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ONTARIO
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IN THE MATTER OF SECTION 243(1) OF THE BANKRUPTCY AND
INSOLVENCY ACT, R.S.C. 1985, C. B-3, AS AMENDED, AND SECTION 101 OF
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BETWEEN:
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1000688136 ONTARIO INC.
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20 CALDARI DEVELOPMENT INC.
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NOTICE OF APPLICATION
TO THE RESPONDENT

A LEGAL PROCEEDING HAS BEEN COMMENCED by the Applicant. The
claim made by the Applicant appears on the following page.

THIS APPLICATION will come on for a hearing (choose one of the following)

(] In person. ~
] By telephone conference
X By video conference

at the following location:

Brampton Courthouse
7755 Hurontario Street
Brampton, Ontario L6W 4T1

(Courthouse address or telephone conference or video conference details,
such as a dial-in number, access code, video link, etc. if applicable)
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on Thursday, April 3, 2025 at 10:00 a.m. (or on a day to be set by the

Registrar).

IF YOU WISH TO OPPOSE THIS APPLICATION, to receive notice of any
step in the application or to be served with any documents in the application, you or
an Ontario lawyer acting for you must forthwith prepare a notice. of appearance in
Form 38A prescribed by the Rules of Civil Procedure, serve it on the Applicant’s
lawyer or, where the Applicant does not have a lawyer, serve it on the Applicant, and
file it, with proof of service, in this court office, and you or your lawyer must appear at

the hearing.

IF YOU WISH TO PRESENT AFFIDAVIT OR OTHER DOCUMENTARY .
EVIDENCE TO THE COURT OR TO EXAMINE OR CROSS-EXAMINE
WITNESSES ON THE APPLICATION, you or your lawyer must, in addition to
serving your notice of appearance, serve a copy of the evidence on the Applicant's
lawyer or, where the Applicant does not have a lawyer, serve it on the Applicant, and
file it, with proof of service, in the court office where the application is to be heard as
soon as possible, but at least four days before the hearing.

IF YOU FAIL TO APPEAR AT THE HEARING, JUDGMENT MAY BE GIVEN
IN YOUR ABSENCE AND WITHOUT FURTHER NOTICE TO YOU. IF YOU WISH
TO OPPOSE THIS APPLICATION BUT ARE UNABLE TO PAY LEGAL FEES,
LEGAL AID MAY BE AVAILABLE TO YOU BY CONTACTING A LOCAL LEGAL AID

OFFICE.

MARCH 5 2025
Date |

Issued by

.o e Digitally signed by Tricia
Tricia Ay gnedty
Date; 2025.03.07 13:33:44
Abankwa 0500

Local Registrar

Address of Bramptor{ Courthouse
court office: 7755 Hurontario Street

Brampton, Ontario L6W 4T1

TO: 20 CALDARI DEVELOPMENT INC.

20 Caldari Road
Vaughan, ON L4K4N8

4874-5141-4973, v. 1
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AND TO: MINISTRY OF FINANCE (ONTARIO)
Legal Services Branch
33 King Street West, 6 Floor
Oshawa, ON L1H 8H5
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AND TO: CANADA REVENUE AGENCY
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The Exchange Tower, Box 36
130 King Street West, Suite 3400
Toronto, ON M5X 1K6

DIANE WINTERS
e-mail: diane.winters@justice.gc.ca

AND TO: AKASH AURORA
61 Beckenridge Drive
Markham, ON L3S 2V3

e-mail: akash@aurora-group.ca -

AND TO: THE AURORA HOTEL GROUP INC.
c/o Akash Aurora, President
Unit #2, 20 Caldari Road
Vaughan, ON L4K 4N8

e-mail: akash@aurora-group.ca
Tel: 416-824-7507

AND TO: RAVI AURORA, CEO
Unit #2, 20 Caldari Road
Vaughan, ON L4K 4N8
e-mail: ravi@aurora-group.ca
Tel: 416-824-6190

AND TO: NAKUL (NICK) AURORA
Unit #2, 20 Caldari Road
Vaughan, ON L4K 4N8

e-mail: nick@aurora-group.ca
Tel: 647-986-2859
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AND TO:  J...S. CONTRACT FURNITURE INC,
2126 Grange Drive
Mississauga, ON L5B 1P5

e-mail: jay.khanna@st-damase.com
Tel: 416-828-0756

AND TO: JAY KHANNA
Unit# 2, 20 Caldari Road
Vaughan, ON L4K 4N8
Email: jay.khanna@st-damase.com
Tel: 416-828-0756
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APPLICATION
1. The Applicant, 1000688136 ONTARIO INC., (the "First Mortgagee") makes

an application for: (State here the precise relief claimed.)

(a) an order pursuan_t to Section 243(1) of the Bankrupicy and Insolvency
Act, R.S.C. 1985, c. B-3 (the "BIA"),_and Section 101 of the Courts of
Justice Act, R.S.0. 1990, ¢. C43 (the "CJA"), appointing MSI Spergel
Inc., as receiver and manager over all of the property, assets and
undertakings of the Respondent, substantiaily in the form of the draft

Commercial List Order attached hereto as Scheduie "A"; and;

(b)  Such further. and other Relief as to this Honourable Court may deem

just.
Grounds

1. The Respondent, 20 Caldari Development Inc. (the "Debtor"), owns real
property known municipally as 20 Caidari Road, Vaughan, ON (the "Property").

2. The First Mortgagee is the holder of a secured loan to the Respondent,
secured by way of a mortgage (the "First Mortgage") which has been in payment
default since December 22, 2024, in addition to other defaults.

3. The First Mortgagee holds first ranking security interest over all of the

Debtor's assets, including the Property.

4874-5141-4973, v. 1
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4. The First Mortgagee became the first mortgagee by reason of a previous
receivership in this Court, initiated by the Canadian Western Bank ("CWB"), through
which, as part of a resolution of several outstanding pieces of litigation, the CWB
mortgage was assigned and transferred by the Debtor tb the First Mortgagee and
registered against the Property as Instrument No. YR3685547 (the "Global
Resolution").
5-. The Global Resolution received the endorsement of this Court by the order of
the Honourable Justice Agarwal, dated May 31, 2024 (the "Order").
6. The Global Resolution under the Order provided for, inter alia:
(@) Acknowledgement of the transfer of t_he former CWB mortgage and
securfty to the First Mortgagee;
(b) The acknowledgement of further security being given by the Debtor
~and the registration qf a second mortgage in favour of J.I.S. Contract
Furniture pursuant to the security;
(c) " The acknowledgment of two new leases to related companies of the
Debtor [now in default];
(d) A Business Operating Agreement between shareholders of the Debtor
dated June 1, 2024 (the "BOA"), which was part of a resolution of a
previous oppression remedy application [now in default];
7. The Debtor has failed to cure the defaults under the Global Resolution.
8. The Debtor remains in default of filing corporate income tax returns for paid

income tax or HST.

4874-5141-4973, v. 1
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9. On January 31, 2025 the First Mortgagee issued a formal demand for

payment by the Debtor (the “Demand Letter”) and a Notice of Intention to Enforce

Security (the "Notice") under Section 244 of the BIA.

10. The Demand Letter notified the Debtor of its several defaults, under the
security, including, inter alja:
'(a)'Payment Default

The Debtor is in default of monthly mortgage payments owing under the

First Mortgage due December 22, 2024 of $84,201.88 and January 22,

2024 of $84,201.88, together with late paymeﬁt and other charges,

totaling $151,400.92. As of Feb@aw 13, 2025, the total amount in default

is $212,189.78.

(b) Reporting Defaults
Pursuant to an Agreemént dated August 26, 2021 between the First
Mortgagee and the Debtor, the Debtor agreed to fulfill following Covenants

and Conditions:'

1. Review Engagement, annual financial statements of the Borrower
and Guarantor(s) prepared by a firm of qualified professional
accountants within 120 days of the borrower's fiscal year-end,
together with annual business plan including proforma balance
sheets with profit and loss and cash flow statements as well as
capital expenditure forecasts for the current fiscal year, showing
purpose and source of financing;

2. Quarterly, internal financial statements of the Borrower and the

Aurora Hotel Group inclusive of at least an income statement and
balance sheet within 45 days of quarter end;

4874-5141-4973, v. 1
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The Debtor missed the dates for the quarterly submissions for period

ended June 31, 2024, and September 30, 2024.
(c) Property Taxes Default

The Debtor has not made any payments to the City of Vaughan for arrears

of property taxes for year-end 2022, 2023, and 2024, which are now at

‘approximately $207,000 in arrears. Failure to remft and pay property taxes
| is a further default of the Debtor pursuant to, inter alia, section 7 of the

Mortgage and clause 6(i) of the General Security Agreement.

(d) Default of Construction Lien

A construction lien was registered against the Property as Instrument No.

YR3729300 on October 16, 2024 by Evans Industrial Installations Ltd. in

the amount of $40,329.87, such construction lien being a default under,

inter alia, section 5(e) of the Mortgage and clause 7(f) of the General

Security Agreement.

11.  The Debtor did not respond at all to the Demand Letter or the Notice, served
‘ January 31, 2025.
‘ - 12.  Notwithstanding notification of the defaults, and the expiry of the 10-day
! notice period, under the B.L.A., the Debtor remains in default of its obligations to the
First Mortgagee and has failed to repay its indebtedness to the First Mortgagee

under the First Mortgage in the amount of $9,425,626.68, as at January 22, 2025,

4874-5141-4973, v. 1
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together with all interest accruéd thereon, plus costs, solicitors' fees and expenses,
which continue to accrue.

13.  Since the issue of the Demand Letter and the Notice, the Debtor has
defaulted on a further mortgage payment of February 22, 2025 of $84,201.80.

14.  The First Mortgagee has lost confidence in the Debtor's ability to repay the
loan under the First Mortgage.

156.  The Second Mortgagee consents to the Appointment of a Receiver.

16. In the circumstances, given (i) the default in payment of the First Mortgage,
(i) the non-compliance with the terms of the Global Settlement, as set out in the
Order, and (iii) the impairment of the security of the Property by the arrears of taxes
and the lien, it is just and'expedient that a Receiver be placed over the assets of the

Debtor including, inter alia, the Property.

Evidence:

17. The following documentary evidence will be used at the hearing of the
application:

(@) The Affidavit of Ricardo Sousa, for 1000688136 Ontario Inc, sworn
February zé, 2025 and the Exhibits thereto;

(b)  The Affidavit of Jay Khanna sworn February 26, 2025 and the Exhibits
thereto;

(c)  The Consent of the Receiver, MSI Spergel Inc.; to be filed; and

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

Honourable Court may permit.

4874-5141-4973, v. 1
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ONTARIO
SUPERIOR COURT OF JUSTICE

IN THE MATTER OF SECTION 243(1) OF THE BANKRUPTCY AND INSOLVENCY
ACT, R.S.C. 1985, C. B-3, AS AMENDED, AND SECTION 101 OF THE COURTS OF
JUSTICE ACT, R.S.0. 1990, C. C.43, AS AMENDED

BETWEEN:

1000688136 ONTARIO INC.
Applicant

and
20 CALDARI DEVELOPMENT INC.

Respondent

AFFIDAVIT OF RICARDO SOUSA

I, RICARDO SOUSA, businessman, of the City of Maple, in the Regional Municipality of

York Region, Province of Ontario, MAKE OATH AND SAY:

1. I am the President of the Applicant, 1000688136 Ontario Inc., ("the First
Mortgagee") and in such capacity | have knowledge of the matters to which |

hereinafter deposed.

2. Where | have received other information from other parties, | state the source of

that information and believe it to be true.



BACKGROUND FACTS

The Respondent, 20 Caldari Development Inc. (the "Debtor"), owns real property
known municipally as 20 Caldari Road, Vaughan, ON (the "Property"). A true
copy of the Parcel Register for 20 Caldari Road, PIN 03276-0125(LT), dated
February 26, 2025 is annexed hereto to this my Affidavit and marked as

Exhibit "A".

The First Mortgagee is the holder of a secured loan to the Respondent, secured
by way of a mortgage (the "First Mortgage") which has been in payment default

since December 22, 2024, in addition to other defaults.

The First Mortgagee holds first ranking security interest over all of the Debtor's

assets, including the Property.

The First Mortgagee became the first mortgagee by reason of a previous
receivership in this Court, initiated by the Canadian Western Bank ("CWB"),
through which, as part of a resolution of several outstanding pieces of litigation,
the CWB mortgage was assigned and transferred to the Debtor and registered

against the Property as Instrument No. YR3685547 (the "Global Resolution").

The Global Resolution received the endorsement of this Court by the order of the
Honourable Justice Agarwal, dated May 31, 2024 (the "Order"). A true copy of the

Order, dated May 31, 2024 is annexed hereto to this my Affidavit as Exhibit "B"

The Global Resolution under the Order provided for, inter alia:

4901-2976-8480.2
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(a)

(b)

(c)

(d)

Acknowledgement of the transfer of the former CWB mortgage to the First

Mortgagee;

The acknowledgement of further security being given by the Debtor and the
registration of a second mortgage in favour of J.I.S. Contract Furniture

pursuant to the security;

The acknowledgment of two new leases to related companies of the Debtor

[now in default];

A Business Operating Agreement between shareholders of the Debtor
dated June 1, 2024 (the "BOA"), which was part of a resolution of a previous

oppression remedy application [now in default];

Security Documentation

9. The transfer of the first documentation endorsed under the Order included the

following:

4901-2976-8480.2

Assignment of Debt and Security Agreement between Canadian Western

Bank and 1000688136 Ontario Inc., dated March 11, 2024-(Exhibit "C"),

Registered Assignment/Transfer of First Mortgage, dated March 11, 2024 —

YR3655690-(Exhibit "D");

Amendment to Commitment Letter, dated June 1, 2024-(Exhibit "E");

17
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iv. Schedule "B" — Mortgage Amending Agreement, dated June 1, 2024-

(Exhibit "F");
V. Mortgage Statement of principal re 1000688136 Ontario Inc. -(Exhibit "G");
Vi. Loan Agreement dated August 26, 2021-(Exhibit "H");
vii.  Mortgage dated November 23, 2021-(Exhibit "I");
viii.  General Security Agreement dated November 24, 2021 (Exhibit "J"); and
iX. Amending Agreement, dated March 31, 2023 (Exhibit "K").
First Mortgage in Default

10.  Since the Order, the payments under the First Mortgage have never been made
on time and the monthly installments have been in arrears more often than they

have been paid up to date.

11. | note that, at the time of the Order, the Borrower was three months in arrears of
making payments under the First Mortgage, and that these payments were

amortized and added to the First Mortgage as part of the Global Resolution.

12.  After the Order, two payments were made for the months of June and July, but the
First Mortgage went into default in August, and remained in default for September

thereafter.

4901-2976-8480.2



13.

14.

These arrears were eventually paid in October of 2024 wh.en the Aurora Brothers
had affected the sale of another property located at 20 Regina (which property was
also in receivership), and some of the equity in the Regina property resulting from
the sale was used to pay the First Mortgage. This occurred on October 22, 2024,
where the mortgage payment for November 22, 2024 was paid in advance from

the same procéeds of sale of the Regina property.

Since October 22, 2024, no payments on the First Mortgage from AHG have been

paid.

Notice of Default

15.

16.

On January 31, 2025, the First Mortgagee, through its solicitors, Fogler Rubinoff
LLP, issued a formal demand for payment to the Debtor (the "Demand Letter") and
a Notice of Intention to Enforce Security (the "Notice") under Section 244 of the
BIA. A true copy of the Demand Letter and the Notice are annexed hereto to this

my Affidavit and annexed as Exhibit "L".

As of the date of this Affidavit, the total amount of principal, with $99,472.68 of per
diem interest since the date of the Demand Letter and Notice, is $9,504,759.36.
(This figure does not include an increase in property taxes, but does include an
amount crediting the amount received by the First Mortgagee from an Attornment

of Rent, described below.

4901-2976-8480.2
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Property Taxes in Arrears

17.

18.

19.

20.

Since the date of the Order, the payments made under the First Mortgage include
a monthly payment of $6,941.67 for property taxes, which has been remitted by
the First Mortgagee to the City of Vaughan (the "City") when the payments have
been received. The property tax payments made by the First Mortgagee were

based on the 2024 property tax assessment.

However, previous years unpaid property taxes have remained outstanding, and
have been accruing interest. | am advised by the City: of Vaughan (Tax
Department), and verily believe, that the tax payments by the First Mortgagee have

in fact been applied by the City to the tax arrears and the interest on the tax arrears.

As the Borrower has made no payment on tax arrears itself, the total tax arrears
have increased in respect of the property. When the Order was made on July 27
2024, the tax arrears were approximately $140,490, and the tax arrears as of
December 24, 2024 are $207,946.48. A true copy of the statement of taxes in
respect of 20 Caldari Road, from the City, dated December 24, 2024 is annexed

hereto, to this my affidavit, and marked as Exhibit "M" to this my Affidavit.

| have concern that the equity in the Property is being further impaired and
diminished by the failure of the Borrower to take any steps whatsbever to rectify
the tax account with the City, and the tax account has increased by more than

$60,000 of arrears.

4901-2976-8480.2
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Lien on Property

21.

22.

23.

When Countertop Solutions Inc., a tenant of the Property and a related entity to
the Aurora Brothers, moved into unit #1 of the Property, it brought certain
equipment to be used for its stone manufacturing business, which equipment was

apparently installed by a third-party contractor.

The third-party contractor, Evans Industrial Installation Ltd. (the "Contractor") was
unpaid for its services and registered a construction lien against the property for
$40,329.87 on October 28, 2024 as instrument YR3732583 (the "Lien"). A true
copy of the claim for lien of the Contractor is annexed hereto to this my affidavit

and marked as Exhibit "N".

It is my understanding that the Aurora Brothers and Counter Top Solutions Inc.
dispute the amount which the Contractor alleges to be owed, however as of the
date of this Affidavit the Lien remains on title and has not been resolved or
discharged. | note that the Lien is a breach of the covenants in the First Mortgage,
a breach of the Covenants in the Second Mortgage, and a breach of the terms of

the Leases of AHG and Counter Top Solutions Inc. with the Corporation

Attornment of Rent

24

Pursuant to a Notice of Attornment of Rent, dated January 31, 2025, the First
Mortgagee delivered a Notice of Attornment of Rent to the independent tenant,
occupying Unit 2 at the property, Stone Quartz Inc. The monthly rental payment

pursuant to the Lease of Stone Quartz in the amount of $20,340.00 was received

4901-2976-8480.2
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directly by the First Mortgagee in accordance with the Attornment and has been
accounted for in the total owing to the First Mortgagee. A true copy of the Notice

of Attornment of Rents, dated January 31, 2025 is attached as Exhibit "O".

Statement of Arrears

25.

26.

27.

28.

29.

The Debtor did not respond to the First Mortgagee or to its solicitors in respect of

the Demand Letter or the Notice.

I have prepared, for this Application, a comprehensive mortgage statement as of
February 26, 2025, which | believe to be a true and accurate accounting and record
of the First Mortgage, and which shows a principal and interest owing of
$9,504,759.36. A true copy of the Mortgage Statement dated February 26, 2025

is annexed hereto as Exhibit "P"

Since the delivery of the Demand Letter and Notice, the debtor has defaulted
further, and made no effort or payment for a further mortgage payment that was

due on February 22, 2025 of $84,201.80.

The First Mortgagee has lost confidence in the Debtor's ability to repay the First

Mortgage.

In the circumstances, given (i) the default in payment of the First Mortgage and (ii)
the non-compliance of the other defaults listed in the Demand Letter (iii) the

impairment of the security of the property by the arrears of property taxes and the

4901-2976-8480.2
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lien. | believe that it is just and expedient that a Receiver be placed over the assets

of the Debtor including, inter alia, the Property.

30. | make this Affidavit on behalf of the First Mortgagee for the appointment of a
Receiver over the assets of 20 Caldari Development Inc., including the property
over which the First Mortgagee has registered security, 20 Caldari Rd., and for no

other or improper purpose.

SWORN BEFORE ME at the City of )

Toronto, in the Province of Ontario on )

February 26, 2025 ) 7
ommissiohef for Taking Affidavits ICARDO SOUSA

(or as may be)

Charles W. Skipper

4901-2976-8480.2



This is Exhibit "A" referred to in the Affidavit of Ricardo
Sousa, sworn February 26, 2025.
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EF? Ontario

ServiceOntario

LAND

REGISTRY
OFFICE #65

PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER

PAGE 1 OF 4

03276-0125 (LT)

PREPARED FOR kparker6
ON 2025/02/26 AT 13:52:45

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *

PROPERTY DESCRIPTION;:

PCL 1-1 SEC 65M2681; LT 1 PL 65M2681; S/T LT552714, LTS586315 ;

S/T LT546620,LT546628 VAUGHAN

PROPERTY REMARKS:
ESTATE/QUALIFIER: RECENTLY: b TION DATE:
FEE SIMPLE FIRST CONVERSION FROM BOOK 1997/04/07
ABSOLUTE
QWNERS' NAMES CAPACITY SHARE
20 CALDARI DEVELOPMENT INC.
CERT/
REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO CHKD

LT504012

65R12674

LT546620

LT546628

LTS86315

LT682551

YR76

YR3141202

REJ

YR3141634

YR3141635

YR3141636

RE)

**EFFECTIVE 2000/07/29
**WAS REPLACED WITH THE

** PRINTOUY INCLUDES AL.

1988/07/26
1988/12/15
1;88/12/22
1988/12/22

1989/05/30

1990/06/27

2001/05/23

2020/09/16

2020/09/16

2020/09/16

2020/09/16

MARKS: YR3141]

FHE NOTATION OF THE
"PIN CREATION DATE"

(. DOCUMENT TYPES AND

NOTICE AGREEMENT

PLAN REFERENCE

TRANSFER EASEMENT

TRANSFER EASEMENT

TRANSFER

NOTICE

NOTICE OF LEASE

APL (GENERAL)

MARKS : DELET{NG YR76

TRANSFER

REMARKS: PLANNING ACT STATEMENTS.

CHARGE

NO ASSGN RENT GEN

635

'BLOCK IMPLEMENTATI

OF 1997/04/07%*

DELETED INSTRUMENT,

$9,650,000

*** COMPLETELY

*%%* COMPLETELY
MULLER MARTINI

*** COMPLETELY
MULLER MARTINI

MULLER MARTINI

*%% COMPLETELY

**% COMPLETELY

b SINCE 1997/04/04 **

DELETED ***

DELETED ***
CANADA INC.

DELETED ***
CANADA INC.

CANADA INC.

DELETED ***

20 CALDARI DEVELOPMENT INC.

DELETED ***

20 CALDARI DEVELOPMENT INC.

DN DATE" OF 1997/04/07 ON THIS PIN**

THE CORPORATION OF THE TOWN OF VAUGHAN

THE CORPORATION OF THE TOWN OF VAUGHAN

VAUGHAN HYDRO-ELECTRIC COMMISSION

MULLER MARTINI CANADA INC.

MOULINEX CANADA LTD.

20 CALDARI DEVELOPMENT INC.

VISRAM, ZAHERALIL

VISRAM, ZAHERALI

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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(‘y.)
Zf' Ontario IR0 1% 180

PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER

LAND
REGISTRY
OFFICE #65

03276-0125 (LT)

PAGE 2 OF 4
PREPARED FOR kparkeré
ON 2025/02/26 AT 13:52:45

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *

CERT/
REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO CHKD
YR3234313 2021/04/09 | CHARGE *** COMPLETELY DELETED ***
20 CALDARI DEVELOPMENT INC. PRUDENT EXCELLENCE MORTGAGE INVESTMENT CORPORATION

LI, RONGZHEN

STREAM CAPITAL INC,

CHEN, YANGYU

PAN, XIAOLAN
YR3234323 2021/04/09 | NO ASSGN RENT GEN *** COMPLETELY DELETED ***

REMARKS: YR3234313.

YR3234472 2021/04/09 | POSTPONEMENT

REMARKS: YR3141635 YR3234313 YR3234323 YR3141636

YR3234473 2021/04/09 | NOTICE

REMARKS: YR3141635

YR3254161 2021/05/21 | CONSTRUCTION LIEN

YR3271515 2021/06/24 | APL DEL CONST LIEN

REMARKS: YR3254161.

YR3282115 2021/07/14 | CHARGE

YR3282116 2021/07/14 | NO ASSGN RENT GEN

REMARKS: YR3284115.
YR3282117

2021/07/14 | CHARGE

20 CADARI DEVELOPMENT INC.

*** COMPLETELY DELETED ***
VISRAM, ZAHERALI

*** COMPLETELY DELETED ***
20 CALDARI DEVELOPMENT INC.

*** COMPLETELY DELETED ***
MARSHALL EXCAVATING INC.

*** COMPLETELY DELETED ***
MARSHALL EXCAVATING INC.

*** COMPLETELY DELETED ***
20 CALDARI DEVELOPMENT INC.

*** COMPLETELY DELETED ***
20 CALDARI DEVELOPMENT INC.

*** COMPLETELY DELETED ***
20 CALDARI DEVELOPMENT INC.

PRUDENT EXCELLENCE MORTGAGE INVESTMENT CORPORATION
LI, RONGZHEN

STEAM CAPITAL INC.

CHEN, YANGYU

PAN, XIAOLAN

PRUDENT EXCELLENCE MORTGAGE INVESTMENT CORPORATION
LI, RONGZHEN

STREAM CAPITAL INC.

CHEN, YANGYU

PAN, XIAOLAN

VISRAM, ZAHERALI

OWEMANCO MORTGAGE HOLDING CORPORATION

OWEMANCO MORTGAGE HOLDING CORPORATION

BREXIT HOLDINGS INC.

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH
NOTE: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP.

DESCRIPTION REPRESENTED FOR THIS PROPERTY.
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My PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER
Zk> . . . LAND PAGE 3 OF 4
Ontano ServiceOntario REGISTRY PREPARED FOR kparker6
OFFICE #65 03276-0125 (LT) ON 2025/02/26 AT 13:52:45

. * CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *

. CERT
REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO cl-ll(D/
YR3282118 | 2021/07/14 | NO ASSGN RENT GEN **%* COMPLETELY DELETED ***
20 CALDARI DEVELOPMENT INC. BREXIT HOLDINGS INC.
REMARKS: YR3284117.
YR3282484 | 2021/07/15 | DISCH OF CHARGE ¥*%* COMPLETELY DELETED *** : :
PRUDENT EXCELLENCE MORTGAGE INVESTMENT CORPORATION
LI, RONGZHEN
STREAM CAPITAL INC.
CHEN, YANGYU
PAN, XIAOLAN
REYARKS: YR3234313.
YR3282526 | 2021/07/15 | DISCH OF CHARGE **%* COMPLETELY DELETED ***
VISRAM, ZAHERALI
REMARKS: YR3141635.
YR3344879 | 2021/11/23 | CHARGE $13,120,000( 20 CALDARI DEVELOPMENT INC. CANADIAN WESTERN BANK [
YR3344880 | 2021/11/23 | NO ASSGN RENT GEN 20 CALDARI DEVELOPMENT INC. CANADIAN WESTERN BANK c
REMARKS: TO BE [DELETED UPON THE DEIETION OF YR3344879
YR3344974 |2021/11/23 | DISCH OF CHARGE *** COMPLETELY DELETED ***
OWEMANCO MORTGAGE HOLDING CORPORATION
REMARKS: YR3283115.
YR3344986 |2021/11/23 | DISCH OF CHARGE *** COMPLETELY DELETED ***
BREXIT HOLDINGS INC.
REMARKS: YR3284117.
YR3653172 | 2024/03/01 | APL COURT ORDER **% COMPLETELY DELETED ***
ONTARIO SUPERIOR COURT OF JUSTICE ERNST & YOUNG INC.
YR3655690 | 2024/03/11 | TRANSFER OF CHARGE CANADIAN WESTERN BANK 1000688136 ONTARIO INC. c
REMARKS: YR3344879.
YR3685545 | 2024/06/07 | APL AMEND ORDER *** COMPLETELY DELETED ***
ONTARIO SUPERIOR COURT OF JUSTICE . ERNST & YOUNG INC.
REMARKS: DELETHS YR3653172
YR3685546 |2024/06/07 | NOTICE 20 CALDARI DEVELOPMENT INC. 1000688136 ONTARIO INC. c
REMARKS: YR3344879 )
YR3685547 | 2024/06/07 | CHARGE $5,800,000( 20 CALDARI DEVELOPMENT INC. J.I.S CONTRACT FURNITURE INC. c

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH
NOTE: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP.

DESCRIPTION REPRESENTED FOR THIS PROPERTY.
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PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER

>
Z . . . LAND PAGE 4 OF 4
e iir:l{{e] ServiceOntario ST PREPARED FOR kparker§
OFFICE #65 03276-0125 (LT) ON 2025/02/26 AT 13:52:45

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *

CERT/
REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO CHKD
YR3729300 2024/10/16 | CONSTRUCTION LIEN $40,329| EVANS INDUSTRIAL INSTALLATIONS LTD. [
YR3732583 2024/10/28 | CONSTRUCTION LIEN $40,329| EVANS INDUSTRIAL INSTALLATIONS LTD. c
YR3747061 2024/12/10 | CERTIFICATE EVANS INDUSTRIAL INSTALLATIONS LTD. c
REMARKS: YR3734583 AND YR3729300

NOTE: ADJOINING PROPERTIES SHOQULD 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 "B" referred to in the Affidavit of Ricardo
Sousa, sworn February 26, 2025.

Commissioner fér Taking Affidavits (or as may be)
CHARLES W. SKIPPER
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THE HONOURABLE
JUSTICE AGARWAL
BETWEEN:

&

%, ‘p(/p
" BEURE S

i

Revised: May 11, 2010 30

Court File No. CV-23-00004340-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

)
)
)

1000688136 ONTARIO INC.

-and —

20 CALDARI DEVELOPMENT INC.

DISCHARGE ORDER

FRIDAY, THE 31ST

DAY OF MAY, 2024

Applicant

Respondent -

THIS MOTION, made by the Applicant, 1000688136 ONTARIO INC. for an order

* approving the resolution of litigation in Ontario Superior Court of Justice action numbers CV-
21-00003633, CV-22-00001381, CV-22-00692176 AND CV-23-00004340, among other relief

and the Cross-motion by Emst & Young Inc. in its capacity as the Court-appointed receiver and

manager (the “Receiver”) of the undertaking, property and assets of 20 Caldari Development Inc.

(the “Debtor”), for.an order:

approving the activities and proposed activities of the Receiver as set out in the

third rep,oft of the Receiver dated May 24, 2024 (the “Third Report”);

il.

April 4, 2024 to May 23, 2024;

DOCSTOR: 1201925\8

approving the Receiver’s Statement of Receipts and Disbursements for the period



iii. approving the fees and disbursements of the Receiver and its counsel;

iv. directing the Aurora Hotel Group Inc. (“AHG”) to forthwith pay to the Receiver
the amount of $1000.00 owing pursuant to the Order of the Honourable Justice
Mirza dated March 8, 2024, and the amount of $49,224 owing pursuant to the
Order of the Honourable Justice Mandhane dated April 12, 2024,

v. Alternatively, directing 1000688136 Ontario Inc.(the “Secured Creditor”) to
provide to the Receiver funding in an amount requested by the Receiver to satisfy

the post — receivership obligations;

vi. after payment of all post-receivership obligations, approving the distribution of
the remaining proceeds available in the estate, if any, to the Secured Creditor, or

as otherwise ordered by the court;

vii. discharging Ernst & Young Inc. as Receiver of the undertaking, property and

assets of the Debtor; and

viii. releasing Emst & Young Inc. from any and all liability, as set out in paragraph 9

of this Order.

was heard this day via judicial video conference at the courthouse at 7755 Hurontario Street,
Brampton, Ontario.

1. ON READING the Third Report, the affidavits of the Receiver and its counsel as to fees
(the “Fee Affidavits™), and on reading the Notice of Motion of the secured creditor, 1000688136
Ontario Inc., dated May 16, 2024, the Affidavit of Jay Khanna, sworn May 16, 2024 and the
Exhibits annexed thereto and the Affidavit of Akash Aurora, sworn May 23, 2024, and together
with the documents evidencing the global resolution as listed in Schedule "B" to this Order, and
on hearing the submissions of counsel for the Receiver, counsel for 1000688136 Ontario Inc.(the
“Secured Creditor”), and counsel for The Aurora Hotel Group Inc., Akash Aurora, Nakul

Aurora, and Ravi Aurora no one else appearing although served as evidenced by the Affidavits

of Service, filed;

DOCSTOR: 1201925\8
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2. THIS COURT ORDERS that the time for service of this motion is hereby abridged and
service of this Notice of Motion and Motion Record is hereby validated so that this Motion is

properly returnable on May 31 2024 and further service thereof is hereby dispensed with.

3. THIS COURT ORDERS that the activities and proposed activities of the Receiver, as

set out in the Third Report, are hereby approved.

4. THIS COURT ORDERS that the Receiver’s Statement of Receipts and Disbursements
for the period from April 4 to May 23, 2024 is hereby approved.

5. THIS COURT ORDERS that the fees and disbursements of the Receiver and its
counsel, as set out in the Fee Affidavits, are hereby approved, together with the additional fees
and disbursements of the Receiver and its counsel through to the filing of the Receiver’s

Discharge Certificate as contemplated in paragraph 10 hereof.

6. THIS COURT ORDERS the Aurora Hotel Group Inc. (“AHG”) to forthwith pay to the
Receiver the balance of the amounts owing pursuant to the Order of the Honourable Justice
Mirza dated March 8, 2024, and the Order of the Honourable Justice Mandhane dated April 12,
2024, being the sum of $20,224.

7. THIS COURT ORDERS, in the alternative to paragraph S hereof, the Secured Creditor
shall, upon request by the Receiver, forthwith advance funds to the Receiver in an amount
sufficient to fund completion of the Receiver’s post receivership obligations and complete the

Administrative Matters as defined in the Third Report (the “Funding”).

8. THIS COURT ORDERS that this Order shall become effective on June 7, 2024 (the
“Effective Date”).

9. THIS COURT ORDERS that, upon the Effective Date of this 'Order, the Receiver shall
be discharged as Receiver of the undertaking, property and assets of the Debtor, provided
however that notwithstanding its discharge herein (a) the Receiver shall remain Receiver for the
performance of such incidental duties as may be required to complete the administration of the

receivership herein, and (b) the Receiver shall continue to have the benefit of the provisions of

DOCSTOR: 1201925\8
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all Orders made in this proceeding, including all approvals, protections and stays of proceedings
in favour of Ernst & Young Inc. in its capacity as Receiver, including the Receiver’s Charge and

Receiver’s Borrowing Charge as defined in the Order of Justice Tzimas dated December 7, 2023.

10. THIS COURT ORDERS AND DECLARES that upon the Effective Date of this Order,

Ernst & Young Inc. shall be released and discharged from any and all liability that Emst &

Young Inc. now has or may hereafter have by reason of, or in any way arising out of, the acts or
omissions of Emst & Young Inc. while acting in its capacity as Receiver herein, save and except
for any gross negligence or wilful misconduct on the Receiver’s part. Without limiting the
generality of the foregoing, Emst & Young Inc. shall be released and discharged from any and
all liability relating to matters that were raised, or which could have been raised, in the within
receivership proceedings, save and except for any gross negligence or wilful misconduct on the

Receiver’s part.

11. THIS COURT ORDERS that subject to receipt of the Funding, and after completing the
Administrative Matters, as defined in the Third Report, including paying the Receiver’s and the
Receiver’s counsel’s fees, the Receiver shall file a certificate, in the form attached hereto as
Schedule “A” certifying that it has completed the Administrative Matters, thereby terminating
the Receiver’s Charge and Receiver’s Borrowing Charge as defined in the Order of Justice

Tzimas dated December 7, 2023.

GLOBAL RESOLUTION

12. THIS COURT APPROVES the Global Resolution of the litigation as described and set
forth in the Affidavit of Jay Khanna, and as set out in the documents of the Global Resolution

“listed in Schedule "B" hereto, and hereby declares that the Global Resolution shall be concluded

and deemed effective on the Effective Date.

13. THIS COURT ORDERS that the Global Settlement between the shareholders of the
Debtor as described it the Third Report shall take effect as of the Effective Date.

DOCSTOR: 1201925\8
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14. THIS COURT ORDERS there shall be no costs to these motions.

Hon. LK. NUW

DOCSTOR: 1201925\8
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Schedule “A”

Court File No. CV-23-00004340-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

IN THE MATTER OF SECTION 243(1) OF THE BANKRUPTCY AND INSOLVENCY
ACT, R.S.C. 1985, C. B-3, AS AMENDED, AND SECTION 101 OF THE COURTS OF
JUSTICE ACT, R.S.0. 1990, C. C 43, AS AMENDED

BETWEEN:
1000688136 ONTARIO INC.
Applicant
-and —
20 CALDARI DEVELOPMENT INC.
Respondent
RECEIVER’S DISCHARGE CERTIFICATE
RECITALS
A. Pursuant to an Order of the Honourable Justice Tzimis of the Ontario Superior Court of

Justice (the "Court") dated December 7, 2023, Ernst & Young Inc. was appointed as the receiver

(the "Receiver") without security, of all of the assets, undertakings, and properties of the

Respondent (the "Debtor").

B. Pursuant to an Order of the Honourable Justice Agarwal of the Court dated May 31,
2024 (the “Discharge Order”), Emnst & Young Inc. was discharged as Receiver of the
assets, undertakings and properties of the Debtor to be effective seven days after the date on
which the Receiver’s funding requirements are met and the Court authorized the Receiver
to file a certificate confirming that the Receiver has completed the “Administrative Matters” as
defined in its Third Report dated May 24, 2024 (the “Report™) provided, however, that
notwithstanding its discharge: (a) the Receiver shall remain Receiver for the performance of such

incidental duties as may be required to complete the administration of the receivership herein,

and (b) the Receiver
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shall continue to have the benefit of the provisions of all Orders made in this proceeding,
including all approvals, protections and stays of proceedings in favour of Ernst & Young Inc in

its capacity as Receiver.

THE RECEIVER CERTIFIES that the Receiver has completed the Administrative Matters as set
out in the Report, and a copy of the Receiver’s Final Statement of Receipts and Disbursements

is attached hereto as Schedule “A”.

ERNST & YOUNG INC. in its capacity as
Court Appointed Receiver and Manager of 20
Caldari Development Inc.

Per:

Name: Allen Yao
Title: Senior Vice President
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1000688136 ONTARIO INC.
Applicant

-and-

20 CALDARI DEVELOPMENT INC.
Respondent

Court File No CV-23-00004340-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

PROCEEDING COMMENCED AT
BRAMPTON

RECEIVER’S DISCHARGE CERTIFICATE

DICKINSON WRIGHT LLP
Barristers & Solicitors

199 Bay Street

Suite 2200, Box 447
Commerce Court Postal Station
Toronto, ON M5L 1G4

LISA S. CORNE
Email: lcome@dickinsonwright.com

Lawyers for Emnst & Yong Inc., Court-Appointed Receiver
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This is Exhibit "C" referred to in the Affidavit of Ricardo
Sousa, sworn February 26, 2025.

Commissionet for T. Affidavits (or as may be)

CHARLES W. SKIPPER
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ASSIGNMENT OF DEBT AND SECURITY AGREEMENT

-THIS = ASSIGNMENT OF DEBT AND SECURITY AGREEMENT. (this

“Agreement”) is made as of the 11" day of March 2024.

AMONGST..

CANADIAN WESTERN BANK
(the “Assignor”)

-and -

1000688136 ONTARIO INC.
(the “Assignee”)

RECITALS:

A

20 Caldari Development Inc. (the “Borrower”) is indebted to the Assignor with
respect to a certain credit facility or loan made available by the Assignor to the
Borrower pursuant to and under the terms of the commitment letter dated August
26, 2021 and accepted September 8, 2021 (the “Original Credit Agreement”), as
amended pursuant to and under the terms of the amending agreement dated
March 31, 2023, a promissory note dated on or about October 9, 2021 and an
application and dgreement letter of credit/guarantee dated November 9, 2021
(collectively, and together with .the Original Credit Agreement, the “Credit

Agreement”);

the indebtedness of the Borrower for principal, interest and fees (including, without
limitation, any and all legal and other professional fees and any other fees of any
kind relating to the Transaction, as defined below) pursuant to the Credit
Agreement as at the completion of the Transaction is set out in Schedule “A” to
this Agreement (the “Indebtedness”);

the Borrower provided. security for the Indebtedness, including amongst other
things, the documents described on Schedule “B” to this Agreement and listed in
Schedule "D" to this Agreement (collectively, the “Security”, and together with
the Credit Agreement, the “Documents”);

the Indebtedness is jointly and severally guaranteed by Akash Aurora, Nakul
Aurora and Jay Khanna (the “Personal Guarantors”), and Aurora Hotel Group
Inc., J.I.S Contract Furniture Inc. and 2107307 Ontario Inc. (the “Corporate
Guarantors”) (collectively, the “Guarantors”) pursuant to separate written
guarantees each respectively dated November 9, 2021 (collectively, the

“Guarantees”);
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o

the Security includes a general security agreement dated November 9, 2021,
granted by the Borrower in favour of the Assignor, and general security
agreements each dated November 9, 2021, granted by each of the Guarantors in

rfa_vo__d_r _o‘fv the vAss_ing_(_)_rV(colilectively, the “GSAs”);

the Guarantors also assigned and postponed any claims that they may have

against the Borrower in favour of the Assignor pursuant to separate written
~_assignment and postponement of creditor's claims each respectively dated

November 9, 2021 (coliectively, the “Assignments and Postponements™);

40

~ the Assignor has made written demand on the Borrower for repayment of the

Indebtedness (the “Borrower Demand Letter”), which was accompanied by a
Notice of Intention to Enforce Security prepared pursuant to subsection 244(1) of
the Bankruptcy and Insolvency Act, R.S.C. 1985, c. B-3, as amended;

the Assignor has made written demands on the Guarantors pursuant to the

respective Guarantees for repayment of the Indebtedness (together with the -

Borrower Demand Letter, the “Demand Letters”);

the Borrower and the Guararrt’orsihave_. failed to make payment in acco.rdahce V\rith

the name L ota

K.
——__suspendﬁdﬁxgemm_M@.QQniadmﬁhﬂmwonm

L.

