.C. ........... .,!.. .. , l 

. l' 

::·;~;;:;';~;~;:;;~~\)::~;:~:::~:·~:~;,;~; ·:;!Q;;::7::~;;;~E~;~,· ·:~:!fA 
of ............ ,.J,,..~.::.J..V.!}20../.., ... ., until J 1:59 p.m. on the ... e ... day& ... ~..r.-~f-=-·'-:<:.l~.:.J.·:?C. ..... , 20!.:7'. (the "Listing \. I 
{ Selle: ~c~now!edges lhot_the lengt_h .of the listi~g Period is negolioble between. rh,.; Seller o~d the listing Bro_k,eroge and, if on } ~1 ,} 

- MLS'" hsting. may be sub1ed to minimum requ1remenf; of the real estore board, nowever, in accordance w1tn !he Real Estate ~ 

l and Business Brok.::rs Ad (2002), if the Llsling Period exceed, six months, !he lbling Brokerage musl obtain the Seller's initials. 'S·I' , 1 .,. I J 
• . , t .. ~ ief ~ nl1IC S 

! ~- ~ :; ':: "'·"') 
!o offer !he Pmperly fpr sole ot o price of:; / . Dollars {CD/'-/$) .. L.--:'..: ... : ..... :. ..... :-:: .......... . 

................... : .... :./.~.' ... ! ......... / ..................... ." ..... :; ....... / ... :.: ............ :.y. .... i .. :.'.L.~ ............ 1:.: ... :/!. .. {! .. /!!:'.'.':~.(: ..... ~ ......... ::-. ...... {: ........ Dollors 

and upon ihe terms porticulorly•sel out hi3rein, or at such olher price ond/cr terms acceptable lo the Seller. ii is tmdersrood thol ihe price and/or terms set 

out hernin are at the Seller's personal requesl, ofter ful! discussion with the lisling Brokerage's representative regarding potential mc;irket vol1Je of the Properly. 

The Seller here~y represents and wam:mls tho! !he Seller is no! a parrt lo any other [isilng agreement for the Properly or agreement ta poy commission to 
ony otiier real esl<Jle brokeroge for !he sole of the Properly. 

1. DEf!i'.Hi!ONS AND INTERPRETATIONS: for !he p1Jrposes of rhis Agreement ("A1Jthorily" or "Agreement°): 
"Seller" includes vendpr, a "buyer" indudes a purchaser, or a prospeclive purchaser. A "real eslo\e board" includes o reci estole association. 
A purchase shall be deemed lo irclude the entering inro of ony ogreem;int to exchcmge, or !he obtcir.ing of on option to purchase which is 
subsequenlly exercised. Commission shell be deemed to indude olher remunerc1!ion. This Agreement sha!! be read wi!h oil changes of gender 
or number required by !he context. Fer purposes of !hiJ Agreement, on:;,•one lntroduced to or shown the Prcperty shoH be deemed to include any 
spouse, heirs, exec<Jtors, adminisrralors, successors, ossigns, related C•orporofions ond affiliated corporations. Related corporations or affilio~d 

(-.. corporations shall indude any corporction where one haIP or a moiorily of shorehotde1s, directors or offieers of the reloled or affiliated 
,._-. .1- - ._~orporo!ion ore the sClme person!sJ as the shareholders, direc!ors, or oHkers corporation irllroduced lo or shown the Properly. 

L'[i]:· ~ ,,,, SJON; )~ _,;:.onsideroHon of the Listing Brokerage listing !he Properly, !he Sel!er agrees to pay the Lhting Brokerage a commission of 

{ \ • ") o/ -:·".' I • · · · · • ._ \ ,· . ··~<~··· ,-0 of the p_nce of the Proper~/ or .................................................. ,, ........ , ........................................................................... . 
-:: ··\ For any valid offer to purchase the Property from any source whalsoever obtained during the Listing Period and on the terms and conditions set 
~ out in this Agreement OR such other terms ond condilions os the Seller moy occept. 111.e Seller authorizes th~ Listing Brokerage to co-operate with any 

U olher registered real estate (co-operating .brolrercge} lo offer to pay the co-operating brokerage c commlssk>n of.:2 .. 5.' .... % of the sole price 
·. . (indkcte .on;' Jr.e~nHve or+/· odfvstmeril) 

h'l of the Property or ............................... , ........................................................................ oul of the commission the Seller pays the listing Brckeroga. 

;;:::;c The Seller Fvrtner agrees to pay such commission as calculoted obove if an agreement to purchase is lo or accepted by the Seiler or anyone 

on /he Selier's behalf within ......... ~Q ........... days otter !he expirolian of lhe Listing Pe;iod (tloldover Period), so long as such agreemenl is with 
anyone who Wds introduced tq the Properly From ony source whatsoever during the Listing Period or shqwn the Praper:y dvring the listing Period. 

!f, howewet, the offer for the purchase of the Properly is pursuonl loo new ogreemenl in writing lo pcy commission to another registered red eslole brokerage, 
!ha .Seller's liobili!y for commission shall be reduced by Jhe (:lmouni poid by !he Seller under Jhe new ogreeme-nt. 

The Seiler further agrees to pay such commission as calculated above even if the lronsoction contempJcted by on agreement lo p•Jrchose agreed to 
or accepted by the Seller or anyone on the' Sel!er's beholf is rro! completed, if such non-compielion is owing or a~ribuloble'to !he Seller's default or 
neglect, soid commission to be poyoble an the date set Far cample!ion of the purchase of !he Properl)'. 

Any deposit in cf all'/ agreement where f.ie lransaction hos been completed shell First be opplieci to reduc7 lhe coinmi5sion payable. Should such 
amounls paid to Brokerage from !he deposit or by !he Seller's solicilor not be sufficient, the Seller shall be liable to pay to the listing Brokerage on 
demand, any deficiency commission and taxes owing on such commission. 

All omounls set out cs commission ore to be paid pbs opplicable loxes on such commission. 

lNlTl.AiS OF USTlNG BROKERAGE:~ 
-~ 

T:i::o !r,.~l~1::01b RE!.JJOR~, REAtiO:JR.S•3 .:;ind ::01,l1dled bv Th.;;e Ccrn'Odicn Red Est·:ite 
A~:;cr;idion \C:i.:£.41 end id'!ritifr red e;lde ffi~:r.bers ol CREA u~e<J L'T!di:-r lkc.!1;..•;'!. 

INlTlA!..S OF SE!.lE!\(S): 

\. 
I 1 

\ ' \ , 
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3. REPRESENTATJON: The Seller ccknowledges !hot the Lisling Brokerage hos provided the Seifer with inforrna~on explaining cgency relationships, 

including inforrnafion on Seller Representction, Sub-agency, Buyer Represenk:tion, Multiple Representation and Customer Service. 

The Seller underslands ii"oot unless the Seller is o!lierwise inforrnad, ihe co-operating brokerage is representing the interests of the buyer in the 
ironscction. The Seller fu1ther acknowledges that the listing Brokerage moy b listing other properties !hot may be similar to ihe Seller's Proper~; 
and the Seller hereby consc-n!s ta the Listing Brokerage listing other properties thal rr.oy be similar to the S.,IJer's Properly withoul any claim by 1he 
Seiler of conflict cf interesL The Seller hereby appoints the Lisling Brokerage as the Seller's agent for ihe purpose of giving and receiving notirns 
pu1suant to any ofbr or agreement lo purchase the Property .. Unless otherwise agreed in writing betwee.n Seller and Listing Brokerage, any 
commission payable to any other brokerage shell bo paid cut of the commission the Seller pays the Listing Brokerage, said commission to be disbersed 
in accordance with lhe Commission Trusj Agreo;menf. 

MULTIPLE R.EPR.E5£N1.ATION: The Seller hereb~ acknowledges that ihe Listin9 Brokerage may be entering info buyer representation agreements with 
buyers who may be iniere;ted in purchasing the Se!.er's Prop""~'· In the event t~ot the Listing Brokerage hos entered into or enlers in loo buyer re?resenialion 
agreement wi!h a prospecii'le buyer for the Seller's ?roper~;. the Listing Brokerage will obtain the Seller's wrillen consent to represenl both the Seller and 
the buyer for !he transacllon a: lhe earliest prodicable opprnlu:;i~/ end in ell cases prior to any offer lo purchase being subrnirted or presented. 

The Seller understands and acknowledges that the listing Brokerage rnust be importicl when representing both the Seller and the buyer and equa.liy 
prot<?ct the interes!s of the Seller and buyer. The Seller understands and acknowledges lhat when representing bath the Seller and the buyer, lhe Listing 
Brokerage shall hove o du~; of full disdosurto lo borh the SeHer and.the· bJJyer, including o requirement to disclose all factual information about the 
Property known to the Listing Brokeroge. i 

Howevar, the Seller further undersiands and acknov,.ledges thal the (t~Hng Brokerage shall not disclose: 
• thot lhe Seller may or will accept less !hon the listed price, unles~ otherwise instructed in v1riting by the Seller; 

that the buyer may or will pay more than the offered price, unlass otherwise instructed in writing by the buyer; 
the molivailon cf or personal information about the Seller or Ei~.er, unless otherwise instrucled in writing by ihe party to which the information 
applies or unless failure lo disclose would cons!itute fraudulent,.unlawful or unelh!cal praclice; 

• the price the buyer should offer or the price the Seller should-ec:cepi; and 
the Lis!ing Brokerage shall not disclose ta lhe buyer the terms s>f.dny other offer. 

However, it is understood lhal factual mmket information about comparable properties and information known lo the Lisling Brokerage concernin~J 
potential uses for the Proparty will be disclosed to both Seiler and buyer to assist them lo come to their own conclusions. 
Where a Brokerc;ge represents bolh the Seller end lhe B..,..;ar [multiple represenfanon), the Brokerage shall not be entit!cd or authorized to be agent 
for eilhcr ibe Buyer er the Seller fer the purpose of gifing and rece+ving notices. 

MULTlPU: R;;:PRESENT.Cli!ON AND CUSTOi"ilE~ SHNlCE:ZThe Seiler unde(stcnds ond agrees that the Listing Brokerage oho pro•rides 
representation and customer service to other sellers ¢nd bu·r.ers~ JF.·lhe Listing Brok-eroge represents or pro·1ides cus~omer service to more than on~ 
seiler or buyer for the sarM trade, the Listing Brokera$e shal, in •.l.rr'iting, al the.earliest praciicabb oppcrlunity end before cny offer is mode, inform 
all seHe;s and buyers of the norvre of the Listing Brob1rage's relat~lfl-to eC1ch seller and buyer. 

4. ffi'\HH:RS PEES~ The Seller acknowl;;dgas that the ~rokerage rh,qy be receiving o finder1s fe,,:~ reword end/or r1::fetro1 iricentive, crnd lhe Seiter 
con3ent; to any such ber.efit bdng rnceived or,d reta(ned by the Brokerage in addition lo the Commission as described above. 

I . ~..tr'. 
S~ REf=i:RR .. t\i OF ~'.f.JQU~R~ES! The SnHet ogrees thot d.uring the Li~}}n9 Period, the Seller she!! od'1ise !he Lis:ing Brokerage irnrn13diot?IY of all er.quiries 

from any source whatsoever, ond all offers to purchose submilfed f6,t}>b Seller shoH be immediate~; submilted lo the Lisring Brokerage before the Seller 
accepls or reiecls the some. If or.y enquiry during th.:> Listing Perio~,resulls in the Seller acc.:pting a valid offer lo purchaoc during the Listing ~ericd or 
wilhin the Holco'l~f ~eri.od ofter the expim_lion of r~e _Lisiing ('ericr~.21i&;,~.el 1·3r agrees lo pal the Li sling Brokerage the amount of Commission··sel cul 
above, payable w1th1n five [SJ days fa!lowrng the lisling Brokernge S-wnnen demand there.or. 

6. MARKH!NG: 1he Seller agrees lo aHow the Listing Brokerage "I.?. show and permit prospective buyers to fully inspec! the Property during reasonable 
hours one! ihe Saller givos the Listing Brokerage the sole ar.d exdusive right to place "for Sole" and "Said" sign(s) upon the Propeny. The Seller 
conseni> to the Lisling Brokerage including information in odvertisir.g that may idBnlify the Prcperiy. The Seller further agrees that :he Listing Brokerage 
shall have so!e ac.d exclusive auihori~/ ic ma'<e ali adverlising deC:sions rel.:iring lo ihe marketing of the Properiy for sale during lhe Lisling Period. The 
Sel!er ogrees !ho1 rhe Us~ing Bio!<eroge will no! be held liable ir1 any manner whatsoever for any ocls or omissions vrith resped to a?vertising by ~~e 
lisling B~okara9e or any ether porP/i t:>lher than by the UsHng Brokeragers gross negligence or wilful act. 

7. W,~R:RJ\NTl'; The Seller represents and worranls that the Seller has the e;,clu,ive ovihority ond power to execute lhis Authority lo offer lh~ Property for 
sale and t!K1t the Selle.- hos inbrmed the !.isling Brokerage cf any third party intere515 or claims on the Property such os rights of first ref1Jsol, options, 
easements, mortgages, encumbrances or otherwise concerning the Property, which may affect the sale of the Proper~;. 

8. INDEMNIFICATION AND INSURANCE: The Seller will nat hold the Listing Brokerage and representclives of the Brokerage responsible for 
ony loss or damage to the Property or contents occurring during the term cf this Agreement caused by ihe Listing Brokero8e or anyone else by any 
means, including theft, fire or vcndclism, o!her than by the Listing Brokerage'~ gross negligence or wilful ad. The Seller agrees to indemnify and save 
harmless the Lisling Brokerage and represenlatives of the Brokerage and any co.operating brokerage from cny liabili~;, claim, loss, cost, damage or 
injury, incll•ding but nol limited !o loss of the Commission payable under this Agreemenl, caused or contributed lo by the breech of any wmranty or 
represenlation mcide by the Seiler in this Ag.reemenl 9r the accompanying do!a form. The Seller warrants the Property is insured, including personal 
liability insurance against any claims or lawsuits resulting from bodily iniury or property damage ta clhers caused in any way en or at the Property 
and the Seller indemnifies the Brokerage and all of i!s employees, represenla~ves, salespersons and brokers [listing Brokerage) and any co·operating 
brokerage end all of its employees, repr~sentalives, salespersons and brokers (co-operating brokerage) for and against any claims againsl the Listing 
Brokerage or co-operating brokerage mode by anyone who ot!ends or vfsi!s the Property. -

9. FAN\H.Y L~W ACT: The Sel!er hereby worranls that spousal consent is not necessary under !he provisions of !he Family Law Act, R.S.O. 1990, unless 
the spouse of tne Seller has executed the cansenl hereinafter provided, 

l O. VERlf-lCJHlON Of JNfORN\ATIOi'l: The Seller authorizes the Lisling Brokerage to ob~ain an;· information affecting the Properiy from any regulatory 
oulharities, g·:wemrner.ts, mortgagees or others and ihe Seller agrees to execute end deliver such further authorizations in this regard as may be'\_ 
reasonably required. The Seller hereby app.oinis !he Listing Brckorcg0 or tha Listing Brokerage's outh9rized representative as the Selfer's attorney to. 
execule s1Jch documen:afon as may be necessary to effect cblcining any informotio~ as aforesaid. The Seller hereby aulhorizes, instructs and directs.:~ 
the abcvg nc-!d regulatory culhoriEes, governmen!s, mortgagees or others lo release any and all information to the Listing Brokerage. · 

11.. USl; .;\ND DiSTR!BUTlON OF JNFORi'ViATlOl'·I: The Seller consents to the collection, use afld disclosure cf oerwnal information by tho Brokerage for· 
!he purpose of !isling ond marketing the Properly including, but not lin1ited ta: listing and od•1ertising the Proper~t us'ng an( medium including the IQternef;·· 
dfsdasiog Properr1 informctior, to prospective bvyecs, brokerage;, salespe.r;;-0ns and others who may ass;st in t~e sale o ihe Proper!y;©-such oth"';-.\!.se of 

/; / '·· ~ . '\ ( 

lNiTL~J.5 Df LlST!ViG BROKERAGE: ~/ ,1 7 , , li'JlTlALS Of 5£HER(S): <~ '. ... 
..... ~· · ... 

= · l/ Ii ! ' . · . ' Vii\) 
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!he Sei!er's pBrwnol information as is cor.si5tenl wi!h lisling and marketing of ihe Properly. foe Seller consents, if 1his is on /v\lS"' Listing, to plac1'imenl of: I 
lhe !isling information and sales informo!ion by the Brokerage info the dotobase(s) of the MLS~' System of the opproprioll'! Boord, and to the posting or 
any documents onci other information (including, vn\hout limitation, photographs, images, grop.hics, audio and video recordings, v1rlucJ tours, drawings, I 
floor plans, architectural designs, ortislic renderings, surveys and lisHng descriplions) provided by or on behalf of the Selier in!o the darabase(s) of the 
MLS'P: Sysl-em of Jhe _oppropdote Board. /he ~eller Jier.7.~Y ind~rnnifle. ~ and saves horrn!ess rhe Brokerage and/ or a. ny. o~ ifa employei;is, servants,, brokers l 
or sale5 representollves !rom any end oil claims, hob1iml!S, suits, aclions1 losses, cosls and lesial fees caused by, or arising out of, or resulting rrom !he 
pos!ing of any dowmer.ts or other information (including, wiihoul limilo:ior., pholographs, images, graphics, audio end video reccrdings, virtual tours, 
drawings, floor eJar.s, occhiJecrJro! arlisiic renderings, surveys and listing description;) Os aforesaid. The Sr;>l!er acknowledges that the database, I 
wiJbin the boaro's MlS·" Sy?tem is the propert>; of the reo! eslale board(s) and con be licensed, resold, or olherwise dealt with by the boord(s). The Seiler 
[lifther acknowledges that lhe reel esiote boord[s) may: during lhe term of the listing and thereoFter, dislrib•;!e the informa!ion in !he database, within lhe 
boord's MlSZ· Syslem lo any persor.s oulhori:zed lo use such servi<:e which may indvde olher brokerages, 90.,ernrnent departments, appraisers, munidool 1 
orgor.izotions a.nd oihers; morke! :he Properiv, ot its option, in any medium, il)duding elec;ronic media; during !he term of ihe lisJJng end thereoHer, !' 
compile, retain end publish any s!olislics including hisrorkof do~o within the bo~rd's MLS'81 System and reloin, reproduce and display photographs, 
graphics, oudio and video recordings, virtual tours, cirawings, Floor plans, architeclurol designs, artistic renderings, surveys end listing descriptions i 
may be u:;ed by board members to cond11cl <:omparo!lve analyses; and make such other use of rne information as the Brobroge ond/ or reel eelote j 
boordis) deem opprop'.iole, in _connection with !hi! list:ng, ~;-arketin~ o,~d selli?g of re;il estate during the term of l~e .!isling and Jhereefler. The Seller 1 acknowl-adges lh~t !he 1:;fori:1oh~~' p€rsonol ~r olher1·:1se { 1nformo!lon. ), provided lo rn,e ,rec;l ~st~le_ bo:ird or oss;a~hon mc;y b~ stored on doioboses -

1 localed oufs1de orConoclo, m wmch cosi' the_1nfcr'.n.'.:_tH.i..'.:.~~-~-be sub1ed to the laws ot tM 1ur1sd1chon in wh<ch tne 1nformohon loc W ., 
In ihe event that this Asreemenl expiri;s or is cancelied or otherwise c~ 
l<Jrminated and the Properly is nol sold, the Seller, by initiolling; _,___./ I 
consent !o allow olher real estate board members la contacl the Seller alti!r expiration or Does 
olher terrninolion of lhis Agreernenl lo discuss !isling or otherwise marketing the Properly. , 

11'. SUCCESSORS AND ASSIGNS: The heirs, i)X;;cu!ors, odminislrotors, successors and ossigns of the ur.dersi3ned ore bound by the terms of this Agreement. I 
13. 

'l4. 

CONFU<:T OR DJSCREPANCY: If there is an/' conflict or discrepancy be!w~n ony provision added lo this Agreement !fnducling any Schedule 
oi1och"'1 harelo) any provision in ih'i! stm1dord pre-set portion hereof, the added provision sholl supersede lhe srondord pre-set provision lo the 
extent of such or discrep<Jncy, This Agreem<?-"lt, including any Schedule ottod1ed hereto, shall conslilu!e the entire .Agreement between the 
Se/l.;;r and lhe listing Brokero9e. There is no represecifo~ion, warm.~~/. colloleral agreement or condilion which offeds this Agreement other ihan as 
expressed herein. 

Ei.1'C'l'RON1': COMMUNiCATION: This Agreemenl and any ogreemenb, notices or dher cc·mmunicotion~ contemplated !hereby may be lransmi!led 
by means of elsctronic system;, in which case signatures shall be deemed lo be original. The 1Tonsmissian of :his Agreement by the Seller by.eleclronlc 
maons she!! be deemed to confirm the Selier hos retolr.ed o true copy of the Ag_reemenl. 

15. l:l..l:CmON!C SlONJ'(i'\..lRl:S: lf 1his A,grneAent hos b;;en signed with cm electronic signolure the parHes hereto ca0s0nt dnd agree to the use of such 
electronic signoh:re wal-, respecl lo this Agreemenl pursuon: lo ihe Electronic Commerce Acl 2000, S. 0. 2000, c 17 cs ame01ded from time kt time. 

16. SCHWUU:\$}: ... -............................................................................... ,_ .. ond data form oltoch,:,d herelo forrn(s) port of this Agreemenl. 

THE u;;f!NG/BROKE!fAGl:<u.GREE5 TO f't\,-l,RKH nJE PROPERTY ON BEJ-JAl.f OF THE SEllER AND REPRESENT iHE SELLER IN AN ENDEAVOUR TO OBTAIN 
f W\l'ID Off~'tb 1JUR?r).~Sc THE PROPERTY ON rrii.: TE?J~~s SET our JN THJS AGREEMENT OR ON S\JCM OT."iER TERMS SATiSFACJORY TO THE SatER. 
1. !1 :l//ii1. // \. / / l. -· I / ('\ , ..... 

~l~J f / j.•/f I [ j~--.fa- _,~::.~:~~;..?'C-~, .. ~· ... f:,/7!~,,;tf~:,.r-:1 7 Z '.// ·7~:· /~ ..-,-'("· '
1
.: ,f-(<'··<'.· / r r"· ./ w;.;_ .~.(; "'". ·K·"(""'/'·-~"' /f t1r~\~~~;J· i~· bi;~rri; u~i;~9·s;;;r,;;~9~·) · · · ...... · · ............. · .. · · 0 A'. -· · ·~· .. ·· ··· ·· ···· ········· · .. ··· · · · · ·1~1~;~ ·;r ?~;;;·~· 5,9;;;~9i"7 ..... · .. · .... · · · · ··· ·· · ........ · · ·· · 

TrllS AGREi:MEMT'HAS l.l~fN P.2AD AND F!JllY iJND~R~"fOOD BY Ml: AND I ACKNO\<'llWGETHJS VATE I HAVE UNDER SEJ.'.L Any representofions 
contained harein or os shown on th;; or:comp~mying dat•J for'l'> respecting lhe Fropi;rly ore lrve lo the besl of my informolion and belief. 

SIG~CB;. ' D ,c\ND DELIVERED I ft<,,,,, her~unto s0l my hc.ncl ond seof: , ... ~ c ~ 
.·:-:, \ .. ,,;..' \ _.J r'-1 "-.. _ J.ilJ''i·\.;.:- /1,!_i _,( }l l. ;<})_/)I·'-_,\::;!,(., . 
..., l ·' .;_-#'" ... ~!t- D'.JE ..._ - j\. ~ , _,.,,__,--r--'1 - _; ~ .- r1 ;~.j 

L/~i~~J? ,~~=~~·:_·-....................................... {~l " --·~c:;·;··~ .... z-;z·· ... :j:- /1 (T~:.-;~r-rT ........ i~ .. ~·r~I(/ .. .. 
.)lsif~i,;;:;; fs~lt~)'\...4.,'.;. ....... , .......... , .................... ,..... !~IJ DATEdJ.: .. : .............. -.......... . ..... , ......................... :-: ...... '. ........... . 

SfOUdl CONSENT: The undersigned spouse of ihe Seiler hernl:iy consents to !he !isling of the Propert-; herein pursuant ta !he provisions of the Family 
l~_!JP{, R.S.O. 1_ 990 and hereby agrees lo e:<ewte o!I necessary or incideniol documents lo further any tronsacl1on provided for hsrein. 

is;;;;~;~; ........................................... , ........................... . @ DATE ...................................... . 
(Seo I) 
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S:il!o-r{s) hereby ,,~~ovA~Jge tho~ Iha Selle;(s) underslond the f{:rms of !his Agreement and ho"'" received a irue c::py of !his Agreement ! 
.-'] , ,'· - -.:1 ' -· / 7 l 
'..~ ............... day cf .................. :~ ... ~::: .. :-:: ................... , .................... -............................... ., 20 ...... ~ ......... J ......... i·:;,· ....... ~- .. ;·--· .. ].';\f:} · l 

.......................................................................................................... Date:·"f .... >·~-.).1..\LC ..... U::., .. /..V .... f I 
Dole~:.,:, ;.,"_).l'.~ .. t ... :' .......... :?. . .L?..< 7 j 
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TIIIS IS EXHIBIT II J" 

REFERRED TO IN THE AFFIDAVIT OF 

JOHN DAVIES 

SWORN BEFORE J:v1E 

THIS 14thDAY OF JULY, 2017 

OilliDissioner for Taking~its, etc. 

M 1~1t-~ &Lrv~H--. 

140 



''; 

AMENDED FUNDS SUMMARY 

RE: Davies sale to D.C.L. Global Incorporated 
1220 Parker's Point Road, Unit 3, Gravenhurst 
Closing Date: April 25, 2017 
My File No.: 7124DA 

To discharge previous !st mtg- The Toronto-Dominion Bank 
To discharge previous 2nd mtg -
Moskowitz Capital Mortgage Fund II Inc. 
To discharge previous 3rd mtg- Generals 
Hockey Inc. and Generals Hockey Holdings Inc. 
To real estate broker Wynn Realty Corporation 
Town of Gravenhurst outstanding property taxes 
To Cottage Country Environmental Services Inv. 1723 
To register discharge of second mortgage 
To register discharge of CR.A lien 
To Ministry of Finance for outstanding cmwn land taxes 
From purchaser on closing~ D.C.L. Global Incorporated 

Legal Fees 
HST (13%) 

DISBURSEivIENTS: 
Subject to HST 
Photocopies 
Phone & fa,"'{ 

Postage 
Courier service 
Transaction Levy Surcharge 
Software Transaction Charge 

HST (13%) 

Not Subject to HST (Agency) 
Shortfall of our account defen-ed to sale of 

24 Country Club Drive, King City 

Total Legal Fees, Disbursements and HST 

Net proceeds: 

E.&O.E. 

$9,550.00 
1,241.50 

$50.00 
15.00 
12.00 
40.00 
65.00 
20.00 

202.00 
26.26 

$-1,333.26 

-1,333.26 

$881,012.72 

1,450,527 .00 

355,412.15 
121,200.00 

36,721.75 
298.00 

75.27 
75.27 

1,464.63 
(2,856,473.29) 

9,686.50 

$0 
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April 20, 2017 

TO: JOHN DAVIES & JUDITH DAVIES 
24 COUNTRY CLUB DRIVE 
KING CITY, ON L7B 1M5 

DAVIES FAMILY TRUST, DAVIES ARIZONA TRUST 

CC: DAVID NAKELSKY; HOMER FRANK 

MoW:r'M)z C3pltal Mortgase Ful\d ti it1e. 
w:>O Yon9e S{n:ts.t. Sui!o 10!>2 

Toronto,Onbrl'oM4S2C5 
Tel: {416)751..()500 f:alC 1(685}505-36:.:!0 

erell~eUc. #100.ZZ .AdnitUs~f«'Uc.1u1S2a 

Tdl-Ftoo: f \866} MI-5'.lB.5 
JnO;SkO\•l·irzc:api"tal . .com 

.:laa25@.moali:owttzc3pltal.com 

RE: DISCHARGE OF SECOND MORTGAGE ON 1220 PARKER'S POINT RD., 
GRAVENHURST, ON ONLY 

Please be advised that this statement is for discharge purposes only for the aforementioned 
Mortgage Charge. Moskowitz Capital Mortgage Fund II Jnc. will require certified funds for the 
amount as detailed below: 

Ralum of principal 1,250.753.82 

Closed mortgage inlerest U11!il end or tenn (/>jl!H 21. 2017 -Pl.lgust 1, 2018 inclusive] s 199,773-18 

Total aroount due to Lender on Aprll 20, 2017 

,oJJ. PROCEEDS "1ABMIK CERTIFIED CHEQUE to MOSKOl'.ITZ CAPITAL MORTGAGE FUND II INC. OR TO 

GOLOMNl SLONl NASH & HABER UP IN TRUST 

This discharge statement cancels and supersedes previous statement and is valid only until 
April 28, 2017 after which it Is null and void. 

Discharge amounts are subject to adjustments should any changes be processed on the 
mortgage subsequent to the issue date. The mortgage will not be discharged if the timing of 
payments results in a shortfall in the amount owing under the mortgage. 

This statement is subject to final accounting review by Moskow,itz Capital. 

Yours truly, 
MOSKOWITZ CAPITAL MORTGAGE FUND II INC. 
PER: 

Brian Moskowitz 
President 

Pag• l of! 
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April 18, 2017 

TO: JOHN DAVIES & JUDITH DAVIES 
24 COUNTRY CLUB DRlVE 
KING CITY, ON L7B 1M5 

DAVIES FAMILY TRUST, DAVIES ARIZONA TRUST 

CC: DAVID NAKELSKY; HOMER FRANK 

RE: TOTAL AMOUNT OWING 

T~Frea: 1(866)l:W1·5Ja.5 
11"1Q$kO¥ii'tzc!pl~..com 

daa>s@mo&!(QY.it:iea~.c:om 

FIRST MORTGAGE ON 24 COUNTRY CLUB DR., KING CITY, ON AND SECOND 
MORTGAGE ON 1220 PARKER'S POINT RD., GRAVENHURST, ON 

Please be advised that !his statement is for accounting purposes only for the aforementioned 

Mortgage Charge.,1J]])~J!>,m:it:Jit1~.~~~J.g,21t,t~~rg_~%>:t;'>f" 

Rafllmof principal 

ilie<estlnarreao; 

lllerestdueonAp<il20,2017(Ard1 ·20,2017ilclusiwe) 

Cilsedll!Ol!!iageinl\lrestun!lerdotwm f-'i>il 21. 2017-1\JgU<;t1.2018) 

Amendme!lth2fee 

Mssed payment fees 

o.fauit~ree 

8reacltol"U1derta10ngfee 

O!Jkll-pocket expenses {regisleted mail, tm\fees) 

Discharge fee; S500 for lirsl property. $250 for each add"°"" 
Distllarge slarement !ee 

Legalree 

2,019,630.18 

103,32821 

1~.003.11) 

322.579.92 

20,0C-O.OO 

2,100.00 

SOOllll 

400,00 

This statement is subject to final accounting review by Moskowitz Capital. 

Yours truly, 
MOSKOWITZ CAPITAL MORTGAGE FUND II INC. 
PER: 

Brian Moskowitz 
President 

Pagel nfl 
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KSV KOFMAN INC. in its capacity as Receiver and Manager of - and -
Certain Property of Scollard Development Corporation, et al. 
Plaintiffs 

~-~·::;~;i~~~:~: ·: .. ·:.{~~ ~·>;·r. 
.:: :~·:~:· 

Court File No. CV-17-11822-00CL 

JOHN DA VIES et al. 

Defendants 

ONTARIO 
SUPERIOR COURT OF JUSTICE 

COMMERCIAL LIST 

Proceeding Commenced at Toronto 

AFFIDAVIT OF JOHN DA VIES 

(Sworn July 14, 2017) 

Dentons Canada LLP 
77 King Street West, Suite 400 
Toronto-Dominion Centre 
Toronto, ON M5K OAl 

David McCutcheon 
LSUC #: l 6057P-1B 
Tel.: (416) 863-4538 
Fax: (416) 863-4592 
david.mccutcheon@dentons.com 

Michael Beeforth 
LSUC #: 58824P 
Tel.: (416) 367-6779 
Fax: (416) 863-4592 
michael.beeforth@dentons.com 

Lawyers for the Defendants 

-l. 

~ 
~ 
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Court File No.: CV-17-11822-00CL 

BETWEEN: 

ONTARIO 
SUPERIOR COURT OF JUSTICE 

COMMERCIAL LIST 

KSV KOFMAN INC. IN ITS CAPACITY AS RECEIVER AND MANAGER 
OF CERTAIN PROPERTY OF SCOLLARD DEVELOPMENT 

CORPORATION, MEMORY CARE INVESTMENTS (KITCHENER) 
LTD., MEMORY CARE INVESTMENTS (OAKVILLE) LTD., 1703858 
ONTARIO INC., LEGACY LANE INVESTMENTS LTD., TEXTBOOK 

(525 PRINCESS STREET) INC. and TEXTBOOK (555 PRINCESS 
STREET) INC. 

- and-

JOHN DA VIES and AEOLIAN INVESTMENTS LTD. 

AFFIDAVIT OF JOHN DA VIES 

(Sworn July 24, 2017) 

Plaintiffs 

Defendants 

I, John Davies, of King City in the Province of Ontario, MAKE OATH AND SAY: 

1. I am a trustee of the Davies Family Trust and the Davies Arizona Trust. As such, I have 

personal knowledge of the information set out in this affidavit. 

2. Attached as Exhibit "A" are statements of the assets and liabilities of the Davies Family 

Trust and the Davies Arizona Trust as of July 24, 2017. 

3. In my personal statement of assets and liabilities previously provided to the Receiver, I 

had listed our house at 24 Country Club Drive as an asset. The house is in fact held by me and 

my wife in our capacity as trustees for the Davies Family Trust. As such, the house has been 

included as an asset of the Davies Family Trust and should not be considered an asset that I hold 

personally. 
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4. I swear this affidavit in response to the Order of the Honourable Justice Myers dated July 

17, 2017. 

SWORN BEFORE ME at the City of 
Toronto, in the Province of Ontario on July 
24, 2017 

/e'6'mmissioner for T3:bffidavits 
(or as may be) 

1111 f e-A- t-(_.,-1 t3 ~ -f!p_ i1_ 
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THIS IS EXHIBIT "A" 

REFERRED TO IN THE AFFIDAVIT OF 

JOHN DAVIES 

SWORN BEFORE ME 

THIS 24t"DAY OF JULY, 2017 

ommissioner for TaRmg Affidavits, etc. 

IJA IC j.__J) g {,, t,-/;Jft_ 
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Assets 

Davies Family Trust 

Assets and Liabiiities 

as of July 24, 2017 

1) 24 Country Club Drive (Residence) 

30% shareholder interest in McMurray Street 

2) Investments Ltd. 

Total Assets 
.. 
~~· 

:.,=.! Liabilities 

Total Liabilities 

Value Location 

1,600,000 Ontario 

unknown Ontario 

1,600,000 
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Davies Arizona Trust 

Assets and Liabilities 

as of July 24, 2017 

Assets Value (USD) Location 

1) 35410 N. 66th Place, Carefree 

- value depends on $/sf; range is based on 

comparable properties 

2) Household furnishings 

3) Desert Mountain equity membership 

Total Assets 

Liabilities 

1) First Mortgage - Bank of Internet 

2) Unpaid invoice - Identity Construction 

- stated liability does not include interest at 18% per 

annum 

3) Construction deficiencies to be remedied 

4) Chase Bank Account (overdrawn) 

5) Bills: 

Property tax 

Utilities 

Link Architects 

Bascia Interiors 

Total Liabilities 

1,090,000 - 1,440,000 Arizona 

30,000 (est.) Arizona 

20,000 Arizona 

1,140,000 - 1,490,000 
==================== 

600,000 (est.) Arizona 

167,517 Arizona 

150,000 (est.) Arizona 

280.78 Arizona 

12,000 (est.) Arizona 

2,200 (est.) Arizona 

4,000 (est.) Arizona 

10,000 (est.) Arizona 

945,997.78 
===================== 
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KSV KOFMAN INC. in its capacity as Receiver and Manager of - and -
Certain Property of Scollard Development Corporation, et al. 
Plaintiffs 

;::!1~~~n;~:.,;· .:~) .·:· 

Court File No. CV-17-11822-00CL 

JOHN DA VIES et al. 

Defendants 

ONTARIO 
SUPERIOR COURT OF JUSTICE 

COMMERCIAL LIST 

Proceeding Commenced at Toronto 

AFFIDAVIT OF JOHN DA VIES 

(Sworn July 24, 2017) 

Dentons Canada LLP 
77 King Street West, Suite 400 
Toronto-Dominion Centre 
Toronto, ON M5K OAI 

Kenneth Kraft 
LSUC #: 31919P 
Tel.: (416) 863-4374 
Fax: (416) 863-4592 
kenneth.kraft@dentons.com 

Michael Beeforth 
LSUC #: 58824P 
Tel.: (416) 367-6779 
Fax: (416) 863-4592 
michael.beeforth@dentons.com 

Lawyers for the Defendants 

....:I. 
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Court File No.: CV-17-11822-00CL 

BETWEEN: 

ONTARIO 
SUPERIOR COURT OF JUSTICE 

COM1\1ERCIAL LIST 

KSV KOFMAN INC. IN ITS CAP A CITY AS RECEIVER AND MANAGER 
OF CERTAIN PROPERTY OF SCOLLARD DEVELOPMENT 

CORPORATION, MEMORY CARE INVESTMENTS (KITCHENER) 
LTD., MEMORY CARE INVESTMENTS (OAKVILLE) LTD., 1703858 
ONTARIO INC., LEGACY LANE INVESTMENTS LTD., TEXTBOOK 

(525 PRINCESS STREET) INC. and TEXTBOOK (555 PRINCESS 
STREET) INC. 

- and-

JOHN DAVIES and AEOLIAN INVESTMENTS LTD. 

AFFIDAVIT OF JOHN DAVIES 

(Sworn July 27, 2017) 

Plaintiffs 

Defendants 

I, John Davies, of King City in the Province of Ontario, MAKE OATH AND SAY: 

1 . I am one of the defendants in the above noted action and the sole director and officer of 

the corporate defendant Aeolian Investments Ltd. ("Aeolian"). As such, I have personal 

knowledge of the information set out in this affidavit. For convenience, unless otherwise defined, 

the defined terms herein have the same meaning as the terms defined in the Receiver's Sixth 

Report and in my first affidavit sworn on July 14, 2017 (my "First Affidavit"). 

2. I swear this affidavit as a supplement to my First Affidavit in opposition to the Receiver's 

motion seeking certain interim and interiocutory Mareva relief. As I noted in my First Affidavii 

I had only a short amount of time to initially respond to the Receiver's materials before the 
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. J return date of July 17, 2017. I have now had the opportunity to more fully review the materials 

and wish to respond fully to the allegations made against me. 

3. The Receiver has accused me of, amongst other things, fraud and deceit. I categorically 

reject these accusations, and all of the similar allegations the Receiver has made about me, my 

business and my family. We had QO relationship or contact with investors. Our only relationship 

was with the Trustee Corporations, and that relationship was one of conventional borrower and 

lender. At all times, I acted in accordance with the Loan Agreements that governed the terms of 

the Davies Developers' borrowing. We were required to obtain the lender's consent in order to 

make loans and pay development management fees and dividends. We did so. I have done 

nothing wrong, yet through this process, I have lost the ability to profitably complete the projects 

I have spent the past six years developing. I refuse to continue to be treated as a scapegoat for 

loan losses caused by the regulatory failures of Tier 1 Transaction Advisory Services Inc. ("Tier 

1") and the subsequent costs of a premature and untimely liquidation of development projects. 

4. I have been a real estate developer for 25 years. The development process takes years, is 

risky and complex, and requires multiple rounds of financing. Initial predevelopment financings, 

S"\.lCh as those between the Davies Developers and the Trnstee Corporations, pay a high interest 

rate in recognition of the risks and complexities of the development process, especially at an 

early stage. 

Real estate development projects go through many stages, including pre-acquisition 

analysis of potential development prope1iies, acquisition of those properties, planning, site work,. 

sales and marketing, pre-construction and construction work. Developers are hired to take 

development projects through this process, and get compensated for their efforts through 
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development management fees - it is how we get paid. Such fees are an accepted cost in the 

development process, as lenders and stakeholders have an interest in working with experienced 

professionals to ensure their investments appreciate in value. 

6. The projects that were being developed by the Davies Developers were alI real and 

located on properties that had heen carefully chosen and acquired for their development 

potential, as evidenced by the independent appraisals conducted on the properties (copies of 

which I have attached as Exhibit "A")J. My expectation was that each of the development 

projects in question would be successfully completed and each of the loans would be repaid, as 

has been the case with the $200 million that I have borrowed and repaid over the course of my 

career. 

7. The Davies Developers had an obvious interest in seeing the projects through to a 

profitable conclusion. We invested our expertise, experience and reputation towards achieving 

that re.sult, and I believe that we would have been successful in doing so had Tier 1 not been 

suspended from raising fonds and been replaced by Grant Thornton. Now, as a result of Grant 

Thornton's decision to force the sale of some of the development properties at an early stage 

liquidation value rather than continuing to develop them, together with the fees that have been 

incurred by the Receiver, it is unlikely that the loans in question will be fully repaid. 

8. As I noted in my First Affidavit, the effect of this receivership and of the Receiver's 

r,._, unwarranted accusations against the Davies Developers and against me personally have been 

tremendously harmful. I worked hard to advance these projects through the predevelopment 

stages to bring them to a state of construction readiness, and earned the fees we were paid. I have 

For brevity, I have included only the executive summaries. Full versions of the appraisals are 
available for inspection upon request. 
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now lost my livelihood, my reputation has been damaged and I have lost virtually all of my 

assets. The rationale underlying the initial issuance of this Mareva order the concern that I was 

selling assets to escape my creditors has been proven false, and yet the Receiver has continued 

to take steps to constrain my family and my ability to earn a living. The initial allegations that 

the development management fees were "secret'', unauthorized and prohibited by the Loan 

Agreements have been proven false, and so the Receiver has changed its position and alleges that 

the were unreasonable and not earned - allegations which, as set out in great detail below, 

cannot be supported. 

9. I ask this Court to look long and hard at the allegations that have been made by the 

Receiver, which are based entirely on a review of cash receipts and disbursements. These 

allegations ignore the factual context in which the Davies Developers operated, including the 

business realities of the development industry, the detailed pro formas that were provided to Tier 

1 p1ior to any loans being advanced (and which were provided to the Receiver nearly a month 

ago), the ordinary course relationship between bon-ower and lender, and the value that was 

created in the development projects (which is now· at risk of being destroyed). The only 

subslantive, contextual evidence before this Cou1t is that we acted at all times with the consent of 

the Trust~ Corporations and in accordance with the Loan Agreements and, through hard work 

over six years, achieved significant value for each of the development projects in question. 

Management Fees were Reasonable and Earned 

10. In my First Affidavit, I explained that the development management fees paid to the 

Davies Developers were not "secret", "covert" or "fraudulent", as alleged by the Receiver, but in 

fact were both approved by the Trustee Corporations and permitted under the Loan Agreements. 
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Detailed pro formas were prepared for each of the Davies Developers projects and provided to 

the Trustee Corporations for review and approval before loans were advanced. I had attached a 

sample pro forma to my First Affidavit; copies of pro formas for each of the project companies 

are attached hereto as Exhibit "B".2 

1 L We prepared these pro fonp.as as genuine estimates of the costs. that would be incmTed 

and the fees that we would earn through the course of the projects. Each of the projects would 

require additional financing as they progressed through the development process, and each of the 

loans made would be repaid. We expected, as set out in the proformas, that each of the projects 

would be concluded profitably. In each instance, after reviewing the pro formas, the Trustee 

Corporations advanced funds under the Loan Agreements with full knowledge of the costs and 

~~ fees associated with each project. Had the Davies Developers been permitted to continue 

advancing the projects toward construction financing, each of the loans would have been repaid. 

12. The Receiver has also alleged that the development management were unreasonable 

as the development projects for which they were advanced had achieved little progress and 

remained in pre-construction. While I addressed this allegation briefly in my First Affidavit (see 

paragraph 12), I want to provide the Court with additional detail regarding the work that was 

carried out by the Davies Developers, as I firmly believe that we achieved significant progress 

that more than justified the development management fees that were paid. 

13. As I noted in my First Affidavit (see paragraph 8), development management fees were 

paid to the Davies Developers to advance projects through predevelopment, which consisted of 

everything from site acquisition and analysis to the stage where a guaranteed upset price contract 

For brevity, I have included only the proforma summaries and revenue/cost forecasts. Full copies of 
the pro formas are available for inspection upon request 

155 



··' 

- 6 -

had been or was about to be executed and the project was re~dy to begin construction. In this 

context, the fact that most of the development projects remained in the pre-construction phase is 

irrelevant to the question of whether the Davies Developers performed sufficient work to justify 

the payment of development management fees. 

14. In the case of each project, as set out below, we carried out significant predevelopment 

work and, in some cases, initial construction work, creating incremental value for the properties: 

(a) 

(b) 

With respect to the Memory Care entities (Kitchener, Oakville and Burlington), 

we worked with a leading US health care architect over a 15-month· period to 

design a unique building concept tailored to dementia sufferers, which is a 

relatively new concept in Canada. We obtained site plan approvals, which 

included work relating to a holding designation placed on the Oakville property. 

We produced working drawings and constmction drawings, obtained construction 

hard cost pricing for all three projects and, in respect of Burlington, signed a 

CCDC contract and began construction before progress was halted in December 

2016. A detailed summary of the work carried out on the Memory Care projects is 

attached as Exhibit "C". 

With respect to Scollard, we conducted signifo~ant pre-acquisition work to 

reconceptualize the condominium project that had been planned for the site into a 

contemporary 4-storey condominium project, which was more suited to the area 

and our target demographic. We also developed a phasing plan that would allow 

us to coordinate construction timing with sales goals. Following acquisition, we 

completed design development, commissioned the necessary studies and liaised 

with the City's planning department to ensure there were no servicing issues. We 

retained marketing· and advertising experts and constructed an onsite sales centre 

with a model suite. After sales began, we received so much interest that we 

reworked the design in our working drawings into a 5-storey townhorne project, 

increasing the overall units from 230 to 291 (226 of which we had sold by fall 
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(c) 

- 7 

2016 when the Tier 1 situation arose). We completed construction pricing and 

completed working drawings to approximately 70%. At the time that Grant 

Thornton took over as trustee, we v,1ere set to execute a $67 million construction 

financing agreement which did not proceed as Grant Thornton refused to 

postpone 1 's first m01tgage. A detailed summary of the work carried out on 

Scollard is attached as Exhibit "D". 

