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1.0 Introduction

1. On April 21, 2016, Urbancorp (St. Clair Village) Inc. (“St. Clair”), Urbancorp (Patricia)
Inc. (“Patricia”), Urbancorp (Mallow) Inc. (“Mallow”), Urbancorp Downsview Park
Development Inc. (“Downsview”), Urbancorp (Lawrence) Inc. (“Lawrence”) and
Urbancorp Toronto Management Inc. (“UTMI”) each filed a Notice of Intention to
Make a Proposal (“NOI”) pursuant to Section 50.4(1) of the Bankruptcy and
Insolvency Act, R.S.C. 1985, c. B-3, as amended (collectively, St. Clair, Patricia,
Mallow, Downsview, Lawrence are referred to as the “Companies”). KSV Kofman
Inc. (“KSV”) was appointed as the Proposal Trustee of each of the Companies.

2. Pursuant to an Order made by the Ontario Superior Court of Justice (Commercial
List) (the “Court”) dated May 18, 2016 (the “Initial Order”), the Applicants (which
include the Companies) together with the entities listed on Schedule “A” attached
(collectively, the "Urbancorp CCAA Entities") were granted protection under the
Companies’ Creditors Arrangement Act (the “CCAA”) and KSV was appointed the
monitor in those proceedings (the “Monitor”).

3. On April 25, 2016, Urbancorp (Bridlepath) Inc. (“Bridlepath”) and Urbancorp
(Woodbine) Inc. (“Woodbine” and together with Bridlepath, the “NOI Entities”) each
filed NOIs. KSV is the Proposal Trustee of the NOI Entities.

4. On April 25, 2016, the District Court in Tel Aviv-Yafo (the “Israeli Court”) issued a
decision (the “April 25th Decision”) appointing Guy Gissin as the functionary officer
and foreign representative (the “Foreign Representative”) of Urbancorp Inc. (“UC
Inc.”) and granted him certain powers, authorities and responsibilities over UC Inc.,
the ultimate parent of a number of the Urbancorp CCAA Entities.
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5. On May 18, 2016, the Court also issued two orders under Part IV of the CCAA
which: (a) recognized the Israeli Proceedings as a “foreign main proceeding”; (b)
recognized Mr. Gissin as Foreign Representative of UC Inc.; and (c) appointed KSV
as the Information Officer.

6. On June 30, 2016, the Court issued orders approving sale processes to be carried
out for the real property owned by St. Clair, Patricia, Lawrence, Mallow, Woodbine
and Bridlepath (collectively, the “Properties” and each a “Property”). On
September 15, 2016, the Court made orders, inter alia, approving the sale of the
Properties (the “Transactions”).

7. The sale of the Woodbine Property closed on September 30, 2016 and the sale of
the Bridlepath Property is scheduled to close on October 14, 2016.

8. On September 30, 2016, this Court issued an order authorizing and empowering the
Proposal Trustee on behalf of the NOI Entities to repay forthwith after closing, or as
part of closing, the first mortgage obligations of the NOI Entities.

9. In its Seventh Report to Court dated September 29, 2016, and in certain of its
previous reports to this Court, the Proposal Trustee has noted that a second
mortgage owing to Terra Firma Capital Corporation ("TFCC") on both the Woodbine
and Bridlepath Properties remained subject to further review by the Proposal
Trustee.

1.1 Purposes of this Report

1. The purpose of this report (“Report”) is to provide the details of the Proposal
Trustee's review of the second mortgage granted to TFCC on both the Woodbine
and Bridlepath Properties (the "TFCC Second Mortgage").

2.0 Security Opinion

1. Davies Ward Phillips & Vineberg LLP ("Davies"), KSV’s legal counsel in these
proceedings, provided KSV with an opinion on the validity and enforceability of the
TFCC Second Mortgage. A copy of this opinion is attached as Appendix "A" hereto.