[SEARE Loy gy \ll(\./l \)7

Ernst & Y;ou,ng'lnc. was appointed as receiver and manager (the “Receiver”) of all

‘the asséts; undertakings and properties of the Borrower (the “Property”) pursuant

to the Order of Justice Tzimas dated December 7, 2023 (the “Recervershrp

' Order’)

Pursuant to paragraph 9 of the Recelvershlp Order, among other thlngs all rlghts
and remedies against the Borrower or affecting the Property are stayed and

the Assigneé is prepared to pay the amounts owed by the Borrower to the Assignor
provided that the Assignee receives an assignment of the Indebtedness and the
Documents, and the Receiver is given notice of the assignment; and

the Assignor and the Assignee have agreed upon terms and conditions of the
assignment of the Indebtedness and the Documents (the “Transaction”), the
terms and conditions of which Transaction are set out in this Agreement. -

NOW THEREFORE THIS AGREEMENT WITNESSES that, in con3|derat|on of the

payment to the Assignor of the Purchase Price (as defined in Section 6 of this Agreement)
and for other good and valuable consideration received, the sufficiency of which is hereby
acknowledged, and intending to be legally bound by this Agreement, the parties agree as
follows: '

1.

subject to the terms and conditions of this Agreement, the Assignor hereby
irrevocably assigns, transfers and sets over unto the Assignee, its successors and

4868-8492-5349. v. 5
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assigns, all its right, title and interest, at law or in equity, if any, in and to the
Indebtedness and the Documents;

the Assignee agrees and covenants to and in favour of the Assignor that the
assignment of the Indebtedness and the Documents and the rights granted to the
Assignee in the Indebtedness and the Documents herein provided for is W|thout
recourse as against the Assignor;

subject to the terms and conditions of this Agreement, the Assignee shall, from the
date hereof, have and hold the Indebtedness and the Documents and all monies
arising in respect thereof and to accrue thereon together with the interest and costs
properly eligible thereon and the Property of the Borrower thereby secured,
mortgaged, charged and assigned to the use of the Assignee, its successors and
assigns, absolutely, but subject always to the terms and provisions contained
herein;

the Assignor has delivered the documents and records to the Assignee as set forth
in the Index to the Record Book attached as Schedule D;

the Assignee hereby acknowledges and agrees that the Assignor may only be able
to deliver photocopies of the Documents to the Assignee, but upon request of the
Assignee will use best efforts to locate and deliver any originals of the documents
to the Assignee; _

in consideration of the closing of the Transaction on the terms contained in this
Agreement, the Assignee shall pay the amounts of Eight Million Eight Hundred
Forty Nine Thousand Six Hundred and Three Dollars and Sixty One Cents
($8,849,603.61) (the “Purchase Price”) in trust to legal counsel for the Assignor,
Dickinson Wright LLP (the “Assignor’s Counsel”), in accordance with the wire
instructions set out in Schedule “C” to this Agreement which sums shall not be
refunded to the Assignee, in full or in part; and

as the quantum of the Indebtedness fluctuates on a daily basis, the Purchase Price
is only valid until 4:00 p.m. (Toronto time) on Monday, March 11, 2024.
Accordingly, in the event that the Purchase Price and fully-executed copies of this
Agreement are not received by the Assignor’s Counsel by 4:00 p.m. (Toronto time)
on March 11, 2024, the time to complete the Transaction will be extended by one
business day with the Purchase Price being increased by the applicable per diem
plus the applicable additional legal fees of the Assignor's Counsel (failing which, if
the Transaction has still not been completed, this Agreement shall be deemed to
be null and void and of no further force and effect),

the Assignee and Assignor shall each‘be responsible for their own legal and
professional fees in connection with this Agreement;

the Assignee shall each be responsible for effecting any and all required
registrations in respect of the Transaction, and the Assignor hereby consents to
the Assignee or its counsel proceeding with the relevant transfers, registrations

4868-8492-5349. v. 5
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and/or filings required to give effect to this Agreement, provided that such steps
are undertaken exclusively at the sole cost of the Assignee. The parties to this
Agreement shall, during the first 30 calendar days from the date of this Agreement,
take all reasonable steps necessary to execute, acknowledge and deliver, or cause
to be executed, acknowledged and delivered, such further instruments, transfers
and other documents to give effect to thlS Agreement and the assignment
contemplated herein, provided that such steps are undertaken excluswely at the
Sole cost of the Assignee; . . S

10.  upon receipt by the Assignor of a fully executed copy of this Agreement, and the
Purchase Price, all in accordance with the date and time as set out in paragraph
6, the Assignor shall deliver to the Assignee an executed copy of the
acknowledgement and direction set out in Schedule “E”;

11, the Assignor repfesents, warrants and covenants with the Assignee that the
Assignor is not a non-resident of Canada under the /ncome Tax Act (Canada);
12, the Assngnor represents and warrants that it has not assiéhed bestponed,
released or dlscharged any- of the Indebtedness or the Documents;
—*——%%—Exeep%as—eﬁs@ssw—se%oufﬁﬁﬁsﬂgfeemeﬁfﬁheﬁs&gﬂm—makes—m—
representations or warranties with respect to the validity, enforceability perfection, ’

attachment, priority or any other matter regarding any of the Security or
Documents

14,  The. Assngnee acknowledges that it has inspected the Secunty and accepts the

' -~ Security'and all régistratiohs and documents relating thereto on an “as is” basis, in
their present state and condition and is relying solely on its own inspection and
judgment regarding the Security in entering into this Agreement;

15. ndtwithstanding any provision hereof or of‘ the Documents, the Assignee
acknowledges and agrees that it will pursue any claims related to the Indebtedness
or the Documents in its own name and not in the name of the Assignor;

16.  the Assignor and Assignee acknowledge that the receiver has been given written
notice of the Transaction

17.  the Assignee hereby agrees to indemnify the Assignor, and its officers, directors,
employees and agents, and hold them harmless from any claim or complaint, and
any loss or damage of any kind whatsoever advanced against the Assignor arising

- from its assignment of the Indebtedness'and Documents to the Assignee, including
without limitation any costs, expenses, suits,or actions which may be incurred or
~ " asserted against the Assignor ;

18.  each of the parties hereto acknowledges and declares that: {(a) it has had an
adequate opportunity to read and consider this Agreement and to obtain such
advice in regard to it as it considers advisable, including, without limitation,
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19.

20.

21.

22.

23.

-5-

independent legal advice; (b) it fully understands the nature and effect of this
Agreement; and (c) this Agreement has been duly executed voluntarily;

this Agreement can only be modified or amended by written agreement executed
by the parties hereto;

this Agreement may be executed in one or more counterparts each of which shall
be deemed an original, but all of which together shall constitute one and the same
instrument and execution and delivery of this Agreement may be made and
evidenced by electronic transmisston;

this Agreement shall be governed by the laws of the Province of Ontario and the
federal laws of Canada applicable therein. The parties hereto #revocably submit
to the Court in any action or proceeding arising out of or relating to this Agreement
that involves the Assignor, and irrevocably agree that all such actions and
proceedings may be heard and determined in the Court, and irrevocably waives,
to the fullest extent possible, the defence of an inconvenient forum.

this Agreement binds and enures to the benefit of the parties’ respective
successors and assigns; and

any notice, demand or other communication required or permitted to be given to
any party hereunder shall be given in writing and addressed as follows:

in the case of the Assignor:

Canadian Western Bank
2000 Argentia Road
Mississauga, ON L5N 1P7

Attention: Tyson Hartwell

with a copy to:

Dickinson Wright LLP
Lawyers

199 Bay Street, Suite 2200
Toronto, ON M5L 1G4

Attention: Lisa S. Corne
Email: Lcorne@dickinson-wright.com

in‘the case of the Assignee:

1000688136 Ontario Inc.
c/o Rago & Garofalo

30 Jane Street

Toronto, ON M6S 373

4868-8492-5349. v. 5
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with copy to:

Fogler, Rubinoff LLP

Lawyers

77 King Street West, Suite 3000

Toronto, ON M5K 1G8

Attention: Charles Skipper/Vern W. DaRe

Email: cskipper@foglers.com / vdare@foglers.com

44

Any such notice shall be deemed to be sufficiently given if personally delivered,
sent by prepaid courier, or sent by email transmission, and in each case shall be
deemed fo have been received by the other party five (5) business days after being
sent by courier, or on the same day on which it was delivered if sent by email
transmission and such day is a business day, and, if not, on the next following
business day. .

-[Signature Page Follows)

4868-8492-5349.v. 5
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IN WITNESS WHEREOF the parties hereto have executed this Agreement as of

the day and year first written above.

CANADIAN WESTERN BANK

By:

LT Dean Chan

Name%ygc;w Hartwell  Dean Chan
Title: AVP, SAMU VP, SAMU

| have authority fo bind the
corporation.

1000688136 ONTARIO INC.

By:

Name:
Title:

| have authority to bind the
corporation.
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IN WITNESS WHEREOF the parties hereto have executed this Agreement as of
the day and year first written above.

CANADIAN WESTERN BANK

By:

46

Name:
Title:

| have authority to bind the
corporation.

1000688136 ONTARIOING

U

Pty - o
By: st
é Name: Ricardo Sousa

Title:  President

I have authority to bind the
corporation.




SCHEDULE “A”

Account #: 101013932108 8,789,125.07
Per diem 29,422.92
Legal Fees 88,275.38
Deduction (57,219.76)
of 1% '
interest

account

$8,849,603.61

4868-8492-5349. v. 5
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SCHEDULE “B”

the Security includes a general security agreement dated November 9, 2021,
granted by the Borrower in favour of the Assignor, and -general security
agreements each dated November 9, 2021, granted by each of the Guarantors in
_favour of the Assngnor (collecttvely, the “GSAs")

the Guarantors also assigned and postponed any clalms that they may have

against the Borrower in favour of the Assignor pursuant to separate written
assignment and postponement of creditor's claims each respectively dated
November 9, 2021 (collectively, the “Assignments and Postponements”);

4868-8492-5349. v. 5
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DICKINSON(WRIGHTLLP

199 Bay STREET, SUITE 2200
TORONTO. ON Canapa M3L 1GY
TELEPHONE: 4E806-777-0101
FACSIMILE: $44-670-60069

htip ffaww.dickimsonwnight com

FOR WIRES ORIGINATING IN CAD

Bank Name (Beneficiary's Bank):

1 ROYAL BANK OF CANADA

SWIFT Routing Number:
{For Beneficiary's Bank)

ROYCCAT2

Bank Location (Complete Address):

Main Branch - Toronto

200 Bay Street, Main Fl., Toronto, ON MsJ2J5

Canada

‘Bank Location (Country):
| Beneficiary’s Bank Account Number: 000021056951 (Currency is CAD)
Optional Routing Info (Sort Code )i “JfcCovuzooouz”
DICKINSON WRIGHT LLP
In Trust
_Beneficiary: 199 BAY STREET SUITE 2200

COMMERCE COURT WEST, TORONTQO ON Ms5L1G4

Notes:

Beneficiary’s account number

12 digits - no dashes or spaces

Royal Bank SWIFT address

ROYCCAT2 is the RBC SWIFT number to wire funds within and
outside Canada.

RBC does not have individual branch codes for each of our
branches, therefore the inclusion of full transit and account
number is critical to ensuring efficient receipt and processing
of incoming wires.

Sort Code

Nine-digit Royal Bank sort code “//{CC000300002”

Formatting ‘quéstions When there are questions regarding formatting of payments
the Payments & Trade - Wire Payment Helpdesk may be
contacted for assistance. Tel: +-800-ROYAL35 (1-800-769-2535)
option #2.

ARIZONA  CALIFORNIA  FLORIDA  ILLINOIS  KENTUCKY

MICHIGAN  NEVADA  OHIO  TENNESSEE TEXAS WASHINGTON DC  TORONTO
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RECORD BOOK

RE: Credit facilities Established by Canadian Western Bank (the “Lender”) In favour of 20 Caldari
Development Inc. (the “Borrower”) Demand Coliateral First Charge/Mortgage registered
against property municipally known as 20 Caldari Road, Vaughan, Ontario (Legally
described in PIN: 03276-0125 (LT), (the “Property”)

- - - CLOSED: November23;2021 -~

TAB | DOCUMENT

1. | Commitment Letter

2. Schwarz Law Partners LLP — Letter of Opinion

3. | Acknowledgement and Direction re electronic registration of Charge/Morigage.-

-4. |-Acknowledgementand Direction re electronic registration of Assignment-of Rents

5. Acknowledgment Rer Standard Chiarge Terms fited as number 201617

6. | Certificates of By-Law No. 2 for each of the Borrower and Corporate Guarantors

7. | Certificates of Incumbency for each of the Borrower and Corporate Guarantors

8. | Certified Authorizing Resolutions of the Board of Directors for each of the Borrower
and Corporate Guarantors

9: Solicitor'sVerificationofidentity of Persons ExecutionmrDocaments

10. | Direction re funds

11. | Funds Re-Direction

12. | Declaration of residency et al. in respect of Borrower

13. | Application and Agreement — Letter of Credit/Guarantee

14. | Assignment and Postponement of Creditor’s Claims between Nakul Aurora and 20
Caldari Development Inc.

15. | Assignment and Postponement of Creditor’s Claims between Akash Aurora and 20
Caldari Development Inc.

16. | Assignment and Postponement of Creditor’s Claims between Aurora Hotel Group inc.
and 20 Caldari Development Inc.

_—
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TAB | DOCUMENT

17. | Assignment and Postponement of Creditor’s Claims between Jay Khanna and 20
Caldari Bevelopment Inc.

18. | Assignment and Postponement of Creditor’s Claims between 2107307 Ontario Inc
and 20 Caldari Development Inc.

19. | Assignment and Postponement of Creditor’s Claims between 1.1.S. Contract Furniture
Inc. and 20 Caldari Development Inc.

20. | Assignment of AII Risks Insurance & General Liability and Fire insurance

21. | Assignment of Bank instrument

22. | Debt Service and Cost Overrun Agreement

23. | Environmental Agreement and Indemnity

24. | Personal Guarantees for each Guar;emtor

25. | General Security Agreement together with authorizing Resolutions for Borrower and
Corporate Guarantors

26. | Corporate Opinions in respect of Borrower and Corporate Guarantors

27. | Estoppel Certificates

28. | Charge/Mortgage Registered - Instrument No. YR3344879

29. | Notice of Assignment of Rents Registered - Instrument No. YR3344880

30. | Executed Mortgage Schedule

31. | Promissory Note given by Borrower in_ favour of Canadian Western Bank

32. | Insurance Binder

33. | Certificate of Liability Insurance

34. | Chicago Title Insurance Company — Lender’s Policy No CL-1050978-CA994

35. Confirmation- of Property Tax Payn;;ant N

36. | Confirmation of PPSA registrations

37. | Financing Change Statements — PPSA




SCHEDULE “E”
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ACKNOWLEDGMENT AND DIRECTION
TO: _ ALL LAWYERS OF THE FIRM OF FOGLER, RUBINOFF LLP
AND TO: ALL DESIGNEES THEREOF

RE: Assignment of Instrument No. YR3344879 and related instrument
No. YR3344880, being a registered charge in favour of Canadian
Western Bank and the related general assignment of rents, from
CWRB in favour of 1000688136 ONTARIO INC. in accordance with
an Assignment of Debt and Security Agreement made as of the 28"
day of February, 2024

This will confirm that:

1. The undersigned has reviewed the information set out herein and in the
following document: :

a. Transfer of Charge, in substantially the form attached as Schedule
A

. b. Transfer of Personal Property Security Act registrations in the form
attached as Schedule "B"

(collectively the “Electronic Document”)

The undersigned acknowledges having been advised by Fogler, Rubinoff
LLP that the Property is within the mandatory electronic registration district
and that the Electronic Document will be electronically registered, without
execution by the undersigned. '

2. The undersigned confirms that the information contained herein and in the
Electronic Document is accurate and complete.

3. Any Registered User of the Teraview software at the law firm of Fogler,
Rubinoff LLP (such user a "Registered User”) is authorized and directed
to electronically prepare and sign the Electronic Document and to register
the Electronic Document, all on the undersigned’s behalf as well as any
other instruments and/or documents required to complete the above noted
transaction.

4. Any Registered User is further authorized and directed to insert, complete,
or amend any omitted or incorrect particulars in the Electronic Document
which may be required or advisable for the proper registration or other
recording of the Electronic Document.

5. The effect of the Electronic Document and this Acknowledgement and
Direction have been fully explained to the undersigned and the
undersigned understands that the undersigned is a party to and bound by
the terms and provisions of the Electronic Document to the same extent
as if the undersigned had signed the Electronic Document.

6. The undersigned is in fact the party named in the Electronic Document
attached to this Acknowledgement and Direction and [/We have not
misrepresented my/our identities to you.

7. In the event of any investigation by the Director of Land Registration
appointed under subsection 6(1) of the Registry Act (the “Director")
regarding suspected fraudulent or unlawful activity or registration in
connection with the document attached to this Acknowledgment and
Direction, the undersigned hereby irrevacably consents to you releasing to
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8. This Acknowledgment and Direction may be executed in any number of 56
counterparts including by DocuSign. A photocopy or facsimile or emailed
capy of this executed Acknowledgment and Direction may be relied upon
to the same extent as if it were an original executed version.

And this shall be your good and sufficient and irevocabie authority for doing so.

DATED as of the 28" day of February, 2024

CANADIAN WESW
Per:

. Name:.[TAdod Harfwell
Title: VB SAMU

1 have authority to bind the bank.

CANADIAN WESTERN BANK

Name: Dean Chan
Title: VP, SAMU

| have authority to bind the bank.




SCHEDULE “A™

LRO 7 &5 Transfer Of Charge in preparatinn on 2024 02 27

This document has not beea subnuited and may bs mcomplato. YYYy nyn ag

el 16:44

Page 1 of 1

(P_mpurdes

1

PIN 0327€-0125 LT
Description PCL 1-1 SEC 65M2681; LT 1 PL 8SM28B1; ST LT552714, LYSBE1S ST
LT546620,LTSI6628 VAUGHAN
Agdress 20 CALDARI RD
: VAUGHAN

Iﬂmrm instruments

Registration Na. Date Type of instrumsnt
YR3344879 20211123 Chargefidorgags

| Transferor(s)

This trarvafar of charge aftects all lands thet the cherge bz against which are outstanding.

Name CANADLAN WESTERN BANK
Acting BS § COMpany
Address for Service Suse 101
2000 Arpantia Road
Misslassugs
Pizza ¢
Ontarlo LSN 1PT
A person of persons with authority 10 bind the o 1o the of thle d
This docusmant is not suthartzed undar Powar of Altomey by this party.

l Transferes(s) Capachty Share l
Name 1000683 136 ONTARIO INC.

Acting 83 § company
Address for Service 1000628136 Ordario Inc.

o'o Rago & Garoiblo

30 Jane Streat

Toromo, ON 165 323

with copy tor

Fogler, Rublroff LLP

1awyers

77 King Street Weat, Suhe 3000

Toroato, ON MSK 1G8

Anentiur:: Chartes Sidppar

Emai: cskinper@foglars.com
Igmloments I
The ch the sek 3 chargo for §
Scheduler For T same idaraton, the Ts ! ana assigns K's right. tite end interest In notice of assignment of Fents no.
YR3344680 © he Transh The Transle fers and assigns the caid chawge and aseignment of rents 1o tha Trensfares withouat
any fi y, of Inion of any Kind v ve and on 8 without recourse basie.
lFIle Namber l
Transterse Chient Flle Numbar : 224422

4857-3701-5877.v. 4
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3/7/24, 2:46 PM

Amendment Details:

Order Number:
Client Reference:
Registration Type:
Orig Registration #:
Service Province:
Term (years):
Amount of Lien:
Expiry Date:
Maturity Date:
Requester:

Caution Filing: O

Debtors:

Untitled Page

PROVINCE OF ON - PERSONAL PROPERTY REGISTRY

DRAFT REPORT ON REGISTRATION
------------- REGISTRATION DRAFT =---neeemmee

ADDED SEC PARTY 1000688136
ONTARIO INC.(C/O RAGO &
GAROFALOQO, 30 JANE STREET)
REMOVED SECURED PARTY

"CANADIAN WESTERN BANK(2000

ARGENTIA ROAD, SUITE 101, PLAZA 1)

31412906

224432 Edit

Secured Party Transfer (Lien)
778471695

ON

5

N/A

2026-11-24

Rebecca Feldman

20 Caldari Development Inc.
20 Caldari Road
Caledon, ON, L4K4NS8,

Secured Parties:

Assignor(s):

Canadian Western Bank

2000 Argentia Road, Suite 101,
Plaza 1

Mississauga, ON, L5SN1W1, CA

Assignee(s):

1000688136 Ontario Inc.

C/O Rago & Garofalo, 30 Jane
Street

Toronto, ON, M6S 3Z3, CA

- hitps:/iregistrycomplete.com/Client/LienPrint.aspx?transiD=31412906
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https://registrycompiete.com/Client/LienPrint.aspx2translD=31412906

3/7/24, 2:46 PM Untitled Page

~ General Collateral " S J R 010,
G Consumer Goods Inventory
Collateral
Classifications: Equipment Accounts
Other MV Included

Current Collateral: ‘
GENERAL SECURITY AGREEMENT OVER ALLASSETS.

Registering Agent

Fogler, Rubinoff LLP (Avi Sugar)
77 King St West Ste 3000 TD
Centre

Toronto, ON, M5K 1G8
asugar@foglers.com

https:/iregistrycomplete.com/Client/LienPrint.aspx?transiD=314 12906 212
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This is Exhibit "D" referred to in the Affidavit of Ricardo
Sousa, sworn February 26, 2025.

i~y
Comnfissioner fof-Tak as may be)

CHARLES W. SKIPPER

61



LRO # 65 Transfer Of Charge Receipted as YR3655690 on 2024 03 11

The applicant(s) hereby applies to the Land Registrar

at 16:37

yyyy mmdd Page 1 of 2

62

l Properties

il

PIN 03276-0125 LT
Description PCL 1-1 SEC 65M2681; LT 1 PL 65M2681; S/T LT552714, L.T586315 ; S/T
LT7546620,L.T546628 VAUGHAN

Address 20 CALDARI RD
VAUGHAN

lSource Instruments

Registration No. Date ' Type of Instrument
YR3344879 20211123 Charge/Mortgage
E’ransferor(s) I

This transfer of charge affects all lands that the charge is against which are outstanding.

Name CANADIAN WESTERN BANK
Address for Service Suite 101
2000 Argentia Road
Mississauga
Plaza 1

Ontario L5N 1P7
A person or persons with authority to bind the corporation has/have consented to the registration of this document.

This document is not authorized under Power of Attorney by this party.

Transferee(s) Capacity Share ]
Name 1000688136 ONTARIO INC.
Address for Service 1000688136 Ontaric Inc.

c/o Rago & Garofalo

30 Jane Street

Toronto, ON M6S 323

with copy to:

Fogler, Rubinoff LLP

Lawyers

77 King Street West, Suite 3000
Toronto, ON M5K 1G8
Attention: Charles Skipper
Email: cskipper@foglers.com

I Statements

The chargee transfers the selected charge for $8,849,603.61.

Schedule: For the same consideration, the Transferor transfers and assigns it's right, title and interest in notice of assignment of rents no.

YR3344880 to the Transferee. The Transferor transfers and assigns the said charge and assignment of rents to the Transf
any representation, warranty, or condition of any kind whatsoever and on a without recourse basis.

eree without

ISigned By

Jordan William Evans Kamenetsky 77 King Street West Suite 3000 PO acting for Signed 2024 03 11
Box 95 TD Centre Transferor(s)
Toronto
M5K 1G8

Tel 416-864-9700

Fax 416-941-8852

I have the authority to sign and register the document on behalf of all parties to the document.

Jordan William Evans Kamenetsky 77 King Street West Suite 3000 PO acting for Signed 2024 03 11
Box 95 TD Centre Transferee(s)
Toronto
M5K 1G8

Tel 416-864-9700

Fax 416-941-8852

| have the authority to sign and register the document on behalf of all parties to the document.


mailto:cskipper@foglers.com

Receipted as YR3655690 on 2024 03 11 at 16:37
yyyy mmdd Page 2 of 2

LRO # 65 Transfer Of Charge

The applicant(s) hereby applies to the Land Registrar

Submitted By ] 63
FOGLER, RUBINOFF LLP 77 King Street West Suite 3000 PO 202403 11
Box 95 TD Centre
Toronto
M5K 1G8
Tel 416-864-9700
Fax 416-941-8852
I Fees/Taxes/Payment l
Statutory Registration Feé - $69.95 ’ '
B T I  eeedE o
I File Number T : l

Transferee Client File Number : 224432




This is Exhibit "E" referred to in the Affidavit of Ricardo
Sousa, sworn February 26, 2025.
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AMENDMENT TO COMMITMENT LETTER
THIS AGREEMENT made effective as of the 15t day of June, 2024.
BETWEEN:
20 CALDARI DEVELOPMENT INC.
(the "Borrower")

 -and -

AURORA HOTEL GROUP INC.
J.I.S. CONTRACT FURNITURE INC.
2107307 ONTARIO INC.

JAY KHANNA

NAKUL AURORA

AKASH AURORA

(collectively, the "Guarantors")
-and -

1000688136 ONTARIO INC.
(the "Bank")

WHEREAS the Borrower entered into a Commitment Letter dated August 26, 2021 as
amended from time to time including by an amending agreement dated March 31, 2023, a
promissory note dated on or about October 9, 2021 and an application and agreement letter of
credit/guarantee dated November 9, 2021 (collectively the "Original Commitment Letter")
pursuant to which the Canadian Western Bank (the "Original Bank") agreed to extend two loan
facilities to the Borrower on the terms set forth therein (the "Loan Facilities");

AND WHEREAS the Borrower was unable to perform its obligations under the Original
Commitment Letter and as such, the Original Bank made written demand on the Borrower for
repayment, which was accompanied by a Notice of Intention to Enforce Security prepared
pursuant to subsection 244(1) of the Bankruptcy and Insolvency Act, R.S.C. 1985, c. B-3, as
amended;

AND WHEREAS the Bank has made written demands to the Guarantors pursuant to their
respective guarantees for repayment of the amounts owing by the Borrower;

AND WHEREAS the Borrower and the Guarantors have failed to make payment in
accordance with the written demands;

AND WHEREAS Emst & Young Inc. was appointed as receiver and manager (the
"Receiver") of all the assets, undertakings and properties of the Borrower (the "Property")
pursuant to an Order of Justice Tzimas dated December 7, 2023 (the "Receivership Order");

AND WHEREAS after the appointment of the Receiver, the Original Bank assigned to the

Bank all of its interest, liabilities, benefits, obligations in and with respect to the Original
Commitment Letter and all security pledged thereunder in accordance with the terms of an

robapp\8727711.1
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Assignment of Debt & Security Agreement dated as of the 11" day of March, 2024 (the 66
"Assignment of Debt and Security Agreement") and whereas pursuant to an Order to
Continue signed by the Local Registrar on April 24, 2024, the Receivership Order has been
continued in the name of the Bank.

AND WHEREAS the Bank has accepted the assignment in accordance with the terms of
the Assignment of Debt and Security Agreement, pursuant to which the Original Bank assigned
the charge registered as Instrument No. YR3344879 (the "Charge") on November 23, 2021, to
the Bank by Transfer of Charge registered as Instrument No. YR3655690 registered March 11,
2024,

AND WHEREAS the Borrower remains in continuing default under the Charge, and the
Bank has agreed to forbear upon the terms and conditions set out herein.

(collectively, the "Recitals")

NOW THEREFORE THIS INDENTURE WITNESSES THAT in consideration of $10.00 now paid
by the Borrower to the Bank, and other good and valuable consideration (the receipt and
sufficiency of which is hereby acknowledged), the parties agree as follows:

ARTICLE 1 - RECITALS

The parties hereto hereby irrevocably and mutually acknowledge and confirm that the Recitals
are true and correct insofar as they relate to them in substance and in fact.

ARTICLE 2 - ACKNOWLEDGMENT

2.1 The Borrower and the Guarantors each acknowledge and agree that as of the day hereof
the amount of [NTD — AMOUNT TO BE UPDATED] is owing to the Bank as set out on
Schedule "A" hereto.

ARTICLE 3—~ FURTHER COVENANTS OF THE BORROWER AND THE BANK

3.1 The Borrower covenants and agrees that the payment terms of the Loan Facilities shall
be amended and extended in accordance with the charge amending agreement attached
hereto as Schedule "B", a copy of which shall be registered on title to the Property as
hereinafter defined (the "Mortgage Amending Agreement").

3.2 The Borrower covenants and agrees to provide the Bank with a certificate of insurance for
20 Caldari Road, Vaughan, ON (the "Property"), which certificate shall include the Bank
as additional loss payee and additional insured on the insurance policy in accordance with
the terms of the Original Commitment Letter.

33 The Bank hereby consents and agrees to the Borrower placing a second mortgage on title
to the Property in favour of J.I.S. Contract Furniture Inc. (the "Second Mortgagee"), in an
amount not to exceed $5,800,000.00, provided that prior to registration of the said second
mortgage, the Second Mortgagee shall enter into a subordination and standstill
agreement, in form and content satisfactory to the Bank in its sole and unfettered
discretion.

3.4 Provided that the Borrower complies with all terms of this Agreement and the Mortgage
Amending Agreement, the Bank agrees to forbear from further exercising any of its

robapp\8727711.1
4874-3147-4367,v. 1
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remedies under the Mortgage or any of the security documentation provided under the 67
Original Commitment Letter as assigned to the Bank.

ARTICLE 4- GENERAL

4.1 - Entire Agreement

This Agreement, and the Original Commitment Letter constitute the entire agreement

between the parties hereto pertaining to the subject matter hereof and supersedes all prior

agreements, understandings, negotiations and discussions, whether oral or written, of the

parties and there are no other agreements between the parties in connection with the
- subject matter hereof except as specifically set forth herein.

42 Counterparts and Electronic Execution

This Agreement may be executed by facsimile, electronic mail, and in counterparts, each
of which shall be deemed to be an original and all of which, taken together, shall constitute
one and the same document.

REMAINDER OF PAGE INTENTIONALLY LEFT BLANK

robapp\8727711.1
4874-3147-4367, v. 1
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DATED as of the day above first written. 68
20 CALDARI DEVELOPMENT INC.

DocuSigned by:
Per: [—

Name: Jay Khanna
Title: Director

Per: 1 Makul ﬂWa.
Narie™

Title: Director

I/We have authority to bind the corporation.

\QIC SOUSQ.
T'ﬂe \etdm«-\-

Per:

Name:
Title:

I/We have authority to bind the Bank.

robapp\8727711.1
4874-3147-4367,v. 1
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GUARANTORS:

AURORA HOTEL GROUP INC.

Per: N tlUKMlI
XASH AURORA

Name:”

Tlﬂe Directo Docusigned by:
Per: i faronn.

Name:Ra\” AUT OvE oz

Title: signing officer
I/We have the authority to bind the
Corporation
2107307 ONTARIO INC.

DocuSigned by:

Per: | Ju bhanna

Name'my Khanna
Title: Pirector

Per:

Name:

Title:
I/We have the authority to bind the
Corporation

DocuSigned by:
Aot fuvorm,

Withess
Ravi Aurora

Print Name

DocuSigned by:

A &wuvﬂ.

Witness
Ravi Aurora

Print Name

Witness

Print Name

robapp\8727711.1
4874-3147-4367, v. 1
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J.I.S. CONTRACT FURNITURE INC.

Per: [:Jaq Fhanna

Name:Jay Khanna
Title: pirector

Per:

Name:

Title:
I/We have the authority to bind the
Corporation

DocuSigned by:

Mkl Aurora

Nakul Aurora

DocuSigned by:

A4Sk koL

Akash Aurora

DocuSigned by:

b bl

Jay Khanna
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GUARANTORS:
AURORA HOTEL GROUP INC. J.I.S. CONTRACT FURNITURE INC.
Per: ﬂlaﬂ% e Per: @wﬁfww
Narme: RASH AURORA Nrme Iay Khanna
Tl”e D1 rector Dacuslg'nedhy: Tlt'e Director
Per: i fpronn Per:
Name:Rav? Aurora™ ~ Name:
Title: signing officer Title:
1/We have the authority to bind the I/We have the authority to bind the
Corporation Corporation
2107307 ONTARIO INC.
Namefdy [NAF-10181-9
Title: Director
Per:
Name:
Title:
/e have the authority to bind the
Corporation
m’:m{%::’"‘ Nakul Qurora
Witness Nakul Aurora
Ravl Aurora
Print Name
(‘ G2 Sy @_Msa wesxL
Witness Akash Aurora
Rav1 Aurora
Print Name
Joy wa
Witness Jay Khanna
Print Name "

robapp\8727711.1
4874-3147-4367. v. 1



This is Exhibit "F" referred to in the Affidavit of Ricardo
Sousa, sworn February 26, 2025.

Commyssioner fof T4king Yffinavits (or as may be)
CHARLES W. SKIPPER
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SCHEDULE "B"

MORTGAGE AMENDING AGREEMENT

This amending agreement is made the 1st day of June, 2024.

BETWEEN:
20 CALDARI DEVELOPMENT INC.
(the "Borrower")

-and -

AURORA HOTEL GROUP INC.
J.1.S. CONTRACT FURNITURE INC.
2107307 ONTARIO INC.

JAY KHANNA

NAKUL AURORA

AKASH AURORA

(collectively, the "Guarantors")
-and -
1000688136 ONTARIO INC.

(the "Bank")

WHEREAS the Borrower entered into a Commitment Letter dated August 26, 2021 as
amended from time to time including by an amending agreement dated March 31, 2023, a
promissory note dated on or about October 9, 2021 and an application and agreement letter of
credit/guarantee dated November 9, 2021 (collectively the "Original Commitment Letter")
pursuant to which the Canadian Western Bank (the "Original Bank") agreed to extend two loan
facilities to the Borrower on the terms set forth therein (the "Loan Facilities");

AND WHEREAS in accordance with the terms of the Original Commitment Letter, the
Borrower agreed to provide a first position charge/mortgage in the principal amount of
$13,120,000.00 on the property municipally known as 20 Caldari Road, Concord, ON (the
"Property"), which charge was registered as Instrument No. YR3344879 (the "Charge") on

November 23, 2021;

AND WHEREAS the Original Bank transferred the Charge to the Bank, evidence of which
was registered as Instrument No. YR3655690 registered March 11, 2024;

AND WHEREAS the Bank and the Borrower desire to change, modify or amend certain
provisions contained in the Charge;

72



DocuSign Envelope ID: AF25E375-1083-4845-9656-DASCOBF5F720

NOW THEREFORE, for valuable consideration and the mutual covenants contained
herein, the parties hereto agree as follows:

1. The Charge is hereby amended by inserting "2025/06/30" in the "Balance Due Date"
section of the provisions-of the Charge..

" 2. . The Charge is hereby amended by deleting "16.5% per annum" and inserting "10.70%
per annum" from the "Interest Rate" section of the provisions of the Charge.
3. The Charge is hereby amended by inserting "$84, 201 88 in the Payment:;sect-lon
of the provisions of the Charge.

4. The Charge is hereby amended by inserting “June 1, 2024 of each and every month"
in the "Payment Date" section of thé provisions of the Charge.

5. The Charge is hereby amended by inserting "July 1, 2024” in the “First Payment Date"
section of the provisions of the Charge.

6. The Charge is hereby amended by inserting "2025/06/30" in the "Last Payment Date'
section of the provisions of the Charge. L

7. The Bomrower and the Guarantors acknowledge and agree that the principal amount
of $9,274,225.76 remains outstanding under the Charge as of the date hereof.

8. The Borrower and the Guarantors acknowledge and agree that the monthly payment
amount of $84,201.88 represents an interest only payment in the amount of
$77,285.21 and estimated property taxes of $6,916.67 (the "Tax Payment").

9. The Bomrower hereby authorizes the Bank to make the Tax Payment to the City of
Vaughan (the "Municipality") as and when such Tax Payment may be due from time
to time. The Borrower further covenants and agrees that in the event that the monthly

Tax Payment the Borrower shall be requnred to make suoh payments

10. Upon five (5) days wrltten notice and provided that the Borrower is not in defauit under
the Charge, the Charge shall be open for prepayment without bonus or penalty; in full
but not in part, at any time. The Borrower acknowledges that such prepayment must

. include any and all interest owing and accrued as of the date of prepayment.

11. The parties agree that save as is set out herein, all other terms and conditions
contained in the Original Commitment Letter, and the Charge shall remain in full force
and effect, unamended and shall not in any way lessen or extinguish the covenants,
representations and warranties contained therein, as amended.

12. The benefits conferred by the Original Commitment Letter, and the Charge, each as
amended, shall enure to the benefit of, and be correspondingly binding upon, the
parties hereto and their respective heirs, executors, administrators, successors and

- permitted assigns, and may not be assigned by the Borrower.

13. This amendment may be executed: (i) by electronic transmission, including facsimile,
scanned or email, and scanned electronic or facsimile signatures shall be treated as

4883-8993-8367, v. 1
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originals for all purposes; and (ii) in counterparts and all counterparts taken together
shall constitute an executed copy of this amendment.

© 4883-8993-8367. v. 1



This is Exhibit "G" referred to in the Affidavit of Ricardo
Sousa, sworn February 26, 2025.

Commissioner for Taking‘Affidavits (or as may be)

CHARLES W. SKIPPER
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1000688136 Ontario Inc

|Customer Name:

20 CALDARI DEVELOPMENT INC.
416-362-1700

20 Celdari Road Concord Ontario Canada L4K 4N8

|mmmm-um

-

QOutstanding Principal
interest Rata
Dafault InterestRate

$9,032,603.81
10.00%
10.70%

IM of Amount Dus

1

Principsl March 1,2024
Intarest -March, April & May

t  ©,03280361
$ 24162215

Mortgage Statement

StatementDate : January 22, 2025

Accourt Number
PaymontDue Date:
Amount Dua *

YR3ad4380
22:1an:25

PER DIEM (daily) interest Rate after January 22, 2025

$2763.13 per day *

for Property Taxes of § 6316.87 per month

Principal Asof June 1, 2024 $ 9.274,225.76
Interest Inin Arrears $ 15140082
$ 9,425,826.68
‘rensaction Activity {28/02/2024 to
/D8/2024
Dats Description {Chargea nts

|28/02/2024 Assignment of CWB Mortgege $ 9,032,603.80 NIL

01/08/2024 Amendment of CWB Mortgsge to Included Intavest payments for March, Apriland May per payment schaduls (Past 3 9,274,22576 NIL

01/06/2024 Amendment of CWB. smended Intsrest tarms @ 10.0% amortized based on the revisad Principal smount of 9,274,225.76

24/06/2024 June Mortgage Payment 84,201.88 | § 84,201.88
25/07/2024 Vaughen Taxes Paid 13,833.34

25/07/2024 July Mortgage Payment $ 84,201.88 | § 84,201.88
22/08/2024 August Mortgage Payment -DUE $ 84,201.88 DUE
103/09/2024 August Mo ~10 deys Notice of Payment aresrs communicated

17/08/2024 Notice of Defalt and Paynsat Remindar

22/09/2024 September Mortgage Payment- DUE $ 84,201.88 DUE

122/10/2024 October Mortgage Pmm-DUE $ 84,201.88 DUE

24/10/2024 4instaliments ﬂ@ 84,201.88 $ 335,807.52
26/10/2024

23/11/2024 Statement of Accountupdated for Novemeber 23rd 2024 $ 2,259.10

18/12/2024 Vi Taxes Paid $ 13,833.34

22/12/2024 December Mortgaga Payment -DUE $ 87,231.92 DUE

30/12/2024 Statemant of Account u, ed for December 30th- 2024 & Late Pees DUE

10/01/2025 Tranafer of Tanants funds -Stone Quariz from AHG $ 20,600.00
17/01/2025 Statemont of Accountupdated for Jahuary 22nd payment notics

22/01/2025 Statement of actount updsted with calcatuations of defsultintsrast @ 10.7% on arrears -coaction- $ 151,400.92 bue
hz/ouzoas Calcustion PER DIEM (DAILY) Calcuatad on Principsl and arraar paymants | $ 2,763.13 DUE PER DAY AFTER JANUARY 22, 2025

Past Payments Breakdown 2024 [ Mortgage Payments 1

June _Juy August September October Dacambar

Principal $ 9,274,228.76 9,274,225.78 $,274,225.76 8,274,225.78 | § 9,274,225.78 9,274,225.76 | $ 9,274,225.76
Interast 77,288.21 77,285.21 772,285.21 77,285.21 77,205,21 77,285.21 77,285.21
Escrow (Taxas) _8,893.87 691667 | § 691887 ) § 3,818.67 891887 891887 1% 8,918.67
Fras TBA TBA TBA T84 TBA TBA TBA

Yotat $ 8420188 | § 8420188 | § 8420188 | § 84,201.88 | § 84,201.88 | § 84,20188 | § 84,201.88
Paid PAID PAID $ - - |-s 338,807.32

Unpaid Amount Carry forward $ 84,982,668 | S 170,662.86 |-$ 81,84278 | § 2,259.10
Late PEM Interast 10.7% on unpaid portion $ 75080 | $ 1,508.29 $ 770.84
l S B4,201.88 | § 8420188 | § 8495258 | § 170,862.86 {-$ 81.942.78 | § 2,253.101$ $7.231.92

9.



F_mn-___"-‘ Bresksown £ [ForigagePoymarie
Januery
Principal 9, 78
Interest 77,288.21
Encrow (Taxes) 918.87
Peas DA
Total $ .88
Paid -20,800,00
Unpeid Amount Carry forward $ 87,231.92
Late Payment Interest 10.7% on unpaid portion $ 56712
3 151,400.92
Important Measoges :
*Partial Payments: Any partisl that you make are nat tgego, d arm held ina aceount,

yous
ifyou pay the balsnce of a partial payment, the funds wii then be applisd to your mortgage.

LL



[WinE PAYMENT INFORMATION

1000688136 ONTARIO INC,

ACCOUNT NAME:
Teansit #:
Institution Number
Acoount #

Addresa
Telephons

TRANSIT NO.
1013(25(2¢

1000688136 ONTARIO INC

32582

#003

1024207

8240 Dixia Rd, MISSISSAUGA, ON
905-564-5740

INST. No,
iejoi3|

DATE; i+

IAMOUNT ENCLOSED:

Pl Y

ACCOUNTNO.
111012]4)2]0}7]

8L



This is Exhibit "H" referred to in the Affidavit of Ricardo
Sousa, sworn February 26, 2025.

Comyhissioner for Tdking fidavits (or as may be)
CHARLES W. SKIPPER
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% Financial

August 26, 2021

20 Caldari Development Ino.
20 Caldas] Road

Vaughan, ON LAK 4N§
T Attention: Mr, Nakal Aurors aud M. Jay Khanna

Desar Sirs:

On the besly of the financtel statoments nud other Wnfoemation provided by 20 Calduri Development Ina. (the
“Borrowet™), aitd by Nakul Ausora, Aknsh Aurwra, Jay Khanna, Aurors Hots] Group Ina,, JIS Contract Furnitors
Tne, aisd 2107307 Ontarto oz, (Hio “Ouarantor(s)™) it connection with youit request for finanolig, Canadian Wester
Bank (fhs “Bank) has authofzed the following loan(s) subject to the terms and condislong outlined In this

i Commitient Letter (the “Agresment”).
. LOANAMOUNT:
1.1~ Loan Segment (1): Damand Loan $8,640,000.

12,

Loan Sogment {2): Letter of Credit/Guarantes (1/C) §2,000.

Collectively refarred to as*'tho Loans”.
EURBOSE OF LOAN:

Amounts edvanced by the Bank.ara to bo used by the Borraower as follows:

2.1, Loan Segmont (1): To peuvide-term finanoing over proporty legally deseribed as PCL 1~} 8BC
65M268E; LT 1 PL. 65M2681; §/T' LY352714, LT586315; S/T L7T546620, LT546628
I\;’AUGI?AN, PIN 03240125 and ofvically kmown ns 20 Caldari Road, Vaughan, ON (“the

roject”).

2.2, Loan Segment (2) Provided in favonr of Alectra Hydro (ths “Benefiolary™).