With respect to the Princess Street projects (555 Princess, 525 Princess and 445 

Princess), we identified three ideal development properties within close proximity 

and conducted detailed pre-acquisition due diligence on each property, including 

an environmental review of a former service station, development of massing and 

design studies, and consultation with the City of Kingston regarding its 

redevelopment guidelines. Following purchase of the properties, we ·retained 

transportation engineers and worked with the City to develop solutions for the 

parking shortage in the developm.ent area. We developed design concepts for 555 

Princess and 525 Princess together, and a standalone concept for 445 Princess, 

both of which we presented to the City and local stakeholders for discussion. We 

engaged consultants and engineers to prepare background studies and reports in 

support of our anticipated submissions to the City for zoning, planning and 

engineering approvals. Development work continued until the Tier 1 situation 

halted progress in October 2016. A detailed summary of the work carried out on 

555 Princess, 525 Princess and 445 Princess is attached as Exhibit "E". 

(d) With respect to Legacy Lane, we acquired a property adjacent to a luxury 

retirement home that my former partner, Bruce Stewart, had helped develop. In 

light of the potential synergies with the retirement home, we hired an architect to 

design a 5-storey seniors-oriented condominium development. We also pursued 

discussions with the retirement home owner regarding rotential access for 

condominium buyers to the home's facilities. Site plans and full design drawings 

for the project were completed before we received market feedback that interest 

had shifted from condominiums to townhome and "bungaloft" developments. As 

a result, we identified a local developer who had successfully built such projects 
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and hired him as a consultant to redesign the project into a townhome 

development. We hired engineers to prepare site servicing and grading design 

reports for approvals, and completed final drawings in spring 2015. We identified 

a potential construction partner but were unable to secure financing to complete 

site servicing work. A detailed summary of the work canied out on Legacy Lane 

is attached as Exhibit ''F". 

With respect to McMurray (which is not a Receivership Company), we 

demolished the existing high school on the property and renovated the historical 

schoolhouse into a sales presentation centre which included two model suites. We 

designed a Phase 1 development consisting of lofts in the schoolhouse, suites in a 

new 60-unit building, and 2-storey townhomes. We obtained site plan approval 

and approvals of architectural design c.U:awings. We prepared all necessary 

condominium documents and obtained Tari.on warranty approval. We also began 

conceptual work on a Phase 2 development consisting of "bungaloft" townhomes. 

We obtained 30 firm sales commitments on Phase 1 but ultimately were unable to 

obtain construction financing as a result of waning market interest. A detailed 

summary of the work carried out on McMurray is attached as Exhibit "G". 

With respect to Ross Park (which is not a Receivership Company), we acquired a 

site with a student residence concept that had been introduced to City officials . 

. Following acquisition, we engaged numerous consultants and made a formal 

application to the City for a by-law amendment to permit the residence to be built. 

The City. required extensive design changes which we worked through and 

reached consensus on a revised concept. We also dealt thrnughout with a local 

conservation authority which was carrying out a study to determine flood 

parameters for the area in which the property was located. This required us to 

engage hydrogeological engineers to respond to the study and negotiate with the 

conservation authority. Despite extensive work and negotiations, the conversation 

authority's study remains incomplete. A detailed summary. of the work canied out 

on Ross Park is attached as Exhibit "H". 
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With respect to 774 Bronson (which is not a Receivership Company), although 

the property was introduced to us in February 2015, we did not close until January 

2016 as a result of numerous issues that had to be resolved. The property had been 

planned by the previous owner as a luxury condominium (which had failed), and 

the design was unsuitable for student housing. We had to create a new student 

residence design and renegotiate the site-specific zoning by-law with the City and 

an influential ratepayer group, which required a long and involved consultation 

process through the design planning phase. We also worked with Doran 

Construction to prepare a hard cost budget demonstrating the financial viability of 

the project. Following closing, we developed detailed architectural and structural 

engineering studies, prepared working drawings and tendered them to the market, 

and dealt with minor soil contamination. We were preparing to apply for a 

building permit in late 2016 before the Tier 1 situation in October 2016 halted 

progress on the project A detailed summary of the work carried out on 774 

Bronson is attached as Exhibit "I". 

15. The development management fees paid varied from project to project (both in terms of 

projections and actual fees paid) based on factors such as complexity, cost, length of the 

predevelopment period and other factors unique to certain projects (for example, the issues 

experienced by Ross Park in relation to the local conservation authority, which has significantly 

delayed the commencement of construction). A spreadsheet containing a summary of the 

development management fees paid and payable is attached as Exhibit "J". A similar version of 

~~ this spreadsheet was previously provided to the Receiver; one immaterial change has since been 

made to the fees paid or payable in respect of Scollard as a result of adjustments made by our 

external accountant. In addition, certain amounts r~lating to the Rideau development project in 

Ottawa have been backed out of the development management fee calculation, as they had 

previously been included in error . 

. J 
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16. As set out in the spreadsheet, the development management fees as a percentage of total 

project costs ranged from 2% on the low end (Scollard) to 6% (Burlington and Kitchener), with 

most calculated at 4-5% (although the projects were all initially estimated and calculated at 5%, 

as stated in my First Affidavit). Based on my industry experience, which includes 7 years as 

Director of Acquisitions and VP, Development at Ma:rkborough Properties Ltd. - at the time 

Canada's third-largest real estate development enterprise - these percentages are well within 

industry standards. For example, while at Markborough, I sourced a joint venture opportunity 

with McArthur Glen Group ("MGG"), a public US-based developer of designer outlet malls 

which funds its operations from fee income. MGG charged development fees on an "a la carte" 

basis, including 2% of land cost as an acquisition fee; 2% of hard and soft costs for ananging 

financing; 3.5% of hard and soft costs as a design development fee; and 2% of hard costs for 

overseeing the preparation of constrnction documents and the tendering process. When added up, 
•::-.· 
... -,·~· 

these fees are roughly equivalent to a 5% overall development management fee for the same 

scope of services. 

17. These fees also reflect the significant amount of work done on the projects over the 

course of 1-5 years, depending on the project. In many cases, the work we carried out exceeded 

the scope of "typical" development management (which does not include any pre-acquisition 

.~.· ... 

t~? analysis, site selection, development of full working drawings or tendering). To date, a total of 

$11.7 million, or 57% of the budgeted development management fees across all projects, has 

been drawn down by the Davies Developers, which is reasonable given the length of time over 

which development activities occurred (work commenced on McMurray in 2011 and, as set out 

in paragraph 14 above, continued on several projects through to late 2016), and the value accrued 

in the projects (as evidenced by the independent appraisals attached as Exhibit "A"). 
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18. Moreover, a significant p01iion of these development management fees were used to pay 

normal office expenses of the Textbook and Memory Care enterprise. These costs included 

overhead (rent, utilities and office expenses) and salaries for our staff which, at the peak of our 

~:.=:$ 

i!.{~ operation, included a CFO and VP Finance with a combined 60 years of real estate finance 

:~~ experience; a VP Development with 25 years of development and planning experience; a senior 
l{~l 

analyst; an office manager; a sales administrator; a marketing manager; and a clerk. Annual 

salary costs for our team were over $1 million (not including myself and Mr. Thompson). I have 

... J 
····1 

attached as Exhibit "K" copies of the P&L statements and balance sheets for the Textbook and 
.. ?.~ 

Memory Care companies. 

19. It should be noted that KingSett Mortgage Corporation ("KingSett") approved mortgage 

facilities for both Ross Park and the Rideau project in Ottawa on the basis of a project budget 

that included 5% development management fees as part of the projected soft costs (see Schedule 

"B" of KingSett's commitment letters for ~ideau and Ross Park attached respectively as 

Exhibits "L" and "M", the Rideau pro forma attached as Exhibit "N", and the Ross Park pro 

forma at Exhibit "A"). In the case of Rideau, Pelican Woodcliff (Kingsett's project monitor) 

subsequently approved a revised budget which included 4% development management fees, the 

reduction coming as a result of increased project costs and our desire to balance our use of funds 

(see Pelican Woodcliff' s ·report attached as Exhibit "0"). The approval of these fees by 

--,.· .. ; objective market participants such as KingSett and Pelican Woodcliff are further evidence of the 

reasonableness of development management fees in real estate development projects, and reflects 

the commercial reality that these fees are accepted as a cost of such projects in exchange for the 

expertise to advance them through the development process. 
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Allegations Regarding Intercompany Loans are Without Merit 

20. From the outset of this proceeding, the Receiver has consistently alleged that the 

intercompany loans made between and among the Davies Developers (including the 

Receivership Companies) are improper and prohibited under the terms of the Loan Agreements 

between the Davies Developers an~ the Trustee Corporations. As is the case with respect to the 

Receiver's allegations regarding development management fees, the Receiver has since been 

· provided with substantial additional evidence that makes it clear that these loans were known to 

and authorized by the Trustee Corporations. 

21. Contrary to the Receiver's position that intercompany loans are prohibited under the 

Loan Agreements, each Loan Agreement provides that the boHower (i.e. the relevant Davies 

Developer) may, with consent of the lender (j.e. the relevant Trustee Corporation), use loan 

proceeds for purposes other than the development of the specific project for which they were 

raised. As reflected in correspondence which has been provided to the Receiver (representative 

examples of which are attached as Exhibit "P"), from the time of the very first financing for 

McMurray, Mr. Singh and the Trustee Corporations were aware of and consented to the practice 

of making intercompany loans. Indeed, in many instances, Mr. Singh and/or Greg Harris, counsel 

to the Trustee Corporations, suggested or directed that specific intercompany loans be made in 

order to pay certain interest payments or other costs. :Mr. Singh and Mr. Harris made it clear that 

interest payments were the first priority and that all necessary steps should be taken to ensure 

that payments were not made late. I note that when we retained the Receiver in late 2016 in the 

context of a CCA.A application, Mr. Kofman expressed the view that intercompany loans were 

permissible if they stayed within the enterprise and were made with the consent of the trustee. 
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This view was confirmed by Mr. Goldstein in a meeting on or about Februm·y 3, 2017 when the 

Receiver was collecting information regarding Scollm·d. 

22. For context, and as we set out in a memorandum prepared for and provided to the 

Receiver on June 23, 2017 (a copy of which I attach as Exhibit "Q"), which is not included in 

the Receiver's materials before tl:µs Court, the Memory Cm·e and Textbook companies were 

operated as an "umbrella" organization, with separate bank accounts for each project company. 

To the knowledge of the Trustee Corporations, intercompany loans were regularly made between 

companies in the orgm1ization in order to pay for certain liabilities as they came due,_ including 

costs associated with advancing the development projects (e.g. design costs, planning approvals, 

engineering and other studies) and interest payments on the loans. 

23. As explained more fully in the memorandum at Exhibit "Q", there are significant 

~~ 
t~ restrictions associated with raising funds by way of syndicated mortgage investment ("SMI") 

loans. The quantum of an SMI loan cannot exceed the appraised value of the property, and the 

borrower incurs significant upfront costs leaving only a small percentage of the face amount of 

the loan to be used to begin developing the property. In addition, the obligation to pay interest 

commences one year after the initial raise. As such, the Davies Developers worked aggressively 

to advance the development status of projects during the first year, with a view to having the 

property reappraised with the expectation that its development value will have increased and 

additional financing could be raised. 

24. Occasionally, situations arose where the surplus proceeds from an initial raise would be 

fully disbursed before the value of the development project had increased sufficiently to support 

a further financing- this was the case with Scollard, for example. Alternatively, a project might 
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be sufficiently developed to support an increased loan, but Tier 1 was not in a position to raise 

funds. In these situations, an intercompany loan. would be made from another Davies Developer 

in order to pay liabilities as they came due until such time as additional funds could be raised, or 

f~~~ 
____l· .. ::j the developer would raise construction funds from another source and Tier 1 willingly agreed to 

postpone to these new mortgages. Every intercompany loan was recorded in the companies' 

accounting records and stayed within the "umbrella" of the overall organization. 

25. Intercompany loans were made in the ordinary course and were to be repaid once 

~· .1 construction financing was secured. As noted above, at the time that Grant Thornton was 

appointed, construction financing for Scollard was imminent. Had this financing been allowed to 

close, we planned to use some of the proceeds to pay down debt. 

26. With respect to the Receiver's allegations regarding payments made to Lafontaine 

t~~;~ 
$~~ Terrace Management Corporation ("Lafontaine") and Memory Care Investments (Victoria) Inc. 

("Victoria"): 

(a) The payments made to Lafontaine were loans to fund the losses stemming from 

the existing retirement home on site at the Kitchener property until new homes 

could be arranged for the residents and the property was ready to be developed 

and brought into the Textbookf.Memory Care umbrella enterprise. These loans 

were repaid from the sale proceeds of the Kitchener property. 

(b) The payment made to Victoria was a small intercompany loan to fund initial due 

diligence efforts regarding a potential Memory Care project in Victoria, British 

Columbia to be brought int6 the enterprise. We completed a pro forma and 

appraisal for the projects and were in the process of preparing marketing materials 

when Tier 1 advised that it was restricted from raising funds for projects outside 

of Ontario. 
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All Payments to Davies' Fam.Uy .Members were Legitimate and Earned 

27. The Receiver alleges that ce11ain payments made to members of my family were 

improper. These allegations are not true. To the Receiver's knowledge, the payments made to my 

family were all earned and justified: 

(a) With respect to my wife Judith, and as I testified at my examination (see 

questions 391-394), on the advice of my accountant, from time to time, portions 

of the development management fees that I earned were paid to my wife for the 

purpose of reducing my personal income tax burden. Some of these payments 

flowed through Aeolian while others flowed directly from the Davies Developers. 

In all cases, these payments were taken from my portion of development 

management fees earned by the Davies Developers; they were not additive or 

separate. 

(b) With respect to my daughter Sarah, and as I testified at my examination (see 

questions 291-297), she was hired in 2013 as a marketing director for the Davies 

Developers and was paid a reasonable salary plus a car allowance for her work. I 

have attached as Exhibit ''R" a sample of third party c01Tespondence regarding 

the exemplary work performed by Sarah and my son Andrew (who is addressed in 

the paragraph below). This cmTespondence was previously provided to the 

Receiver. 

(c) With respect_ to my son Andrew, and as I testified at my examination (see 

question 299), he was retained from time to time through his company, Y2 Media, 

to provide advice on potential advertising mediums and to secure competitive 

rates. Andrew was paid a reasonable, below-industry-standard commission of 8% 

for whatever advertisements he recommended and we · purchased, as 

recommended-by our marketing consultant~. 
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(d) Finally, with respect to my daughter Jessica, and as I testified at my examination 

(see question 298), she was hired as the receptionist at the McMurray sales centre 

for one summer. 

Dividend Payments were Authorized and Paid Responsibly 

28. The Receiver alleges that certain dividend payments made to Aeolian from 525 Princess 

and 555 Princess were improper and prohibited by the Loan Agreements. I do not understand the 

rationale behind this allegation that the Receiver also acknowledges, in contradiction to its 

allegation, that such payments were contemplated by and permitted under the Loan Agreements. 

29. Specifically, the relevant Loan Agreements provide at section 7.01 that: 

"From any excess proceeds available after the Property has been 
acquired, the [Davies Developer] intends to pay a dividend of 
$250,000 to each of its four shareholders, in compensation of 
expenses inctmed and efforts in locating suitable property, 
negotiating and structuring the purchase transaction and matters 
ancillary thereto ... " [emphasis added]. 

In each instance, the dividends were paid in accordance with the Loan Agreement - after the 

property was acquired and out of the remaining loan proceeds. In this context, the Receiver's 

statement that these dividend payments were prohibited under the Loan Agreement is incorrect. 

30. In its Fourth Report, the Receiver questions the propriety of the dividend payments 

because they were paid at a when 525 Princess and 555 Princess had no profits, and 

"questions why dividends would be payable from a fundraising, particularly because the 

Shareholders had not created value ... ". This statement either fails to account for or ignores the 

significant work that the Davies Developers undertook in order to locate suitable development 

properties and arrange for their purchase as development sites - work which is specifically 

166 



- 17 - 167 

referenced in the Loan Agreement (see emphasis above) in relation to the payment of dividends. 

This work included: preparation of height and massing studies and over a dozen different 

concepts for vetting with relevant municipal officials; participation in the pre-development 

municipal approval process; working with consultants to addre$S site servicing issues and related 

meetings with the City of Kingston's engineering staff; and presenting the development concept 

to the local BIA and other civic groups. All of this work occurred prior to the purchase of the 

property. The payment of dividends to the Davies Developers was fully justified and represented 

good value. 

31. Moreover, and contrary to the Receiver's allegation that 525 Princess and 555 Princess 

had little or no equity following the payment of dividends, the umbrella nature of the 

Textbook/Memory Care enterprise allowed avrulable cash to be deployed through intercompany 

loans to projects which were short on funds. Indeed, following the purchase of the properties and 

payment of dividends, significant work was carried out on these projects, including the retention 

of consultants and preparation of a joint application to the City of Kingston, and consultations 

with the City regarding potential parking solutions (as set out above in paragraph 14(c) and in 

Exhibit "E"). 

32. Any suggestion that dividends were paid irresponsibly or in circumstances where they 

had not been earned is unsupported. For instance, with respect to 445 Princess, much of the pre-

purchase work described above in respect of 525 Princess and 555 Princess also applied to 445 

Princess.·As dividends had already been paid in respect of those two projects, and there was not 

a substantial amount of unique work specific to 445 Princess that was to be completed in 

advance of the property purchase, we determined that it would not be appropriate to pay 
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dividends for that project. I accordingly advised Mr. Singh and Mr. Hanis that dividends would 

not be budgeted for (see the correspondence attached as "Exhibit "S"). 

Purchase and Sale of Kitchener Property was Proper and Disclosed to Investors 

33. In its Fourth Report and in its court materials, the Receiver draws attention to the 

purchase and sale of the property associated with the Kitchener project, and the fact that Aeolian 

received a profit upon the sale of the property to the Kitchener development company. It is 

unclear whether the Receiver believes that these transactions were improper or is simply raising 

them as "colour' in the context of the overall allegations made against me. The fact is that these 

transactions were fair and proper, and the profit that would be made by Aeolian and other 

interested parties upon the sale of the property was fully disclosed by Tier 1 to investors. 

34. For context, in 2013, the Memory Care projects in Burlington and Oakville were 

underway and Bmce Stewrut (my former partner) and I were looking for another potential 

project. Tln·ough our market research, we became aware of an underperforming retirement 

facility in Kitchener that was being put into receivership. After conducting initial due diligence, 

we determined that the facility could be purchased and, with substantial work, conve1ted into a 

development site which could be acquired by a development company. We therefore 

incorporated 2372519 Ontario Ltd. ("237") and purchased the property on June 4, 2013. We also 

incorporated Lafontaine to act as the operating company for the facility. 

35. As I testified at my examination (see questions 224-225), following this purchase, over 

the next eight months, Lafontaine operated the retirement facility and funded all shortfalls while 

searching for new seniors' residences for the approximately 30 residents that lived at the facility 
' . 

(we also bore all relocation costs associated with moving these residents). We also dealt with ?Jl 
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employment issues related to the approximately 20 unionized employees at the facility who were 

let go. When this work was complete and the site was ready to be developed, we sold the 

property to Kitchener on February 25, 2014 for $3.95 million. This price was fully disclosed in 

the Tier 1 documents. 

36. To the Receiver's knowledge, all of the work described above, as well as the fact that 237 

would a profit upon the sale of the Kitchener property, was fully disclosed to prospective 

investors (see the Acknowledgement and Direction contained at Tab 2R of the Receiver's 

Motion Record). 

Payment to Moskowitz was Repayment to Davies Family Trust of ll1cA1urray Purchase Price 

37. The Receiver also alleges that certain payments made by McMurray to Moskowitz, the 

first mmtgagee on the Residence, were improper and prohibited by the Loan Agreement with the 

McMunay Trustee Corporation. Contrary to these allegations, and to the Receiver's knowledge, 

:! these payments were made to reimburse the Davies Family Trust, which had loaned McMurray 
~ 

·.. $650,000 to purchase the property on January 15, 2010. This reimbursement was agreed to by 

the McMun-ay Trustee Corporation and permitted under the Loan Agreement I should note that 

although the property was appraised at $1.965 million shortly after purchase (see the attached 

appraisal at Exhibit "T'' and the McMunay pro forrna at Exhibit "A"), I declined to purchase 

the property myself at the below-market price I had negotiated and make a profit by 

subsequently selling it to McMurray. 

38. For context, I entered into negotiations to purchase the McMurray property long before I 

met Mr. Singh or did any business with Tier 1. The property had been listed for sale by the 

Bracebridge school board for a price which, based on my market knowledge, was far below its 
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potential development value. As such, I sought to purchase the property as an investment with a 

view to developing it in the futme, potentially as a retirement facility (though I later concluded 

that the retirement facility market in that location was likely saturated). 

39. In 2011, I was introduced to Mr. Singh and Tier 1 and we subsequently agreed that Tier 1 

would provide a loan facility for the purpose of developing the McMurray property as a lifestyle 

condo project. The initial loan was anticipated to be approximately $3.5 million which, after Tier 

l's fees, legal fees and an 8% interest holdback, left approximately $2.3 million to be used to 

develop the property. The site included an old schoolhouse, which we intended to renovate as a 

sales centre, and an old high school which needed to be demolished. I did not believe there 

would be sufficient loan proceeds to repay the Davies Family Trust loan, complete the necessary 

W demolition and renovation work, and develop the property to a point where it could support a 

~~' reappraisal and second financing. As a result, I agreed with Mr. Singh and Mr. Hanis, on behalf 
~~ 

of the McMurray Trustee Corporation, that the Davies Family Trust would wait to be repaid out 

of subsequent loan proceeds. 

40. Although Mr. Singh agreed to pursue a second round of financing which would have 

been used, in part, to repay the Davies Family Trust, no further financing was ever obtained. The 

Davies Developers continued to advance the McMurray project through pre-development and 

pay interest on the original Tier 1 loan. In order to reimburse the Davies Family Trust for the 

·,: McMurray property purchase, beginning in June 2012, I directed McMurray to pay monthly 

instalments to Moskowitz on behalf of the Davies Family Trust. As set out in the Receiver's 

Fourth Repo1t, a total of $935,000 was paid to Moskowitz, which represented the original 

$650,000 purchase price plus accumulated 8% annual interest. 
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Rideau Trans/ ers 

41. The Receiver has alleged that I improperly diverted funds from several project 

companies, including 555 Princess and Kitchener, to finance the purchase of the property at 256 

Rideau Street and 211 Besserer Street in Ottawa (collectively, the "Ottawa Property"). While it 

is true that funds were transferred from 555 Princess and Kitchener (as well as Ross Park, a non-

receivership Davies Developer) to GenerX (Byward Hall) Inc. ("GenerX"), the project company 

for the Ottawa Property development, these funds were not misappropriated or improperly 

transferred. Rather, they were transferred with the knowledge and consent of the Trustee 

Corporations. 

In mid-2015, when we were considering whether to purchase the Ottawa Property and 

bring it into the Textbook/l\1emory Care umbrella, we looked at a number of potential financing 

options, including through Tier 1. However, it became apparent that it would take a considerable 

amount of time for Tier 1 to arrange for the size of the raise required which might have put the 

purchase transaction in jeopardy. In this context, we decided to finance the purchase through a 

combination of a mortgage facility with KingSett and an initial $2.75 million equity contribution 

made through Textbook Suites Inc., GenerX's sole shareholder (as required by KingSett - see 

section 8 of the Commitment Letter at Exhibit "L"). Following the purchase, Tier 1 would begin 

work on arranging for a significant SMI raise. 

43. The initial equity contribution was funded by way of intercompany loans from 

development companies which had funds available, including 555 Princess ($1.39 million), 

Kitchener ($111,000) and Ross Park ($1.25 million). To be clear, these amounts were never 

intended to be equity contributions from the development companies. Rather, and as was the case 
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with previous purchase transactions within the Textbook/Memory enterprise 

Kitchener), these funds were loaned with the consent of Mr. Singh, Mr. Harris and the relevant 

Trustee Corporations, in accordance with the Loan Agreements, and with the understanding and 

expectation that the subsequent Tier 1 financing would be used, in part, to repay the loans. The 

anticipated financing would also be used to pay GenerX the development management fees it 

would earn over the intervening period, which GenerX intended to reinvest into the project as an 

equity stake. 

44. Consistent with this understanding, GenerX worked through 2016 to advance t.he Ottawa 

Property through predevelopment and increase its value. This work included obtaining a zoning 

by-law amendment in July 2016 to permit the development project's proposed height, density 

and use, and receiving staff approval for site plan control in September 2016. From time to time, 

additional intercompany loans were made in the ordinary course from other project companies to 

fund pre-development work and interest payments to KingSett as they came due. These loans 

. j were recorded and tracked in the development companies' accounting records in the same 

:ri manner as all other intercompany loans. 

45. GenerX also continued to provide Tier 1 with the information necessary to arrange the 

anticipated $16 million SMI raise, which was anticipated to occur in early 2017. Indeed, as late 

as October 20, 2016 (the day before FSCO issued its cease-and-desist order in respect of Tier 1), 

we provided Tier 1 with a pro forma and due diligence information to allow for the preparation 

of a disclosure schedule and brochures for the project (see the correspondence attached as 

Exhibit "U"). Following the cease-and-desist order, GenerX immediately approached Core 

Advisory to attempt to arrange replacement financing. Although Core Advisory was interested 

and began the fundraising process in November 2016, there was very little market interest in 

112· 
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light of the recent FSCO activity involving Tier L GenerX approached other lenders but, 

unfortunately, was met with the same resistance. 

46. In parallel with its efforts to acquire replacement financing, GenerX continued its work to 

advance the Ottawa Property through predevelopment, including submitting building permits for 

excavation/foundation work and the superstructure in December 2016, and engaging both an 

architect and construction manager to prepare working drawings and a preliminary budget 

analysis, develop a construction schedule and tender the project to the market. Until February 

2017, it was expected that KingSett would provide construction financing pursuant to their 

commitment and, prior to the Receiver's appointment over the Ottawa Prope1ty, excavation was 

scheduled for September 2017. 

47. As noted above, GenerX has completed significant work to advance the Ottawa Property 

to construction readiness. I believe that this work has substantially increased the value of the 

Ottawa Property. In addition, prior to the acquisition of the Ottawa Property, GenerX conducted 

extensive due diligence to confirm that the existing proposal on the site (for condominiums) 

could be revised for student housing purposes, and that a significant reduction in the number of 

parking spaces (from five levels of underground parking to 14 parking spaces at grade) could be 

accommodated. As a result of this work and the resultant increase in value, GenerX has earned 

development management fees of approximately $1 million (accrued at $50,000 per month from 

November 2015 to June 2017, in accordance with the Rideau proforma supplied to KingSett). In 

light of the current financiaI status of the project, these fees have not been paid but would be 

payable, along with the intercompany loans, out of any proceeds raised in respect of the Ottawa 

Property. 
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48. To the knowledge of the Receiver and this Court, GenerX has been engaged in conce1ied 

efforts over the past several months to obtain replacement financing to pay out KingSett and to 

continue to advance the project. In the event the refinancing is successful, GenerX remains 

prepared to pay the disputed amounts regarding the Ottawa Prope1iy into trust pending the 

resolution of that litigation. 

The Mareva Should be Lifted and This Process Stopped 

49. Borrowing money from Tier 1 has been the biggest mistake of my business career. I 

believe that these proceedings are being prosecuted so as to make me the scapegoat for the 

problems caused by Tier 1 and the losses suffered by its investors. I have fairly and honestly 

answered the questions asked by the Receiver and presented full explanations, supported by 

evidence, to the Receiver and this Comt in response to the allegations made against me, my 

business and now my family. I am frustrated and angry that unfounded allegations were made 

against my wife and family, that my reputation has been unfairly attacked, and that I have lost 

my business and the great oppo1iunity to successfully complete these development projects and 

make a legitimate developer's profit. I have lost my personal assets. I am about to lose my home. 

I have no income. I have received threats and abuse from investors. How much punishment is 

enough? 

50. I believe that all of the Textbook and Memory Care development projects would have 

been profitable and the investors would have been repaid in full had the projects been allowed to 

proceed. This process has destroyed the value of the projects, which are now being liquidated at 

distressed prices. Those prices, together with the weight of the steep fees and expenses of this 

process, will likely result in limited recoveries for the investors in Tier 1. Ironically, the investors 
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have suffered losses caused by the very mechanism that was designed to protect their interests. I 

have considerable sympathy for their plight. They ai-e losers in this process but so am I. 

SWORN BEFORE ME at the City of 
Toronto, in the Province of Ontaiio on July 
27,2017 

ommissioner for T · Affidavits 
(or as ma) 

IV! r c- AtA-l-/ !Se,,.e_ ~ 
=-IBS ~· 
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THIS IS EXHIBIT "A" 

REFERRED TO IN THE AFFIDAVIT OF 

JOHN DAVIES 

SWORN BEFORE ME 

THIS 27'hDAY OF JULY, 2017 
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Appraisal of 

PROPOSED STUDENT HOUSING DEVELOPMENT 

555 PRINCESS STREET, KINGSTON, ONTARIO . 

.. ·~ 

at 

JULY 10, 2015 

Prepared for 

TEXTBOOK STUDENT SUITES INC. 

Prepared by 

MICHAEL CANE CONSULTANTS 



.·i August 12, 2015 

Textbook Student Suites Inc. 
51 A Caldari Road, Suite 1-M 
Vaughan, Ontario 
L4K4G3 

Attn: Mr. John Davies, Co-President 

Dear Sirs: 

Re: Appraisal of Proposed Student Housing Development at 555 Princess Street, Kingston. Ontario. 

In accordance with your instructions, we have inspected the above property, and made certain investigations and 

studies, for the purpose of expressing our opinion as to its current market value. 

The purpose of this report is to estimate the hypothetical market value of the freehold interest in the subject property as 

of the effective date based on the proposed development as set out in this report. 

The values shown below are based on a specific proposed development on a 0.36 acre site with a development of 194 

student residential suites in a 11-storcy building. We have not seen plans of this proposed development which we 

understand are being prepared by SRM Architects and we understand that preliminary discussions with the City of 

London planning department have been encouraging but an official application has not yet been submitted. 

As a result of these investigations, it is our opinion based on the available information and using the Development 

Approach that the estimated hypothetical market value of the subject site, assuming it could be developed as set out 

below, as at July 10, 2915 is as follows: 

Eight Million Five Hundred Thousand Dollars 

$8,500,000 

This Short Narrative Report that follows sets forth the identification of the property, the contingent and limiting 

conditions, pertinent facts about the area and the subject property, review of the proposed development, comparable 

data, the results of our investigations and analysis, any reports or plans relied upon, and the reasoned account leading 

to our conclusions. 

·We have prepared tbis report for your information and guidance. It may not be reproduced, in whole or in part, without 

the written consent of the undersigned and is subject to the limiting conditions as set out in Appendix 2 as well as the 

following extraordinary assumptions: 

This hypothetical value estimate assumes the following: 

• 

Development costs provided us and indicated in the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 

Similarly, any changes or deferrals of our estimates of timing of development will also have a significant effect 

on value. 

That the necessary planning approvals will be obtained in a timely manner. 

The developers will commence development of this property in a timely manner. 
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If you have any questions concerning the above, please contact the .....,,,v~o·•i;'-'""..,.. 

Yours very truly, 

Michael Cane Consultants 

Michael S. Cane, FRlCS, AACI, PLE 

Michael Cane Consultants 

18976 Kennedy Road 

SHARON, ON LOG lVO 

P-416-312-2263 
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MICHAEL CANE CONSULTANTS 

1. Executive Summary 

GENERAL 
Effective Appraisal Date 

Property Location 

Property Address 

Property Rights Appraised 

Ownership 

Lot Size 

Improvements Existing 

Proposed development 

Purchase Details 

Planning 

Zoning 

Site Plan Application 

· Highest and Best Use 

VALUATION CONCLUSION 

Project Total Revenue 

Total Project Cost (including Land) 

Developer's Profit: 

July 10, 2015 

The Subject Property is located on the northwest comer of Princess Street &Alfred 

Street approximately 112 km north of Queens University campus. 

555 Princess Street, Kingston, Ontario. 

Fee Simple Interest. 

Imperial Oil Limited 

Rhomboid shaped site with an area of 15,899 sq ft. - 0.36 acre. (Geowarehouse). 

The site is cleared vacant land. It was previously used as a gas station. 

Proposed student housing development comprising an 11-storey building having a 

total Gross Floor Area of 150,000 sq ft. and containing 194 units which can 

accommodate a maximum of358 students. 

The Subject Property is owned by Imperial Oil Limited. We understand that the site 

will be acquired by Textbook Student Suites Inc. for $2,000,000. 

Main Street Commercial. 

C4-H Commercial. 

No formal site plan application has been made to the city planning department. 

However, we understand that there have been some meetings with the City 

planning staff to discuss the proposed development and that the proposed 

development is receiving positive response. 

Development of the site with a student housing property. 

Residual value of site based on this proforma: 

$61,902,457 

$53,340,339 

$8,562,118 

$8,499,241 

Rounded: $8,500,000 

5 555 Princess Street, Kingston, Ontario. 
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Residual Unit Value: 

Price per sq ft GFA: 

Price per sq ft NSA: 

Price per suite: 

Price per bed: 

$56.67 

$73.62 

$43,814 

$23,743 

This hypothetical value estimate assumes the following: 

6 

Development costs provided us and indicated in the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as detennined in this report. 

Similarly, any changes or deferrals of our estimates of timing of development will also have a significant effect 

on value. 

That the necessary planning approvals will be obtained in a timely manner. 

The developern will commence development ofthis property in a timely manner. 

555 Princess Street, Kingston, Ontario. 
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August 17, 2015 

Textbook Student Suites Inc. 
51 A Caldari Road, Suite 1-M 
Vaughan, Ontario 
L4K4G3 

Attn: lvf:r. John Davies, Co-President 

Dear Sirs: 

Re: Appraisal of Proposed Student Housing Development at 525 Princess Street, Kingston, Ontario. 

In accordance with your instructions, we have inspected the above property, and made certain investigations and 

studies, for the purpose of expressing our opinion as to its current market value. 

The purpose of this report is to estimate the hypothetical market value of the freehold interest in the subject property as 

of the effective date based on the proposed development as set out in this report. 

The values shown below are based on a specific proposed development on a 0.43 acre site with a development of 132 

student residential suites in a 12-storey building. We have seen preliminary plans and elevations of this proposed 

development prepared by SRMArchitects and we understand that preliminary discussions with the City of Kingston 

planning department have been encouraging but an official application has not yet been submitted. 

As a result of these investigations, it is our opinion based on the available information and using the Development 

Approach that the estimated hypothetical market value of the subject site, assuming it could be developed as set out 

below, as at July 10, 2015 is as follows: 

Six Million Four Thousand Dollars 

$6,400,000 

This Short Narrative Report that follows sets forth the identification of the property, the contingent and limiting 

conditions, pertinent facts about the area and the subject property, review of the proposed development, comparable 

data, the results of our investigations and analysis, any reports or plans relied upon, and the reasoned account leading 

to our conclusions . 

. We have prepared this report for your information and guidance. It may not be reproduced, in whole or in part, without 

the written consent of the undersigned and is subject to the limiting conditions as set out in Appendix: 2 as well as the 

following extraordinary assumptions: 

This hypothetical value estimate assumes the following: 

• 

Development costs provided us and indicated in the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 

Similarly, any changes or 'deferrals of our estimates of timing of development will also have a significant effect 

on value. 

That the necessary planning approvals will be obtained in a timely manner. 

The developers will commence development of this property in a timely manner . 
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If you have any questions concerning the above, please contact tbe undersigned. 

Yours very truly, 

Michael Cane Consultants 

Michael S. Cane, FRICS, AACI, PLE 

Michael Cane Consultants 

18976 Kennedy Road 

SHARON, ON LOG 1 VO 

P-416-312-2263 
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MICHAEL CANE CONSULTANTS 

1. Executive Summary 

GENERAL 

Effective Appraisal Date 

Property Location 

Property Address 

Property Rights Appraised 

Ownership 

Lot Size 

Purchase Details 

Improvements Existing 

Proposed development 

Purchase Details 

Planning 

Zoning 

s 

July 10, 2015 

The Subject Property is located on the northeast comer of Princess Street &Alfred 

Street approximately 1/2 km north of Queens University campus. 

525 & 531 Princess Street, 349 & 351 Alfred Street, Kingston, Ontario. 

Fee Simple Interest. 

525 Princess Street: Paul Rapin. 

531 Princess Street:Jack Blacklock Used Cars Limited. 

349 Alfred Street: Jack Blacklock 

351 Alfred Street: Jack Blacklock Used Cars Limited. 

525 Princess Street: Irregular shaped site with an area of 2,863 sq ft. - 0.066 acre. 

531 Princess Street; Irregular shaped site with an area of9,000 sq ft. - 0.207 acre. 

349 Alfred Street: Rectangular shaped site with an area of 4,909 sq ft.- 0.113 acre 

351 Alfred Street: Rectangular shaped site with an area of l,916 sq ft.- 0.044 acre 

Total: (Geowarebouse). 18,656sq ft.- 0.428 acre. 

525 Princess Street: Purchased on April 15, 2013 by Paul Rapin for $330,000 

531 Princess Street:Owned by Jack Blacklock Used Cars Limited since December 

28, 1971. 

349 Alfred Street: Purchased by Jack Blacklock in December 1964. 

351 Alfred Street: Purchased by Jack Blacklock Used Cars Limited in October 1968 

525 Princess Street: 1\vo storey commercial property. 

531 Princess Street Car dealership lot. Small single-storey building forming car 

dealership office. 

349 Alfred Street; Two Storey Commercial building. 

351 Alfred Street: Car Dealership Lot. 

Proposed student housing development comprising an 12-storey building having a 

total Gross Floor Area of 124,3 l 8sq ft. and containing 132 units which can 

accommodate a maximum of252 students. 

We understand that the sites ·will be acquired by Textbook Student Suites Inc.for 

$2,350,000 

Main Street Commercial 

C4-H Commercial. 

525 Pr'illcess Street, Kingston, Ontario. 
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Site. Plan Application 

Highest and Best Use 

VALUATION CONCLUSION 

Project Total Revenue 

MICHAEL CANE CONSULTANTS 

No formal site plan application has been made to the city planning department. 

However, we understand that there have been some meetings with the City 

planning staff to discuss the proposed development and that the proposed 

development is receiving positive response. 

Development of the site with a student housing property. 

Total Project Cost (including Land) 

$43,317,134 

$40,340,012 

$6,497,570 

$6,391,425 

Developer's Profit: 

Residual value of site based on this proforma: 

Rounded: $6,400,000 

Residual Unit Value: 

Price per sq ft GFA: 

Price per sq ft NSA: 

Price per suite: 

Price per bed: 

$51.48 

$72.11 

$48,485 

$25,397 

This hypothetical value estimate assumes the following: 

6 

Development costs provided us and indicated in the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in this report 

Similarly, any changes or deferrals of our estimates of timing of development will also have a significant effect 

on value. 

That the necessary planning approvals will be obtained in a timely manner. 

The developers will commence development of this property in a timely manner. 

525 Princess Street, Kingston, Ontario. 

18-8 





189 

Appraisal of 
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at 

FEBRUARY 19, 2016 

Prepared for 

TEXTBOOK (445 PRINCESS STREET) INC. 

Prepared by 

MICHAEL CANE CONSULTANTS 



Febrnary 19, 2016 

Textbook (445 Princess Street) Inc. 
51 A Caldari Road, Suite 1-M 
Vaughan, Ontario 
L4K4G3 

Attn: Mr. John Davies, Co-President 

Dear Sirs: 

Re: Appraisal Update - Proposed Student Housing Development at 445 Princess Street. Kingston, 

Ontario. 

In accordance with your instructions, we have prepared an update of our Appraisal Report dated September 2015 

for the purpose of expressing our opinion as to its current market value. 

The purpose of this report is to estimate the hypothetical market value of the freehold interest in the subject property as 

of the effective date based on tbe proposed development as set out in tbis report 

The values shown below are based on a specific proposed development on a 0.58-acre site with a development of 

approximately 297 student residential suites and 513 beds in a 30-storey building above a 3-storey podium including a 

ground floor Shoppers Drug Mart, second floor offices and third floor amenity area. We have seen preliminary plans 

and elevations of this proposed development which are being prepared by SRM Architects and we understand that 

preliminary discussions With the City of Kingston planning department have been encouraging but an official 

application has not yet been submitted. 

As a result of these investigations, it is our opinion based on the available information and using the Development 

Approach that the estimated hypothetical market value of the subject site, assuming it could be developed as set out 

below, as at February 19, 2016 is as follows: 

Fifteen Million Four Hundred & FiftyThousand Dollars 

$15,450,000 

This Short Narrative Report that follows is an update of our previous report dated September 22, 2015 whicb reported 

a value of $14,500,000 with an effective date ofJuly 10, 2015. In this current report, we have detailed any changes that 

have taken place with respect to the proposed development 

We have prepared this report for your information and guidance. It may not be reproduced, in whole or in part, without 

the written consent of the undersigned and is subject to the limiting conditions as set out in Appendix 2 as well as the 

following extraordinary assumptions: 

This hypothetical value estimate assumes the folloWing: 

• Development costs provided us and indicated in the development approach will remain more or less the same . 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 
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Similarly, any changes or deferrals of our estimates of timing of development will also have a significant effect 

on value. 

That the necessary planning approvals will be obtained in a timely manner. 

The developers will commence development of this property in a timely manner. 

If you have any questions concerning the above, please contact tbe undersigned. 

Yours very truly, 

Michael Cane Consultants 

Michael S. Cane, FRICS, AACI, PLE 
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1. Executive Summary 

GENERAL 

Effective Appraisal Date 

Property Location 

Property Address 

Property Rights Appraised 

Ownership 

Lot Size 

Improvements Existing 

Proposed development 

Purchase Details 

Planning 

Zoning 

Site Plan Application 

Highest and Best Use 

February 19, 2016 

The Subject Property is located on the northwest comer of Princess Street & 

Division Street approximately 1/2 1an north of Queens University campus. 

429 & 445 Princess Street, Kingston, Ontario. 

Fee Simple Interest. 

Globular Drugs Ltd. 

"Flatiron" shaped comer site with an area of 25,23 lsq ft - 0.58 acre. 

(Geowarehouse). 

The site is improved with a single storey Shoppers Drug Mart building and surface 

parking lot. 

Proposed student housing development comprising a 30-storey tower having a total 

Residential Gross Floor Area of 179,820 sq ft. above grade, (Previously; 196,000 sq 

ft.) and containing 297 units, (previously 240 units) which can accommodate a 

maximum of 513 students, (previously 480 students) located above a 3 level 

podium comprising 13,680 sq ft. of ground floor Shoppers Drug Mart (previously 

17,000 sq ft.) and 15,320 sq ft. of second floor office space (previously 22,800 sq 

ft.) and third floor amenity area. The total Gross Floor Area above grade is 

estimated by the architects as 272,480 sq ft. (previously 278,700 sq ft.) 

The Subject Property is ovmed by Globular Drugs Ltd. (Shoppers Drug Mart). We 

understand that the site will be acquired by Textbook Student Suites Inc. for 

$9,300,000. 

Main Street Commercial. 

C - Commercial. 

No formal site plan application has been made to the city planning department. 

However, we understand that there have been some meetings with the City 

planning staff to discuss the proposed development and that the proposed 

development is receiving positive response. 

Development of the site v.rith a studen~ housing property together with retail and 

office use. 
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VALUATION CONCLUSION 

Project Total Revenue 

Total Project Cost (including Land) 

Developer's Profit: 

Residual value of site based on this pro forma: 

Rounded: 

Residual Unit Value: 

Price per sq ft Total GFA: 

Price per sq ft Res GFA: 

Price per suite: 

Price per bed: 

This hypothetical value estimate assumes the following: 

$102,494,364 

$89,445,768 

$13,038,596 

$15,446,256 

$15,450,000 

$57 

$86 

$52,020 

$30,117 

Development costs provided us and indicated in the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 

Similarly, any changes or deferrals of our estimates of timing of development will also have a significant effect 

on value. 

That the necessary planning approvals will be obtained in a timely manner. 

The developers will commence development of this property in a timely manner . 
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at 

MARCH 23, 2015 

Prepared for 

TEXTBOOK STUDENT SUITES (ROSS PARK) INC. 

Prepared by 

MICHAEL CANE CONSULTANTS 



April 23, 2015 

Textbook Student Suites (Ross Park) Inc. 
51 A Caldati Road, Suite 1-M 
Vaughan, Ontario 
L4K4G3 

Attn: Mr. John Davies, Co-President 

Dear Sirs: 

Re: Appraisal of Proposed Student Housing Development at 1240 Richmond Street. London .. Ontario. 

In accordance with your instructions, we have inspected the above property, and made certain investigations and 

studies, for the purpose of expressing our opinion as to its current market value. 

The purpose ofthis report is to estimate the hypothetical market value of the freehold interest in the subject property as 

of the effective date based on the proposed development as set out in this report. 

The values shown below are based on a specific proposed development on a 0.60 acre site with a development of229 

student residential suites in a 6 & 17-storey building. We have seen plans and elevations of this proposed development 

prepared by SRM Architects and we understand that preliminary discussions with the City of London planning 

department have been encouraging but an official application has not yet been submitted. 

As a result of these investigations, it is our opinion based on the available information and using the Development 

Approach that the estimated hypothetical market value of the subject site, assuming it could be developed as set out 

below, as at March 23, is as follows: 

Thirteen Million Five Hundred & Fifty Thousand DoUars 

$13,550,000.00 

This Short Narrative Report that follows sets forth the identification of the property, the contingent and limiting 

conditions, pertinent facts about the area and the subject property, review of the proposed development, comparable 

data, the results of our investigations and analysis, any reports or plans relied upon, and the reasoned account leading 

to our conclusions. 

We have prepared this report for your information and guidance. It may not be reproduced, in whole or in part, without 

the written consent of the undersigned and is subject to the limiting conditions as set out in Appendix 2 as well as the 

following extraordinary assumptions: 

This hypothetical v~lue estimate assumes the fullowing: 

• 

Development costs provided us and indicated in the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 

Similarly, any 

on value. 

or deferrals of our estimates of timing of development will also have a significant effect 

That the necessary planning approvals will be obtained in a timely manner. 

The developers will commence development of this property in a timely manner. 
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If you have any questions concerning the above, please contact the undersigned. 

Yours very truly, 

Michael Cane Consultants 

Michael S. Cane, FRICS,AACI, PLE 

Michael Cane Consultants 

1897 6 Kennedy Road 

SHARON, ON LOG lVO 

P-416-312-2263 
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MICHAEL CANE CONSULTANTS 

1. Executive Su1nmary 

GENERAL 

Effective Appraisal Date 

Properfy Location 

Property Address 

Property Rights Appraised 

Ownership 

Lot Size 

Improvements Existing 

Proposed development 

Purchase Details 

Zoning 

Site Plan Application 

Highest and Best Use 

VALUATION CONCLUSION 

Project Total Revenue 

March 23, 2013 

The Subject Property is located on the northeast comer of Richmond Street and 
-

Raymond Avenue in the north part of the City of London, opposite the University of 

Western campus. 

1240 Richmond Street, London, Ontario_ 

Fee Simple Interest. 

2377358 Ontario Limited. 

Six adjoining Residential improved lots having a total area of32,949 sq ft. 

(Geowarehouse). 

The site is improved with six detached older dwellings. 

Proposed student housing development comprising a 6 & 17 storey building having 

a total Gross Floor Area of 153,065 sq ft. and containing 229 units which can 

accommodate a maximum of347 students. 

Five of the six residential lots were acquired in 2014 by 2377358 Ontario Limited. 