2. In summary, the opinion provides that, subject to the assumptions and qualifications
contained therein:

a) Subject to (c) below, the Charge/Mortgage made by Woodbine, the registered
owner of the Woodbine Property, in favour of TFCC registered on
December 31, 2015 as Instrument No. YR2411107 constituted a valid
registered mortgage over the Woodbine Property in favour of TFCC; and

b) Subject to (c) below, the Charge/Mortgage made by Bridlepath, the registered
owner of the Bridlepath Property, in favour of TFCC registered on
December 31, 2015 as Instrument No. AT4107508 constituted a valid
registered mortgage over the Bridlepath Property in favour of TFCC; however,



ksv advisory inc. Page 3 of 4

c) the above Charges/Mortgages could be held to be void (i.e., not enforceable
as against the Proposal Trustee or other creditors) as transfers at undervalue
under the Bankruptcy and Insolvency Act (the "BIA"), fraudulent conveyances
under the Fraudulent Conveyances Act (Ontario) (the "FCA") or fraudulent
preferences under the Assignment and Preferences Act (Ontario) (the "APA").

3. In preparing its opinion, Davies made enquiries of counsel to TFCC and responses
were provided. A copy of these communications is provided in Appendix "B”
attached hereto:

a) letter dated July 14, 2016 from Robin Schwill of Davies to Dominique Michaud
of Robins Appleby LLP, counsel to TFCC;

b) e-mails dated July 21, 2016 from Leor Margulies of Robins Appleby LLP to
Robin Schwill;

c) reply e-mail dated July 25, 2016 from Robin Schwill to Leor Margulies;

d) letter dated August 5, 2016 from Jay Swartz of Davies to Leor Margulies; and

e) letter dated August 10, 2016 from Leor Margulies to Robin Schwill.

3.0 Economic Interests in Outcome

1. TFCC has informed the Proposal Trustee that it wishes to have the issues regarding
the enforceability of the TFCC Second Mortgage resolved as soon as possible and
that it is not prepared to wait until the completion of a claims process for Woodbine
and Bridlepath. TFCC is also not prepared to wait until it is certain that it cannot be
fully repaid from its direct borrower, which appears to be Urbancorp Holdco Inc. In
this regard, TFCC requested that the Proposal Trustee provide this Report so that it
would have a context for bringing a motion to compel a payout on the TFCC Second
Mortgage.

2. It is anticipated that the proceeds of realization from the sale of the Woodbine and
Bridlepath Properties will be sufficient to pay out all of the creditors (secured and
unsecured) of Woodbine and Bridlepath, respectively, including the TFCC Second
Mortgage, subject to completing the claims process for these companies.

3. Accordingly, if the TFCC Second Mortgage together with the underlying guarantees
are held to be void, the direct benefactors will be the limited and general partners of
TCC Urbancorp/(Bay) Limited Partnership ("Bay LP") as the beneficial owner of the
Woodbine and Bridlepath Properties and sole shareholder of Woodbine and
Bridlepath. To date, the Proposal Trustee has not determined the limited and
general partners with certainty. However, to the extent that distributions from Bay
LP would be payable to Alan Saskin or to entities in which he has an interest, then
Alan Saskin and his proposal trustee would have an interest in this matter as would
the Foreign Representative to the extent that it or Urbancorp Inc. have claims
against Mr. Saskin or Bay LP.
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* * *

All of which is respectfully submitted,

KSV KOFMAN INC. IN ITS CAPACITIES
AS PROPOSAL TRUSTEE
AND NOT IN ITS PERSONAL CAPACITY



Schedule “A”

Urbancorp (952 Queen West) Inc.

King Residential Inc.

Urbancorp 60 St. Clair Inc.

High Res. Inc.

Bridge on King Inc.

Urbancorp Power Holdings Inc.

Vestaco Homes Inc.

Vestaco Investments Inc.

228 Queen’s Quay West Limited

Urbancorp Cumberland 1 LP

Urbancorp Cumberland 1 GP Inc.

Urbancorp Partner (King South) Inc.

Urbancorp (North Side) Inc.

Urbancorp Residential Inc.

Urbancorp Realtyco Inc.
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