INTEREST RATE: '

Loans shall baar intevest while eutstanding before and after maturity and dofault at tho following rotos:

3t

Lotn Segmont (1) Tho Interest rate prysble shall be a fixed annual rate, osloulated and
compounded manthly, not i advance which, subject to availability of funds, the Bank shall

exorolgy 1is bast offorts to ubtain funds on a fixed rate busfes acooptable to tho Bottower snd the

Baak for the term saleated. The fllowing ratas rro pravidsd for referoncs purpsses. oply and ate
subfeot to fluotuattons up o and inoluding the date of dmwdown,

s X =
2 Yeirs 2.95% e
3 Years 3.35%

Utless otherwise speoified, all latersst shall bo payahle withoug demand on the dales specificd by the Bank
and shall be calculated dally, compounded monthly, Overdus fterest shall beav [ntorst at the sams wte,

Sufte 101, Pleza 1, 2000 Argaritta Road, Mississauga, ON 1SN 17
t. 289.998,2688 | £, 833.341.7556

]
]
; ¢wh.com

OBSESSED YITH VOUR SUCCESS™

30
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ADRYANCES:

4.1

43

Loan sogment €1): Shall be advanced on a [unp sum bogis following satisfiction of the
Conditions Precodent as set forth in Schedule “C” herein attachied.

Loan segment () Shall be advanved on & lump sum basle following satisthetion of the
Conditlons Precedon; ag set fortl i Schedule “C” hovain nttaohed,

TERM AND LOAN MATURITY DATE:

50

3.2

Loan Scgmont {1): The Loan {4 repayable in full, together with all foterest, costy aud ohar gos, the
eatlier of | ~ 3 yuars (tlie “Loan Muturity Tate™) or the daté paynrent ls demanded g5 B résult of

dofaxilt by the Borrowar,

Loan Segment (2): The Lonn ls repayablo In full, togsthor with al} nterest, casts and eharges, the
earlior of 12 monihs from the date of issuanoe (the “Loan Mulurity Date”) or the dato paynent ia
domandsd ag 1 cesult of dofanlt by the Borrower,

REPAYMENT: _
All amounts outstanding undor all seginents ghalf be repaid on demand. Unless demanded, the Bank will
accept pryment as follows:

Lean Segment (1) An interest adjustnent shall bo paydble for the petiod from the date of

6.1,

* advancg to the fitst day of tha month followlng the date of advance and ehalf be deducted from the
armount of the advancs, Therasfier, sa long as the tonm is not tn-default, the Borrower shall make
monthly blended payments of principal and jntotest ¢ach in an wmonnt sufficlent to amortize the
loun, at the interest ratg, overa 25 yeat perfod, payable the first day of each month.

6.2, Loan Segmont {2): [Fcalfod upon by the Beneflclary.

PREPAYMENT: -

7.1.  Loan Segmeat SI): The Borrowor may prepuy the whols, but not part, of the sum unpaid principal
balance under the foan(s) at awy thno, by paymout of 8 prepuyinstt sharge equal to the groater of
the fotlowing: '

() {hree (3) manths intetast caloulated on tho unpeid prineipat bufance at the rats provided
herein; or
) a prepayment charge equal to the Bank’s Unwinding Costs,

AVAILABILITY:

81.  Loan Segment (I3 Subject to satisfaction or walver by the Bank of all condltions, the Toan(s)
will be advanced in one lump sum.

8.2, Loan Begment (2): Subject to satlsPaction or waiver by the Bunk of all canditions, the Loun(s)

will ke advanced in oue fump sum,

SECURITY AND SUPPORTING DOCUMENTS:

The atiachod Schedule “A” forns part of this Agreement.

@

Lelter: Page2
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10,

i,

i4.

{6,

82

INSURANCE:

The atiached Seledule “B” forms pust of this Agresment.

101, Assfgoment of all risk (ineluding flaod and oollapse), flreo and theft replusement cost Ingurance
satfefaotory to the Bank covering all nachinery, equipment, fixtures and bullding which shall

cotttaln the Standard Mortgage Clanse appreved by the Tnsuisnce Burean of Canadp, The polioy
ghall contaln comprehensive genaral Public Liability coverage of not lesy then 33,000,000,

CONDITIONS PRECEDENT TO BRAWDOWN;

The riached Schodule “C* forms past of this Agceerment.

‘Tio attaghed Sohaduls “D* forms part of this Agreomsnt,
EPO . LQLY ENTS:

The attached Schedule “B” forms patt of this Agreemeit,

STANDARD LOAN TERNS & DEFINITIONS:

The attached Schedule "B founs part of this Agresment,

EEES:

151, The Bank acknowledges prior receipt of the sum of $30,000, represonting the non-refundable
pevtion of the full commitnént fee (558,000). This fee was pald in consideration to the Bank for
the completlon of the loan application. Upon acceptatice of this Agresment by the Borrower, the
entive fee sholl be doomed fo have been fully camed and shall not be reftindable under sty
circamstances, The bomower niay have the option to pay the balance of the commliment fee
{$28,000) by way of bank draft or have the amount dadusted from the loun advanca.

152,  The Borrowsr shall pay un anmual review R of $10,000 esch year Jn conjupciion with fhe enpual
review (based on the Bortower's fiscal yearend financlal statemenis) to renew outatanding loans.,

153, The Borrower shall pay a late repartiing foe of $120 per tanth, or portion thercof, shall apply for
the late provision of annual finanofal statements/eporting after explry of the 120 petiod:

154, Renewsi Fee — The Bosrower will pay & renewal foe of 0.10%% of the prinolpal sum outstanding
to venow the loan for an extended torm of | — 35 yeai(s).

135, The Borrowoer shall pay an L/C fee of 2% upon {ssuaace as well as for sach subsequerit rencwal,
paid annvally,

INTEREST AND FELS;

The Bank has underwritien the Loan to te Borrower on the basls that the interest fate and fees provided for
in thig letter will be paid to the Bank over the perlod floim the date of aeceptance of this lelter to the Loan
Matwity Date and that the Logn will be fully sepaid by the Loan Matwity Dute. The Borower
aoknowledges lo.the Bank that uniess the Loap Maturity Date hes been extended by agrosment between the
Borrower and the Bank by the Loan Matw{ty Dito, then the Bank is entitted i be compensated foti

0 logs of sbility to earm additlonal feg income on the Loan prlncipal s frey the Loan Maturlty Date:

(id) gss of ogporhm! ty to relnvest the Loan funds at then current market rates after the Lo Maturily
ate; and -

(i) the Increased risk to the Bunk of the Loan belng outstanding after the Loan Maluclty Date;

Lotier; Pogod
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I8,

19,

20,
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PARTIAL DISCHARGES:

121, Shall not bo peraitted,
QOSIE:

The cost of all appraisals and suvironmental reporis, the legat eosts of the Bank on a saliolior-ollent basls,
ooste of the Baul’s Insyrancs consultant and aff athor reasonable out-ofiposket expenses ineurred in the
approval and maklug of the Loan and the prepacation, exedution, delivery asid registratton of the Sesurlty
and Supporting Dovuments (Including the cout of delivering coples of any dosuments requlred by law to be
plven to the Borrowsy or aay other party) or In the collection of any amouat owlng under the terms of the
Loan shall be for the account of the Borrower and muy be debited to advances to be made uider the terus
of the Lonn, Until paid, all such costs and oxpeuses shall bear Interost at the rate doscribed in Seotlon 3 of

this Aprecment,

ASSIGNMENT BY BORROWER:

The Borrower shall not assign or encumber its rights and obligations under the Loan(s), this-Agreementt or
the whols or any port of any advance to be made hereunder, without the privt wrilten cansent of the Bank,

- BANKC'S COUNSEL:

Legal work and documentatlan to be performed at the Borrower's expense through the Bunk’s counseh

TBD
MATERIAL CHANGE;
Acooptance of this Agreement by the Borrower provides full and sufficient acknowledgament that if; fn the
opinion of the Bank, any nwmterlal advorse change in risk oceurs, ineludiog without limiting the generality
of the foregoing, any mateslnl advorse change in the fAnanolal condition of the Borrowet, sty obligation by
the Banlc to advance all ot any pottion of the Joan may be withdrawn or canonlied st the sols disoretton of
the Bank, scting tn.a commerolally reasonable manaer.

\ N" X e :
The terms and conditions set ot berein ghall nat be supersedad by nor moerge in and shall survive the
exeontion, dellvery aud/or vegistration of any fngtruments of soourlty or evlderices of indebleduess gravted
by the Bortower(s) and/or any Guarantor(s) hereafiey, and the advaneement of any fhinds by the Bank. Tn
the event of a confliet between the security documents and the tonns of this lotler, fhe lerms of the security
doouments shall govern,

1n the event that any Accounting Changs (as.dufined befow).shall ocour and such olangs results ind
change In the method of salenlarion of finanols! covenants, staudards o terms In the Corimitient Letter,
then flie Borrower and the Baak agboe to entor ito negotictions In order to-amend such provisions of ths
Commitment Latter 5o as to refleot equitably such Accoiting Chanigel witls the desired result that the
crlterta for evaluating the Borrower*s financial gondition shall be substantally tho same nfier suoh
Accounting Changes ns {f such Accounting Changes had not beer made. Unil suoh time s tn smendiment
shall have been executed and delivered by the Borrowst(s) fo the Bauk all financial cavengnts, standards
and terma In this Agreersent shall oontinno to b calevlated or construed ss if such Aceounting Chenges

bad not ocourted.

Accormting Clianges refors to ochanges in aocounting princtples raquived by the promulgation of any jule,
regulation, pratounaement or opinion by the Canadian Instituto of Chartered Acconntants, and all ovents
including changes resulting from implementation of the Tnternationa! ¥inancial Reporting Standards to the

exfont required by the Canadian Accounting Standads Boayd, .

Letter: Pago 4
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To become effective, this Agreemaent must be acespted in writing by the Borrower and all Quarantor(s).
If you ure In sgreement with the above tenws and conditions (which inoludes by roference, all of those terms and
gonditions set forth in all of the attached Schedules), please sigh dnd retutn the enclosed copy of this letter, The

Borrower ary bave the aptlon to pay the balance of the commbiment feo by way of bank draft or have it dedcted
from the lomn advusce. This Agresmant will explrs If not acoopted by Seplember 8, 2021,

Ths tbregoini; Agpeemient is offored int goad fith and {s to be okl In strlct confidence.

Yours téuly, -
CANADIAN WESTERN BANK

Aoy,

" Anl Maodi Anefl D'Lima -~

Senior Manager, Bustness Dovelopment AVP Commercial Accounts

Lelier: Pago 3
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OAGENO VLD GEYENT;

“The Borrower(s) oortitios that wll infornation provided to the Bank la trmo and hereby aocept the terms and
conditlons et forth, Jn the above Agresment (neludlog el Schedules altavhod thersto),

BORROWER(S) 20 CALDARI DEVELOPMENT INC,

Signod: 1”% 4

Slgood: ( \<531;( g e
Aceepted: 7 \September 8, 2021
Date

We/l ackaowletge Inceiving advloe of the Agrecouent desoribed above and agtae owrmy guarantee i blndlng even
1# the Bank changes or wakves compllance with the terma ofthis Agreement,

CORPORATE GUUARANTOR(S):

l/' o
Signed: ﬁ/ Accepted: ..Beptomberg,got

Auvore Hotol Grouff Ina, Date

/ W g
Signed: ( W

M/L' " Accoptod: Soptember §, 2021

JI8 Cor tr(th teg) e, Dato
% M
Signed: N v e RGOt . Septomber 8, 2021
3167507 7ntario?_rﬁc. Bate

PERSONAL GUARANTOR(S),

Signed: ™ Ageepted: ___Beptomber §,202 .
Tay Khan?n"""ﬂ - Dato p— '
Sighed: _F Acoepted: . Septenber 8, 20
Nakal Awrorn ' : Date ‘
Slgned: , Acoepted: Septamber B, 2021
Akash Aurorn Dato

letter: Pago §
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SCBEDULE #AY ~ TERM LOANS/MORTGAQES
SECURITY

All seoutlty documentation desmibed haretn s bo peeparad, execnted and registered, as requirad by the Bank,
prior to drawdowsn of any funds, The types of seoilty, supporting resolutions and ngraereiits fa be provided by fhe
Borrower to the Bank will be s form nnd contert satlsfactory to the Bank and/or its solfeitors, and withaut

restifoting the gonerality of the forogoing, will include:

6,

Loan Agreernent execuled by the Borrower aud Guarnnto(s);

Ceheral Soowity Agroetnant reglstored In first position providing a pecfected seourity Intersst fn all of the
Botrowet's present and nfter aoquived personal property;

Domand Collatersl Mortgage First Charge in the amoint of $13,120,000 on real propurty desot{bed in
Seotton 2 and owned by the Borrower(s). The mottgage document shall contain 1 “Due on Sale” olsuse, a
Re-pdvancement, clause, a3 well as o clouse addregsiug the appointment of a Regoiver Mannger of the
property i the ovent of default. Notwithstanding the toplstrution amount noted above thly 8 nat &

comgtitment to fnance;
Assignment of Rents and Leases, with Eatoppels;

Full Linbility Guarantee(s) in favour of the Bank guarantecing all Indsbitednass of the Borrower to the Bunk
to be provided by Jay Khanun,

Full Lability Guarantes(s) in favour of the Bank guarantesing ell indebtedness of the Borrowsr to the Bank
to ba provided by Naku) Aurora;

Tull Liabillty Guacantee(s) in fivour of thé Bank pudtanteeing all indebtedness of the Borroswer to the Bank
to be provided by Akash Aurors;

JFull Labtlity Guarantee(s) in favour of the Bank guaranteelng all indebtedness of the Borrower to the Bank .

to be provided by Aurora Hotel Group Ina., suppotted by first posltion GSA;

Full Liability Guaiantes(s) in favour of the Bank guarentocing alt indebtedness of the Botrowor to the Bank

to be provided by IIS Conteact Futniturg Ine,, supported by first pogition GSA; .

Full Linbility Cuarantee(s) in fitvour of the Bank guatanteeing all Indabterdnoss of the Borcowst fo the Bauk
to he provided by 2107307 Outario Inc., supported by fhist position GSA;

Asslgnment and Postponsment of Creditor’s Clalin provided by Jay Khanna;

Asslgnment and Postponement of Creditor's Claim provided by Nakul Ausors;

Assignment and Pogtponamont of Creditor's Clalm pravided by Akash Aurora;
Agsigament and Postponetant of Creditor's Claim provided by Autora Hatel Group Ine.
Asslgument and Postponement of Creditor’s Claim provided by JI8 Contract Fuenlture no.;
Assigimont and Poslpenoment of Creditor’s Clalin provided by 2107307 Ontario Tnoy
Debt Servico Agreament executad by nll Guarantor(s);

Priavity and Standstill Agroement with alf subordinated m'e«'titm-s 18 required;

Letter of Credit Agreement;

Assiginent of Bank Instrument ($2,000 GIC securing L/CY;

Schedule A Poge | @
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" 22,

23,
24,

25.

26.

Creditor Lifs Insutance/Weiver covering e |1 of prinoipals(s)/guarantors In ¢he Borrowor(s);

Unconditional and Untlmlted Bnvironments) Agreemont and Indemnity (Form 1164) executed by the
Borrower and Gumrantor(s);

Asslgnment of all risk Cosualiy and Liabifity {nsurance as got out undor “Insurange", ofithe Agresment;

Soileitor's Letter of Opindon;

such of the following suppoerting documents as muy be required by the Banl’s soticitats:

M

@

)

{iv)

0

satfsfactory Real Property Report/Surveyor's Certificats with vespect to the mactgaged property
previously described In Soction 2;

satlsthetory Zoning or Building Memawndum, or Lotter from upplivable Zoning officlal
{Cotnplisuce Cettificata), from the applicable munleipal authority; '

Tax Cortificate showlng all property tazes and charges paid ar a holdback suffictont {o pay taxes
when dng; :

standard form documents relating ta authorization of the horrowlng and aporation of the loan
ascoult;

Statitory Dpclaration from the Borvowes(s) or the Offleer or an offiver of the Borrowor a8 to
vesidlency, thile, use of promises, acHons or olalms and such other natlers a3 Canadian Western

Bank's counse! may advise;

siigh additional secwlty instruments, asstiances and supporting doourments (tnthnding legal opiniap of the
Borower's solicitor) as the Bank may deem nocessaty or advissblo for the purpese of obtalning and

petfanting the foregoing securty,

The Botrower(s) and Cuarantor(s) ecknowledge and agrae(s) to glve the Bank other reasonabls doouments,
assutances, inforimation and covenants as the sollcltors for the Bank may reasonably réquire with regard to tho laan

or the geowity docuinaents to be given heveunder,

705
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SCHEDULE “8* — TERY LOANYMVIORTCAGES
INSURANCE, '

Altpolicles rust show ovory Bowrower as a named insured.

All policles coverig physicat loss or dmnage (that Is, property, builders risk and boller and machinery
{usurance) must be o o full replacement oost basts and:

(2) provide coverage for all risks of physical foss or damage, (ncluding earthquake, flood, sower back-
up and collapss;

(b) incinde nsurance on the foundation and all pacts befow ground level;

® provide In case of destruction:
{H that reconstruntion will not be limited to “on the sume or an adjacent aite”;

(i) coverage for increased cosis of reconstruction through by-Inw and code changey and
demolltion and debris romoval for damaged and andanseged propasty and resultant loss of

ineome;
G either contain a stated amount eo-lusurance clause or not boe subject to co-insurancy.

The Bagk isto be showm both as mottgages and loss payee under all policlas covering physical loss or
darmage, Loss is to be payable uslng this wording:

“CANADIAN WESTERN BANE, Plaza I, Sulte 101, 2000 Avgentia Road, Wississauga, ON LSN 127 a3
flist mortgagss and loys payes.”

Sohutule B: Fage |
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SCHEDULR “C* — TERM LOANS/MORTGAGRS
CONDITIONS PRECEDENT TO DRAWDOWN

The following conditions mut be fffifled prior to the Bank having any obligations to mako any duwdowa:

IR

3\

W

b,

the Bank shall be satisfied with tho business assets and financial conditfon of the Borvower and
Guarpntor(s) and afl seeurity docuinentation and supporting agreaments and dogumments must be salnpleted
in & forrn satisfaotory to the Bank and its solicitors, and must be cxeculod and rogisterad ug sppropriate, andd

the Bank shall have reoclved a solickar's Iottar of opinion with tespect to same;

the Bank shall be provided with wt appraisal of the-subjent lands confivining a markel value of not less than
$13,120,000 (uslng the Income Approach aud Dirset Corparison methods of valuation). Such gppraisal
ghall be prepared by an sppraiser approved by the Bank and shall bo used for lending purposes. The
appralaal s ta bo addressed to the Bank and shall be at the cost bf the Borroweny

appralaer fo issue a rellance for the most resent appraisal if it Is not addrossed to the Bank;

the Barrowar(s) shall cause to be conduoted environmenta) assessments, audil and othor Inspaotlons with
respeet to the mortgaged property s the business of the Botrower(s) and the obligation of the Bank to
advance funds hereundar shall be subject fo the Banle recslving reporty prepared by u Bank approved
Enyirontmental Consultant, satisfictory to the Bank In its sole discretion and subject to the Bank belng
satisfied in its sole discretion that there are no environmental mattess that ara adverse to the value of the

mattgage proporty ot the businéss of the Borrower(s);

enviroaments] vonsultant is to lssuc & rellanes latter IFthe environmental assogsment I3 not addressed to the
Bank;

finajized Aprit 20, 202} Pinchin Groundwater Sampling and Verification Soil Sampling Program report. If
the report is riot addressod to the bank, « reliance letter is fo bo obtalned;

satlsfuctory review of a building condition assessment completed by sn engineer which addresses the
stryttwal condition of the bullding, cucrent condition of the roof, estimated remalning economis life of the
property (minlmum of 35 yenrs) and & malutenance progam ontlinlng werk to be complated ever the next
10 years, as well as the lovel of deféred maintenangs, ifany;

the englneer {s to iasua a relisnce letter foc the building condition repart ifit Is not addeessed to the Bank;
satsfootory roview by the Bank of the Borower's fimancial statoments sd orodit reports;

ve-Instated ascountant prepated Decomber 31, 2020 yearsud financtal statements for 20 Caldarl
Development Inc. (aeourately reflcoting propetty value and shaveholder toana);

satisfactory review of fimencial projections for a minimum of 3 years arovided by the Borcowor;
satisfactory review by the Bank of the financlal statements fbr the corporate guarantors;

the Borrower shall provide a property tax receipt confliming payment of all taxes inoludiag the eunont
year;

satisfatory review by the Bank’s solloitor of all leases and addendums/a;nendmenta to teasey. The Bank’s
aclicitor Is also to provide Ustoppe! Certificatss;

final executed copy of Stong Quartz Ino, legse/amending agreement;

sallsthctory review of the rone voll for the property;

cumrent nccount recelvables, payables, and inventory listing for Awrors Hotel Group Ine., Inecluding a

sepataie Ust for holdbacks;
Scheduic C: Prge )
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'l 19,

21,

24.

organizarlonal chat to be provided by the Borrowst/Cuatantot(s);

recolpt and satisfactory vevlew by fhw Bank and the Bank's saticitor of the sharcholder and parimevshly
ageeomenits, indluding any joint venture/benefiolal owner agrsement;

satlefaotion of all conditions precedent under the Aurora Hotel Group Ine, Agresment;

the Bank shall be satistied as to the zoning of the Project and the availablilty of all munleipal and
regulatory permits and approvals tequired for the operntion of the Project;

any partiolpation by way of equity, shareholders' loan, or other cash Injection requirad wnder the terma of
this agreciment must be In place;

any other fnformation that the Bank may reasonably require;

the Bank will require two (2) Bl business days prior written notioe of disburserent,

Beboduto C: Puge 2 @
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SCHEDULL *D? - TERM LOANS/MORTGAGES

050
GENERAL CONDITIONS

The Bortowetr agrees;

1, no Bvent of Default has ocourred and 1s continuing;

2, the Loan Maturity Date has not occurred;

3, the condlitions of this Agreement and of all previous advauaes have been satisfied ot waived;

4, the loan shall be advanced by Ootober 31, 2021 unless otherwise extended by the Bank;

5, to maintaln (on a combined basls with Aurora Hotel Groug Inc,) a ¥Cash Flow Coverage Ratio” of not less
thin 1.30x at ull times;

6. to malntain (on a cambined basis with Auvrora Hotel Group Inc,) 2 “Cutrent Ratio” of not less than I.?.O:;;

%, to maintain (ou a oombined basls with Aurora Hotel Group Ine.) # “Debt to Tangible Net \}Iorthf‘ o greatet
than 4,00%. Aurors Hotal Group Ioc, will be subject to & stand alose "Debt to Tangible Net Worth”
govenant of no greater than 2.50x;

8 if a1 any fisoa) yeorond the Botrower faily ta meet the Cash Flow Coverage Ratio covenant the Borr,owm‘
and Guatantor(s) agree, upon the Bank's tequest, to make a lump-sum prepsyment on the Loan within 60
days sufficteut that pro-forma Cash Flow Coverage Ratlo ls met;

9. nat to pay shidreholdors, officars or direofors of the Bovrawer, whather by way of salaty, dividend, bonus,
managemeit or dirdotor fees, foan, topayment of loan ot other form payment withdrawal that woul canse
bresch in the “Cash Flow Coverage Ratio™ bafors and aftet, in any {seal year;

0. notto Invest In, lend to, guarnntes or otherwise provide for, on a diveet or indfrect or contingent basts, the
pryimetit of sy tnontes or performancs of auy obligutions by third patty except as provided heraln;

{1 not fo ineur commitments. for Crpital Expenditures or lense obligations in any ohc fiacal year of the

. Borrowes, which would cause a brsach in any of the aforementioned covenants bolore and after, whioh
commitiments dhall not be ctmulative from yoar fo yoat unloss previousty approved tn writfing by the Botk;

12. not t Ineur atty additional long term dubt or {ssue gusirantoes ather than i the notmal course of business;

13, no other foans may be secured against the Projoot, except the Subordinate Mortgagos satlsfuctary to the
Baunk #nd, at the Borrowar's option, a mortgage fo secure Borrower's Bquity contdbuted by the Guaruntor
or ather affiliste of the Borrower, provided such moutgage iy filly subordinated fo the Security and
supporting cdocuinens in accordance with a Priocity and Standstill Agreement;

14. the Bank's opinfons, approvals and deslsions are in Its sole discration and re not subject ko judielal review
14 to thelr rengonobleness;

£5. the Borrower shall romaln the ole regiatered and beneficial owner of the Profect untll the Loan has bean
repaid in full, unless otherwlse approved by the Bank;

{6. to give the Bank 30 days prior notice In writing of any intended change In the ownership of ity shares or
any its subsidiarlog;

17 niot to change its fiame ot merge, amalgamate or sonsalidate with any other corporation;

I8, not fo gran), create, assume or suffer fo extst any mottgnge chargs, llen, pledge, seourily intersst, including

a Purchase Money Security Intorest (PMBI), or other encumbrance affecting any of lis propertios, nssets or
other cights other than a Normal Course Lien;

Suhedute D; Puge | E
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20,

[

21

22,

23,

24

not to sell, transfor, convey, lease or otherwlse dlapose of any parl of its property or dssets; without the
prior welttett consent of tho Bank, exeept In the ordinary cowse of businesy;

to file on a timely basis, all materin] tax returng which are or will be requlred to bo Hled, to pay or {mkc
provision for paymens of all material taxes (inghiding Interest and penaltios) and othor potential Priotity
Clalms which ars or wilf become due and payable and to provide adequate vegerves fot the payment of any

tax, the paynent of which {s being eontested;

to comply with ali applicable énvironmental laws and tegnlations; to advise the Bank promptly of any
breach of any snviroumental rsgnlations or licenses ot ony control orders, work orders, stup arelers, action
requests or violation fofices recelver conoepuing any of tho Borrower's propecty; fo comply with any sush
requesls ot notices, 1o dlligently olean up any spllls; and to hold the Bank harmless £t any costy or
expeuses which the Bank {ncurs for any enviconmental related llabilities exiatent now or lo-the futute with

respect to thy Borrowet's proporty;

The Borrower and Aurora Hotet Group agree to malninin fioit operatiug ageounty with the bank through
which dlt banking actlvity of the Borrowes and Corporate Cluarantor will be transacted from the seourod

propertiss;

Confirmation / undestaking froin afl pasties Involved that the lease with Cotporate Guarantor (Aurota Flotel
Giroup) shall bo in effeot at least unif] the expity of the credit faellitles extended to the Borrower;

to provide the Bank ang its agents, nominess, md consullants with the vight to enter the premiscs of the
Botrower fromt firio to time, and to catey out such environmetda) reviews as the Bank In its sole diseretion
deoms advisable and in that connestion 1o make gaod fhith enquirlés with governiment agencles and to
exanine the regords, books, assets, affairs and business operations of the Borrower,

to maintaln adequate insurance on the property and acknowledes that fallute o do so will hereby anthorize
the Bunk to purchase [nsuranco to protect the Brnk's laterest ln the project to the value of the outstanding
loan/morigage. The Borrower suthorizes the Bark to add the coat of sald Insurance to the loan/morigege

balarce.

EYENTS OF DEFAULT:

1.

The il amoant of the indebtedness and Uabillty of the Borrower thon outslanding, together with acerued
lntorost and any other charges then owlng by the Borrower to the Bank shall, at the option of the Baik,
forthwith bo accelevated and be due and payable, and upon being deglared to be due and payabls, the
securities shall immediately begome onfbreenble and the Bank may proveed to renllze and enforce the same
upon the eccurrence and during the continuance of aty of the followlng events or oircwmstandes (which
events orofroumstunoes am heroly roferred ko as the “Bvents of Default™):

() the Borrawer or gy Guarantor fails to make due, whether on demusd or at o fixed payment date,
by aceeloration or otherwise any payment of interest, principul, fees, vommissions ar ather
amounis payable to the Bunk;

)] thoro {s a breach by the Borrower of auy otherrterar ov candition contalned in this Agreament ot fa
any other agreament to which the Botrower and the Bank are partles and the Bomower has nat
vorrectad such breach within 15 duys of notles having beon provided to the Borrower;

() any dofault oceurs wnder the tormy of any securlty to be provided In accordance with this
Agreamient or under any other eredit, loan ot sepurity agreement to which the Borvawer ave party
and the Borrower have nof corrected such breach within 14 days of noties having been provided to
the Borrowsr;

& any bankruptey, re-organlzation, compromiso, arrangement, ingolvency or liquidation procecdings
or other analogous proceadings are [nstitutad by or against the Bowower and, {f ingtliuted against
the Borrower are allowed against or consented to by tho Borrowsr or are not disnussed or stayed

within 60 days afier such instifution;

Sabedule 1 Prge 2 j
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052 (o) a recelver {s appohtad over aay proporty of the Borowsr ar any Judgement or order or mny
process of any court becomas enforeeable against the Bortower or any properly or any editor

takes possesaion of sny property of the Bowvower;

H any adverse chinge ocevirs In the financial condition of the Borrower or sy Guatantar,

.

(g any advetse change ocours {n the envivonmental doridition oft
(i the Borsower(s), or eithet of them, or any Quatantor of the Borrower, or

- (i)  any property, squipinent, or business uctivities of the Borrower of any Guarantor of the
Botrower, '

t. The rights aud remedies of the Bank pursuant to this Agreement and the securitles taken pursuant hereto are
cumulative and not alternative, and riot Iti substitution for any other rights, remedies, or power of the Bank,

. 2 Any faifore or delay by the Bank to exetelse, or axersiss flly, its rights and vemedles pursuant to this
’ . Agreement and the seeitios taken pursuant hersto shall not be construed ns a walver of suoh rights end

remediss.

3 Tn the absence of a formal Loan Agroement belug entexed Into, this Agreenrent shall continue In full force
and effect and ghail not merge In any securitles provided by the Bottower 16 the Bauk:

4. the Buitk resepves the sole and absolute right to syndicate pact or all of the Joan facllity contemplated
herein, with varlous syndicutlon partners with whom: the Bank syndicrtes loans from tinio lo time, on tevms

and conditions satistactory to the Bank;

3 This Agresment aod the security documentation ko be provided by the Borrower pursusnt horeto shall be
courtrued in accordauce with nud govorned by the laws of the Provines of Ountarlo,

Schudule D: Page 3 @\
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SCHEDULE #1% ~ TBRM LOANS/MORTGAGES
REPORTING REQUIREMENTS

The Borrower agroes fo provide the undetnoted (nformation to tho.Bank:

1,

2.

3,

4,

an Offieers Compliance Certlficate fonm 1636 wnnnally (within 120 days of year end), centifying that all
lendling conditions and requlréments avs belng samphied with;

Reviaw Engagetiont, annual financlal statements of the Barrower and Coxporate Gyarantor(s) prepated by
& finn of qualified professional accountimts within 120 days of the borrower's flacal year-snd, togethes
with anaval business plan tncluding profornia balanes gheets with profit and loss and cash flow siatoments
as woll as oapital expeuditure fotecasts for the current flscal year, showing purposo and sowee of finaneing;

Quarterly, internal finanolal statements of the Borrawer and Auror Hotel Growp (Corpotate Guarantor),
Inclusive ofat lens! an facotne staterment anc balance sheet within 45 days of quarter end,

Annually, sumrmary of maintenanee exponeitures Inoucrad at the proporty;
projeot tent rolt an an annuat basis;

provislons of day new lease dgreements;

emnual pdated porsona! not worth staterments of the Persona( Guaantors on the Canadian Western Bauk
forms duly completed and signed;

confirmetion of Payable Status forin 1054 on an annual basls;

any fucther Informatlon, dats, financial reports and records, accounting or banking stitements, certificates,
ovldenso of Inswance and’ other assurnees which the Bank mny from thne to tine requite {n Ifs sole

discration, acting reasonably,

Sehodule 12 1 @
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FCANADIAN WESTERN
BANK & TRUST

SCHEDULE “I” . TERM LOANS/MORTGAGRS

SCHEDULE ~ STANDARD LOAN TERMS

ARTICLE | - GENERAL

Tutorust Rate, You will puy Inforost ou eavh Lasn at namiriel reley
pot yone at the mts speclfled It this Agrosnwnt.

Flunting raty of intovest, Taolt Hoalfisg tate ol ivtorast rrovldcd for
under Ihly Agruement wilt ghungs asiomatienlly, without nolloo

whonever tha Bank's Prline Rute or e U8, Brse Rafo, ng the tuse”

may be, changes,

Paysuent of Intorast Intorest is aakulsled on the dally balunge of
the Lom gt e ond of onch day. fnierent {8 dué ones a month,
unfeas ihe Agrooment stefor othorwisa. Unloss.you huve inads ather
artingomants With us, we will anonailoally doblt yow Opernting
Atootmt for Intoros). smounis awliyig, IF your Oparptig Account Iy
in overdwmiL znd you do nol doyost to the acsoutit M dnvount cqual
to Hho ttanthly {nlorest paytmont, the cffwet ¢ that wa will be
charging imtecost on ovordwo intorist (whish is known s
compounding), Unpaid intorost coitlmey to conpound whesther v
not wo hava demranded paymuont kom you or stueted o logat notlots,
or yat Judmont, ngaitist you.

Fees, You will piy tho Bank’s fees for the Lonn as autlined i the
Agreemant,  You will nlso rofinburse us for oll reasonuble Toos
(neluding legel Roos on ¢ gallolor tnd ifs o wn sllet bowis) md but-
of-pavket exponses Mandted In Foglstoring any seoudiy, and in
anfbreing ae righs undor this Agroament ar uny sacurlty. We will
asutomatlonily dablt your Oporating Accownt Tor foa dinaunis owing,

Owr ¢fghty ro demand Lopns.  Wo bolluvo ihat (he banker-
usloitor ralutlonship is barod on mutual st and respect, X fa
fmportant for wx e know wll tho wlevant Infumution (wholher good
of bad) sboul yoiir bysiness, Canadfun Wagtars Think |z Msolf u
businesa. Managlng rirks wnd ntonliaeing our sustomers’ abfiity to
zepay {b critioat bo us, We cau only continuc to fénd when wo. feal
thut we are likely to bo repaid, Asnrusul, iP you do sontething that
Joopnrdizes thal relationship, or If we no Jongor feol that you avo
Hkoly o rapay all amounts bowowed, sve may hava 1o asl. We may
dugldo to aol, for example, bocause of somathing you hwve dong,
toformmifon we roceive aboul your businesy, or olges fo tw
esanadiy Bat afibat your buslopss, Seme of tho ntions thnt wo
iy doelds to (ke stude requicing you 1o glve ng more finnnain
Iformation, nogetinling o shanje In the littevest rale or lbes, or
saking you to got further acooiinting nastétwics, put more cash lnto
the husineds, provide nivro saemdly, of produce n sutlsfaotory
biugiocss plag, It s importan) to us Wl your business sueeeeds, Wo
may demand fosmediate copayment of any outalandiug smountd
wider twy demand Loan, Wa mny slso, at iy flnie and for any
sy, anoo] tho unused portfon af any demand Lotn,

Pnymoats: 1f any payment Je dag ot & day othot i v Businoss
Day, thon the payment is dio an the aext Baslioys Day.

Applytng ntanoy rooelved, 17 you have tal made poymenta us
voqulred by this Agroament, or {f'you havo fallud {0 satfsfy any tonn
of thiy Agreement {pr any olhor auréenment you huve that relates to
this Agresitan), or at any tmé bafors ‘dofhull but afier we have
glyon you npproprhite netlos, wo mdy deolde how lo dpply any
mongy {hal we roeslve, This tneans thal we muy chioose whioh
Lonn lo spply: the money tgalnst, o whal mix of pringipnl, intorost,
{03 and ovortluo amounly within uny Loan will he pald,

laformetion vequiryments. We may (rom e to o roagonably
requirs you lo provide Risthe informutlon abows your buginass, We
may coqulre fnformation feom you ta be in & fory iceaptable (0 us,

1.9

f.10

LI,

L1z,

113,

NN

Schodule 7 Pape 1

tngurance. You will kuep all our businoss asvels il proporly
insured Qo the {l Inswablo. vafue) aganst foss ov dumnogs by fire
gad il other dsks uswal for groporty such as yount {ph tor any
othdr fisks o May reasonnbly rmquire) IF wo requosl, those
polfetes witt Include u lony payse olause (and if you aes giving ue
wmartgage seorlty, o Standwrd Morgngdo Clunw).  As further
securily, yuu sssign all nsurance procedds o us, T8we aak, you will
glva us alther the policies thesslvas or adequate evidonvg of thlr
exfstenve, 1T your fmsurance cavorage fot airy toason stops, wo nuty
(but do not Jiays to) fumeo the progerty, Wo will automalically
deblt youe Opuraling Acuount for this smount, T tho evabt Jhore
nre 10 fundy on doposit, wo iy add the Insursigs cost tp your
Lonn.  Flnally, you will notity vis inumedistoly of my loss or

dardags fo (e property,

Envivonmautal Mattars, You will cuty on your busiitess, and
malntalts your ausols and peoperty, In aovordaring sith )} applleable
sivieonmenial laws and vogulatfons, (T (n) tore fa any toleass,
deposdl, disobargs of disposat of polluinnis of uny sort (collactlvely,
o “Dluchinge™) It connedtion wilh olther your bushtess ér your
proporty, and we puy any finee or for miy slean-p, or (b} wo sulfor
any loss o duntage ue 8 sosult of any Dischargo, you will relntburse
tio Bank, ils disactors, officers, sniplaycer aind agwite for sny ond
ull loses, damages, fnes, eosts pnd other amaunts (hroluding
#mountg spent preparing any heatsgnty onvivonmouttl sgessment
ar other reports, or defendlmg tny lnwsuits) it rosulty I we sk,
you will dofnd any lassults, invostiiations or proseeutions brought
ugalnsl tho Bank or any of Ns diveclors, officers, omployess and
ngonts fis contieotion with any Digeliarge, Vour ablfgailon o uy
under this sedtion confifrtiies oven miter wf] Logny have havn reprdd
aud thig Agrecmeont hay torminmted,

Cunsont to velerso {nformation, We may from tnia o time glye
any lonp of oifiwr liformation nbert you b, tf yective buoh
mlormbton from, (8) any fnanelul Instibution, oradit teporting
ugenoy, rting sgoney or credit bureay, {8) oy poson, firm of
voiporfion with Wwhom you nsny have or propoke fo havs finanolel
thenlings, oved () vy parson, tinm or corparation in conneotion with
any dealfops you linves or proposd to, have with us, You agrus that
wo nmy ngo that Infyrmation to establish and malaisin youp
ralatonsbip with wi and gffor any serviees ny pormiied by inw,
Inglidug survioes nrd products offorsd by our subaidierios when it
i3 aqnsidored that this mny bo silmbla to you,

Progf of dsbt. This Agreevaent provides the prool, belwgun the
Denk sid you of (o Jolins mads avallable to you, Thare may be
times whon the typs of-Toan you have requicas you fu slgn addfifonal
dooumonts, Throughon! thg Ging that we provhls you lomis undor
this Apraoionl, our loan socobnting resords will pravide comyiola
proaf of all tortna and sondliions af your losn ({mch a3 pringlpal
losh btunees, inferast calbulations, nod payment ditod).

Rondwals of thit Agresment, This Agrooment will remaln T
effest for your Loana for s Jong s thoy tomgln unotanged. I thers
iire no chinga to the Lovty this Agroument will santinuo to spply,
andd you wiff not ncod o sign unythlug urthac, 1F thewo gre any
chnngos, we will provide you whh either an amending ngreoment, or
anow replnooment Letter, for you to sign.

Confilontiallly, The terms of Dils Agresmiont are oonfidentint
hotwadn you fid the Bank, Vou lherefore sgree not fo disolose the
eontents of this Agroement 1o anyong exeepl your profhwsionnl
advisors and whore required by Iaw.

©a>
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-conditons, You may use the Toams ginted to you ungor thls

LB, OB

Agregment only i

()

L}
e}
(@

we havo reovlved properly signed voples of all
documentation thnt we ity yoquire fn connooton with
the opatation of your nondumis ind your nhiliy 1o
kosrower and give socurily).

all the requlted Soourlty hus bacn racalved.and rogistored
1o guy sntlaihotlow;

apy speoht] provialong or conditlony #at forth In lhe
Agreomont have beon cpmplicd with; ond

1F upplicble, you huve glvsn ug tha roquired rumbsr of
tays hoitos 1be g drawing undot & Laon,

Noticos, Wo muy give you nny notos i passan gr by tefephouo, or
by letter thot [ Sont oither by Mix or by medl,

Noa-Revolving Loonse The following torms apply & cuch Non-
Royolving foas:

{0)

®)

(¢

Nonsravolving Lorps. Uitloss othovwise uisied fn the
Agrcomont, any prinoipal paymont e germanenily
raducos the avafluble Loun Amoint, Any paymont we
roaaive i Rppliod 581 to overdus intarost, thew to ourrent
Interost owlng, lhen 16 overdus prinolpal; then fo any
fecxund ehages owing, andl Bnally to cierent prhvelpal,

Floating Rote Non-Rovolving Lonny.  Fiontlpg Rute
Lomig may bave elther () blonded paymaits or (1)
paynitents of fxop) mincipal amounty, plus interest aa
Jescribed bulow: i

{iy Blended paymorts. 77 yan havo » Plontlng
Rote Tows that his blonded paymints, the
amount of your monthly payment is fixed for
e term of te long, bur the Inturest miv
vorlos with shangea In the Prime Rple or U8,
Base Rule (U thy gise may bo), 1F the Prime
Ralo or V.9, Baso Rate during any munth ls
lowor than what the rals wis st the outset,
you iy g vp paylug off tha losa bofore
the schodufed ond datw, 4, hawover, tlio
Prime Rato or U.8, Bago Rpdy 18 highee Man
what {t was av the oulset, fhe amaunt of
prinotpnd that Is pald off fn yoduasd, As «
cesult, you may sad up st owlng principsd at
tho ond of (he Wi beosuko of thesc shinges
in g Prime Roto or'U,8, Bags Rate, Wo wit{
ndvigo yau from dme to Ume of any changus
i the blended prywent neteasary fo nighilain
tho orighm! aumsctization pariod, shald wo
¢hosa ta do so.

(1 Payments of tixed principnl plos ntevost,
1f youl have n Floating Rate Loun Mhat fng
togolar priocipm prymonts, plus Inforest, the
prinolpel pnymont muenn| of your Loan is
flue on the peymeat dile speclfietl in fie
Agicamant, Altltough the principal puymont
amount s lixed, your fnlerst prymont will
usually be dfforont each monifl, for at lonst
ono and possibly mors seasons, namedys liw
roduéing principa) butange of your foan, the
numbor of diys n the montls, and. olsnnyas to
the Prime Rote or U,S, Buso Rate {ag 1hs ousc
nay ho),

Damnnd of Bixed Rute Term, [ you have n Fixod Rato
Toom Lona snd we wake demand far payment, you will
owe us {I) alt owstanding prhieipal, (1) ttorest, (1) any
olhtr Amount dun under thls Agresment, and (lv) 8
prepeymont ehurgo. The propuymoent churge I8 equal to
the gronipr of threg (3) monhs Interost valsuluted on tha
ipatd balance at (he mie authorized of the Bank's
Ustwinding Cosis.