One lot (1234Ricbmond Street) was acquired in 1987. We understand that the 

Subject Property will be purchased by Textbook Campus Suites Inc for $7 ,300,000_ 

Rl-5(3) Single Family Residential. 

No formal site plan application has been made to the city planning department. 

However, we understand that there have been several meetings with the City 

planning staff to discuss the proposed development and that the proposed 

development is receiving positive response. 

Development of the site with a student housing property comprising 229 units. 

Total Project Cost (including Land) 

$62,561,280 

$53,521,005 

$9,094,275 Developer's Profit: 

Residual value of site based on this pro forma: 

Rounded: 

$13,548,994 

$13,550,000 

5 Ross Park Student Housing Development, London, Ontario. 
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MICHAEL CANE CONSULTANTS 

Residual Unit Value: 

Price per sq ft GFA: 

Price per sq ft NSA: 

Price per suite: 

Price per bed: 

$87.22 

$102.63 

$60,682 

$38,472 

This hypothetical value estimate assumes the following: 

6 

Development costs provided us and indicated in: the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 

Similarly, any changes or deferrals of our estimates of timing of development will also have a significant effect 

on value . 

· That the necessary planning approvals will be obtained in a timely manner. 

The developers will commence development of this property in a timely manner. 

Ross Park Student Housing Development, London, Ontario. 
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Appraisal of 

PROPOSED STUDENT HOUSING DEVELOPMENT 

774 BRONSON AVENUE, OTTAWA, ONTARIO. 

at 

NOVEMBER 20, 2015 

Prepared for 

. -··= TEXTBOOK STUDENT SUITES INC . 

Prepared by 

MICHAEL CANE CONSULTANTS 



November 26, 2015 

Textbook Student Suites Inc. 
51 A Caldari Road, Suite 1-M 
Vaughan, Ontario 
L4K4G3 

Attn: John Davies, Co-President, 

Dear Sirs; 

Re: Appraisal: Proposed Student Housing Project; 774 Bronson Avenue. Ottawa. Ontario. 

In accordance with your instructions we have made investigations and studies, for the purpose of expressing our 

opinion as to its current hypothetical market value of the Subject Property. We inspected the Subject Property and 

confirmed the municipal information on Friday, November 20, 2015. 

The purpose of this report is to estimate the hypothetical market value of the leased fee interest in the subject property 

as of the effective date based on the proposed development as set out in this report. 

The values shown below are based on a specific proposed development on a 0.894-acre site with a development of 182 

student residential suites in a 12-storey building. We have seen plans and elevations of this proposed development 

which are prepared by SRMArchitects and we understand an application for the proposed development is about to be 

submitted to the City of Ottawa. 

As a result of these investigations, it is our opinion based on the available information and using the Development 

Approach that the estimated hypothetical market value of the subject site, assuming it could be developed as set out 

below, as at November 20, 2015 is as follows: 

Sixteen Million, Five Hundred & Seventy Five Thousand Dollars 

$16,575,000 

This Short Narrative Report sets forth the identification of the property, the contingent and limiting conditions, 

pertinent facts about the area and the subject property, review of the proposed development, comparable data, the 

results of our investigations and analysis, any reports or plans relied upon, and the reasoned account leading to our 

conclusions. 

We have prepared this report for your information and guidance. It may not be reproduced, in whole or in part, Without 

the written consent of the undersigned and is subject to the limiting conditions as set out in Appendix 2 as well as the 

following extraordinary assumptions: 

This hypothetical value estimate assumes the follo~g: 

• 

Development costs provided us and indicated in the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 

Similarly, any changes or deferrals of our estimates of timing of development will also have a significant effect 

on value. 
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That the necessary planning approvals will be obtained in a timely manner. 

The developers will commence development of this property in a timely manner. 

If you have any questions concerning the above, please contact the undersigned. 

Yours very truly, 

Michael Cane Consultants 

Michael S. Cane, FRJCS, AACI, PLE 

Michael Cane Consultants 

18976 Kennedy Road 

SHARON, ON LOG lVO 

P-416-312-2263 
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MICHAEL CANE CONSULTANTS 

1. Executive Summary 

GENERAL 
Effective Appraisal Date 

Property Location 

Property Address 

Property Rights Appraised 

Ownership 

Lot Size 

Improvements Existing 

Proposed development 

Purchase Details 

Planning 

Zoning 

Site Plan Application 

Highest anqBest Use 

VALUATION CONCLUSION 

Project Total Revenue 

November 20, 2015 

The Subject Property is located between Bronson Avenue and Cambridge Street 

South, south of Carling Avenue in a neighbourhood which is south of Ottawa's 

CED and approximately one KM north of Carleton University. 

774 Bronson Avenue, & 557 Cambridge Street South, Ottawa, Ontario. 

Leased Fee Interest. 

Samcon Cambridge Inc. 

Two adjoining rectangular lots: 774 Bronson Avenue: 

557 Cambridge Street S: 

Total: 

0.449 acre 

0.445 acre 

0.894 acre 

The site is vacant cleared land apart from a small single storey building fronting 

Bronson Avenue, previously used as a sales office. 

Proposed student housing development comprising a 12-storey building having a 

total Gross Floor Area of 161,997 sq ft. and containing 182 units which can 

accommodate a maximum of354 students. 

The Subject Property is owned by Sam.con Cambridge Inc. and was purchased by 

them on June 22, 2012 for $5,095,000. We understand that the site will be acquired 

by Textbook Student Suites Inc. for $10,250,000. 

General Urban Area. 

Arterial Mainstreet Zone - AMl 

Discussions held with City of Ottawa planning department but no formal 

application has been made. 

Development of the site with a student housing property. 

Total Project Cost (including Land) 

$68,639,064 

$58,429,559 

$10,209,505 Developer's Profit: 

Residual value of site based on this pro forma: $16,575,398 

$16,575,000 Rounded: 

5 774 Bronson Avenue, Ottawa, Ontario. 
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Residual Unit Values: 

Price per sq ft GFA: 

Price per sq ft NSA: 

Price per suite: 

Price per bed: 

$102.32 

$127.30 

$91,071 

$46,822 

This hypothetical value estimate assumes the following: 

6 

Development costs provided us and indicated in the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 

Similarly, any changes or deferrals ofour estimates of timing of development will also have a significant effect 

on value. 

That the necessary planning approvals will be obtained in a timely manner. 

The developers will commence development of this property in a timely manner. 

774 Bronson Avenue, Ottawa, Ontario. 
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November 11, 2013 

Piller Financial Services Inc. 
14126 Road #38 
P.0.Box208 
Sharbot Lake, 
Ontario 
KOH2PO 

Attn: Mr. Leo Lee, Senior Manager - Commercial Lending 

Dear Sirs: 

Re: Appraisal of Proposed Condominium Development at 28 McMurray Street. 

Bracebridge. Ontario. 

ln accordance with your instructions, we have inspected the above property, and made certain investigations 

and studies, for the purpose of expressing our opinion as to its current market value. 

The purpose of this report is to estimate the hypothetical market value of the freehold interest in the subject 

prnperty as of the effoctive date based on the proposed development as set out in this report. 

The values shown below are based on a specific proposed development of the first phase on a 2.9-acre site 

with three intercoMected condominium buildings comprising the Library Building with 5-storeys and 60 

condominium uniL<>, Grove Building with 3 storeys and 15 condominium units, and the Schoolhouse 

building with 2 storeys plus full basement and 12 condominium units. 

As a result of these investigations, it is our opinion based on the available information and using the 

Development Approach that the estimated hypothetical market value of the 2.9-acre subject site asswning it 

could be developed as set out below, as at October 1, 2013 is as follows: 

Eight Million Four Hundred & Forty Eight Thousand Dollars 

$8i448,000.00 

This Short Narrative Report that follows sets forth the identification of the property, the contingent and 

limiting conditions, perti.i--ient facts about the area and the subject property, review of the proposed 

development, comparable data, the results of our investigations and analysis, any reports or plans relied 

upon, and the reasoned account leading to our conclusions. 

· We have prepared this report for your information and guidance. It i:nay not be reproduced, in whole or in 

part, without the vmtten consent of the Wldersigned and is subject to the limiting conditions as set out in 

Appendix 2 as well as the fo!lovv:ing extraordinary assumptions: 

18976 Kennedy Road, Sharon, Ontario 
LOG 1VO 

Phone: 1-905-557-0175 
Cell: 416-312-2263 

Email: michaelcane@rogers.com 
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-2- November 13, 2013 

This hypothetical value estimate assumes the following: 

" Development costs provided us and indicated in the development approach will remain more or 

less the same. Any alterations in these projected costs may have a significant effect on the value as 

detem1ined in this report. 

" Similarly, any changes or deferrals of our estimates oftiming of development will also have a 

significant effect on value. 

• That the necessary planning approvals will be obtained in a timely manner. 

We understand that the balance of the site, which will fonn phase 2 of this development, will be developed 

with residential condominiums and possibly some senior's residences. In our previous appraisal we 

estimated the value of the Phase 2 Site at $2,000,000. We believe that this value still applies. This amount is 

included in the total above. 

Michael S. Cane, FRICS, AACI, PLE 
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I. Executive Summary 

GENERAL 
Effective Appraisal Date 

Property Location 

Propero' Address 

Property Rights Appraised 

Ownership 

Lot Size 

Jmproi'ements Existing 

Proposed deFelopment 

Purchase Details 

Zoning 

Highest and Best Use 

October 1,2013 

The-property is located within the Central Business District 9f the To\.m of 

Bracebridge in the centre of an area bounded by Manitoba Street, Monck Road, 

Wellington Street and the Muskoka River. 

28 McMurray Street, Bracebridge, Ontario. 

Fee Sin1ple Interest. 

McMurray Street Investments Inc. 

Irregular shaped site with frontages on to McMurray Street, Quebec Street & 

Annstrong Street. The total site area is 5.816 acres. The Phase l site is 2.9 acres. 

And Phase 2 site is 2.916 acres 

The previous improvements, comprising a school, consist~d of three buildings, two 

of which have been demolished. The remaining historic three storey brick main 

schoolhouse building has been retained and "viii form part of the new development. 

Phase 1 oftbe proposed development of this site (2.9-acrcs) comprises 3 buildings: 

o Library Building (New); 5-storeys with 60 condominium units. 

o Grove (New); 3 storeys with 15 condominium units. 

o Schoolhouse (Existing); 2 storeys plus full basement 12 units. 

The entire site (5.816 acres) was purchased by McMurray Street Investments from 

Trillium Lakelands District School Board on January 15, 2010 for $650,000 under 

Instrument No. MT-77728. 

Residential Type 4(R4) Zone 

Development of the subject site (Phase 1) with a totaJ of 87 unit condominium 

apartments in three buildings. 

MICHAEL CANE CONSULTANTS I 4 [ McMurray Street Residences. Bracebridge. Ontario 



VALUATION CONCLUSION 

Project Total Revenue 

Total Project Cost 

Developers Profit: 

$29,102,505 

$24,907,004 

$4,195,501 

Residual Value of Land Plus value of work to date: $6,448,274 

Rounqed: 

Phase 2 

Total 

$6,448,000 

$2,000,000 

$8,448,000 

This hypothetical value estimate assumes the folloWing: 

" Development cosLs provided us and indicated ill the development approach will remain more or-less the same. 

Any alterations in these projected costs may have a significant effect on the value as deterrnined in this report. 

" Similarly, any changes or deferrals of our estimates of timing of development will also have a significant 

effect on value. 

• The developers will commence development of this property in a timely manner. 

" That the necessary planning approvals will be obtained in a timely manner. 

MICHAEL CANE: CONSULTANTS l 5 ! McMurray Street Residences. Braccbridge, Ontario 
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Appraisal of 

PROPOSED CONDOMINIUM DEVELOPMENT LOCATED AT 1606-1614 CHARLES STREET, 

WHITBY, ONTARIO. 

at 

AUGUST I, 2016 

Prepared for 

SCOLLARD DEVELOPMENT CORPORATION 

Prepared by 

MICHAEL CANE CONSULTANTS 
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MICHAEL CANE CONSULTANTS 

August 12, 2016 

Scollard Development Corpoqttion 

2355 Skymark Avenue, Suite 300 

MISSISSAUGA, ON 

L4W 4Y6 

Attn: John E. Davies, President 

Dear Sirs: 

Re: Appraisal of Proposed Residential Condominium at 1606-1614 Charles 

Street, Wbitbv, Ontario. 

In accordance with your instructions, we have inspected the above property, and made certain 

investigations and studies, for the purpose of expressing our opinion as to its current market 

value. 

The purpose of this report is to estimate the hypothetical market value of the freehold 

interest in the subject property as of the effective date. 

The Subject Property comprises a rectangular shaped site having an area of approximately 

2.90 acres with frontage on the wast side of Charles Street, South of Victoria Street in the 

south part of the Town of Whitby, close to Whitby Harbour. 

There is a proposal do develop this site with a condominium project containing a total of 291 

units and having a total gross floor area of 242,000 sq ft. The project will be built in two 

phases. 

Michael Cane Consultants 

18976 Kennedy Road, Sharon, Ontario LOG lVO 
· C-416-312-2263 
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MICHAEL CANE CONSULTANTS 

As a result of these investigations, it is our opinion, based on the available information and 

using the Development Approach to value, that the estimated hypothetical market value of the 

subject site, assuming it could be developed as described in the report, as at August 1, 2014, 

is as follows: 

SIXTEEN MILLION DOLLARS 

($16,0 00,000 .00) 

This Short Narrative Report that follows sets out the identification of the property, the 

contingent and limiting conditions, pertinent facts about the area and the subject property, 

review of the proposed development, comparable data, the results of the investigations and 

analysis, any reports or plans relied upon, and the reasoned account leading to our 

conclusions. 

We have prepared this report for your information and guidance. It may not be reproduced, 

in whole or in part, without the written consent of the undersigned and is subject to the 

limiting conditions as set out in Appendix 2. 

This hypothetical value estimate assumes the following: 
Development costs provided us and indicated in the development approach will remain more 

or less the same. Any alterations in these projected costs may have a significant effect on the 
value as determined in' this report. 

Similarly, any changes or deferrals of our estimates of timing of development will also have a 
significant effect on value. 

That the necessary planning approvals will be obtained in a timely manner. 

The developers will commence development of this property in a timely manner. 

Yours very truly, 

Michael Cane Consultants 

Michael S. Cane, FRICS, AACl, PLE 
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MICHAEL CANE CONSULTANTS 

1. Executive Summary 

GENERAL 

Effective Appraisal Date 

Location 

Address 

Lot Size 

Improvements Existing 

Proposed development 

Ownership & Purchase 

Official Plan 

Zoning 

Highest and Best Use 

Augu.st 1, 2016 

Located on the west side of Charles Street, South of Victoria 

Street in the south part of the Town of Whitby, close to Whitby 

Harbour. 

1606-1614 Charles Street, Whitby, Ontario. 

Area: 2.91 acres (Geowarehouse). 

Vacant site. 

A four-storey residential condominium development to be built 

in two phases containing 120 & 171 units respectively for a total 

of 291 units. The total above grade gross floor area will be 

242,000 sq ft. 

The Subject Property was purchased by Scollard Development 

Limited in the amount of $9,000,000. on September 8, 2014. 

Residential. 

An application for site plan approval was submitted together 

with all required plans and studies on January 21, 2015. This 

application was for a 4 storey condominium development with 

gross floor area of 163,336 sq ft. 

We understand that the developer is amending this application to 

include an additional floor and an increase in gross floor area to 

242,000 sq ft. 

Development of the site with a residential condominium 

building. 

Page 1 
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MICHAEL CANE CONSULTANTS 

VALUATION CONCLUSION 

Project Total Revenue 

Total Project Cost (including Land) 

Developer's Profit: 

Residual value of site based on this pro ·rorma: 

Rounded: 

Residual Unit Value: 

Price per sq ft GFA: 

Price per sq ft NSA: 

Price per suite: 

Ratio to Project Total Revenus: 

$90,632,567 

$77,999,031 

$12,633,536 

$i6,327,654 

$16,000,000 

$66.12 

$77.97 

$54,983 

18% 

This hypothetical value estimate assumes the following: 

Development costs provided us and indicated in the development approach will remain more 

or less the same. Any alterations in these projected costs may have a significant effect on the 
value as determined in this report. 

Similarly, any changes or deferrals of our estimates of timing of development will also have a 
significant effect on value. 

That the necessary planning approvals will be obtained in a timely manner. 

The developers will commence development of this property in a timely manner. 

Page2 
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MICHAEL CANE CONSULTANTS 

·Appraisal of 

PROPOSED RETIREMENT FACILITY 

CLARENDON PARK RETIREMENT RESIDENCES 

2170 GHENT AVENUE, BURLINGTON, ONTARIO. 

-i 

at 

FEBRUARY 23, 2015 

Prepared for 

MEMORY CARE INVESTMENTS (BURLINGTON) LTD. 

Prepared by 

MICHAEL CANE CONSULTANTS 



-'. 

March 10, 2015 

1703858 Ontario Ltd. 
2355 Sk:ymarkAvenue, Suite 300 
MISSISSAUGA 
ONTARIO 
L4W4Y6 

Attn: Mr. John Davies, President 

Dear Sirs: 

MICHAEL CANE CONSULTANTS 

Re: Appraisal of Proposed Retirement Residences Development at 2168-2174 Ghent Avenue. Burlington. 

Ontario. 

In accordance with your instructions, we have inspected the above property, and made certain investigations and 

studies, for the purpose of expressing our opinion as to its current market value. 

The purpose of this report is to estimate the hypothetical market value of the freehold interest in the subject property as 

of the effective date; February 23, 2015. 

The values shown below are based on a specific proposed development on a: 43,500 sq ft site with a development of 60 

unit retirement residences accommodating 72 residents in a 4-storey building. We have seen architectural plans of this 

proposed development prepared by Fabiani Architects Ltd. and we understand that Draft Site Plan Approval has been 

granted by the City of Burlington Planning Department. 

The current municipal address is 2168 & 2174 Ghent Avenue, However, we understand that will be changed to 2170 

Ghent Avenue. 

As a result of these investigations, it is our opinion based on the available information and using the Development 

Approach that the estimated hypothetical market value of the 43,500 sq ft. site plus the value of improvements to date, 

assuming it could be developed as set out in this report, as at February 23, 2015 is as follows: 

Eight Million, 1\vo Hundred and Sixty Five Thousand Dollars 

$8,265,000 

This Short :('T arrative Report that follows sets forth the identification of the property, the contingent and limiting 

conditions, pertinent facts about the area and the subject property, review of the proposed development, comparable 

data, the results of our investigations and analysis, any reports or plans relied upon, and the reasoned account leading 

to our conclusions. 

We have prepared this report for your information and guidance. It may not be reproduced, in whole or in part, without 

the written consent of the undersigned and is subject to the limiting conditions as set out in Appendix 2 as well as the 

following extraordinary assumptions: 

This value estimate assumes the following: 

• Development costs provided us and indicated in the development approach will remain more or less the same . 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 
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MICHAEL CANE CONSULTANTS 

Similarly, any changes or deferrals of our estimates of timing of development will also have a significant effect 

on value. 

That the remaining planning approvals will be obtained in a timely manner. 

If you have any questions concerning the above, please contact the undersigned. 

Yours very truly, 

Michael Cane Consultants 

Michael S. Cane, FRICS, AACI, PLE 

222 



~~ 

~~ 

MICHAEL CANE CONSULTANTS 

TABLE OF CONTENTS 

1. Executive Summary 

2. Definitions 
-

3. Neighbourhood Description 

4. Review of Retirement Home Income 

5. Description of Site 

6. Proposed Development 

7. Highest and Best Use 

8. Method of Valuation 

9. Development Approach 

10. Final Value Estimate 

11. Certification 

Appendix 1-

Appendix 2-
Appendix3-
Appendix4-
Appendix 5-
Appendix6 
Appendix 7 -
Appendix 8-

Type of Report 

Limiting Conditions 
Title 
Planning and Zoning 
Floor Plans 
Development Pro Forma . 
Argus Developer Reports 
Qualifications of Appraiser 

223 

5 

7 

10 

11 

14 

16 

17 

18 

19 

25 

27 



::;; 

MICHAEL CANE CONSULTANTS 

1. Executive Sum1nary 

GENERAL 
Effective Appraisal Date 

Property Location 

Property Address 

Property Rights Appraised 

Ownership 

Lot Size 

Improvements Existing 

Proposed development 

Purchase Details 

Official Plan 

Zoning 

Highest and Best Use 

VALUATION CONCLUSION 

·Project Total Revenue 

Total Project Cost 

Profit: 

February 23, 2015 

One block south of Prospect Street between Brant Street and Guelph Line in the 

City ofBurlington. 

2168-:.2174 Ghent Avenue, Burlington, Ontario. (To be known as 2170 Ghent 

Avenue) 

Fee Simple Interest. 

1703858 Ontario Ltd. 

2168 Ghent Avenue: 15,000 sq ft 

2174 GhentAvenue· 28,500 sq ft 

Total: 43,500 sq ft 

None 

60-unit retirement residences accommodating 72 residents in a 4-storey building. 

2168 Ghent Avenue: August 8, 2007by 1703858 Ontario Ltd. Price $500,000. 

2174 Ghent Avenue: October 17, 2006 by 1703858 Ontario Ltd. Price $465,000. 

Residential Medium Density. 

RM2-Mediurn Density Zone 

Development of the site with a retirement residence comprising approximately 60 

retirement apartments. 

$36,157,091 

$31,063,174 

$5,093,917 

Net present value of site based on this pro forma: $8,265,507 

Rounded: $8,265,000 

This hypothetical value estimate assumes the following: 

Development costs provided us and indicated in the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 

5 
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MICHAEL CANE CONSULTANTS 

The room income and operating costs provided to us will ~main more or less the same. Any alterations in 

these numbers may have a significant effect on the value as determined in this report. 

Similarly, any changes or deferrals of our estimates of timing of development will also have a significant effect 

on value. 

The developers will commence development of this property in a timely manner. 

That the necessary planning approvals will be obtained in a timely manner. 

6 
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Appraisal of 

PROPOSED RETIREMENT FACILITY 

60 SUITES FOR 75 RETIREMENT RESIDENTS 

105 GARDEN DRIVE, OAKVILLE, ONTARIO. 

i 
y . 

at 

MARCH 5, 2015 

Prepared for 

MEMORY CARE INVESTMENTS (OAKVILLE} LTD. 

Prepared by 

MICHAEL CANE CONSULTANTS 



March 10, 2015 

Memory Care Investments (Oakville) Ltd. 
2355 Skymark Avenue, Suite 300 
MISSISSAUGA 
ONTARIO 
L4W4Y6 

Attn: Mr. John Davies. 

Dear Sirs: 

Re: Appraisal of Proposed Retirement Residence Development at 105 Garden Drive, Oakville. Ontario. 

In accordance with your instructions, we have inspected the above property, and made certain investigations and 

studies, for the purpose of expressing our opinion as to its current market value. 

The purpose of this report is to estimate the market value of the :freehold interest in the subject property as of the 

effective date; March 5, 2015. 

The values shmvn below are b_ased on a specific proposed development on a 0.371 acre site with a development of an 

Alzheimer's residence accommodating 75 residents in 60-suites in a 4-storey building. We have seen architectural 

plans of this proposed development prepared by Fabiani Architects Ltd. and we understand that Draft Site Plan 

Approval has been granted by the City of Burlington Planning Department. 

As a result of these investigations, it is our opinion based on the available information and using the Development 

Approach that the estimated hypothetical market value of the 0.371 acre site, assuming it could be developed as set out 

below, as at March 5, 2015 is as follows: 

Nine Million Dollars 

$9,000,000 

This Short Narrative Report that follows sets forth the identification of the property, the contingent and limiting 

conditions, pertinent facts about the area and the subject property, review of the proposed development, comparable 

data, the results of our investigations and analysis, any reports or plans relied upon, and the reasoned account leading 

to our conclusions. 

We have prepared this report for your infonnation and guidance. It may not be reproduced, in whole or in part, without 

the written consent of the undersigned and is subject to the limiting conditions as set out in Appendix 2 as well as the 

following extraordinary assumptions: 

This value estimate assumes the following: 

• 

Development costs provided us and indicated in the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 

Similarly, any changes or deferrals of our estimates of timing of development will also have a significant effect 

on value. 

That the current holding designation on the approved site plan will be removed in a timely manner . 

MlCHA!=L CANE CONSULTANTS [ 2 [ 105 Garden Drive, Oakville, Ontario 
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If you have any questions concerning the above, please contact the undersigned. 

I 
I 

I ___ _J 

Michael S. Cane, FRJCS, AACI, PLE 

MICHAEL CANE CONSULTANTS 
1

3
1

105 Garden Drive, Oakville, Ontario 
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I. Executive Summary 

GENERAL 
Effective Appraisal Date 

Property Location 

Property Address 

Property Rights Appraised 

Oivnership 

Lot Size 

Improvements Existing 

Proposed development 

Purchase Details 

Zoning 

Highest and Best Use 

VALUATION CONCLUSION 

Project Total Revenue 

March 5, 2015 

Southeast corner of the intersection of Lakeshore Road West and Garden Drive 

appro![imately 0.5 km west of downtown Oakville. 

105 Garden Drive, Oakville, Ontario. 

Fee Simple Interest. 

Memory Care Investments (Oakville) Ltd. 

0.371 acre 

Vacant site 

60-unit retirement residence accommodating 75 residents in a 4-storey building. 

The property was purchased by Memory Care Investments (Oakville) Ltd as 

follows: 

103 Garden Drive: October 29, 2012 for $895,000. 

109 Garden Drive: October29, 2012 for $1,050,000 

Commercial C3R Zone 

Development of the site with a retirement residence comprising approximately 60 

units. 

Total Project Cost (Including Land) 

Profit: 

$38,129,589 

$32,756,661 

$5,372,929 

Residual Value of site based on this proforma: 

Rounded: 

This hypothetical value estimate assumes the following: 

$9,060,637 

$9,000,000 

Development costs provided us and indicated in the development approach will remain more ·or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 

Similarly, any changes or deferrals of our estimates of timing of development ·will also have a significant effect 

on value. 

That the current holding designation on the approved site plan will be removed in a timely manner. 

MICHAEL CANE CQNSULTANTS 
1
s

1 
lOSGanienDrive,Oakville,Ontario 
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Appraisal of 

PROPOSED RETIREMENT FACILITY 

169 BORDEN AVENUE NORTH, KITCHENER, ONTARIO. 

at 

JANUARY 29, 2015 

Prepared for 

2 3 7 2 5 1 9 0 N TA R I 0 LT D. 

P1·epared by 

MICHAEL CANE CONSULTANTS 



January 29, 2015 

2 3 7 2 5 1 9 0 N TAR I 0 LT D. 

2355 Skymark Avenue, Suite 300 
MISSISSAUGA 
ONTARIO 
L4W4Y6 

Attn: 11r. John Davies, President 

Dear Sirs: 

Re: Appraisal of Proposed Retirement Residence Development at 169 Borden Avenue North, Kitchener, 

Ontario. 

In accordance with your instructions, we have inspected the above property, and made certain investigations and 

studies, for the purpose of expressing our opinion as to its current market value. 

The purpose of this report is to estimate the hypothetical market value of the freehold interest in the subject property as 

of the effective date; January 29, 2015 

The values shovro below are based on a specific proposed development on a 1.51 acre site with a development of an 

Alzheimer's residence accommodating 98 residents in a 3-storey building. 

As a result of these investigations, it is our opinion based on the available information and using the Development 

Approach that the estimated hypothetical market value of the 1.51 acre site, assuming it could continue to be developed 

as set out below, as at January 29, 2015 is as follows: 

Ten Million Six Hundred Thousand Dollars 

$10,600,000 

This Short Narrative Report that follows sets forth the identification of the property, the contingent and limiting 

conditions, pertinent facts about the area and the subject property, review of the proposed development, comparable 

data, the results of our investigations and analysis, any reports or plans relied upon, and the reasoned account leading 

to our conclusions. 

We have prepared this report for your information and guidance. It may not be reproduced, in whole or in part, without 

the written consent of the undersigned and is subject to the limiting conditions as set out in Appendix 2 as well as the 

following extraordi.."lary assumptions: 

This value estimate assumes the following: 

Development costs provided us and indicated in the development approach will remain more or less the same. 

·Any alterations in these projected costs may have a significant effect -on the value as determined in this report. 

• Similarly, any changes or deferrals of our estimates of timing of development will also have a significant effect 

on value. 

• That the necessary planning approvals will be obtained in a timely manner . 

MICHAEL CANE CONSULTANTS 
1
2

1
169 Borden Avenue North, KHchener, Ontario 
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If you have any questions concerning the above, please contact the undersigned. 

Michael S. Cane, FRICS,AACI, PLE 

MICHAEL CANE CONSULTANTS I 3 I 169 Borden Avenue North, Kitchener, Ontario. 
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1. Executive Summary 

GENERAL 

Effective Appraisal Date 

Property Location 

Property Address 

Property Rights Appraised 

Ownership 

Lot Size 

Previous Improvements 

Proposed development 

Purchase Details 

Zoning 

Highest and Best Use 

VALUATION CONCLUSION 

Project Total Revenue 

January 29, 2015 

On the south side of Borden Avenue North, just west of East Avenue. The property 

faces Knollwood Park and is approximately 4 km southeast of Kitchener's central 

business district. 

169 Borden Avenue North, Kitchener, Ontario. 

Fee Simple Interest. 

2372519 Ontario Ltd. 

1.51 acres 

The subject property was improved with a 38-suite retirement facility which has 

since been demolished. The two storey brick building was built in 1950. And has a 

gross floor area of 6,017 sq ft. 

71-unit retirement property accommodating 98 residents in a 3-storey building. 

The property was purchased 25 February, 2014 by Memory Care Investments 

(Kitchener) Ltd. for $3,950,000. 

Neighbourhood Institutional Zone (l-1) 

Development of the site with a retirement residence comprising approximately 98 

apartments. 

Total Project Cost (Including Land) 

$44,943,888 

$40,157,776 

$8,088,280 Profit: 

Residual Value of site based on this pro forma: $10,581,002 

Rounded: $10,600,000 

This hypothetical value estimate assumes the following: 

Development costs provided us and indicated in the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in this report. 

Similarly, any changes or deferrals of our estimates of timing of development will also have a significant effect 

on value. 

That the necessary planning approvals will be obtained in a timely manner. 

MICHAEL CANE CONSULTANTS 
1

5
1

169 Borden Avenue North, Kitchener, Ontario 
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Appraisal of 

PROPOSED CONDOMINIUM DEVELOPMENT AT 

LEGACY LANE, HUNTSVILLE, ONTARIO. 

at 

OCTOBER 2, 2012 

Prepared for 

LEGACY LANE INVESTMENTS LIMITED. 

Prepared by 

MICHAEL CANE CONSULTANTS 



October 2, 2012 

Legacy Lane Investments Limited. 
2355 SkymarkAvenue, Suite 300 
MISSISSAUGA 
ONTARIO 
L4W4Y6 

Attn: Mr. John Davies, President 

Dear Sirs: 

Re: Appraisal of Proposed Condominium Development at Legacv Lane. Ontario. 

In accordance with your instructions, \Ve have inspected the above property, and made certain investigations and 

studies, for the purpose of expressing our opinion as to its current market value. 

The purpose of this report is to estimate the hypothetical market value of the freehold interest in the subject property as 

of the effective date based on the proposed development as set out in this report. 
~ 

The values sho,,..;in below are based on a specific prnposed development on a 4.442 -acre site with a development of39 

townhouses and 108 apartments for a total of 145 units. We have not seen detailed plans of this proposed development 

and we understand that application to the Town of Huntsville is being made bur not yet approved. 

As a result of these investigations, it is our opinion based on the available infom1ation and using the Development 

Approach that the estimated hypothetical market value of the 4.442-acre subject site assuming it could be developed as 

set out below, as at October 2, 2012 is as follows: 

Four Million Dollars 

$4,000,000.00 

This Short Nan·ative Report that follows sets forth the identification of the property, the conti.ngent and limiting 

conditions, pertinent facts about the area and the subject property, review of the proposed development, comparable 

data, the results of our investigations and analysis, any reports or plans relied upon, and the reasoned account leading 

to our conclusions. 

We have prepared th.is report for your information and guidance. It may not be reproduced, in whole or in part, without 

the ·written consent of the undersigned and is subject to the limiting conditions as set out in Appendix 2 as well as the 

following extraordinary assumptions: 

This hypothetical value estimate assumes the following: 

• Development costs provided us and indicated in the development approach will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as detennined in this report. 

• Similarly, any changes or deferrals of our estimates of timing of development will also have a significant 

effect on value. 

• That the necessary planning approvals '1-vill be obtained in a timely manner. 

MICHAEL CANE CONSULTANTS 121 The village of Legacy Lano. Huntsville. Ontario. 
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1f you have any questions concerning the above, please contact the undersigned. 

Yours very truly, 

lVIichael Cane Cons_~lt~.Jl:~S,--"-, '-
.. . ! 
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MlCHAEL CANE CONSULTANTS j 3 l The village ofLep!::y Lane, )font~_vme. On.tatio. 
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1. Executive Summary 

GENERAL 

Effective Appraisal Date 

Property Location 

Property Add1·ess 

Property Rights Appmised 

Ownership 

Lot Size 

Improvements Exisli.ng 

Proposed development 

Purchase Details 

Zoning 

Highest and Best Use 

VALUATION CONCLUSION 

Project Total Revenue 

Total Project Cost 

Profit 

October 2, 2012 

The property is located in the Town of Huntsville approximately l.5 km north of 

the downtown and just south of the big box. shopping centre located south of the 

intersection of Highway 1 I &Highway 60 

Lagacy Lane, Huntsville, Ontario. 

Fee Simple Interest. 

McMurray Street Investments Ltd. 

Irregular shaped site located adjacent and to the west of an existing retirement 

residential development deveioped by Chartwell. The site ru·ea is 4.442 acres. 

There are no buildings on the subject site. It is bisected by a right-of-way which 

contains services. 

Proposed development of 39 townhouses and 108 apartments for a total of 145 

units. We have not seen detailed plans of this proposed development and \Ye 

understand that application to the Town of Huntsville is being made. 

The site was purchased on October 2, 2012 by Legacy Lane Iuvestments Limited 

for $650,000 

R4-Residential 

development of the site with retirement residences comprising 39 townhouses and 

108 apartments. 

$46,249,536 

$38,950,067 

$47 ,299,469 

Net present value of site based on this proforma: $3,899,042 

Rounded: 

Price per Sq Ft GF A: 

$4,000,000 

$26.00 

Ml CHA EL CANE CON SUL TANTS j 4 j The village of Legacy Lane, Huntsville. Ontario. 

2 0 



·. ·~ 

This hypothetical value estimate assumes the following: 

<> Development costs provided us and indicated in the development approach ·will remain more or less the same. 

Any alterations in these projected costs may have a significant effect on the value as determined in tbis report. 

• Similarly, any changes or deferrals of our estimates of timing of development will also 11ave a significant 

effect on value. 

• The developers will commence ~evelopment of this property in a timely manner. 

o That the necessary plamling approvals will be obtained in a timely manner. 

MICHAEL CANE CONSULTANTS [ 5 j The village of Legacy Lane, Huntsville, Ontario. 
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THIS IS EXHIBIT 11B11 

REFERRED TO IN THE AFFIDAVIT OF 

JOHN DAVIES 
SWORN BEFORE ME 

THIS 27tnDAY OF JULY, 2017 
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TEXTBOOK STUDENT SUITES INC. Uodaled Construction cost 
21•JUf•17 Revenue 2.00% 

Welghted avg 
rn. 
10. 
31. 

2. 

Retall i 1 I a,2ao i 25 I ! $ 13,osa ; $ 1s1,ooo $ 1s1,ooo 104. 

Gipss Floor Area (above grade) 77.B% 
1 1 w:iu '"'"'~:_0 • I I 4---. Gross ·1ncorne -.:..- f 3t767,800 

Less: Vacancy Allowance 2.50% 94, 195 I 163,8931 I Genera• Hequiremems 1 

ful.!.iQ I H..nulred j Provided Masonrv 
0.26 I TBD I 50 Metals 
0.08 I TBD I 15 Carpentry 

0.333 I TBD I 65 Thermal & Moisture Pr 

Jun-16 Upgrades & other 
Jul-17 Construction Managerr 
15.0 Construction con11noe1 

v-17 :.~;~·:: 
·17 

I Soft costs: 

J.lE8 I Suite Bed Design & Consulting 
$307i $258,383 $139,947 Legal & Dev. Managem 

Sales & Marka!lng 
Land Cost ! I $42 $35,209 $19,071 Interest & Finance 
Hard Cost l $151 $126,841 $88,705 Otlsel!lng Income 
Solt Cost I I $63, $52,707 $28,550 

COST I I $256! $214,7571 $116,327 

PROFIT I I $52! $43,6071 $23,620 

I b,673 1,106,278 
5 3,782 737,619 

27 22,693 4,425,111 
3 2,521 491,679 
3 2,521 . 491,679 
s 5,043 . 983,358 

8 6,304 

9 7,564 
11 8,825 
11 9,455 

630 
2,521 

23,954 
17,650 

1 769 
5 4.~13 

3 2,521 

i-"""··''"'~~!.l W~ ,:t;JMi~j.i 

7 5,966 I 1, 163,410 
16 13,413 I 2,615,500 

5 4,370 I 852,146 
20 16,871 I 3,289,811 

3 • 2,222 I· 433,298 

Acqulslti<ln · $ 
60% 
20% 
20% 

1oO% 
% 
70% 
15% 
'15% 

__ 100% 

75% LTV 

---
"4.00% fAmortlz.atlon: - 30 lOSCR: 

IRRY1·5:' 1% Y1-10: 

Yield 

3,673,605 
1,028,609 

~ 
52,900 

5.25% 

41,877,555 

Residnntlal 
Avg/UnU 

Check 

2,990,476 ! 
$50,380,8691 
$47 ,390,392 
$243,027.85 

Construction Loan < 75% Project Value I 

!- TRUE I·--·--· --~· 

'. o,.sQ~,31.3 , 
. {a3· 

6.32% 

24~ 

0.00 

o.ool 

3%: 

12,012.77 4.943% 

$0 



0 0 0 0 0 0 0 a 0 0 a 0 0 0 0 0 0 
0 0 0 0 0 0 0 0 0 0 0 0 0 

-vvv, - v'""" vvoov ----Jv---1------------~-------------i--------~----j 

0 

0 

0 
0 

.. ; ... :,,. 

0 0 
0 

0 0 

0 

0 0 

0 0 0 

0 

0 

------·------------·-

4o·;ooo.' ·eo,ooo 

0 

100,000 140,000 80,000 

. ~i!o,ooo 
.j,;il;i17 

75,222 
14.~so 

::'. i~~?1q?i§/ ,;i.: .:· 

.·;t4~,90:0,. 
fj~.'717' 
;rs,222 
~g,450 

455,761 243,740 436,433 466,508 4.447,558 
717,500 $5,632,500 

:47 802" 
- : 27'.~'6' 

'. 1~.3i8 . 

ji~:!~r 
·s1,aa~ 

---------------·------

:122,920 
~\l~ .. 2.4t· :~~~.2~~. . . j~9,~4~: .. - ;3~~,'24,~ 

: 2as.a1~. ?aM1~. _ .. g~\i.an: , g 6 .. 01;.,. .. 

,.,~11~n 
.81,9.4~ 

\'22,920 
153,650 
184,380 
215,110 

3~9.~4·~ 
;g~~.!l.13 

. J!1.;941 
· ai,941 
122,920 
153,650 
184,380 
215,110 

389,246 
·a~ey.01:i 

1:11.~02 
. 27,316 
j.i,318 
113,717 
:23;676 
93,196 

81,947 
81;947 

122,920 
153,650 
184,380 
215,110 

38~,246 
286,813 

. 47,802 
'27,316 
14,318 

113,717 
23,676 

101,148 

2,033,00JL_ ________ o o o o o 1,900.224 2,141,«!0 2,026,452 1,908,35~ _ --1Jl1MOj 1.924.753 
3,206,261 243 740 436 433 486,508 10,080,058 0 0 0 0 1 906,224 2,141,430 2,026,452 1,908,358 1,916,801 1,924.7531 100,000 140,000 60,000 

0 100,000 240,000 300,000 755,761 999,501 1,435,934 1,902,442 6,350,000 8,350,000 6,350,000 
100.000 140,ooo 50,000 455,761_ 243.740 436433 465.508 4.447.558 ____ o ______ o____ o 
10Q,000 240,000 300,000 755,761 999,501 __ 1_.435,934 1.902,442 6,350,000 Jl,Q.5Q,OOO ___ 6,35(),QQQ__ 6,350,000 

0 0 0 
0 
0 

0 
0 
0 

112,28~ 0 0 

2,033,090 2,033,000 2,033,000 2,033,000 2;033,000 g&33,060 2,033,000 ·: -- 3;939,224 

61.388 61.388 61,388 61,368 61.368. 69,330 

0 

52,917 
10.00% 
78,253 

0 

S.107.106 
1.908.358 

10,015.464 ' 

52,917 
1-0.-00% 
86.696 

0 

10,015,464 11.932.265 
1,916,801 1.924.753 

11,932.265 13.857.018 

52,917 
10:003 

62,917 
1o:Oo% 

94,648 102.634 

24~ 



~~lq:a.Phir;o~~h ·: , . :23 
.Jiti~l7 

24 
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0 0 
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. . ';M·~h:·:::" ,':, ; .. ~>:. -
J 

.. - I I 

i Completion Occupancies I I i I 
0 • o o 65 s5 65 I . I I l 

0 0 65 130 i 195 0 

t--====-:-=c-cc=-c---.,----,..,-,,------------~·-·------------~--·-··-----------·--------------------:---------~---'-----+-------+---------+----------+-------

COSTS I CASH PAYMENTS: 
General Requirements 
Site Work \ Connections 
Concrete\Formwork\Parking I Masonry 
Metals 
Carpentry 
Thermal & Moisture Protection 

es 
Appliances \ Furnishings 
Amenity, Specialties 
Conveying Systems 
Mechanical 
Electrical 
Upgrades & other 
Construction Management 
Construction Contingency 
Design & 
Legal & Dev. Management 
Sales & Marketing 
Interest & Finance 
HST - Net of rebates 
Soft cost contingency 
Land Costs 

~~i[~£~f f~R~~~~1P.~~m~nt~;" .· ::. 

'··'_;Mezzanine Mortga e advance 
! Construction advance 

Total FINANCING 

!I Closing bank balance 

1l EQUITY FINANCING: 
Opening Equity balance 
Current advances 
Cummulative 

Mezzanine balance 
r.1 irrAnl Arlv;:inf'i:> lRi:>n;:ivmAn!\ 

6.9% 6.4% 
p4.7% 71.1% 

65,075 65 075'• 
• I. ""f 

81 ,947 81,947 

22,920 122,920 
153,650 153,650 
184,380 184,$80 
215,110 215,110 

I 
t22,920 I 
389:246 389,246. 
286,813 286,813 

47,802 
27,316 
14,318 

113,717 
23,676 

#VALUE! 

47,802 
27,316 
14,31 S 

113,717 
23,67q 

111;154 

6.7% 
77.8% 

.. #VALUE! 

.~s,;:R~§T 

81,947 

122,920 
153,?,5,9 
\84i38d ·.· 
215·f10 . '.)· .. ;• 

389,246 
286,8.1'3 
z~,;ooo 
47,802 
'2i,~1.6 
· 14;efs 
1.d,'7,'i'7 
.2~,6?6 

100,300 
2a-;-crs4 

10.8% 10.5% 0.3°/o 
88.6% 99.1% 99.4% 

0.3% 
99.7% 

300,900 
4,252 

0.3% 
100.0% 

0 
0 
0 

.=)3!;@:t§:i'; ;::;;::::.:,( .~.§1;9.1~ ! ~I ~I 1, ~~~:~~~I ~ ---1 I I 

01 01 4,425, 111 
o: 01 491,679 

o! ol 491,679 $0.00 

122,920 122,920 . o; o 983,358 
,t;;3,'6?Q 1.53,65() . 01 o 1,229,198 $0.00· 
j84;§M ·;104,:3,$,0 I 01 o 1,475,037 $0.001 

.. 215,JJP;. .. »21$,'i\O, : Di . 0 1,720,877 $0.00j 
.-:9g1~:~§~.·:.-.,. :-::_;@;!i.~9,8 I OJ 0 1,843,796 $0.00, 

:in)i~~r .;::.·)'$f,4:~o : 01 o 122,920 $0.00 · 
,'~22)26' 122,9,2b I 01 0 491 ,679 $0.00j 
389,246· , 3~9;24,t:1 i o\ o 4,670,951 $0.00, 
286,813 . 286,813 I 01 o 3,441,753 $0.001 

75,000 I o: o 150,000 $0.00 1 

47,802 47,$02 47,802 47,802 47,802 0 860,438 . 
27,3H3 . . 27,316 27,316 . 2i,3i 6· . 27,31'6 o 491,679 
1.4,Sf~ ,: . 14}~18 )4,s18 14,318. . ... . ": 14;~18 Q 1,163,410 1 I 

j1s,'71t ·(> . . 113,711 . 113,717 113,717. · 113,71.7. o 2,615,500 $0.00 o' · 
. · 2~,67$ · ···· 2~,976 . 1 QQ,~QS · · fop,29~ · · . · 100;29f -- O 852, 148 $0.00 O per unit 

·:1tvALv.E:f: .: : :wv&.LOE1 :itvACut:1 ·»: H-vA~l)E! · · · #VAt1)~1 .... :. ·. 11vALuE1 #VALuE1 11vALUE1 . , 
·1· · · · -. ·2,49d;~o~· o 2,490,309 $0.00 

•• "">°. •• ' . • •.·. • ·, • • . • .. , .. ' ' 4$·. ; ';)3,Q43 ,P,043 :: . 1$.,d43 . " . ·1s.;01,3,__ . 0 300,000 . 

'!.: 
#VALUE! 

Check 
-6,sso,0001__ 01 ~01. I I 
·6,350,0601 0 

#VALUE! #VALUE! -1-~VALOE! 
- -r #VALUE! I #VALUE! I #VALUE! I #VALUE! #VALUE! #VALUE! #VALUEI #VALUE! 

#VALUE! ' 

#VALUE! I 
I 

I 
6,350,000j 

oi 
6,350,000i 

6,350,000' 
0 

- #VALUEI I #VALUE! I #VALUE! I #VALUE! I #VALUE! #VALUEI #VALUE! #VALUEI #VALUE! 

I 
#VALUE! I #VALUE! I #VALUE! i #VALUE!-. -!" #VALUE! . I #VALUE! #VALUE! #VALUEI 

I 

6,350,0001 -6,350,000 6~350,000: 6,350,000 6,350,000 6,350,000 . 6,350,000 6,350,000 6,350,000 

0 0 o: o' 01 0 o1 -6,350,000 ·6,350,000 
6,350,0001 6,350,000 6,350,000i 6,350,000 6,350,000 6,350,000 6,350,000 0 0 

! 

6,350,000j 6,350~6ool 6,350,000! 6-L~o,oooj 6,350,000. 'I 6,350,000! 6,35o~6ool 6,350,000,, ___ 6:..c,3:::...5:...:0:.L,O::...::v..;:.v.i-------J-----+------1 
o~ o: o! -- OI 9--~-- Oi OJ ·6,350,000 - ·6,350,000 
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Cummulative Mezzanine balance 6 ,, <;(I ()()fl 6,350,000 6,350,000 6,350,000i 6,350,000'. 6,350,000: 6,350,000' 6,350,000i 0 0 . 
I i ' 

3} CONSTRUCTION FINANCING: I 
. -· ! 