Selwdule T: Page2
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056 ARTICLE 2 ~ DEPINITIONS

ER Duflnitiois, T thls Apreoment, the followlng lorms have s

foflowbug wionnings;

“Agreamant”™ monns tha jetter agriamen; hetwoss you and Conudinn Wesloth
Bank to whiol this Sehedule il any othor Schedulon age ustachud,

“Bushess !Jgs}r" meutss ity duy {ofisr tha & Suturday or o Sunduy) thal the
CWB Brancli/Cantra 14 opon for brsshicks,

“Cash Coliateral dccoun* means funds on doposit hold by thy Bank fa an
Intrast beardng acuountpmding satsfiotion of corfaln torme and/or sonditions,

“Cagh Flow Covernga Ratlo " visang Ror any fiscal yuar he ratio of X to ¥
where:

x =

Not profit after tax

4 amoytzation/ilopreaiution
+all lntorest expontses

A afl Ingoy

« BBITDA

Y
All Interosl jild or sborued during tho-tralting fisenl year + the Bormawer's
nebinl panoipal paynsent obligntions for the trulling Fieasl yonr under the CWB
aradit (heltity and any athor dostment or sgrsmeat including without
fhmltation:
o inrospect of any Mdebludness for bormowsd mopoy ue ¢lassified In
{frs balnoa hoot of'ihis Bovrower. and it nevordance with ganerally
sequptud agcounting pringfpule; swl
o Jureypoet of pny oapitsl loghe in aceordance with genumily acoopted
acoaunting principles entorad info by the Borrowsr.

“Customer Antomuted Funds Transfar (CAFT)” s o WHB busud sorvioe that
provides nom-potsonnl customers Uy sbility © muks multiplo oloutronic
teansnations. Br purposes of divoet doposit for payroll or direct. puyment of
accounts puayable,

“CWE Branch/Cenire” moans the Canadinn Westarn Bank bruaoh ot buuking
conteo noted an the Hrst pags of this Agrvament, te chungad from lina o tims
by agreemeid balivoon the pasiion,

“Demand Non-Bevofolng Loon™ manns on fnstslloent loon that fy payublo
ugion demnait,  Buch. o Lown my be eliher ot o fixed or a floating rito of

intevest,

“ftveel Rerto Loan * menog any Josn drawn down, oonvartod o estandes undor
a Loon at an interout rate whioh was fsed fou « (orm, stend of wibronaed 1o o
Foating rate such ag (he Prime Rate vr 1.8, Buse Rate, ut the the uf such
denwddown, convorlon of oxtension.

"Tutangtbles” means sssots of the business iat linve no viluo In (homuolves
but represent value, Thoy inghuds sich things as vopyripht, goodvdll, patenfs
and tindemacks; fanchises, licondos, lensuy, rassnvch and devolopuient costs,
and doferred davelopmont costs,

"Laqsa-Up Beserve” moans thy amotni of the-Laan thul ts fmded ity n Coxh
Collatoral Acgount pending lvass-np of the Projost In nuourdanco with the Loan
guthrizatlon,

“Lottap of Ciadl! " o “L/C"™ means u docutnaniary or stand-by Latior of Credlt,
a Loty of Cuamntes, or » similar Instrument in form und subsinnes

snlisihvtocy 1o us,

“&tors" Insludos u miorigage, charge, llen, xecurlty filorast ur encumbranes of
mty ot on en asset, end ingludes vonditionul rries. condmets, tltfo ratention
upreamnts, eaphial tassis end caplial lessos,

“Loan" munns any Joan sopmnt rofkrred to f thy Agreemout anel I thers sra
tva or more soghients, "Luen” hieludes reference to cach suguiont,

"Laan Amoini " of any Lonn menns the nrount speoified In the Agireement wil
trthoro ace fwo or maors seginers, “Loan Amount” inoludes reference to each
sogiment,

Subediilo F; Page 3

“Loan Matuply Dote™ muang tlie e tho loan la fo bo repald or uxiended by
(ot fuzthar form, ot the optien of the Bink. .

“Sancdatory Capltal Bxpencinwos® tyeans nel onpiind oxponditures thiured by
you nat floagesd by long torm debl  Net cupliel expendibve meaoy ol

capliulized {ixad sss6l puiohuses Tess fxed osset salos,

“Normal Course Lien” msang v Lisn that (n} arlses by opcrutlon of lnw or fn
tha ordinry course af bustness uy i rosult of ownlng uny auch nsot (but doos
not firalude d Lian glivon ‘to another oradiiar ¢e to Sootizs dobts awed lo thiy
Loan) nud (b) tkon tagether with ull other Normil Course Lisns, doog not
materially aftiset tho vidite of thy ssaot or lis ves In Hhie business,

“Qparating Aceonnt™ swanng the acsount Ht you norwlly uss Ry e day-to«
dny ensh teds of your bushvess, nitd sy bo slthor or bath of i Catadlin dollar
i 1 L8, doller aecount.

"Pagponed Dobe" manus wy dobt ewed by you fhal bas boo formally
poatponed to the Bagk,

“Pling Rette” mewss the variable rofbrance Hie oF intetest per yone devlszed by
the Bank rom thny to e fo ba jis Prime mis for Canisdisn daiay Jonity madu

by the Buak In Canady, .
“Princlpal Swn " manng the lom belsacy oltstanding,

“Priorlly Claims® maans plorltive thit nro oreatod whon 2 borrawver does not
cumit monlos due for Theome Tax, Workers Compensation, Cunds Penslon
Plan, Bmploymont [nsursnce, QST, Troviiolnt Sales Tag, wugs Slalws
Inoluding snpeid holidny estileniont, unpald wlilty bllis and arrears of ront for
businesy promleos, Thesg nro constderad to be dogmud trst AWl vk
priotity to ali ssturdty {ntereata,

“Purehosn Mosey flop™ menns & Liss tocurred In the ordinary douras of
businuss only to seoure the purchise peed af gu asset, or (o seeure debl used
only o {inanes the purehaye ot tho assat.

“Starchaldars® Byniy™ monns patds enphiol, remined eunifngs end tiributed
or contribuied surplus.

“Standard Overdraft Rute” monns (he vacible roforonce Intevest tale psr year
dectored by the Bank from \Ime 10 it 1o bo s glandard overdraft miy on
overdrafls In Canadian or (1.8, doflar acoounts inalnfained with the Bank fn

Canada.

“Tanglile Not Warrh® meuns the lolul Sharcholders’ Equity, minus (&)
pmounts due BomAovesimads s pelated pattlus, ond. the valus of alt
Intangibles, pivw (h) nll posipened debt,

“Uiwineling Caste" manns the cosls the Baak fneurs whon a fixed mio loan Jx
g.m‘d out carly. Tho unwliding opsts ot based ow fin fisyest mig difforgntind

sween e losn rate and the bld gida ylold for Qoverntent of Carindn
gecarittos Wilh tho shene maturdty o3 the toew, for the woalaing tarm oo loan
at the lime ot repayment,

“US. Bosg Rate” mouns fha varisble toference vule of mierest per year ag
deolared by the Bank font lime to time lo bo K bass rate for 1,8, dollar Joans
wiuda by the Baak In Cunada,

&
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This is Exhibit "I" referred to in the Affidavit of Ricardo
Sousa, sworn February 26, 2025.

Commissioner f. aking AYfidavits (or as may be)

CHARLES W. SKIPPER
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LRO # 65 rge/Mortgage
The applicant{s) hereby applies to the Land Registrar.

Receipted as YR3344879 on 20211123  at 13:51

yyyymmdd Page 1 of 16

Propeﬂies

PIN 03276 -0125 LT

Interest/Estate Fee Simple

Description PCL 1-1 SEC 656M2681; LT 1 PL 65M2681; S/T LT652714, LT586315 ; SIT
LT546620,LT546628 VAUGHAN

Address 20 CALDARI RD

VAUGHAN

I Chargor(s)

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 20 CALDAR] DEVELOPMENT INC.

Address for Service

I, Aurora, Nakul, have the authority to bind the corporation.
This document is not authorized under Power of Attorney by this party.

F:hargee(s) Capacity Share ]
Name CANADIAN WESTERN BANK
Address for Service Suite 101

2000 Argentia Road

Mississauga

Plaza 1

Ontario L6N 1P7

I Statements

Schedule: See Schedules

! Provisions

Principal

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

$13,120,000.00 Currency CDN

16.5% per annum

201617
Full insurable vaiue

l Signed By

Evonne Emma Finnegan

Tel 844-405-7666
Fax 844-405-7667

1984 Yonge Street acting for Signed
Toronto Chargor(s)
M4z 187

! have the authority to sign and register the document on behalf of the Chargor(s).

2021 1110

I Submitted By

SCHWARZ LAW PARTNERS LLP

Tel 844-405-7666
Fax 844-405-7667

1984 Yonge Street
Toronto
M4Z 187

20211123
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LRO# 65 rge/Morigage
LS,

Receipted as YR3344879 on 20211123  at13:51

The applicai hereby applies to the Land Registrar. yyyymmdd Page 2 of 16
LFees/T “axes/Payment 1
Statutory Registration Fee $66.30

Total Paid $66.30

100
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MORTGAGE

TO; Canadian Western Bank
Sufte 101, 2000 Angertla Road, Pleza 1, Misslssauga, Ontarlo
("CWB", "us”, "wa", "owt", or "Mortgages")

20 Caldari Development ing,
20 Caldar] Road
Vaughan, Ontarlo

(the "Mortgagor”, "you" or “yaur”)

This agreement {as It may be supplemented, renewsd, extended or amended from time fo time, this
“Mortgage”) Is required because CWB Is lending money to help you mest your business needs (or, CWB Is
lending monsy. to help another business meet its needs and yau are guarantesing the repayment of that loan)
and CWH needs security in your property if We are not repald. You are or will be the registered owner of the
property set out In Schedule “A” Inojuding all bulldings and fmprovements (the “Lands), In this Morigags,
you are granfing us an Interest In and charge agalnst the Lands thaf will bs registered on tite to the Lands. In
exchange for CWB fending money to you or for your benefl, you agree to the terms of this Mortgage as
follows:

1. Your cbligation to pay - You will pay us the sum of $13,120,000.00 in Canedlan Dollars (the
“Principal Sum”} ON DEMAND plus Interest on the Princlpal Sum or such amount that Is advanced plus
Interest and charges and any amount remaining unpald, at the rate of SIXTEEN PERCENT (16%) pet
annum or such othar Interast rate agreed between us In writling (the "Interest Rata"), until the Principal
Sum and Interest are pald In full. Your obligation to pay the Principal Sum and the Interest Rate will
cantinue fo apply for as long as the Principal Sum remalns unpald, even if the Pringipal Sum has not been
paid In full when CWB’s loan matures, If we require the Princlpal Sum to be pald or in full or if we receive

" ajudgemsnt In respect of this Mortgage,

2. Interest and Arrears All overdue Interast shall be treated as a part of the Princlpal Sum and shall
bsar compound intsrest at the Interest Rate, and all Interest and compound Interest shall be a chargs
upon the Lands. If any of the money securad hy this Maortgage is not paid when due, you will pay Interest
on such outstanding amount for as long as it remalns unpaid.

3. Revolving Advances - You acknowledge and agree that this Mortgagé may be held by us as
security for loans that may revolve or may be repald and readvanced from time to time up to the Princlpal
Sum. Upon signing this Mortgage:

(a) this Mortgage shall be a continuous charge against the Lands even though the balance
owing under this Morfgage may fluctuate and may be teduced to a nil balance and may
be repald and readvanced from time fo fime;

{s)] this Mortgage shall be securfty for payment of the ulimate balance of the money
advanced by us fo you and any other sums payable and secured under this Mortgage;

(c) thls Morigage shall remain valid securlty for any subsaquent advance or readvance by us
to you as if It had been made when this Morigage Is slgned;
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(d) nothing in this Mortgage requires us fo advance any unadvanced portlon of the Principal
Sum and wes may suspend or canceal revolving loans et any tims; and
)] any partial or fuli payment made by you to us shall not be deemed to be & redemptlon or
cancellation of any revolving loan or this Mortgage.
4, Your agreement with us - You agree that this Mortgage is additional and continuing collateral

security for your performance of all of your outstanding promises and obligations of any iind owed to us
under the terms of a loan agresment, guarantee, letier of cradi, letter of guarantes, promissory note or
any other evidence of your obligations owsd {o us (“Our Agreement”). You agree to observe and parform
your obligations under Qur Agreement. The terms of Qur Agresmant are not superseded by nor merged in
this Martgage, and the provisions of Our Agrasement ars incorparated Into this Morfgags by reference and
shall remain In full force and effect untll you fully perform all of your obligations In Qur Agresment. A bregch
or default undsr Our Agreement shall constitute a breach or default under this Mortgags, and vice versa.

5. Cavenants - You covenant and agres that:

() you have good {itle to the Lands except for registered encumbrancss, llens and interests,
if any; .

{b) you have the right to mortgage the Lands;

(c) on defaull we shall have qulet possession of the Lands free from all encumbrances
except as permitted in this Mortgags;

(d) you will slgn further declarations or pledges of the Lands as may be required; and
() you have not and will not encumber the Lands except as menttoned in this Mortgage

8. Agslgnment of Rents and lLeases ~ If all or any portion of the Lands Is now or in the future
becomes subjsct to any lease, agreement to lsass, tenancy, quota, right of use or occupation or license
{collectively, “Leases™) you transfer and assign to us all Leases, togsther with &ll rents and other monies
payable under them (collactively, “Rents") that are now or In the future will become due and payable to

“yau, as lessor, under alfl existing and future Leases and under every exlsting and future guarantees, if

any, of the obligations any present or future tenant, user, oceupler or licensee of all or any portion of the
Lands, togather with the bensfit of all rights, benefits or advantages In the Leases and the authority to
demand, collect, sus for, distrain for, recover, recelva and glve recelpts for the Rents and to enforce
payment of the Leasas and the Renis in your name. We note, however, that, untll there Is a default under
this Mortgage, you may recalve, collect and enjoy the Renis only as they become due and payable and
not in advance.

7. Taxes You shall pay as they become dus all taxes, rates, assessments, leviss, llens, local
improvement charges and penalties payable in respect of the Lands or this Mortgage (all of which Is
referred fo as “"annual taxes”). We may deduct from any advance an amount sufflclent to pay any annual
taxes which have become dus and payable, and are unpald at the date of such advancs. You shall send
to us alf assessment notices, tax bills and other notices affscting your obligation to pay annual taxes as
soon as possible after you receive them, plus proaf that you have pald such annual taxes.

8. fnsurance ~ You will Insure during the term aof thls Mortgage for both your and our beneflt,-

(dentifying us as lose payee as our Inferests may appear, the Lands and every bullding, structure,
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erection, Impravement and fixture, Including thelr replacements, and all personal property located on the
Lands for af least the full Insurable replacement value of such property on a non-reporting completed

~ valus basis In Canadlan doflars, The Insurance including Insurance company or pollcy of Insurance must
be approved by us and shall cover all risks of direct physical loss with only such exclusions as we may
approve and must Include Insurance agalnst liability Imposed for damage, loss or Injury to or death of
persons and for damage to or loss of property of any person in such amounts ag we baliava will
reasanably prodect you against such losses. in addition, you must maintaln boiler insurance If any boilers
or pressure vaseels are Installed In the premises and you must obtaln Insurance covering loss of Rents
under any Legses and business Interruption Insurance where Lands are occupled by you. Insurance
coverage must be sufflclent fo pay the amounts required to be made under this Mortgage for the perlod of
such policles. In addition, we require that;

(a) such Insurance pollcles shall elther be without co-Insurance or have a stated or stipulated
amount co-Insurarnce clause for an amount squal to or less than the policy limit;

{b) yau will upon request provide us, at you‘r expense, with a cerlificate of a competent
appraiser or other competent person selected by us es fo the sufficlency of any
Insurance, Including the type or amount of Insurancs;

(c) you will not allow any pollcy of insurance to be invalidated, and must assign, transfer and
detlver to us any polley, and you lrrevocably assign proceeds of Insurance to us. f you
neglect to keep any part of the Lands Insured, or to deilver any poliey, or to producs to us
at lsast fifteen (158) days hefore termination of Insurance coverage evidence, to our
reasohable satisfaction, or If we recelve notioe of the Intended cancsllation of any policy,
wa may Insure the Lands; provided however that we shall not be required to insure the
Lands or, if we Insurs the Lands, to Insure other than for our bengflt alone, or to arrange
to pay the premiums on any policy, or to arrange to remedy any defect In any policy or
fallure of any Insurance company to pay for any loss; and

{d) If any loss or damage occurs, you must do all necessary things to enable us fo recsive
payment of the Insurance monies. Any Insurance monies recelved may, at our option, be
applled in rebullding, reinstating or repalring the Lands or be pald to you or any other
pearson that I8'the owner of the Lands, or be pald parily In one way and parlly in another,
or may he applled, In our sole discretion, to pay the Princlpal Sum, interest or other
amounts owed to us under thls Mortgage, whether due or not then dus, notwithstanding
any law, equity or statute o the contrary.

g, Wasls - You will not permit any act of waste on the Lands or do anything, which lessens the value
of the Lands In our opinion.

10. Hazardous Materlals You represent and warrant to us that, to the best of your knowledge after
due and dlligent inqulry, no regulated, hazardous or toxic substances are being stored on the Lands or
any adjacent propesty nor have any such substances been stored of Used on the Lands or any adjacent
_ptopetty prior to your ownerghlp, possession or control of the Lands. You agres to provide written notice
ta us Immedlately upon you becoming aware that the Lands or any adjacent property Is belng or has been
contaminated with regulated, hazardous or toxlc substances, You will not causs nor permit any activitles
on the Lands which directly or indirectly cauld resulf In the Lands belng contaminated with regulated,
hazardous or toxic substances. For the purposses of this Mortgage, the term “regulated, hazardous or
toxic substances” means any substance, defined or designated as hazardous or toxic wastes, hazardous
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or toxle material, a hazardous, toxic or radloactive substance or other similar term, by any applicable
federal, provinclal, state or local statute, regulation or ordinance now or hereafter [n effect, or any
substance or materials, the use or disposttion of which is regulated by any such statute, regulation or
ordinance, :

You shall promptly comply with all statutes, regulations and ordinances, and with all orders, decrees of
Judgmentis of governmantal authorities or courts having jurisdiction, relating lo the use, collection, storags,
treatment, control, ramoval or cleanup of regulated, hazardous or toxle substances In, on, or under the
% Lands or In, on ar under any adjgcent propstty that becomes contaminated with regulated, hazardous or
s toxlo substances as a rasult of construction, operations or other aclivities on, or the contamination of, the
Lande or Incorporated In any Improvemenis (s defined below). We may, but shall not be obliged to,
enter upon the Lands, take actions and Incur costs and expenses to ensure your performance of your

o compllance obligations described In this paragraph as we desm advisable and you shall relmburse us on
3 demand for the full amount of all costs and expenses Incurred by us in connectlon with such compllance

o activiles.
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‘ With respect to regulated, hazardous or {oxic substances, you agree to be liable for and to Indemnify us,

o our officers, directors, employess, aganis and lts shargholders and agree to hold each of them harmless
o from and against any and all losses, llabliltles, damages, costs, axpanses and claims of any and every
Kind whatsoever, Including:

- (a) the costs of defending andlor counterclaiming or claiming over agalnst third parties In
- respect of any action or mafter; and

(b) any cost, liabllity or damage atlsing out of a seftlement of any action antered Into by us
with or without your consent;

. which at any time may be paid, Incurrsd or asserted against any of them as a direct or Indirect result of
e the presence on or under, or the escape, seepagse, leakage, sphlage, discharge, emlission or release from
: the Lands or Into or upon any land, the atmosphere, or any. watercourse, body of water or wetland, of any
- regulated, hazardous or toxic substances. The indemnification set ouf In this paragraph shall survive the
;! . payment and satisfaction of your Indebtedness and liabllity to us pursuant fo thls Mortgage.

3 1. Improvements - All eractions, bulldings, fences, machinery, equipment, plant and Jmprovements
; fixed or otherwise, now or fater put on the Lands (the “Improvements” and, together with the Lands, the
, *Property”) are and shall Inmediately when placed on the Lands become fixiures and form a part of the
£ Lands and be secured by this Morigage. You will at all timas and at your own expense sufflclently repalr,
maintain, and keep the Property In good and substantlal order and repair all Improvements.

- 12. Alterations or Additions ~ You will not make or aflow any matarial change, alteration or addition to
P the Property nor change the present use of the Lands during the term of this Mortgage or Qur Agreement
without our prior written consent, which shall not be unreasonably withheld. You shall nat do anything
where any policy of Insurance on the Lands may be vitlated and you shall not use or permit any part of
S the Lands fo be used in any way contrary to the regulations and requirements of the municipal, provinclal
) G or other governmental authorify having jurisdiction over the Lands.

_ 13. Covenants Regarding Construction ~ If you construct or cause to be consfructed, any bulldings,
L roads, utllity services or Improvements of any kind (the “Project’) in, to or on any part of the Leands, you
agree:
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(a) to carry on construction of the Project continuously, diligently and In a good and workman
like mannat and In accordance with applicable laws until completed In such a manner
that, at all times, In our reasanable opinlon, construction can be completed by such date
as may he set out In Our Agreement;

(b) to devote your full efforts and energy to the development and construction of the Project,
not to abandon or delay completion of the Project for 15 days or more consecutively
durlng the term of this Mortgage, except for reasons beyond your control, or depart from
the plans and specifications for the Project; and

(c) to correct promptly all defects In the construction of the Project as reporied to us by our
consultants,

14, No Bullders' Liens — To preserve our securlty Interests In the Lands and this Mortgage throughout
the term of this Morigage, you will hot allow anyone to register any debt or flen of any Kind on tlile o the
Lands, which could rank prior to our security Interests under this Mortgage; providsd that the registration
shall not he deemed to be a breach of thls Morigage If you would Itke to, in goed faith, dispute such debt
or llen and you, If we so require, glve security to our satisfaction for the due payment of the amournt
clalmed, together with passible casts, In case It is proven to be a valid llen. Upon the registration of any
debt or flen against the Lands, or If any bulldings belng erectad on the Lands remalning unfinished. or
without any work belng dane on them for a perlod of 10 days, the princlpal and intarest secured by this
Mortgage shall, at our option, become due and payable.

18. Performange by Us - We may at our oplion, at any tims, pay any taxes, rates, liens, charges,
encumbrances and other clalms in erder to maintaln the title to all of the Lands and to make or keep thls
Mortgage a charge and encumbrance on the Lands; make arrangements for inspecting, obtalning reports
of the value, state and condltion of the Lands; If there Is a default under this Morigage, take care of
leasing, collecting the rents of, insuring rents, Insuring the Lands or Improving and menaging generally
the Lands; and collect all monies payable under this Mortgaga. If you refuse or neglsct to perform any
obligation under this Mortgage at the time at which you should In our sole opinlon, we may, at your
expense, arrange for the performarnce of such obligation and may enter upan the Lands far that purpose,

16. Fees and Disbursements ~ You will pay for all costs, fees and expenses we pay or for which we
bacome llable In preparing, reglstering, maintaining or enforcing this Martgage, Including all legal costs as
between soligitor and his own client on a full indstnnity basls, which costs shall be treated as a part of the
Princlpal Sum, shall bear Interest et the Interest Rate, be g charge upon the Lands and shall be payable
on demand. If you do not pay these fees and disbursements, we may In addition to all other rights and
remedies exerclse the power of sale expressed In this Morigage.

17. Defaulf — Wa can demand tha perfotmance of your obligations under this Mortgage or Qur
Agreement at any time and, If we so demand, the full amount of the Principal 8um, interest and any other
monles sacured by this Mortgage then owling by you to us shall, at our optlon, Immediately become due
and payable (ven If the term of this Morigage may noet have expired) and upon being declared fo be due
and payable, this Mortgage shall Immediately begome enforceable and we may proceed to enforce it
without any further requirement of nolify you of our enforcement steps.

18. Enforcement - If we chooss 1o enforce this Mortgage:
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alt of the monles secured by this Mortgage shall at aur option become due and payable
and to all Intents and purposes as If the time for payment of all of the secured manles had
fully come anct expired;

we may enter info possession of the Lands and whether [n or out of possession collect
the rents and profits of the Lands, and make any demise or lease of any part of the Lands
on such {arms, periods and at such rent as we think proper; and that the power of sale [n
this Morigage which we may exerclse may be exerclsed either before or after and
subject to any demise or lease we make;

it shall be lawiul far, and you grant full power, tight and licencs to us fo enter, selze and
distrain upon the Lands and by dlstress racover as rent reserved as in the casse of demise
of the Lands, as much of the monles from time to thime be or remalning in arrears and
unpald, fogether with all costs, charges and expenses attending such levy or distress, as
in like cases of distress for rent;

we may without notice o you, lease, sell and convey any part of the Lands with on such
terms of cash, credlt or ofherwise and either by public auction or by private contract as
we desm nacessary In our sole discretion and In the event of a sale we shall not be
accountable for or charged with any monies untll actually recelved, Natwithstanding the
power to seill and our other powars In this Morigage, we shall have and be entliled to the
right of foreclosure of the equity of redemption In the Lands as fully as If the power of sale
and other powers In this Mortgage had not been contalned {n this Mortgage;

we may appolnt a receiver and/or a manager of the Lends and/or a recelver of the rents,
profits and Incomes of the Lands, or may apply to any Court of compstent Jurlsdiction in
any acflon, cause or procesdings brought of commenced under this mortgage by reason
of the default by you, for the appointment of sald manager andfor recelver.

19, Receiver, Recelver/Manager — We may In writing appoint any person to be a recelver of all or any
part of or Interest In the Property and/or any revenues, rents and profits coming from the Properfy. We
may remove any appolnted recalver and appolnt a replacement. The tarm “Recelver” as used In this
Mortgage shall Include a recelver, a manager; or a recelver and a manager. The following provisions
shall apply to this paragraph:

{a)

{b)

{©

an appointed Recelver Is your agent and you shalf be solely responsible for the acts or
defaults and for the remuneration and expenses of the Recelver. We shall not be
responsible for any misconduct or negligence by any Recelver and may, from tlme to
time, flx the remuneration of every Recslver and be at lbarty to dirsct the payrnent for the
Recelver from proceeds collectad;

nothing contained in this Mortgage and nothing done by us or by a Recelver ghall render
us a mortgagee in possesslon or responsible as such;

all monles recelved by the Recelver, after providing for payment and charges ranking
prior to this Mortgage and for all costs, charges and expenses of or Incldental to the
exercise of any of the powers of the Recelver [n this Morigags, shall be appiled towards
the monles owlng pursuant to this Mortgage;
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(d) the Recelver shall have power to;

{H

(i)
{tin

(v)
v)

Vi)

take possession of the Lands, the Properly, rents and profits, and any praperty
charged by this Mortgage and any additional or collateral securlly granted by you
to us and lo take any proceedings, be they legal or otherwise, In your name or
otherwise;

carry on the business which you ars or wera conducting on the Lands;

to sell or leass or release all or any portion of the Lands and the Property and for
this purpose to execute contracts in your name which sald contracts shall be
binding upon you;

to make any arrangement or compromise which It shall think expedient;

to the extent permiited by taw carry on any development or Improvement related
to the Lands, and for such purpose borrow money either secured or unsscured;

lo apply the net proceeds of any sale or lease get out In this Mortgage, subject to
the claims of all sscured and unsecured creditors (If any) ranking In priority to this
Mortgage, In payment In the following order of priority:

A. any cosis, charges, expenses and legal fees {on a solicttor and own
cllent basls) Incurred In taking, recovering or kesping possession of the
Lands or the Property or by reason of hon-payment of the monies hereby
sacured;

B. in payment of any costs, charges, expenses and legal fees (on a solicitor
and own client, full Indemnity basis) of and Incldental to the appointment
of the Recelver and the exerclee by it of all or any of the powers

- aforgsaid Including its reasonable remuneration and all outgolngs
properly payable by il

C. in payment of any monles borrowed by the Receiver whether secured or
unsecured for the purpase of the exercise by It of all or any of lts powers
as set out In this Morigage;

D. in payment of Interest to us as mentioned In this Mortgage;

E, toward payment to us of the Principal Sum or so much of It that remains
unpaid;

E. In payment of other monles owlng under this Mortgage or secured by this

Mortgage; and

G any surplus, If any, shall be peld to you;

{e) the Recalver may, at our option In writing, be vested with afl or any of our powers and
discretlons In this Mortgage;
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the rights and powers granted In this paragraph are supplemental to and not In
substltution for any ofher rights which we may have from tims to tims;

if this Morigage becomes enforceabls, you hersby Irrevocably appoint us and any
appolnted Recelver to be your attorney, In your name and on your bshelf to execute and
perform any actions or things which you ought fo exscute and perform under this
Mortgage and In the exerclse of any of the powers held by us and any Recelver undsr
this Mortgage.

20, Powsr of Attorney In order 1o glve effect {o the powars granted in this Morigags, Including the
power to collect rents and profits, the power fo lease, demise or sell the L.ands or any part thersof and the
power to enter into any contracts with respect to all or any part of the Lands, you lrrevocably constitute
and appoint us your attorney upon the following terms &nd condliions:

(@

(b)

©

(@

the power of atiorney may be exerclaed by us if we demand under this Mortgage or Qur

- Agreement;

i a Recelver Js appointed, then we may, &t aur discretion, delegate the exercise of the
power of attorney granted hereln, and In so doing, constlfute and appoint the Recelver as
our attorney for any purpose under this Morigage;

In any exerclse of the power af sale and power of attorney provlded in this Merigage, the
person exarclsing the powers shall be at Jiberty to convey fitle subject to such liens and
sncumbrances as we deem’ fit, with all proceads from the sale belng distributed as
follows:

H firstly, In payment of all sollcltor and his own clients costs and disbursements
Incurred with respect to the sale or otherwise;

(I secondly, In payment of any fees and disbursements owlng to the Recelver or
our agent;

(i) thirdly, In payment of any or all amounts outstanding to us, Including the Princlpal
Sum and Interast outstanding under this Mortgags;

(v)  fourthly, In payment of any amounts clalmed to be owing by the holder of any lien
or encumbrance registered subsequent to this Mortgage, which, pursuant to the
terms and conditions of the agreement for sele, are required to be discharged; it
being understood that we shall not be bound to Inqulre into the valldlty of any llen
or encimbrance; and

v) lastly, the balance, if any, to be paid into an Interest bearing trust account to be
maintained by us or our solicltors; the belanhce to be releasable only upon our
agreement with you or pursuant to an arder of a court of competent [urlsdiction.

You agree that you will not claim or assert any legal or equltable set off in any foreclosure
actlon which may be sommenced by us, Any such claim must be brought In a separate
action and no such claim shall affect our recourse as against any part of the Lands,
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21, Crose-Default - IF a default occurs under eny dooument, securlty, Instrument, assurancs or
agraement, other than this Mortgage, now or In the future granted to us as additional securlty for your
payment or performance of ohligations under this Mortgage or Our Agreement, a default shall be deemad
to have cccurred under this Mortgage.

22. Due on Sale If you, without our prior written consent, directly or indirectly sell, canvey, transfer or
dispose of any par of the Lands, or grant any optlon or right of first refusel to purchase any part of the
Lands, & default shall be deemed to have occurred undar this Mortgage.

23, Change of Control ~ If you are a corporation and there ls a direct or Indlrect transaction or dealing
which affects your share structure or share ownership and which results In a change In control or
awnershlp In your share capltal, elther legal or beneficial, without our prior written consent, except for any
transfer to existing shareholders or the estate of existing shareholders, a default shall be deemad to have
oceurred under this Morfgage.

24, Amendments — in our sole discretion, we may ralease any part of the Lands or any obligation in

this Mortgage and without releasing any ather part of the Lands or any of the other obligations In this
Mortgage, may by sxtenslon or other agreement from time to time change or agree with you to changs
any terms of this Mortgage, and ne such change shall affect any of your other obligations under this
Mortgags.

25, Renewal or Extenslon ~ if we agree to renaw or extend the term of thls Mortgage, such renewsal
or extenslon doss not nesd to be registered against the title to the Lands.

26. Non-Walver - The permitting of or the acqulescence in the non-performance or non-observance
of or the sxtenslon of time for the performance of any of the obligations In this Martgage expressed or
implled, or the acceptance by us of any payment afier any default shall not constitute a walver of or cure
any continuing or subsequent default, and shall not justify any default or delay on any other cceasion.

27. Non-Merger - The taking of a judgment or judgments on any of the obllgations in thls Mortgage
ghall not affect our right to Interest at the Interest Rate and that such judgment shall provide that Interest
on the Judgment shall be computed at the same rate and In the same mannsr as provided In this
Mortgage unill the judgment has been fully paid and setlsfied. The exercise of one of our rights or
remedies In this Mortgage shall not affect, delay or prejudice any other rights or remadies In this
Mortgage and will not act as a walver of those rights and remedles. Any or all of our rights or remedies in
thls Mortgage may be exerclsed concurrently or successlvely. If any portion of the Princlpal Sum Is not
advanced to you on the date of this Mortgage, we may advance that unpaid potion in any sums at any
future date or dates, The amounts of those advances when pald to you, shall be secursd by this
Mortgage and shall be repayable and b treated as If It has been advansced on the date of this Mortgage.
Neither the exegution nor reglsiration of thia Morigage nor the advance of part of the Princlpai Sum shall
bind us to advance the whole of the Princlpal Sum or any unadvanced portion ¢of the Princlpal Sum,

Nevertheless the Mortgage and charge on the Lands made by this Mortgage shall take effect upon on '

signing of this Martgags, The expenses from the valuation of the Lands, examination of the title and costs
of the preparation, executlon and registration of this Mortgage as well as any present or future security
taken as collateral o the Lands shall be a charge on the Lands and be secured by this Mortgage even in
the event of the Princlpal Sum or any part of the Princlpal Sum not being advanced, and those expenses
shall be payabls as soon as possible with Interest at the Intsrest Rate and without dernand therefor.
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- 28, .Exgrogﬁaﬂon « If any part of the Lands Is condemned under any power of eminent domaln orls
- ecquired by expropriation for any publle use or quas! public use, the damages, proceeds, conslderation
and award for such acquisition, to the extent amounts ers owed by you to us under this Mortgage, are

asslgned by you to us and shall be pald Immediately o us or our successors and assigns.
r K 29.  Prior Encumbrance Clause If you default In the performance of the abligations In any prior
= morigage, agreement for agle, charge or encumbrance (the “Prlor Charge”) registered on fille to the
Lands than such default shall constitute a default undar this Mortgage. We shail be at I'berly in case of

such default, but shall not be obligated, to pay any arrears or other sums payable under the sald Prior
b Charge, or pay off all or any portion of the princlpal and/or Interest secured by the Prlor Chargs. Any
armounts so pald by us shall be added to the Principal Sum, bear interest at the |nterest Rate, ba a charge
{ upoh the Lands, and, unless repald to us upon demand, be recaverabla from you In the same manner as
7 b If such sum had besn originally advanced and secured by this Mortgage. For the purposes of tendering
: any arrears or other sums payable to a holder of a Prior Charge, you lirevocably appoint us your agent for
S such purpose arkl frrevocably direct us to tender such monles upon the holder of a Prior Charge, in your
i name and ant your behalf, and In this regard you hereby assign to us, Its equify of redemption, if any, with
: respect to the Prior Charge together with any statutory right of redemption given to you at law. 1t Is the
e Intention of the partles that we shall have the 8ame rights and powars.as you under and pursuant 1o the terms
' }; : of tha Prior Charge so that we will be able fo take whatevert steps are necessary to bring the Prior Charge
o into good standing once a default has occurrad under the Prior Charge, Nothing In this Morigage shall create
an obllgation upon us to cure any default on your behalf. You covenant and agree thet you shall not permit or
iy aflow aeny llen, charge, encumbrance or morigage to be reglstered against the Lands excepting for this
* Mortgage.

30, Discharge ~ Any discharge of this Mortgage shall be prepared by our sollcltor and we shall have a
bt reasonable time after recelpt of payment in full of all monles secured by this Mortgage to preparse,
executeo and dellver such discharge.

C e 31, Interpretation In this Mortgage and any renewals or extenslons thereof or except as otherwise
provided, or unless the context otherwlse requirss:

70

(8) the subdivisions in this Morigage are called, In descending order, “sections’,
) “subsections’, “paragraphs”, “subparagrephs’, “clauses', and “subclauses”, and all
e references In this Mortgage to deslgnated subdivisions are to the designated subdlvislons
i of this Mortgage; '

[t

r- (b) the words “hereto”, “hersaf’, “hereln” and “hareunder" and other words of similar Import
refer to this Mortgage as a whole and not to any particular ssetlon of other subdivision;

. (c) the headings and subheadings inserted In this Mortgage are designed for convenience
S only and do not form a part of this Mortgage nor are they Intended to interpret, define or
s limit the scope, extent or Intent of this Mortgage or any provision of this Mortgage,

e : (d)  the word “Including” or “Includes” or other variation thereof, when following any gensral

L statement, term or matter, shall not be constrled fo limit such general statement, term o

matter to the spegiilc ltems or matters sel forth Immediately following such word or to
o similar items or matters, whether or hot non-imiting language (such as “without limitation”
R or "but not limited to" or words of simllar Import) I8 used with reference thersto but rather
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shall be desmed to refer ta all other items or matters that could reasonably faff within the
broadest posslble scope of auch general siatement, term or matter;

(e} all refarances o currency or money herein are desmed to mean lawfut roney of Ganade;

® any reference to a staiule shall include and shall be deemed to be a refersnce to such
statute and to the regulations made pursuant that statute, with all amendments made that
statute and In force from time to time, and o any statute or regulation that may be passed
which has the effect of supplementing or superseding the statute so referred to or the
regulations made pursuant to that statute;

{g) any reference fo an enfity shali Include and shall be deemed to be a referance fo an
ontity that is & successor to sugh entity;

] for the purpose of dsfining "the date of the Mortgage" with respect to any statutory right of
prepaymeni, pursuant to the Inferest Act of Canada or otherwlse, the date of this
Mortgage will be conclusively deemed to be the latest of the date of the first edvance
hereunder, the daie Interast commences running or the date of signing;

{i) where this Mortgage is executed by more than ane party, all covenants and agreements
herein contalned shall be consfrued and taken as agalnst such executing parties as joint
and several;

() the helrs, executors, administrators, successors and permitted assigns of any party
executing thls Mortgage are jointly and severally bound by the obligations and terms In
this Mortgage;

(k) the obligations and terms I this Mortgage and our rights, remedles and powers In this
Mortgage shall be in addition to and not In substitution those granted ar Implied by equity,
any law or any siatute whatsoever;

H whersver the singular, the masculine or the neuter Is used, the sama shall be construed
as meaning the plural or feminine or a bady politic or corporate where the context or the
parlles to this Mortgage so require, and where a parly is morse than one pérson, all
covenants shall be deamed to be joint and severzl.

32, Qther clausses that apply to this Mortdage

Any nofice to be delivered under this Mortgage will be in writihg and may be validly served by personal
delivery, by prepaid reglstered mail at your last known address or at the address of any of your directors
or officars or, by emali to you or any of your directors or officers at an emall address malntained or owned
by you and usad by your directors or ofilcers. In the case of mall, such notice wlill be desmed to be
received by you on the third business day following the date of malling.

We may grant extenslons of time or other indulgences to you that are not striclly consistent with the terms
of this Mortgage. We may also obtain additional security or release securlty we hold. We may settle or
release your obligations or otherwise deal with you or any other securlty or credit facllifles we hold, None
of these things affects your liabliity to us, or our right {o hold the Lands ot enforce aur rghts against I,
untll we have been pald in full, .

111
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This Mortgage will enure to the benefit of and be binding upon the partles and thelr respect]ve SUCCSsSOrs
and permitiad asslgns.

If a portlon of this Mortgege Is Invalld, then this Mortgage will be Interprated as If the Invalld portlon had
not been & pertof it,

This Mortgage will be governed by the laws of the Province of Ontarlo. You Irevocably agree and attorn
to the non-excluslve jurlsdiction of the courts of the Province of Ontarlo, provided that nothing In this
Mortgage shall prevent us from procesding, at our choles, to commence a lawsult or proceeding agalnst
you In the courts of any othar court of competent jurisdiction, In accordance with the laws of the Pravince
of Ontarlo, we note the additional tarms and conditions:

@) You agres with CWB that In socordance with subsectlon 7{3) of the Land Registration
Raform Act (Ontarlo), the terms deemed to be Included In & charge by subsection 7(1) of
that act are expressly exelutled from this Mortgags.

33. Collateral Obligations « You further covenant with us thet thls Mortgage Is granted by you as
continuing collateral secuity for the payment of all of your Indebladness owing to' us together with
Interest, costs and other expenses, at all imes, untll pald In full. For the purposes of this Mortgags,
Indebtedness means all debts, llabllities and ohilgations, present and futurs, direct or Indlrect (Including
guarantees granted by you In favour of us) absolute or gantingent, matured or not, of you to us, whether
artsing from Qur Agreement or any agreement or deallngs betwsen us and you, or from any agreement or
deallngs with any another person by which we may be or become In any mannst your creditor and
whether you are bound alone or with another person as principal or surety,

24, Charglng Clause AND for befter securlng to the mortgagee the repayment In manner set out
above of the princlpal sum and Interest (and other amounts hersby secured} the mottgagor hereby
mertgages to the mortgagee all its estate and interest In the Lands.

[REMAINDER OF PAGE LEFT INTENTIONALLY BLANK]
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. n Novowdedr”
The Mortgagot has executed this Mortgage on 9 Qetober, 2021.

20 CALDAR] DEVELOPMENT INC.

Per: ,ﬁ/

Name: Nakul Aurora
Title: President

| havs authorlty to bind the Corporation
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SCHEDULE “A”

Legal Description

PIN: 03276-0125 {LT)

PARCEL 1-1, SECTION 65M2681; LOT 1, PLAN 66M2681; SUBJECT TO LT552714, LT586315;
SUBJECT TO LT546620, L.T546628, CITY OF VAUGHAN, THE REGIONAL MUNICIPALITY OF YORK,

{8) Permiited Encumbrances

MNone
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This is Exhibit "J" referred to in the Affidavit of Ricardo 115
Sousa, sworn February 26, 2025.