Openino Construction Loan balance I. 13,857,018 I #VALUEI #VALUE! #VALUEI .#VALUE! #VALUEI #VALUE! .#VALUE! #VALUE! #VALUE! 
Current advance (repavment) ' #VALUE! #VALUE! #VALUE!. ! .#VALUE:I #VALUE I #VALUEI #VALUE! #VALUE! #VALUE! #VALUE! I 

Cummulative Construction Loan balance I #VALUE! I #VALUE! #VALUEI #VALUE! #VALUE! #VALUEI #VALUE! . #VALUE! #VALUE! #VALUEI . 
I I Cash Balance #VALUE! #VALUE! 
i 

~LUE! : Interest on Construction Loan i 57,/38 #VALUE I I #VALUE! I #VALUE! #VALUE! #VALUE! #VALUE! 0 #VALUE! • Actual interest forecast I I ' 
' Average Interest Rate i 5.00% 5.00% 5.00%l 5.00% 5.00% 5.00% 5.00% 5.00% 5.00% #VALUE! • Budgeted interest 
' I i 
Interest on Mezz Financing ! 52,917' 52,9.171 52,9171 52,917 52,917 52,917 52,917 52,917 0 1,029,333 • Actual interest forecast 

< Average Interest Rate ! 10.00% 10.00%1 10.00% 10.00%, 10.00% 10.00% 10.00% 10.00% 10.00% 1,029,333 • Budgeted Interest 
; COMBINED INTEREST ! 110,654 #VALUE I #VALUE! #VALUE! #VALUE! #VALUEI #VALUE! I #VALUE! #VALUE! • Combined Interest 

.. J 

. ' ·; 

'! 



EXTBOOK STUDENT SUITES INC. 

.:_'!raft ·for discussion only 

i~ I 

~~ 

COSTS v· 
LAND I: 

f ~ ' Land • Purchase ,, 
2 Land • Appreciation 
3 Title Fees I Transfer tax 
4 Parkland dedication 
5 City Dev Charges • Res 
6 City Dev Charges - Comm 
7 Section 37 
8 Realty Taxes 
9 Site Improvements 
10 Planning & re-zoning 

Total LAND 
·~ :.~ 

CONSTRUCTION 
20 General Requirements 
2i Site Work 
22 Concrete \Formwork\Parking 
23 Masonry 
24 Meta.ls/Balcony railings 
25 Carpentry 
26 Thermal & Moisture 
27 Doors & Windows 
28 Finishes 
29 Appliances\ Furniture 
30 Amenity equipment \ Furnishings 

l ,·~. 31 Conveying Systems 
32 Mechanical 
33 Electrical 

.... , 34 Constr.uctlon Management 
35 Construction Contingency 

Sub-total 

::· 36 Soils\ Demolltion 
37 Building permit 
38 Municipal fees 
39 lnsumnce I Bonding 
40 Purchaser's upgrades 

Total CONSTRUCTION 

. DESIGN 
50 Architect 
51 Structural Engineer 

, .. , 52 Mechanical & Electr!cal 
.. ·: 53 Landscape Architect 

54 Site Services\ Civil Eng. 
55 Interior Designer 

" 
: 56 Cost planning 

57 Inspection & Site Testing 
58 Code consultant 
59 Soils \ Geotech \ Environmental 
60 Acoustic consultant 
61 Sprinkler consultant 
62 Vibration consultant 
63 Other consultants \ Studies 
64 Println.g & disbursements 

Total DESIGN 

0 2,000,000 
0 0 
0 38,QOO 
0 61,140 
0 2,432,094 
0 69,490 
0 2,000,bOO 
0 45,000 
0 100,000 
0 100 000 
0 6,865,724 

0 1,106,276 
0 737,519 
0 4,425,111 
0 491,679 
0 491,679 
0 983,358 
0 1,229,198 
0 1,475,037 
0 1,720,677 
0 1,843,796 
0 122,920 
0 491,679 
0 4,670,951 
0 3,441,753 
0 860,438 
0 491,679 
0 24,583,950 

0 0 
0 0 
0 0 
0 150,000 
0 0 
0 24,733,950 

0 494,679 
0 98,936 
0 123,670 
0 50,000 
0 35,000 
0 78,000 
0 '15,000 
0 73, 125 
0 15,000 
0 50,000 
0 10,000 
0 10,000 
0 10,000 
0 50,000 
0 50,000 

0 1,163,410 

163,893 

2,000,000 $2,000,000 
0 

38,000 1.90% 
61, 140 

2,432,094 6,756 
89,490 6,280 

2,000,000 1,500 
45,000 18,000 
i00,000 
100,000 

6,865,724 
··:: '""'"· .... ,., ...... , .... ".'"la 

,§QJL. 
$0,0l:i'' 

~··-·~.'..:~:Ir:.~::::~.~·.-~.~; ··:,~;:.!rm~q~~R-9:: 

1,106,278 $6.75 
737,519 $4.50 

4,425, 111 $27.00 
491,679 $3.00 
491,679 $3.00 
983,358 $6.00 

1,229, 198 $7.50 
1,475,037 $9.00 
1,720,877 $10.50 
1,843,796 $11.25 ' 

122,920 $0.75 
491,679 $3.00 

4,670,951 $28.50 
3,441,753 $21.00 

860,436 $5.25 
491,679 $3.00 

24,583,950 150.00 

0 
0 195 
0 

150,000 0.100% 
0 

24,733,9501 $150.92 

494,679 24,733,950 
98,936 

123,670 
50,000 
35,000 
78,000 
15,000 
73, 125 
15,000 
50,000 
10,000 
10,000 

10,0001 
41 50,000 

50,000 

1, 163,410 

195 

00-Jan·OO 

21-Jul-17 

$01 Land incl. Broker tee 

% of !and purchase 
2.0% of appraised land value 

13,512 2015 Greenbelt Rates Inflated 1.4% 
14.25 2015 Greenbelt Rates inflated 1.4% 

155 Allowance for Iner. units @ $1,500 per 
2.50 Est annual tax x 2.5 years 

Allowance 
Budoet for zonin 

Cost 
163,893 24,583,950 

65 -
195 -

24,583,950 
$5,673 
$3,782 

$22,693 Including parking structure 
$2,521 
$2,521 / 

$5,043 
$6,304 
$7,564 
$8,825 
$9,455 Includes In-suite furnishings 

$6.30 
$2,521 

$23,954 
$17,650 

3.00% Estimate of % hard costs 
2.50% 

Included above 
O Included above 
0 Included above 

30,000,000 A!lowance for bonding key trades 

195 !Units 
2.00% of hard costs 
0.40% 11 

0.50% 

$50,0001 Allowance 
$35,000 Allowance 

$400 

$15,000 I Allow for take off I CM Contract 
$375 Bulletin 19 

$25,000 Allowance 
$40,000 

$2,5001 Monthly monitoring 
$50,00o Misc. 
$50,000 Allowance 

24~ 

Deposit 
200,000 

1BR 2BR 
202,688 2,229,406 

Surface Parking 
furnishings and utilities 

4.50% 
3.00% 

18.00% 
2.00% 
2.00% 
4.00% 
5.00%' 
6.00% 
7.00% 
7.50% 
0.50% 
2.00% 

19.00% 
14.00% 
3.50% 
2.00% 

100.00% 



'EXTBOOK STUDENT SUITES INC. 

· Jratt • for discussion only 

LEGAL & DEV. MANAGEMENT 
70 Legal Fees 
71 Accounting 
72 Surveyor 
73 Misc. Development 
74 Land Acquisition 
75 Development Management 

Total LEGAL & ADMINIE!TRATION 

SALES & MARKETING 
80 Marketing & Advertising 
81 Leasing Office • Construction 
82 Leasing Office • Operations 
83 Commissions 
84 Commissions· Outside Broker 
85 Incentives • Rental Guarantee 
86 Leasing Consultant 
87 Retail ·Tenant Inducements 
88 Retail • Commissions 

Total SALES & MARKETING 

FINANCE 
90 Construction Loan Fees 
91 Mezzanine Loan Fees 
92 Service Charges & misc. 
93 Appraisal 
94 Tarlon\BILD enrolment 
95 Deposit Insurance Fees 
96 Letter of Credit Fees 
97 Project Monitor 
98 Mezzanine Loan Interest 
99 Construction Loan Interest 

'·" Total FINANCE 

INTERIM OPERATIONS 
100 Interim rent collections 

.· .. 101 Interim operating c.osts 
102 Other 
103 Interest Earned on Deposits 

Total INTERIM OPERATIONS 

CONTINGENCY & HST 
104 HST · net of rebates 
105 General contingency 

Total CONTINGENCIES & HST 

··! 

[;j 

~·~·.; 

0 390,000 
0 22,500 
0 78,000 
0 25,000 
0 0 
0 2,100,000 

0 2,615,500 
. . 

0 156,000 
0 50,000 
0 60,000 

-
0 300,888 
0 0 
0 100,000 
0 0 
0 157,000 
0 28,260 

0 852,148 

0 833,000 
0 317,500 
0 7,200 
0 40,000 
0 5,000 
0 0 
0 12,500 
0 105,000 
0 1,029,333 
0 #VALUE! 

0 #VALUE! 

0 ·601,800 
0 168,504 
0 0 
0 0 

0 -433,296 

0 2,490,309 
0 300,000 

0 2,790,309 

390,000 195 
22,500 3 
78,000 
25,000 

0 . 
2,100,000 42,000,0001 

2,615,500 

156,000 
50,000 1,000 
60,000 12 

300,888 8.33% 
0 0.00% 

100,000 0 
0 

157,000 6,280 
28,260 18.00% 

852,148 

833,000 2.00% 
317,500 5.00% 

7,200 $150.00 
40,000 1 
5,000 

0 0 
12,500 2.50% 

105,000 16 
1,029,333 6,350,000 

#VALUEI 

#VALUE! 

·601,8001 
168,504 

0 
0 

-433,296 

2,490,309 4.94% 
300,000 

2,790,309 ·o 

OO..Jan-00 

21-Jul-17 

$2,0001 Lease\ Corp org \ 
$7,500 Annual financials x years 

$400 
$25,000I Out of pockets 

5.00%JTEXTBOOK Development fees as% total costs 

$800 Allowance 
$50.00 Est 1 ,000 sf sales centre 
$5,000 Staff & overhead for one year 

$3,610,800 Approx. 1 Month revenue 
0.00% Incl above 

$100,000 Rental shortfall + Prop mngmnt 
$0.00 

$25.00 Allowance per sf. (1 years' 
157,000 5-year deal (6% + (4 x 3%) 

29,400,000 1 % Lender + 1 % Broker+ 2.5% Stamping fee 
6,350,000 Lender \ broker fee \ legals 

48 Montly bank charges 
20,000 Allowance for 2 appraisal 

$5,000.00 BILD enrolment 
0.00% 

2 Allowance for $250,000 K of LC to 
6,500 Bank's monitor during construction 

I··:,•'!:-'.~ , •>'~:~f ~~~' Estimate per cash flow 
Estimate as per cash flow 

I I Per cash flow 
Per cash flow 

50,380,869 Allowance for self-assessed HST 
Allowance 

0 

24~ 

Sale: Constr Start Closing 
75,222 751222 150,444 I 1543.0152 

I 75,222 75,222 150,444 
386 386 772 

0 
Costs. 

NIC Land App Mezz costs Net costs 
#VALUE! 1,664,333 #VALUE! 

Net Loan= #VALUE! 

0 

0 

0 
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TEXTBOOK STUDENT SUITES INC. 
DRAFT· for discussion purposes only 

-1 

$ 

Amenl\vArea 
C0mmon Area, Lobby, etc 

" Gross Floor Area (above grade) 73.6%'' 

Parkina: .Blllkl General Requirements 
Residents 0.00 Sile Work\ Connections 

1.19 
Q.63 

Retail 
Visitors 

Ooncrete\Formwork\Parklng 
Masonry 

'Total II spaces Metals 
Carpentry 

Development Schedule: Thermal & MolsMe Protection 
SALES Doo1s & Windows 
Average # sales per month Finishes 
CONSTRUCTION Appliances\ Furnishings 
#of months 

OCCUPANCY /TITLE CLOSINGS Mav·17 ~7 

-·--

;· 

1.30% 

I NSSFI GFA I BED 

$ 499 ! $ 335 : $ 172,837 
Hard Cost I 216 145 j 74,704 
Solt Cost 101 I SB 1 34,834 

Land Cos\ 67 I 45 
COST 384 ' 258 
PROFIT t$116!S 78 

i I 

l·.J 

v 
i~ .• 

,'_; 

$ 

401 

7 6,469 
4 4,312 

2(f 25,875 
3 2,875 ' I 
3 2,875 ! 

5,750 
7,187 
8,625 ' ' 10,062 

10,781 

719 

31 2,875 

28 27-,312 -·-··-··-··--
20 ___ 20,125 

5 I . 5,031 I . I 664,115: 

6,610 r 872,566 I 

14,627 1,930,700 i 
18,197 2,402,008 

29,638 

872,566 

1,930,700 

2,402,008 

27-Jul-17 

24 
83 

0 
132 $0 0 
132 . :j\1,200 158,400 

4.94%, ·2,067,216 

~m~till§§:I;.:::i::;.:;;;;~121~~':'.?~2-;;::(t:;q)7['~~7'.'70"7fiF:[( ·::'if.~~~;[1~;23a 

Add: Land 

a,a1s I s25,oo I $200,a1s. 

0.0% $0 
30.2% $10,171,119 

.O/q 

9.0% ! 

1. 

~ 
100.0% 

Total 
$6,400,000 

$0 
$6,273,206 

53 
$16,512,3 
$33,729,534 

24~ 
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.Hard. 
Cps ls 

Doors & Windows 

30 . 3ii --~-

I 0 r -~:2 0 
46 75 132 132 132 

~~ 0.0% 0.0% 0.0% ·J--1'7JL 
0.0% D.l'.i3 0.0%1 · 1.7% 

1.7% 8.0% 
11.5% :l;!i% 

.'7T;f55l ._,. '.':7.1.155'.' " :71, 155' 
. 1~9;~411'. 169,747'• ·189;747 

--669,241 

Ii 
13_2 

7.4% 
11!:9% 

0 0 0 0 Q 0 0 I 61! ··-i-;;;··· 0 
132 132 132 132 132 132 132 132 66 1~2 132 

7.4% 
2.6.3% 

... :,.,.71,1ss .-::-n;rns-- 2:'.11,rss 

--"'"-"'=:::-~'-7'·:':'""'"'=-----·--t·-··-----':J---··--------·----·--l---·-----··1----------------.. --------------------·-----·-------------------------

·---· -- ~" .. -·- .. 

l G:\J,ijUU[ ~0;.:)VU .~O,.)Ul,J t:011lUU 

80,000 100 ouo 100,000 

90,000 90,000 

Soll Cosls 

. -··-·-·---· ·-· 

·-· ··- _______ JLand ~~"£1t~;;~H1~1!1~~il~'V · .. - ,_ ______ ----·-·-· ................... ..Y"'"' ,. .. . 

.... -::::~~-:, ._:_-::']l~§~c~S.991~.~g,;: ' 
.JINANCINtl: 

·~---

·---·--·,nr;;-;;;;;·-~;;;;nc;;;;n-;-n~M"T';;<;~AA0""'1~~~AA-·<;,=;:;;;;-·7•~~~~>=~=+-

.. .J!.2J'.!~L .... 11h!i.!i_g ___ 2,~_a_l _____ .... --~_6 __ fil~--- 24,zo4 __ M!.L .. _ 2,aa2 __ _:10,627_.~--~---

·----

.. 

53,333 53,333 53,333 ,,,.,. 53,333 53,333 53,333 53,333 
10.00% 10.00% 10.00% 10.00% 10.00% 10.00% 10.00% 

---=--~~,---'"'o:rr·-on-M:cr-·~---~~---.,,.,~,.--,""""'-.r~1·or-;;-;;-;u~r-.-;;;;-~Mr--.-;~;or·--r;;;:naor-ri'fil7ii1'-·-1'50''ii1i?r-"f?O•.Mrr--i-;;ncidi\1 

·•-f.ij45,534 534 
475,243 I 1,140,se3 475,243 475,243 902,952 1.045.SM 534 

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

25( 

2,167,733 

.. $Q,pQ'. 
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TEXTBOOK STUDENT SUITES INC. 

Draft ·for discussion only 

Item REVENUES 
1 Suites 
2 Parking 
3 Bicycle 
4 Upgrades 
5 Sundry Income 
6 Retail 
7 Less: HST (net of Rebate) 

:!fe~J~Jft.§M~:nto:~~;-;\·:},~:~1~·f ;tl-0\?.f;:·::~j:'.::};::~t.·:'. 

COSTS 
LAND 

10 Land - Purchase 
11 Land - Appreciation 
12 Land - Title Fees I Transfer tax 
13 Parkland dedication 
14 City Dev Charges - Res 
15 City Dev Charges - Comm 
16 Section 37 
17 Realty Taxes 
18 Site improvements 
19 Planning & traffic 

Total LAND 

CONSTRUCTION 
20 General Requirements 
21 Site Work 

Concrete \Formwork\Parking garage 
23 Masonry 
24 Metals/Balcony railings 
25 Carpentry 
26 Thermal & Moisture 
27 Doors & Windows 
28 Finishes 
29 Appliances\ Furniture 
30 Amenity 
31 Conveying Systems 
32 Mechanical 

Electrical 
34 Construction Management 

0 41,821,375 
0 0 

. 0 0 
0 0 
0 158,400 
0 3,988,095 
0 -2,067,2i 6 

0 2,,350,000 
0 

0 44,650 
0 . 47,893 
0 1,692,280 
0 119,344 
0 1,500,000 
0 52,875 
0 50,000 
0 50,000 
0 5,907,042 

0 853,862 
0 569,241 
0 3,415,446 
0 379,494 
0 379,494 
0 758,988 
0 948,735 
0 1,138,482 
0 1,328,229 
0 1,423, 103 
0 94,874 
0 379,494 
0 3,605,193 
0 2,656,458 
0 664,115 

41,821,3751 
Per SF I 

$4'75.65 

0 
0 

158;400 
3,988,095 

130,860 

2,350,000 . $2,350,000. 
0 

44,650 1.90% 
47,893 

1,692,280 6,663 
119,344 8,375 

1,500,000 1,500 
52,875 21, 150 
50,000 
50,000 

5,907,042 
$145.001 

0 
853,862 $6.53. 

569,241 $4.35 
3,415,446 $26.10 

379,494 $2.90 
379,494 $2.90 
758,988 $5.80 
948,735 $7.25 

1, 138,482 $8.70 
1,328,229 $10.15 
i ,423, 103 $10.88 . 

94,874 $0.73 
379,494 $2.90 

3,605, 193 $27.55 
2,656,458 $20.30 

664, 115 $5.08 

Per unit 

Updated: 

27-Jul-17 

$316,8291 Per summary 

0 
O Estimated per unit 

1,000 Est for clo$ing adj. 
Estimated valuation 

132 

$01 Land+ Broker fee 

% of land purchase 
2.0% of appraised land value 

13,325 2015 Rates inflated 2.5% 
14.25 2015 Rates inflated 2.5% 

Deposit 
200,000 

1BR 
66,630 

44 Allowance for Iner. density and parking allowance. 
2.50 Est annual tax x 2.5 years 

Allowance 
Budqet for zonina aoorovals 

130,860 . - Applied to GFA 18,974,700 
o -Applied to parking spaces -

$6,469 Total Construction 18,974,700 
$4,312 

$25,875 Including parking structure 
$2,875 
$2,875 . 
$5,750 
$7,187 
$8,625 

$10,062 
$10,781 Includes in-suite furnishings 

$719 
$2,875 

$27,312 
$20, 125 

3.50% Estimate of % hard costs 

25· 

2BR 
1,625,650 

Allocation: 
4.50% 
3.00% 

i 8.00?/o 
2.00% 
2.00%' 
4.00% 
5.00% 
6.00% 
7.00% 
7.50% 
0.50% 
2.00% 

19.00% 
14,00°k 
3.50% 
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TEXTBOOK STUDENT SUITES INC. 

Draft - for discussion only 

35 Construction Contingency 
Sub-total 

36 Soils \ Demolition 
37 Building permit 
38 Municipal fees 
39 Insurance I Bonding 
40 Purchaser's upgrades 

Total CONSTRUCTION 

DESIGN 
50 Architect 
51 Structural Engineer 
52 Mechanical & Electrical 
53 Landscape Architect 
54 Site Services \ Civll Eng. 
55 Interior Designer 
56 Cost planning 
57 Inspection & Site Testing 
58 Code consultant 
59 Soils \ Geotech \ Environmental 
60 Acoustic consultant 
61 Sprinkler consultant 
62 Vibration consultant 
63 Other consultants\ Studies 
64 Printing & disbursements 

Total DESIGN 

LEGAL & ADMINISTRATION 
65 Legal Fees 
66 Accounting 
67 Surveyor 
68 Misc. Development 
69 After sales I Performance audit 
70 Development Management 

Total LEGAL & ADMINISTRATION 

SALES & MARKETING 
71 Marketing & Advertising 

-

l 

0 379,4:94 379,494 
0 18,974,700 18,974,700 

0 0 0 
0 0 0 
0 0 o. 
0 0 0 
0 0 0 
0 18,974,700 18,974,700 

0 379A94 379,494 
0 75,899 75,899 
0 94,874 94,874 
0 50,000 50,000 
0 35,000 35,000 
0 52,800 52,800 
0 15,000 15,000 
0 49,500 49,500 
0 15,000 15,000 
0 25,000 25,000 
0 10,000 10,000 
0 10,000 10,000 
0 10,000 10,000 
0 25,000 25,000 
0 25,000 25,000 

0 872,566 872,566 

0 290;400 290,400 
0 22,500 22,500 
0 52,800 52,800 
0 25,000 25,000. 
0 40,000 40,000 
o . ·:·:c~r~:j~Q,9'/99il~::kX:':i:;.'~~§~QQ'~i~~6~: 
0 1 ~930,700 1,930,700 

-
0 156,500 156,5001 

$2.90 
145.00 

132.00 

$145.00 

'18,974,700 

4 

3 

I 

2.50% 

Updated: 

27~Julp17 

Included above 
O Included above 
o Included above 

0.00% Allowance 
50.00% Est at 50% of revenues 

132 Units 
2.00% % of hard costs 
0.40% II 

0.50% II 

$50,000 Allowance 
$35, 000 Allowance 

$400 
$15,000 Allow for take off I CM Contract 

$375 Bulletin 19 
$15,000 Allowance 
$25,000 
$10,000 Report 
$10,000 Report 

$2,500 Monthly monitoring 
$25,000 Misc. 
$25,000 Allowance 

$2,200 Closing + lncorp/incidentals 
$7,500 Annual financials 

$400 Per unit estimate 
Out of pockets 

$40.000 Allowance for after sales/Post 

---·------····-·-··-·---

$1,2001 Allowance per unit 

25~ 

I 2.00%j 
100.00°/o 

0 
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TEXTBOOK STUDENT SUITES INC. 

Draft - for discussion only 

72 Sales Centre - Construction 
Sales Office - Operations 

7 4 Commissions - Lead Broker 
75 Commissions - Outside Broker 
76 Incentives - Rental Guarantee 
77 Sales Consultant 
78 Retail - Tenant Inducements 
79 Retail - Commissions 

I UlCU SALES & MARKETING 

FINANCE 
80 Arrangement fee 
81 Service Charges & misc. 
82 Appraisal 
83 Tarion enrolment 
84 Deposit Insurance Fees 
85 Letter of Credit Fees 
86 Project Monitor 
87 Mezzanine Financing I Interest (Fees) 
88 Construction Loan Interest 

Total FINANCE 

INTERIM OPERATIONS 
89 Warranty Reserve 
90 Operating costs 
91 Operating taxes 
92 Occupancy income 
93 Interest Earned on Deposits 

Total INTERIM OPERATIONS 

CONTINGENCIES 
94 General 

Total CONTINGENCIES· 

. Ji~~lti\~t~::,::, ··-~ 

0 0 0 
0 30,000 30,000 
0 596,312 596,312 
0 1,272,133 1 ,272,133 
0 100,000 100,000 
0 0 . 0 
0 209,375 209,375 
0 37,688 .37,688 

0 2,402,008 2,402,008 

0 380,000 380,000 
0 5,400 5,400 
0 40,000 40,000 
0 90,800 90,800 
0 ~ 11,415 111,415 
0 7,500 7,500 
0 97,500 97,500 
0 2,528,000 2,528,000 
0 677,999 677,999 

0 3,938,614 3,938,6i 4 

0 0 0 
0 133,651 133,651 
0 181,226 181,226 
0 -760,973 -760,973 
0 0 0 

0 -446,096 -446,096 

0 150,000 150,000 

0 150,000 150,000 

1,000 
6 

1.50% 
.. 4.00% 
50,000 

8,375 
18.00% 

2.00% 
150 

2 
132 
2.5 

1.50% 
15 

6,400,000 

I I 

$253.13 
$343.23 

,-$1,441.23 

0 

$0.00 
$51000 

$39, 754, 159 
80.00% 
$50,000 

$0.00 
$25.00 

209,375 

19,000,000 
36 

. 20,000 

Updated: 

27-Jul-17 

Allowance for modifications 
Staff & overhead for one year 
Revenue net of HST x 
Allowance for 80% co-broke deals 
Rental shortfall + Prop mngmnt 

Allowance 
5-year deal (6% + (4 x 3%) 

Lender\ broker fee (NIC Mezz cost) 
Montly bank charges 
Allowance for 2 Appraisals 

$650.00 Enrolment fees -t $5,000 Reg. 
1.00% Tarion = 2 yrs I ECDl = 1 yr 

0 

2 Allowance for $250,000 K of LC to City 
6,500 Bank's monitor during construction 

10.00% Int rate+ 4% bonus+ 10% (fee+ legals) 
5.00% Estimate as· per cash flow -

0 

4.ol Estimated #of months for Int. occ. 

33,413 Avg. CAM per month x #Months 
45,306 Avg. Tax per month x #Months 

-190,243 Avg. Int. Occ rent per month x Months 
O · Assumed = interest payable 

0 

Allowance 

0 0 

25: 

Sale: Constr Start Closing 
149,078 149,078 298, 156 
318,033 318,033 636,067 
467, 111 467, 111 934,223 

3,539 3,539 7,077 

Costs 
NIC Land App Mezz costs Net costs 

33,729,534 2,528,000 31,201,534 
Net Loan= 15,984,375 

Total Tarion 2 Yr Excess 1YR 
6,273,206 2,640,000 3,633i206 

66,000 45,415 

3,205,999 
1,840,963 
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TEXTBOOK STUDENT SUITES INC. 

SoltOosl 
Land Cost 

COST 
PROFIT 

29r----iff 

_ , ____ o.oo _____ ,,. 

Ren I 

0.00 
0,01 

$ 563 $ 

-~L 

254 

17,010,000 4.943% 
69.984,000 4.943% 

'6'0i! 179,820 ,.ili4,000 .9'4'$% 
13,680 
15,320 

0 

77% 272,480 Hard costs! 
General Requiremenls 
Site Worl< \ Conneo!lons 51 4.817 I 

41 
7 1,~u11atH.1 

Thermal & Moisture Protection 9 2,384,200 5.00% 
Sia rt Complelion I I Doors & Windows 11 2,861,040 15,320 $25.00 363,000 

Mav·15 Jan-17 I I Finishes 12 5.50% 
13 1:.;m--::ij~9;: 

Nov-16 T 
4 3,211 

33 30,505 ---------------·----------· 
. N lJS$~}~fi~~~~,~~;? :l'::~~ ~~rJ;t~VJ~~j'~F~¥~~~~ ~I~:,,?tJ:~;Jft=i~;_r ~~:~~;?Ji~J;b~~~-:t~~.;Jt~jh~i:~;~J~:{Z$1 &1'1231]553 2_().0 I__ Conveyjn Systems 

~ Mechanical May-16 
Eleolrtcal 25 22,477 6,675,760 % Total$ 

0 101.231,553 --- 78,619,799 
20.0% $56,582 3,211 :~i'\ha?ij%"{<:.r;,;c1:;22\6}'!';7illf' 

;~~!; ... ;; 
............. B,447, 143 $234,327 

'C;{.if~ii:6%~1~:'.·,:~'Bff4,1il4;611 
8,044 2,389,141 2,389,141 

15,321 4,550,300 4,550,300 --
16,946 5,032,952 5,032,952. 

% Total 

~"" I I ~u .... ou1uy llllJVOIQ Ir IOI 1 ~ t::'..,littO't .. ..:;.,1,::110-t I l IVltU • .C.dillut: 13% $10,000 000 15A95 ·I 
1% 715,495 

33,673 13% 10.001.000 
3% 2,129,137 I 2,120,1a1 

71% 55,774 167 55,870,054 

Tier 1 Raise # 1 Interest & Fees $ 3,640,000 100.0% $78,619,799 78,715,666 
Tier 1 • Raise# 2 Interest & Fees $ 4,607;143 

$ 8,4<1_~ 

$0 

I 0 
~~~~~~~~~:--~~~~~~-~-·- -· ........ I 



-·--~· -~.--,------·---····-~ 

., 
0.0% 
0.0% 

0 
0 

~:~~ 

I 
l uonc1meu .. ormwonm .... arK.mg I I 0 

fil~ Masonry --'-· I I 0 

l;:jj :I Metals i 0 -
~ 

Doors & Windows I 0 
1-1n1snes 0 
Appliances\ Furnishings 0 

Amenilv, Speclaliies 0 
Conveying Syslems 0 
Mechanical 0 
Electrical I 0 
Upgrades & other 1 0 
Construclion Management I 0 

I· 'I Construclion Contingencv I 0 

soil. ·I Sates & Marketing 
:Costs 

:.···.~-~ 
.':; •• ~.! y: 

100,000 0 

100,000 

l Closing bank balance 0 

100,000 100,000 

100,000 100,000 

3l MEZZANINE FINANCING: 
IQpenlno Mezzanine 
Curren! Mezzanine Repaid 
Cummuletlve Mezzanine Balance 

••,; 

5.00% 

Interest on Mezz Financing 0 
!Average Interest Rate 0.00% 

. -

01 0 oi 0 o, 0 0 

0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 
0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 

! 
i ~, ! 

77,838 77,838 

0 0 0 77,8381 11_1',8381 

77.8381 117,838 
I 

OI 0 

1 I 
100,000 100,000 100,000 100,000 177.838 

100,000 100,000 100,000 177,838 295,676 
I I I I I 

. 

5.00% 5.00%f 
I 
I 

' I 
0.00%1 0.00%1 

77,838 77,838 77,830 l::;:,:-:1;: .. !.·?9,638.I· ~-::;; :;e :79,aaa:I· :'::, :i :.''79,638 

. 77.J!~ 177,8381 77,8381' 86,3051 
2 649 765 126,783 155 949 155,949i 

·-
7 000,000 l 

77 838 177,838: 77,838' 86 3051 9,549 765 126,783 155,949 155,9491 
I I I 

0 0 0 01 01 0 01 O! 

295,676 373,514 551,352 629,190 715,495 716,495 715,495 715,495 . 
373;514 55{,:i52 62s,190 715.495 715,495 115.495 715.495 ns.495 

5.00% 

0.00% 

i 
I I I 

7,000,000 
7,000,000 7,000,000 . 7,000,000 

7,000,000 7,li00,000 

I I l I I I 

--· 5:00°1;] -s.00%1 5.00% 
I 

+ I 
I - T . 

0.00%1 0.00%i 0.00% 

2,549,(65 
2,549,765 

5.00% 

(100% 

··2,549,765 
126,7,83 

2,676,547 

29,167 
5.00% 

. 
(l !HJ% 

7,000,000 

2,676,547 
. 155,949 
2,832.,496 

29,167 
5.00% 

0.00%1 

7,000,000 

I 
2,832,496 
. 155,949 

2,!iae.446 · 

20,167 T 
5:00%' 

0.00% 

0.0% 
0.0% 

277.406 

277.4061 

oj 

I 
. 715,495 

.715;495 

7,000.000. 

2,988,446. 
)!77,406 . 

·(l,265,!i~2 

29,167 
5.00% 

0.00%, 

0.0% 

0.0% 

363,711 

,'363,711 

---0 

715,495 

1i5,4e5 
. I 

I 

.. ·7,000,000 

3,265,852 
.,.sil3;1i1 
3,629,562 

29,167 
5.00%. 

. 
0.00% 

0.7% 
0.0% 0.7% 

:-;:~i;!F.,12a;222 

715,495 715,:951 

715,495 ""715,495 

1p.oo,o~ . 7,.0~0,000 1· 
: - . '.509,726 

•. 1,000,609 .. 7,509,726 

.3.629,5621 3,993.,273 
363,711 i),00~,(27 

a:e9a.21a. ·10.000,ooo I 

29,167 29,167 
5.00% 5.00% 

0.00% 0.00% 

25~ 

1.3% 
2.0% 

.. ,..· 

715,495. 

715,495 

7,509,726 
1,205,094 
8,714,820 

10,000,000 

31,291 
5.00%1 

I 

I 
0.00% 
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•Combined lneresl 

' 
Deposits: 
30davs 
90rt•ll• 
180 davs 
Occunanov 
TOTAL 

I 
I -
l 
I 

I 
I 

l 

0 

I 5% 
5% 
5% -· 
5% 

20% . 

I 

I I I I I I 
! I . . 
I I I i I I 

I I I I 
' . 

I ' 

I --- ! i 
I 

I I 
i 

I 
., 

I 

251 

. 
I I I I I ! I I I 

I . 29,166.67 29,166.87 29,188.67 I 29,166.67 29,166.67 I 29,167 29,167 31,291 
I I I I I ; I I 
I I I ' I . I l 1,304 910. 1,304,910 1,304,910 217,485 217 485 

I . 1 304 910 1,304 910 1,304 910 
I 
I 

' I 1,304 910 1,304 910 2,609,820 1.522,395 1,522,395 
I 

i I' 
I ·--·-' ' ' 

I I 
I 
I 
I 

I I I 
I I I 
I I I 
I I I I 



· 1 

~~~l 
~~ 

L 

6.1 
"' . :: 15';Jan·'.l.7::.: 

. ··~ 

'.f"5·Mar-17 
. ~ .... 
~5~Apr~:!'7 15-. t 

I -----··---
0 

0 
,.;-..-_: 297 297 

. T i I I ' I I I I I I ' 
! I I . I I I 

. 1,522,395 - 1,s22,395. 1,304,910 211,4es 211,4es·1 • o o · o o o;j o o; ol o 01 01 
~ """')' "'w•oaoou -----1 •1,522,3951 •1,522,3951 •1,304,9101 /73,267 390,8691 612,504 858,493 860,523 863,366 6$2,498 710,634 712,6371 830,893 833,255 856,647, 370,81$ .. 145,077 .. 82,337 v,v~v,•w V I I 

• · !Correct .Correct .Correcl Correct Correct Correct Correct Correo! Correct Correct Correct Correct 1Correcl Correct Correct !Correct jCorreol Correc1 m.>,••~,oou1 86,994,uuoi 1 1 
1 ' I I I l ' •- .. • .... ··--- •-·-·-·-- , 

10.001,000 

6.8% 5.8% 8.4% B.4% 6.2% 6.7% 6.7% 8.0% 8.0% 8.2% 0.3% 0.3% 1.00,0% 

10.3% 21.9% 27.6% 44.5% 52.9% 72.5% 80.5% SB.5% 96.7% 99.7% 100.0% 

126,222 126,222 126,222 ;;1.12a.2221,,,;1.1:::11<•i'J:J1:i:, :•:Tif26.222! :·~·"::U; ;''126,2221 ~.:;;':;•:.:.:~ 2s,222 
-~ ......... ~'(; 

2,145,7801 $0.00 
Sile Work\ Connections 357,630 357,630 1,430,5201 $0.00 

Concrete\Formwork\Parklng ,1,072,890 . ' 1,072,8901 !'": '.t 8,583,1201 $0.00 

Mason 105,964 953,6801 $0.00 
Metals 953,6801 $0.00 
Carpentry 0 1,907,360 $0.00; 
Thermal & Moisture Protection ~,S111 I I C 2,384,200 $0.00i 

Doors & Windows .. .~11.11Ha1 "' ·.•.. • .. 317.8931 .. -.,,317.A931 81.?.Rm!I I c 2,861,040 $0.001 
Finishes I C 3,337,880 $0.00, 

· ·r-r"'-"-~- •• ............ , .. >:1.... 1 ! l I 1 I -1 J V\:1"T~v1.JI urrr,wOf ov""t,v10I 8941075 ,j 0 31576,300 $0.00, 
· · · ' ·· "· -• 59,605 I o 2sa,420 so.oo 

754,997 

238.420 i 0 953,66~ 
s,o59,9BPI 

556,318,. 

Construcllon Management 83,447 83,447 83,447 . 
Construction Con!lngency . 47,684 47,684. 
Design & Consullln 
Legal & Administration 

Sales & Marke1ing 

.... 

·715.495 0 
·10,000,000 0 
·55,870,054 0 
·66,685,548 0 

715,495 715,495 715,495 715,495 715,495 715,495 715,495 715,495 715,495 715,495 716\!9? 715,495 715,495 715,495 715,49.? 715,495 715,495 715,:951 715,4951 715,495 
. ' 

·715,495 -715,495 

715,495 715,495 715,495 715,495 715,495 715,495 715,495 715,495 715,495 715,495 715,495 715,495· 71.5,495 715,495 '715,495 715,495 715,495 715,495 . 0 0 

I 
I I i I I I I 

8,714,820 9,922,037 12,207,167 14,454, 173 18.497,879 21,020.011 23,5114,875 27,139,072 30,7.31,801 34,336,621 37,084 .. 388 40,037,459. 42,999,778 46,465,638 49,9~1.,480 53,525,581 55,008,859 55,589, 165 55,870,054 55,870,054 

1,207,218 2,285,129 2,247,007 4,043,705 2,522,139 2,534,858 . 3,584,196 3,592,729 3,604,820 2,747,768 2,953,071 2',962,317. 3,465,862 3,475,842 .3,5B4 .. 101 1;403,277 SB0,306 280,889 :.•55,810,054 ·55,870!054 

9,922,037 12,207,167 14,454',173 18,497,879 21,020,017 23,554,875 27,139,072 30,731,801 34,336,621 37,084,388 40;037,459 42,999,776 46,465,638 49,941,4llo 53,5?5,581 • 55,,008,8591 55,569,165 55,870,054 
. '. :. ci 0 

l ! I I I I I I I . I I . I I .1 
I 8,447,143 

I ! I I 
10,000,000 10,000,000 10,000,000 10,000,000 10 •. 000,000 10,000,000 10,000,000 10,000,000 19,000,ooQ 10,00.6,000 10,000,000 10,000,000 . 10,000,IJ?O ·10,000,000 10,000,000 10,000,000 10,000,000 w,000,000 10,000,000 10,000,000 

10,6~0·.600 
. ; 

10.b'oo.ooo 
.. • ... 1 p,000,00.0 • 10,000,000 

10,000,000 10,000,000 10,000,000 10,000,000 10,000,000 10,000,000 10,000,000 10,000,000 10.000,000 10,0'00,000 10,000,000 10.000;006 16.000,000 10,000.ocio 10,000,000 10,000,000 . 
I i I I I l I I I I I I I I Cash B§lance 22,511,754 

! ! 
I ' I I 

f!nteresl on Constructfonloan I 36,312 41,342 I 50,863 ! 60,226 77,074 87,583 98,145 113,079 128,049 143,069 154,518 166,823 179,166 193,607 I 208,089 223,023 229,204 231,622 r- 2;657;252 I : Actual interest forecast 

IAveraoe Interest Rate ! 5;00% 5.00%\ 5.00%i 5.00%1 5.00%! 5.00% 5.00% 5.00% 5.00%" 5,00% 5.00% 5.00% 5.00% 5.00%1 5.00% 5.00% 5.00% 5,00% 5.00% 

I I 

~n Mim'Flnanclna 
i' I I 

; : I I . ! 0 O ·Actual lnteresl forecast 

!Averaoa Interest Fl~!• n.00% noo% 
-

0.00%! 0.00%! n J% 0.00% 0.00%1 0.00% 0,00% 0.00% 0.00% 0.00% 0.00%1 0.00% 0.00%1 0.00% 0.00%1 0.00% 0.00% • Bonus (4% of Mei:z Loan) 

I l I I ! I I I I o, 

25~ 



25 

,} 

k. ~ 

,' .. ;~ 
i I I I I I I 

! I ! I ' I ' ,omo1nea merest 36,312 41,342 50,863 60,226 77,074 I 87,583 I 98,145 113,079 128,049 143,069 154,518 166,823 179,166 I 193,607 208,089 223,023 229,204 231,622 '> lnlArA.i 

I I I i I i I I I I ! ; 
Denosits: I I I I I I I I I I I I I 
30davs I . . I . j . I 4,349 700 
90 davs ' 217,485 ' 217 485 I I I 4 349,700 
180 davs I 1 304,910 '1,304 910 1 304,910 I 217 485 217.485 i . . 4,349,700 
Occupancv I I 4,349,700 I 4 349 700 -
TOTAL 1.522 395 1.522,395 1,304,910 I 217,485 217 485 I I I I . 4 349 700 17 398,800 

I I ' .. 

~---~ 
I I 
I I I 

: I I I I 
I I I I I I I I I 
I I ' - I I i I 

~. r---.~- " ' I I I ! ' I I I I 
I I I I I I I I I 

I I I I I I I i I 
I I I I I I I I I I 
i i I I i I I I I I 
I I I I i 1 I I I I 

1· 
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TEXTBOOK STUDENT SUITES INC. 

Draft - for discussion 

Item REVENUES 
1 Suites 
2 Parking 
3 Bicycle 
4 Upgrades 
5 Sundry Income 
6 Retail 
1 

1f:~ra11~-~i~·~l!i~~&1r.r~~~:.t;;:;.':'~::Jzi·:>~~ 
COSTS 

LAND 
10 Land'. Purchase (inc. broker fee) 
11 Land - Appreciation 
12 Land· Title Fees I Transfer tax . 
13 Parkland dedication 
14 City Dev Charges - Res 
15 City Dev Charges - Comm 
16 Section 37 
17 Realty Taxes 
18 Site Improvements 
19 Planning & traffic 

Total LAND 

CONSTRUCTION 
20 General Requirements 
21 Site Work 
22 Concrete \Formwork\Parking garage 
23 Masonry 
24 Metals/Balcony railings 
25 Carpentry 
26 Thermal & Moisture 
27 Doors & Windows 
28 Finishes 
29 Appliances \ Furniture 
30 Amenity 
31 Conveying Systems 
32 Mechanical 
33 Electrical 
34 Construction Management 
35 Construction Contingency 

Sub-total 

36 Soils \ Demolition 
37 Buildlng permit 
38 Municipal fees 
39 Insurance I Bonding 
40 Purchaser's upgrades 

Total CONSTRUCTION 

DESIGN 
50 Architect 
51 Structural Engineer 
52 Mechanical & Electrical 
53 Landscape 'Architect 
54 Site Services\ Civil Eng. 

·..: 

MASO 
':t'i'i; g:·.:·::;\t 
ILc.LiiRE 

··~ :'::: '.~'~!~ri~t~£.,,:,, S';;;,; ;;L 

0 
0 

0 

0 
0 
0 
0 
0 
0 
0 
0 
0 

0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 

0 
0 
0 
0 
0 

86,994,000 
0 
0 
0 

9,526,000 
0 

177,460 
291,104 

3,322,123 
62,981 

750,000 
185,757 

0 
200,000 

14,515,424 

2,145,780 
1,430,520 
8,583,120 

953,680 
953,6~0 

1,907,360 
2,384,200 
2,861,040 
3,337,880 
3,576,300 

238,420 
953,680 

9,059,960 
6,675,760 
1,668,940 

953,680 
47,684,000 

80,000 
30,000 

0 
0 
0 

47,794,000 

1,433,820 
191,176 
238,970 
50,000 
35,000 

9,526,000 
0 

177,460 
291,104 

3,322,123 
62,981 

750,000 
185,757 

0 
200,000 

14,515,424 

2,145,780 
1,430,520 
8,583,120 

953,680 
953,680 

1,907,360 
2,384,200 
2,861,040 
3,337,880 
3,576,300 

238,420 
953,680 

9,059,960 
6,675,760 
1,668,940 

953,680 
47,684,000 

80,000 
0 
0 
0 
0 

47,764,000 

1,433,820 
191,176 
238,970 

50,000 
35,000 

Per SF 
$483.78 

272,480 

$9,340,000 

1.90% 

7,799 
13,680 

1,500 
7,145 

ii::.;r '., :,;;.:,_,.::,,;:slt/5~bd.I 

$7.88 
$5.25 

$31.50 
$3.50 
$3.50 
$7.00 
$8.75 

$10.50 
$12.25 
$13.13 

$0.88 
$3.50 

$33.25 
$24.50 

$6.13 
$3.50 

175.00 

10,000 
297.00 

$175.29 

47,794,000 

Per unit 
$292,909 J Per summary 

0 

Updated: 

21·Jul-i7 

01 Estimated per unit 
1,000 Est for closing 

Estimated valuation 

297 

$186,000 Land + Broker fee + extension fee 

% of land purchase 
2.0% of appraised land value 

. 11,238 2016 Rates inflated 2% 
16.25 · 2016 Rates inflated 2'% minus DC Credit 

209 Allowance for incr. density and parking allowance 
26.00 Est annual tax x 2.5 years 

Allowance 
Budaet for zoning~ovals _ 

272,480 Applied to GFA 
o • Applied to parking spaces 

$7,225 Total Construction 
$4,817 

$28,899 Including parking structure 
$3,211 
$3,211 
$6,422 
$8,028 
$9,633 

$11,239 
$12,041 Includes in-suite furnishings 

$803 
$3,211 

$30,505 
$22,477 

3.50% Estimate of % hard costs 
2.50% 

8 $8 psf x 10 000 sf existing bulfding 
0 
O Included above 

0.00% Allowance 
50.00% Est at 50% of revenues 

297 Units 
3.00% % of hard costs 
0.40% II 

0.50% II 

$50,000 Allowance 
$35,000 Allowance 

25~ 

raI~I~tff!~1niJ~~~IRefr\l!.t~JJ.~r9es 
1 BR 2 BR 

School board AmounVUnlt 10,000 Size of existing Shoppers 
$ 8,469 $ 12,204 City Amount I unit 15.93 DC Rate psf 

81 216 #of units 159,300 DC Credit 
685,994 2,636,129 Total Charge 

I 

47,684,000 
. Allocatlon: 

47,684,000 4.50% 
3.00% 

18.00% 
2.00% 
2.00% 
4.00% 
5.00% 
6.00% 
7.00% 
7.50% 
0.50% 
2.00% 

19.00% 
14.00% 

3.50% 
2.00% 

100.00% 
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TEXTBOOK STUDENT SUITES INC. 