Cominissioner for Taking Affidavits (or as may be)

CHARLES W. SKIPPER
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¥ CANADIAN WESTERN BANK

THIS GENERAL SECURITY AGREEMENT DATED

BRANCH ADDRESS:

1. DEFINITIONS

The following definitions shall apply herein:

@

®)

©

@
C)

"Act" means the Personal Property Security Act of the Province/Territery of Ontarlo In affect on the
datehsreof;

"Aceesslons”, "Account”, "Chattel Paper”, “Consumer Goods®, "Document of Title”, "Equipment”,
"Financlng Change Statemant’, "Financing Statement”, "Goods”, "instrument”, “intanglble”,
"Inventory", “Money", "Purchase Monay Securlty Interest”, "Security", "Securities Account” and
"Securty Entitlsment” shall have the meanings ascribed to them in tha Act and shall be deemad to
Include both the singular and plural of such terms. All other capitallzed words or terms usedherein,
unless otherwlse defined herein, shall have the meanings ascribed to them in the Act and the

Regulations passed pursuant thersto:

"Agreement”, "herein”, and similar expressions refer to the whole of this Security Agreement and not
to any particular section or othet portion thereof and extend to and include every instrument which
amends or supplements this Agreement;

"Bank" means CANADIAN WESTERN BANK;

"Collateral” means all present and after-acquired personal property and Real Proparty of the Deblor of
whatever kind and wherever situate, including, withaut limiting the generality of the foregoing, those
specffic items, Iif any, described on the attached Schedule "A", and all other ralated, attached
collateral schadules and all documents, writings, papers, bocks of account and racords relating to the
foregoing and all rights and interests therein, but shall not include:

() the last day of any term of years reserved by any lease, verbal or written, or any agreement
therefor now or hereafter held by the Debtor, It being the intentlon that the Debtor shall stand

pagsessed of the reversion remaining in respect of any leasehald Interest forming part of the
Collateral upon trust to assign and dispose thersof as the Bank may after default direct;

{il) Consumer Goads, or
{ili) those spacific items, if any, descriped on the attached Schedule "B";

"Debtor" means 20-Caldari Development Inc, having a registered office at 20 Caldari Road, Vaughan
Ontario L4K 4N8 ’

‘Default" means the happening of any one or more of the svents or conditions described in section 7
and such term shall be deemed to include each, any, or all such svents or conditions, whether any
such event I8 voluntary or involuntary or is effected by opseration of law or pursuant to or in compliance
with any Judgement, decree or order of any Court or any order, rule or reguiation of any administrative
or governmental body;

)
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078 "indebtedness" means and Includes any and all obligations, Indebtedness and liabllity of the Debtor o
the Bank, (including but not iimited to princlpal, interest and afl costs on a full Indemnity basls) present
or future, dirsct ar indirect, absolute or contingent, matured or not, extended or renewed, whersver
and however Incurred, togsther with any ultimate unpald balance thereof, whether the same is from
time Yo time reduced and thereafier increased or entirely extinguished and thereafter incutred again,
and whether the Debtor Is bound alone or with ancther or others and whether as principal or surety;

{) “Permitted Encumbrances” means those specific securlty Interests, if any, whether by way of
morigage, lien, claim, charge or otherwise, listed on Schedule "A” or hereafier approved In writing by

the Bank prior to their creation or assumption:

(i “Proceads" shall have the meaning ascribed to It in the Act and shall be interpreted {o inglude bank
accounts, cash, trade-Ins, Equipment, notes, Chattel Paper, Goods, contractual rights, Accounts and
any other personal property or obligation recelved when Collateral or Proceeds thereof ars sold,
exchanged, collected or othetwise disposed of;

K "Rsal Property" means all of the Dabtor's right, title and Interest in and to all Its presently owned or
held and after acquired or held real, Immovable and leasehold property and all interests tharein, and
all easements, right-af-way, privileges, benefifs, licenses, Improvements and rights whether
connectsd therswith or appurtenant thereto or separately ewned or held, including all structures, plant

and other fixtures;

@) '"Receiver” msans any one or maore persans {whether officers of the Bank or not), firms aor
corporations appointed pursuant to subsection 9(f) and shall be deemed to Include arsceliver,
manager, receiver-manager, or receiver and manager;

{m) "Security interest” means the security interest and the floating charge granted by the Debtor to the
Bank pursuant fo this Agreement; and

{n “SBpecifically Described Collateral” means those items, if any, describsd in Schadule "A" which
comprise part of the Collateral,

GRANT OF SECURITY INTEREST

For value recsived (the receipt and sufficiency of which is hereby acknowledged):

ﬂv i E-MS

() the Dabtor hereby grants, assigns, conveys, mortgages, pledges and charges, as and by way of a
specific martgage, pledge and charge and grants a continuing Security Interest to and in favor of the
Bank in the Collateral (other than Real Property); and

() the Dabtor hereby charges the Real Property as and by way of a floating charge.

INDEBTEDNESS SECURED

The Security Interest secures payment and satisfaction of the Indebtedness; provided howaver, that if the
Securlty Interest in the Collateral is not sufficlent to satisfy the indebtedness of the Debtor in full, the
debior agrees that the Debtor shall continue to be liable for any indebtedness remaining outstanding and
the Bank shall be entitted to pursus full payment and satisfaction thereof.

ATTACHMENT OF SECURITY INTEREST

The Security Interest shall attach ta the Collateral at the eartlest possible moment in accordance with the
Act, there being no intention on the part of the Debtor and the Bank that it attach at any later time.
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50 7®EPRESENTATIONS AND WARRANTIES OF THE DEBTOR

The Debtor represents and warrants, and gs long as this Agreement remains in effect shall be deemed to
contihuously represent and warrant, that:

{@ the Debtor, if a natural person, is of legal age and, if a corperation, is duly organized, existing and i
good standing under the laws of Is Incorporating jurlsdiction and of each other jurisdiction in which

the nature of lis activities make such necessary;

{v) the Debtor has the right, power and authority to enter Into thls Agreement and to grant the Security
Interest; .

(©) the execution, dellvery and performance of this Agreement have baen duly authorized by all
neceasary corporate actlon and are not in contravention of any instrument by which the Debtor has
been Incorporated or continued, any instrument amending any such Instrument, any internal :
ragulation of the Debtor, any law, or any Indenture, agreement or undsriaking to which the DebtorIs a

party or by which it Is bound;

(d) the Debtor has not previously carried on business, doss not currently carry on business, and shall not,
without the prior writisn consent of the Bank, in the future carry on business under any name other

than the name set forth in paragraph 1(f);

{&) ths Collateral is genulne and is legally and beneficlally owned by the Debtor free of all security
Interests except for the Security Interest and the Permitted Encumbrances;

(h the description of the Specifically Described Collateral, whather contained hersin or provided
elsewhere the Dabtor to the Bank, is compiete and accurate and ali serial numbers affixed or ascribed

to any of the Collateral have been provided to the Bank;

@) each Chattel Paper, Intangible and Instrument constituting Collatsral is enforceable In accordance
with its terms against the party obligated to pay the same (“Account Debtor"), the amount represented
by the Debtor to the Bank from time to time as owing by each Account Dabtor shall be the cerrect
amount owing unconditionally by such Account Debtor, and no Account Debtor shall have any
defence, set-off, claim or counterclalm agalnst the Debtor which can be asserted agalinst the Bani,

whether In any procesdings to enforce the Collateral or otherwise;

(h) the locations speclfied in the attached Schedule "C" as to business operatlons and records are
accurate and complete and, except for Goods In transit to such locations and Inventory on lease or
conslgnment, all Collateral shall be sifuate at one of such locations;

() all financial statements, certificates and other information concerning the Debtor's financlal condition
or otherwise from time to time furnished by the Debtor to the Bank are and shall be In all respects
complete, correct and fair representations of the affairs of the Debtor stated in accordance with
generally accepted accounting principles applied on a consistent basis;

{) there has not been and shall not be a material adverse change in the Debtor's position, financial or
otharwise, from that indlcatad by the financlal statements which have been delivered to the Bank;

{k) there are no actlons, sults or proceedings pending or, to the knowledge of the Debtor, threatened
agalnst the Debtor except as have been disclosed in writing to and approved by the Bank; and

{) none of the Collateral s or shall be Consumer Goods,
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6. GBUENANTS OF THE DEBTOR

The Debtor covenants:

@

®)

©

@
®

to defend the Collateraf against the claims and demands of all other partiss claiming the same or an
interest therein and to kesp the Collateral free from all securlty Interests except for the Security
Intersst and the Permitted Encumbrances:

except as expressly permitied herein, not to sell, exchange, transfer, assign, desiroy, lease or
otherwise disposs of the Collataral or any interest thersin without the prior written consent of tha

Bank;

except as exprossly permiited hersin, not to move the Collateral from its cusrent locafion, as indicated
on Scheduls "C", without the prior written consent of the Bank;

to assemble and dellver the Collateral to the Bank at such location as the Bank may direct;

to notify the Bank promptly in writing of:

{) any change In the information contained In this Agreement Including any information relating to
the Debtor (including its name), the Debtor's businsss, the Collateral, or the locations of the
Collateral or the recards of the Debtor, o that the Bank shall be constantly advised of allplaces
where the Debtor conducts Its business, maintalns the Collateral and maintains Its records,

(i) the detalls of any significant acqulsition of Collateral (inciuding serial numbers where required
under the Act In connection with reglstration or as otherwise requested by the Bank), and for the
purposes of this Agreament "significant” shall mean any item or items the value of which exceeds

in the aggregate $5,000,

{fiy the removal of any of the Collateral to any jurisdiction in which any registration of, or In respact of,
this Agresment may not be effective to protect the Security Interest, and in the case of such
removal to provide the Bank with a written certificate stating the time of removal, what is being
rermoved and the intended new locality of such Collateral, and to assist the Bank In effecting such
further registrations as may be required by the Bank to protact its Securlty Interest; provided
however that this provision shall not be consirued as a waiver of any prohibition against removal
or relocation of Colleteral contained elsewhere in this Agresmant, nor shall it be construed as

permission to do so,

{lv} the details of any claims or lifigation affecting the Debtor or the Collatersl,

{v) any loss or damage to the Collateral,

{vi) any Default by an Account Debtor in payment or other performance of its obligations with respect
to any Collateral, and

(vil) the return to or repossession by the Debtor of any Collateral;

ta keep all of its property, In¢luding the Collateral, In good order, condition and repair and not to use
the Collateral in viclation of the provisions of this Agreement or any other agreement relating to the
Collateral or any policy Insuring the Collateral or any spplicable statute, law, by-law, rule, regulation or
ordinancs having jurisdiction over the same;
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0@1 to executs, acknowlbdge and deliver such further agreements and documents supplemental hersto

0

m)

n

©

®)

(including financing statements, further schedules fo this Agresment, assignments and tranisfers) and
to do all acts, matters and things as may bs requested by the Bank In order o glve effect to this
Agreement and to perfaect the Security interest, Including but nat limited ta any of the same whichmay
be required to carrect or amplify the description of any Collateral or for any other purpoge not
inconsistent with the terms of this Agreement;

to pay all costs and expenses on a full indemnity basls (including legal fees as between a solicltor and
his own client) incidental to:

(1) the preparation, execution and filing of this Agreement,

() maintaining, protecting and defending the Collateral, the Security Interest, and all of the Bank's
rights and Interest arising pursuant to this Agreement, and

(i) the exsrcise of any rights or remedies of the Bank pursuant to this Agresment, Including but not
limited to the costs of the appointment of a Receiver and all expenditures Incurred by such
Receilver, the cost of any sale proceedings (whether the same prove abortive or not), and all
costs of Inspaction, and all other costs and expenses incurred by the Bank in connection with or
arlsing out of, directly or Indirectly, this Agreement, all without limitation. All such costs and
expenses shall be payable by the Debtor Immediately upon demand from the Bank and untll pald
shall bear interest from the date Incurred by the Bank at the highest rate of interest then
chargeable by the Bank to the Debtor on any of the Indebtedness, The amount of all such costs
and expensea shall be added to the indebiedness and shalf be secured by this Agreement;

to punctuslly pay and discharge all taxes, rates, levies, agsessments and other charges of every
nature which might result in any lien, encumbrance, right of distress, forfeiture or termination or sale,
or any other remedy being enforced against the Collateral and to provide ta the Bank satisfactory
avidence of such payment and discharge;

to maintaln Its corporate existence, and to diligently preserve all its rights, licenses, powaers, privileges,
franchises and goodwill; '

to observe and perform all of its obligations and comply with all conditlons under leases, licenses and
other agreements to which It Is a party or pursuant to which any of the Collateral is held;

to carry on and conduct lts business in an efficlent and proper manner so as to preserve and protact
the Collateral and Income therefrom;

to keep, in accordance with generally accepted accounting principles consistently applied, proper
books of account and records of all transaction in relation to its business and the Collateral;

to observe and conform to all valid requirements of law and of any govemmental ormunicipal
autharity relating to the Collateral or the carrying on by the Debtor of lis business;

at all reasonable times, to allow the Bank access to its premises in order to view the state and
condition of its property and to inspect its books and records and make extracts therefrom;

ta insure the Collateral for such periods, in such amounts, on such terms, with such insurers and
against such loss or damage by fire and other such risks as the Bank reasonably directs, with loss
payable to the Bank and the Debtor as Insureds, as thelr respective interests may appear, to pay all
premiums therefor, to deliver evidence of the sama on request, and to do all acts necessary to obtain
payment to the Bank of any insurance proceeds; :

120
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088 to prevent the Collateral from being or becoming an Accesslon or & fixture to other proparty not
cavered by this Agreement or other security granted by the Debtor In favor of the Bank;

{) to deliver to the Bank from time to time promptly upon request:

{iy any Documents of Title, Instruments, Securitles, Security Entitlements,’Securiﬂes Account and
Chattel Paper constituting the Collateral,

(i) ell books of account and all records, ledgers, reports, comespondence, schedules, documents,
statements, fists and other writings relating to the Collateral,

(i) =il financial statements prepared by or for the Debtor regarding Its business, or, whers the
Debtor Is an individual, all tax refurns and such personal financiaf statements ag the Bankmay

request,
(iv} all policies and certificates of insurance relating to the Collateral, and

(v} such further information concerning the Collateral, the Debtor and the Debtor's business and
affairs as the Bank may request;

) not to change the present use of the Collateral; and

f to comply with all other raquirements of the Bank, whetﬁer in the nature of positive or negative
covenants, as may be communicated by the Bank fo the Debtor from time to tims, including but not
limited to those addlfonal covenants, terms and conditions, if any, contalned on the attached

Scheduls "D".
7. EVENTS OF DEFAULT

The following constitute Default:

{& non-payment when due, whether by acceleration or otherwise, of any principal or interest forming
part of the Indebtedness;

{) failure of the Debtor to perform or observe any obligation, covenant, temn, provision or condition
contained In this Agreement or eny other agreament, security instrument or other document made by
the Debtor with or in favor of the Bank or any other person, firm or corporation;

(RN

{©) the death of or declaration of incompatency by a Court of competent jurlsdiction with respect to the
Debtor, if an individual;

{d) the Deblor becomes Insolvent or makes a voluntary assigniment or proposal in bankruptey or
otherwise acknowledges its insolvency, a bankrupicy pefition Is filed or presented against the Debtor,
the making of an authorized assignment for the benefit of the creditors of the Debtor, the appointment
of a recsiver, recelver-manager, recelver and manager or trustee for the Debtor or any assets of the
Debtor, or the Institution by or against the Debtor of any other type of Insolvency proceeding under
the Bankruptoy and Insolvency Adl, Companies Creditors Arrangement Act or similar fegislation in

any jurisdiction; A

(e) any act, matter or thing being done toward, or the commencement of any action or proceeding for,
terminating the corporate existence of the Debtor, or if the Debtor Is a partnership, the existence of
the partnership, whether by way of winding-up, sUrrender of charter or otherwise;

i any encumbrance or security interast affecting the Collateral becomes anforceable;
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083 the Debtor ceasss or threatens to ceass to carry on Ifs business or makes or proposes fo make &
bulk sale of its assets or any sale of the Collateral other than as expressly permittedhersin;

() any execution or other process of any Court becomes enforceable agalnst the Debior or a distress or
analogous process Is levied upon the assets of the Debilor or any part thereof (whether or not forming

part of the Collateral);

h the Debtor permits any amount which has besn admitted as due by it or Is not disputed to be due by
it and which forms, or is capable of being made, a charge upon the Colfateral in priority to, or par
passu with, the charge created by this Agreemant to remalin unpaid for 30 days after proceedings
have been taken fo enforce the same;

{) the Debtor aflows any amount outstanding from It to the Crown pursuant to any federal, provinclel or
territorial statute to remaln unpaid for 30 days or more;

(¢ a comerate dispute occurs within the Debtor, if a corporation, (whether between or among its
shareholders, directors, officers, employees ar atherwise) which may hamper the business
operations of the Debtor or otherwise adverssly affect, In the sole opinion of the Bank, the Debtor's
business assets or the Collateral;

() any representation or warranty furrished by or on behalf of the Debtor pursuant to or In connection
with this Agreement (regardless of the form thereof or whather contained hersin or elsewhers),
whether as an inducemant to the Bank to extand any cradit to or to enter into this or any other
agreament with the Dsbtor or othetwise proves to have been false or misleading as of the day made
In any material respect or to have omitted any substantial contingent or unliquidated liabllity or claim

against the Debtor;

(m) there is any materlal adverse change In any of the facts disciosed to the Bank, in the Debtor's
posltion (financial or otherwise), or In the nature and value of the Collateral; or

{n) the Bank considers or desms, in Its sole opinion, that the Security Interest and the Collateral are not
suffliclent security in relation to the extent of the Indabtedness.

For the purposes of Secﬂon 198.1 of the Land Title Act (British Columbia), the floating charge created by
this Security Agreement over Real Property shall become a fixed charge thareon upon the earlier of:

{@) the occurrence of an event described in clause 7(d), (), (f), (g), or (h); or

(b) the Bank taking any action pursuant fo clause 9 to enforce and realize an the Security Interests
created by this Sscurily Agreement.

ACCELERATION/DEFAULT

{8) In the avent of Default the Bank, in its sole discretion, may declare al} or any part of the Indebtedness
which is not by its terms payable on demand to be Immaediatsly dus and payable, without demand or
notice of any kind. The provisions of this clause shall not in any way affect any rights of the Bank
with respect to any Indebtedness which may now or hereafter be payable on demand.

{) Inthe event of early payout, in whole or in part, the Debtar shall pay the Bank a propayment charge
equel to the greater of three months Interest on the amount of the prepayment calculated at the rate
of interest payable on the loan or the Bank's unwinding costs consisting of the Interest rate differential
calculated by the Bank based on the difference hetween the interest rate on the loan being prepaid
and the bld slde yield on Government of Canada securitles for a comparable term. Notwithstanding
the foregoing, the terms of any early payout provisions and prepaymaent charges agreed upon in a
commitment letter signed by the Debtor and the Bank shall take precedence over the early payout

and prepayment charges provided for in this subsection.
- T .
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Upon Default the Bank shalf have the following rights and powsrs, which the Bank may exerclse
- immediately;

{a) to enter upon the premises of the Debtor or any other premises whare the Collateral may be situated
and to take possession of all or any part of the Collateral, by any method permitted by law, to the
excluslon of all others, including the Dabtor, its directors, officers, agaents and employees, and the
Deblor hereby waives and releases the Bank and any Recelver from all claime in connhection
therewith or arising therefrom;

{b) to remove all or any part of the Coflateral to such place as the Bank deems advisable;

{¢) to preserve and maintain the Collateral and to do all such acts Incldental thersto as the Bank
considers advisable, including but not fimited to making replacements and additions to the Collateral;

) to collect, demand, sus on, snforce, recover and receiva Callateral and give receipts and discharges
therefor, and may do any such act and take any proceedings related thereto in the name of the
Debtor or otherwise as the Bank considers appropriate;

@ tosell, lease, or otherwise dispose of the Collateral in such manner, at such time or times and place
ot places, for such consideration and upon such terms and conditions as the Bark desms reasonable
{including without limitation, by deferred payment) all in the Bank's absolute discretion and without
the concurrence of the Debtor; provided howevar, that the Bank shall not be required to do so and it
shall be lawful for the Bank to use and posses the Collateral for any and all purposes and in any
manner the Bank sees fit, all without hindrance or Interruption by the Debtor or any other parson or
persons, provided howsver that none of the foregoing shalj prejudice the Bank's right to pursue the
Debtor far recovery in full of the amount of the Indebtadness, including the amount of any deficiency
owing after the application of the proceeds of realization {(and to the extent permitted by laws, the
Debtor waives its rights to the protection afforded by any rule of law or leglslation respecting such

deficlency);

{fi 1o appoint by instrument In writing, with or without bond, or by application to any Court of competent
jurisdiction, a Receiver of the Collateral and to remove any Recelver so appointed and appoint
another or others in his stead. Any such Receiver shall, so far as concerns respansibility for hig acts,
be deemed the agent of the Debtor and not of the Bank and the Bank shall not ba in any way
responsible for any misconduct, negligencs or non-feagance on the part of any such Recelver, his -
agents, servants or employses. Subject to the provisions of the instrument appointing him, any such
Receiver shall have the power to take posaession of the Collateral, to preserve the Collateral or its
value, to carry on or concur in carrying on all or any part of the business of the Debtor and to sell,
lease or otharwise dispose of or concur In selling, leasing or otherwise disposing of the Collateral
{including disposition by way of deferred payment). To facilitate the foregoing powers, any such
Recelver may, to the exclusian of alf others including the Debtor, enter upon, use and occupy all
premises owned or occupled by the Debtor where Collateral may be situate, to employ and discharge
such employees, agents or professional advisors as the Receiver deems advisable, to enter Into such
compromises, arrangements or settlements as the Receiver deems advisable, to borrow or otherwise
ralse money on the securlty of the Collateral and to Issus Receiver's cerlificates and do all such other
acts as the Recelver deems advisable In connection with any of the powers referred to herein. Except
as may be otherwise directed by the Bank, all monies raceived from time fo time by the Recelver In
carrying out his appointment shall be recelved in trust for and paid over to the Bank. in addition,
every Receiver may, In the discretion of the Bank, be vested with all or any of the rights and powers
of the Bank under the Act or any other applicable legislation or under this Agreement or any other

agreement;

s
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O&D to rescind or vary any contract for sale, lease or other disposition that the Debtor or the Bank may
have entersd into and to resell, release or redispose of the Collateral;

() 1o deliver to any purchasers of the Collateral good and sufficient conveyances or deeds for the same
frea and cloar of any claim by the Debtor. For such putposss, the purchaser or lessee receiving any
disposition of the Collateral need not inquire whether Defauit under this Agresment has actually
occurred but may as to this and all other matters rely upon a statutory dedlaration of an officer of the
Bank, which daclaration shall be conclusive evidence as betwesn the Debtor and such purchaser or
lesses, and any such disposition shall not be affected by any Iregularity of any nature or kind relating
to the enforcement of this Agreement or the exarcise of the rights and remedies of the Bank;

to exercise any of the powers and rights given to @ Receiver pursuant to this Agreement;

{0 to provide written notice to the Debtor that all the powers, functions, rights and priviteges of the
directors and officars of the Debtor with respect to the Collateral, business and undertaking of the
Debtor have or shall cease as of the date notified therein, except to the extent spacifically continued
at any time by the Bank in writing; and

K to take the benefit of or to exercise any other right, proceeding or remedy authorized or permitied at
law or in squily, whethar as a secured party pursuant fo the Act as the same is in force from tims to
time or otherwise,

All rights and remedies of the Bank are cumulative and may ba exercised at any time and from fime to time
independently or In combination. No delay or omission by the Bank 'n exercising any right or romedy shall
operate as a walver thereof or of any other right or remedy, and no singular partial exercise thereof shall
preclude any other or further exercise thereof or the exercise of any other right or remedy. Provided always
that the Bank shall not be llable or accountable for any fallure to exercise its remedies, take possession of,
collect, enfarce, realize, sell, maintain, lease or otherwise disposa of the Collateral, or to institute any
proceedings for such purposes. The Bank shall have no obligation to take any steps to pressrve rights against
other parties, shall have no obligation to exercise any of the rights and remedies avallable to it on Default and
shall not be liable or accountable for not exercising any such rights and remadies.

The Bank may waive any Default but no such walver shall be effective unjess made in writihg and signad by
an authorized officer of the Bank, Any such waiver shall not extend to, or be taken In any manner whatsoever
{0 affect, any subsequent Default or the rights resulting therefrom.

By its acceptance of this Agreement, the Bank acknowledges that it shall not, except In the case of the
hankruptcy of the Debtor, enforce this Sscurity Agreement against any personal property of the Debtor used
solely for the personal or household use and enjoyment of the Debtor or the Debtor's immediate family.

16. BANK MAY REMEDY DEFAULT

The Bank shall have the right, but shall not be obliged {o, remady any default of the Debtor and alt sums
thereby expended by the Bank shall be payable immediately by the Debtor, together with interest thereon
at the highest rate of interast then chargeable by the Bank to the Debtor on any portion of the
indebtedness. All such sums shall be added to the Indebtedness and shall be secured by this Agresment,
In no case shall the exercise of tha Bank's rights pursuant to this Section 10 be deemed 1o relieve the
Debtor from such Default or be deemed a walver of such Default or of any other prior or subsequent

Default.
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1108BE OF COLLATERAL

Subject to compliance with the Deblot’s covenants contained herein and to the fallowing provisions of this
Section 11, untll Default the Debtor may:

8 Inthe case of Equipment, dispose of the same for the pufpose of immediately replacing it by other
Equlpment of a similar nature or of a more useful or convenlent character and of at least equalvalus;

{©) Inthe case of Inventory and Money, dispose of the same In the ordinary course of the business of the
Debtor and for the sole purpase of carrying on the same; and

{c) otherwlse possess, collect, use, anjoy and deal with the Collateral In the srdinary course of the
Dshtor's business in any manner not expressly or impliedly prohibited herein or ctherwise
Inconsistent with the provisians of this Agreement.

Netwithstanding the foregoing:

&) hefore or after Default the Bank may notify all or any Account Debtors and may direct stich Account
Debtors to make all payments owed in respect of the Collateral directly to the Bank; and

()} the Debtor agrees that any payments on or other Proceeds of Collateral received by the Debtor,
whether before or after Default, shall be received and held by the Debtor In trust for the Bank and
shall be turned over to the Bank upon request.

if the Collateral at any time Includes Securities, the Debtor authorizes the Bank to transfer the same or any
part thereof into ts own name or that of ifs nominees so that the Bank or its nominees may appear on record
as the sols owner thereof, provided however that until Default the Bank shall delivar to the Debtor all notices
or other communications received by it or its nomineas as registered owner and upon demand and receipt of
payment of any necessary expenses shall issue to the Debtor or its order a proxy to vote and take all action
with respect to such Secutlties. However, after Default the Debtor walves all rights to recelve any notices or
communications in respect of such Securities and agrees that no proxy issued by the 8ank to the Debtor or lis
order as aforesald shall thereafter be effactive.

12. APPROPRIATION OF PAYMENTS

All payments made at any time in respect of the Indebtedness and all Proceeds realized from any
Securities held therefor may be applied (and reapplied from time to tims notwithstanding any previous
application) In such manner as the Bank sees fit or, at the option of the Bank, may be held unappropriated
in a collateral account or released to the Debtor all without prejudice to the rights of the Bank hereunder,
including the Bank's right to collect from the Deabtor the amount of any deficisncy remalning after
application of all such payments and Procesds.

13. POWER OF ATTORNEY AND AUTHORIZATION TO FILE

The Debtor hereby authorizes the Bank fo file such Financing Statements and ather documents and do
such acts, matters and things {Including completing and adding schedules to this Agreement indentifying
Collateral or location) as the Bank fram time to time deems appropriate to paifect, cantinue and realize
upon the Security Interest and to protect and preserve the Collateral, In addition, for valuable
conslderation, the Debtor hersby irrevacably appointa the Bank and its officers from time to time, or any
one or more of them, to be the true and lawful attarney of the Debtar, with full power of substiution, in the
name of and on behalf of the Dabtor to axecute and {6 do all deeds, transfers, conveyances,
assignments, assurances, and other things which the Debtor aught to execute and do under the
covenants and provislons contained in this Agreement and generally to use the name of the Debtor in the
exsrcise of all or any of the rights, remedies and powers of the Bank.
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A8 MISCELLANEOUS

15.

16.

) The Bank may grant extensions of time and other indulgences, {ake and give up security, accept
composltions, compound, comprise, settle, grant releases and discharges and otherwlise deal with
the Debtor, debtors of ths Debtor, suretles and others and with the Collateral and other securities as
the Bank sees fit, all without prejudics 1o the liabliity of the Debtor to the Bank ar {o the Bank's rights
In respect thereof, In addition, the Bank may demand, collect, and sue on the Collateral in either the
Debtor's or the Bank's nams, alf at the Bank's option, and may endorse the Deblor's name on any
and all cheques, commercial paper and other Instruments pertaining o or constituting the Collateral.

{) Nelther the execution or registration of this Agreement, nor the advangs or readvance of part of the
maniles hereby Intended to be secured, shall bind the Bank to advance or readvance the sald monies
or any unadvanced part thereof. The advance or readvance of the sald monies or any part thereof
from time to time shall be In tha sole discretion of the Bank.

{©) The Dsbtor hereby walves protest of any Instrument canstituting Collateral at any time held by the
Bank on which the Debtor is in any way llable and, except as expressly prohibited by law, walves
natice of any other action taken by the Bank.

) Without limliting any ather right of the Bank, whensver the indebtedness is dus and payable or the
Bank has ths right to declare it fo be due and payable (whether or not it has been sa daclared), the
Bank may, in ls sole discretion, set off against the Indsbtedness any and all monles then owad to the
Dsbtor by the Bank in any capacity, whethsr or not due, and the Bank shall be deemed to have
exercised such right to set-off Inmediately at the time of making Its decisfon to do so even though
any charge therefor Is made or entered on the Bank's records subsequent thereto.

(&) Inany action brought by an assignee of this Agreerhent and the Security interest or any part thereof
to enforce any rights hereunder, the Deblor shall not assert agalnst such assignee any claim or
defence which the Debtor now has or may hereafter have against the Bank.

NOTICE

in addition to the notice provisions contained In the Act, whenever the Debtor or the Bank Is required or
entitted to notify or dlrect the other or to make a demand or request upon the other, such notice, dirsction,
demand or request shall be In writing and shafl be sufficiently glven only If defiverad, transmitted by
facsimile, or sent by prepaid registered mali addressed to the parly for wham it is intended at the Branch
Address, In the cage of the bank, and at the Debtor Address, In the case of the Debtor, as set out herein
or as changed pursuant herato. Elther party may notify the other of any change in such party’s address ta
be used for the purposes hereof. All such communications shall, In the case of delivery or facsimile, be
deemed racelved on the date of dellvery and, if mailed as aforesaid, shall be deemed raceived on the
third husiness day fallowing the date of posting. In the case of a disnuption In posta{ service all such
communications shall be dellvered or ransmitted by facsimile.

INTERPRETATION

(8) This Agresment shall be govarned by and construed In accordance with the laws of the Province/
Territory of Ontario,
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088 This Agreement and the security afforded by it is in addition to and not In substitution for any other

17.

©

)

e}

@

@

]

0]

security now or hereafter held by the Bank and is intended to be a continuing security agraement and
shall remain in full force and effect until rsleased in writing by the Bank, The Bank shall have no
obligation to provide such release unless and until the full amount of the Indebtedness has been paid

in full,

If any provision of this Agreement is heid invalid, In whole or In part, by any Courst of competent
jurladiction, the remaining terms and provisions of this Agreement shall remaln In full force and effect
and this Agreement shall be enforced to the fullest extent permitted by law.

The Debtor hereby walves the benefit of all statutory, common law and equitable rights, benefits and
provisions which in any way limit or restrict the Bank's rights and remediss, to the axtent that such -
walver Is not expressly prohibitad by law. The Debtor acknowledges and agrees that the Bank shall
have the right to recover the full amount of the Indebtedness by all lawful means, including the right to
seek recovery of any deflclency remalning after the sale of the Collateral, including any sale thereof

to the Bank.

The headings of the sections of this Agreement are inserted for convenience of reference only and
shall not affect or Jimit the construction or Interpretation of this Agreement.

All schedules, whether attached hereto on the data hereof or subsequently attached pursuant fo the
proviglons of this Agresment, form part of this Agraement. With the exception of any schedules which
may be added hereafter by the Bank withouit the cancurrence of the Dabtor pursuant to the provisions
of this Agresment, no modification, varlation or amendment of this Agreement shall be made except .
by a written agresment executed by the Debtor and the Bank.

When the context sc requires, words importing the singular number shall be read to include the plural
and vice versa, and words Importing gender shall be read with ali grammatical changes nacessary to

reflect the identity of the parties.

This Agrsement shall enure to the benefit of the Bank, its successors and assigns and shall be
binding upon the Debtor, its personal represantatives, adrinistrators, successors and permitted

assigns.

Time shall be in alf respects of thé essence of this Agreement.

RECEIPT OF DOCUMENTS

@
®)

The Debtor hereby acknowledges recsiving a copy of this Agreement.

The Debtor herehy walves lts right to raceive a copy of any Financing Statement, Financing Change
Statement or verification statement which may be filed by or issued to the Bank pursuant to the Act.
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IN VDIBRESS WHEREOQF the Debtor has executed this Agreement as of the date first stated above, by his/her
hand or by authorized signing officers if the debtor is not an Individual.

20 CALDARI DEVELOPMENT INC.

Cormporate Sea!

Name: Nakul Aurora if Applicable
Title: President
Signature:
INDIVIDUAL DEBTOR Witness
Name: Name:
Signature: Signaturé: '

DEBTOR ADDRESS:

{Chief Executive Cffice, if Corparation, or rasidence If individual)
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090 SCHEDULE "A”

1. SPECIFICALLY DESCRIBED COLLATERAL
(a) Serfal Number Goods

Make, Model, Year of Manufacturs, Serial Number

{b)  Other

2. PURCHASE MONEY SECURITY INTERESTS

3. PERMITTED ENCUMBRANCES
NONE.
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091 SCHEDULE "B"

PERSONAL PROPERTY NOT INCLUDED IN COLLATERAL

NONE
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LOCATIONS OF DEBTOR'S BUSINESS OPERATIONS 131
(a)  Chief Executive Office

()  Other Locetions:

LOCATIONS OF RECORDS RELATING TO COLLATERAL

20 Celdarl Road, Vaughan, Ontarlo LAK 4N8

LOCATIONS OF COLLATERAL
- 20 Caldarl Road, Vaughan, Ontario L4K4N8
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Dated:

Nogni 3/ 200\

133

FROM:
JAY KHANNA

TO:
CANADIAN WESTERN BANK

GENERAL SECURITY AGREEMENT

- 4N .
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Noviember q)m
Dated: Qeteber , 2021

FROM:
20 CALDARI DEVELOPMENT INC.

TO:
CANADIAN WESTERN BANK

GENERAL SECURITY AGREEMENT




This is Exhibit "K" referred to in the Affidavit of Ricardo 135
Sousa, sworn February 26, 2025.
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Group

March 31,2023

20 Caldari Development Inc.
20 Caldari Road

Vaughan, Ontario

L4K 4N8

Attention: Akash Aurora, Ravi Aurora, Nakul Aurora, Jay Khanna

Re;

First Amendment to the Commitment Letter (Original Agreement) dated August 26, 2021 from Canadian
Western Bank (the “Bank™) to 20 Caldari Development Inc. (the “Borrower™)

The Bank has authorized the following amendments to the Original Agreement:

1.

Interest Rate:
Section 3 of the Original Agreement shall be amended by replacing with the following: -

3.1 Loan Segment (1): Interest to float at a rate of 3.00% per annum above the Bank’s Prime Lending
Rate (“Prime”), effective as at March 15,2023. As ofthe date of this amendment, Prime is 6.70% per
annum,

Unless otherwise specified, all interest shail be payable without demand on the dates specified by the Bank and
shall be calculated daily, compounded monthly. Overdue interest shall bear interest at the same rate.

Repayment;

Section 6 of the Original Agreement shall be amended by replacing with the following:

6.1 Loan Segment (1): To reduce by equal blended monthly payments. Payments are based on an
amortization of approximately 284 months. The Loan shall be fully repaid on or before June 30, 2023.

6.2 Loan Segment (2): The Loan shall be fully repaid on or before June 30, 2023.

For any DNR loan advanced on a floating rate basis with blended monthly payments the Bank will have the
discretion to vary the amount of the required monthly instalments each calendar quarter to reflect changes in
Prime.

Fee:

The Borrower will pay to the Bank $10,000 at the time of acceptance of this amendment agreement. Such sum
will be the property of the Bank as consideration for its time, effort and expense incwired in the review of
documents and financial statements, and the Borrower acknowledges and agrees that determination of such
costs is not feasible and the aforementioned sum represents a reasonable estimate thereof,

Suite 3000, 10303 Jasper Avenue, Edmonton, AB T5J 3X6
t. 780.423.8888 | F. 780.423.8897

cwb.com
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* 20 Caldari Developmen Ine
Tirsi Amaondment
March 31,2023

191 Security:
Schedule “A” of the Original Agreement shall be amended by adding the following:
14, Demand Note in the amount outstanding of Loan Segment (1).

5. Continuation of Original Agreement:

The Borrower and the Guarantors hereby acknowledge and confirm that except as expressly amended herein,
the Original Agreement and all of the terms and conditions therein shall continue to be in full force with respect
to the loan.

Yours truly,
CANADIAN WESTERN BANK

Ray. ai @soﬁlﬂartweu '
Manfager Credit, Special Asset Management AVP, Specia] Asset Management

e

Amendment to Letter: Page 2 J



20 Califari Development ne
First Amendeent
Muarch 31, 2023

BAIROWER: 20 Caldari Developnent Inc.
Signed

!
Signed 1/@? %t-«,/

Accepted O‘{/DS/?,@ZS
Date

GUARANTORS:

We/l acknowledge receiving advice of the Agreement described above and agree our/my guarantee is binding even ifthe
Bank changes or waives compliance with the terms of this Agreement.

-or ol Grou .
Aurora Hotel Group Inc g

Accepted O‘f/DS/Zo ?/3

b Date

Signed

J.L.S Contract Furniture 1nc.

Signed ~__ PETleaT Accepted 04/05/2023
Date
2107307 Ontario Inc.
WAy
Signed R N Accepted 04/05/2023
T Date

Nakul Aurora

Signed % Ac~cepted OL{/OS /ZCZS

- Date

Akash Aurora

P O /652503

Signed ~ Accepted {
Date
Jay Khanna /
A.v /
Signed d m«/ Accepted 04/05/2023
I Date

Amendment to Letter: Page 3
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This is Exhibit "L" referred to in the Affidavit of Ricardo 139
Sousa, sworn February 26, 2025.

Commissioner fdr Taking Affidavits (or as may be)

CHARLES W. SKIPPER



Gatto, Mary
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From: Skipper, Charles W.

Sent: Wednesday, February 26, 2025 11:44 AM

To: Gatto, Mary

Subject: FW: 1000688136 Ontario Inc. Mortgage with Respect to 20 Caldari Road
Attachments: Letter to 20 Caldari Development Inc. and 20 Caldari Road - January 31, 2025 -

4929-1771-1637 1.pdf; Mortgage Statement - Jan 22, 2025 - 4897-1024-8725 1.pdf;
Statement of Taxes - December 24, 2024 - 4902-3689-6021 1.pdf; Notice of Intention to
Enforce Security & Schedule A (Consent and Waiver) - 4923-5311-8997 1.pdf

From: Skipper, Charles W.

Sent: Friday, January 31, 2025 4:33 PM

To: Moses, Rachel <rmoses@foglers.com>; Kamenetsky, Jordan <jkamenetsky@foglers.com>
Cc: Marino, James <jmarino@foglers.com>

Subject: FW: 1000688136 Ontario Inc. Mortgage with Respect to 20 Caldari Road

Rachel / Jordan:

To quote Macbeth, "the deed is done".

I think 1 have some work for Mukul coming up.

If you see anything that céuses you concern, by all means let me know.
Thanks for lending me your ears. (Julius Caesar)

C.

From: Gatto, Mary <mgatto@foglers.com>

Sent: Friday, January 31, 2025 4:25 PM

To: akash@aurora-group.ca; nick@aurora-group.ca; ravi@aurora-group.ca; Jay Khanna <jay.khanna@st-damase.com>
Cc: Rahul Shastri <rshastri@kslip.ca>; Skipper, Charles W. <cskipper@foglers.com>; Marino, James
<jmarinp@foglers.com>

Subject: 1000688136 Ontario Inc. Mortgage with Respect to 20 Caldari Road

Good afternoon. Please see attached, which is sent on behalf of Charles W. Skipper.

Mary Gatto
foglrer’ : l P Assistant to Charles W. Skipper and Shane Gould
IR

BT T | Fogler, Rubinoff LLP
Lawyers

Scotia Plaza

40 King Street West, Suite 2400
P.O. Box #215

Toronto, ON M5H 3Y2
Direct: 416.850.0006

Main: 416.864.9700

Fax: 416.941.8852

Email: moatio@foglers. com
foglers.com
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Lawyers 1 41

f l Scotia Plaza
Og er . 40 King Street West, Suite 2400
“ PQO.Box #215

? u b‘i r} Oﬁ Toronto, ON M5H 3Y2

t: 4168649700 | f: 416.941.8852
foglers.com

Lawyer: Charles W. Skipper
Direct Dial: 416.941.8821
E-mail: cskipper@foglers.com

Legal Assistant: Mary Gatto
Direct Dial: 416.864.9700 x249
E-mail: mgatto@foglers.com

January 31, 2025 ,
Our File No. 235148

VIA EMAIL

20 Caldari Development Inc.
20 Caldari Road
Vaughan, ON L4K 4N8

Attention: Akash Aurora, Nakul Aurora, Ravi Aurora, and Jay Khanna
Dear Sirs:

Re: 1000688136 Ontario Inc. Mortgage with Respect to 20 Caldari Road,
Vaughan, Ontario, L4K 4N8 (the "Property") — Notice of Defaults

We act as solicitors for 1000688136 Ontario Inc.

We refer to the following security documentation as assigned and transferred by
Canadian Western Bank ("CWB") to 1000688136 Ontario Inc. (the "Mortgagee")
registered as per Instrument No. YR3655690:

1. Commitment Letter dated August 26, 2021 among 20 Caldari Development
Inc. (the "Borrower"), as borrower, and Nakul Aurora, Akash Aurora, Jay
Khanna, Aurora Hotel Group Inc., JIS Contract Furniture Inc., and 2107307
Ontario Inc., as guarantors (the "Commitment") as amended by an
Amendment to Commitment letter dated June 1, 2024;

2. General Security Agreement granted by the Borrower registered on
November 24, 2021, as assigned to the Mortgagee on March 11, 2024 by
an Assignment of Debt and Security Agreement;

3. Charge/Mortgage in the principal amount of $13,120,000 granted by the
Borrower and registered as Instrument No. YR3344879 on November 23,
2021, on title to the Property, as transferred to the Mortgagee by Instrument
No. YR3655690 on March 11, 2024, and as amended by Mortgage


foglers.com
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Amending Agreement registered as Instrument No. YR3685546 on June 7,
2024 (the "Mortgage"); and

4. Notice of Assignment of Rents-General granted by the Borrower registered
as Instrument No. YR3344880 on November 23, 2021, on title to the
Property.

A. Payment Default

The Borrower is in default of monthly mortgage payments due December 22, 2024
of $84,201.88 and January 22, 2024 of 84,201.88, together with late payment and
other charges, totaling $151,400.92, in accordance with the Mortgage Statement
dated January 22, 2025 enclosed with this letter.

Per diem interest accumulates on principal and arrears interest after January 22,
2025 in the amount of $2,763.13.

As of the date of this letter, and Notice of Default, the total amount in default is
$173,505.96.

B. Reporting Requirements Default

As per the Agreement the Borrower and the Aurora Hotel Group (Corporate Guarantor)
is in default of the Agreement dated August 26, 2021 as follows:

The Borrower acknowledges, confirms, and agrees that the Bank and the Borrower have
agreed upon at least the following reporting Covenants and Conditions:

1. Review Engagement, annual financial statements of the Borrower and
Guarantor(s) prepared by a firm of qualified professional accountants within 120
days of the borrower's fiscal year-end, together with annual business plan
including proforma balance sheets with profit and loss and cash flow statements
as well as capital expenditure forecasts for the current fiscal year, showing
purpose and source of financing;

2. Quarterly, internal financial statements of the Borrower and the Aurora Hotel
Group inclusive of at least an income statement and balance sheet within 45
days of quarter end;

The Borrower and the Aurora Hotel Group missed the dates for the quarterly submissions
(for period ended June 31, 2024 and September 30, 2024) and both remain outstanding
as per the date of this letter. Please provide this information immediately.

The Borrower is noted in breach of the above reporting covenants with an expectation of
compliance going forward. This advice does not imply a waiver of default.
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C. Property Taxes Default

The Mortgagee has been remitting property tax payments for 2024 to the City of Vaughan
of $6,916.67 with each monthly payment received from the Borrower. With the default of
mortgage payments, property tax payments to the City of Vaughan have not been made
and are in arrears. As there were significant prior tax arrears, the City of Vaughan applies
property tax payments to the oldest arrears first.

Accumulated property tax arrears and penalty interest to the City of Vaughan have
increased significantly in 2024.

For 2022, 2023, 2024, the total property tax arrears are $207,946.48. We enclose a
statement of taxes from the City of Vaughan dated December 24, 2024, and further note
that penalty interest on the tax arrears is being levied by the City of Vaughan at 1.25%
per month, which is 15% per annum.

Failure to remit and pay property taxes is a further default of the Borrower pursuant to,
inter alia, section 7 of the Mortgage and clause 6(i) of the General Security Agreement.

D. Construction Lien on Title Default

A construction lien was registered as Instrument No. YR3729300 on October 16,
- 2024 by Evans Industrial Installations Ltd. in the amount of $40,329.87, such
construction lien being a default under, inter alia , section 5(e) of the Mortgage and
clause 7(f) of the General Security Agreement.

E. Enforcement of Security

By reason of the above unremedied and recurring acts of Default, the Mortgagee
requires and demands that all of the indebtedness of the Borrower under the terms
of the security be immediately due and payable.

Pursuant to the Commitment, you are indebted to the Mortgagee in the principal
amount of CAD $9,425,626.68 as at January 22, 2025, plus interest accruing
thereon at a per diem rate of $2,763.13, and enforcement costs and other costs
and expenses.

On behalf of the Mortgagee, we hereby make formal demand for payment by you of the
indebtedness owing by you to the Mortgagee in your capacity as Borrower under the
Commitment in the principal amount of $9,425,626.68 as at January 22, 2025, together
with all interest accrued thereon, plus costs, solicitors' fees and expenses which may be
incurred by the Mortgagee in connection with the recovery of the indebtedness owing by
you to it. Interest will continue to accrue until payment is received.

We enclose a Notice of Intention to Enforce Security delivered pursuant to Section 244 of
the Bankruptcy and Insolvency Act. Please acknowledge your receipt of this letter and the
enclosure by signing the acknowledgment and consent enclosed and return the same to
the undersigned.
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Yours truly,

FOGLER, RUBINOFF LLP

N

Chages W. Skipper

Partner
CWS/mg 235148

Encl. Notice of Intention to Enforce Security dated January 31, 2025
cc. Rahul Shastri (VIA EMAIL)



1000688136 Ontario inc

Mortgage Statement

StatementDate : Janusry 22, 2025

{Customer Narie: 1
20 CALDARI DEVELOPMENT INC. Aceount Numbear YR3344880
416-362-1700 Payment Due Date: 22-Ian-26
20 Cotdari Road Concord Ontario Canada L4K N8 Amount Due *
[Account intormation; -
Outstanding Principal $9,032,603.61
Interest Reta 10.00% PER DIEM (daily) Interest Rate after January 22, 2025
Default Intorost Rate 10.70%
[Bplanston fArmoaries 1 $2763.13 per day *
Principsl March 1, 2024 $  6,032,603.61 ts oxcludes instell for Proporty Taxes of § 6816.67 per month
Interest -March, Aprit & May $  241,62215
Principal Asof June 1, 2024 $ 9,274,225.76
Interest in In Arrears $ 151,400.92

$ 9424,626.68

‘rensaation Activity (28/02/2024 to
106/2024
Date Description Charges ments
28/02/2024 of CWB Mortgage 9,032,603.80 NIL
01/06/2024 Amendment of GWB Mortgage to Included Interest payments for March, Apil and May per paymentscheduts {Past 9,274,225.76 NIL
01/06/2024 Amendment of CWB Mol 0 amended intarest terms @ 70.0% amortized basad on the revised Principal amount of § 9,274,225.76
'2‘/06/2024 June Mortgage P!zrlﬁnl $ 84,201.88 [ $ 84,201.88
25/07/2024 Voughan Taxes Paid $ 13,833.34
|25/07/2024 July Mortgage Payment $ 84,201.88 | § 84,201.88
22/08/2024 August Morigage Payment -DUE $ 84,201.88 DUE
03/09/2024 August Morigage Psyment -10 days Notice of Payn ears communicated
17/09/2024 Notice of Defiult and Payment i
22/09/2024 Septamber Mortgage Payment- DUE $ 84,201.88 DUE
22/10/2024 October Ma P nt-DUE $ 84,201.88 DUE
24/10/2024 4 peid @ 84,201.88 $ 336,807.52
25/10/2024
23/91/2024 Statement of Accountupdated for Novemaber 23rd 2024 $ 2,250.10
19/12/2024 [7 Taxes Paid $ 13,833.34
22/92/2024 December Mortgige Payment -DUE $ 87.231.92 DUE
30/12/2024 Statement of Account updated for December 301h - 2024 & Late Fees DUE
10/01/2025 Transfer of Tenants funds -Stons Quartz fram AHO $ 20,800.00
17/01/2025 Statament of Accountupdated for January 22nd payment notloe
22/01/2025 Statement of account updated with calealuations of detsult Interest @ 10.7% on arrears -corvection- $ 151,400.92 DUE
22/01/2025 Cslcuation PER DIEM {DAILY] Calcuated on Principal and arear payments 3 2,763.13 DUE PER DAY AFTER JANUARY 22, 2025
Past Pryments Breakdown 2024 1 P
June July August Septamber QOctober December

Principal 9,274,225.7¢ 9,274,228.76 | §  9,274,225.7¢ 9,274,225.76 9,274,225.76 9,274,225.76 9,274,225.76
Interast 9 77, il 72,285.21 | § 772,285.21 77,285.21 72,285,21 77,285.211 $ 77,285.21
Escrow (Taxas) 8,898.87 6,91667 | § 6,916.87 8,918,867 6,916.67 6,91667 ] § 6,916.87
Foes T8A TBA TBA I8A TBA TBA TBA
Totat $ 8420188 | § 34,201.88 | § 8420188 1 § 01,88 | § 84,201,808 | § 84,201.88 | § 84,201.88
Poid PAID PAID 3 - -$ 336,807.52
Unpaid Amount Cnru forward - . $ 84,962.68 | $ 170,662.86 | -$ 81,942.78 | § 2,259.10
Lats Paymant intarest 10.7% on unpaid portion $ 75080 | $ 1,508.20 $ 770.84
I S 84,201.88| $ 84,201.88 | $ 84,952.68 | § 170,662.86 |-§ 81,942.78 | $ 2,259.10 | §

87,231.92
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festPeymevebosiionn [Forigage Papmorts
Jsnusry

[Principat 3 9,274,225.78

Interest 3 77,285.21

Escrow [Taxes) $,916.87

Fees TBA

Total ) 84,201.88

Paid e o | -20,600.00

Unpaid Amournt Carry forward - $ 87,231.92

Late Payment Interest 10.7% on unpaid pertion $ 567.12
$ 151,400.92

Important Measages

*Partial Payments: Any partial payments that you make are not spplied to your mortgsge, but inatead sre held In 8 separate suspense account,

If you pay thebalance of s partial psymant, the funds will than be appliad to your mortgage.

¥id’



[WiRE PAYMENT INFORMATION 1

21}
1000888136 ONTARIO INC,

AGCOUNT NAME: 1000668136 ONTARIO INC
Transit #c 3252

Institution Number . #003

Account # 1024207

Address 6248 Dixie Rd, MISSISSAUGA, ON
Teieghone 905-564-5740

TRANSIT NO.

10132152

(NST. NO,
101013}

RATE: ‘i 0t-h o iy

AMOUNT ENCLOSEO:

ACCOUNTND.
11]0]2{41210}7]

L)



‘?'VAUGHAN

City of Vaughan

Financial Services | Property Tax

2141 Major Mackenzie Or., Vaughan, CN (6A *T1
Telephone: 905-832-2281 | Toll free: 1-844-832-2112
Fax: 905-832-8566

vaughan.ca/PropertyTax

20 CALDAR! DEVELOPMENT INC.

20 CALDARIRD
UNIT 2

VAUGHAN ON L4K 4N8

STATEMENT OF TAXES

Issue Date:
Customer No:
Roll No:
Location:
Legal Dscr:
Agent:

Fee:

December 24, 2024
R6FVEKTY

1928 000 232 61900 0000
20 CALDARI RD
PL 65M2681 LT 1

$23.00

148

The information contained on the notice is based on the account activity as of the Issue Date indicated above. Payments and other
transactions processed after this date are not reflected. The City has no authority to waive or alter late payment charges.

Tax Levy Information
Tax Year Interim Annual Supplementaries Appeals Apportionment Cap/Clawback Total
2024 $77.821.69 $77.821.69
Summary of Taxes Owing Future Due Instalments
Tax Year Tax/Charges Penalty/Interest Total Overdue Due Date Amount
2024 $77,889.69 $77,889.69
2023 $76.541 81 $76,541.81
2022 $53.514.98 $53,514.98
2021 & Prior
Total $207.946.48 $0 00 $207,946.48
Late payment charges are applied to overdue taxes at 1.25% the day after due date and Current Account Balance $207,946 48

the first day of each month.

If you require additional information staff is available to assist you from 8:30 a.m. to 4:30 p.m. Monday to Friday. Please contact the
Property Tax Department at 505-832-2281 or Toll free at 1-844-832-2112.

Tax Roll Number

Remittance Portion

1928 000 232 61900 0000
20 CALDAR! DEVELOPMENT INC.

Make chegue payable to City of Vaughan and
return this portion with payment to:

TAX DEPARTMENT,

2141 MAJOR MACKENZIE DRIVE
VAUGHAN, ONTARIO L6A 1T1

Also, payable online or at most banks

‘ ZVAUGHAN

024122402079464831928000232613000000

Overdue Amount

$207,946.48

Amount paid

$



NOTICE OF INTENTION TO ENFORCE SECURITY
Subsection 244(1) of the
Bankruptcy and Insolvency Act (Canada)

TO: 20 Caldari Development Inc., an insolvent person (the "Debtor")
TAKE NOTE THAT:

1. 1000688136 Ontario Inc. (the "Creditor"), a secured creditor, intends to enforce its security
on the insolvent person's property described below:

All of the Debtor's present and after-acquired personal property (other than consumer
goods) and real property of whatever kind and wherever situate.

2. The security that is to be enforced is in the form of:

a. a Commitment Letter dated August 26, 2021 the Debtor, as borrower, and Nakul
Aurora, Akash Aurora, Jay Khanna, Aurora Hotel Group Inc., JIS Contract
Furniture Inc., and 2107307 Ontario Inc., as guarantors (the "Commitment") as
amended by an Amendment to Commitment letter dated June 1, 2024;

b. a General Security Agreement granted by the Debtor registered on November 24,
2021, as assigned to the Mortgagee on March 11, 2024 by an Assignment of Debt
and Security Agreement;

c. a Charge/Mortgage in the principal amount of $13,120,000 granted by the Debtor
and registered as Instrument No. YR3344879 on November 23, 2021, on title to
the Property, as transferred to the Mortgagee by Instrument No. YR3655630 on
March 11, 2024, and as amended by Mortgage Amending Agreement registered
as Instrument No. YR3685546 on June 7, 2024 (the "Mortgage"); and

d. a Notice of Assignment of Rents-General granted by the Debtor registered as
Instrument No. YR3344880 on November 23, 2021, on title to the Property
(collectively, the "Security")

3. As of January 22, 2025, the total amount of indebtedness secured by the Security is CAD
$9,425,626.68, plus interest accruing thereon at a per diem rate of $2,763.13, and
enforcement costs and other costs and expenses.

4, The Creditor will not have the right to enforce the Security until after the expiry of the ten-

day period following the sending of this notice, unless the insolvent person consents to an
earlier enforcement, by executing the consent and waiver attached hereto as Schedule A

and providing a copy to the undersigned.

DATED at Toronto, Ontario this 31%' day of January, 2025
FOGLER RUBINOFF LLP

Per: M “‘ﬁ“’\\

( Charlés W. Skipper

\
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TO:

SCHEDULE A
CONSENT AND WAIVER

1000688136 ONTARIO INC. (THE "CREDITOR")

TAKE NOTE THAT:

1.

The undersigned hereby acknowledges receipt of a Notice of Intention to Enforce
Security dated January 31, 2025 pursuant to Section 244 of the Bankruptcy and
Insolvency Act (Canada) with respect to the assets of the undersigned, waives its right
to the ten-day notice period and to redeem the collateral, and consents to the immediate
enforcement of the security held by the Creditor.

The undersigned hereby acknowledges its inability to make payment of the amount of
its liabilities to the Creditor, and hereby consents to the immediate enforcement of the
Security granted by it to the Creditor by any means deemed appropriate, including the
appointment either privately or by application to the court at the option of the Creditor, of
an interim receiver, receiver, or receiver and manager of its property, assets, and
undertakings.

The undersigned hereby acknowledges and confirms that it has sought the advice and
recommendations of its professional advisors to the extent it deems appropriate in
connection with the execution of this Consent and Waiver and is executing this Consent
and Waiver freely, voluntarily, and without any duress.

DATED at Toronto, Ontario, this day of , 2025

20 CALDARI DEVELOPMENT INC.

Per
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This is Exhibit "M" referred to in the Affidavit of Ricardo
Sousa, sworn February 26, 2025.

issionerfor’Takihg  idavits (or as may be)
CHARLES W. SKIPPER



City of Vaughan
Financial Services | Property Tax

© 2141 Major Mackenzie Dr, Vaughan, ON 16A ‘T1
Telephone: 905-832-2281 | Toll free: 1-844-832-2112
Fax: 905-832-8566
vaughan.ca/PropertyTax

152

‘ F VAUGHAN STATEMENT OF TAXES

Issue Date: December 24. 2024
Customer No: R6FVBKTY
Roll No: 1928 000 232 61900 0000
20 CALDARI! DEVELOPMENT INC. Location: 20 CALDARI RD
20 CALDARI RD Legal Dscr:  PL 65M2681 LT 1
UNIT 2 Agent:
Fee: $23.00

VAUGHAN ON L4K 4N8

The information contained on the notice is based on the account activity as of the Issue Date indicated above. Payments and other
transactions processed after this date are not reflected. The City has no authority to waive or alter late payment charges.

Tax Levy Information
Tax Year Interim Annual Supplementaries Appeals Apportionment Cap/Clawback Total
2024 $77,821.69 $77 821.69
Summary of Taxes Owing Future Due Instalments
Tax Year Tax/Charges Penalty/Interest Total Overdue Due Date Amount
2024 $77,889.69 $77,889.63
2023 $76,541 81 $76,541.81
2022 $53.514 98 $53,514.98
2021 & Prior
Toral $207 946 .48 $0.00 $207,946.48
Late payment charges are applied to overdue taxes at 1.25% the day after due date and Current Account Balance $207.946.48

the first day of each month.
If you require additional information staff is available to assist you from 8:30 a.m. to 4:30 p.m. Monday to Friday. Please contact the

Property Tax Department at 905-832-2281 or Toll free at 1-844-832-2112.

Tax Roll Number

1928 000 232 61900 0000
'20 CALDARI DEVELOPMENT INC.

Remittance Portion

Overdue Amount

$207,946.48
Make cheque payable to City of Vaughan and
return this portion with payment to: - Amount paid
TAX DEPARTMENT, ‘ FVAUGHAN mount pai
2141 MAJOR MACKENZIE DRIVE $

VAUGHAN, ONTARIO L6A 1T1
Also, payable online or at most banks

024122402079464831928000232619000000 2




This is Exhibit "N" referred to in the Affidavit of Ricardo 153
Sousa, sworn February 26, 2025.

Commissioner fo 'davits (or as may be)

CHARLES W. SKIPPER



LRO # 65 Construction Lien Receipted as YR3732583 on 2024 1028  at 10:42
The applicant(s) hereby applies to the Land Registrar. yyyy mmdd Page1of 1

Properties

PIN 03276-0125 LT

Description PCL 1-1 SEC 65M2681; LT 1 PL 65M2681; S/T LT552714, LT586315 ; S/T
LT546620,L 7546628 VAUGHAN

Address 20 CALDARI RD
VAUGHAN
Consideration

Consideration $40,329.87

Claimant(s)
Name EVANS INDUSTRIAL INSTALLATIONS LTD.
Address for Service c/o Derek A. Schmuck

SimpsonWigle LAWLLP
1 Hunter Street East, Suite 200
Hamilton, ON L8N 3wW1
1, Troy Evans, am the agent of the lien claimant and have informed myself of the facts stated in the claim for lien and believe them to be
true.
A person or persons with authority to bind the corporation has/have consented to the registration of this document.
This document is not authorized under Power of Attorney by this party.

Statements

Name and Address of Owner Countertop Solutions Inc., 20 Regina Road, Vaughan, ON, L4L 8L6 and Quartz Solutions, 20 Caldari Road,
Concord, ON, L4K 4N8. Name and address of person to whom lien claimant supplied services or materials Aurora Holdings Ontario Inc.,

61 Beckenridge Drive, Markham, Ontario, L3S 2V3. Time within which services or materials were supplied from 2024/06/15 to 2024/09/10
Short description of services or materials that have been supplied Disassemble and relocate three CNC Routers to new locations, supply

transports and forklifts. Contract price or subcontract price $50,329.87 (including H.S.T.) Amount claimed as owing in respect of services
or materials that have been supplied $40,329.87 (including H.S.T.) '

The lien claimant claims a lien against the interest of every person identified as an owner of the premises described in said PIN to this lien

Signed By
Kristi-Lynn Irene Gibson 1 Hunter St. E., Suite 200 acting for Signed 2024 10 28
Hamilton Applicant(s)
L8N 3w1
Tel 805-528-8411
Fax 805-528-8008
| have the authority to sign and register the document on behalf of the Applicant(s).
Submitted By
SIMPSON WIGLE LAWLLP 1 Hunter St. E., Suite 200 2024 10 28
Hamilton
L8N 3wWi1
Tel 805-528-8411
Fax 805-528-8008
Fees/Taxes/Payment
Statutory Registration Fee $69.95
Total Paid $69.95
File Number

Claimant Client File Number : MAT90273 DAS/KG
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This is Exhibit "O" referred to in the Affidavit of Ricardo 155
Sousa, sworn February 26, 2025.



NOTICE OF ATTORNMENT OF RENTS 156

TO: STONE QUARTZ INC. ("Tenant")
20 CALDARI ROAD, Unit 2

RE: 1000688136 Ontario Inc. (the "Mortgagee") mortgage loan (the "Mortgage") to
20 Caldari Development Inc. on 20 Caldari Road, Vaughan, Ontario and
Assignment of Rents

AND: Lease between the Tenant and the Landiord (the "Lease"), dated November 9,
2020, for the premises at 20 Caldari Road, Vaughan, Ontario (the "Property")

TAKE NOTICE that under a certain Mortgage as amended from time to time made by
20 Caldari Development Inc., as Mortgagor, and 1000688136 Ontario Inc., as
Mortgagee, the said Mortgagor did grant the Mortgage unto the Mortgagee of the lands
municipally known as 20 Caldari Development Inc., Unit 2, Toronto, Ontario, to secure
the sum of Nine Million, Four Hundred and Twenty Five Thousand ($9,425,626.68) with
interest as set out therein.

AND FURTHER TAKE NOTICE that the said Mortgagor(s) did grant unto the Mortgagee
an Assignment of Rents and Leases with respect to the above-noted property,
registered as Instrument YR3344880 on the Property.

AND FURTHER TAKE NOTICE that the instalments of principal and interest secured by
the said Mortgage are in arrears and the undersigned, therefore demands that you pay
to it all rent due and owing with respect to the Property and the Lease including all
arrears and payments which shall hereinafter become due by you pursuant to the terms
of the Lease.

AND the undersigned hereby notifies you NOT TO PAY to 20 Caldari Development Inc.
or its agents or anyone claiming under them ANY PORTION OF THE RENT now due or
which may become due on account of your tenancy, and the Mortgagee, 1000688136
Ontario Inc., WILL HOLD YOU RESPONSIBLE FOR ANY AND ALL LOSSES, COSTS
OR DAMAGES which it may sustain through your neglect or failure to comply with the
terms of this notice.

Please make all payments of rent payable as follows:

RBC
Account Name: 1000688136 Ontario Inc.
Transit #: 3252

Institution No. 003

Account No. 1024207

Address: 6240 Dixie Rd, Mississauga, ON
Telephone: 905-564-5740

and deliver the same to:

Ricardo Sousa

30 Jane Street

Toronto, ON M5K 1G8

Rick@avenidacarpentry.ca
AND FOR SO DOING, this shall be your full and sufficient authority.
DATED this 31%t day of January, 2025

FOGLER, RUBINOFF LLP

Pery
Clfarles W. Skipper '

C:\Users\mgatto\ND Office Echo\VAULT-JT489EUD\Attornment of Rents 4924-1504-0791 v.1.docx
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This is Exhibit "P" referred to in the Affidavit of Ricardo
Sousa, sworn February 26, 2025.

fér Taking Affidavits (or as may be)
CHARLES W. SKIPPER



1000688136 Ontario Inc

[Customer Neume: |
20 CALDARI DEVELOPMENT INC.
416-362-1700
20 Caldari Road Concord Ontario Canada L4K 4N8

Outstanding Principal $9,032,603.61
Interest Rate 10.00%
Default Interest Rate 10.70%

[Exptanation ot Amount Due |

Mortgage Statement

Statemeant Date :February 26, 2025

Account Number YR3344880
Payment Due Date: 26-Fab-25
Amount Due *

PER DIEM (daity) Interest Rate after After January 22, 2025

$ 2,763.13

Principal March 1,2024 $ 9,032,603.61 for Property Taxes of $ 6916.67 per month
Interest-March, April& May $ 24162215

Principal As of June 1, 2024 $ 9,274,225.76

Principal and Interest as of Feb 26 2025 $ 9,504,759.36

Transaction Activity (28/02/2024 to

01/06/2024

Date Description Charges Payments

28 Assignment of CWB Mortgage $ 9,032,603.60 NIL

01/06/2024 of CWB Mortgage to Interest payments for March, April and May per payment schedule (Past Payments $ 9,274,225.76 NIL

01/06/2024 Amendment of CWB Mortgage amended Interest tanns @ 10.0% amortized based on the revised Principal amount of $ $ 9,274,225.76

24/06/2024 June Mortgage Payment $ 84,201.88| $ 84,201.88
25/07/2024 Vaughan Taxes Paid $ 13,833.34

25/07/2024 July Mortgage Payment $ 84,201.88 | $ 84,201.88
22/08/2024 August Mortgage Payment -DUE $ 84,201.88 DUE

03/09/2024 August Mortgage Payment -10 days Notice of Payment arrsars communicated

17/09/2024 Notice of Default and Payment

22/09/2024 September Mortgage Payment- DUE $ 84,201.88 DUE

22/10/2024 October Muﬂage Pamm ~-DUE $ 84,201.88 DUE

24/10/2024 4i L paid @ 84,201.88 $ 336,807.52
25/10/2024

23/11/2024 of A for 23rd 2024 $ 2,259.10

19/12/2024 Vaughan Taxes Paid $ 13,833.34

22/12/2024 December Mortgage Payment -DUE $ 87,231.92 DUE

30/12/2024 of for D 30th - 2024 & Late Fees DUE

10/01/2025 Transfer of Tenants funds -Stone Quartz from AHG $ 20,600.00 $ 20,600.00
17/01/2025 of A for January 22nd notice

22/01/2025 of account updated with ns of default interest @ 10.7% on arrears -correction- $ 151,400.92 DUE

22/01/2025 Caleulation PER DIEM (DAILY) Calculated on Principal and arrearp $ 2,763.13 PER DAY AFTER JANUARY 22, 2025

31/01/2025 Notice of Default & Notice of to Enforce Secuity

12/02/2025 Adorment of Rent -Stone Quartz tUnit #2 $ 20,340.00 |Utiities paid 445.58%- Total $ 20,785.58

S Ci PER DIEM {DAILY) C on Land arrear payments $ 99,472.68 36 days @2763.13
Past Breakdown 202  Hortgage Peyments
June July August September October D

Principal 9,27 5,78 | $ 9,274,22576 | $  9,274,225.76 | $ 9,274,225.76 | $ 9,274,225.76 | $ 9,274,225.76 | $ 9,274,225.76
Interest 77,285.21 | $ 7728521 | $ 77,285.21 | § 77,285.21 | $ 77,28521 | $ 77,285.21 | $ 77,285.21
Escrow (Taxes) 3 691667 | $ 6,916.67 | $ 6,916.67 | $ 691667 | $ 6,916.67 | $ 6,91667 | $ 6,916.67
Fees TBA TBA TBA TBA TBA TBA TBA

Total $ 84,201.88 | $ 84,201.88 | $ 84,201.88 | § 84,201.88 | $ 84,201.88 | $ 84,201.88 | $ 84,201.88
Paid PAID PAID $ - -$ 336,807.52

tnpaid Amount Carry forward $ 84,952.68 | § 170,662.86 | -$ 81,942.78 | $ 2,259.10
Late Payment Interest 10.7% on unpaid portion $ 750.80 | $ 1,508.29 $ 770.94
I $ 84,201.88 | $ 84,201.88| § 84,95268 | § 170,662.86 | -$ 81,942.78 | $ 2,259.10| $ 87,231.92
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Pest Breskdown 2025 ] Mortgags Payments
January February |
Principal $ 9,274,225.76 | $ 9,425,626.68
Interest $ 77,2852 | $ 99,472.68
)E:row (Taxes) $ 891687 | $ 5,916.67
Fees TBA
Total $ 84,201.88
Paid . -20,600.00| -$ 20,340.00
Unpaid Amount Carry forward $ 87,231.92
Late Payment Interest 10.7% on unpaid portion $ 567.12
$ 151,400.92 | $ 9,511,676.03

Important Messages

*Partial Payments: Any partial payments that you make are not applied to your mortgage, but Instead are held in a separate suspense account.

If you pay the balance of a partial payment, the funds will then be apptied to your mortgage.

IWlRE PAYMENT INFORMATION

1000688136 ONTARIO INC.

ACCOUNT NAME:
Transit#:
Institution Number
Account #
Addresa
Telephone

TRANSITNO.
101312152

1000688136 ONTARIO INC
03252

#003

1024207

6240 Dixie Rd, MISSISSAUGA, ON
905-564-5740

INST. NO.
1010]3]

DATE: DO/MM/YYY

AMOUNT ENCLOSED:;

ACCOUNTNO.
1110]2{4]2|0]7|
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1000688136 ONTARIO INC. -and- 20 CALDARI DEVELOPMENT INC.
Applicant Respondent
Court File No. CV-23-00004340-0000
ONTARIO
SUPERIOR COURT OF JUSTICE

PROCEEDING COMMENCED AT
BRAMPTON

AFFIDAVIT OF RICARDO SOUSA
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Court File No. CV-25-00001199-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

IN THE MATTER OF SECTION 243(1) OF THE BANKRUPTCY AND INSOLVENCY
ACT, R.S.C. 1985, C. B-3, AS AMENDED, AND SECTION 101 OF THE COURTS OF
JUSTICE ACT, R.S.0. 1990, C. C.43, AS AMENDED

BETWEEN:
1000688136 ONTARIO INC.
Applicant
and
20 CALDARI DEVELOPMENT INC.
» Respondent

AFFIDAVIT OF JAY KHANNA

I, Jay Khanna, businessman, of the City of Mississauga, in the Regional

Municipality of Peel, Province of Ontario, MAKE OATH AND SAY:

1. | am one of two 50% shareholders of 20 Caldari Development Inc. (the
"Corporation"), the respondent in this proceeding, and, as such, have knowledge of the
matters contained in this Affidavit. | am also the principal of J.I.S. Contract Furniture Inc.,
which is also a party involved in the Global Resolution (as defined below). J.I.S Contract -
Furniture Inc. is also the secured mortgagee on 20 Caldari Road (the "Property"), with a

second mortgage for $5,800,000 (the "Second Mortgage"). Where | have received
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information from other parties, | state the source of that information and believe it to be

true.
First Mortgage in Default

2. | am aware that the First Mortgage is in payment default. | have been in contact
with the Aurora brothers, who are all parties with me to the Global Resolution (as defined
below), principally through Shawn Aurora and Ravi Aurora. The Aurora Hotel Group Inc.
and the Aurora brothers are, of course, fully aware that the First Mortgage payments are
not being made and are in default. | have been in contact with them, principally through
text, email, and a recent in person attendance at the Property. The First Mortgagee has
been delivering statements for seyeral months showing the missed payments and

accrued interest in mortgage statements that have been sent to all parties.
Notice of Default

3. On January 31, 2025 the First Mortgagee issued a formal demand for payment by
the Debtor (the “Demand Letter’) and a Notice of Intention to Enforce Security (the
"Notice") under Section 244 of the BIA. | received a direct copy of the Demand Letter and
the Notice, both on behalf of the Corporation, and on behalf of J.I.S Contract Furniture
Inc. as second mortgagee on the Property. A true copy of the Demand Letter and the

Notice are annexed hereto as Exhibit "A".

4919-2942-4404.1
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Second Mortgage Documentation

4, J.1.S Contract Fumniture Inc. became the second mortgagee on the Property under
the terms of a Global Resolution endorsed by the Court under an order of Justice Agarwal

dated May 31, 2024 (the "Order"). The Order is annexed hereto as Exhibit "B".
5. The Global Resolution under the Order provided for, inter alia:

a. Acknowledgement of the transfer of the former CWB mortgage to the First
Mortgagee;

b. The acknowledgement of further security being given by the Debtor and the
registration of a Second Mortgage in favour of J.I.S. Contract Furniture
pursuant to the security;

c. The acknowledgment of two new leases to related companies of the Debtor
[now in default];.

d. A Business Operating Agreement (as defined below) between shareholders of
the Debtor dated June 1, 2024; which was part of a resolution of a previous

Oppression Remedy Application [now in default];
Second Mortgage Security Documentation

6. As set out in the Order, the Second Mortgage on the Property is evidenced by the

following documents:
(@) Amendedand Restated Promissory Note, dated June 1, 2025 [Exhibit "C"];

(b)  Demand Debenture, dated June 1, 2024 [Exhibit "D"];

4919-2942-4404.1
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(©) Undertaking to Not ChaIIenge,vdated June 1, 2024 [Exhibit "E"];

(d)  Assignment of Insurance to J.I.S. contract Furniture Inc., dated .June 1,

2024 [Exhibit "F"];

(e) Certified Resolution of the Board of Directors of 20 Caldari Development

Inc. — Guarantor, dated June 1, 2024 [Exhibit "G"];

) Officer's Certificate — 20 Caldari Development Inc., dated June 1, 2024

[Exhibit "H"];

(g) Acknowledgment regarding Standard Charge Terms to J.I.S. Contract

Furniture Inc. and Fogler Rubinoff LLP, dated June 1, 2024 [Exhibit "I"];
(h) Personal Guarantee of Nakul Aurora, dated June 1, 2024 [Exhibit "J"];

(i) Limited Recourse Guarantee dated June 1, 2024 by 20 Caldari
Development Inc. to and in favour of J.I.S. Contract Furniture Inc. [Exhibit

IIK"]; and

M Registration of the Second Mortgage on title to the Property as Instrument

no. YR3685547 [Exhibit "L"].
Impairment of Security

7. | am aware of the outstanding taxes on the Property which are not being paid. |

have concern that the equity in the Property is being further impaired and diminished by

4919-2942-4404.1
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the failure of the Corporation to take any steps whatsoever to rectify the tax account with

the City, and the tax account has increased by more than $60,000 of arrears.

8. | am aware of the outstanding claim for lien on the Property which, although a
relatively modest amount of $40,000, has not been dealt with by the Aurora brothers, nor

by either of the tenants Aurora Hotel Group Inc. and Countertop Solutions Inc.

9. With the default in the First Mortgage, the equity in the Property is being eaten up
by the daily default interest that is owed, which | understand since the issue of the

Demand Letter and the Notice has increased by approximately $100,000.

10.  Although the Second Mortgage is currently without interest, the amount of
$5,800,000 starts accruing interest at 10% commencing June 1, 2025, which is now little
more than three (3) months away. With the First Mortgage in default, and interest
accruing, together with receiver fees, legal fees, property taxes, unremitted CRA taxes,
and with the leases of the Aurora related companies, Aurora Hotel Group Inc. and
Countertop Solutions Inc., in default, the security for the Second Mortgage, being the

Property, is in serious and significant jeopardy.
Business Agreement not Foilowed

11.  As part of the Global Settlement, incorporated into the Order, the two shareholders
of the Corporation, being myself and Nakul Aurora, entered into a simple business
operating agreement (the "Business Operating Agreement") on how the Corporation

would conduct its affairs going forward, and was principally concerned with transparency

4919-2942-4404.1
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in banking and revenues. A true copy of the Business Operating Agreement, dated June

1, 2024, is annexed hereto to this my Affidavit as Exhibit "M".

12.  Since the Order, essentially none of the covenants or protocols in the Business

Operating Agreement have been followed, including:

(a) Failure to deposit monthly rents into the Account from the two Aurora

controlled entities, Aurora Hotel Group Inc. and Countertop Solutions Inc.;
(b)  Failure to have payments to the Mortgagee made to the Account; and

(c) Failure to set up banking procedures that are independent from Aurora
Hotel Group Inc. operations, including failure to have a restriction on
transfers of funds and failure to allow me control of the Account through

internet banking.

(d) A true copy of the bank statements for the Account, which is referenced in
the Business Operating Agreement, for the period of June 2024 to the date
of this Affidavit, is annexed hereto to this my Affidavit and marked as

Exhibit "N".

13. In short, the Business Operating Agreement, which was intended to give some
corporate oversight and involvement of me in the Corporation, has been ignored, and the
Corporation has been operated by the Aurora brothers in a manner that is "business as
usual", which was one of the issues brought forward in the Oppression Remedy

Application that was resolved by the Global Resolution.

4919-2942-4404 1
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14. | make this Affidavit in support of a receiver by the First Mortgagee over the assets
of 20 Caldari Development Inc., including, inter alia, the property at 20 Caldari Road,

Vaughan, Ontario.

SWORN BEFORE ME at the City of
Toronto, in the Province of Ontario on
February 26, 2025

JAY KHANNA
(or as may be)

Charles W. Skipper

4919-2942-4404.1
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This is Exhibit “A” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.

Commissioner for Tdking Affidavits (or as may be)

CHARLES W. SKIPPER



Fogler, Rubinoff LLP
Lawyers

fo le Scotia Plaza
40 King Street West, Suite 2400

ﬁ PQO.Box #215

‘E ﬂ O Toronto, ON M5SH 3Y2

t: 4168649700 | f: 416.941.8852
foglers.com

Lawyer: Charles W. Skipper
Direct Dial: 416.941.8821
E-mail: cskipper@foglers.com

Legal Assistant: Mary Gatto
Direct Dial: 416.864.9700 x249
E-mail; mgatto@foglers.com

January 31, 2025 )
Our File No. 235148

VIA EMAIL

20 Caldari Development Inc.
20 Caldari Road
Vaughan, ON L4K 4N8

Attention: Akash Aurora, Nakul Aurora, Ravi Aurora, and Jay Khanna
Dear Sirs:

Re: 1000688136 Ontario Inc. Mortgage with Respect to 20 Caldari Road,
Vaughan, Ontario, L4K 4N8 (the "Property") — Notice of Defaults

We act as solicitors for 1000688136 Ontario Inc.

We refer to the following security documentation as assigned and transferred by
Canadian Western Bank ("CWB") to 1000688136 Ontario Inc. (the "Mortgagee")
registered as per Instrument No. YR3655690:

1. Commitment Letter dated August 26, 2021 among 20 Caldari Development
Inc. (the "Borrower"), as borrower, and Nakul Aurora, Akash Aurora, Jay
Khanna, Aurora Hotel Group Inc., JIS Contract Furniture Inc., and 2107307
Ontario Inc., as guarantors (the "Commitment”) as amended by an
Amendment to Commitment letter dated June 1, 2024,

2. General Security Agreement granted by the Borrower registered on
" November 24, 2021, as assigned to the Mortgagee on March 11, 2024 by
an Assignment of Debt and Security Agreement;

3. Charge/Mortgage in the principal amount of $13,120,000 granted by the
Borrower and registered as Instrument No. YR3344879 on November 23,
2021, on title to the Property, as transferred to the Mortgagee by Instrument
No. YR3655690 on March 11, 2024, and as amended by Mortgage
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Amending Agreement registered as Instrument No. YR3685546 on June 7,
2024 (the "Mortgage”); and

4. Notice of Assignment of Rents-General granted by the Borrower registered
as Instrument No. YR3344880 on November 23, 2021, on title to the
Property.

A. Payment Defaulit

The Borrower is in default of monthly mortgage payments due December 22, 2024
of $84,201.88 and January 22, 2024 of 84,201.88, together with late payment and
other charges, totaling $151,400.92, in accordance with the Mortgage Statement
dated January 22, 2025 enclosed with this letter.

Per diem interest accumulates on principal and arrears interest after January 22,
2025 in the amount of $2,763.13.

As of the date of this letter, and Notice of Default, the total amount in default is
$173,505.96.

B. Reporting Requirements Default

As per the Agreement the Borrower and the Aurora Hotel Group (Corporate Guarantor)
is in default of the Agreement dated August 26, 2021 as follows:

The Borrower acknowledges, confirms, and agrees that the Bank and the Borrower have
agreed upon at least the following reporting Covenants and Conditions:

1. Review Engagement, annual financial statements of the Borrower and
Guarantor(s) prepared by a firm of qualified professional accountants within 120
days of the borrower's fiscal year-end, together with annual business plan
including proforma balance sheets with profit and loss and cash flow statements
as well as capital expenditure forecasts for the current fiscal year, showing
purpose and source of financing;

2. Quarterly, internal financial statements of the Borrower and the Aurora Hotel
Group inclusive of at least an income statement and balance sheet within 45
days of quarter end;

The Borrower and the Aurora Hotel Group missed the dates for the quarterly submissions
(for period ended June 31, 2024 and September 30, 2024) and both remain outstanding
as per the date of this letter. Please provide this information immediately.

The Borrower is noted in breach of the above reporting covenants with an expectation of
compliance going forward. This advice does not imply a waiver of default.
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C. Property Taxes Default

The Mortgagee has been remitting property tax payments for 2024 to the City of Vaughan
of $6,916.67 with each monthly payment received from the Borrower. With the default of
mortgage payments, property tax payments to the City of Vaughan have not been made
and are in arrears. As there were significant prior tax arrears, the City of Vaughan applies
property tax payments to the oldest arrears first.

Accumulated property tax arrears and penalty interest to the City of Vaughan have
increased significantly in 2024.

For 2022, 2023, 2024, the total property tax arrears are $207,946.48. We enclose a
statement of taxes from the City of Vaughan dated December 24, 2024, and further note
that penalty interest on the tax arrears is being levied by the City of Vaughan at 1.25%
per month, which is 15% per annum.

Failure to remit and pay property taxes is a further default of the Borrower pursuant to,
inter alia, section 7 of the Mortgage and clause 6(i) of the General Security Agreement.

D. Construction Lien on Title Default

A construction lien was registered as Instrument No. YR3729300 on October 16,
2024 by Evans Industrial Installations Ltd. in the amount of $40,329.87, such
construction lien being a default under, inter alia , section 5(e) of the Mortgage and
clause 7(f) of the General Security Agreement.

E. Enforcement of Security

By reason of the above unremedied and recurring acts of Default, the Mortgagee
requires and demands that all of the indebtedness of the Borrower under the terms
of the security be immediately due and payable.

Pursuant to the Commitment, you are indebted to the Mortgagee in the principal
amount of CAD $9,425,626.68 as at January 22, 2025, plus interest accruing
thereon at a per diem rate of $2,763.13, and enforcement costs and other costs
and expenses.

On behalf of the Mortgagee, we hereby make formal demand for payment by you of the
indebtedness owing by you to the Mortgagee in your capacity as Borrower under the
Commitment in the principal amount of $9,425,626.68 as at January 22, 2025, together
with all interest accrued thereon, plus costs, solicitors' fees and expenses which may be
incurred by the Mortgagee in connection with the recovery of the indebtedness owing by
you to it. Interest will continue to accrue until payment is received.

We enclose a Notice of Intention to Enforce Security delivered pursuant to Section 244 of
the Bankruptcy and Insolvency Act. Please acknowledge your receipt of this letter and the
enclosure by signing the acknowledgment and consent enclosed and return the same to
the undersigned.
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Yours truly,

FOGLER, RUBINOFF LLP

hY

Chages W. Skipper

Partner
CWS/mg 235148

Encl. Notice of Intention to Enforce Security dated January 31, 2025

cc. Rahul Shastri (VIA EMAIL)
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NOTICE OF INTENTION TO ENFORCE SECURITY
Subsection 244(1) of the
Bankruptcy and Insolvency Act (Canada)

TO: 20 Caldari Development Inc., an insolvent person (the "Debtor")

TAKE NOTE THAT:

1. 1000688136 Ontario Inc. (the "Creditor"), a secured creditor, intends to enforce its security
on the insolvent person's property described below:

All of the Debtor's present and after-acquired personal property (other than consumer
goods) and real property of whatever kind and wherever situate.

2. The security that is to be enforced is in the form of:

a. a Commitment Letter dated August 26, 2021 the Debtor, as borrower, and Nakul
Aurora, Akash Aurora, Jay Khanna, Aurora Hotel Group Inc., JIS Contract
Furniture Inc., and 2107307 Ontario Inc., as guarantors (the "Commitment”) as
amended by an Amendment to Commitment letter dated June 1, 2024;

b. a General Security Agreement granted by the Debtor registered on November 24,
2021, as assigned to the Mortgagee on March 11, 2024 by an Assignment of Debt
and Security Agreement; :

c. a Charge/Mortgage in the principal amount of $13,120,000 granted by the Debtor
and registered as Instrument No. YR3344879 on November 23, 2021, on title to
the Property, as transferred to the Mortgagee by Instrument No. YR3655690 on
March 11, 2024, and as amended by Mortgage Amending Agreement registered
as Instrument No. YR3685546 on June 7, 2024 (the "Mortgage"); and

d. a Notice of Assignment of Rents-General granted by the Debtor registered as
Instrument No. YR3344880 on November 23, 2021, on title to the Property
(collectively, the "Security")

3. As of January 22, 2025, the total amount of Indebtedness secured by the Security is CAD
$9,425,626.68, plus interest accruing thereon at a per diem rate of $2,763.13, and
enforcement costs and other costs and expenses.

4, The Creditor will not have the right to enforce the Security until after the expiry of the ten-
day period following the sending of this notice, unless the insolvent person consents to an

earlier enforcement, by executing the consent and waiver attached hereto as Schedule A
and providing a copy to the undersigned.

DATED at Toronto, Ontario this 31t day of January, 2025
FOGLER RUBINOFF LLP

Per: . .
Charlés W. Skipper




TO:

SCHEDULE A
CONSENT AND WAIVER

1000688136 ONTARIO INC. (THE "CREDITOR")

TAKE NOTE THAT:

1.

The undersigned hereby acknowledges receipt of a Notice of Intention to Enforce
Security dated January 31, 2025 pursuant to Section 244 of the Bankruptcy and
Insolvency Act (Canada) with respect to the assets of the undersigned, waives its right
to the ten-day notice period and to redeem the collateral, and consents to the immediate
enforcement of the security held by the Creditor. :

The undersigned hereby acknowledges its inability to make payment of the amount of
its liabilities to the Creditor, and hereby consents to the immediate enforcement of the
Security granted by it to the Creditor by any means deemed appropriate, including the
appointment either privately or by application to the court at the option of the Creditor, of
an interim receiver, receiver, or receiver and manager of its property, assets, and
undertakings.