Draft - for discussion 

55 Interior Designer 
56 Cost planning 
57 Inspection & Site Testing 
58 Code consultant 
59 Soils\ Geotech \ Environmental 
60 Acoustic consultant 
61 Sprinkler consultant 
62 Vibration consultant 
63 Other consultants \Studies 
64 Printing & disbursements 

Total DESIGN 

LEGAL & ADMINISTRATION 
65 Legal Fees 
66 Accounting 
67 Surveyor 
68 Misc. Development 
69 After sales I Performance audit 
70 Development Management 

Total LEGAL & ADMINISTRATION 

SALES & MARKETING 
71 Marketing & Advertising 
72 Sales Centre - Construction 
73 Sales Office - Operations 
74 Commissions - Lead Broker 
75 Commissions - Outside Broker 
76 Incentives - Rental Guarantee 
77 Sales Consultant 
78 Retail - Tenant Inducements 
79 Retail - Commissions 

Total SALES & MARKETING 

FINANCE 
80 Arrangement fee 
81 Service Charges & misc. 
82 Appraisal 
83 Tarion enrolment 
84 Deposit Insurance Fees 
85 Letter of Credit Fees 
86 Project Monitor 
87 Mezzanine Financing I Interest (Fees) 
88 Construction Loan Interest 

Total FINANCE 

INTERIM OPERATIONS 
89 Warranty Reserve 
90 Operating costs 
91 Operating taxes 
92 Occupancy income 
93 Interest Earned on Deposits 

Total INTERIM OPERATIONS 

OTHER CONTINGENCIES 
94 Soft Cost Contingencies 

r1~~~~~~i: t~~~?', 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 

0 

118,800 
15,000 

111,375 
25,000 
40,000 
10,000 
10,000 
10,000 
50,000 
50,000 

2,389,141 

118,800 
15,000 

111,375 
25,000 
40,000 
10,000 
10,000 
10,000 
50,000 
50,000 

2,389,141 

4 

$400 
$15,000 

$375 
$25,000 

$10,000 
0,000 

$2,500 
$50,000 
$50,000 

Updated: 

21-Jul-17 

Allow for take oft I CM Contract 
Bulletin 19 
Allowance 

Report 
Report 

Misc. 
monitoring 

Allowance 

O 594,000 594,000 $2,000 Closing + lncorp/incidentals 
o 22,500 22,500 3 $7 ,500 Annual financials 
o 118,800 118,800 $400 Per unit estimate 
o 25,ooo 25,000 Out of pockets 
O 40,000 40,000 $40,000 Allowance tor after sales/Post registr 
o 3,750,000 3,750,000 5.00% % of total costs 
0 4,550,300 4,550,300 

0 
0 
0 
0 
0 
0 
0 
0 
0 
0 

0 
0 
0 
0 
0 
0 
0 
0 
0 

0 

0 
0 
0 
0 
0 

0 

0 

354,500 
0 

30,000 
1,240,409 
2,646,205 

100,000 
0 

560,880 
100,958 

5,032,952 

1,195,000 
5,400 

40,000 
198;050 
199,263 

7,500 
97,500 

0 
2,657,252 

4,399,965 

0 
68,335 
94,244 

·394,562 
0 

-231,984 

200,000 
l"\J"'\J"'\ l'\f"\,rt, 

354,500 
0 

30,000 
1,240,409 
2,646,205 

100,000 
0 

560,880 
100,958 

5,032,952 

1,000 
6 

1.50% 
4.00% 
50,000 

13,680 
18.00% 

$1,200 Allowance per unit 
$0.00 Allowance for modifications 

$5,000 Staff & overhead for one year 
$82,693,916 Revenue net of HST x 

80.00% Allowance for 80% co-broke deals 
$50,000 Rental shortfall +Prop mn~mn+ 

$0.00 
$41.001 Allowance 

560,880 5-year deal (6% + (4 x 3%) 

950,000 2.00% Lender\ broker fee (NIC Mezz cost) 
5,400 150 36 Montly bank charges 

40,000 2 20,000 Allowance for 2 Appraisals 
198,050 297 $650.00 Enrblment fees+ $5,000 Reg. 
199,263 2.5 1.00% Tarion = 2 yrs I ECDI = 1 yr 

7,500 1.50% 2 Allowance for $250,000 K of LC to City 
97,500 15 6,500 Bank's monitor during construction 

O - 0.00% Int rate+ 4% bonus+ 10% (fee+ legals) 
2,657,252 5.00% Estimate as per cash flow 

4,154,965 

0 
68,335 
94,244 

·394,562 
0 

·231,984 

150,000 
..f t:::'f"\ AAI"\ 

$230.08 
$317.32 

-$1,328.49 

('\ 

1.0i Estimated# of months for Int. occ. 

68,335 Avg. CAM per month x # Months 
94,244 Avg. Tax per month x #Months 

-394,562 Avg. Int. Occ rent per month x Months 
O Assumed "' interest payable 

Allowance 
('\ 

0 

0 

0 

0 

('\ 

l 

Sale: 
310,102 
661,551 
971,654 

3,272 

Constr Start 
310,102 
661,551 
971,654 

3,272 

Closing 
620,204 

1,323,103 
1,943,307 

6,543 

.---:::-...,.--~~~~~~~~~~ 

Costs 
NIC Land App 

78,324,799 

Total 
10,001 

Mezz costs 
0 

Net Loan= 

Tarion 2 Yr 
5,940,000 

148,500 

2,657,252 
1,840,963 

Net costs 
78,324,799 
55,774,167 

Excess 1YR 
4,061,000 

50,763 

26( 

2,646,205 



i:; 
\-id 

f(>:> 
i-:-:~: 
r~_: . ..: 
t:·:·:: 

fii'.!i 
P:'.1 
!::;::1 

~~{\ 
[t..:1 
l~·>'! 

{'.i! 

LI 
l:-'··1 
b:f 

~j~l 
;:.~:i 
&~'l 

1\:) 

~1t~ 

~:-' ~ 

;-: . 
:-.j 

! 
\ 

l:_:j 

t.f~i 
r,.-·, 
l:·n 
h-.. • 

L 

TEXTBOOK STUDENT SUITES INC. 

Draft - for cjiscussion only ;;:~¢~A;~i~1mt~'' 
Updated: 

21-Jul-17 
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A B c D E F G M . N 0 p Q R s T u v w )( y z 
TEXTBOOK ROSS PARK INC. Construction cos! 0.00 

2 0.00 
3 

4,672,000 4.943% 
5,187,000 4.943% 

32.188,596 4.943%1 
25,728,300 4.943% 

13 ITotal Res 228 642 $67,975,896 4.943%' 
14 IAmenllv Area 
15 IRelall 
16 Common Area, Lobby, etc i 21'% 
17 (3ross Floor Area (above grade) 7S0/o 
16 

!Average price Iner" 2.00% 4.00% 5,00% 
Tranches of 25% 16,993,974 16,993,974 16,993,974 

01 Tranche 1 17,333,853 17,673,733 17,843,673 
o: Tranche 2 17,680,531 10,380,682 18,735,856 

Ol Tranche 3 18,034, 141 19,115,910 19,672,649 

OI T olal Revenues 70,042,499 72,164,299 73,246,152 
o; Increase tn PF 2,066,603 4,188,403 5,270,256 

20.0 Appliances I Fumlshlngs ol Increase Net of HST I 1,964,513 3,981,496 5,009,906 I 

May·18 i Oct·18 Amenity, Speclallles Oj 
Conveying Systems 0 Development Pro!il I $7,92s,as4, M - $10,974,7561 

Mechanical I 28.SO 24,413 ol Development Yield 14.7% 1A ~'k ?~J 
Elec1rloal I 19.50 16,703 oh Investor v1h1 d 

20.0% I $59,6281 I Uporades & other I 0.76 649 Tranche 1 I ·0.52% ·1.04% ·1.30% 

5.25 4,497 Tranche 2 ·1.04% ·2.08% ·2.60%1 

:'.:· 

5.12 4,386 4.00% -·---------~-~----·-----·-· -~- __ ... _ 

0.30 

Tranche 3 I ·1.56% ·3.12% ·3.90%1 

1.37% 

Monthly Interim Occupancy Rent % Total 

I 
i 
I 339,808 

6% i $3,425,000 

2% I 1,000,000 
19% I 10,202,552 I 

366,994 

i $210.991 . $158.131 $71,488 Deferred costs 4% I 2,389,871 

I 76.561 57.38.I 25,940 Cons\ruc\lon loan 68% I 36,741,834 I $2,389,871 

79,731 59.751 27,014 100% i $53,759,256 36,741,834 

$367.281 $275.271 $1'24,443 53,759,256 

$86.69i $64.971 $29,371 

$51,369,386 
$5, 136,938.56 $4,136,9391 



26~ 

A B c I D E I F G H I J K L M N 0 P. Q R s T u v w x y z 
50 I I f I ·$711 939 
51 I I I i To Date: 
52 I ! - ' $4,425,000 1098748 
63 I I $51 369,385.60 3 425,000 
54 I I 9% I 
55 
56 I I I 4 523,748 
57 I 
58 I I 
59 I ! 
60 I 
61 
62 I 
63 
64 
65 I ! I I 
66 I : ! 
67 ' I ·l I 
68 ! I I 

, 
69 I --- I : i 1 

! 

70 I I I i I I 
71 I I I I I I 
72 I i I 

-
I i ,- I I 

73 I I I I I 
74 I I I I I 
75 I ' I I I I I 
76 I I I 
77 I ' I I 
78 I I I 
79 I I I 
80 ' I / ,. 
81 I ! I ' 
82 I I I I I 

... 
I i ' 

c· 
83 : i ' i I I I 
84 I ' I I I ' I I I I ! 

85 I i i I I I I I I 
86 I i I I I TEXTBOOK· ROSS PARK i 
87 I I I j I -88 I I I i I 
89 ! I I I I I 
90 ! I I I ! I 
91 ' I I .. Deposit caleula!lon 
92 i i ! Number Deposit Tola! 
93 I Unll Tvoe 24 40,600 974 400 
94 I ! Bach 20 51 870 1,037 400 
95 I I 1 BR+ D 106 60,733 6.437 719 
96 ' 2 Bed 2 Bath (\nil 78 65,970 5,145.660 

' 
97 

.. 
2 BR/2 Bain 228 I$ 59,627.98 $ 13,595,179 

98 Tola! 
99 I -
100 ' I i 
101 I I I I 

'102 ' I 
103 I ---104 I 
105 I I 
106 ! I 
107 ' I I -
108 I I I 
109 I I I 
110 I I I I I 



26£ 

AC AD AE /<;/,. 

•:-. 

15 I 16 T 15 T 15 15 I --16 15 15 15 l 15 T ~T 15 T 15 1 15--1 1 0 I 0 -1 () 

15 I 30 46 I 61 I 76 91 I 106 122 137 152 l 167 J. 182 1 196 l 213 l 220 I 228 1 226 l 226 l 226 
I 

226 5861 226,5861 453,1731 -453,1731 453173 679.759 679 759 679,759 679,759! 679,7591 679.7591 679,7591 679 759 679.7"' 679 7591 453 173' 453.1731 ""~:1731 226,586 
·226,586! ·226,586 ·453,173 ·453,178 ·453,173' ·679,759 .579,759: ·679,759• ·679,759!. ·679,7591 ·679,759; ·679,759 ""'"· "'" •n/H.lb> ·bl~J'"" •4h:<,173; .453 113! . -45~.1 /3! ·226.586 

I I ! I i I 

I I 

I ! 

I ' I 

· ..... '.P.~:; ... ,. ""· :).':•·,,,_-.:····::.: .. ·Jk :::i: , .. '··'· Iu c(:.::);O ,y::·• .. •::::··· •::•/~ ;::,;•0:• ··::-·';<;;,"· ·-~ , .. "''"''"""i .. '::::;'':'"'." ........ ·" 
... u •... , .,,,, .,:,:•:l:':·<_;,.i'.:: ••. :·.r:-.:,::~ ,•:.;.:.':;:, ,; "· ., •. · .. :!~- ~:;-:;! :' ' •. _,,::,:,,);\ .... '··· .; ·' """"·" ........... ,, '~~ '":; " . '·' .. '"\ .p ······· ·T············ ·1 . ··~r .......... ,. .. 

0.0% 0.0% 0.0% 0.0% 0.0% 0.0% I 0.0% 0.0% 0.0% 0.0% I 0.0% 0.0% 0.0% I 0.0% 0,0% I 0.0% 0.0·% 0.0% 
0.0% 0.0% 0.0% 0.0% 0.0% I n.0% I 0.0°1~ I 0.0% I 0.0% I O.Oo/o I 0.0% 0.0% 0.0% I 0.0% 0.0% I 0.0% 0.0% 0.0% 

27 Metals --r-: --
i-..:~ 

28 carpentry 
29 Thermal & Moisture Protection 

30 Doors & Windows 

31 Finishes 

32 Appliances\ Furnishings 
33 Amenlly, Speoiall!es 
34 Conveying Systems 
35 Mechanical 
36 Electrical 

.i 37 Upgradas & other 
38 Construction Management 

39 Construction Contingency 

40 Design & Consulllng 

41 Legal & Administration 
42 Sales & Mall<ellng 
43• Interest & Finance 
44 Offsetting Income 
45 Soll cost contingency 

Land Costs\ Valuation 
:::~:: 

;,. 



:.-=~i 

" 

;~~~j 

';1 

l·.; 

<. .•• 

' .. : 

-- AA l ~r-Acl-Atl-- --AE AF - AG AH I Al AJ I AK T __ A_L_,, r-7\M T AN T AO 1 AP 1 AQ 1 AR l A!:l ___ J_ AT I AU _J AV I - AW I AX 
50 I I I I I 
51 .uJANCINQ• i I 
52 Eoullv advance · 237 443 37 443 37 443 38,056 158 603 I 43 856 --38 055 43-856 43 856 43 656 93 626 93,626 93,626 I -95,403 I 963,332 • 1 

i 53 Svndlcated 21\d Mortoage 2,925,000 I 500 000 I 1 1 1 I 
' <-< I •• A I MA • I . I I 4,550,000 I I I 

. · · · · ·I · · · · · · · ·I ·I · ·I · ·I 
237,443 I 37,443 I • 37,443 36,056 I s,oaa,so3 l 43,856 538,055 43,856 43,856 43,856 93,a;;~ __ 93,626 ____ 93,626 I 95,403 J 963;332 4,550,ooo I . . 1 

s1 1 - --, -- ---1 --, ----r--- r--:- - 1 

56 Closing bank balance i I 0 o oj 0 0 0 0 . 0 O_ . . OJ 0 669,7341 638,0SSI 508,604 
59 De osll lo Conslr. Finanoln Rallo I . #DJV/01 llDIVIOI #DIV/01 #DIV/Ol YD1V/OI . #DIV/01 ·#DIV/01 . #DIV/01 '#DIWOI. ..,. ·notVJoi: " ! liDIViol #DIViol #DIVioi' #DIV/01 . I #DIV/01 #DIV/OJ 
60 I I I I I I I I . . .. . . 
Si 11LEOUITY FINANCING: I I T-- r----. I I 1 ----r-· --T 
62 Openlnci E:ii!.lliV T I ------;-- I I . I 237,443 274,885 312,328 I 350 384 GOB 987 - -552,8431 590,898 634,7541 678,610 -r 722,466 816,0112 T 909,719 1,003,345 l 1,096,748 2,062,080 2,062,080 2,062,080 

416, 112 
#DIV/OI 

2,062,0BO 
63 Ctirrenl Advance I ! 1 I I 237,443 37,443 37 443 38 056 I 158 603 43,856 36,055 I 43,856 43,856 I 43,856 I 93,626 93,626 I 93 626 95.403 I 963,332 • · • 1 • 

64 Cummu!aUve E!l!!!tY Balance I · I I : i 237,443 274,885 312 328 350 384 50.§,fill.7 552 843 590,898 i 634,754 678 610 I 722,466 I 816,092 909,719 I 1 003 345 1 098,748 I 2 062,080 I 2,062,080 I 2,062,060 I 2,062 080 I 2 082 080 
65 I I i ' I I I I I • I I I ' I • • 

I BB 21 TIER 1 FINANCING: : I I • : I ! I ! , : ; I i t 
I 67 Opening Mezzanine ! i ! I • • • - 2,925,000 , 2,925,000 3,425 000 ; 3,425 000 i 3 425,000 i 3.425 000 3,425,000 I 3,425,000 3.425 000 3,425,000 . 3,425,000 , 3,425,000 · 3,425,000 3,425,000 
I 68 Current Advance · · , · • I • 1 • ' • 1 2,925,000 . • 1 500,000 : .:..._! ___ • I. ______ •. '------ · • 1 • i . , • i • . 1 - • 

69 ICummolallve Mezzanine Balance -,-- .. · · ----_-, · I I 2.925.000 I 2,925.000 · - 3,425,000 c--3,425,1'.ioo I 3,425_,()QQ ! 3,~9_00 !. .. l_,4g§,QQO ! 3,425,000 I 3,425,000 : 3.425,000 ! 3.425.000 I 3,425,000 : 3,425,000 ' 3,425,000 3,425,000 
I I I 

! i I I 
I I ! 

I I I I I 
74 Cummula!lve Lend Loan Balance 
75 
76 41 CONSTRUCTION FINANCING1 
77 O enln Loan "aatance 
78 Current Advance 
79 IClos!no LoanfCash) Balance - I ! I 
801 i : 

• I 

~'· 83 Average Interest Raio ' i i 7.oo'l~ 7.00%' 7.00% 7.00%l 7.00%1 7.00% 7.00% 7.0ll%1 7.00%i 7.60%1 7.00%. 7.00%1 7.00% 7.00% 
, 84 I I I i I J 

"" •---·--'.on Construcllon Loan I i I 

lnleresl Rate I i I I 5.25% 5.25% 5.25% i 5.25%. 5.25% 5.25% 5.25% 5.25% I 5.25% 5.25% 5.25% 5.25% <i.25% I 5.25% 
7 I I 

88 Interest on Mou Financing I 
89 Averaoe Interest Rate ! i : 1 0.00% 0% 0% 0% 0% 0% 0% 0% 0% 

T 
26,542 ~ " . . combined Interest . I I I I • I • 1 J I I I . I 

26,542 26,542 

93 I I I I 
5.0% I I 226,586 226 686 226 586 226 586-l 226 566 226,586 228,586 226,586 I 226,586 226,586 I 226,566 226,566 226,586 

l'b ~u aa 226 586 I 226,586 226,586 226,586 226,586 226,586 226,586· 226,586 226 58G 226,586 226,586 226,586 226 586 
96 1so oa: I 226 586 226,586 226,586 I 226 sas i 226,586 226 586 226 586 226,586 226.686 22s 586 22s.sas 
97 Occupancy 5.0% i I I 
981ToTAL 1 20.03 1 r- r----; ·22s-.l>'!f6 I 226,sea 1 45a.11s 1 453, 113 1 45a,11a 1 e19,759 1 .:_gs,159 1 679,759 1 . 679,759 1 s?s;1ss L _::_-_a1s;z§.tl___ s79,1ss 1 m.rs9 1 679,759 I 61s.15s 1 463.m 
991 I I I I I I --- T--~- .. I 

100 
1011Textbook Equity al Land Close 
102 Textbook Equity al Facll!ty 1 
103 Textbook Equity al Facllltv 2 
104 

· 1 Equity al Faclllty 2 

R••ll Funding at Faclllty 1 
1 iOIKlngsell First Facility 2 Advance 

I s-·1 
508,987 I -

i 2,062,080 l 
I 1,000,000 i 

r I 
2,92s.ooo I 
3,425,ooo I I 

I 3,425-;l)ooT I 
I I I 
i 4,555,ooo I 
I . f6.878Tt41 

I (1 }Includes 
2,800,000 !Land 

136,620 ILTT 
10,760 llnsurance 
98,167 !Legals 

I 

T 

453,173 453.173 226,586 

.. ! 

26! 
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r~; 
L ·~'i 

~f-~ 

tJ 

~t1 
~~~i 
.. ,..., 11------.:M.-----,--,ANY-,l-'A"z-11-,,,sA,--,-I --osi'ls-T1-0sr:c-T1-<srno-11-0s"'E-,l-'s"'F-,\-,B;;;G,-,l,-'B;;:H,--l,--o;Bl;----r1 - 0BJr---r1 -'"BK,--,-\ -"s"L -..,1-113_rr:;M.-__ 11-1s;;;Nr-11-•s¥0;---;1r-----oii9pr---r1 -'i'iiBa~-r1__-_l'iiBR,----,-I -'E<sso---r1 --"'BT,-----.-1 -n.suo---rc-a.svo---r1 -rrsww----r1---o;sx,---r1----.B.<:Y,-----,-., -"'BZ,---, 

. ~1~~1~;~,; -Jl~~~~-;o~· .. ;.·::;.:~;;!J.~K::::u\~;:~~~;ii'.:~~'.i~~i:~~~¥'~rn :;r:;'.:~;i~;,w1;;::.=.'df it,1'i:::m;~:i~;,~f *~~~ ~~;i~itH~:~t:;~;·~EJ1.~Vi~~i;:~:~;!~:i~:::~~ :i;,·;;;~ih~;?,[J'.'l~il.1.J~'.~~;i: ?~~i,~~~~g.i;,'(~1··--------------J 
Construction Start Full ~ccup~cy Months 

4.00 

-~~~:~ ~ ,_._:. 1 i'·'•:·?'YFO~li'$Blii'oXroi<ll ':"--:: ~-: 2~8 2~8 -2~9-------2~9-----·---··fil·-·- 2~8 2~8 2~8 ---2~0--- 2~-8--- ---:-~~ 2~8 --~-8 _,,__ 2~8 228 0 0 0 0 ;;; 228 2;8 2;8 2;8 I I =l 
~:~! 0 REVENUES I CASH RECEIPTS: 
:,~•.i 1 Denoslts-recelYed - 226,586 226,586 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 3,398,795 0 0 0 0 -14,048,352 or _ .. _Neto~, 

10,202,552 
···-Av~ffabie. = -

14 Retail - Sale value 1,028,571 -1]"20,s71f------

t::;:i ~ ~::;~;~ndry . ·-- ·-- -----·- _3·¥a-?Ws--=3~'Ws ·--·-- --~------ .. 
' ·''18 . I 
~ ~f~~L~/9,~nj.,.f.':1:?~~~~:.'V11,~.';1.9.~m~.r~.-~ -. o,6% 1.6% a.5% 3.5% a.7% a.0% 4.6% 4.6% s.3% s,3% s.a0/o a.0°;,, a.4% a.4% 10.3'% 10.3% e.7% a.7% o,5'% o.5% 0,0% 0.0% 0.0% 0.0% 1 100.0% I 
20. ~:~:.~;:-;,:,. -C.oQ.?1.rU~l(on·.%;-Tplal_-,.,.,1.: ;,·. ... o,6'11/o 2,3C>/., 5.8% 9,3"/o 13.0% 16.0% 20,6% 25.2% 30,5% 35,8% 41.1% 44.1% 52.4% 60,8% 71.2% B1.5% 90,2% 98.9% 99,5% 100,0°/o 100,0% 100,0% 100.oo/o 100.0•% (;:J 1 --- --- - -- - ---

:;.;:j 2 COSTS I CASH PAYMENTS: 

·-1'>-4 SiteWork\Connecnons I 219,713 I 219.713 I .. 219,713 I .·:-·210,7131 · ; . 878,850 
25 Concrele\FormY,OJrk\Parking .. _I ·699,900 I 699,900 I 699 1900 I. ;699,9001 · .. · :699,900 l 699,900 I .... 699,900 I:;: .. · 699,900:1··· 699,900 I f' · __ .§!?~9,100 _ _,_ 
26 Masonry .58,690 :::• · -·58,590' ·.·., .: 58,590 . : ..... 68,690 :,. ::;.;:59,590 -::-··· . 68,590, ,,... · ·'.58,590 . . 68,690 ·, :58,590 I .' ·:58,690 I i - 585,900 

7 Metals · .: ;· .58,5~0 ·-·sa,sso: · .. sa.~so· •:.:· .:t t.>~;sso · 68,t!~O · . :.: 6.8 1sso· · .60,sao .. 5.8,590 ... sa.~so :)jB,590 1 ... _ ............... ""'""" 585,aoo 
:0 Carpentry '117,180 -i'17,180· · ... "'.117,1BO . 1117,180 ·. 1.17,180 ·.'. :''117;180 ·117,180 -117.,foO ';':~17,180 .:';::111;1ao : _,_, __ .. _,,__ 1,171,800 I 

.. j9 Thormal&MoisfureProlecUon _,, ____ , __ ,, __ -------------------· 146,475 146,4_75 .146,475 :,.146,475 ··146,475 · !146,475 ·,., ·146,475 146,475 .HB,476 ;';i';.,:.H6;~76 ---· j 1,464,750 
1-30 Donrs&Windows 17S,770 175,770 .175,770 175,1,70 175,770 175;770 :::1-75,770 ·175,no; ':.:~75,7,7(\. l'.'i·i''1'.!75;7'l.0. i 1,757~,7_00_1----------

:.1~ ~;I;~·;p~~~~~:~ings_ --- --~=-=:==-~~~~-=---====~~=--- 205,065 205,065 205,066 205,065 205;065 "205,066 ::,;~:m .·:;::.,;.;!H!!O::,: .. :~m:: ;'l::::::;!!~~::. :~-------------=t.:.:.::.~.: ... :.:.j, ... ~~::----- --- ________ 1 

·d: ~::~:~;:1Syst•m· ------ ---------· : ':::;,£mi· ·.::·,.!E~ff · ... !ili:m :.'.:::r:;~:m. · .. ::,'-:;::E:m :.
1

·::::~£~~:: 1 ... -............... :j=-~ ' 
37 Upgrades & other 31,920 116,000 l 147,920 

1------~-----------l 

41 Legal & AdminlstraUon 144,909 .· 144;909. · · .144,909 ·144,909 ': :·:144;eoii1 :.; ;,, . .' 1.44,909· · _,;: .. 144,909 .. 144,909 ; .. :;•.';:1<14;909. ;:.1;;1;·;144;9oil,I •.; !;:;:;;'.1.44;969 .. ,., . .';;J44;9_6il ,;. ;;;;;J,i1,44j909. · .... . : · :144;90~, :; 1:1:•:,,144;009. :;:;1;,,j_i',i44;9o9 i,;.;:;·; ::;144·,909'. ';;'.'!' l,f44;iloo' i'.;1 •. ,';::123,636. :L:':::•):,.':.''.!:·· :;::· ·:·:·. · "· .:- :.\, .. :•"· ........ :::'-,'\ l l... ........... : .. ~.!!i.'.~ a,100,000 2,000 
42 Sales & Marketing ~.~:· '.:;~·.::: ;.;;~~·~::; ·:· :~·i~ ... ;;·;;1 ... ; ·:: :. • ···':.'/'.(58,938 · ·.'· ... '..:;: · ·:~·~:·:~ "~~~;:::~?t.:'.·t~~W '1:.i'.::.::£'.~f:i:';·:,~; \n·:·:~:·:.:·{'..:=:,:;~:::·~: ('.':: .:.·:::: :.::·~:~·.;· .:.,;,,~:::;.- .:>·.: J~: ·; : ,·· • ," ... :~ ·. (' . ' ::i.-,~;.1• ~~ ··:./ ,-:,~:;:. /,'' J't • J:P·::,; ~,.-.:s·i;,.._.. ~;~, :'·'-v' :,-:.,::.,., ~(~r. .• '. :•'='·:'' ~ • " · ·: : • ·'!-:.,.I'~·,--::._~ , ' :.·. ". ;, ·. · :,:·,, 1.~1.. '/~ ' ·· . ''·./ · , ;:·~k. , · · ·,:~·;;,·.1:r:· .. :· .:,:: .. 1·: I'::: : ··;::;:._:!-;:.L~:.:l~tr:-~·-? ::::. :::~. :.: lf_t_.i'.:;:;;:··::::,::\.'.·"1 i,625,165 3,508,012 7,128 

R%;'s Softcoslconlingency 7,692 7,692 . '• ?·.~:~., 7,692 7,692 I 7,692 7,692. 7,692 7,692 7,692 7,692 7,692 7,692 7,692 7,692 7,692 I 7,692 7,692 I 7,692 I 7,692 I 7,692 I ! r:::::·:·.;::.::::.::x-:::.1--__ 2_0_0~,o_oo--+-----------------j 
··~4.B DC-+ Fae 2 Fees ' · · . · I ' Deferred 
( . .':}9. cii'$_l{i'\'i;Ci.U.l5Etl:11 i;W;n•;•:n';i'.iii,: 1:;c·;.;;;;;:s.;::t;;r.,::,·:.•41,1;soP:'!l·'':-::·.7.Jo,29~:-·Li ·1 .• ~.555;412";;;;; ,.:•99B,540::c:,.:J,064,604H!!.;J::, i,.So2;662'-:;·:.".;,~,2a1;o_45;:;•;.;,,·,. __ 1;20A,136';,;;,:•h!.442l790ifaJ):;ti:;<l1z;1~2;:,';i-:;;Ji4§i!,9Jl";.:,·;i.· ,_;:s~o;2~!'}2ili~1§4,326:di.i:tii'9i1 .. ~M1Ai!'i.·X2;6~~;·7~7;:(AU'.'.'i2,~S4m9.:i.1,.>,:;,2;20.~.-1.a~;;.;:;.;f.~;2n;Mn:f?.iii•'..,f1~;1!1:2·JJ1'.:1;y,::2.o~,522.:"t•:'G;AM~9i'iE!i\i'l·c:•,r::l9,\\7R·:;;• .. t•it'l•.1;s9;5~1'~'""" · :1\?.B,'IMW1'%;~;ii2s;2_1!l 2••-''-'li!&6~;385]_ 
i.':~:;l 
{ .. :~~: 
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i .. 
t:··.",i 

~~;~ [·;·;; 
t:.Y: 

"'''' t!·~~·: r .. :;: 
n~...:-
~ ... ,.J 

r:i 
~'..~0, 

;~$ AA AY AZ BA BB BC BD BE BF BG BH Bl BJ BK BL BM BN BO BP BQ BR BS ·BT BU 

~~~o l I 

:;:'i~ E:~:~~~~oe (4,612) 715,293 1,772,762 ! 
I 53 I Syndicated 2nd Mortgage 
I 54 ILand Loan 4,650,000 

.::.::~5 Construction Loan -·----- 10,878 174 998,540 1,064,604 902,662 1.281-045··:- -T284,138 1,442,790 1,447, 142 1,452,017 930,232 2,184 326 . 2,187,514 2 646 747 2,654,079 ! 2,288,169. 
2,299, 169 

2,297,040 
2,297,040 

429,219 ; 
429,219 : 

I 
209,522 : 
209,522 : 

46,159 
46,159 

39,379 
39,379 

BV I 

39,753 
39,763 : 

BW 

·1,000,000 
·3,425,000 

·36,741,834 
·41, 166,834 

267 

BX BY I BZ 

39,581 ' 
39,581 ' 

; 
f.[*:o To1al FINANCING 4,612 715,293 4,555,412 999,540 1,064,604 902,662 1,291,045. 1,284,139 1,442,790 1,447,142 1,452,017 930,232. 2,194,326 · 2,187,514 · 2,646,747 2,654,079: 
,:::;1 I I 
l:·~::.:a Closing bank balance 0 0 O 0 D Q, a· 0, O O O 0 0. 0 0 01 0 0 0 0, 0 0 0 0 12,688,3851 
159 DeoosittoConstr.Flnanc!mJ:Ralfo #DIV/DI #DIV/DI 22% 30% .~0% 29%

1 

30%
1 

30% ·so% 30%~· 30% 29% 31% .31% ~.1% '31%' ·;i1%~. :31% ·123, 6%' 0% 0% 0%
1 

I 60 . ' 
0% ____ ,_ __ __, 

t?.-~11 11 EOUITV FINANCING: . -· ... _ . 
l<.:::,~ ~Jl..E9!®'. ·---- 2,062,000 --~IA~-- 2,772,762 1,000,000 1,000,000 1,000,000 . 1,000,000 : 1,000,000 1 000,000 1,000 ooo 1,000,000 ___!,QQQ,QQP 1,000,000 ~o 1,000,000 1,000,000 . 1,000,000 1,000,000 1,000,000 1,000 ooo . 1.P.Q.Q,Q~ _ _J,Qoo,000 ____ 1,QQQ.QQQ. ..... _ 1,000,000 1,000,000 _ _i.ooo,oop 
t:t~!] CurrentAdvance 4,612. 715,293 - 1,772,762 · _:1.000,000 _ __:_1,000,000 

{~~"u=~~~:_ ___ ·---~:o~~-·. 2,7~2:7~ ·-~000,000 1,000,000 1,000,000 1,000,000. 1,000,000 1,000,000 1,000,000 1,~~:.000 1,ooo,ooo _ ____LQ9,~goo 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1,000,000 1.000,000 -~~~o.:__~,000,000 1,000,000 -~----~l=-===--:--...::-.==:=.=----·--

1 66 2 TIER 1 FINANCING: . • 
,J.;'!J ooenino Mezzanine ---- 3.425,ooo 3,425:000 3.425,ooo 3.425,ooo 3.425,ooo 3 425 ooo 3.425,ooo 3,425 ooo 3.425,ooo 3 425,000 3 425,ooo 3,425,ooo 3,425 ooo 3,425,ooo 3,425,ooo .3,425,000 3,425,ooo ._M25,oo_o __ ~'!E5,ooo - 3,425,oo_o __ 3_,jg_5,ooq_ __ ~,~25,ooo 3~425,000" 3,426,ooo 3,425,ooo ___:_~~ 
~ .. ~~-} CurrentAdvance ·3,425,000 
P~:; Cummulalive Mezzanine Ba!Bnce 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425,000 3,425 000 3,425,000 3,425,000 ,, ___ Q ____ .. __ ----.. ----------~--l 

~~~~ I 
I 72 I Opening Land Loan 4,550,000 4,550,000 4,550,000 
r73 ·1cu;rent Advance 4,550,000 

4,550,000 4,550,000 rt':Stl Cumrnulalive Land Loan Balance 
:·~~'l 
~~ 4) -co.NSTRUCTIDN FINANCING: 1--
(,;;:r ooenino LoailEialance 10,810, 174 11,876,714 12,041,317 13,843,979 15,126,024· 16,400, 162 17,951,053·-·19,299,095-~0.751~-12--21,601 M4 23,865,671 26,053,184 20,699,931 31,:J.54,0tL ... 33,61l!,1so. _35,939,220 36,368,~76,0.61 36,623, 121 36,662,500 36,102,081 38,741,834 .. 36,741,834 
~Curren1Advance _-::::=......---- 10,87.8,174 998,540 .1,064,604 902,662 1,281,046 1,284,138 1.44?.790 _ 1,44IJ..1L __ 1,152,017 930,232 2,184,326 2,187,514 2,646,747 2,654,079 · 2,288,169 2,297,040 429,219 208,522 46,.1.~~.. 39,379 39,581 39,753 -38,741,8341· ·3B,741,8341------------
i791CloslngLoan (Cash) Balanco 10,878,174 11,876,714 12,941,317 13,843,979 15,125,024 16,409,162 17,851,953 "'19.290,095 20,761,112 21,681,344 23,865,671 26,053,184 28,699,931 31,354,011 33,642,180 35,939,220 36,368,440 36,576,961 36,623,121 36,662,500 36,702,081 36,741,834 0 0 . . ~.n ------ - -------------- - ··-------·--- Cash Balance 12,688,385 

·; lllllei"est on land Loan 26,542 26,542 26,542 159,250 
~.':.~;; IAvera.ge"Trilerest Aale 7.00% 7.00% 7.00% 7,00% 7.00% 7.00% 7,00% 7.00% 7.00% 7.00% 7.00% 7.00% 7,00% 7.00% 7.00% 7.00% J.00% .~A-•--.-. ..!:.~!....-. 7.00% 7.00% -- _?~0% -- _ 7~60% 7.00% 7.00% 1041 ---~------------------~6.~72~3~,5~3~4-----l 

85 Interest on Construction Loan 47,592 51,961 66,618 60,567 66,172 71,790 78,102 64,434 90,766 94,856. 104,412 113,983 125,562. 137,174 147,185 157,234 1591112 1601024 11501226 - 160,398 160,572 ---~1I_~--M·4 .. _?,449,506 .:AOtual lnleres~~ecast 
ll6 Average Interest Rate 6.25% 5,25%. 5.25% 5.25% 5.25% 5.25% 5,25% 6.26"/., 6.26% 5.25% 5.25% 5.25% 6.25% 5.25% 6.25% 6.25% 6.26% 5.26% 5.26% 6.25% 5.25% 5.25% 5.26% 5.25% 5.25% 2,449,506 - Budgeted Interest ---------J 

fni1fre·s~fa-iZ-FTnancln9 . 
Avera~e lnlerest Raio _________ o.~===-~"/o -~ -----~~L 0% -~-,-- 0% 0% ~ 0% Oo/o 0% 0% 0% 0% 0% 0% i 0% 0% 0% 0% 0% 0% 0% Do/o 0% ------- -~----------\ 

26,542 26,542 26,542 47,692 51 1961 66,618 601567 66,172 71
1
7(10 78,102 84,434 90,766 941856 104 1412 113 1983 1261662. 137,174 147,185 '167,234. 159 1112. 160p24 160,226 160,396 160,672 160,746 O -Savings 

3,398,795 
i 190 davs 3,625,381 

· ~u 11 BO diiYs 226,586 226,586 3,625,381 
I 97 IOccuDancv 3,398,796 3,398,795 
I 9B \TOTAL 226.586 226,596 3,398,795 . 14,048,352 

~ : 
~c.{· Texlbook Equl al Land Close 
!f:<l Texlbook Equity al Faclllty 1 
l103ITex1book-Eoulty afFaCffity 2 
1104 
(!f'l5 Tier 1 Equity at Land Close 
;:': : Tier 1 Equity al Faclllty 1 
(, ! Tier 1 Equity al Faclll 2 
;-. .. ~) 

~; . 

I i ! I 
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TEXTBOOK ROSS PARK INC. 

Draft - for discussion only 

Item REVENUES 
1 Suites 
2 Parking 
3 Bicycle 
4 Upgrades 
5 Sundry Income 
6 Retail 
7 Less: HST \net of Rebate) 

11~P'i~L~~Y;~N·~t,§§.:~ .. ,·: ,. . · 

COSTS 
LAND 

10 Land - Purchase 
11 Land - Appreciation 
·12 Land - Title Fees I Transfer tax 
13 Parkland dedication 
14 City Dev Charges - Res 
15 City Dev Charges - Comm 
16 Section 37 
17 Realty Taxes 
18 Site improvements 
19 Planning & traffic 

Total LAND 

CONSTRUCTION 
20 General Requirements 
21 Site Work 
22 Concrete \Formwork\Parking garage 
23 Masonry 
24 Metals/Balcony railings 
25 Carpentry 
26 Thermal & Moisture 
27 Doors & Windows 
28 Finishes 
29 Appliances\ Furniture 

· 30 Amenity 
31 Conveying Systems 
32 Mechanical 
33 Electrical 
34 Construction Management 
35 Construction Contingency 

Sub-total 

36 Soils \ Demolition 
37 Building permit 
38 Municipal fees 
39 Insurance I Bonding 
An P11rrh<:><!or'"' 11nnr<:>rlo<! 

· ..... :~~~l~~·r i;tr· · 
·····flf~~ilif~i~'~ ... ~ ...... , .. 

184,900 
0 
0 
0 

67,975,896 
555,000 

0 
0 

68,160,796 
555,000 

0 
o· 

0 273,600 273,600 
0 1,028,571 1,028,57i' 

·9, 140 -3,385,426 -3,394,566 
. I .... , , "'· .. , '"'·'"" '" """""""'[};;j\i!\\'.t(§(>.;§,g~'~4Qi 

Per SF 
$464.41 

Per unit 

Updated: 

21-Jul-17 

$157,7801 Per summary 

0 
01 Estimated per unit 

1,000 Est for closing adj. 
Estimated valuation 

SF I GFA I Units 

0 7,000,000 7,000,000j 
0 0 

0 136,620 136,620 
0 142,732 142,732 
0 3,746,432 3,746,432 
0 233,246 233,246 
0 108,000 108,000 
0 203,000 203,000 
0 0 0 
0 100,000 100,000 
0 li ,670,030 i 1,670,030 

0 1,318,275 '1,318,275 
0 878,850 878,850 
0 6,299, 100 6,299, 100 
0 585,900 585,900 
0 585,900 585,900 
0 1,171,800 1,171,800 
0 1,464,750 1,464,750 
0 1,757,700 1,757,700 
0 2,050,650 2,050,650 
0 2,490,075 2,490,075 
0 146,475 146,475 
0 585,900 ' 585,900 
0 5,566,050 5,566,050 
0 3,808,350 3,808,350 
0 1,025,325 1,025,325 
o ;:,:::;;;;}i:,;!ff;9go~b.1Wi: 1,000,000 
0 30,735,100 30,735, 100 

0 96,000 96,000 
0 31,920 31,920 
0 0 0 
0 20,000 20,000 
n () 0 

'195,300 

$7,000,000j 

1.95% 

13,412 
1,800 

70,000 

PerGFA 
$6.75 
$4.50 

$32.25 
$3.00 
$3.00 
$6.00 
$7.50 
$9.00 

$10.50 
$12.75 
$0.75 
$3.00 

$28.50 
$19.50 

$5.25 
$5.12 

157.37 

228.00 

228 

I Land + Broker fee 

% of land purchase 
2.0% of appraised land value 

18,099 2015 Rates inflated 2.5% 
21.06 2015 Rates inflated 2.5% 

108 Allowance for incr. units @ $1,000 per 
2.90 35 Months 

- Applied to GFA 
$150.001- Parking Structure Fixed Est @75 spc 

$5, 782 Total Construction 
$3,855 

$27,628j Including parking structure 
$2,570 
$2,570 
$5, 139 
$6,424 
$7,709 
$8,994 

$10,921.l lncludes in-suite furnishings 
$642 

$2,570 
$24,413 
$16,703 

3.50% I Estimate of % hard costs 
2.50% 

12,000 SF* $8/SF 
140 Estimate\ 

O Included above 
0.00% Estimate\ 

i:;n nno;_ I l=d ot i:;no;_ r.f "''""'n' •~n 

Deposit 
200,000 

1BR 2BR 
44 184 

590, 134 3,330,299 
__ 2?~._800 6,446 

29,295,000 
1,026,000 Allocation: 

30,321,000 I 4.50% 
3.00% 

18.00% 
2.00% 
2.00% 
4.00% 
5.00% 
6.00% 
7.00% 
8.50% 
0.50% 
2.00% 

19.00% 
13.00% 
3.50% 
2.00% 

100.00% 

' 268 

Rebate 
6 l 29,000 
174,000 
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TEXTBOOK ROSS PARK INC. 

Draft - for discussion only 

' 
Total CONSTRUCTION 

DESIGN 
50 Architect 
51 Structural Engineer 
52 Mechanical & Electrical 
53 Landscape Architect 
54 Site Services\ Civil Eng. 
55 Interior Designer 
56 Cost planning 
57 Inspection & Site Testing 
58 Code con;sultant 
59 Soils\ Geotech \ Environmental 
60 Acoustic consultant 
61 Sprinkler consultant 
62 Vibration consultant 
63 Other consultants\ Studies 
64 Printing & disbursements 

Total DESIGN 

LEGAL & ADMINISTRATION 
65 Legal Fees 
66 Accounting 
67 Surveyor 
68 Misc. Development 
69 After sales I Performance audit 
70 Development Management 

Total LEGAL & ADMINISTRATION 

SALES & MARKETING 
·--

71 Marketing & Advertising 
72 Sales Centre - Construction 
73 Sales Office - Operations 
74 Commissions - Lead Broker 
75 Commissions - Outside Broker 
76 Incentives - Rental Guarahtee 
77 Sales Consultant 
78 Retail - Tenant Inducements 
79 Retail - Commisskms 

Total SALES & MARKETING 

FINANCE 
80 Arrangement fee 
81 Service Charges & misc. 
82 Appraisal 
83 Tarion enrolment 
84 IJeonsit Insurance Fees 

0 30,883,020 30,883,0201 

0 451,440 451,440 
0 200,640 200,640 
0 150,480 150,480 
0 50,000 50,000 
0 35,000 35,000 
0 91,200 91,200 
0 15,000 15,000 
0 85,500 851500 
0 15,000 15,000 
0 20,000 20,000 
0 10,000 i0,000 
0 10,000 i0,000 
0 10,000 10,000 
0 50,000 50,000 
o· 50,000 50,0001 

0 1,244,260 1,244,260 
- -

0 456,000 456,000 
0 25,000 25,000 
0 57,000 57,000 
0 25,000 25,000 
0 75,000 75,000 
0 2,550,000 2,550,000 

0 3,188,000 3,188,000 

- - -
0 271,700 271,700 
0 75,000 75,000 
0 60,000 60,000 
0 968,857 968,857 
0 2,066,895 2,066,895 
0 0 0 
0 0 0 
0. 54,000 54,000 
0 12,420 12,420 

0 3,508,872 3,508,872 

0 680,000 680,000 
0 5,400 5,400 
0 40,000 40,000 
0 146,840 146,840 
0 161.655 161,655 

$158.i3 

4 

I 

12 
1.50% 
4.00% 

0 

1,800 
23.00% 

2.00% 
150 

2 

2 

228 
$1,800 

$800 
$600 

$50,000 
$35,000 

$400 
$15,000 

$375 

Units 

Updated: 

21-Jul-17 

Per Unit+ 10% (Concepts In place) 
fi 

II 

Allowance 
Allowance 

Allow for take off I CM Contract 
Bulletin 19 

$15,000 Allowance 
$20,000 
$10,000 Report 
$10,000 Report 

$2,500 Monthly monitoring 

$50,000I Allowance 

$2,000 Closing + Jncorp/incidentals 
$25,000 Annual financials 

$250 Per unit estimate 
Out of pockets 

$75,000 Allowance for after sales/Post registr 
5.00% % of pn::iject costs 

$1,200 Allowance per unit 
$25.00 Est 3, 000 sf sales centre 
$5,000 Staff & overhead for one year 

$64,590,470 Revenue net of HST x 
80.00% Allowance for 80% co-broke deals 

$0 Rental shortfall + Prop mngmnt 
$0.00 

$30.00 Allowance 
54,000 10-year deal (5% + (9 x 2%) 

Lender\ broker fee (NJC Mezz cost) 
Montly bank charges 

20,000 Allowance for 2 Apprais~ls 
Enrolment fees+ $5,000 Reg. 

1.00% I Tarion = 2 vrs I ECDI = i vr 

26! 

0 

Sale: Constr Start Closing 
242,214 242,214 484,429 
5i 6,724 516,724 1,033,448 
758,938 758,938 i ,517,876 

3,329 3,329 6,657 

0 
Costs 

NIC Land App Mezz costs Net costs 
53,809,256 342,500 53,466,756 

Net Loan= 36,399,334 

I Total Tarion 2 Yr Excess 1YR 
1 n HIR :.\s:l.Ll A i::;~n nnn i:; 1':'=11': '=IP.A 
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TEXTBOOK ROSS PARK INC. 

Draft - tor discussion only 

85 Letter of Credit Fees 
86 Project Monitor 
87 Mezzanine Financing I Interest (Fees) 
88 Land Loan Interest 
89 Construction Loan Interest 

Total FINANCE 

INTERIM OPERATIONS 
90 Warranty Reserve 
91 Operating costs 
92 Operating taxes 
93 Occupancy income 
94 Interest Earned on Deposits 

Total INTERIM OPERATIONS 

CONTINGENCIES 
95 General 

Total CONTINGENCIES 

0 50,000 
0 97,500 
0 0 
0 159,250 
0 2,449,506 

0 3,790,150 

0 0 
0 176,649 
0 309,743 
0 -1,211,468 
0 .0 
0 -725,076. 

0 200,000 

0 200,000 

50,000 1.50% 
97,500 15 

159,250 
2,449,506 

3,790,150 

0 
176,649 $193.69 
309,743 $339.63 

-1,211,468 -$1,328.36 
0 

-725,076 

250,000 

250,000 0 

Updated: 

21-Jul-17 

... 3N~:rf'.~;\~(~:·:~,-·.:, .. ,, 
2 2.5% Interest on King Sett Facility 3 

6,500 Bank's monitor during construction 
Calculated Separately 
Estimate as per cash flow 

5.25% Estimate as per cash flow 

4.0 Estimated# of months for Int. occ. 

44, 162 Avg. CAM per month x # Months 
77,436 Avg. Tax per month x #Months 

-302,867 Avg. Int. Occ rent per month x Months 
0 Assumed = interest payable 

As per initial KS term sheet 

0 

I 

0 

0 

0 

'· .~~mg~l~i:;;-%!' , ? .. : •... ··,, I (j:":,8·'.t\?i~iTu~~~!·0t~:~:~,~i:~~~~~~i1',;1~iz~,i~;~~:,.;~'~.·:1.xJ;Ji,~~'.1;~:~:'.1ri~;:t1~1.~. ·;;!~~·1~~:~{~f Jj'',:;·i~,·;::~.;; 

MEZZ EQUITY COSTS 
Mezzanine interest 
Equity fees and legals 

Total EQUITY COSTS 

1--- - - I 

0 
0 

0 

0 0 
342,500 342,500 

342,500 342,500 

-
3,425,000 8.00% Avg lntrate + 4% bonus 

10.00% 342,500 (1/2) of 16% + 4% legals I 
3,425,000 342,500 01 

27( 

91 ,200 70,455 





~. :. : 

Total Res 172 308 
Rel all 
Amenity 
Ciro/ Mech 
Gross Floor Area (above grade) 80% 

&lli! Bl!illJlm!! 

o.oo 
TBO 

Schedule: Siar! 
May-16 

« sales pei month: I 
•"': RUCTION Sep-16 

lhs I tams I 
OCCUPANCY /TITLE CLOSINGS 

I 

2~ 

-
4.00% 

o:3s 
1.30% 

Month!~ h1terlm Occupancy Rent I I 

Slat/l1.11cs {oer!: I I .Mm I fil8 I REVENUE I . $ 530 . $ 421 . $ 

IHard Cost I 21s 114 

lsott Cost I 93 74 

lLand C()Sl 1 119 951 
COST. I I 4321 343 

PROFIT I Is sa I$ 78 I$ 
1 .. 

•",.j 

10,250,000 1 $ 
355,000 
205,000 

3,027,331 

100,000 

8 
5 

37 
3 
3 
7 
8 

10 
1-1 
12 

1 717 

3 2.867 
40 34,399· 

16 13,616 

240,000 

739,578 

493,052 

1,298,390 
2,914,000 
3,329,549 

3,852,920 

522 -, 

719 I 
736 I 

I 

690 I 

18,802 
10,067 
89,761 

118,650 $ 

27· 

5401 282,031 10;153,123 
540 I 388,303 5,436,245 
545 I 401.071 48,930,656 

I 

544 I$ a1s,11s $ 64,520,024 

--
- 500,000 

-0 
l 
I' ! 

-
I 11,624,805 

65% 

4% 2,19B,12B 

15% 7,780,566 

1% 624,00() 

100% I $51,234,2541 51, 



I I 

1 .. 

J 

l. 

I, 

l Ii: 
Ii! 
!tlfl 

:l'f j 
f ,g! 

t ,r; 
I 

1 ! . 
I : 
: l 1 
'' l ! ! 

i : 
i 

i ! 

l ~ 
I 

'' '! 

·~. iii.i 

~· ,, 

~· ,, 

"' 8' 
"' 

: ! ,. 
i -
I 

I 
I 

1 l 
I 

t. I 
I 

I 
. I l l 
I, j 
I I 

I I I 

l, I I 
I I ·I I I ' 
I I 

I 
! 

, I 



:· .. 

;-::,-,\ 

!:!::i;i 

!\:;~ 

f.lf~i 
k~:~ 

i:i:l 

\tl::\~ 

j~\~lJ 

[~i] 

[~~~ 

{;11 

~:;,;\ 
::.:? 

.. :: .. :;: 
·:·.:d 
·:-:::! 

t\}i 

t\1\:'.j 

~·: .. 

:·::. 
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1·: l.t&E~·-E<welop~ ___ .·

1

_ ··~:2· · · .. ::·. :: ... ! .. 1 =:--::::~~-. ---·-:::~~~=~-----=--====---==---·------·+.. ·-· --==========-==~-=----:-----:-··---~== 
FabliCa~on EreCtlcID ·. : .. =-:-':· :~T:;:-·. .. ·;.; .. :- ,- . :: ·: :·;; .... : . :::~ ; .:: : .. !·~ i::. 15,081,256 7.922,7~3 ··,·: .. 

48~'. 

! [ Su\lstarrtfal Occupancies 
,.;~~:;·; ',::.- .'· ;fri;\m'~':i ···-· ________ c ______ J 

1 / f ! CompleUon Closfng 
·:·:· ~;;-;;.-,:=·-- o O O o O O o -----i O o O O I o O -0 : o O I -- - O I O i o o o O 95 97 u 

·'::L~}~~;·; 204 2~ 204 204 204 204 204 ! 204 204 204 20.; ; 204 204 204 I 204 204 I 204 I__ ~0_4 __ 1 _ 204 I 204 204 204 gs 1s2 192 

S· -- !-· . ---!---+----f--· ---- --i-----+-·---:---+ ·- - ·-+ ---- -~----}----+-----+--=--=-===-r:--- ··-------------------- ________ ,, _____ -----·-·--- ·-·------i--·-·---1 
l,125,e49 1,576,0-14 562,675 - 562,675' 1,013,340 J I - j .. i . I - i .. ! . i - I - I - I - I - I - I - l . 1,781,603 1,819,315 ·15,061,256 0 I 
Ma,42a • 1,264,683 • 431.so1.. 430,995 • 010,15s 

1 
1a9,293 ·19e,804 = 1so.~1s; 191,059: 440,104 ~08,032. 1 689,~01 

1 
126,0~9. 12:1,802. 

1 
·100,612 

1 
.373,762 

1 
s1s,e~2 

1 
;11s.s24 

1 
· 22~.234 ( · :.22.7,Q54 · .. 2511154 134,s.os ·• 1,n2,1se .~ us1.09~ . :--·--------·s~;~~~:~rr~ --~:020~02~ ··-·-·---·---!-----

···-~-·-·· ---- -······ - ---·-- ··-·--· ·--~----···--·}----+-------~-----±------ J ---i-----!··---~~---1---~~ I I ---···------:~1¥ob·--!~~~ ---·-·-----~---
.3,2gs;380I -3:295,3881 i : I ! I I I I I 

:I[l1r~~;:~~~;~~~~J\;tw~r:::~;i\;~.:;c~: ~::~ ;::~ _;:;~-- ,~~~ :;~;~:. 1
2

~~7~ i 1
2

6~~:~ ! 1~~1·; :1~4"';. : 28~~~ 38~~~ 4 .. ~~;;~ 57.4-~ 68,1-i'· 1a .. m 83.4% I 88,3Y. L_~ 93,•W. I 96.0'~- ----~·~~---~ 100,0% 100,0% 1DO.O}~ 

I ! I I l 0 739,5781 - SO.OD· 

1-ifa~~~~:-=.:·-~;:::~~- · ·· ---·--- ---·-v· -~-·v·w "~~,.,vv . :;.":: · ~~~::~~. · :::-..·::~;;:~~ '.·:: .;·; .. ~~;:::i. ·: ~·''.;'..~~;:!!~ .":.:;;::· :~~;:::~. :·'.'::'.'.~;;,~~~;i~ · ... '.:;;~ :~ 3~;~:~::::~;:~:;;: ~~;:!!i 1.::. :.':~:~!~:!!~. 1 • ;(; ·/~;~~;:!~j .;:.;·;'.!:;~~;:~~- . :;~;: :::ra~:!:i ;:'.:;:: :;~~~!~:~~ji --·--·--~-----+--~---------------------------- ----·- ·--·---·------·- ----- · -·------- ---··--··---~ - -~!~!~·:~~! · ··· -----==i~:bijr---··--1 
Melols . 37,927 ·37,fJZTI· ·! ... 37,927 .·;··:37.927 " .. :37,021 :37,927. .. ::i; .. ·37,927 · .. :37,927 .; 37,9Zl. ··.r.:-1·37,927.I ... :;::37,9271,;; ::•.: 37,92.71.· ··:·37,927 I O -'193,0521 $0,0D I 
Carpentry I · .. 75,854 1· · · : 75,6541· ·.;75,8541 ·: !: ... :.: 75,B541 ·75,054 :: ·;. ..... 75,8541 ": .: ·76,654 .. ·. :: ::":76,664 . ·· .. , · "75,854\:.; .. ;:·'L , .. 75,6541··: ··:·· :.75,BS41.: :·l'•'H•:··7.S,854/ ·: : :=:: !75,654 r D 986,1041 S0.00' I 
Thermal & r.\oMure Protection ... :..: >164.0791 :·· ·164.0791 , .: :: W4~070I :;. ::i· ·154,ozol=;:,:::::•· 1J;4,07aj:: ·:-. 154,0791 =1r~. i.: ::154,079J .:·; .. '··10.4_,0?9 _ _____ I ________ . o 1,232,6301 so.oo l 
Doorslr.Wlndows !" ! . .164,351 ···164,351 16·(351 ··•. :;16--(351 ·16:1'.351 ·1·64,351 .164,351 ':164",3.51 r- o~ 1,479,156 sooo 

··FiniSiiOS--·--- ---· ' ... . ·- .. . -- .. ··~--·. - . . . ·-·- . 11e,047 178,047 110,047 11e,047 !l7B.o47 178,o47 , 178,047 11e,o41 . o 1,602,419 so:oo 

-~ellances~£~!:'~:.h_~s- ·205,4-JB '205.43S ~05,4?8 205.43£1 205,43a 205,438 205,438 ~5.438 · ------·--- -·--------0 -··- 1,848,945 so.oo 

13,696 . 13,696 13,696 13,698 13,696 13,696 "13,696 0 123,263 $0,00 .~mcnlty, ~~~I~!_ 

. .!'.!~~In.~-~!.. --
Mechanical 
E~1r1cal -----· --· 

,]p_~~~l~~!!'-=---- -· 
Comrirne1ion 1-.tanogemen\ 29,593 I 

-·----!-·----· .. •-.---. ' 
29,sai\":-.. :':i29~6i\ ·' ./ ".29.663\·:::· 0::' 29,663\': 29,683 I 29,s~I 

Construction Contingency is,7.2..2 19,722 19,122-.1 19,722 .19,722. :i:·19,722.j s ··· ;19,722 
Design & Consul\lng it.:;·:.: ,.;JH.DaQ ~.~;!! ~1. - 1".·t.,~ '"1t""ii 

123,2531 123,2631 123,2631 123.263 r ; : ·ges.1041 .ess.1M1-------,-·ea5:10.i1 - gas.1041 986.1041 986.104 

. T-·m---·- .:1 ". ,390,3031 ..... 390.303! 390,3331 .390:3331 soo,3331 . 390,sasl~ ... - ·-· :~:~<---~~~:_'_:_·::~_:_)°-· ---·---- ...... ·--·· 
:::i:;i::i!:.29,583 .:·.~1 :::i ·29,5a3 ·::; :: .. 29,583 .. :. :29,563 · · ·,29,583 ;: .. 29,583 ·:::.; <··2s,503 :.:.:29,sea ::<1:::~:·=2e;se3 ··· ;~·;.; ~9,583 :.! .::.:!·.:~9,563. ·:: ..... 29.sa'3 

. ·:~ ·.:. ::::19,722 ' .. !·· 19,722 ·19,722· 19,7.22 19.722. : .: .. :.::"19,722 ' :- .. ;:~ .19,722. .:· ·. ::· ::.19,722. : .:·::::;: .19,722 :T;:: ·· .. :19,722 : ::: .::i::: •. 19,722 ... 

., 
0 

.493,052 $0.00 
6,!!16,624 so.oo 
2,341,997 SO.DO 

Q~-120.000 o 240,000 ·so.oo· ., ·· ... .29,583 29,603 0 739,578 so:oo .. 
1:: . "•1il.722 . 19,722. 0 493,052 so.oo 

--- 1,298,390 SO.OD 
Le9al &. Administration 109,950 
Sales&Merkcling --~,_~,,-,,'=~~63+--3°'0~~'°'03+~~~-'-'-'==-'--~-==+~==~~=="-'-!====-'-"===-+1~"'"-'=~IC"-~==.l-i-"'"..:.:::=:..'-'."'--"-"=.;..,,...=.=======-'-"""-"==+"-='-'-"="i1P=~ I I ~ 

09,950 ... 1D9,950 :·.:·::,i<;t9,96D 275,200; 
1,538,779, 

2,914,0001 so.oo 
3,329,649 $0· 

lnteres1 & F1nanee ·:··':· ;-4Siti] :: :.' .. tSS,646 I ; :. '··'·"'S7,927 J·.: ·;:: .:61 .ai9 ! 1:::~g:~~:;f,3,•mi l~.;-;:;:;r;t;:"!6s;19.f l;~±::~·::\.~~i94:1:~: .;.:.;:'&=.:zi;1GOJ;::%~?.:J.74~13;4·j;: .. :··.'o·;:f76,il15:1Tt:.::;-;;m~.90s·j..-:~~ .. ~:p;lfi.4,.f0.f l·t·~.'~, ,;.;91;'tss·i:;.:. ·;.:::.;99·,;_~_a_fr:.·~·~ 'F):;H1"a,2o4·1-,::.:f. ' .. 117,sbi 1~· !·: ·: ;~'126:~J:.:,,:g:.{,4.=:1!3j~$7.l:~~~r·~'.iM;~~g·1: f(~ :'·.139;60~·k. ; -.;~~'J42.S.i9Jf:f:- . ' -~~XWH'<;13't,S2~ ;I '~·f;:·.~;~i :,:;: \:.; :~::~r?:·':~ 39,us~ _ [_~~:~-;··1 M .MB 284,149 3,862.9201 SO.OD' 
Dtfsettlnglneome i l I I ---T ! ------1 . :.,112,053·j;·. · · :112.osa j. :.: .<.J72,os3 ·516,1601 $0.00' 

-~o.!.!_~.'_'~~~-1:'~~ 7,Soo .. ;·,011 l,071 1,071 1,011: .:·:;1,011 >:: 11;1111. :i '.:'1',07i· .; ;. :.:.: ~.oi1 ; '.1:011: ,f,ti71. . .t • 1,011. . :::.;ri",01i ·1,01.1 .: t ·' J,011· :.::··. · · '.'.,1107f ;:!·: :::: ),,071, ; ':' !;)j:{,071 · ·:1~: •• =i :. '.:1,Q7.1 ··'··.·· =·.::"t',(111' · -· ... o 1~0.~Do . ~o.oo •. 
.:·:1:~98$ 10D,OOO 14, 167 ,956 $Cl.DO 

:·:>:'.::.i;•'. :.,>'-,.,,, .· .. · ;\~·:a·;f94~4~8 ·:,: .. ~:s~1~?~:2~.t So.~~· 'r;;[il.~ ~~ri~d.:> . , . .,, · , · :::~:;:::~: •·,,':'.;~~:,1·: •. :, -,~~:~:.~ :: ·.· :;i,~ij:;~:t_,.:_:::;,~;ti:.wr ~-,,··:J.;~,;'.;_::~';:· ::·;.;,~~:;-:.:;':;·'.:~#;;:,: ,;!;::.; :;~~~iit:::·:·~:~~::~.: · '.:~:;~4~j~';,_; :'·~~~:~ii; .. :::·.:~~l~i~~i·':; :·.~.~;;;~L:'/ ~~~:~:,;_._,:\·.:'.~'.:o:_::';<; .. ~~tjt~,;'.'.i':i;';)~~:,;~;2 .. : .. :~;.~~~~t\:;' • ':~:~::.:.~,; _., :'i~~i:~.::: 
·:.::. ··: .. :·:·::~:mi~~~::·: i"'~~Aiil :>\ . :?' ,,.:!· :>:. ¥.:~A~l.;;;:,;J,i;~5:~0s' 

- Site lmprovome, Defeue.d 

's~~W@'(l!i!~t!if: > ·.:t¥·7.ci!~?:~:.' ,.,;·~1'..'f0~. 1 ·' 

E uitvadvance ·-··--- 1 -+-----!-------------+-------- ·624000 o I 
Me2:2dline Mortnanl'.! advare:e 1 -7,780,569 0 
Cons\rucUonadvance 57D,972 933,993 393,503 395,038 1,029,544 · 567,878 569,652 571.42.6 573,207 1.320,312 1.764,095 1,769,721 2,178,116 2,Hl3,647 2.205.910 1.167,188 ! 1,174,190 805,214 · 699,496 · 702,031 794,836 416,280 -33,373,976 O ··----~ 

Total FINANCING 570,972 933,993 393.503 395,038 \,D2.9,544 667.878 569,652 571.426 573.207 1.320,:312 1,7S4.D95 1.769.721 2.178,116 2,103,647 2.205 910 1.167,188• 1.174.190; 805214~ 699,496 702 031 794,836 4l6.2BD o O OI ·41.778 544 ' 

Cln .. innl 

'"'"""'"ii-¥"""""'""------ .:~::~~~!-------------< 

12) CONSTRUCTION FINANCING· 

624,000 624,ooo 624,ooo 624,DOO 624,ooo 624,000 624,ooo 624,ooo 624,o~o. 624,ooo l 624,ooa 624,ooo 624,ooo 624,0GO 624,ooo 524,000 I 624,ooo 524,000 624,ooo 624,ooo 624,ooo' 624,ooo 624,000 624,ooo 62.4,ooo 

624,000 
·624,000 

0 0 
1--~---~~----l 

QperiM Loan Balance -·- · 
Curfe,fV, adVances (ren~HI 
Clo.sfu LOan tcaSh> BaJance 

3) ME.ZZANIUE FINAUCltlG: 

~~~~~~R~ii~---.'~~.- .. i 
~u:nmUalivo Menaniw B':!e~e- • _ ·~, __ . 

10,587,728 
570,972 

11, ~58,700 

7,780,668 

7,780,568. 

11,168,700 
933,993 

12,092,693 

7,760,668 

7,780,568 

lntereslonCOrutru;lionloan ---, --44,116 46,495 
AVefigii'fiterestRate -----···--· --·----:- --·5:0·0·1. ··- --·-s.Oo~.-

lnlHest Oil Men FuWlciog. 
IAvBiiige -hle1est Rate --------·- . o.~~~~p----. ~o.~!--

12,092,693 
393,5DJ 

12.486,198 

7,780,568 

7,780,568 

50,386 
s:oO•.<.'· 

1.2,466,196 
396,036 

12,681,234 

7,700,66!1 

7,780,568 

12,881,234 
1,028,54'1 

13,910,778 

7,780,568 

7,780,568 

, §.2 •• ~~~L-- --~~.!!~~ 
s.oo~·.. 6.00% 

~00~1 ... ---.-~'.~~!;----·-· :o'.o~~\ 

13,910,776 
567,878 

14.478,656 

7,780,660 

7,760,666 

14,478,656 
559,652 

15,046,308 

' 7,780,568 

7,780,668 ! 

16;048,308 
671,426 

15,610,734 

7,780,.668 

1,1ao.S80 

16,619,734 
673,207 

16,19"2,941 

7,7~0,.668 

7,780,668 

16,192,941 
1,320,312 

17,513,253 

7,780,568 

7,780,668 

17,513,2S3 
1,764,095 

19.277,348 

7.760,6"68 

7,780,568 

19,277,348 
1,769,721 

.21,047,069. 

I 
7,780,568 

7,780,568 

21.047,069 
2,176,116 

23,225,185 

; 
7,780,568 

·7,780,Sfia., 

' 

23,225,185 
2,163.647 

26,408,832 ! 

7,780,568 

7,780,668 

25,40S,832 
2,205,910 

27,614,742 

7,780,668 

7,780,568 

I 
27,614,742 
1,167,188 

28,781,930" 

I 
7,780,668 

7,780,666 

28,761,930 
1,174,180 

29,955,120 
l 
I 

7,780,li~8 

; 
29,056,120 

805,214. 
30,761,333 

I 
I 

7,780,668 

30,761,933 
699,496 

31,460,829 

7,780,568 

7,780,66il ! 7,780,568
1 

. 7,7~0,568 
1 

T I 

31,460,82D 
102,0:11 

3.2,162,860 

7,780,668 

7,780,.688 

32,162,860 
79'1,BJ6 

32,957,69Ji 

j'.',7BO,~S8 

1,780,566 

32,957,696 
416,280 

a.3.373,976 

7,780,568. 

7,7Bci,668 

33,373,976 

33,373,976 

7,780,660 

7,780,558 

.33,373,~7.6 

33,373,976 

7,780,668 

1,78o,66e 

. 33,373,976 

33,373,976 

7,760,568 

1,7ilo;ss8 
Cash au lance 

33,373,978 
·33,373,976 

0 

7,780,~68 
7,7B0,.668i. 

-~:~i!:!i!1-----------j 
0 

5,403,172 

~:~:~~= L~:-~.:~~. -. :::_:~· :..-J-=.~-:----=:, 
11,624,805 . -------} 

I 
. ---~?~~2 __ -----~?·~?~ :___---~~JO.r~=~~--1¥i~t: .. _ ·---~?._4?J.~ .-~·- .~.972 1 80,322 I . 67,696; ---· -~§!]!_~_:.._ ___ lQ~~ 116,0ill___ __ !..!_~ 124l!lli.~ _E.~.172_'._ __ 131,0B?._~~t~----J~M_f----'--~~!\- --~~_f~t_02!! ___ !_3~1~~--- -·-·=-~- ·--~?_!j~ 

5.00•10 6.00% s.00%. . 5.oo•.<. 6.00%! s.tio·z·- ---s.Oo%1· --s.00%:- s.00·1o· _. _ 5.oov.· ··-5.00%[-- s.00%· s.00%! -- s,oDW s.00•1. s.00•1. s.oo·~ s.00•1. 5.oo% 5.oo~. s.oD•t. 
_2,7~1.J~~ _ • ./\':'.~~ ~\~!esl Jon~cast ..L--·-·· 

l 
r-~ l __ J_ ! 

- T O 0 • Aclual interest forecast • : • I • I -----

.E·~~v~t-------.'!..E.~~ --·-- -~·~~-- . o_.g.~r!:- --~=~o~~-·--~~.!"~-·--_p,oo%F--- ~.oo%l --~~ o.oJ.~t-~-- _.0.00% __ ._o.~ __ o:~JJ.:j.----o~-~r---===--=--~'.~·-" __ _2:~~~F-·--------·-_ .... D.!o..rrr• ~ .• ~~~o-%) -t-------~:!!?~~\• ··- ---~~~!-!-· ~-D.Q~ .... _,_O_J~·(~t-- -· 

i 1 I I ------·--
Com'oinadlner~~--------· 44,116 46,495 60,36E 52,026 53;672 57,962 &1,328 62,701 65,082 67,471 72,97.2 B0,322 87,696 96,772 .105,870 ·115,061

1 
119,925 124,817 

1 
128,172 131,087. 134,012 137;324 '.139,058 1~19,6581 T3.9,05a ·---------- ·---~~6~!-~~dhtOrosl -+-_:_-__ _ 

Oeposhs: i 1. I I 1· --------,----
------- .--·-----------'-----

~2~i~L-~~--=-=:-===-== __ :_·_-~:_]t~:~~:_::~21!tr,i~-~-~-=§;~~~_=;-~~~:=:i.ili~J:~:~ -:=~~L=~=i==:J~-~==E.::=:=:t::==:~=~===f~~==/==:=:~:~:::::=~:-=--+=----4-- ---==- =~~- -=---=~3~;·--===-= :.-=:~:-~:~=-~-~:::-:-:~1¥,f~~ -~:-~-- ___ :__ . J:-~-==--~ 
~t~L·-·-·- -······· -· 1.12_~.~--1.576,014 562.675 562,675: 1.013.S40 . . 1 . 1·781 ·803 UHl,316 15·081 •256 --------- ~-----
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TEXTBOOK STUDENT SUITES INC. 

Draft - for discussion only 

Item REVENUES 
1 Suites 
2 
3 · Bicycle 

:.;) 4 Upgrades 
El 5 Sundry Income 

6 Retail 
7 Less: HST (net of Rebate) 

Lv'.~N~It~s'" \::'.~: 

COSTS 
LAND 

.,:;,:: 10 Land - Purchase 
~l~ 11 Commission 

.... 12· Land - Title. Fees I Transfer tax 
13 Parkland dedication 

<·~' 14 City Dev Charges -

c. ' 

15 City Dev Charges - Comm 
16 Section 37 
17 Re~lty Taxes 
18 Site improvements 

CONSTRUCTION 

20 General Requirements 
21 Site Work 

Concrete \Formwork\Parking garag 
23 Masonry 

25 Carpentry 
26 Thermal & Moisture 
27 Doors & Windows 
28 Finishes 
29 Appliances\ Furniture 
30 Amenity 

Conveying Systems 

#REF! 

#REF! 

#REF! 

0 

0 

4,520,024 #REF! I 
500,000 #REF! -

0 #REFI 

0 #REF! 

2.06,400 206,400 

928,023 

Per SE I 
$543.781 

Per unit 
#REF! 

#REFI 

Updated: 

21-Jul-17 

_j Per summary 

#REF! Estimated per unit ~-
~ 1,000 Est for closing adj. 

Estimated valuation 

SF I GFA I Units 

149,410 172 

~50,000 10,250,000 '$i0,2'SO:ooo' Land + Broker fee 
o 355,000 355,ooo Commission 

I - -- ·-·----i 
0 ., __ 205,00_? 2.00~ % of land purchase 
0 313,650 -------___ ... 2.0% of appraised value 

. o 2,580,192 2,580,192 2015 Rates t--·o _ 33,489 --33,489 1,624.04 _____ 20.62 2015 Rates inflated 1.5% 

City 
36 

1BR 
355,536 

School 
136 172 

2BR ~--,, .. -. 

1,823 

o 100,000 100,000 Allowance for incr. density and parking allowance 
---·~~ o --23o;625" 230,625 ·---92~250 ---2~0 Est annual tax x 2.5 years 
·---- o ·----=~o,ooo ---WO,Ooo' · - - Allowance 

0 

24,~.52,599 

- Applied to parking spaces I. 1,1~·s,ooo I Allocation: --- ---
0 _1,232,630 1,232,630 - --
0 739,578 739,578 $4,300 _,_ 

$32,4S~l lncluding parking structure 0 5,582,468 5,582,468 $37.36 

0 493,052 493,052 $3.30 $2,867 ----· ___ _,,,,.,,._ ....... ----- -------

0 _Jl86,10~ 

0 1,232,630 __ .,..,_) __ 
0 1,479,156 1,479,156 $9.90 $8,600 

---·~ ...... ~ ............... 
0 1,602,419 , .. - ..... _ .. __ 1,602,~}~ $10.73 $9,316 ------- ~----- ...................... TI 

$10,7501 Includes in-suite furnishings 0 1,848,945 1,848,945 ,_ $12.38 --
0 123,263 123,263 $0.83 $717 -
0 493,052 493,052 $3.30 $2,867 

274 



1
. TEXTBOOK STUDENT SUITES INC. 

~~ 

~·; . 
;:,] 

Draft - for discussion 

32 Mechanical 
33 Electrical 
34 Construction Management 
35 Construction Contingency 

Sub-total 

36 Soils \ Demolition 
37 Building permit 
38 Municipal fees 
39 Insurance I Bonding 
40 Purchaser's upgrades 

i[~i~U!~;~'t~~~ti.9~1(i2~~:-:;}.:·::;_: . 

50 Planning & Approvals 
51 Architect 
52 Structural Engineer 
53 Mechanical & Electrical 
54 Landscape Architect 
55 Site Services\ Civil Eng. 
56 Interior Designer 
57 Cost planning 
58 Inspection & Site Testing 
59 Code consultant 
60 Soils\ Geotech \ Environmental 
61 Acoustic consultant 
62 Sprinkler consultant 
63 Vibration consultant 
64 Other consultants\ Studies 
65 

LEGAL & ADMINISTRATION 
:. i 66 Legal Fees 
''· · 67 Accounting 

: 68 Surveyor 
· ·: 69 Misc. Development 

70 After sales I Pertormance audit 

I 

I 

Updated: 

21-Jul-17 

fil== . 739,578[~- ~39,578~ $4.95 3.~o%1 Estimate of % hard costs 
2.50% 493,052 493,052 $3.30 -0 25,797,599 25,797,599 172.66 ' I 

90,000 

0 
·"''"""'""""""'"-~··--

0 

.... _____ ]:~~~~!?_ 
0 

90,000 

171 
Included above 

0 O Included above 
0 O Included above ·---

-----~---~~!g~-~ 0.00% Allowance 
0 

.._ · 172 Units 

· 100,000 100,000 Budget for zoning & approvals 
520,752 26,037,599 - 2.00% % of hard costs 

............................ ____ ------· 
104,150 

130,188 

50,000 

0.40% 

~·--]· ~000 50,000 
0 _ 68,800 68,80_o I 

0.50% " 
___ $5_9,000 Allowance 

$50,000 Allowance 
~-----'---

$400 

$1S~ooo Allow for take off I CM Contract 0 15,000 -----··--15,000 
64,500 64,500 

f • • _25,000! ___ ..,...,_...____§~ 
40,000 40,000 

10,000 

10,000 

1"' -,--;-;.+..-. 10~000 4 

-----$375 Bulletin 19 

E $2s,ooo Allowance 
$40,000 

$ 
$ 

----0-------- 275,200 275,200 - 172 ~$1,600 Closing + lncorp/incidentals 
o - 30,000 __ 3'0,0'00 _____ 3 --$10-:c;oo Annual financials 

o -~- 68,800 --~oo --· Per unit estimate 

I 

o 100,000 100,000 Out of pockets 
o ·--40,000 40,000 ----$40,000 Allowance for after sales/Post regist~ 

27! 
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TEXTBOOK STUDENT SUITES INC. 

Draft - for discussion only 

~)~:: 
71 Development Management 

Total LEGAL & ADMINISTRATION 

SALES & MARKETING 
72 Marketing & Advertising . 
73 Sales Centre - Construction 
7 4 Sales Office - Operations 
75 Commissions - Lead Broker 
76 Commissions - Outside Broker 
77 Incentives - Rental Guarantee 

~;:~ 78 Sales Consultant 
lt:~i 79 Retail - Tenant Inducements 

80 

FINANCE 
81 Arrangement fee 
82 Service Charges & misc. 
83 Appraisals 
84 Tarion enrolment 
85 Deposit Insurance Fees 

Letter of Credit Fees 
87 Project Monitor 

· 88 Mezzanine Loan Interest 
89 Mezzanine Loan 
90 Mezz Loan Investor Bonus 

, .... ~ 

I 
INTERIM OPERATIONS 

92 Warranty Reserve 
· 93 Operating costs 

94 Operating taxes 

·-·. 
95 Occupancy income 
96 Interest Earned on Deposits 

Total INTERIM OPERATIONS 

0 

2,914,000 

Updated: 

21-Jul-17 

- s.oo%j% of total costs (net of fees 

2041500! 204,soo ---· $1,200 Allowance per unit 
50,000 I ·· so,ooo 1,000 ·--- $50.00 Allowance for modifications 

0 

40,000 "s $5,ooo Staff & overhead for one year Sale: Constr Start Closing 

"·---·-----... ...::.-i~------·..:-..: 
918,370 ·--Ll0%,_ $61,224,636 Revenue net of HST x 229,592 229,592 459, 185 -·-·--------_.i-..,,., ______ -~·----_,,, __ _ 

______ ,, __ ,.. ____ ~s9,1&[--,-~95~d:_~~---- 4.00% -·------~0.90~ Allowance for 80% co-broke de 489,797 489,797 979,594 
10 100,000 50,000 $50,000 Rental shortfall+ Prop mngmnt 719,389 719,389 1,438,779 
' ..., . ._,..._ ....... -----~-· ~ ..... _._"-"'"""'" ....... _....... ....... 

0 $0.00 182 4, 182 8,365 
-~--------- - ~-----

!- 48,7211 ·-·- 48,721 1,624 $30.00 

"'"""'""'""''"'""""'"""""- --- -------
Lender\ broker fee (NIC Mezz cost) 0 720,000 .. ---,.~--·--720,000 2.00% ____ .. 36.t..000,£~ 

y~ ...... ., .... .........,,., .... .......,,,.,,. 
........ .._..... .... __...............,,. ........ __ .......................... ---· 

0 5,400 ----~- 5,40! 150 36 Montly bank charges 
----~ --- -.~~~ ·-·---·~· 

0 -:~,000 -·---- 40,000 2 20,000 Allowance for 2 Appraisals - ..._. ..................... --
0 116,800 __ ,. _______ 116,800 172 ·--~~9.00 Enrolment fees+ $5,000 Reg. I Total Tarion 2 Yr Excess 1YR ____ .. __ ....,, ________ 

--,..,.... 2.5 0 163,975 163,975 1.00% Tarion == 2 yrs I ECDI == 1 yr 9,678,004 3,440,000 6,238,004 ·----- -
0 7,500 _ __z~oo 1.50% 2 Allowance for $250,000 K of LC to City 86,000 77,975 ----- -·- ---·---
0 97,500 97,500 15 -~29. Bank's monitor during construction - ·--
0 0 0 Included separately under SMO Costs 
0 0 0 Included separately under SMO Costs ---- ~ 

_,.,_,......._,, ---
--8.00% Included separately under SMO Costs 0 0 0 

Estimate as per cash flow 

.·.::.,;~.!a~;~~2q.::,:;,~i:.:·r;::@~i~e:~~~SJ~~;. 
2,701,745 

Estimated# of months for Int. occ. 1,840,963 -- ............ _ ... , .................. 
I 0 0 0 ---

0 124,588 .124,58& $241.45 41,529 Avg. CAM per month x # - ................... ,,,,, __ 
Avg. Tax per month x #Months I 0 209,~0 209,690 $406.38 69,897 ·- --- ----

0 --~0,438 ---~0,438 ·--·$1,648.1~" -283,479 Avg. Int. Occ rent per month x Months ·-
0 0 0 0 Assumed = interest payable .... _.............,._ --- ---
0 -516,160 -516, 160 0 
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DRAFT - ftir d1t.ocuss:lon purposea on1y I 

9 ~8 76 Land Costs; 
3 4 Purchase Price 

16 89 Land - Tran•ler lax 
18,115 91,646 Development Fees & Levlflll 
1.0DM 1,029.7 Planning & ltafflo 

0 8,831 Site !mprovemenls 
12,486 RealtvTaxes 
119,963 Total Land cos!ll 
82,611 

Hard Costs; 
~ !ll!!!9 General Requirements 
Visitors- Underyround 0.Z5 Sile Work I Connecllons 
Rasldanlo - Undo1ground 1.00 Concrete\ Fomtwork 
Sale __ 1_1z 0.26 Masonry 
Tola!# s aces Metals 

C•!P•nlry 
Salus & IJeveloQment S~bod~I•; s Thermal lnsulallon 

Salasslart M•Y·15 Ooora & Windows 
Sales compleled (a\!g I month) 5 Oc!.'16 Finishes 
ConstrucUon Sla1t MaMO Specla!Ues \Appliances 
Conolnlcllon Completion (substantlaQ Apr·17 Furniture I Spec. Conslt. 

Eteoklcal & Communications 
fo!s!rJW OccuoiijOVA9sUlTipUOii~ -- - --------·---·--- . TOTAL Garage 

Avg. Se!llng Price $400,742 Upgrades 
Avg. Oepostt ® Occupancy 20.0% 60,148 lnsuranCJJ I !lond!ll!I \ Tarlon 
Avg Balance duo @ closing :}20,593 ConalrucUon Management 

llVll• Monthf~ Q••l!!!!!DC~ B!l!lt ! Contlnaencv 
lnle1lm Occupancy lnleresi 5.00% 1,335.81 Total Hard Costs 
Common Area MatnL (CAM) $0.42 432.49 
Realty Taxes 0,98% 327.27 Soft Costs: 
Total Monllllv Ocounancy RM! {Avg.) $%,095.56 Design 

Legal & Adminlslnition 
. c~rubta•!!.Eml@ct Sf!lt11i1J'211. lil•tl: .llfil!f §EA !lli1I Development Management 

REVENUE 378.22 312.38 389,469 Sales Ii.' Mad<eUng 
Flnancl! 

Land Cos! 13.76 11.36 14,165 Offsetting lncoma 
Hard Cost 2a4.12 189.59 210,193 Equity lnlereot \ reaa 
SofiCosl 96.75 79,90 99,622 SOit cost conllngeney. 

GOST $314.63 $259.65 $323,980 T~tal Soft,Costs 
PROFIT $63.60 $52.53 $65,489 Total COSTS 

Mo MURRAY STREET lNVESTMENTS I 
PHASE 1 (Grove,Llbral}', Schoof) 

69 Condonilrilum• Units 

$3.05 $3,601 $338,326 $0 $338,32~1 o.oo 0 0 0 
7.09 M36 0 786,405 766,405 
0.45 562 26,757 
o.oo 0 0 
0.77 966 25,033 80.000 85,933 

11.36 14,165 391,016 869,848 1,260,661 

8.66 ·I0,622 - 963,137 983,137 
11.59 14.456 986,591 300,0QO 1,286,591 
18.60 23,190 0 2,063,866 ::t,063,868 

3.72 4f638 0 412,773 412,773 
4.34 5,411 0 481,569 461,569 
8.68 10,822 0 953,137 963,137 
6.62 8,503 0 756,751 756,751 
9,30 11,595 0 1,031,933 1,031,933 

14.aa 18,552 0 1,651,093 1,651,093 
6,62 .6,503 Q 756,751 756,751 
2.48 3,092 0 275,182 276,182 
5.58 5,957 0 619,100 6J9,160 

20.46 25,508 0 2,270,252 2,270,252 
13.64 17,006 0 1,513,502 1,513,502 
18.17 22,652 o· 
2.01 2,500 0 
4.05 5,047 56,866 392,262 449,148 
5,05 8,:291 O· 559,916 559,916 
3.73 4,651 0 413,936 413,938 

.168.69 210,193 1,043,457 17,683,741 18,707,198 

11.39 14,197 810.435 453,140 1,283,575 
5.98 7,452 355.412 307,821 663,233 
7.96 91923 419,022 464,165 883,187 

23.13 28;832 1,221,171 1,344,068 2,568,039 
33.49 41.751 1,290,704 2,425,171 3,715,8l5 
--4.29 -5,:143 0 ·475,547 --475,647 
0,00 0 0 0 0 
2.25 2,809 0 250,000 250,000 

79.90 99,622 !1;096;744. 4,769 616 8,866 362 
259<85 323,980 $5,531';21 ll $23,303,007 $28;834;225 

:;:: :.: .. , 

Suites 16 1,006.4 16,115 $401.64 

'Less: Net HST 
Upgrades 18 
Sundry nevenues 18 

[Tatel -GROVE 1 

Suites-- ----··-- 60 1.01e.1 61,087 $379.11 
Less: Net HST 
Upgrades 80 
Sundl)' Royenuos 60 

I 'fo!al- ~113RARX _] 

SC OOL 
Sult•s 11 1,131.3 12,444 S420AO 
less: Ne!HST 
Upgrades 11 
Sundry nevenues 11 

J Total· SCHOOL I 
TOTAL R!;VISNUES 
suues 
less: Ne! HST 
2nd Parl<lng 
Locl<e1s 

DEVELOPMENT PROFIT 
AT COMPL~]ON. OEVELOPME!jT PROFIT 

Tola! Revenues 
Total Costs 

IDayolopmJ111! Pr.Q.flt _I 

1'.INANCiN(jf(sourca ot fui1dsj 
Equity 
Lond loan 
·oeposlls - Insured 75.00% 60,111 
Deterred cos ls+ fees 
conslrucllon loan 
I Total Flflanclng I 

16·A\>r-15 

$404,203 $7,275,655 
5.68% --406,962 
$5,000 901000 
1000 18,000 

1;6,977,673 

$5,000 
$1,000 

$5,231,498 
·366,205 

$5,000 55,ooo 
$1,000 11 000 

i1.rn.m 

35,886,003 
-1,997,290 

460,000 
0 

$34,662.,713 

Tola! 
$34,662, 713 

ZB1834,225 
20.2% $5,826,488 

Total :'ill 
6.9% - $2,000,000 
13,9~/" 

19.6% 
3.8% 
56.$% 
100.0% 

4,000,000 
5,349,900 
1,100,000 

16,364,325 
$28,634,225 

N 
-...J 
-...J 
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SIDies o 35.666.003 
2nd Polldng 0 460,000 
IJ;':!Smd8S 0 445,000 
SundrylnCG!TtC- a 89,000 
Less:HST{mHcf Rebate} 0 -1.957.2.90 

t~~ BW..Etl!;f§:f:~-.=--- 0 S4 662.713 0" 
Phase 1 Tola\ Tom: YllPTOTAL Phasol Ph~s:-e 2 

£9.m GFA 110,963 GFA 213,18$ 110.963 102,1.2?. 
Phas" 1 t.a.tld appeorticm 5.2.05% % 

LANO 
1DD,DD% 52.05% 47.95% 

~ 
~rcbese 336,3;5 0 

l""'···-"·~ 
338,326 650,000. 33$,326 3i1,S74 

Land-TransferiaX 0 0 1.Z 1N of land value: 
Parkland ded";eai»o · 0 a 

_ 7ati,4D~ 2014 rate• I or 18Fl Inn 2..5% 
1BR :ZBR+ 

Ci!;' De.vetoPl'rient Chary es~ Res. 786,<05 5,354 9,115 
Secikin37 0 
Resl?yTBX2s 25j933 60.000 85,,33 Antl\la! X 3 years $20,000 3.0\) 4S~52:4 25,933 Zl1S9:1 
Road improvements 0 a 
P!anolng & lmflic 23.243 S0.000 Allowanct: lo et SPA 50.000 51,407 25,757 24.650 
Total LAND 391,016 869,648 1.260,$64 Ubrnty/Gro'.le $drool 761,231 ss1.01s 360,215 

PerGF A::: no\ itlcl Slte I Garat!e $10fi.OO $95.()Q 
CONSTRUCTION Total GFA by M~ I :enovoted 91,932.() 19,ll31.0\ 

Af11eiunt to dls:tn1lute bolaw 1,$07.945 
Slle Wotk \ Ser.ilces \Demo. 9'6,591 300,0DIJ 1.286,591 Fb;e<! osllmaled to tompllttJt 1,S.9S,4SS 986,591 908,57.t 
Generaf Requirements 0 953,137 Y63,137 7 
Concral'le \C:otmvtodc n i,GGl,866 2.063.aSS 15,00% 
Masonry n 412.773 412,773 3.00% 
Mete.1sJBah::of!Y ramno:s 0 481,559 ••1.559 3.5\)% 
Carprn!Jy 0 9:63,137 963.137 7.00% 
'Therms! & MoiS111ro 0 755.751 5.50% 
Ooms & VJlndaws 0 1,0:~11~933 7.50% ,_. 