The undersigned hereby acknowledges and confirms that it has sought the advice and
recommendations of its professional advisors to the extent it deems appropriate in
connection with the execution of this Consent and Waiver and is executing this Consent
and Waiver freely, voluntarily, and without any duress.

DATED at Toronto, Ontario, this day of , 2025

20 CALDARI DEVELOPMENT INC.

Per
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This is Exhibit “B” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.

Commijssioner for Taking  idavits (or as may be)

CHARLES W. SKIPPER



THE HONOURABLE

JUSTICE AGARWAL

BETWEEN:

5 s S
X A

Revised: May 11, 2010

Court File No. CV-23-00004340-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

) FRIDAY, THE 31ST
)
) DAY OF MAY, 2024
1000688136 ONTARIO INC.
Applicant
-and —

20 CALDARI DEVELOPMENT INC.

Respondent
DISCHARGE ORDER

THIS MOTION, made by the Applicant, 1000688136 ONTARIO INC. for an order
approving the resolution of litigation in Ontario Superior Court of Justice action numbers CV-
21-00003633, CV-22-00001381, CV-22-00692176 AND CV-23-00004340, among other relief

and the Cross-motion by Emst & Young Inc. in its capacity as the Court-appointed receiver and

manager (the “Receiver”) of the undertaking, property and assets of 20 Caldari Development Inc.

(the “Debtor”), for an order:

L approving the activities and proposed activities of the Receiver as set out in the

third report of the Receiver dated May 24, 2024 (the “Third Report™);

il. approving the Receiver’s Statement of Receipts and Disbursements for the period

April 4, 2024 to May 23, 2024;

DOCSTOR: 1201925\8
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iil. approving the fees and disbursements of the Receiver and its counsel;

1v. directing the Aurora Hotel Group Inc. (“AHG”) to forthwith pay to the Receiver
the amount of $1000.00 owing pursuant to the Order of the Honourable Justice
Mirza dated March 8, 2024, and the amount of $49,224 owing pursuant to the
Order of the Honourable Justice Mandhane dated April 12, 2024;

v. Alternatively, directing 1000688136 Ontario Inc.(the “Secured Creditor”) to
provide to the Receiver funding in an amount requested by the Receiver to satisfy

the post — receivership obligations;

vi. after payment of all post—receivership obligations, approving the distribution of
the remaining proceeds available in the estate, if any, to the Secured Creditor, or

as otherwise ordered by the court;

vii. discharging Emst & Young Inc. as Receiver of the undertaking, property and

assets of the Debtor; and

viil. releasing Ernst & Young Inc. from any and all liability, as set out in paragraph 9

of this Order.

was heard this day via judicial video conference at the courthouse at 7755 Hurontario Street,
Brampton, Ontario.

1. ON READING the Third Report, the affidavits of the Receiver and its counsel as to fees
(the “Fee Affidavits”), and on reading the Notice of Motion of the secured creditor, 1000688136
Ontario Inc., dated May 16, 2024, the Affidavit of Jay Khanna, sworn May 16, 2024 and the
Exhibits annexed thereto and the Affidavit of Akash Aurora, sworn May 23, 2024, and together
with the documents evidencing the global resolution as listed in Schedule "B" to this Order, and
on hearing the submissions of counsel for the Receiver, counsel for 1000688136 Ontario Inc.(the
“Secured Creditor”), and counsel for The Aurora Hotel Group Inc., Akash Aurora, Nakul
Aurora, and Ravi Aurora no one else appearing although served as evidenced by the Affidavits

of Service, filed;

DOCSTOR: 1201925\8
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2. THIS COURT ORDERS that the time for service of this motion is hereby abridged and
service of this Notice of Motion and Motion Record is hereby validated so that this Motion is

properly returnable on May 31 2024 and further service thereof is hereby dispensed with.

3. THIS COURT ORDERS that the activities and proposed activities of the Receiver, as
set out in the Third Report, are hereby approved.

4. THIS COURT ORDERS that the Receiver’s Statement of Receipts and Disbursements
for the period from April 4 to May 23, 2024 is hereby approved.

5. THIS COURT ORDERS that the fees and disbursements of the Receiver and its
counsel, as set out in the Fee Affidavits, are hereby approved, together with the additional fees
and disbursements of the Receiver and its counsel through to the filing of the Receiver’s

Discharge Certificate as contemplated in paragraph 10 hereof.

6. THIS COURT ORDERS the Aurora Hotel Group Inc. (“AHG”) to forthwith pay to the
Receiver the balance of the amounts owing pursuant to the Order of the Honourable Justice
Mirza dated March 8, 2024, and the Order of the Honourable Justice Mandhane dated April 12,
2024, being the sum of $20,224.

7. THIS COURT ORDERS, in the alternative to pqragraph 5 hereof, the Secured Creditor
shall, upon request by the Receiver, forthwith advance funds to the Receiver in an amount
sufficient to fund completion of the Receiver’s post receivership obligations and complete the

Administrative Matters as defined in the Third Report (the “Funding”).

8. THIS COURT ORDERS that this Order shall become effective on June 7, 2024 (the
“Effective Date”). ’

9. THIS COURT ORDERS that, upon the Effective Date of this Order, the Receiver shall
be discharged as Receiver of the undertaking, property and assets of the Debtor, provided
however that notwithstanding its discharge herein (a) the Receiver shall remain Receiver for the
performance of such incidental duties as may be required to complete the administration of the

receivership herein, and (b) the Receiver shall continue to have the benefit of the provisions of

DOCSTOR: 12019258
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all Orders made in this proceeding, including all approvals, protections and stays of proceedings
in favour of Ernst & Young Inc. in its capacity as Receiver, including the Receiver’s Charge and

Receiver’s Borrowing Charge as defined in the Order of Justice Tzimas dated December 7, 2023.

10.  THIS COURT ORDERS AND DECLARES that upon the Effective Date of this Order,
Ernst & Young Inc. shall be released and discharged from any and all liability that Emst &
Young Inc. now has or may hereafter have by reason of, or in any way arising out of, the acts or
omissions of Ernst & Young Inc. while acting in its capacity as Receiver herein, save and except
for any gross negligence or wilful misconduct on the Receiver’s part. Without limiting the
generality of the foregoing, Ernst & Young Inc. shall be released and discharged from any and
all liability relating to matters that were raised, or which could have been raised, in the within
receivership proceedings, save and except for any gross negligence or wilful misconduct on the

Receiver’s part.

11.  THIS COURT ORDERS that subject to receipt of the Funding, and after completing the
Administrative Matters, as defined in the Third Report, including paying the Receiver’s and the
Receiver’s counsel’s fees, the Receiver shall file a certificate, in the form attached hereto as
Schedule “A” certifying that it has completed the Administrative Matters, thereby terminating
the Receiver’s Charge and Receiver’s Borrowing Charge as defined in the Order of Justice

Tzimas dated December 7, 2023.

GLOBAL RESOLUTION

12. THIS COURT APPROVES the Global Resolution of the litigation as described and set
forth in the Affidavit of Jay Khanna, and as set out in the documents of the Global Resolution
listed in Schedule "B" hereto, and hereby declares that the Global Resolution shall be concluded

and deemed effective on the Effective Date.

13.  THIS COURT ORDERS that the Global Settlement between the shareholders of the
Debtor as described it the Third Report shall take effect as of the Effective Date.

DOCSTOR: 1201925\8
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14, THIS COURT ORDERS there shall be no costs to these motions.

HAon. LA %W

DOCSTOR: 1201925\8



Schedule “A”

Court File No. CV-23-00004340-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

IN THE MATTER OF SECTION 243(1) OF THE BANKRUPTCY AND INSOLVENCY
ACT, R.S.C. 1985, C. B-3, AS AMENDED, AND SECTION 101 OF THE COURTS OF
JUSTICE ACT, R.S.0. 1990, C. C.43, AS AMENDED

BETWEEN:
1000688136 ONTARIO INC.
Applicant
-and -
20 CALDARI DEVELOPMENT INC.
Respondent
RECEIVER’S DISCHARGE CERTIFICATE
RECITALS
A. Pursuant to an Order of the Honourable Justice Tzimis of the Ontario Superior Court of

Justice (the "Court") dated December 7, 2023, Ernst & Young Inc. was appointed as the receiver
(the "Receiver") without security, of all of the assets, undertakings, and properties of the

Respondent (the "Debtor").

B. Pursuant to an Order of the Honourable Justice Agarwal of the Court dated May 31,
2024 (the “Discharge Order”), Emst & Young Inc. was discharged as Receiver of the
assets, undertakings and properties of the Debtor to be effective seven days after the date on
which the Receiver’s funding requirements are met and the Court authorized the Receiver
to file a certificate confirming that the Receiver has completed the “Administrative Matters” as
defined in its Third Report dated May 24, 2024 (the “Report”) provided, however, that
notwithstanding its discharge: (a) the Receiver shall remain Receiver for the performance of such
incidental duties as may be required to complete the administration of the receivership herein,

and (b) the Receiver
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shall continue to have the benefit of the provisions of all Orders made in this proceeding,
including all approvals, protections and stays of proceedings in favour of Ernst & Young Inc in

its capacity as Receiver.

THE RECEIVER CERTIFIES that the Receiver has completed the Administrative Matters as set
out in the Report, and a copy of the Receiver’s Final Statement of Receipts and Disbursements

is attached hereto as Schedule “A”.

ERNST & YOUNG INC. in its capacity as
Court Appointed Receiver and Manager of 20
Caldari Development Inc.

Per:

Name: Allen Yao
Title: Senior Vice President
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1000688136 ONTARIO INC.
Applicant

-and-

20 CALDARI DEVELOPMENT INC.
Respondent

Court File No CV-23-00004340-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

PROCEEDING COMMENCED AT
BRAMPTON

RECEIVER’S DISCHARGE CERTIFICATE

DICKINSON WRIGHT LLP
Barristers & Solicitors

199 Bay Street

Suite 2200, Box 447
Commerce Court Postal Station
Toronto, ON M5L 1G4

LISA S. CORNE
Email: lcorne@dickinsonwright.com

Lawyers for Ernst & Yong Inc., Court-Appointed Receiver

€8l


mailto:lcorne@dickinsonwright.com

SCHEDULE "B"

Court File No. CV-23-00004340-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

BETWEEN:

1000688136 ONTARIO INC.
Applicant

and

20 CALDARI DEVELOPMENT INC.
' Respondent

I-N-D-E-X

TAB

DOCUMENTS

Second Mortgage Documents

Amended and Restated Promissory Note, dated June 1, 2025

2. | Demand Debenture, dated June 1, 2024

3. | Undertaking to Not Challenge, dated June 1, 2024

4. |Assignment of Insurance to J.I.S. contract Furniture Inc., dated
June 1, 2024

5. |Limited Recourse Guarantee, dated June 1, 2024 by 20 Caldari
Development Inc. to and in favour of J.I.S. Contract Furniture Inc.

6. | Acknowledgment and Direction to the firm of Fogler Rubinoff re E-
reg documents, dated June 1, 2024

7. | Certified Resolution of the Board of Directors of 20 Caldari
Development Inc. — Guarantor, dated June 1, 2024

8. | Officer's Certificate — 20 Caldari Development Inc., dated June 1,

2024




9. | Acknowledgment re Standard Charge Terms to J.I.S. Contract
Furniture Inc. and Fogler Rubinoff LLP, dated June 1, 2024

10. | Personal Guarantee — Nakul Aurora, dated June 1, 2024
Transfer of First Mortgage Documents

11. | Assignment of Debt and Security Agreement between Canadian
Western Bank and 1000688136 Ontario Inc., dated March 11,
2024

12. | Registered Assignment/Transfer of First Mortgage, dated March
11, 2024 — YR3655690

13. | Service of Order to Continue (Action No. CV-23-00004340-0000 re
Mortgage action, dated April 29, 2024

14. | Amendment to Commitment Letter, dated June 1, 2024

15. | Schedule "A" — Statement of Principal
Owing as of June 1, 2024

16. | Schedule "B" - Mortgage Amending
Agreement, dated June 1, 2024

17. | Mortgage Statement of principal re 1000688136 Ontario Inc.
Option Agreement

18. | Option Agreement, between Nakul Aurora and Jay Khanna, dated
June 1, 2024

19. | Schedule “A” - Release and Indemnity to Jay Khanna, dated June
1, 2024

20. | Schedule “B” - Release and Indemnity to Nakul Aurora and 20
Caldari Development Inc., dated June 1, 2024
Leases

21. | Lease — 20 Caldari Development Inc. with Tenant Co. (Countertop

Solutions Inc.),

4858-7361-2483, v. 1
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dated June 1, 2024

22. |Lease Agreement — June 1, 2024
20 Caldari Development Inc. and Aurora Hotel Group Inc.

23. | Business Operating Agreement, dated June 1, 2024

COURT DOCUMENTS

Notice of Discontinuance, dated June 1, 2024
24. | Court File No. CV-21-00003633
Promissory Note Action

25. | Notice of Discontinuance, dated June 1, 2024
Court File No. CV-22-00001381
Barrie Hotel Action

26. | Release of Caution
Re 20 Fairview Litigation, registered on 2023 02 01, SC1961049

27. | Order re Removal of Undertaking
Action No. CV-22-00001381-0000
Barrie Hotel Action

28. | Notice of Discontinuance, dated June 1, 2024
Court File No. CV-22-00692176
Oppression Remedy Action

29. | Consent of Mortgagee, 1000688136 Ontario Inc.

4858-7361-2483, v. 1



1000688136 ONTARIO INC. -and- 20 CALDARI DEVELOPMENT INC.

Applicant Respondent
Court File No CV-23-00004340-0000
ONTARIO
SUPERIOR COURT OF JUSTICE
PROCEEDING COMMENCED AT
BRAMPTON
DISCHARGE ORDER
- DICKINSON WRIGHT LLP
Barristers & Solicitors
199 Bay Street

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

LISA S. CORNE
Email: lcorne@dickinsonwright.com

Lawyers for Ernst & Yong Inc., Court-Appointed Receiver

L8l


mailto:lcorne@dickinsonwright.com

188

This is Exhibit “C” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.

Com Affidavits (or as may be)

CHARLES W. SKIPPER
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AMENDED AND RESTATED PROMISSORY NOTE

Principal Amount: $5,800,000.00 CDN DUE: June 1, 2025 (the "Maturity Date")

RECITALS:

A. The undersigned Aurora Hotel Group Inc. (the "Borrower") has borrowed the amount of
$5,800,000.00 (the "Principal Sum") from J.I1.S Contract Furniture Inc. (the "Lender") from
time to time as evidenced by a series of promissory notes previously executed by the Borrower
(collectively the "Original Promissory Note").

B. Notwithstanding that the Original Promissory Note has matured, that the Lender has demanded
repayment under the Original Promissory Note and that the Borrower remains indebted to the
Lender for the Principal Sum, the Borrower has failed to repay to the amounts owing.

C. In accordance with the terms of a settlement arrangement, whereby the Lender has agreed to
discontinue an action against the Borrower and various related parties in consideration of and
exchange for the Lender agreeing to extend the maturity date, to the Maturity Date, for the
repayment of the Principal Sum from the Borrower in accordance with the terms herein.

D. The Borrower and the Lender wish to amend and restate the Original Promissory Note
pursuant to the terms of this amended and restated promissory note (the "Promissory Note").

NOW THEREFORE, IN CONSIDERATION OF THE SUM OF $10.00 AND FOR VALUE
RECEIVED, INCLUDING THE DISMISSAL OF RELATED LITIGATION, THE RECEIPT
AND SUFFICIENCY OF SUCH CONSIDERATION IS HEREBY ACKNOWLEDGED BY THE
UNDERSIGNED:

1. The Borrower hereby confirms that the recitals are true and accurate in all material respects and
that it remains indebted to the Lender for the Principal Sum.

2. The Borrower hereby promises to pay to or to the order of the Lender, at such place as the
Lender may advise the Borrower from time to time, in lawful money of Canada, the Principal
Sum, together with interest on the Principal Sum, or so much thereof as remains unpaid from time
to time, at the rate of 10.0% per annum, calculated and compounded monthly not in advance,
from 364 days from the date hereof until the date the Principal Sum is repaid in full.

3. If the Borrower fails to pay any amount due and payable on the Maturity Date and such failure
continues for five (5) days after written notice to the Borrower, the entire unpaid balance of the
Principal Sum, together with any unpaid accrued interest, shall become immediately due and
payable without further notice or demand. The Borrower's covenant to pay interest will not merge
on the taking of a judgment or judgments with respect to any of the Borrower's obligations set forth
herein.

4. The Principal Sum, together with all interest from time to time accrued thereon, may be prepaid in
whole or in part at any time without notice, bonus or penalty.

5. The Borrower hereby waives presentment for payment, protest, dishonour, grace, acceleration, all
notices hereof and all diligence in the collection of this promissory note.

6. This Promissory Note shall be to the benefit of the Lender and the Lender's heirs, legal

B. Amended and Restated Promissory Note 4894-0349-1237 v.3.docx
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representatives, successors and assigns, and will be binding on the Borrower and the Borrower
successors and assigns.

7. All notices and other communications provided for hereunder shall be in writing and be delivered
by electronic mail at the following email addresses:

J.L.S Contract Furniture Inc. (c/o Jay Khanna) & | jay.khanna@st-damase.com
Fogler, Rubinoff LLP (c/o Charles Skipper & | cskipper@foglers.com
Jordan Kamenetsky) jkamenetsky@foglers.com
Aurora Hotel Group Inc. (c/o Nakul Aurora,
Akash Aurora, and Ravi Aurora)

Kagan Shastri DeMelo Winer Park Lawyers | rshastri@kslip.ca
LLP (c/o Rahul Shastri)

8. Time is of the essence with respect to this Promissory Note.

9. This Promissory Note amends, restates, and substitutes, the Original Promissory Note in its
entirety.

[Signature Page Follows]

A. Amended and Restated Promissory Note 4894-0349-1237 v.3.docx
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DATED the 1st day of June, 2024.

AURORA HOTEL GROUP INC.

Per:

Name: Nakul Aurora
Title:

| have authority to bind the corporation

AURORA HOTEL GROUP INC.

Per:

Name: Akash Aurora
Title:

| have authority to bind the corporation

The undersigned guarantors acknowledge receipt of the within Amended and Restated
Promissory Note as of the 1st day of June, 2024.

Witness

NAKUL AURORA

20 CALDARI DEVELOPMENT INC.

Per:

Name:
Title:

| have authority to bind the corporation

A. Amended and Restated Promissory Note 4894-0349-1237 v.3.docx
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This is Exhibit “D” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.



DEMAND DEBENTURE
PRINCIPAL SUM: $5,800,000.00 DATE: June 1, 2024

WHEREAS pursuant to an amended and restated promissory note (the "Note")
made as of the date hereof Aurora Hotel Group Inc (the "Borrower"), the Borrower is
indebted in the principal amount set out above to J.I.S Contract Furniture Inc. (the
"Chargee");

AND WHEREAS in support of the obligations of the Borrower pursuant to the Note,
20 Caldari Development Inc. (the "Chargor") has agreed to guarantee the obligations of
the Borrower pursuant to the Note (the “Guarantee),

AND WHEREAS to secure the Chargor's obligations under the Guarantee, the
Chargor has agreed to deliver to the Chargee a demand debenture (the “Debenture” and
together with the Guarantee (the “Credit Documents”)) creating a fixed and floating
charge over all of the assets of the Chargor comprised of, relating to, and arising from,
the_ Chargor’s interest in the property legally described on Schedule “A” (the “Property”)
as continuing collateral security for the prompt and due repayment of all amounts owing
under the Guarantee and the performance by the Borrower and the Chargor of their
respective present and future obligations to the Chargee pursuant to the Guarantee and
the Note (as hereinafter defined),

NOW THEREFORE, the parties hereto agree as follows:

ARTICLE 1
PROMISE TO PAY

1.1 Promise to Pay: The Chargor, for value received, hereby acknowledges
itself indebted and covenants and promises: (i) to pay to the Chargee and its successors
and assigns at 6801 Columbus Road, Mississauga, ON, L5T 2G9 or at such other place
in Canada as the Chargee may designate by notice in writing to the Chargor, ON
DEMAND the principal amount of $5,800,000.00 in lawful money of Canada and interest
thereon, from and including the 364" day after the date hereof (or from and including the
last interest payment date to which interest shall have been paid), at the Interest Rate (as
defined herein), as well after as before maturity and both before and after demand, default
and judgment, with interest on overdue interest at the same rate, and on all other amounts
secured hereby; and (ii) to perform the obligations secured (as hereinafter defined).

This Debenture secures the payment and performance of all indebtedness,
obligations and liabilities of the Chargor to the Chargee, present or future, direct or
indirect, absolute or contingent, matured or not, extended or renewed at any time owing
by the Chargor to the Chargee or remaining unpaid or performed by the Chargor to the
Chargee, whether incurred prior to, at the time of, or subsequent to the execution hereof,
and whether otherwise secured or not and whether arising from agreement or dealings
between the Chargor and the Chargee and whether incurred by the Chargor on its own
behalf or on behalf of others and any unpaid balance thereof, in each case owing or
arising pursuant to:
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(@) the Guarantee;

(b) this Debenture;

(c)  all other documents ancillary to the Guarantee and/or Debenture;

(all of the foregoing being herein collectively called the “obligations secured”).

Demand for payment under the Guarantee shall constitute demand for payment under
this Debenture without any other or further demand being made hereunder.

"Interest Rate" means 10% annually calculated and compounded monthly.

All capitalized terms used in this Debenture shall have the respective
meanings ascribed to them in the Guarantee unless defined herein or unless the subject
matter or the context otherwise requires.

ARTICLE 2
SECURITY
21 Security: As security for the due and timely payment and performance of

the obligations secured, the Chargor:

(a) mortgages and charges as and by way of a fixed and specific mortgage and
charge to and in favour of the Chargee, its successors and assigns, all of
the Chargor's right, title, estate and interest, present and future, in and to:
(i) the lands described in Schedule “A” hereto (the “Lands”); (ii) all buildings,
erections, structures, improvements and fixtures now or hereafter
constructed or placed on, in, under or upon the Lands; (iii) all easements,
rights-of-way, licences and privileges appurtenant or appertaining to the
Lands; and (iv) all interests in any of the foregoing and all benefits and rights
to be derived by the Chargor in respect thereof (collectively, the “Real
Property”);

(b) grants conveys, mortgages, charges, pledges, assigns and creates a
security interest in to and in favour of the Chargee of all of the Chargors
right, title, estate and interest, present and future, in and to any and all
personal property on, of and in which a mortgage, charge, pledge,
assignment or security interest can be taken, reserved, created or granted
whether under the Personal Property Security Act (Ontario) (the “Act”) or
otherwise under any statute or law or in equity and which is now or at any
time hereafter owned by the Chargor or in which the Chargor now has or at
any time hereafter acquires any interest of any nature whatsoever for the
purposes of and in connection with the, operation, maintenance, and
development of the Real Property, including, without in any way limiting the
generality of the foregoing:

4895-8302-0479, v. 1
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(iif)

(v)

(vi)

4895-8302-0479, v. 1

-3-

all materials, supplies, machinery, equipment, fixtures, inventory,
vehicles, furniture, tools, accessories and appliances now or
hereafter owned or acquired by or on behalf of the Chargor and every
interest therein which the Chargor now has or hereafter acquires;

all present and future accounts (including, without limitation, cash
collateral accounts and construction escrow accounts), accounts
receivable, money (including, without limitation, all money in any
bank accounts), intangibles, claims, contract rights, demands,
chattel papers, instruments, documents, notes and choses in action,
together with any and all security therefor, including, without limiting
the generality of the foregoing, all present and future mortgage
receivables, debentures, bonds, promissory notes, bills of exchange,
judgments and book debts, now due or hereafter to become due to
or owned by the Chargor, together with all securities, documents,
computer disks, tapes, software or records now or hereafter owned
by the Chargor and representing or evidencing the said debts,
accounts, accounts receivable, claims, contract rights, demands and
choses in action and all other rights and benefits in respect thereof;

all rights, agreements, licences, permits, consents, policies,
approvals, rights in respect of letters of credit, development
agreements, building contracts, performance bonds, purchase
orders, plans, drawings, patents, trademarks (provided that in
respect of trademarks the Chargor is granting a security interest
therein but not an assignment thereof), goodwill, know-how, rights to
carry on business and specifications presently owned and hereafter
acquired by the Chargor;

all present and future computer hardware, software and programs
and all rights, agreements, licences, permits and consents in respect
of or in any way relating to such computer hardware, software and
programs including, without limitation, all paper cards, magnetic
tapes, discs, diskettes, drums or magnetic bubbles and whether
permanently installed in hardware or crystallized in firmware,

all shares, stocks, warrants, bonds, debentures, debenture stock,
partnership interests, joint venture interests or other securities
investments now or hereafter owned by the Chargor;

all rents, revenues, income, insurance proceeds, expropriation
proceeds, other proceeds and other monies to which the Chargor
may from time to time be entitled including, without limitation, all
income and proceeds (whether in cash or on credit) received or
receivable by or on behalf of the Chargor in respect of the use,
occupancy or enjoyment of the Real Property or any part thereof or
for the sale of goods or the provision of services on, at or from any
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Real Property or from judgments, settlements or other resolutions of
disputes relating to the ownership, use, construction, development,
operation, maintenance or management of any Real Property
(collectively, “Gross Revenues”); and

(vii) the benefit of any guarantees or indemnities relating to all or part of
the property referred to in Paragraph 2.1(b)(vi);

and with respect to Paragraphs 2.1(b)(i) to (vii) inclusive, in, to and under
all amendments, extensions, renewals, replacements and substitutions of
any of the foregoing, all increases, additions and accessions thereto and all
rights, remedies, powers, easements, privileges and claims of the Chargor
thereunder (whether arising pursuant thereto or available to the Chargor at
law or in equity) including without limitation, the right of the Chargor to
enforce the foregoing and the obligations of the other parties thereto and to
give or withhold any and all consents, requests, directions, approvals,
extensions and/or waivers thereunder,;

(c)  assigns to and in favour of the Chargee, its successors and assigns, as and
by way of a fixed and specific assignment, all of the Chargor's right, title,
estate and interest, present and future, in and to:

(i) any and all contracts material, at the Chargee's sole discretion, to
the operations of the Property (the "Material Contracts"),

(i)  all patents, trademarks, trade names, copyrights and other industrial
and intellectual property presently owned or hereafter acquired by
the Chargor relating to, arising from, or in connection with the Real
Property; and

(i) all amendments, extensions, renewals, replacements and
substitutions of any of the property referred to in Paragraphs 2.1(c)(i)
and (ii) inclusive and all benéfits, rights, remedies, privileges, claims,
powers and advantages of the Chargor to be derived therefrom or
thereunder (whether arising pursuant thereto or available to the
Chargor at law or in equity) and all covenants, obligations and
agreements of the other parties thereto including, without limitation,
the right of the Chargor to enforce any of the foregoing and the
obligations of the other parties thereto and to give or withhold any
and all consents, requests, directions, approvals, extensions and/or
waivers thereunder,;

(d)  assigns in favour of the Chargee, its successors and assigns, as and by
way of a general assignment of all of the Chargor’s right, title, estate and
interest present and future, in and to:

(i) all leases, offers or agreements to lease, rental agreements (written
or oral), and other rights or licences granted by, or on behalf of, the

4895-8302-0479, v. 1
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Chargor or a predecessor owner of the Real Property, to occupy
premises in all or any part(s) of Real Property and any modifications
or extensions to such leases or offers or agreements to lease and all
assignments in respect of any such leases or offers or agreements
to lease and any security, guarantees and/or indemnities of the
obligations thereunder, in each case as amended, renewed or
otherwise varied (the “Leases” and “Lease” means any one of the
Leases) and all benefits, powers and advantages of the Chargor to
be derived therefrom and all covenants, obligations and agreements
of the occupiers thereunder or in any agreement collateral thereto
including, without limitation, the benefit of any right, option or
obligation of any occupier or other person to acquire any portion of
the Real Property or an interest therein, to renew or extend any
Lease, to occupy other space and any other collateral advantage or
benefit to be derived from the Leases or any of them;

all moneys now due and payable or hereafter to become due and
payable under the Leases and each guarantee of or indemnity in
respect of the obligations of the residents thereunder with full power
to demand, sue for recovery, receive and give receipts for all such
moneys and otherwise to enforce the rights of the Chargor thereto in
the name of the Chargor,

all present and future intangibles arising from or out of all or any part
of the property and assets referred to in Subsections 2.1(b) and (c)
above including, without limiting the generality of the foregoing, all of
its rights, title and interest in all present and future book debts,
accounts and other accounts receivable, contract rights and choses
in action;

any and all existing or future agreements, contracts, licences,
permits, plans and specifications, bonds, rights under letters of
credit, letters of guarantee or other documents or instruments and all
extensions, amendments, renewals or substitutions thereof or
therefor which may hereafter be effected or entered into and all
benefit, power and advantage of the Chargor to be derived
therefrom;

any and all existing or future agreements of purchase and sale,
options to purchase and mortgage, loan or other financing
commitments or any part or parts thereof relating to, arising from, or
in connection with the Real Property and all proceeds and other
moneys now due and payable or hereafter to become due and
payable thereunder and all benefit, power and advantage of the
Chargor to be derived therefrom; and
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(vi) the proceeds of any and all existing or future insurance policies
pertaining to the property and assets referred to in Subsections
2.1(a), (b) and (c) and Paragraphs 2.1(d)(i) to (v) inclusive and all
proceeds of expropriation or similar taking of any real property owned
or leased by the Chargor or any part or parts thereof and all benefit,
power and advantage of the Chargor to be derived therefrom; and

(e) grants, mortgages, charges, pledges and creates a security interest in, to
and in favour of the Chargee, its successors and assigns, all of the
Chargor’s right, title, estate and interest, present and future, in and to all
personal property in any form (including money) derived, directly or
indirectly, from any dealing with the property referred to in Subsections
2.1(a) to (d), inclusive, or proceeds therefrom or that indemnifies or
compensates for all or part of such property or proceeds therefrom that is
destroyed and damaged;

() grants, conveys, mortgages, charges, pledges and assigns as and by way
of a floating charge to and in favour of the Chargee all of the undertaking,
property, assets, rights, entittlements, benefits and privileges, both real and
personal, moveable and immoveable, of every nature and kind, now or at
any time and from time to time hereafter existing and owned by the Chargor
relating to, arising from, or in connection with the Real Property (except
such property and assets as are validly and effectively subject to any fixed
and specific mortgage and charge or assignment, transfer or security
interest created hereby),

provided that notwithstanding anything contained in this Debenture or elsewhere, the said
grants, conveyances, mortgages, charges, pledges, assignments and security interests
created pursuant to this Section 2.1 or elsewhere shall not extend or apply: (A) to any
personal property which is “consumer goods”, as such term is defined in the Act; or (B)
to the last day of the term of any lease or any agreement therefor now held or hereafter
acquired by the Chargor, as lessee, but should such mortgages and charges become
enforceable the Chargor shall thereafter stand possessed of such last day and shall hold
itin trust for the Chargee for the purpose of this Debenture and assign and dispose thereof
as the Chargee shall, for such purpose, direct. Upon any sale of such leasehold interest
or any part thereof, the Chargee, for the purpose of vesting the aforesaid one day residue
of any such term or renewal thereof in any purchaser or purchasers thereof, shall be
entitled by deed or writing to appoint such purchaser or purchasers or any other person
or persons a new trustee or trustees of the aforesaid residue of any such term or renewal
thereof in the place of the Chargor and to vest the same accordingly in the new trustee
or trustees so appointed free and discharged from any obligation respecting the same; or
(C) if any agreement which is to be assigned pursuant to Section 2.1 hereof is not
assignable to the Chargee (because (i) the remedies for the enforcement of such
agreement would not, as a matter of law, pass to the Chargee as an incidence of the
transfers and assignments made pursuant to this Debenture or, (ii) the same is not
assignable without the consent of the other party or parties thereto and such consent has
not been obtained as of the date hereof or (iii) the same is not assignable without
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complying with stated conditions or (iv) the same is the subject of an express prohibition
against assignment or doing so would result in a default, breach, penalty or right of
termination of said agreement), the Chargor’s beneficial interest in such agreement shall,
until consent to such assignment or compliance with such conditions or waiver of such
express prohibition is obtained, be held in trust for the Chargee by the Chargor and the
said beneficial interest and all benefits derived under such agreement shall be for the
account of the Chargee, unless doing so would result in a default, breach, penalty or right
of termination of said agreement subject to the terms of this Debenture and in particular
Section 3.1 hereof. Upon the occurrence of an Event of Default under this Debenture
which is continuing, in order that the full value of the beneficial interest in every such
agreement not assigned to the Chargee pursuant to this Debenture but held in trust for it
as aforesaid may be realized for the benefit of the Chargee, the Chargor shall, at the
request and expense and under the direction of the Chargee, in the name of the Chargor,
take all such action and do or cause to be done all such things as are desirable in order
that the obligations of the Chargor under such agreement may be performed in such
manner that the beneficial interest in such agreement shall be preserved and shall enure
to the benefit of the Chargee or as the Chargee may direct in writing and the collection of
any monies due and payable and to become due and payable shall be facilitated and the
Chargor will promptly pay over to the Chargee or as the Chargee may direct in writing all
monies collected by or paid to the Chargor in respect of the beneficial interest in every
such agreement. ‘

All the undertaking, property and assets mortgaged and charged pursuant
to Subsection 2.1(a) and all of the undertaking, property and assets granted, assigned,
transferred, mortgaged and charged pursuant to Subsections 2.1(b), (d) and (e) hereof
being hereinafter collectively referred to as the “mortgaged property”; all the
undertaking, property and assets assigned pursuant to Subsections 2.1(c) being
hereinafter collectively referred to as the “assigned property”; and the mortgaged
property and assigned property being hereinafter collectively referred to as the “secured
property”. Wherever used herein in relation to the rights and remedies of the Chargee
the terms “Real Property”, “mortgaged property”, “assigned property” and “secured
property” shall, where the context permits, mean the whole or any part or parts thereof.

TO HAVE AND TO HOLD the secured property and all rights hereby
conferred unto the Chargee, its successors and assigns, forever, for the uses and
purposes and with the powers and authorities and subject to the terms and conditions set
forth herein and in the Guarantee.

22 Delivery of Instruments, Securities, Etc.. The Chargor shall, upon
reasonable request from the Chargee, following the occurrence of and during the

continuance of an Event of Default, forthwith deliver to the Chargee to be held by the
Chargee hereunder all instruments, securities, letters of credit, advices of credit and
negotiable documents of title in its possession or control which pertain to or form part of
the secured property, and shall, where appropriate, duly endorse the same for transfer in
blank or as the Chargee may direct and shall make all reasonable efforts to deliver
forthwith to the Chargee any and all consents or other instruments or documents

" 4895-8302-0479, v. 1
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necessary to comply with any restrictions on the transfer thereof in order to transfer the
same to the Chargee.

23 Representations and Warranties of the Chargor: The Chargor
represents and warrants to the Chargee as follows:

(@)  French Name: The Chargor does not have or use a French form of name or
a combined English and French form of name;

(b)  Address: The address of the Chargor’s chief executive office is 20 Caldari
Road, Concord, ON; and

(c) Location of Secured Property: With the exception of inventory in transit, all
tangible assets comprising the secured property are situate at the- Real
Property, the chief executive office of the Chargor or the chief operating
office of the Chargor or the office of the property manager or the
development manager to the extent appropriate or consistent with industry
standards.

The foregoing representations and warranties shall survive for so long as any of the
obligations secured remain unpaid and, notwithstanding any investigation made by or on
behalf of the Chargee, shall continue in full force and effect for the benefit of the Chargee
during such period.

24 Covenants of the Chargor: So long as any of the obligations secured shall
remain unpaid, the Chargor covenants and agrees with the Chargee as follows:

(@) No Accessions: The Chargor shall prevent any secured property from being
or becoming an accession to any property not subject to security interests
created by this Debenture;

(b) Change of Name/Chief Executive Office: The Chargor shall not change its
name or the location of its chief executive office without giving prior written
notice to the Chargee of the new name or chief executive office location and
the date upon which such change of name or chief executive office location
is to take effect;

(c) Location of Secured Property: With the exception of mortgaged property in
transit, the Chargor shall not keep, store, locate or install any secured
property at, or move, transport or transfer any secured property to, any
location other than the Real Property, the Chargor’s chief executive office,
the Chargor’s chief operating office or the office of the property manager or
the development manager to the extent appropriate or consistent with
industry standards, without the prior written consent of the Chargee;

(d)  Schedules: Contemporaneously with the execution of this Debenture, and
from time to time hereafter at the request of the Chargee, the Chargor shall
deliver to the Chargee up-to-date schedules of Real Property;
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(e) Consentto Assignment: To the extent that consent to the assignment of any
Material Project Agreement to the Chargee is required, the Chargor shall
use its commercially reasonable efforts to obtain the appropriate consents
to such assignment;

(f Registrations: The Chargor will, from time to time at the request of the
Chargee, promptly effect all registrations, filings, recordings and all
renewals thereof and all re-registrations, re-filings and re-recordings of or in
respect of this Debenture and the security interests created hereby in such
offices of public record and at such times as may be necessary or of
advantage in perfecting, maintaining and protecting the validity,
effectiveness and priority hereof and of the security interests created
hereby; provided that the Chargee may effect all such registrations, filings,
recordings, renewals, re-registrations, re-filings and re-recordings from time
to time in its sole discretion at the expense of the Chargor; and

(g) Not to directly or indirectly enter into or grant, create, agree to create,
- assume, incur or suffer to exist any lien upon or affecting any part of the
Property or the Chargor’s rights, assets, undertaking or revenues therein,
whether now owned or hereafter acquired, without the prior written consent

of the Chargee.

25 No Liability: Nothing herein contained shall render the Chargee and its
agents, employees or any other Person for whom the Chargee is in law responsible liable
to any Person for the fulfilment or non-fulfiiment of the obligations, covenants and
agreements, including but not limited to the payment of any moneys thereunder or in
respect thereto, of the Chargor under any Material Project Agreement and the Chargor
hereby indemnifies and agrees to save and hold harmless the Chargee from and against
any and all claims, demands, actions, causes of action, losses, suits, damages and costs
whatsoever of any Person arising directly or indirectly from or out of the Material Contracts
(collectively, the “Claims”), save and except for Claims arising as a result of the
negligence or willful misconduct of the Chargee or those for whom the Chargee is, at
law, responsible.

ARTICLE 3
RIGHTS AND REMEDIE

3.1 Remedies Upon Default: Upon the occurrence of and during the
continuance of any Event of Default, the Chargee may do any one or more of the
following:

(a) by written notice to the Chargor declare all obligations secured and all other
liability or indebtedness (whether principal, interest, costs, fees or other
amounts) owing to the Chargee pursuant to the Credit Documents
(collectively, the “Indebtedness”) to be immediately due and payable
without the necessity of presentment for payment, or notice of non-payment
and of protest (all of which are hereby expressly waived by the Chargor);
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(b)  proceed to exercise any and all rights under this Debenture, the Credit
Documents and any other document or instrument executed pursuant to
this Debenture or any other rights otherwise available to it whether under
this Debenture, the Credit Documents or otherwise, including enforcement
of this Debenture;

(c) take any action or proceeding authorized or permitted by this Debenture,
the Credit Documents or by law or equity, and file or cause to be filed on its
behalf such proofs of claim and other documents as may be necessary or
desirable to have its claims lodged in any bankruptcy, winding-up or other
judicial proceeding relative to the Chargor,

(d) take proceedings in any court of competent jurisdiction for sale or
foreclosure of all or any part of the secured property;

(e) immediately enter upon and take possession of, disable or remove all of the
secured property or any part or parts thereof with power, among other
things, to exclude the Chargor, to preserve and maintain the secured
property and make additions and replacements thereto, to receive rents,
income and profits of all kinds and pay therefrom all reasonable expenses
of maintaining, completing, repairing, preserving and protecting and
operating the secured property and all charges, payment of which may be
necessary to preserve or protect the secured property, and enjoy and
exercise all powers necessary to the performance of all functions made
necessary or advisable by possession, including, without limitation, power
to advance its own moneys at the hereinbefore rate provided and enter into
contracts and undertake obligations for the foregoing purposes upon the
security hereof;

(f) whether or not the Chargee has taken possession of the secured property
or any of it, sell, lease or otherwise dispose thereof, either as a whole or in
separate parcels, at public auction, by public tender or by private sale, with
only such notice as may be required by law, either for cash or upon credit,
at such time and upon such terms and conditions as the Chargee may
determine and enter into, rescind or vary any contract for the sale, lease or
other disposition of any of the secured property and sell, lease or dispose
thereof again without being answerable for any loss occasioned thereby and
the Chargee may execute and deliver to any purchaser of the secured
property or any part thereof good and sufficient deeds and documents for
the same;

(g)  require the Chargor, at the Chargor's expense, to assemble the secured
property at a place or places designated by notice in writing given by the
Chargee to the Chargor, and the Chargor agrees to so assemble the
secured property;
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(h)  require the Chargor, by notice in writing given by the Chargee to the
Chargor, to disclose to the Chargee the location or locations of the secured
property and the Chargor agrees to make such disclosure when so required
by the Chargee; '

(i) enter any premises where the secured property may be situated and take
possession of the secured property by any method permitted by law;,

f)) carry on all or any part of the business or businesses of the Chargor and,
to the exclusion of all others including the Chargor, subject to any Leases
and all applicable laws enter upon, occupy and, subject to any requirements
of law and subject to any Leases or agreements then in place, use all or
any of the Real Property, premises, buildings, plant, undertaking, assets
and other property of, or used by, the Chargor for such time and in such
manner as the Chargee sees fit, free of charge and, except to the extent
required by law, the Chargee shall not be liable to the Chargor for any act,
omission or negligence in so doing or for any rent, charges, depreciation or
damages or other amounts incurred in connection therewith or resulting
therefrom;

(k)  borrow money for the purpose of carrying on the business of the Chargor or
for the maintenance, preservation or protection of the secured property and
mortgage, charge, pledge or grant a security interest in the secured
property, whether or not in priority to the security interests created by this
Debenture to secure repayment of any money so borrowed;

{)) where the Chargee has taken possession of the secured property, retain
the secured property irrevocably, to the extent not prohibited by law, by
giving notice thereof to the Chargor and to any other persons required by
law in the manner provided by law;

(m) send or employ inspectors or agents to inspect, audit and report upon the
value, state and condition of the secured property;

(n)  pay any encumbrance, lien, claim or charge that validly exists or has been
threatened against any of the secured property and any amounts
determined to be validly existing shall when so paid, together with any costs,
charges and expenses incurred by the Chargee (including, without
limitation, legal fees and disbursements on a substantial indemnity basis),
shall be added to the obligations secured hereby and shall bear interest at
the rate herein provided;

(o) take proceedings in any court of competent jurisdiction to enforce payment
by the Chargor of the obligations secured or any deficiency remaining upon
application of proceeds of realization which are actually received by the
Chargese;
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(p) exercise any other power, right, or discretion that the Chargor may have
with respect to any of the secured property;

(q) exercise or pursue any other remedy or proceeding authorized or permitted
hereby or by the Act or any similar personal property security legislation or
by any other legislation in any jurisdiction in which any of the secured
property is located or otherwise permitted by law or equity; and

(r) with or without entry into possession of the secured property, or any part
thereof, appoint a receiver (which term shall include a receiver and
manager) of the secured property or any part thereof and of the rents and
profits thereof pursuant to and in accordance with the provisions of the other
Security and this Debenture and with or without security for the performance
of the receiver’s obligations and from time to time remove any receiver and
appoint another in its stead. Upon the appointment of any such receiver or
receivers from time to time, subject to applicable law, the following
provisions shall apply:

(i) every such receiver shall be the irrevocable agent of the Chargor for
all purposes with respect to the secured property including, without
limitation, for the collection of all Gross Revenues owing or earned
in respect of the Real Property or any part thereof;

(i) every such receiver may, in the discretion of the Chargee, be vested
with  all or any of the powers and discretion of the Chargee under this
Debenture and the other Security, including, without limitation, the
power to carry on all or any part of the business of the Chargor and
to sell, lease or otherwise dispose of the secured property, either as
a whole or in separate parcels, at public auction, by public tender or
by private sale, with only such notice as may be required by
Applicable Laws, either for cash or on credit, at such time and upon
such terms and conditions as the receiver may determine (including
a term that a reasonable commission shall be payable to the
receiver, the Chargee, or any related corporation in respect thereof)
and enter into, rescind or vary any contract for the sale, lease or other
disposition of any of the secured property and sell, lease or dispose
thereof again without being answerable for any loss occasioned
thereby and the receiver may execute and deliver to any purchaser
of the secured property or any part thereof good and sufficient deeds
and documents for the same and such receiver shall also have the
power to take proceedings in any court of competent jurisdiction for
sale or foreclosure of all or any part of the secured property;

(i)  the Chargee may from time to time fix the remuneration of every such
receiver and every such receiver shall be entitled to deduct the same
out of the income from the secured property or the proceeds of
disposition of the secured property;
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the appointment of every such receiver by the Chargee shall not, to
the extent permitted by law, incur or create any liability on the part of
the Chargee to the receiver in any respect and such appointment or
anything which may be done by any such receiver or the removal of
any such receiver or the termination of any such receivership shall
not have the effect of constituting the Chargee a mortgagee in
possession in respect of any real property owned or leased by the
Chargor or any part thereof;

every such receiver shall, from time to time, have the power to lease
or otherwise deal with any portion of the secured property which may
become vacant or available for lease on such terms and conditions
as such receiver may deem advisable and shall have full power to
complete any unfinished construction upon any real property owned
or leased by the Chargor (such power of the receiver to include,
without limitation, the power to borrow funds in the name of and on
the credit of the Chargor for such purposes, which borrowings may
be secured by the secured property, or any part thereof, and which
security shall have such priority as the receiver deems appropriate);

every such receiver shall have full power to fully manage, develop,
operate, lease, deal with the secured property or any part thereof,
construct, complete, repair, renovate or alter the secured property or

any part thereof on behalf of the Chargor and to take all such actions .

as are required in the exercise of such powers including, without
limitation, entering into, amending and terminating such contracts
and other agreements relating to the secured property as are
necessary or advisable, in the opinion of the receiver, and the
entering into, renewal, amendment, supplement or termination of any
Material Contracts and Leases as the receiver may deem
appropriate in its sole and absolute discretion; the aforementioned
power shall include the power to borrow money in the name of and
on the credit of the Chargor for all such purposes (which borrowings
may be secured by the secured property, or any part thereof, and
which security shall have such priority as the receiver deems
appropriate),

no such receiver shall be liable to the Chargor to account for monies
other than monies actually received by or in respect of secured
property or any part thereof and out of such monies so received,
every such receiver shall, subject to the further direction of the
Chargee, in the following order pay:

(A) his remuneration aforesaid,

(B) all payments made or incurred by him in connection with the
management, operation, construction, completion, repair or
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alteration of the secured property or any part thereof in
accordance with the provisions thereof;

(C) all payments of interest, principal and other money which may,
from time to time, be or become charged upon the secured
property in priority to this Debenture or the other Security and
all taxes, insurance premiums and every other proper
expenditure made or incurred by him in respect of the secured
property or any part thereof and in payment of all interest, fees
and other similar amounts due or falling due hereunder and
the balance to be applied upon the Indebtedness; and

(D) at the discretion of the receiver, interest, principal and other
monies which may from time to time constitute an
encumbrance on the secured property subsequent or
subordinate to this Debenture or the other Security;

and every receiver may in its discretion retain reasonable reserves
to pay accruing amounts and anticipated payments in connection
with any of the foregoing; and any surplus remaining in the hands of
every such receiver after payments made as aforesaid shall be
accountable to the Chargor and upon termination of the receivership
such receiver shall pay such surplus to the Chargor or pay it into
court, as the receiver may elect;

(viii) the Chargee may at any time and from time to time terminate any
such receivership by notice in writing to the Chargor and to any such
receiver; and

(ix) the receiver may carry out all actions and do all things that the
Chargee may do under this Debenture and the other Security as if it
were the Chargee (it being agreed that such powers are not in any
way limited by the foregoing provisions of this Subsection 3.1(r)).