0 1,651,093 12.DD% 
Spedalti~ \ APPliar>ees 0 756,751 5.50% 
Fumitvr~ &Amenlly Equipmcnl a VS,182 2.00;; 
Ccn11ey1no Syr;te:t'l'l$ n s1s.160. 4 
M<lchanicttl 0 '2.270.252 
8e:CIJSca! 1.513,502 100,00% 
Gaf.;1oe 2,016,000 112 

~}1 
Purchasers tJPgrndes 222,500 
ConsJructfoo Management 559,916 
Cons!rudJon C01ll.!ngency 0 413.933 

Sub--iotsl 9SS,591 17,211,459 1,895,485 9BG,591 906,1!74 

ll!;!d;ns pemu1 0 172,715 1. % or co~truclicn 
Munidpni foes 11,030 57,970 17.0JO 17,00U 

39.83& 06,357 76.S•• 39.836 36,6Sll 
0 -0 

Tsrion entolfT'lerJ 0 7.S.240 Enro'1ncnt fees+ tS.tiOD Reg. 
PkASE i Allocation 0 0 a 
Tota! CONSTRUCTION 1,043,457 17,Gll3,741 18,707,198 I) 

I 
1,28-9,025 1.043.457 SMS,572 

~ 
AJ:dlilect 310,84.2: 52,558 373.800 Perunll 89 310,842 310,842 
Suur.rural t:.ngtneer 24.455 E:2,315 1os,aOo 35%at.A;;::h. 89 24,4BS 24.485 

\'- Mechanlc:a! & E~ciriµt! 0 80,108 80,100 30 % o!Areb, 89 
Landscape Archtteci .8,289 41.711 50,doo Eh.uigct B,289 8,2891 Site Services 0 25.oao 2MOO 9u<ig•1 
lnterinr Ol!!llgrter 54,163 250.000 Sudgst 195,S3'r 19S,S37 
Ccsl pltuming 1.025 20,000 BUdgef 20.000 18,!)75 16.9751 lm:pr::etion & Sltc Tesllng 0 37,500 37.5<l0 Budget 2,500 15.00 
Code COO$Ultant 15,000 15.llOO Budoet 15,000 
Cfw1Enginel!r 23,358 60,000 Sud9cl S0,000 30.6321 Sells I Errlironmentat 0 12.srr 0 12$17 
Aeoustl'e ec:i:liS'ultant 0 0 0 0 
Sprinkler co hsultant 0 0 0 Code consultant 0 
Vibralfon wnst.dlant 0 5.000 5.000 5,000 

' Olher consultants 202.798 2S,OOO 227.798 AduaJs-to enoea1e 25,000 202,798 
PrinUng & disbu~am~ 0 0 0 
'roia!OESJGN 810,435 463,140 1,263,575 Snould allo~ic to :somer !10,435 610,435 

!::§GAL &. AtiMJN!STRATION 
t.e:g:1;! Fees 303,033 159,200 Baianee e=il@ 1,l!OO 89 ~031G!IS 303,033 
Aceounling 8,77S 31.225 Budget 40.000 8,775 8,775 
Surveyor 32.175 27,825 Sudg:et 50,000 32,175 32,!15 
Ml:i::i;. Doveiopmm1 11,429 38,571 audQ"el 50.000 11,42!1 '1.429 
CUstqmar Sa Mee 0 sa1000 Mar $&fes servlc.e so,900 
~Joprr.antMenage.mem 419,022 4S4,16S Percent of o::insllUmfon cost 5.00% 419.01!2 419.022 
Tolo! lEGAl & ADMINISTRATION 774,434 771,986 01 774,4!!4 714,434 

SALES & MA.qf$SI!IS; 
Sales Ceillr.e -RenoV3"1ioi'ls 655,460 4,520 660,000 Complete 660,DIJO 6551480 655.480 
Silies OR"tee - Operations 0 71i.000 is,ooo Eud9el 
Marke1Ing & MvemsmD 565,691 309,309 87S.000 Budget .$6:51691 S&S,$91 
Cornmtsslons-. lead Srokar 0 560.302 560,302 ~otsaies 
Commtsslons-Outside Srt1Xer 0 252.237 182,231 20~ofdeals Y.. 20.00% 
SBjes toeeoti'v.es 0 133,500 133,500 Pert.mnalfow.i.nce S1.50!LOO 89 
PHASE 2 ALLOCATJotl 0 0 0 89 
To!al SALES & MARKETING 1,22.1.171 1,344,8$8 2.566,039 0 1,:22.1,171 1,:22.1,171 

FINANCE 
A!range;r~t fee 0 212.500 Z12,5!ID Anowaoc:e for 1enderf PrOkef fees 1.25% 17,000.000 
Service Charges & rnise. 1,231 23.7li9 251000 .AUowanCe 251000 1Zl1 .. Appiatsats 1s.s11 20,123 40,000 Bud'ga1 40,000 19,877 

·~~. Deposit Insurance fees 0 105,998 lOo,998 1..5£pcr:aonum.:cZ.Oyr.s 5,349,500 
1.ftlfet o! Cred« Fees 0 0 0 

1$1 
Project MonitDr 0 90.000 90,000 Eank's: monitor 6,000 
inletes\ Payable on Oeposjts 0 0 0 
Conslructi'on Loan Interest 1,551,781 1,7 Estim3te pe.reash:ffow 6.<l0% 
Mozz.en!nti Moft9Sge lntar 420,000 1. 4% bonus to complete.- Til!r i MO% 3,500,000 1,SSS,990 1,2.69,596 il7,399 
~iezz:enine Mtu1gage fees 0 
T~lal FINANCE 1,290.704 7;425,171 3,71 0 1,SO!l,103 i,290.7-04 317,395 



INTERIM OPERATIONS 
Warranty Reserve 
Operatlri;c.osti; 
Qpera~ns taxe~ 

O=flano/irn»me 
lrrtarest Eamed on Oepos!ts 
Total INTERIM OPERA TIO NS 

COMT'il:GEUCtES 

Gene rat 
Total COITTINGENC!ES 

EQUITY COSTS 
Equity fea:s and ::.mmnlssions 
Equitytruerast 
Equil)'br.inus 
To<al EOUID' COSTS 
::-t 
1£ 

0 
0 
D 
0 
0 

0 

0 

4.0 
0 0 

153.965 153,965 Avg. CAM per month x fl Months 
11S.509 116,509 Avg. Tax permonlh x #Months 

·7.S,021 -746,021 Avg, lt1l Ob:: rent par month 
D 'O 

-475,547 -475,547 0 

250 000 250.00D 
251),000 250,000 0 

a o 
,007:.~.-28,834;225 ·, ~~:.:: :,; _:;;." ,;;;,).:;;,~. 
.'ioC '' 5;s2a;4Sl!i?::}::.·:::::-;: ;:;..::,;:·:::;.;':: ... 
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-424 -153,965 
.327 .11s,Sa9 

·2.095 -7-46,021 

250.00D 
250,000 0 

o OI 0 
154;~,0$ i:5,531,2j8 '.:';:'l;623i1B5i 



Cost to Complete 

28.1 McMurray - Phase 1 

Units Grove Lrb. South Lib. North School PARKING TOTAL 

Total 18 20 40 11 89 

Total NSSF 18,115 22,084 39,003 12,444 91,646 

,.. .... Avg NSSF 1,006.4 1,104.2 975.1 1, 131.3 1,029.7 Ai 
Amenity Areas 0 0 2,968 3,863 6,831 
Common Area 1,976 2,764 5,022 2,724 12,486 
GFA 20,091 24,848 46,993 19,031 110,963 

REVENUES 
Suites 7,275,655 8,408,075 14,750,775 5,231,498 35,666,003 
2nd Parking 460,000 460,000 
Upgrades 90,000 100,000 445,000 
sundry Income 18,000 20,000 89,000 
L of Rebate) 

~t 
..... s .. ;-·-· 444,787 - 1,997 

fQ§I§. 

LAND .. 
·~{ Land - Purchase 

~: '.'~ Land - Transfer tax 
Parkland dedication 
City Development Charges - Res. 147,508 179,543 359,087 100,267 786,405 
Section 37 
Realty Taxes 10,864 13,436 25,410 10,290 60,000 
Road improvements 

:~:~ 
Planning & traffic 4,208 5,205 9,843 3,986 23,243 
Total LAND 162,580 198,184 394,340 114,544 0 869,648 

CONSTRUCTION 

Site Work \services 300,000 300,000 
Genera! Requirements 182,8Z8 226, 117 427,636 126,556 963,137 
Concrete \Formwork 391,775 484,536 916,364 271,192 2,063,866 
Masonry 78,355 96,907 183,273 54,238 412,773 
Metals/Balcony rallings 91,414 113,058 213,818 63,278 481,569 
Carpentry 182,828 226,117 427,636 126,556 963,137 
Thermal & Moisture 143,651 177,663 336,000 99,437 756,751 
Doors & Windows 195,887 242,268 458,182 135,596 1,031,933 
Finishes 313,420 387,629 733,091 216,953 1,651,093 
Specialties \ Equipm. 143,651 177,663 336,000 99,437 756,751 
Furniture & Amenity Equipment 52,237 64,605 12Z,18Z 36,159 275,182 
Conveying Systems 117,532 145,361 274,909 81,358 619,160 
.Mechanical 430,952 532,990 1,008,000 298,311 2,270,252 
Electrical Z87,301 355,326 672,000 198,874 1,513,502 
Garage 2,016,000 2,016,000 
Purchaser's upgrades 45,000 50,000 100,000 27,500 222,500 
Construction Management 92,989 114,808 217,318 64,241 70,560 559,916 
Construction Contingency 68,745 84,876 160,660 47,492 52,164 413,938 

Sub-total 2,818,565 3,479,925 6,587,068 1,947,178 2,438,724 17,271,459 

Buili;!ing permit 28,186 34,799 65,871 19,472 24,387 172.715 ., 
Municipal fees 10,496 12,981 24,550 9,942 57,970 \ ... .;:, 
Insurance 14,093 17,400 32,935 9,736 12, 194 86,357 
Bonding 
Tarion enrolment 17,363 19,292 38,585 75,Z40 
PHASE 2 Allocation 

Total CONSTRUCTION 2,888,702 3,564,397 6,749,009 1,986,328 2,475,305 17,663,741 

Architect 12,733 14,148 28,296 7,781 62,958 
Structural Engineer 16,648 18,498 36,996 10,174 82,315 
Mechanical & Electrical 16,200 18,000 36,000 9,900 80,100 
Landscape Architect 8,4361 9,373 18,747 5,155 41,711 
Site Services 25,000 Z5,000 
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I Units 

Interior Designer 
Cost planning 
Inspection & Site Testing 
Code· consultant 
Civil Engineer 
Soils I Environmental 
Acoustic consultant 
Sprinkler consultant 
Vibration consultant 
Other consultants 
Printing & disbursements 

Total DESIGN 

LEGAL & ADMINISTRATION 
Legal Fees 
Accounting 
Surveyor 
Misc. Development 
Customer Service 
Development Management 

Total LEGAL & ADMINISTRATION 

SALES & MARKETING 
Sales Centre - Renovations 
Sales Office - Operations 
Marketing & Advertising 
Commissions - Lead Broker 
Commissions - Outside Broker 
Sales Incentives. 
PHASE 2 ALLOCATION 

Total SALES & MARKETING 

FINANCE 
Arrangement fee 
Service Charges & misc. 
Appraisals 
Deposit Insurance Fees 
Letter of Credit Fees 
Project Monitor 
Interest Payable on Deposits 
Construction Loan Interest 
Mezzanine Mortgage inter 
Mezzanine Mortgage fees/Bonus 

Total FINANCE 

INTERIM OPERATIONS 
Warranty Reserve 
Operating costs 
Operating taxes 
Occupancy income 
Interest Earned on Deposits 

Total INTERIM OPERATIONS 

CONTINGENCIES 
General 

Total \)ONTINGENC!ES 

EQUITY COSTS 

Cost to Complete 
McMurray - Phase 1 

Grove 

10,954 
207 

7,584 
3,034 

5,056 

80,853 

32,400 
6,315 
5,628 
7,801 

10,112 
93,876 

156, 132 

914 
15,169 
62,557 

113,320 
53,037 
27,000 

271,996 

42,978 
4,807 
4,070 

21,640 

18,202 

313,843 
84,944 

490,484 

31, 139 
23,564 

150,881 -

-96,178 

40,885 

40,885 

Lib. South 

12, 171 
230 

8,427 
3,371 

5,618 

89,836 

36,000 
7,017 
6,253 
8,668 

11,236 
104,307 

173,480 

1,016 
16,854 
69,508 

125,911 
58,930 
30,000 

302,218 

47,753 
5,341 
4,522 

24,044 

20,225 

348,715 
94,382 

544,982 

34,599 
26,182 

167,645 -

-106,864 

50,448 

50,448 

Lib. North 

24,343 
461 

16,854 
6,742 

1 ~ ,236 

179,673 

72,000 
14,034 
12,506 
17,335 
22,472 

208,614 

346,960 

2,031 
33,708 

139,015 
251,821 
117,859 
60,000 

604,435 

95,506 
10,683 
9,044 

48,089 

40,449 

697,430 
188,764 

1,089,964 

69, 198 
52,3£4 

335,290 -

-213,729 

95,521 

95,521 

School 

6,694 
127 

4,635 
1,854 

3,090 

49,410 

19,800 
3,859 
3,439 
4,767 
6,180 

57,369 

95,414 

559 
9,270 

38,229 
69,251 
32,411 
16,500 

166,220 

26,264 
2,938 
2,487 

13,224 

11,124 

191,793 
51,910 

299,740 

19,029 
14,400 
92,205 

-58,775 

28,113 

28,113 

PARKING 

23,368 
0 
0 

0 
5,000 

53,368 

0 

0 

TOTAL I 
54, 163 

1,025 
37,500 
15,00Q 
23,368 

5,000 
25,000 

453,140 

1~0,200 
31,225 
27,825 
38,571 
50,00Q 

464,165 

771,986 

4,520 
75,000 

309,309 
560,302 
262,237 
133,500 

1,344,868 

212,500 
23,769 
20, 123 

106,998 

- 90,000 

- 11551,781 
- 420,000 

0 2,425,171 

0 

35,034 

35,034 

153,965 
116,509 
746,021 

-475,547 

250,000 

250,000 

Equity fees and commissions O O O O O -
Equity interest o O O O o -
Equity bonus O O O O O -

Total EQUITY COSTS 0 0 0 0 0 0 

! ... ' ___ .Tr .. _.'.0

0
· ... 1:_ .. ,.',··: .. _vc_=-.ALo .• ';_,;·?···· .. uT.-, ... :Es_·._ .. A .. :_.-:o __ .--o· .. --_.·_·_-_·-. ·--.. 32:,~9998:.·s2:,A2 .. 2s. 3

0
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SCOLLARD ogVELOPMliNT CORP. 
llr«ft ~ for dlscussJon purposes. only 

~ 
5% 

:nfuilnilfccupanov Assuin!lilans: 
Avg. Sa11Jn11 Ptloo 
Avg, Deposit @ Occupancy 
Avg Balance due @ closing 

Avg. Mont/Jlv OccummcvR•11t : 
lnlerlrn Occupancy Interest 
common Area Malnl. (CAM) 
Really Taxes 
Total Monthly Occupam:v Rent (Avg.) 

P.omblned f!to)ect Stalls!l"" [rior}: 
REWNU!l 

120· 
12 
138"' 

20,0% 

4.00% 
$0.38 
0.110% 

NSSF 
$468.52 
$~05.66 

112.12 
69.68 

$407.36 
$61.16 

30 40 
96 146 

171 291 
98 829. 179,595 
577.9 $17.2 
3,417 6,200 
13,713 24,530 

115,959 210,325 
8ff,2% 65.4% 

291 
29 

332 

fll.!!!ltl Phase 2 
Mey-15 Nov-15 

4 4 
Jun-16 Mar-17 
Sep-16 Nov-16 
Oec-17 Feb-16 
Jan-18 Mar-18 
Apr-1B May..1B 

Phaso 1 Phasey2 
$248,278 $321,160 

49,656 64,232 
198,623 227,146 

66Z.08 757.15 
255.76 234.82 
165.52 214.11 

$1,083,35 ,1,2os.oa 

!lEA .!1!!!I 
$400.06 $289,153 
$17U2 $1_26,862 

95.74 69,196 

76.56 55,348 
$347.84 $251,406 
__ $52.23 $31,141 

Purchase Price $42.79 $30,926 
land - Transfer tax 0.69 497 
Oevelopmenl Fees & Levies 31.46 22,740 
Planntng & lrallie 0.40 292 
Sile lmprovemenls 0.00 0 
Really Taxes 1.23 891 
TofnfLand cost• 76.58 SG,348 

Hard Costs: 
General Requiremcnls $12.65 S9,145 
Sil• Work I Connedlons 14;23 10,288 
_Concrete\ Formwork 37.96 27,435 
Masonry 2.37 1,7.15 
Melals 11.ll7 8,002 
Carpenlly 7.12 5.144 

· Thermal l11SulaUon 7.91 5,716 
Doors & -Windows 6.33 4t572 
Finishes 15.62 11,431 
SpeclalUes I Equipment 4.74 3,429 
Fumlturo I Spec. Corn;tr. 2.37 1,716 
Elevators 3.16 2,266 
Me~hanical 22.14 16.004 
Eleclllcal & Communications 10.28 7,430 
Upgrades 3A6 2.500 
Insurance I Bonding\ Tarlon 4.06 2,936 
Conslruc!lon Management 4.85 3,504 
Construction contingency 4.99 3,609 
Total flard Costs 175.62 12$,862 

sort costs: 
De5lgn $8.32 $S.017 
Legal & Admln(slralion 6.15 4,445 
Development Managemen! "6.57 6,196 
Sales & Marketing 20.51 14,822 
Finance 55.72 40,275 
Offsetting Income -4.97 -3,690 
Equily lnteresl I fees 0.00 0 
Solt cost ronllngancy 1.43 1,031 
Total Soft Cosfll· 95.74 69,196 

Total COSTS 347.84 251,406 

F.l!l/ANCING (source offunds) 
Eqully 
Meua nine 
Deposits • ln$ured 40,755 
Deferred cosls 
Gonslrucllon· loan 

Total Financing 

....... 

$4,038,009 $4,961,901 S9.000,000 
64,900 79,750 144,650 

2,604,170 4,013,035 6,!)17,205 
36,137 46,863 85,000 

0 0 0 
116,357 142,983 259,340 

6,861,573 9,244,622 16, 106;195 

1,175,500 1,485,678 $2,661,176 
1,322,438 1,671,3B8 2,093,825 
3,526,500 4.457,034 7,983,534 

220,406 278,565 498,971 
1,028,563 1,299,968 2,328,531 

661,219 835.694 1,498,913 
734,666 928,549 1,663,236 
587,750 742,839 1,330,589 

1,469,375 1,857,008 3,326,473 
441),813 557,129 997,942 
22(1,406 278,565 498,971 
293,875 371,420 665,295 

2,057,125 2,599,937 4-,657.062. 
955,094 1,207,113 2,162,207 
J00,000 427,500 727,500 
374,833 479,56$ 854,398 
449,813 569,954 1,019,7Q7 
463,307 507,053 1,050,360 

16,231,702 20,835,046 . 36,916,75.0 

739,004 1,011,246 1,750,850 
536,654 756,609 1,293,463 
795,343 1,007,774 1.803,116 

1,844,683 2,468,653 4,313,336 
5,256,263 6,463,654 11,719,916' 
-397,245 ~47,365 ·1,044,610 

0 0 0 
134 600 166,400 300,000 

8,909,902 11;226,170 20,136,07Z 
$32,053, 117 $41105,841 $73,159 01(' 

~ IJ!ll!! 
2.7% $2,000,000 

18.6% 13,595,750 
16.2% 11,859,636 
4..8% 3,500,000 
57.7% 42,203,631 . 

100.0% $73, 159,017 

Sul!es 
Rooftop units 
Parking· 2nd spacas 0 
Sloraga 69 
Less: Net HST Incl. 
Upgrades 69 
Sundry Revenues 59 

·PHASE 1 ·SOLD 
l'HASl'l.1 ·Available 
Suites 51 li54.9 33,401 
Rooftop units 12 
Parking- 2nd spaooo 12 
Storage 51 
Less: Net H~ fncl. 
Upgrades 51• 
Sundrv Revenues 51 

PHASE 1 -Available 
PHASS 2 -SOLO 

Suites 44 690.3 30,372 
Rooftop units 2 
Parking- 2nd spaces .0 
Storage 44 
less: Net l11$T Incl. 
Upgrades 44 
sund,Y Revenues 44 

PHASE 2 • SOl..O 
PHASE i • Avallabla 
Suites 127 740.4 94,03S 
Rooftop unlls 11 
Parking- 2nd spaces 11 
swrage 127 
Less; Nel HSI Incl. 
Upgrades 127 
Sundry Revenues 127 

PHASE 2 • Avallab!e 
PROJEcTTOTAL 

Su ii es 291 705.l 205,171 
Rool\op units 26. 
Parkfng- 2nd spaces 29 
Storage 291 
less: Net HST 
Upgrades 291 
SundrY Revenues 291 

Tot.al REVENUES· 

DEV.ELOPMENT' PROflT 
Total Revenues 
Total Costs 
Development Profit· 

·.,·:· j' ., 

$25,000 
$0 

4.96% 
$5,000 

2,000 

$415,52 $272,133 
S15,167 
$25,000 

$0 
2.59% 
$5,000 
2,000 

$427.82 S295,309 
S22,500 
$25,000 

$0 
5.07% 
$5,00() 
2,ooo 

$433.75 $321,160 

so 
4.91% 
$5,000 
$2,000 

$413.27 $291,376 
$17,808 
$25,000 

$0 

4.51% 
$5,000 
$2,000 

15.0% 

Updalod: 
2016-01-08 

0 
0 

-649,869 
345,000 
138,000 

$16,779,331 

$13;876,792 
182,000 
300,000 

0 
·364,163 
.255,000 

~64,7'l,Q.662 

463,000 
727,600 

0 
-3,874,895 
1,455,000 

582,000 
$84, 143,467 

!!lli!! 
$84, 143,467 
7311592017 

$10,984,450 

f\..) 
co w 
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Phases 1 and 2 
Project Revenue and Cosi Forecast 

at at November 30; 2015. 

Wo:k Jn Process Esllmaled to !:!l ill. 
Complete P)l.aH1 Tot.at Notao 

l'o;o~ 

REVEllUES 
SUlles 3D,124;B00 54,Slla,002 31,ooil.se2 53,7BO,B70 84.790,852 Avg I pe: phase -:: 

i~ .. -~ Roollc!ll' ao,ooo 403,000 197,000 265,000 463,000 
UdParklng 0 7Tl,SOO 3DOiOOi:I 427,500 727.500 
S1orage 0 0 Q 0 0 
Uparade!i Q !,45S,OOO 600,000 as~,ooo l,455,000 
Sundry inooma 13!!,0llO 444.000 240,000 342.000 5$2.l!?f.I 2,000 

~;~t~No~s~."•l•) ~'849 669 ~025.027 ·1 14 032 ~esn.aa.1 -'3 4,895 
29,472,931 54,670.535 ~1132,960 53.010.SOS 84,14S,4S7 

f'llm2 

~ GFA1'llocalloo 115,959 

.M!!!L 55.13% 
LMd-?utt:hase 9,000,000 Q 4,0:W,009 4,961,991 lMlOIJ,000 
I.and. Tmr\Sler tax\ ilUe fe•s 144.649 1 64,900 79,7Stl 144,65() 1.61 % of land price 1.51% 
?m'Jalld dedlea1ion 0 160,000 B0,760 99.240 180,000 2%ollandva!ue 
City Developm!llt Charges. Res. 0 6,437)ll5 2,52.3,410 3.013,795 6, 2015ratai;!or1 BR 17,715 
seellon37 0 a o 0 2015 rales for 2.BR 26,929 
R.a!Jy}axes- 124,340 135,000 116,357 142,•1!3 AMual. .a1 6..75% = 2. yeats _ S4g,621) 
Road~rneni.s o 0 0 a 0 
?let!nirt{i&WffiC St.GM 23 16 38:137 •• BS3 as coo Al!crwance to ael SPA forsne 
Tolal !.AND S,330,673 6,775//ZZ 6.861,573 9.244,62)! 16,106.195 -1 

Conskudlon Ph:m! I ?base-2 . 
Part:log @ 3006! per •paca x $70 2.898,000 
Gross <iOsl abava grad• @125 11,795.750 

CONSTRUCTION 14,ss-J,rsn 
,, G<neral Requlremeols 0 2.$i!1,178 1,175,500 1,465,678 2,661;118 EsUrilaled % or constr~ btJdgel '::! S.00% 
·l Silo Wort\ Sile s!rviees: 0 Z,993,825 t.322,.C::m 1.671,388 2,9!!3,625 9.00% 

~~ Concra!.a \ F9nnwoik 0 7,9!!3,534 3,526,500 4,457~ 7,983,534 2<!.00% 
Masonry 0 498,971 22o.40B 278,$85 498,1171 1.50% 
Metals\ Ba).;ony ral!ngs 0 2;l28,S!l1 1.028,56'3 1,299,\l58 2,321!,5'31 7.00!1 
Carpenl!)I 0 1,496,~U3 681,119 •35,094 1,49!l,913 4.50% 
Themial & Mbls1ure 0 l,!ll!3,236 734,sa6 928,549 1,SS3,23S 5.00% 
D°""'&Wu\daws 0 1,3.'!0,589 587,750 747,S'S9 1,330,589 4.00% 
Fllishc:s 0 3,326,473 1,.169,375 1.857t008 3~326,413 10.00% 
Spe""11Ues \Appliances 0 997,P.:2 440,813 557,129 997 3.DO% 
F•ml1Ur. • Amenity Equipm•nl a 486,911 220,4\]6 Z7B,5tl5 495 1.50% 
Conve)'ing syste~ 0 655,295 293,875 371,-420 Sl!S 2.00% 
Mecllaol<:ai o • 2,osr:12s 2.599,937 "\4.00% 
Eleelt!Clll 0 955,094 1,2071113 6.50% 

::1 ?mcha:Ws upgrades 0 30il,DOO 421,SOD 727,500 Ft:celf @ 50% Of revenues 

~~ 
Construction Management 0 !,019,7G7 44s,mj 5$9,$54 1,019,7$7 % 01 ton$1roctlon cost ll.00% 
ConstrtJ~ion ConllngCnC<f 0 1,0SU,3'l0 ~63,307 $1l1',05'> 1,050,360 Nxed $,00% 

Sub-total 0 SS,062,~52 15,906,869 20,155,412 36,052,352 

Soils\ OemoUl!on 150.llOO 0 S7,300 62,700 150,000 Al!Ow3'nte for sob l Demo 150,000 
Buldlng pmnl! 0 324,56! 143,1&2 181,3\l9 324,56! .09 % of consfrut!Jon 
Munl<:!pal fees 56,052 IS,948 33,650 41,350 75,000 Allom.nce 75,000.00 
lnsurance 6,155 1.D2,D31 47,721 li0,4SG 1oa.1a7 .31l%ol-
aom::!Jng 0 0 D 0 0 
Tarl<>nenrolmenl 500 194150 63000 113650 196.65D Enrolmen! fees+ SS 00!) Re<>. S650.00 
Total CONSTRUCTION 218,708 3&,100,042. 16,281,702 20,S3S,048 36.916,750 0 

~ 
Afcilllec! 370,216 :rso,ooo 513.000 873,000 Budge! -JBl An:llitee!s 3,000 S310oa 

~~:~ 
Structural Engineer 0 90,000 126.250 218,250 25 %o!Arob.. 750 5750 
Mochanlcal & Eiecbieat 0 7.ZOOO 10?,500 174,600 20%of M:tl. 600 5600 
t..andsCap8 Archt'ted 0 0 0 O lne! ln Atchilool 0 
Sile Services I CMi Engineer 0 22.•33 27,567 50,000 Budget 50,000 
interior oesrgnar 100,300 76,273 93,727 !70,000 Budget 170,000 
Cost plarmlng 9,500 8.9T.l 11,027 20,000 Budg-et f Flrst Reside:J'ltia! 20,000 
Inspection & SRe Testing 0 26,920 33,060 60,000 Budget 60,000 
Code C.Onsulian\ 3,300 21,700 11,217 13.783 25.<lOO Sudget/ Randal Brown 25,000 
e1~1 En91Mer 0 0 0 () 0 Budge! 0 
Soils 1,031! 13,953 6,730 s,:vo 15,!lOO Budgell GHO Inc. 15,000 
koustic concu!lant 0 1$.000 6,730 S,270 lS,000 Budget 15,000 
Sprtnlllorconsullan1 0 15,llOO 6,730 8,270 15,000 Budget 15,000 
VibraUon corm.illanl 0 lS,000 6,730 B,270 15,000 Budg•t 15,000 

·0th.fr consultants o 511,000 22,433 27,'>o( Budgei 50,000 
PrtnUng & dlsbur.semen!s 0 soooo 2 433 27567 Allowance 50000 
Total DESIGN 484,356 1,266,495 739,604 1,011,246 1, 

l.fil!i8!. & ADMINISTRATION 
L<S31Fees 394,571 6311,692. 420,DOO 513,463. 1,DS3,483 Below 3,500 $3,588 
Accolintlng 15,500 34,500 22,433 Zl,581 50,000 Sudget 50,0oo 
Surveyor 20,140 39,BoO 26,920 33,080 60,000 Sudgel so.coo 
Mille. Oevolopment 0 100,000 44,867 SS,133 100,000 B""Sel 100.000 
customer Sarvica 0 • 50,000 22,433 27,567 S0,000 Allowance ror aftw- .... <11.,..rranty 50,000 
oaveiopmem Management 1 Gt5 B55 m46Z 795 3 1007174 1 11 ?erc::enl Of eonstruclton cost 5.00% 
To!BI LEGAL & ADMl1'11smA1!0N 1.455,867 1,640,713 1,331,997 1,764,583 S,096,580 0 

:".""4 
~:.~ ~&,l.i,S ~ tM;;RKEilNG 

,~j Sales Cer.tra 757,BBO '42.,320 358,934 441,066 800,000 Budge! s~.ooo 
Salas Offica-OpiuaUons 79,704 170,295 112,157 137.ll33 250,000 Budget 250,000 
MarlleUog & Ad-g 332,;\87 257,813 ZSS,20! 330,799 600,000 Budget B00,000 
Commissions- Lead Broker i0~,511 934,22$ 372.411 686,328 l,C31l,739 % o!.sa!es 1.23% Ne! ol deals, ete 
cOmmisslons .. OUUfde Broker 0 1,000,m 373,595 SSS,121< 1,009,722 30%oldaals x 4.00% 30.00% 
Sales lm::sntlvei; 0 614,$75 358,375 2$,500 614,875 Per unlt attowanm Sl.500.00 1.50(! 
Toii!I SALES & MARl<!1.TING 1,274,282 3,039,054 1,844,683 2,468,653 4,313,336 0 

l'lt.IANC!l' 
l'mngemenl. Cea 1B,635 596,30! 275,93! 339,1)69 615,000 Allowance for 1'11dellbrol<er n..s 1.50% 41,000,000 
$ervice Cbafses & misc.. 1.346 73,404 33,536 41.2:!2 74,750 5 years\ monU.Iy + discharge fees 400 74,750 
Appraisal 19,526 10,474 30,000 o 30,000 Budget 30,000 
D•po•ll losumnoe Fees ss.•oo 141,G76 72µ2 122,194 1.10% per annum x2.0/1.0 yrs 2.4'»,000 3,4W,OOO 
Leller of Crodil F<-es o 9,375 4,:t06 5,169 Allowance 1,m,075 4,2!>6,561 
Ptoject.Mll!lllor 0 31),000 45,000 lender's monitor 5,000 
lnlerest f'eyal>le on Depostts -:o..ssa o a 
ConstrocOan Loan lnlerest 195.247 1,139,359 1,4UO,n70 
Mezzanine Mortg•ge !nlorest 1,253,504 2.551,802 3,13S,464 3,135,464 
Mez:z.anlne Mortgage, fees 2.492.•2~ 1.119,:;.;s 1,375,475 2.4S4.B20 
Tola! FINANCE 4,031,283 5,255.263 6,463,654 0 



11\!TERIM OPE~T!ONS 
War:nmly Reserve 
Op~iingt:0$:ts: 
Oporaoo9!axes 
Oc:ci!panC:rl.nO:ima 
fntera'1. Earned on Oeposils 
To!oi L'fl'ERIM OPERATIONS 

CONTI1if!ENCll!S 
Genef".41f 
Tots! CONTINGENCIES 

EOUfTY COSTS 
Equity fees ard commissions 
Equily!n!•mt 
Equity bornls 
To!al EOUTTYCOSTS 

1'.ota!eosTs 
Tota/ PROFIT 

WOik fn Pro¢EISS 

. 
a 
0 
0 
0 
0 
0 

0 
0 

0 
0 
0 
0 

16,793,169 

Estlrnated to 
CompJ~kJ 

. 

D 
354,229 
282.:m 

·1,681,211 
0 

·1,044,S1o 

300,000 
300,0DO 

0 . ( 

D 

0 
56,355,849 

SOATHAUS 
Phase$ 1and 2.. 

Project Revenue and Cost Forecast 
a.I at November 30, 2.015 

m ru .@ 
PhU:e '1 Ph11M2 Total 

Foni:t:Bat 

. . 
a D 0 

153,4S5 200,773 $4,229 
99,311 183,001 28;!,372 

-SS0,/)12 -1,031,199 -1,5S1,211 
0 0 0 

-397,245 ~47,365 -1,044,610 

1~.600 165..100 300,nMI 
134,600 1SS,400 300,00!ll 

N~;ea 

- 5.0 

Avg* CAM per rnorubx 4 Months 
Avg. Tax per monlh x 4 Months 
AYg~Oecrenl permonih x.4 Mlhti 

0 

0 

0 0 

~I 0 0 
0 0 
0 0 0 5 

32 053,177 41,105,841 ;3, 15S,017 
.;n 9•~••n 

285 
OS..Jan-16 

2&S 23S 
166 214 

1,!Jli:; 1,206 

30(),000 

300,000 0 

D OJXl% 

0 0 





.... :~ ... ~.)' :·: .· . . • 

DRAFT - for discussion purposes only 

36 36 Purchase Price $46.45 $41,667 
12 12 Land - Transfer tax 0.89 aoo 

2 BR - Semi Private Planning consultant 0.56 500 
Really Taxes 1.86 1,667 

Avg. Net Area per Unit 657.1 Total Land costs $49.7a 44,633 
Grons Area - Flnors 2-4 39,428 
Ground Floor I Roof I Basement 14,391 Hard Costs: 
Gross Floor Area -Above grade 53,820 Construction Costs $160.00 $143,519 

Parking (suiface) 0.86 775 
Landscape\ Servicing 9.60 8,611 

Lot: ··---··-··· Furniture, Fixtures & Equip 19.51 17,500 
L.;i;ea / linclares 0.2000 Development Fees & Levies 20.53 18,411 
Lot area -·square feet 43,056 Permit fees 2.05 1,835 

Typical floor 13,143 Insurance 1.44 1,292 
Lot coverage 30.53% Construction Management 9.50 8,520 

Construction Contlni;iency 5.11 4,587 
Total Hard Costs $ 228.60 205,U50 

Perking: -------··-···------

Parking spaces provided 311 I §oft Costs: 
Ralio - per unit 52% Design I Consulting $11.43 $10,250 

Legal 3.72 3,333 
Development Management 27.87 25,000 
Marketing 2.79 2,500 

Dm1ela9rr1imllLeasa-u11 Schedute: Lease up 16.26 14,583 
Construction start Jun·l4 Finance 65.88 59,097 
Construction completion Aug·lS HST - Net of rebates 31.10 27,900 
Lease-up start Sep·lS Development Conlingenc 6,69 6,000 
Leesa.up completed Sep-17 Total Soft Costs $165.74 148,664 

2,493,900 6,100 2,500,000 

- 48,000 48,000 
o,306 24,694 30,000 

0 100,000 100,000 
2,499,206 178,794 2.678,000 

a,611,120 8,611,120 

46,600 46,500 
616,667 516,657 

1,050,000 1,050, 
1,10~,660 1,104, 

5,672 104,219 110,091 

77,508 77,608 
511,214 511,214 

275,229 275229 
5,872 12,297,117 12,302,989 

63,080 551,920 615,000 
16,523 183.477 200,000 

226,509 1,273,491 1,500,000 
21,767 128,233 150,000 

0 675,000 875,000 
3,545,833 3,545,833 

a 1,674,000 

360,000 
327,879 6,591,954 

i .,~·· 

$5,288.02 36 
$6,532.26 12 

2 BR - Semi Private $4, 821.43 24 

Optional service revenue 
Potential gross income 
Less; allowance for vacancy 
Effective gross Income 
Operating Expenses 
Net Annual Operating Income 
Cap rate 
Valua:tfon'at'com'pletlon 'of.·lease·u 

Profit Calculation 
Valuation at completion of lease up 
Project costs 

_7_2_ 

··Projecfprofit •-at .. comJ)letion'of lease up 

Take out financing calculation 
Net Annual Operating Income 
Debt coverage ratio 
Income required to service debt 

10-vear commerclal mortga11e rate 
,1st'M&rtga'go;fitianolng. -atTake .out 

Loan re!J:a}(ment and available cash 
Construction loan 
Equity and Investor loans 
Total conslrucUon & investor loans 

1st Mortgage financing - al Take out 

• .. ~- . 

234•pr-14 

2,284,425 
940,645 

30% 1,384,093 
5,997,734 

6% -359,864 
- 5,637,870 

55% 3,156,132 
44% ~i.739 

7.50% 

58.2% 

41.8% 
100.0% 

33,089,850 

33,089,850 
23,900,623 
9,189,027 

2,481,739 

1.40 
1,772, 

13,900,823 
10,000,000 

23,900,623 

29,544,509 

·.ga_sfi'available;at;take;out.7·after,.repay!Jlent of l.::>an.s: 5,64.3,666 

I\.) 
00 
O> 



Lund CoS1s 1,493,900 

3 5306 

4 

10 Comtt'uctfon Cost 

11 Surllice parking 
12 l.nnd<icape I Servicing 

13 Fl'&!; 

lS Development Charges:' 

14 Permit Fees S,872 
16 Jnsumnce l Security 

15 Construclion Mmmgement 
1'l Conslmclion·Conlingenoy 
20 Arcl!liec1uml 44,751 

·21 Civil Engineering 6,400 

22 Lllndsoopc Arobltcct 850 

23 Mech fli!eo. Engineering 
2q Strueturul Bngine:ering 

25 lnlcr[or ~ign 11,076 
26 Cost Cons\11tant 

30 Lcgnl ond A<eounllng Fcos 16,523 
40 Project Management 

41 Miso Development Expense 59,841 
42 ~velopment f'~ 166,668 

so l'rc·Open/Mklg 21,767 

51 Lens:e·:Up Reserve 

Construcrion Mortgage Interest 
Meu Mortgage tuU:rcst 

Investor MMgngc Interest 
Appnlisms/ S!udies/ RepMs 

Men fees 

lnvestorMtntgag~ Com1nlssinru 

HST 
Deve1opmcnt ContinRcnr;y 
Total Development Costs 2,832,957 

2% 

$ 160.00 !01820 

31 J,SOO 
6.0% 

60 17,500 

60 18,411 

t2% 
0.75% 

S.0% 
3.0% 

3,00% 
OAO% 

0.50% 

0.75% 
0.75% 

0.3% 

1.0% 

5.0% 

24 36,458 

12% 

J,O",.\ 

1.0% 
1,50% 

11.0% 

5.4% 

J,S% 

2,sqo,000 

48,000 
30,000 

8,611,130 

46,SOO 
516.667 

l,OS0,000 

l,104,660 

110,091 

77,508 

SI l,214 
2'/5,229 

258,334 

34,444 

43,056 

64,583 
64,583 

75,000 

75,000 

200,000 

60,000 

240,000 

1,200,000 

150,000 

875,000 

340,000 

675,000 

l,403,333 

30,000 

165,000 

55,000 

217,500 

660,000 

1,674,000 

360,000 

~~00;823 

r,. ~:~; 

I\.) 
OJ 
......... 



Total Revenue 485,254 485,254 ·485,254 485,254 

Vacancy$ 451,555 417,857 ·304,159 350,461 

EXPENSES: 

Realty Taxes 10;000 10,oao 10,000 10,000 
Utllllies 9,000 9,aao 9,000 9,000 
Wages 61,758 61,758 61.758 80,285 
Denef!ts 12,352 12,352 12,352 16,057 
Food 1,672 3,344 5,016 6,668 
Administration 6,667 6,667 6,667 6,667 
Reserves 3,333 3,333 3,333 3,333 
Supplies 5,702 5,702 5,702 5,702 
Maintenance.& Repal1s 6,842. 6,842 6,842 6,842 
Advertising 8,333 6,333 8,333 e;333 
Insurance 1,667 2,083 2,083 2,083 
Professional.fees 2,063 1,250 1,250 1,250 

6,650 5,650 5,712 7,616 
135,059 136,314 138,048 163,657 

Interest on Constr. Mortgage 81,442 82,897 84,171 85,267 
Investor Mortgage lnteiest 66,667 66,667 66,667 66,667 
Mazz Mortgage lntetest 
Cummulative Operating Loss -249,469 "467,950 -$55,741 ·836,739 

,. 

485,254 485,254 485,254 

316,763 283,065 256,106 229,148 202,189 175,230 148,272 121,313 
283,065 310,023 336,982 363,940 

10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 
9,000 9,000 9,000 9,000 9,000 9,000 9,000 9,000 

80,265 80,285 92,637 92,637 92,637 92,637 92,637 92,637 
16,057 16,057 18,527 16,527 16,527 18,527 18,527 18,527 
8,360 10,032 11.370 12,707 14,045 15,382 16,720 18,056 
6,667 6,667 6,667 6,667 6,667 6,667 6,667 6,667 
3,333 3,333 3,333 3,333 3,333 3,333 3,333 3,333 
6,702 5,702 5,702 5,702 5,702 5,702 5,702 5,702 
6,642 6,842 6,842 6,842 6,842 6,842 6,842 6,842 
8,333 8,333 8,333 8,333 8,333 8,333 6,333 8,333 
2,083 2,083 2,083 2,083 2,083 2,083 2,083 2,083 
1,250 1,250 1,250 1,250 1,250 1,250 1,250 1,250 
9,520 11,424 12,947 14,470 15,993 17,516 19,039 20,563 

167,433 171,009 188,691 191,552 194;413. 197,274 200,134 202,995 

112,750 136,847 160,945 

86,323 87,209 87,924 88,590 89,119 89,511 89,764 89,879 
6S,667 66,667 6B,667 66,667 66,667 66,667 66,667 66,667 

·988,670 -1,111,365 -1,225,500 -1,316,203 -1,363,337 ·1,426,765 ·1,446,349_ -1.~,949 

2,466,926 

120,000 

' 108,000 
961,952 
196,390 
123,394 
80,000 
40,000 
68,421 
82,105 

100,000 
24,583 
15,833 

146,099 
2,086.,778 

400,147 

1,042,096 
600,000 

·1,441,949 

:•·~~· ~r: "~,:, 

2014·04·23 

I\.) 
co 
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57 60 63 ~6 68 68 GB 68 68 68 66 
21% 17% 13% 8% 6% 6% 6% 6% 6% 6% 6% 

Vacancy 104, 127 83,302 62,476 41,651 27,767 27,767 27,767 27,767 27,767 27,767 27;767 

EXPENSES: 
Realty Taxes 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 
Ulllitles 9,270 9,270 9,270 9,270 9,270 9,270 9,270 9,270 -9,270 9,270 9,270 
Wages· 114,499 114,499 jj4,499 127,221 127,221 127,221 127,221 127,221 127,221 127,221 127,221 
Benefits 22,900 22,900 22,900 25,444 25,444 25,444 25,444 25,444 25,444 25,444 25,444 
Food 19,061 20,064 21,0BT 22,070 22,739 22,739 22,739 22,739 22,739 22,739 22,739 
Administration 6,867 6,867 6,867 6,867 6,867 6,867 6,867 6,867 6,867 6,867 6,867 

3,433 3,433 3,433 3,433 3,433 3,433 3,433 3,433 3,433 3,433 3,433 
5,873 5,873 G.873 5,873 5,873 5,673 5,673 5.873 5,873 5,873 5,873 

7,047 7,047 7,047 7,047 7,047 7,047 7,047 7,047 7,047 7,047 7,047 
6,583 8,583 8,583 8,583 8,583 8,563 8,583 8,563 8,583 8,583 a,683 

1,717 1,717 1,717 1,717 1,717 1,717 1,717 1,717 1,717 1,717 1,717 

2,146 2,146 2,146 2,146 2,146 2,146 2,146 2,146 2,146 2.146 2,146 

22,356 23,533 24,709 25,886 26,670 26,670 26,670 26,670 26,t'!70 26,670 26,670 

234,052 236,232 238.412 255,858 257,311 257,311 257,311 257,311 257,311' 257,311 257,311 

Net lhcome 161,632 180,277 198,923 202,302 214,733 214,733 214,733 214,733 214,733 

Interest on-Constr. Morlgage 89,853 89,823 89,684 89,436 89,166 88,823 88,477 88,130 87,760 67,428 87,075 

Investor Morl!Jage Interest 66,667 66,667 66,667 66,667 66,667 66,667 66,667 66,667 66,667 66,667 66,667 

Mezz Morlga11e Interest 
Cummulal!ve Operating Loss ·1.436,837 -1,413,049 -1,370,477 ·1,324,270 -1,265,378 -1,206,135 -1,146,547 -1,086,611 -1,026,325 - 965,687' - 904,696 

68 

6% 
27,767 

10,300 
9,270 

127,221 
25,444 
22,739 
6,867 
3,433 
5,873 
7,047 
8,583 
1,717 
2,146 

26,670 
257,311 

214,733 

86,719 
66,667 

843,349 

123,600 

'111,240 
1,488,491 

297,698 
264,176 
82,400 
41,130 
70,473 
84,568 

103,000 
20,600 

25,750 
309,848 

3,023,045 

1,0G2,395 

800,000 

843,349 

2014-04-23 

I\.) 
00 
co 



? [:; ... 1..: .• :. .:~~::~£:'.;;:::· 

illf"/i·,-···qi f .,.,J '. .. 
'·' I. I ·;·1.1\ I .' l, 

:: '·, i ';~ '· " 
Revenue lnflator=' 3.00% LEASE UP 

Suites Residents Daily Monthly I Year1 I Year2 
--------·-

Private ·AL 0 0 115.07 3,500.00 

I BR-AL 0 0 131.51 4,000.00 

Studio Private - ALZ 36 36 168.79 5,134.00 2,217,888 2,284;425' 

2 Room Private - ALZ 12 12 208.50· 6,342.00 913,248 94Qi645 
2 Room Semi - ALZ 12 24 153.90 4,681.00 1,348, 128 1,~88;57:4" 

!Rental Revenue. 60 72 4,479,264 4;61.3,642 
2nd Occupant I Service Revenue - AL 25% - -
Optional Service .Revenue ALZ 30% 1,343,779 ' ·~,3~4;.693· 
Potential Gross Income 5,823,043 5,9'97i734;, 
Less Vacancy 6% 349,383 1359,8,64 

1Effective Gross Income 5,473,661 '5,637)370 

I Resident Days 24,703 PRD's 

Realty Taxes 120,000 1:23;66,0; 

Utilities 1,800 108,000 1,.1'.1,240: 

Wages 60.00 1,482,192 1,526,658: 

8enefits 20.00% 296,438 .. 305,'332. 

Food 11.00 271,735 279;887. 

Administration 80,000 82;400; 

Reserves· 40,000 . A1';.ZOO~ 
Supplies 1.25% 68,421 70;473'. 

Maintenance & Repairs 1.50% 82,105 ' 84·,568'. 

Advertising 100,000 ~:03,000; 
Insurance 20,000 20,600;. 

Professfonal Fees 25,000 ' ' 25;,15,b: 
Transportation 20,000 ·20;~0:0:, 
Misc. Expense 0.75% 41,052 42;2~~:· 
Management Incl. HST 5.65% 309,262 : : ·:,· .·.;3'.1§;~4:Cf 
Operating Expenses 56,0% 3,064,206 : . .~i1'~6;\i:31: 
Net qperatlng Income 44.0% 2,409,455 . , .. 2;48{j739' 

:~:~:.~~·::'.~~::. ~~:·. "::-. :.:~ 

... 
'' 

" ,, 

I Year 3 I Year4 

2,352,957 2,423,546 

968,865 997,931 

1,430,229 1,473, 136 

4,752,051 4,894,613 

1,425,615 1,468,384 

6,177,667 6,362,997 

370,660 381,780 

5,807,007 5,981,217 

127,308 131, 127 

114,577 118,015 

1,572,457 1,619,631 

314,491 323,926 

288,284 296,932 

84,872 87,418 

42,436 43,709 

72,588 74,765 

87,105 89,718 

106,090 109,273 

21,218 21,855 

26,523 27,318 

21,218 21,855 

43,553 44,859 

328,096 337,939 

3,250,816 3,348,340 

2,556, 191 2,632,877 

~1:=~~·::·''-

J' ,, 
. r'' 

" ' - ~ -. ' ' . 

I Year 5 

2,496,252 

1,027,869 

1,517,330 

5,041,451 

1,512,435 

6,553,886 

393,233 

6, 160,653 

135,061 

121,555 

1,668,220 

333,644 

305,840 

90,041 

45,020 

77,008 

92,410 

112,551 

22,510 

28, 138 

22,510 

46,205 

348,077 

3,448,790 

2,711,863 

'······· I· .. ., 
··:: :~. !· 
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DRAFT· for discussion purposos only 

PROJEC'.f STATISTICS f ASSUMPTIONS 

Units I Arna: 
Studio - Private 
20R-Prlvate 
2 l!R -·companion 

Avg. Net Area per Uhll 
Gross Area - Floors 2-4 
Ground Floor 1 Roof 
Gross Floor Area - Above grade 

Lot: 
Lot area I hectares 

Lot area· square feat 
Typical floor 
Loi coverage 

1 Parking: 

Parklng spaces provided 
Ratio - per unit 
Gross Floor Area - U/G 

Suites 
45 
0 
15 
60 

SM 

Opyelopmenl/Lease-up Sahadule: 
Construction start 
Construction completion 
Lease-up start 
Lease-up completed 

·~: ... : ... ~:.'. ·~):: 

Residents 
45 

0 
'30 
75 

621.7 
37,299 
13,260 
50,659 

4697 

0.9886 

16, 114 
12,433 
77.16% 

25 
33% 

13,260 

Mar-15 
May-16 
Mar-16 
Mar-18 

fi\f~:;_, __ , 

01".VELOPMENT COSTS 

Lend Costs: 
Purchase Price 
Land - Transfer lax 
Development Fees & Levies 
Planning consultant 
ReattiTaxe'?. 
Total Land costs 

Hard Costs: 

Construction Costs 
Undell!round Pa!lllng 
Landscape\ Servicing 
Construction Manag_ement 
Construction Contingency 
FumlbJre, Fixtures & Equip 
Municipal Pennlts & fees 
Insurance 
TotaLHard Costs 

Soft Costs: 
Design \.Consulting 
Legal 
Development Management 
Ma;keUng 
Lease up 
Finance 
HST • Net of rebates 
Development Contingency 
Total Sort Costs 

: . ·:Totl!l1C"O~;i:~;: ;::~',,_: . :. ,. " 

Memory Care Investments (Oakville) Ltd. 
103 & 109 Garden Drive, Oakville 

60 Suites / 75 Residents 

Per Por W.l.P. Balance to 
GFA Suite 31-Dac-14 Complete 'TOTAL 

$38.47 $32,417 $ 1,945,000 $ $ 1,945,000 
0.65 548 32,850 0 32,850 

19.67 16,576 994,676 0 994,676 
0.40 333 15,045 4,955 20,000 
2.08 1,750 65,529 39.471 105,000 

$61.27 51,625 3,053,100 44,426 3,097,526 

$148.17 $124,857 $112,387 $7,379,019 $7,491,406 
22.17 16,604 0 1,121,013 1,121,013 
14.64 12,336 150,000 590,173 740.173 
10.09 8,500 - 510,000 510,000 

5.93 5,000 . 300,000 300,000 

20.77 17,500 0 1,050,000 1,050,000 
1.98 1,667 55,121 44,879 100,000 
1.38 1,167 25,746 44,254 70,000 

$ 225.13 189,710 343,25'1 11,039,336 11,382,592 

$15.21 $12,617 $200, 157 $568,643 $789,000 
15.82 13,333 531,182 268,618 800,000 

29.67 25,000 947,724 552,276 1,500,000 
2.97 2,500 7,293 142,707 150,000 

19.78 16,667 0 1,000,000 1,000,000 
133.95 112,875 2,601,126 4,171,384 6,772,510 
36.00 30,333 0 1,820,000 1,620,000 

8.16 6,875 . 412,500 412,500 
$261.56 220,400 4,287.482 8,935,528 13,224,010 

· ·$541;ss.• ,$;·4.S:1; 7.35: :.$ :7~683;836:. ; :rr·zo.020;292, $. ·-27;:rn·m2s;. 

2 BR • Private 
2 BR ·Companion 

Optional $ervlce revenue 
Potential gross Income 
Less: allowance for vacancy 
Effective gross Income 
Lass: Operating Expenses 
Net Operating Income 

M.~ Res. 
$6,917.07 45 

#DIV/Of 0 
$5,877.39 30 _7_5_ 

aseu 

tripJe!lor.t'of:Jease u 

Take out financing I cash flow after debt service 
Mortgage Principal - at 70% Loan to Value 
10-year commerclal mortgage rate 
Amortizallon - years 
Annual P + I required to service lake out financing 
' :!llia'.f:a1Jri.ua1;,G"afif.i;flo!<v.:•1ifter1(.tl'lbt service 

Loan rapavment and available cash 
Construction loan 
Equity and Investor loans 
Total construction & investor loans 
1st Mortgage financing - at Take out 

15% 

5% 

58% 
42% 

39:2% 

45.3% 
54.7% 
100.0% 

"·" ............. ·- ,... · ··.er::.~epaymento(loafis. 

~·,:-

19-feb-lS 

TOTAL 

,e.1mual 
$ 3,735,217 

0 

--
$ 38,572,771 

~Q.'1...@l 
$ 10,aea.e~ 

$ 27,000,940 
5.00% 

25 
2,029,433 

$ 670;661 

$ 12,537,835 

.$ 

15,166,293 
27,704,128 

I\) 
<O 
~ 
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Memory Care OAKVILLE 

;;·' Development Cost Assump,tions W!P 60 TOTAL 

1 Land Costs I Brokerage 1,945,000 1,945,000 

2 Land Transfer tax 32,850 1.69% 32,850 

3 Development Charges 994,676 60 16,578 994,676 

4 Planning Consultant 15,045 20,000 

5 Rea1')'Tax 55,529 25 2.0% 105,000 

Total Land Costs 3,053,100 3,097,526 

10 Construction Cost 112,387 $ 148.18 50,559 7,491,406 

11 Underground Parking 25 44,841 1, 121,013 

12 Landscape I Servicing I Siteworks - 150,000 4.3% 740,173 

13 Construction Management - 5.4% 510,000 

14 Construction Contingency - 3.04% 300,000 

15 FF&E 60 17,500 1,050,000 

16 Municipal\ pellnit Fees 55;121 1.2% 100,000 

17 Insurance I Security 25,746 0.6:i% 70,000 

20 ATChitectural 47,456 3.00% 250,000 

21 Civil Engineering 31,572 0.5Q% 41,000 

22 Landscape Architect 6,358 0.50% 41,000 

··:l 23 . .) 
Mech I Elec. Engirieering 2,900 0.75% 61,POO 

#: 24 Structural Engineering 9,771 0.75% 61,000 

25 Interior Design 57,048 100,000 

26 Soils I Environmental 9,850 15,000 
_.:'. 

27 Consultants - Other 24,754 50,000 
~; :: 28 Appraisals/ Srudies/ Reports 10,448 75,000 

29 Cost Consultant 75,000 

30 Legal and Accounting Fees 531,182 800,000 

31 Project Management - 0.3% . 
32 Misc Development Expense 87,269 l.5% 125,000 

33 Develop:ment Fee 860,455 5.09-'fi 1,375,000 

40 Marketing 7,2.93 150,000 

41 Lease.-Up Reserve 24 41,667 1,000,000 

50 Construction Interest 202,729 

51 Tier I Mortgage Interest 1,025,770 3,816,925 

52 Investor Interest - 12% -.. 
53 Construction Finance fees 1.50% 217,500 

54 Mortgage Brokerage Fees 105,495 LO% 105,495 
: 

55 Tier l Fees 1,459,851 3.0% 2,429,861 

56 Mezzfees -
57 Investor Mortgage Commissions - 12.0% -
58 HST 5.2% 1,820,000 

.59 Development Contingency 1.5% 412,500 

Total De:veloprnent Costs 7,683,836 27,704,128 

Construction Loan 45.3% 12,537,835 

i Tier 1 Financing 54.7% 15,166,293 

Investor Financfag 0.0% -
Total Financing 100.0% 27,704,128 
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W.f,P, Jan .. 15 felJ..15 M11r..is Apr-15 Mnv·15 Jtm~lS Jul~l5 Auc·l5 -3l.•0CC•14 .1 2 a 4 s G 7 8 

1S G.711 •.1r. 7.011 7.tm ?.O'Yt 7.0l{ 

~fg4s.ooo 
a2,aso 

994 676 994.676 
1S.01S 4,955 
6S,52.9 C,OO!l G,ooa 6,00D t>OOO 6,000 

112 307 3117,040 499,427 Sll SOl 521.~01 S2l 901 S21,901 

- 373,G71 373,671 37a,671 
150.000 370087 . 34 000 34 000 B4,000 il4000 34,QOO a4ooO-

- - 20.000 20,000 20,000 20.000 20,00tl ('0,000 

551i1 44.879 
25.146 44,254 -
47,4Sli 40,000 40000 10000 10,00D 10,000 lQ.000 10000 10.000 
31,571. 4.114 4~714 

~~. 8,660 8 GliO 
2,900 7163 7,263 7i6:i 7,:Z63 7,263 7,263 7,2&3 
9.771 G,404 6,404 6404 6,404 6,404 G,404 G,40/I 

57048 5,000 s~ooo 5000 S,000 5000 s.ooo s.ooo 
9BSO S,350 

24 754 S,000 5,000 5,000 S,000 S,000 5,000 SOOD 
10.448 5,000 S,000 5000 5000 5000 S,000 s,ooo 

s 000 S,000 sooo s,ooo S;OOO SDOO 
5311'!2 5,000 S,000 5,000 s.ooo 5000 $,Qt)\) 

. 
07,265 2,500 2,500 2500 i.soo 2,50!1 2,500 

BG0455 94303 34,303 34 303 34 .903 '34 303 34,303 34.303 
7,2,3 S,000 5000 s.ooo 

- . 
l 02S 170 61,109 61,10:,J Sl 109 61,109 87,riS 8177S 8'1,175 101,109' . 

_!fil861 . 640 000 - !U.IJ,000 
10S,4gs . . . . . 

- . 240,000 -
- 7.4 265 24,765 ~s 24265 24,265 .24265 242GS 24,265 

"1683,a;:sa: 12.S ii73 19~,056 2 472.12, l 101-•41 2,027,081 784 410 793,011 1,117,744 

9,lt:)G.293 4,ooo;ooo 2,000,000 
9,1£61293 9,166.293 9,166,253 9,16GW3 9,166 293 13,165,293 1n,16G,<9l 13,166,<93 15166,293 

1025770 61.109 61.109 Gl 109 61,109 87715 67,775 B7,n5 101,109 . . - . - -
1,02n10 61,109 61;109 611109 611109 87775 87,775 87,775 101109 

. . . . - . 
. 

. . ;t,117,744 
1.117,744 

- - - - 5,589 

492.463 
MB 461 l,157,090 l.m.oaa • l,308,095 • 2,412,0IG • 439,1171· l,221,528 ,. 2,016,599 r 
l,357,09() 1,1611,031 • 1,308,MS - 2,4ll,036 ~ '199,117 ~ l,'.l'l~tsn ".'.. 2,0l6,S99 ~ - 15,:S!JS ~ 

·.• 

Sep-lS: Oct-15 N!Ht•l5 ni:c-1s· Jml·l6 F'eb4fi Mtir-::16 Apc~16 May-lfi Tor.:il 
1-----r--· • 10 11 12 )$ 14 IS 16 17 

7.0% 7.0% 7.0Y. 7.0')~ 7.0tl 1.0Y., 7.o:>I 7.0% 3.1% 100.0~ 
"'' 

1,'34S,OQO ·- 32,8$G 

994,676 99'1,G7ti 
20,000 

6000 G,000 6,000 8,S29 lQS 000 

s2uo1 521;901 521,901 521901 Sll,'901 Sll 901 52l'90l sn so1 129.736 7,491.~06 

l,121,013 
220,087 140,17.3 

MOilO 34,000 >4000 34.000 ""·""" 24 000 54,000 ?;4))00 911,000 Slo,ooo 
20,m.m •. ~!),000 20,000 20,000 io,ooo 20,000 20,000 10,000 l0,000 300,000 

525,000 "'~" "'"'""' 
tMMO ··--
'""~ 

10,000 10000 10,000 10,000 10,000 10,000 10,000 .i,0000 1i,4SO "'"""" 
41,000 

8,660 0 660 .~ 
'1,263 61.000 
G.404 --~~~~ .. 
S,000 2,952 100.000 

3,400 15,000 
9.154 So,ooo --5,000 l4,S52 75,000 

s 000~ 5000 S,000 5,000 sooo ·s,ooo S,OOll S,OQO 5,000 75,000 

5,0QO 5,000 ;ooo S,ooo 500<1 5,000 5,000 3,818 200,000 800,000 . . . 
2.SOO 2,500 ? 500 HOO 2 soo HOO ?<Ill) 2:5~~ __l.i!!.1 mooo 

34,303. 34,303 '4,30'1 34,303 84,303 34,303 34,303 34,303 lt37S 000 

20000 20,000 ).0000 ).0,oOO 10,0QO '27707 tS0,000 

1.000,UQO l 000,000 

s 589 S,SZS 14,451 18.357 22,339 26,371 3Q4Z3 34,496 411'/S 2U2,7l9 

101109 101,109 lOl,109 101109 101,109 101,109 101,109 101109 i.:n~.t117 3.81~,:tZS . . . . 
. . . 1,4:t9,B61 

- . !OS 1195 

21i',SOO ·--· 2.li,SOO 

. . - 240,000 
1.020,000 l,'92-0,000 

24WS 24,265 24,265 :1.4,2$5 24,265 24,165 24 295 2'1,25S 24.'2.fJ5 412 soo 
7•7'32 065.103 701,189 79$.434 80Ml7 81041, 814,$01 1.336,>91 4,285 6)0 "}.') 704128 

. - - 15,166,293 

.15,166,'293 15156,:!!ll 15.160293 15166,293 15166293 15.)66193 15,166.191 15,166193 15~166,193 

lQl,109 lt'll,109 101109 101,109 !Gl.109 :lOl,109 l01 l09 101,109 101109 2 544,617 . . ' . 1 272,300 1,112,SOB 

101,109 l<U.1109 !Ol,109 101109 101109 101,109 101109 101,109 1373.417 3,S16,9Z5 

- . . 
. . 

787,332 905,101 731,lS9 796,434 BOG.417 810449 B14,S01 1116.391 4,l.BS,670 

1,905076 2,690,179 a,671368 ll,467,802 5 214 219 6084 666 5,899,169 8,235,560 12,521,230 

9,S;?S 14,4Sl lB,357 22Jaa9 2G1l7l 30423 34,496 41,178 201.,729 

16,S99 16,599 - 16 S99' ~ 16,S~~J::_ __ mm J~i$9~ I- J:s,:S99_t 16.5~91~ lG,S~~. t lti..S99 I I 
1&.5119 16,599 - 1G,S99 16,59.ff~~ 16,599 • 16,599 - 1615~9 w lfi,5;19 

l\J 
(0 
w 
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Memory Care-OAKVILLE 
Lease Up Analysis 
YEAR 1 75 
Income· Month 1 Month 2 Montb3 Month 4 Month 5 Month 6 
Total Potential Revenu.e 528,540 528,540 528,540 528,540 528,540 528,540 

Number of Residents 4 8 12 16 20 24 
Vacancy% 95% 89% 84% 79% 73% 68% 
Vacancy$ 500,351 472,162 443,974 415,785 387,596 359,407 
Gross Income 28,189 56,378 84,566 112,755 140,94"1 169, 133 

EXPENSES; 
Realty Taxes 12,500 12,500 12,500 12,500 12,500 12,500 
Utililles 5,000 5,000 5,000 5,000 5,000 5,000 
Wages 11,096 21,452 27,740 36,987 46,233 . 51,042 
Benefits 2,219 4,290 5,548 7,397 9,247 10,208 
Food 1,216 2,432 3,648 4,864 6,080 7,296 
Administration 4,167 4,167 4,167 4,167 4,167 4,167 
Reserves 0 0 o 0 0 o 
Supplies 837 1,674 2,511 3,347 4,184 5,021 
Maintenance & Repairs 10,042 10,042 10,042 10,042 ·10,042 10,042 
Advertising 6,667 6,667 6,667 6,667 6,667 6,667 
Insurance 2,083 2,083 2,083 2,083 2,083 2,083 
Professional Fees/ Licensing 2,500 2,500 2,500 2,500 2,500 2,500 
Management 1,409 2,819 4,228 5,638 7,047 8,457 
Total E)(penses 59,.736 75,626 86,634 101,192 115,750 124,983 

Net Income -31,548 -19,249 -2,067 11,563 25, 194 44, 150 

Interest on Construction Loan 62,606 63,582 64,502 65,341 66, 115 66,825 
Tier 1 Interest 101,109 101, 109 10·1,109 101,109 101,109 101,109 
Investor Mortgate Interest - - - - - . 
Cummulatlve Operating Loss -195,262 -379,202 -546,880 -701,766 "843,796 -967,580 

{ffi;:,f~;, ~~~::~* 

Month 7 Montlf8 Montli9 ·Month 10 Month ll Montll 1'.2 
528,540 528,540 528,540 528,540 528,540 528,540 

28 32 36 40 44 48 
63% 57% 52% 47% 41% 36% 
331,218 303,030 274,841 246,652 218,463 190,274 
197,322 225,510 253,699 281,888 310,077 338,266 

' 

12,500 12,500 12,500 12,500 12,500 12,500 
10,000 10,000· 10,000 10,000 10,000 10,000 
59,549 68,055 76,562 85,069 93,576 102,083 
11,910 13,611 15,312 17,014 18,715 20,417 
8,512 9,728 10,944 12, 160 13,376 14.592 
4,167 4,167 4,167 4,167 4,167 4,167 

0 0 0 0 0 0 
5,858 6,695 7,532 .8,369 9,205 10,042 

10,042 10,042 10,042 10,042 10,042 10,042 
6,667 6,667 6,667 6,667 6,667 6,667 
2,083 2,083 2,083 2,083 2,083 2,083 
2,500 2,500 2,500 2,500 2,500 2,500 
9,866 11,276 12,685 14,094 15,504 16,913 

143,653 157,324 170,994 184,665 198,336 212,006 

53,668 68, 187 82,705 97,223 111,741 126,259 

67,444 68,018 68,523 68,958 69,322 69,615 
101,109 101,109 101,109 101, 109 101,109 101,109 

- - - - -
-1,082,464 -1.183,405 ·1,270,332 -1,343,175 -1,401,865 -1,446,330 

·:., 

2015-02-19 

Total 

6,342,480 

2,198,726 

150,000 
90,000 

679.445 
135,889 
94,848 
50,000 

0 
65,275 

120,507 
80,000 
25,000 
30,000 

109,936 
1,630,900 

567,826 

800,852 
1,213,303 

-
-1.446,330 

'"f-··· ·,· .. 

"' co 
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Memory· Care OAKVILLE 
Lease Up :Analysis 
YEAR2 
Income 
Total Potential Revenue 

Number of Residents 
Vacancy 
Vacancy 
Gross Income 

EXPENSES: 
Realty Taxe'S 
Utilities 
Wages 
Benefits 
Food 

Administration 
Reserves 
Supplies 
Maintenance & Repairs 
Advertising 
Insurance 
Professional Fees I Licensing 
Ma.nagement 
Total Expenses 

Net Income 

Interest on Construction Loan 
Tier 1 Interest 
investor Mortgate Interest 
Cummulative Operating Loss 

75 
Month 13 Month 14 Month 15 Month 16 Month 17 Month 18 Month 19 Month 20 Month 21 Month 22 Month 23 Month 24 
544,396 544,396 544,396 544,396 544,396 544,396 544,396 544,396 544,396 544,396 544,396 544,396 

52 56 60 64 68 71 71 71 71 71 71 71 
31% 25% 20% 15% 9% 5% 5% 5% 5% 5% 5% 
166,948 137,914 108,879 79,845 50,810 29,034 29,034 29,034 29,034 29,034 29,034 29,034 
377,448 406,482 435,517 464,551 493,586 515,362 515,362 515,362 515,362 515,362 515,362 515,362 

' 
12,875 12,875 12,875 12,875 12,875 12,875 12,875 12,875 12,875 12,875 12,875 12,875 
10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 

105,782 1 '13,919 116,508 124,275 132,042 138,700 138,700 138,700 138,700 138,700 138,700 138,700 
21, 156 22,784 23,302 24,855 26,408 27,740 27,740 27,740 27,740 21,140 27,740 27,740 
15,808 17,024 18,240 19,456 20,672 21,584 21,584 21,584 21,584 21,584 21,584 21,584 

8,583 8,583 8,583 8,583 8,583 8,583 8,583 8,583 8,583 8,583 8,583 8,583 
0 0 0 0 0 0 0 

.. ·o 0 0 0 0 

9,138 9,841 10,544 11,247 11,950 12,553 12,553 12,553 12,553 12,553 12,553 12,553 

10,344 10,344 10,344 10,344 10,344 10,344 10,344 10,344 10,344 10,344 10,344 10,344 

6,867 6,867 6,867 6,867 6,867 6,867 6,867 6,867 6,867 6,867 6,867 6,867 
2,146 2,146 2,146 2,146 2,146 2,146 2,146 2,146 2,146 2,146 2,146 2,146 

2,575 2,575 2,575 2,575 2,575 2,575 2,575 2,575 2,575 2,575 2,575 2,575 

18,872' 20,324 21,J76 23,228 24,679 25,768 25,768 25,768 25,768 25,768 25,768 25,768 

224,446 237,582 244,059 256,751 269,442 280,034 280,034 280,034 280,034 280,034 280,034 280,034 

153,002 168,901 191,458 207,601 224,144 235,327 235,327 235,327 235,327 235,327 235,327 235,327 

69,838 69,928 69,938 69,836 69,652 69,385 69,061 68,735 68,408 68,079 67,748 67,415 
101,109 101,109 101,109 101, 109 101,109 101,109 101,109 101,109 101,109 101,109 101, 109 101, 109 

- - - - - - - - - - -
-1,464,275 -1,466,410 -1,445,999 -1,409,143 -1,355,759 -1,290,925 -1,225,767 -1,160,283 -1,094,472 -1,028,332 - 961,861 - 895,057 J· 

2015·02-19 

Total 
6,532,754 

5,785, 117 

154,500 
123,600 

1,563,426 
312,685 
242,288 
103,000 
43,388 

140,592 
124, 122 
02,400 
25,750 
30,900 

289,256 
3,192,520 

2,592,597 

828,022 
1,213,303 

-
895,057 

f\J 
c.o 
01 
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Memory Care OAKVILLE 
Stabilized Operating Proforma - 60 Suites 
Revenue lnllator= 3.00% 

Suites Residents Dally Monthly 2016 
Private -AL 0 0 147.95 4,500.00 -
I BR-AL 0 . 0 164.38 5,000.00 -
Studio Private - ALZ 45 45 214.36 6,520.00 3,520,800 
2 Room Private - ALZ 0 0 243.29 7,400.00 . 
2 Room Companion· ALZ 15 30 182.14 5,540.00 1,994,400 
Rental Revenue 60 15 201.47 6,128.00 5,515,200 
2nd Occ1-1pant /.Service Revenue 25% . 
Optlonal Service Revenue ALZ 15% 30.22 827,280 
Potenllal Gross Income 231.69 7,047.20 6,342,480 
Less Vacancy 5% 317, 124 
Effective Gross Income 220.10 6,694.84 6,025,366 
Resident Days 26,006 PRP's 
Realty Taxes 150,000 
Utilities 2,000 120,000 
Wages 64.00 1,664,400 
Benefits 20.00% 332,880 
Food 10.00 260,063 
Adminislrallon 100,000 
Reserves -
Supplies 2.50% 150,634 
Maintenance & Repairs 2.00% 120,507 
Advertising 80,000 

Insurance 25,000 

Professional Fees I Licensing 30,000 

Transportation 25,000 
Misc. Expense 2.00% 120,607 
Management Incl. HST 5.00% 301,268 
Operating Expenses 57.8% 3,480,258 

Net Operating Income 42.2% 2,645,098 
Take-out Financing: Int. rate Principal Amort/Yrs Mthly pay 
Assumed terms = 5.00% 28,929,579 25 169, 119 
Annual Principal payments 
Annual Interest payments 
Annual cash requirement 

Cash flow - after financing 

LEASE UP 
2017 2018 

- .. 
. •. 

3,626,424 ~.t~5;211. 
- .•. 

2,054,232 2;~1·5~~59 

5,680,656 :s;as1 ;01s : .. -
852,096 an1il61 

6,532,754 6;7,28;7!3'7.· 
326,638 .33.6;437· 

6,206,117 ~ Pi392;300 

154,500 159;rl35 
123,600 . -:1~fr~~oa 

1,714,332 : .1,7.65,7.62 
342,866 ·as3:·1s2 .'· .. 
267,864 27~i900. 

103,000 i . 10:619.~~-
- ·"'' 

155,153 1.59)808 

124,122 . . 12t•:346" 
.. '.·' ~· ,; ·.'.. ... 

82,400 . :Jl4i6.7.2 
25,750 ..... ·i.26 5~3 

• ·, ,; ~-~.,.. ':i : 
30,900. '. ..•.. .'31';827,;· 

25,750 ...... ~6)523" 
124, 122 ." .. ~~iia.46'· 
310,306 :· .. :.r::t:~.1 ~ttH~:: 

3,584,666 ;.:: :)JH~92fiQ6j' 
2,621,450 i,(·c! !2f7,_00j094•.• 

596,501 
1,432,932 
2,029,433 

670,661 

2019 

-
-

3,847,273 
. 

2,179,335 
6,026,608 

-
903,991 

6,930,599 
346,530 

6,584,069 

163,909 
131,127 

1,618,735 
363,747 
284,177 
109,273 

-
164,602 
131,681 

87,418 
27,318 
32,782 
27,318 

131,681 
329,203 

3,802,972 

2,781,097 

627,019 
1,402,414 
2,029,433 

751,664 

2020 
. 
. 

3,962,691 
. 

2,244,715 
6,207,406 

931,111 
7,138,517 

356,926 
6,761,591 

168,826 
135,061 

1,873.,297 
374,659 
292,703 
112,551 

169,540 
135,632 

90,041 

28,138 
33,765 

28.,138 
135,632 
339,080 

3,917,062 

2,864,530 

659,099 
1,370,335 
2,029,433 

835,097 

. .,, 

2015-02-19 
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DRAFT - for discussion purposes only 

Studio - Private 31 31 Purchas!> Price 
2 BR - PriVate 8 8 Land - Transfer tax 
2 BR - Semi Pri~ale 56 26 Planning ·consultant 

95 67 Really Taxes 
Avg. Net Araa per Unit 707.5 Total land costs 
Gross.Arna - Floors 2-4 75% 47,400 
Ground Floor I Roof/ Basement 25% 15,800 Hard Costs; 
Gross Floor Area -Above grade 63,200 Construction Costs 

Parking (sulface) 
Landscape I Servicing 
Furniture, Fixtures & Equip 

0.2000 Development Fees & Levies 
43,056 Pennlt fees 

13,143 Insurance 
30.53% Construction Management 

Construction Contlnaanoy 
Total Hard Costs 

; Parj!inm 
Parking spaces· proposed 211 I Soft Costs: 
Ratio - per unit 31% Design I Consulting 

Legal 
Development Management 
Marketing 

IJevelogment1Lease.::Y1LSchedule: lease up 
Conslrucllon start Jun-14 Finance 
Constructloll completion Aug·:l5 HST - Net of rebates 
Leasa .. up start Sep·l5 Development Co111ingency 
Lease-up-0ompleted -~~j!·l?._ Total Soft Costs 

:.::~Total(:OSTS:'·· .... ...... 

..... 

$35.60 $33,582 1,921,344 326,656 2,260,000 
0.68 642 21,986 21,014 43,000 
0.47 448 - 30,000 30,000 
1.07 1,007 0 67,500 67,500 

$37.132 35,679 1,943,330 447,170 2,390,500 

$155.00 $146,209 449,342 9,346,656 9,796,000 
0.60 470 . 31,500 31,500 
9.30 s,n3 - 587,760 567,760 

10.55 17,500 . 1.172,500 1.172,500 
7.95 7,500 - 502,500 502,500 
1.98 1,865 - 124,983 124,983 

1.39 1,311 - 87,846 87,846 
9.17 8,a48 . 579,386 579,386 
4.94 4,664 - 312,458 312,456 

$ 208.78 196,939 449,342 12,745,592 13,194,934 

$10.05 $9,476 2,167 632,735 6q4,902 
3.16 2,985 16,523 183,477 200,000 

25.22 23,787 118,871 1,474,879 1,593,750 
3.16 2,985 8,907 191,093 200,000 

18.99 17,910 0 1,200,000 1,200,000 
69.03 55,684 7,905 3,722,836 3,730,833 
32.47 30,627 0 2,052,000 2,052,000 

6.05 5,709 - 382,500 362,500 
$158.13 149,164 154,463 S,839,522 9,993,985 

,$404;74. $ .. 381;782:·' '2;547,135, ... :23;0,32,2B.4',:. 25;519;4~9 

0 

.J 

)V!ontlllv 
Sludio - P1ivale $4,944.00 31 
2 BR - Pn'Vale $5,871.00 8 
2 BR - Semi Private $4,635.00 56 

---g5 
Optional service revenue 
Potential gross Income 
less: allowance for vacancy 
Effective gross income 
Opetating Expenses 

Net Annual Operatlng Income 
Ca rate 
·iVal.uatlo11tat,coin 'lfiti<:mo.f:lease.u 

Profit Calculation 
Valuation at completion of lease up 
Project costs 
j>toje,iWprofit • at'cofripl,etlori of.lease.up 

'ra]!e-otit Eina-nc1ng-ca1cu1auo11 
Net Annual Operating Income 
Debt coverage ratio 
Income required lo service debt 
10-j'.ear commercial morl!!afi!e rate 
: .'1.st:MoffiJa e:fillarichi'9:•:atiTake out 

Loan r1ma;rment aml illta!iable cash 
Construction loan 
Equity and Investor loans 
Total construction & investor loans 

1st Mort!:lane financln~1 - at Take out 

30% 

6% 

57% 
43% 

60.9% 

39.1% 
101J.0% 

23-Apt-14 

1,639, 166 
563,616 

3,114,720 
5,517,504 
1,655,25'1 
7, 172,755 

3,864,227 
2,878,163 

7.50% 
38,375,507 

38,375,507 
25,579,419 
H,796;oa7 

2,878,163 

6.00% 
341263;845 

15,579,419 
10.000,000 

25,579,419 
34,263,845 
.8,SM,426 

I\) 
CD 
........ 
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2 Land trar1srer lax 

3 Planning Consullont 

4 RealtyT"" 

10 Construction Cos! 

11 Surface purking· 
12 Landscape I Servicing 

13 FF&ll 

is Devclopmunl Chorges 
14 Pe:mtit Pees 
16 Insurance I Security 
15 Col1$(rtt:Gtion Mnnagcm~nt 

17- Consttuction Contingency 

20 Architectural 
21 Civil E~glnming, 

22 Lnndscupo Arohi1oot 

23 Mech I Elec. Engineering 

24 Structurol EiJginceling 

25 lnteriot Dedgn 

26 Cost Consull~nl 
30 Legnl and-Accountfhg Fees 

40 Project Miutn~tnient 

41 Misc Developme:nC Expense 

42 PCl<dopmeol ·l'.:c 

50 J.>re-Opcn/Mklg 
51 L<Jl$<:•llpRescrvc 

Construction Mllrtgngc Interest 
MC?.Z MfJrtgoge lntt:resl 

Investor Mortgngc lnl•!est 

Appraisuls I Studi.,./ Rcporls 
Tier 1 Pees 
Brokerage Fees 
Firtnncing rci:s 

Mcu. fC<S 

21,9S6 

0 
2 

!,943.3l0 

449,342 $ 155.00 
21 

67 

61 

2,167 

16,szg 

35,537 
83,334 

8,907 
24 

12% 

7,995 

2% 

J.5% 

63,200 

1,500 

6.0% 

17,500 

7,500 

1.2% 

0.75% 

5.0% 

3.0% 

3.00% 

o.40% 

OAO% 

0.50% 

0.6S% 

0.3% 

LO% 
S.0% 

50,000 

3.0% 

J.0% 
150% 

43,000 

J0,000 

67,500 

2.390,SOO 

9,796,000 

31,500 

587,160 

1,112,soo 

502,SOO 

124,983 

87,846 

519,388 

3.12,45S 

293,RBO 

39,184 

39,184 

48,980 

63,674 

75,000 

75,000 

200,000 

.63,750 

255,000 

1,275,000 

200,000 

1,'200,000 

450,000 

l,433.,333 

30,000 

300,000 

100,000 

217,500 

I\.) 
co 
CX> 
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11~ ]5,000 
6000 8000 8000 8,000 a,ooo 

---- 653 067 653067 Ga~A?_~ 6BZ,455 
10.soo 10500 

193,SllO 293,BaO -···-··-·----·---
390$33 390,&33 ·~Q,833 

502,50[) 

ll4,9Sa 
"87,846 
aS,1)26. -- i8~t';i6 ~-~G ---~-- 38626 ~26 36626 39,G2S 
:zna:u 2!J!3l 20,831" 20,B31 <!0,831 40,Bil 20501 20,au __!Mil 

'so.ooo I so ooo 10,000 10,000 10000 10,000 10000 10000. 10,000 10,000 S,000 
lM~l l9,S92 
19,592 19,592 
e.ln G,123 6,l:U 6l2li s.na G,123 6,123 5,123 
7959 7959 ___ JJ!~~t 7,9S9 7,95~ 7,959 7,9$'3 7,959~ . 
5,000 10,000 10,0DO 10,000 10,000 1-0,00I) 10000 '"" 10.000 4,333 4,:33.9 4,333 4.333 4 33# .1tm f-. ... _31~Hf3 4,)33 4,33'3 4,39.l 4,333 4333 4 !f23 U33 4,lll 

!S,000 15{100 15,000 15,000 20,000 10,000 10.000 10,t!OO 10.000 10,000 l0,000 10000 16,000 10000 10,000 i;,417 
4,250 4,250 4250 4,l50 4,lSO 4,250 4,250 4,2SO 4,2SO 4 250· 4,250 4,250 4250 4,250 HSO 

14631 14,631 , . ., 14,631 14,631 1•:ii1 14,631 14,631 . lHll 14.631 14,63' 14,631 14,631 14,631 14,631 
79444 79A44 rn.<0• 79,444 79.444 79/M4 7°'444 79444 79.444 79444 19444 79,444 19,444 79,444 79,444 . 5,000 s.ooo 5000 zo,ooo 20,000 20,000 10000 20000 76093 

1,200000 
11,553 17,306 24240 2991S 35741 41,647 47 588 SS 813 !M,377 

• I • I . I • I • I • I • I • I . . 
• I 36,6671 '66671 4l.6,667 I 66,667 I 666611 66,6!\7 65,6&7 t 66 667 I "66667 66,667 '66,661 66,661 66,667 66,667 65661 65,651 66,667 

7,995 I • I . I I I I n,oos I 

~ 
m.~O()_l I l J J 1 _L___:_ 

I I I I I I ! 
l,2.oolooo 
2,052,000 . 

22,SOO T 22,soo T 22 500 T 22 soo T 22,soo T >Z,500 l 22.500 I 22 soo I 22SDO I 22,500 I 22Sll0 22 soo I 22,500 I 22,500 I zz.soo 22,500 2:2 !HJO 
2,05J,793J_ 109,161 l ll!!SA1'.'!'J 2,375,731 J 1,Z65,81il l 012.s10 I l.022.623 I 990.0lB I 996,ssa I 979,411 I 1,188.54;.\ 972 976 I 998,652 I l.012.477 I l,Ol6,Dll3 I l.41U 157 14!03D 6031374 

. 
s.siiri.iioolSsoo ooorio,ooo ooii" 10,000,000 10000.000 10000.000 lO,OU'>.6110 10,000,000 lQ,000000 10 000,000 1010001000 10,000,000 10000.000 10000,000 10000.000" 10,000000 

·--:-----
10 ouo.ooo 

I • I 360000 . . . . . . 
36 667 I 36,667 I 66,667 66567 66667 66667 66,667 66,667 <l6,667 66,667 66,667 66667 6G,G67 G6,Ei61 "'""' 6G,6il7 66,$67 

36,667.1 36,667J 426,667 66,667 66,667 65,667 66,667 SG,667 66,667 66,667 G&,6G1 GG,667 66,667 66,667 _6ll,667 66,667 66,667 

f----+--=S.4.~&£'!7 3,'~93,QllO 2,007,632... 4,?!1,8'16 3A66 086 2,453,175 3 4S0:3.53 1,4"30,3S:il 1430,353 l,490,353 1.430 ~53 l.4l0,$Sl l,00 3Sl 
3.102,207 3,293,~o 2,so1,c>27 4,7.Sl,89G a 496:,oe.6 l s:s.176 1 490..:asi 11so asa 1.430,353 l,4J0,3S3 ~430 !S.S: 1430 35:; l,43o as3 1,430 3~3 

:;~ 

'", •• 1 

'9.184 I 

"""""I 
., '1>!_J 
1<nnn 

75,000 
WO.OU'> 
Gl,7.50 

2$5,000 

l 275,IJ-O<l 
~(l~ 

l 200,000 
450,000 

1.'133,33i 
601)00 

- 211;:~00 ·1 
1,200,000 I 
1.ma.onn I 

,.,.500 

15,57:11120 

10000,000 

-~'""' 

'07' '" 

.kill<filf 

432,SSS 

[: 

I\.) 
(0 
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6 12 18 
94% 87% 81% 

543,668 507,016 470,365 
36,652 73,304 109,955 

EXPENSES; 
Really Taxes 10,000 10.000 10.000 
UUllUes 10,050 10,050 10,050 
Wages 78,770 78,"170 78,770 
Benefits 15,754 15,754 15,754 
Food 2,006 4,013 6,019 

6,667 6,667 6,667 
3,333 3,333 3,333 

Supplies 6,819 6,819 6,819 
Malntenanca & Repairs 8,183 ll,183 8,183 
Advertising 8,333 B,333 8,333 
Insurance 1,667 2,083 2,083 
Profess!Qnal Fees 2,083 1,250 1,250 
Management 5,650 5,650 6,212 
Total Expenses 159,315 160,905 163,474 

-53,516 

Interest on Constr. Mortgage 99,224 100,907 102,395 
Investor Mortgage Interest 66,667 66,667 66,667 

ongage Interest 
CummulaUve Operaling Loss -288,554 -543,728 -766,309 

·"' ... 1: ... 

24 30 36 42 48 54 60 66 n 
75% 68% 62% 56% 49% 43% 37% 31% 24% 
433,713 397,061 360,409 323,757 287,106 250.454 213,802 177,150 140,499 
146,607 ~1!3,25~ 219,911 256,563 293,214 329,866 366,5.18 403,170 439,821 

10.000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 10,000 
10,050 10,050 10,050 10,050 10,050 10,050 10,050 10,050 10,050 

102,401 102,401 102,401 118,155 118,155 118,155 11.B,155 118,155 116,155 
20,480 20,480 20,480 23,631 23,631 23,631 23,631 23,631 23,631 

8,026 10,032 12,038 14,045 16,051 16,058 20,064 22,070 24,077 
6,667 6,667 6,667 6,667 6,667 6,667 6,667 6,667 6,667 
3,333 3,333 3,333 3,333 3,333 3,333 3,333 3,333 3,333 
6,819 6,819 6,819 6,819 6,819 6,819 6,819 6,819 6,619 
8,1B3 8,163 8,163 8,183 8,183 8,183 8,183 8,183 8,183 
8,333 8,333 8,333 B,333 8,333 8,333 8,333 8,333 8,333 
2,083 2,083 2,083 2,083 2,083 2,083 2,083 2,083 2,083 
1,250 1,250 1,250 1,250 1,250 1,250 1,250 1,250 1,250 
8,283 10,354 12,425 "14,496 16,667 18,637 20,708 22.779 24,850 

195,906 199,985 204,063 227,045 231,122 235,199 239,276 243,354 247,431 

-49,301 -16,726 15,846 29,513 62,092 94,667 127,242 159,816 192,391 

103,694 104,975 106,074 106,989 107,830 108,486 108,955 109,237 109,331 
66,667 66,667 66,667 66,667 66,667 66,667 66,667 66,667 66;667 

·985,970 ·1,174,338 ·1,331,231 -1,475,369 -1,587,773 -1,668,258 -1,716,638 -1,732,726 -1,716,334 

2,858,64 

120,000 
120,600 

1,252,444 
250,489_ 
156,499 

80,000 
40,000 
81,825 
98,190 

100,000 
24,583 
15l833 

166,612 
2,507,075 

351,764 

1,268,098 
800,000 

-1,716,334 

2014-04-23 

w 
0 
0 
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597,730 597,730 

EXPENSES: 
Really Taxes 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300 
Ulllllles 10,362 10,352 10,352 10,352 10,352 10,352 10,352 10,352 10,352 10,352 10,352 10,352 
Wages 146,040 146,040 146,040 162,266 162,266 162,266 162,266 162,266 162,266 162,266 162,266 162,266 
Beneflls 2{l,208 29,208 29,208 32,453 32,453 32,453 32,453 32,453 32,463 32,463 32,453 32.453 
Food 24,746 25,414 26,083 26,752 27.421 28,090 28,758 29,427 29,7tl2 29,762 29,762 29,762 
Administration 6;867 6,867 6,867 , 6,867 6,867 6,867 6;867 6,867 6,867 6,867 6,867 6,867 

Rese1ves 3,433 3,433 3,433 3,433 3,433 3,433 3,433 3,433 3,433 3,433 3,433 3,433 
Supplies 7,023 7,023 7,023 7,023 7,023 7,023 7,023 7,023 7,023 7,023 7,023 7,023 
Mab1tenance & Repairs ,B,428 8,428 8,428 8,428 8,428 8,428 8,428 8,428 8,428 8,420 8,428 8,428 

Advertising 8,583 8,583 8,583 8.583 8,583 8,583 8,563 8,583 8,583 8,583 a,583 8,563 
Insurance 1.717 1,717 1,717 1,717 1,717 1,717 1,717 1,717 1,717 1,717 1,717 1,717 
Professional Fees 2,146 2,146 2,146 2,146 2,146 2,146 2,146 2,146 2,146 2,146 2,146 2,146 

ant 26,306 27,017 27,728 28,439 29,150 29,661 30,572 31,283 31,639 31,639 31,639 31,639 

285,146 286,528 267,908 308,760 310,139 311,519 312,899 314,279 314,969. 314,969 314,969 314,969 

Net Income 180,452 191,656 202,860 194,592 205,796 217,000 228,204 245,010 

Interest on Conslr. Mortgage 109,236 109,209 109,117 108,959 108,848 108,672 108,429 108,119 107,742 107,330 106,916 106,499 

Investor Mortgage Interest 66,667 66,667 66,667 66,667 66,667 66,667 66,667 66,667 $6,667 66,667 66,667 66;667 
~ezz Mortgage Interest 
Cummulatlve Operating Loss -1,711,784 -1,696,004 -1,668,928 -1,649,962 -1,619,682 -1,578,020 ·1,~4,~_1:1 ·'!,460,290 ..j,389,689 -1,318,676 -1,247,249 -1,175,406 -

6,317,058 

123,600 

' 124,218 
1,898,516 

379,703 

335,738 
82,400 
47,378 
84,280 

101,136 

103,000 
20,600 
25,750 

3·,677 

2,640,004 

1,299,076 

800,000 

1,175,406 

20l4-0q-23 

w 
0 
~ 
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Suites Residents Daily. Monthly I 
Private-AL 0 0 115.07 3;500,00 
!BR-AL 0 0 131.51 4,000,00 
Studio Private - ALZ 31 31 157.81 4,800.00 
2 Room Private - ALZ 8 8 187.40 5,700.00 
2 Room Semi - ALZ 28 56 147.95 4,500.00 
Rental Revenue 67 95 
2nd Occupant I Service Revenue - AL 25% 
Optional Service Revenue ALZ 30% 
Potential Gross Income 
Less Vacancy 6% 
Effeotive Gross Income 
Resident Days 32,595 PR D's 
Realty Taxes 
Ulllilies 1,800 
Wages 58.00 
Benefits 20.00% 
Food 11.00 
Administration 
Reserves 
Supplies 1.25% 
Maintenance & Repairs 1.50% 
Advertising 
Insurance 
Professional Fees 
Transportation 
Misc. Expense 0.75% 
Management Incl. HST 5.65% 
Operating Expenses 57.3% 
Net Operating Income 42.7% 

Year1 I Year2 I 

1,785,600 1,839,~68 

547,200 563,61.6: 
3,024,000 ·3,114,720 
5,356,800 5,51'7;504 

- -
1,607,040 1,655,25.t 
6,963,840 7,172;755 

417,830 430,365" 
6,646,010 6,:742,390 

120,000 . 123,600' 
120,600 124,218 

1,890,481 1,947";195i 
378,096 389,439: 
358,540 369;296· 

80,000 62,4oq 
40,000 4:1i20d: 
81,825 84~2E{b · 
98,190 10~,1~6. 

100,000 163;00Q; 
20,000 ·-2d:600. 
25,000 :,26';759_: 
20,000 '.20\~Qd 
49,095 op';~6'~~ 

369,850 •... 386(945 .. 
3,751,677 . · : ·:ai8.6f1-,22iP 
2,794,333 ' 2i878~:16~· 

Year3 I Year4 

1,894,343 1,951,173 
580,524 597,940 

3,208,162 3,304,406 
5,683,029 5,853,520 

- -
1,704,909 1,756,056 
7,387,938 7,609,576 

443,276 45.6,575 
6,944,662 7,153,001 

127,308 131,127 
127,945 131,783 

2,005,611 2,065,780 
401,122 413,156 
380,375 391,786 

84,872 87,418 
42;436 43,709 
86,808 89,413 

104, 170 107,295 
106,090 109,273 
21,218 21,855 
26,523 27,318 
21,218 21,855 
52,085 53,648 

392,373 404, 145 
3,980,154 4,099;558 

2,964,508 3,053,443 

I Year5 

2,009,709 
615,878 

3,403,539 
6,029,126 

-
1,808,738 
7,837,863 

470,272 
7,367,591 

135,061 
135,736 

2,127,753 
425,551 
403,539 

90,041 
45,020 
92,095 

110,514 
112,551 
22,510 
28,138 
22,510 
55,257 

416,269 
4,222,545 

3,145,046 

">"<"'. 
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Condo Sales 
Parking 

Locker Revenue 

Upgrade Revenue 

Gross Sales Revenue 

Project Costs 
Land 

Land Transfer Tax 
Legals Acquisition 

Total Land Costs 

Development Costs 
Construction Condos 
Garage Lower Level 

80 
80 

80 

80 

$120 
80 

Recreation Area included in GFA 

Upgrade Expense 
Site Preparation 

Site Servicing & Landscaping 
Construction Contingency 

Construction Management 

Total Hard Costs 

Architectural 
Permit Fees 

Development Charges 80 
Development Fees 

Fund Management Fees 

FF&E 
Consultants 

Surveying 80 
Mortgage/Appraisal Fees 

Chartwell Membership 80 
Equity Financing 
Equity Commissions 

Tier 1 Fees 

Brokerage Fees 
Construction Mortgage Interest 

Legal/Accig 
Insurance 

Real Estate Taxes 

Tarion Warranty 

Marketing Costs 

Misc Development Expense 

HST 
Development Contingency 
Total Solt Costs 

Total Development Costs (incl. Land} 

Development Profits 
Profit per Unit 

Huntsville 

Avg. Sale HST...,...,in..;.....~~~ 
75 500 357257jf:''0$335roo· -~~'~ 25 z92 500 

' • -<•·· ''"' .. - ... -~ ' ' 

10,000 316156 800,000 
2,500 200,000 

20,000 1,600,000 

8,125 

95,500 
22,000 

35%· 

2% 
3.5% 

1.20% 
8,500 

5.00% 
0.00% 

1250 

3,600.00 
3,500,000 12% 

12% 

3% 
1% 

6.0% 

3.00% 

Page 1 

27,892,500 

650,000 

-

650,000 

11,460,000 
1,760,000 

-
560,000 

60,000 
400,000 

284,800 
498,400 

15,023,200 

300,000 

137,520 
680,000 

1,12.2,209 

-
50,000 
55,000 

100,000 
201,442 

288,000 

1,260,000 
420,000 

105,000 

35,000 
745,818 

150,000 

60,000 

30,000 

-
758,775 
75,000 

-
197,213 

6,770,976 

22,444,176 

5,448,324 

68,104 

303 
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