3.2 Sale of Secured Property: The Chargor agrees that any sale referred to in

Section 3.1 may be either a sale of all or any portion of the secured property and may be
by way of public auction, public tender, private contract or otherwise without notice,
advertisement or any other formality, except as required by law, all of which the Chargor
waives to the extent permitted by law. To the extent not prohibited by law, any such sale
may be made with or without any special condition as to the upset price, reserve bid, title
or evidence of title or other matter and from time to time as the Chargee in its sole
discretion thinks fit with power to vary or rescind any such sale or buy in at any public
sale and resell. The Chargee may sell the secured property for a consideration payable
by installments, take security for the payment of such installments and may make and
deliver to any purchaser thereof good and sufficient deeds, assurances and conveyances
of the secured property and give receipts for the purchase money, and any such sale
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shall be a perpetual bar, both at law and in equity, against the Chargor and all those
claiming interest in the secured property by, from, through or under the Chargor.

3.3 References to the Chargee Include Receiver: For the purposes of
Sections 3.1, 3.2, 3.4, 3.8, 3.9, 3.11, 3.12 and 3.14 a reference to the Chargee shall,
where the context permits include any receiver or receiver and manager or other agent
on behalf of the Chargee.

3.4 Chargor Rights: Subject to the terms of the Guarantee, until the
occurrence of an Event of Default which is continuing, the Chargor shall be entitled to
deal with the secured property and enforce, use and enjoy all of the benefits, advantages
and powers thereunder as if this Debenture had not been made. Upon the occurrence of
an Event of Default which is continuing, the Chargee may, but shall not be obligated to,
exercise all rights, powers, authority and discretions of the Chargor in respect of the
secured property in its place and stead.

3.5 Judgment: Neither the taking of any judgment nor the exercise of any
power of seizure or sale shall operate to extinguish the liabilities of the Chargor to make
payment of the principal hereby secured or interest thereon or other moneys owing
hereunder nor shall such operate as a merger of any covenant or affect the right of the
Chargee to interest at the rate hereinbefore specified and any judgment shall bear interest
at such rate.

3.6 Interest: If any amount payable to the Chargee under this Debenture is not
paid when due, the Chargor will pay to the Chargee, immediately on demand, interest on
such amount from the date due until paid, at the rate specified in the Guarantee from time
to time and not at the rate specified in the first paragraph hereof. All amounts payable by
the Chargor to the Chargee under this Debenture, and all interest on all such amounts,
compounded semi-annually on the last Business Day of each sixth month, will form part
of the obligations secured and will be secured by the security interests created by this
Debenture.

3.7 Limit on Rate of Interest: If any provision of this Debenture would oblige
the Chargor to make any payment of interest or other amount payable to the Chargee in
an amount or calculated at a rate which would be prohibited by law or would result in a
receipt by the Chargee of interest at a criminal rate (as such terms are construed under
the Criminal Code (Canada)), then notwithstanding such provision, such amount or rate
shall be deemed to have been adjusted with retroactive effect to the maximum amount or
rate of interest, as the case may be, as would not be so prohibited by law or so result in
a receipt by the Chargee of interest at a criminal rate.

3.8 Charge as Security: It is expressly acknowledged and agreed that nothing
herein contained shall obligate the Chargee to assume or perform any obligation of the
Chargor to any third party in respect of or arising out of any of the secured property. The
Chargee may, upon occurrence of an Event of Default which is continuing, at its option,
assume or perform any such obligations as the Chargee considers necessary or desirable
to obtain the benefit of the secured property free of any set off, deduction or abatement
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and any money expended by the Chargee in this regard shall form part of and shall be
deemed to form part of the obligations secured and bear interest at the rate stipulated in
Section 3.6.

3.9 Limitations on Chargee’s Liability: The Chargee will not be liable to the
Chargor or any other Person for any failure or delay in exercising any of the rights of the
Chargee under this Debenture (including any failure to take possession of, collect, sell,
lease or otherwise dispose of any secured property, or to preserve rights against prior
parties). Neither the Chargee nor any receiver or agent of the Chargee, is required to
take, or will have any liability for any failure to take or delay in taking, any steps necessary
or advisable to preserve rights against other Persons under any secured property in its
possession. Neither the Chargee nor any receiver or agent of the Chargee will be liable
for any, and the Chargor will bear the full risk of all, loss or damage to any and all of the
secured property (including any secured property in the possession of the Chargee or
any receiver or agent) caused by any reason other than the negligence or willful
misconduct of the Chargee or such receiver or agent of the Chargee. -

3.10 Debtor Remains Liable under Accounts and Contracts: Notwithstanding
any provision of this Debenture, the Chargor will remain liable under each of the
agreements, contracts, Leases, Material Contracts, and other documents comprising
secured property (each a “Contract”) to pay and satisfy all indebtedness, liabilities and
other monetary obligations and to observe and perform all the conditions and obligations
which are to be paid, satisfied, observed and performed by the Chargor thereunder, all in
accordance with the terms of each such Contract. The Chargee will have no obligation or
liability under any account or monetary obligation (an “Account”) (or any Contract giving
rise thereto) or Contract by reason of or arising out of this Debenture or the receipt by the
Chargee of any payment relating to such Account or Contract pursuant hereto, and in
particular (but without limitation), the Chargee will not be obligated in any manner to
perform any of the obligations of the Chargor under or pursuant to any Account (or any
Contract giving rise thereto) or under or pursuant to any Contract, to make any payment,
to make any inquiry as to the nature or the sufficiency of any payment received by it or
as to the sufficiency of any performance by any party under any Account (or any Contract
giving rise thereto) or under any Contract, to present or file any claim, to take any action
to enforce any performance or to collect the payment of any amounts which may have
been assigned to it or to which it may be entitled at any time.

3.1 Dealings by Chargee: The Chargee will not be obliged to exhaust its
recourse against the Chargor or any other Person or against any other security it may
hold in respect of the obligations secured before realizing upon or otherwise dealing with
the secured property in such manner as the Chargee may consider desirable. The
Chargee may grant extensions of time and other indulgences, take and give up security,
accept compositions, grant releases and discharges and otherwise deal with the Chargor
and any other Person, and with any or all of the secured property, and with other security
and sureties, as the Chargee may see fit, all without prejudice to the obligations secured
or to the rights and remedies of the Chargee under this Debenture or the other Credit
Documents. The powers conferred on the Chargee under this Debenture are solely to
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protect the interests of the Chargee in the secured property and will not impose any duty
upon the Chargee to exercise any such powers.

312 Possession of Secured Property: Where any secured property is in the
possession of the Chargee or any receiver or agent:

(a) the Chargee shall only have the duty of care with respect to such secured
property as would a reasonable and prudent owner, including the duty to
use reasonable care in the custody and preservation thereof, provided that
the Chargee need not take any steps of any nature to defend or preserve
the rights of the Chargor therein against the claims or demands of others or
to preserve rights therein against prior parties; and

(b) the Chargee may, at any time following the occurrence of an Event of
Default which is continuing, grant or otherwise create a security interest in
such secured property upon any reasonable terms provided that such terms
do not impair the Chargor’s right to redeem such secured property.

3.13 After Acquired Property: The Chargor covenants and agrees that, if and
to the extent that any of its respective rights, titles, estates and interests in any of the
secured property is not acquired until after delivery of this Debenture, this Debenture shall
nonetheless apply thereto and the security interest of the Chargee hereby created shall
attach to such secured property at the same time as the Chargor acquires rights therein,
without the necessity of any further mortgage, charge, pledge, assignment or assurance
and thereafter such secured property shall be subject to the security interests created
hereby in accordance with the provisions of Section 2.1 hereof.

3.14 Attachment: The Chargor hereby acknowledges and agrees that value has
been given for the granting of the security interests created hereby and that there is no
agreement between the Chargor and the Chargee, express or implied, to postpone the
attachment of the security interests created hereby except in respect of after-acquired
property forming part of the secured property with respect to which the security interests
created hereby shall attach at the same time as the Chargor acquires rights therein or
thereto.

3.15 Indemnity: The Chargor agrees to indemnify the Chargee from and against
any and all liabilities, obligations, losses, damages, penalties, actions, judgments, suits,
costs, expenses or disbursements of any kind or nature whatsoever which may be
imposed on, incurred by, or asserted against the Chargee and arising by reason of any
action (including any action referred to in this Debenture) or inaction or omission to do
any act required by Applicable Law. This indemnification will survive the satisfaction,
release or extinguishment of the obligations secured and the security interests created by
this Debenture.
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ARTICLE 4
GENERAL PROVISIONS

4.1 Remedies Cumulative and Waivers: For greater certainty, it is expressly
understood and agreed that the rights and remedies of the Chargee hereunder or under
any other document or instrument executed pursuant to this Debenture are cumulative
and are in addition to and not in substitution for any rights or remedies provided by law or
by equity; and any single or partial exercise by the Chargee of any right or remedy for a
default or breach of any term, covenant, condition or agreement contained in this
Debenture or other document or instrument executed pursuant to this Debenture or the
other Security shall not be deemed to be a waiver of or to alter, affect or prejudice any
other right or remedy or other rights or remedies to which the Chargee may be lawfully
entitled for such default or breach. Any waiver by the Chargee of the strict observance,
performance or compliance with any term, covenant, condition or agreement herein
contained and any indulgence granted either expressly or by course of conduct by the
Chargee shall be effective only. in the specific instance and for the purpose for which it
was given and shall be deemed not to be a waiver of any rights and remedies of the
Chargee under this Debenture or other document or instrument executed pursuant to this
Debenture as a result of any other defauit or breach hereunder or thereunder.

4.2 Termination: The Chargee covenants and agrees with the Chargor that
upon the satisfaction of the Indebtedness, this Debenture shall be and become fully
ended and terminated and all right, title, interest and benefit of the Chargor in, to, under
or in respect of the secured property, assigned by it to the Chargee hereunder shall
automatically revert to the Chargor or its successors or assigns, and all covenants and
agreements of the Chargor hereunder shall be at an end and the Chargee, upon the
request and at the reasonable expense of the Chargor, shall execute such instruments,
discharges or re-assignments and give such notification or assurances as the Chargor
may properly require to fully release, discharge and cancel this Debenture in the
circumstances.

4.3 Notice: Any demand, notice, consent or other communication to be made
or given hereunder shall be in writing and shall be deemed to have been sufficiently given
for all purposes when given in accordance with the provisions of the Guarantee.

4.4 No Marshalling: This Debenture shall be in addition to and not in
substitution for any other security which the Chargee may now or hereafter hold in respect
of the obligations secured or any other Document and the Chargee shall be under no
obligation to marshall in favour of the Chargor, any other Credit Party or other lender or
holder of security, any monies or other assets which the Chargee may be entitled to
receive or upon which the Chargee may have a claim.

4.5 Further Assurances: Each party shall, at its own expense, promptly
execute and deliver to the other upon request all such other and further documents,
agreements, opinions, certificates and other instruments in compliance with or
accomplishment of their covenants and agreements hereunder or under any document
to be delivered pursuant hereto or otherwise necessary to make any recording, file any
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notice or obtain any consent, all as may be reasonably necessary and appropriate in
connection herewith.

4.6 Continuing Security: This Debenture and the rights and remedies it
creates are a continuing agreement and security and shall bind the parties until discharge
of this Debenture as provided in Sections 4.2 and 4.8 hereof.

4.7 Application of Payments: Any and all payments made by the Chargor to
the Chargee in respect of the obligations arising under any Document from time to time
and any and all moneys realized by the Chargee whether hereunder or otherwise may be
applied by the Chargee to such part or parts of the obligations as the Guarantee shall set
out, failing which the Chargee shall in its sole discretion determine. The principal, interest
and other monies payable hereunder shall be paid in lawful money of Canada.

4.8 Agreement Paramount: Notwithstanding the foregoing or anything else
contained herein or elsewhere this Debenture is subject to the following: (a) this
Debenture is issued subject to the terms of the Guarantee and, in such regard, in the
event of any inconsistency or conflict between the terms of this Debenture and the
Guarantee, the terms of the Guarantee shall govern and the terms and conditions of this
Debenture shall be deemed to be amended accordingly; (b) this Debenture is given as
collateral security to the Chargor’s obligations pursuant to the Credit Documents and once
the obligations secured are satisfied pursuant to the Credit Documents in their entirety,
the Chargee shall forthwith deliver a registerable discharge of this Debenture to the
Chargor; and (c) the Chargee may only enforce its rights or remedies pursuant to this
Debenture upon the occurrence of an Event of Default pursuant to the Guarantee
following the expiration of the relevant cure period contained therein and which is
continuing. If the Chargee is entitled to any right or remedy under this Debenture which
is not provided for in the Guarantee, such additional right or remedy shall not constitute
a conflict, inconsistency, ambiguity or difference.

4.9 Land Registration Reform Act: The implied covenants deemed to be
included in a charge under Subsection 7(1) of the Land Registration Reform Act (Ontario)
are hereby expressly excluded and replaced by the terms of this Debenture, to the extent
that same are inconsistent with the terms hereof.

410 Condominium Provisions:

(a)  This section applies to those parts of the Real Property that are or become
a condominium unit created under the Condominium Act (Ontario).

(b) The Chargor gives to the Chargee the right, after and during the
continuance of an Event of Default, to vote for and in the name of the Chargor
under the by-laws of the condominium corporation and to consent at any time or
times and for all purposes whenever the Chargor would have such right of consent,
but the Chargee is not required to do so or to attend or vote at any meeting or to
protect the Chargor’s interest and the Chargee shall not be responsible for any
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exercise of the right to vote or right to consent or any failure to exercise the right
to vote or consent.

(c) Atthe request of the Chargee, the Chargor will give the Chargee copies of
all notices, financial statements and other documents given by the condominium
corporation to the Chargor.

| (d)  The Chargor appoints the Chargee to be the Chargor’s agent to inspect or
obtain copies of any records or other documents of the condominium corporation
that the Chargor is entitled to inspect or obtain.

(e)  Nothing done by the Chargee under this Section 4.10 will make the Chargee
a "mortgagee in possession”.

f For greater clarity, when there is no Event of Default, the Chargor shall be
entitled to exercise the right to vote or consent attributable to each condominium
unit subject to this Debenture in all matters relating to the affairs of the
condominium corporation, provided that the Chargor exercises such voting rights
in good faith, for the purposes of organizing the affairs of the condominium
corporation in a commercially reasonably manner, and to cause the condominium
corporation to formally enact, ratify and/or approve all of the by-laws, rules and
agreements referred to in the Chargor’s disclosure statement issued with respect
to the condominium (or in any corrigenda issued with respect thereto).

4.1 Amendment of Agreement: No supplement, modification, amendment,
waiver or termination of this Debenture shall be binding unless executed in writing by all
parties hereto. No waiver of any provision of this Debenture shall be deemed or shall
constitute a waiver of any other provision of this Debenture (whether or not similar) nor
shall any waiver constitute a continuing waiver unless otherwise so expressed or
provided.

412 Invalidity of Provisions: If any of the provisions in this Debenture should
be invalid, illegal or unenforceable in any respect, the validity, legality or enforceability of
the remaining provisions contained herein shall not in any way be affected or impaired
thereby.

413 Time: Time shall be of the essence in this Debenture.
414 Covenant of Chargor: The Chargor covenants with the Chargee that it will

perform or cause to be performed, the covenants, conditions, limitations and other
provisions relating to the secured property which are contained in the Guarantee
including, without limitation, those covenants which restrict the encumbering, disposition
or leasing of the secured property and that it will not take any action or omit to take any
action relating to the secured property if such action or omission would contravene the
Guarantee. If the Chargee is entitled to any right or remedy under this Debenture which
is not provided for in the Guarantee, such additional right or remedy shall not constitute
a conflict, inconsistency, ambiguity or difference.

4895-8302-0479, v. 1

212



-21-

4.15 Successors _and Assigns: This Debenture shall be binding upon the
Chargor and its permitted successors and assigns and shall enure to the benefit of the
Chargee and its successors and assigns.

416 Assignment by Chargee: This Debenture and the rights and remedies
contained herein may be assigned or sold by the Chargee and the Chargee may
participate its interest in the obligations secured, this Debenture and the other Credit
Documents, in each case, solely as provided in and subject to the provisions of, the
Guarantee. The rights of the Chargee under this Debenture may only be assigned by the
Chargee to a person to whom the Chargee is also assigning its rights under the
Guarantee to the same extent, and on and subject to the same terms and conditions, as
the Chargee may assign its rights under the Guarantee.

417 Acknowledgment by Chargor: The Chargor acknowledges receipt of a
copy of this Debenture.

418 Attorney: The Chargor hereby irrevocably nominates, constitutes and
appoints the Chargee and each of its officers holding office from time to time as the true
and lawful attorney of the Chargor with effect from and after an Event of Default which is
continuing with power of substitution in the name of the Chargor to do any and all such
acts and things or execute and deliver all such agreements, documents and instruments
as the Chargee reasonably considers necessary or desirable to carry out the provisions
and purposes of this Debenture or to exercise any of its rights and remedies hereunder
and the Chargor hereby ratifies and agrees to ratify all reasonable acts of any such
attorney taken or done in accordance with this Section 4.18. Without in any way limiting
the generality of the foregoing, the Chargee shall have the right to execute for and in the
name of the Chargor all financing statements, financing change statements,
conveyances, transfers, debentures, consents and other instruments as may be required
for such purposes. This power of attorney shall not be revoked or terminated by any act
or thing other than the discharge of this Debenture in accordance with Section 4.2.

4.19 Applicable Laws: This Debenture shall be governed by, construed and
enforced in accordance with the laws of the Province of Ontario and the federal laws of
Canada in force therein and shall be treated in all respects as an Ontario agreement.

4.20 Counterparts: This Debenture may be executed in any number of
counterparts with the same effect as if all signatories to the counterparts had signed on
document, all such counterparts shall together constitute, and be construed as, one
instrument and each of such counterparts shall, notwithstanding the date of its execution,
be deemed to bear the date first above written.

4.21 Facsimile or_E-mail: This Debenture or a counterpart hereof may be
executed by a party hereto and transmitted by facsimile or e-mail, with transmission
confirmed as complete and if so executed and transmitted, this Debenture will, for all
purposes, be effective and binding on such party, as if such party had delivered an
originally executed document.

4895-8302-0479, v. 1
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4.22 Subordination: The Chargee agrees with the Chargor that it shall be
required to subordinate and postpone this Debenture to any replacement financing
obtained by the Chargor for the existing first mortgage on title to the Property (the
"Replacement Financing"), provided that such Replacement Financing shall be with an
arm's length lender and that the Replacement Financing shall not exceed the amount
outstanding under the first mortgage as of the date hereof.

[Remainder of Page Left Intentionally Blank]
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IN WITNESS WHEREOF the undersigned has duly executed this Debenture as of the 21 5
date first written above.

20 CALDARI DEVELOPMENT INC.

By:

Name:

Title:

I have the authority to bind the Corporation.

Date:

Witness
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SCHEDULE “A” 21 6
LEGAL DESCRIPTION OF THE LANDS

PIN 03276-0125 (LT)

PCL 1-1 SEC 65M2681; LT 1 PL 65M2681; S/T LT552714, LT586315 ; S/T
LT546620,L.T546628 VAUGHAN

4895-8302-0479, v. 1
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This is Exhibit “E” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.

Commissfoner for Taking Affidavits (or as may be)

CHARLES W. SKIPPER
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UNDERTAKING

TO: J.1.S. CONTRACT FURNITURE INC.

FROM: AURORA HOTEL GROUP INC. (the "Borrower")
NAKUL AURORA -
20 CALDARI DEVELOPMENT INC. (collectively the "Guarantors")
AKASH AURORA
RAVI AURORA
DATE: JUNE 1, 2024

THE UNDERSIGNED HEREBY undertake, waive and agree not to assert any
defense or challenges, directly or indirectly, whether arising in connection with or in
respect of any of the following or otherwise, and hereby agree that the obligations under
the Acknowledgment and Direction re registration of Charge/Mortgage: a) Mortgage;
b) Demand Debenture; Acknowledgment re Standard Charge Terms; Amended and
Restated Promissory Note; Limited Recourse Guarantee — 20 Caldari Development Inc.
(the "Corporate Guarantor"); Personal Guarantee of Nakul Aurora; are irrevocable,
absolute and unconditional and shall not be discharged as a result of or otherwise
affected by any of the following (which may not be pleaded and evidence of which may
not be introduced in any proceeding with respect to the documents in each case except

as otherwise agreed in writing by the Secured Party):

(a) the invalidity or unenforceability of any obligation of the Borrower or the
Guarantors, or any other agreement or instrument relating thereto
(including any amendment, consent or waiver thereto), or any security for,
or other guarantee of, any Guaranteed Obligation (as defined in the
guarantees set out above) or any part thereof, or the lack of perfection or
continuing perfection or failure of priority of any security for the
Guaranteed Obligations or any part thereof;

(b)  the absence of any attempt to collect any Guaranteed Obligation or any
part thereof from the Borrower or action to enforce the same;

(c) any workout, insolvency, bankruptcy proceeding, reorganization,
arrangement, related party transaction, liquidation or dissolution by or
against the Corporation, or any procedure, agreement, order, stipulation,
election, action or omission thereunder, including any discharge or
disallowance of, or bar or stay against collecting, any Guaranteed
Obligation (or any interest thereon) in or as a result of any such
proceeding; or
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(d) any other defense, setoff, counterclaim, absence of consideration,
independent legal advice, duress or any other circumstance which might
otherwise constitute a legal or equitable discharge of the Borrower, in
each case, other than the payment in full of the Guaranteed Obligations.

(e) any defense or challenges related to the Corporate Guarantor due to:

(i) the Corporate Guarantor's power and authority to grant the
Charge/Mortgage, and/or its ability to perform its obligations under
the Charge/Mortgage;

(i)  the due authorization and execution by the Corporate Guarantor of
the mortgage documentation referred to herein; and

(i)  whether the performance of the Corporate Guarantor's obligations
pursuant to the within transaction are contrary to the charter
documents or by-laws of the Corporate Guarantor.

AND FOR SO DOING THIS SHALL BE YOUR GOOD AND SUFFICIENT
AUTHORITY.

DATED AT the City of Toronto in the Province of Ontario this 1st day of June,

2024.

Witness Nakul Aurora

Print Name

Witness Akash Aurora

Print Name

Witness Ravi Aurora

Print Name

[signature page continues]
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AURORA HOTEL GROUP INC.

Per

Name:
Title:
1 have authority to bind the corporation

20 CALDARI DEVELOPMENT INC.

Per

Name:
Title:
| have authority to bind the corporation
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This is Exhibit “F” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.

Commifssioner for g Affidavits (or as may be)

CHARLES W. SKIPPER



ASSIGNMENT OF INSURANCE

TO: J.L.S. Contract Furniture Inc. (the “Lender”)

RE: Collateral mortgage provided by, 20 Caldari Development Inc., the
undersigned over the property municipally known as 20 Caldari Road,
Vaughan, ON and legally described in Schedule “A” attached hereto (the
“Property”) in support of a guarantee of the obligations of Aurora Hotel
Group Inc. (the "Borrower")

IN CONSIDERATION of the sum of $2.00 and for other good and valuable consideration, the
receipt and sufficiency of which are hereby acknowledged by the undersigned, the undersigned
does hereby transfer, assign and set over to the Lender, as security for the Guarantor's obligations
to the Lender, all of its right, title and interest in and to any present and future proceeds of
insurance policies affecting the Property, and all benefits to be derived from any insurance policies
affecting the Property or included therein. For clarity, the within Assignment shall be subject to
the first mortgage lender disclosed on registered title to the Property, and any replacement
financing thereof.

This Assignment will be governed by and construed in accordance with the laws of the Province
of Ontario and the laws of Canada applicable therein.

This Assignment may be executed electronically and executed by the parties in counterparts.
Each executed counterpart shall be deemed to be an original and all counterparts taken together
shall constitute one and the same agreement. This Assignment may be transmitted by fax or
pdf/email and the reproduction of signatures (electronic or otherwise) by way of fax or pdf/email
will be treated as though such reproductions were executed originals. The parties consent and
agree to the use of electronic signatures pursuant to the Electronic Commerce Act, 2000
(Ontario), as amended from time to time, with respect to this Assignment.

[Remainder of page intentionally left blank]
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IN WITNESS WHEREOF the Borrower has executed this Assignment as of the 1st day of June,
2024.

20 CALDARI DEVELOPMENT INC.

Per:
Name:
Title:
| have the authority to bind the above.
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SCHEDULE “A”

Legal Description of the Property

Legal description:
PIN 03276-0125 (LT)

PCL 1-1 SEC 65M2681; LT 1 PL 65M2681; S/T LT552714, LT586315 ; S/T LT546620,L.T546628
VAUGHAN '
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This is Exhibit “G” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.



CERTIFIED
RESOLUTION OF THE BOARD OF DIRECTORS
OF
20 CALDARI DEVELOPMENT INC.
(the “Corporation”)

WHEREAS J.I.S Contract Furniture Inc. (the “Lender”) has lent money to Aurora Hotel Group
Inc. (the "Borrower") from time to time on the terms and subject to the conditions set out in
an amended and re-stated promissory note made as of the date hereof, as may be amended
(the “Note”), a copy of which has been presented to and has been reviewed by the Directors
of the Corporation;

AND WHEREAS the Borrower has requested that the Corporation guarantee the Loan in
favour of the Lender;

AND WHEREAS it is in the best interests of the Corporation to do so;

NOW THEREFORE IT IS RESOLVED AS FOLLOWS:

1.

the Corporation is authorized to guarantee the repayment by the Borrower of the Loan
to the Lender provided that recourse under such guarantee (the “Guarantee”) shall
be limited to the mortgage provided by the Corporation in the principal amount of
$5,800,000.00 over the property municipally known as 20 Caldari Road, Vaughan, ON
(the "Mortgage"), plus all interest and costs;

the Corporation is authorized to fulfil and perform all of its agreements and obligations
set out in the Note;

the Corporation is authorized to enter into and to perform each of its agreements and
obligations set out in the:

Mortgage :
Guarantee

And any documents ancillary to the Mortgage and/or Guarantee (collectively the “Loan
Documents”), copies of which have been presented to and has been reviewed by the
Director of the Corporation.

any director or officer of the Corporation is authorized and directed for and on behalf
of the Corporation:

(a) to execute and to deliver the Loan Documents, the Note and all other
agreements, instruments and other documents as he, in his sole discretion,
considers necessary, desirable or useful in connection with the Loan or the
Loan Documents, each to be in such form and content as he may approve, his
signature thereto to be conclusive evidence of such approval; and
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(b)  todo all such further acts and things and give such further assurances as he,
in his sole discretion, considers necessary, desirable or useful in connection
with the Loan, the Note or the Loan Documents.

THE FOREGOING IS HEREBY CERTIFIED to be a true and correct copy of a Resolution of
the directors of the Corporation passed in the manner required by law, which resolution is in
full force and effect, unamended as of the date hereof.

DATED: 1st day of June, 2024

Nakul Aurora, Secretary

Certified lution {Guarantor) - ber 2018

4870-0175-4559, v. 1
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This is Exhibit “H” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.

CHARLES W. SKIPPER



20 CALDARI DEVELOPMENT INC.
(the “Corporation”)

CERTIFICATE OF OFFICER

TO: FOGLER, RUBINOFF LLP

AND TO: KAGAN SHASTRI DEMELO WINER PARK LLP

AND TO: J.I1.S CONTRACT FURNITURE INC. (the "Lender")

RE: Collateral mortgage in the amount of $5,800,000.00 over the property municipally
known as 20 Caldari Road, Vaughan, ON provided by the Corporation in support
of the obligations of Aurora Hotel Group Inc.

DATE: June 1, 2024

Capitalized terms used but not defined herein have the meanings ascribed to such terms in the Credit
Agreement.

I, Nakul Aurora, am the President of the Corporation. As President, | certify for and on behalf of the
Corporation, and without personal liability that:

1.

| have reviewed such books and records of the Corporation and other applicable documents
and have made such enquiries and investigations as | have considered necessary and
advisable to verify the matters set out in this certificate.

Attached as Exhibit A are true and complete copies of the certificate and articles of
incorporation of the Corporation (the “Articles”). Attached as Exhibit B are true and complete
copies of all of the by-laws of the Corporation (the “By-laws”). The Articles and the By-laws
are in full force and effect, have not been amended and no resolutions have been passed nor
have any other actions been taken or notices received to authorize or require any amendments
to the Articles or the By-laws.

Attached as Exhibit C are true and complete copies of certain resolutions (the “Authorizing
Resolutions”) of the sole director of the Corporation, authorizing the Corporation to execute,
deliver and perform the agreements described in the Authorizing Resolutions (the
“Transaction Documents”). The Authorizing Resolutions have been duly passed in
accordance with applicable law by the board of directors of the Corporation and have not been
amended. The Authorizing Resolutions are the only resolutions of the Corporation pertaining
to the transactions contemplated by the Transaction Documents.

Attached as Exhibit D is a complete list of all the officers and directors of the Corporation and
set forth opposite each person’s name is the position he or she occupies with the Corporation,
and for those persons executing Transaction Documents, a true specimen of his or her
signature.

118119980 v6
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11.

-2-

There is no agreement in existence among all the shareholders of the Corporation that restricts
in any way the powers of the directors of the Corporation.

None of the Corporation, its directors, or its shareholders have taken any steps to terminate
or change the Corporation’s existence or to amalgamate or continue into any other jurisdiction,
nor has the Corporation received any notice or other communication from any governmental
authority or other person indicating that there exists any situation which, unless remedied,
could result in the termination of the existence of the Corporation.

The Corporation is not in the course of, has not received any notice of, and has not taken any
acts or proceedings in connection with, any liquidation, winding-up, dissolution, bankruptcy,
receivership or reorganization of the Corporation, nor has any act or proceeding been taken
against the Corporation in connection with any of the foregoing save and except for Court File
No. CV2300004340-0000.

To the best of my knowledge and belief, there is no action, suit, proceeding or investigation
pending or threatened against the Corporation which would have a material adverse effect
upon the Corporation or its ability to perform its obligations under the Transaction Documents
that has not been previously disclosed to the Lender.

To the best of my knowledge and belief, the Corporation has not received any notice or other
communication from any person indicating that there exists a situation that, unless remedied,
could result in the termination of the existence of the Corporation.

At the date hereof, the Corporation is up to date in the filing of all its corporate returns.

Attached as Exhibit E is a true and complete copy of the share register of the Corporation
which is up to date as of the date hereof.

The undersigned acknowledges that the addressees of this certificate are relying upon it in connection
with the transactions contemplated by the Transaction Documents and the opinions rendered in
connection with the Transaction Documents and confirms that each of them is entitled to rely upon it
without further enquiry. This certificate is being given by the Corporation and without personal liability
of the undersigned and any party seeking to make a claim with respect to any matter contained in this
certificate shall have recourse solely to the Corporation.

[The remainder of this page is intentionally blank.]

Error! Unknown document property name.
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4871-5425-6831, v. 1

230



231

DATED this 15t day of June, 2024.

Nakul Aurora

Officer’'s Certificate — 20 Caldari Development Inc.

118119980 v5
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Exhibit A
Articles

See attached.
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Exhibit B
By-Laws

See attached.

118119980 v5
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Exhibit C
Resolutions

See attached.
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Exhibit D
Incumbency

Name Position Occupied Signature

118119980 v5
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Exhibit E
Share Register

118119980 v5
4871-5425-6831, v. 1
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This is Exhibit “I” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.

Compissioner for Takihg Affidavits (or as may be)

CHARLES W. SKIPPER
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ACKNOWLEDGEMENT AND DIRECTION

TO: All lawyers in the firm of Fogler, Rubinoff LLP and/or their authorized agent(s) and
designee(s)

AND RE: Collateral mortgage provided by the undersigned, 20 Caldari Development Inc., over
the property municipally known as 20 Caldari Road, Vaughan, ON (the “Property”) in
support of a guarantee of the obligations of Aurora Hotel Group Inc., Nakul Aurora,
Akash Aurora and Ravi Aurora (collectively the "Borrower")

This will confirm that:
1. The undersigned has reviewed the information set out in this Acknowledgement and

Direction and in the electronic documents described below (the "Documents”), and that
such information is correct and accurate in all respects.

2. You, your agent or employee are irrevocably authorized and directed to sign, deliver
and/or register electronically, on behalf of the undersigned, the Documents in the form
attached.

3. You, your agent or employee are irrevocably authorized and directed to insert any

information that may be required in the Documents that may not be available to you at
the time of execution of this Acknowledgement and Direction and to make any minor
changes, alterations or additions thereto as to form and content that may be necessary
to effect registration thereof or required by the applicable Land Registry office to effect
certification of the Documents by such Land Registry Office.

4, If required, you, your agent or employee are irrevocably authorized and directed to enter
into an escrow closing arrangement substantially in the form of the Document
Registration Agreement as prescribed by The Law Society of Upper Canada and that the
undersigned shall be bound by the terms of that Agreement.

5. The effect of the Documents has been fully explained to the undersigned and the
undersigned understands that the undersigned is party to and bound by the terms and
provisions of the electronic Documents to the same extent as if the undersigned had
signed them.

6. The undersigned is in fact a party named in the Documents and has not misrepresented
the identity of the undersigned to you.

7. This Acknowledgement and Direction may be executed in several counterparts, each of
such counterparts when executed shall constitute an original document, and such
counterparts taken together shall constitute one and the same instrument.

8. This Acknowledgment and Direction may be executed in original, telecopied, electronic
email or other electronic form and the parties to this document adopt any signatures so
received by telecopier or electronically as original signatures of the parties. Execution of
this Acknowledgement and Direction by facsimile or other electronic transmission shall
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be binding upon each party hereto and upon the party so signing by such facsimile or
electronic transmission.

DESCRIPTION OF ELECTRONIC DOCUMENTS:

The Document(s) described in this Acknowledgement and Direction are the document(s)
selected below which are attached hereto as "Document in Preparation” and are:
1. a collateral Charge in the principal amount of $5,800,000.00 on the Property;

signature page follows

4863-0130-5279, v. 1 Acknowledgement and Direction re E-Reg
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Dated at Toronto, Ontario as of the 1st day of June, 2024.

20 CALDARI DEVELOPMENT INC.

Per:

Name:
Title:

| have authority to bind the Corporation

4863-0130-5279, v. 1 Acknowledgement and Direction re E-Reg
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This is Exhibit “J” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.

Commyssioner for Takin§ Affidavits (or as may be)
CHARLES W. SKIPPER



GUARANTEE

THIS GUARANTEE is dated as of the 1st day of June, 2024, by NAKUL AURORA, an
Ontario resident (the "Guarantor") to and in favour of J.I.§ CONTRACT FURNITURE
INC. (the "Secured Party").

RECITALS:

A. Aurora Hotel Group Inc. ("AHG") has delivered to the Secured Party an amended
and restated promissory note dated the date hereof in the principal amount of
$5,800,000 (as may be further amended, restated or supplemented from time to
time, the "Promissory Note").

B. The Guarantor has agreed to guarantee the obligations of AHG under the
Promissory Note, on the terms and subject to the conditions contained herein.

C. Capitalized terms used herein but not defined herein shall have the meanings
ascribed to them in the Promissory Note.

NOW THEREFORE THIS AGREEMENT WITNESSETH that, in consideration of the
mutual covenants and agreements herein contained and other good and valuable

242

consideration, the receipt and sufficiency whereof is hereby acknowledged, and -

intending to be legally bound hereby, the parties hereto agree as follows:

ARTICLE 1
GUARANTEE

1.1 Guarantee. The Guarantor hereby absolutely, unconditionally and irrevocably
guarantees to the Secured Party, and its heirs, executors, administrators, legal
representatives and assigns, as applicable, the full and punctual payment and all
present and future indebtedness and liabilities, direct and indirect, contingent or
otherwise, under or in connection with the Promissory Note, including, without limitation,
all principal thereon (the "Guaranteed Obligations").

1.2  Indemnity. If any or all of the Guaranteed Obligations are not duly performed by
AHG and are not performed under Section 1.1 for any reason whatsoever, the
Guarantor shall, as a separate and distinct obligation, indemnify and save harmless the
Secured Party from and against all costs, losses, expenses and charges resulting from
the failure of AHG to perform such Guaranteed Obligations. ‘

1.3  Primary Obligation. If any or all of the Guaranteed Obligations are not duly
performed by AHG and are not performed under Section 1.1, or the Secured Party is
not indemnified under Section 1.2, in each case, for any reason whatsoever, such
Guaranteed Obligations will, as a separate and distinct obligation, be performed by the
Guarantor as primary obligor.

1.4 Guarantee Absolute and Unconditional. The Guarantor hereby agrees that its
obligations under this Guarantee are irrevocable, absolute and unconditional (which



may not be pleaded and evidence of which may not be introduced in any proceeding
with respect to this Guarantee, in each case except as otherwise agreed in writing).

1.5 Authorization; Other Agreements. The Guarantor acknowledges and agrees
that none of the following acts or omissions of or by the Secured Party, whether with or
without notice to or demand upon the Guarantor, shall have the effect of discharging or
otherwise limiting the obligations of the Guarantor hereunder: (a) any modification,
amendment, supplement or other change to the time of payment for or under, or any
waiver or other consent to noncompliance with, any Guaranteed Obligation; (b) any
grant of time, renewals, extensions, indulgences, releases and discharges to AHG; or
(c) otherwise dealing with AHG, or any security for the Guaranteed Obligations, in each
case, as the Secured Party sees fit.

1.6 No Exhaustion of Remedies. The Secured Party shall not be bound or
obligated to exhaust its recourse against AHG or take any other action before being
entitled to demand payment from the Guarantor hereunder.

1.7 Secured Party Rights. The rights and remedies provided in this Guarantee are
cumulative and may be exercised singly or concurrently and are not exclusive of any
rights or remedies provided by law.

ARTICLE 2
CONTINUING GUARANTEE

21 Continuing Guarantee. This Guarantee shall be a continuing guarantee of the
Guaranteed Obligations and shall apply to and secure any ultimate balance due or
remaining due to the Secured Party and shall not be considered as wholly or partially
satisfied by the payment or liquidation at any time of any sum of money for the time
being due or remaining unpaid to the Secured Party. This Guarantee shall continue to
be effective or be reinstated even if at any time any payment of any of the Guaranteed
Obligations is rendered unenforceable or is rescinded or must otherwise be returned by
the Secured Party upon the occurrence of any action or event including the insolvency,
bankruptcy or reorganization of AHG or otherwise, all as though such payment had not
been made.

ARTICLE 3
DEMAND

3.1 Demand. The Secured Party shall be entitled to make demand upon the
Guarantor at any time upon the occurrence of any "Event of Default" as defined in and
pursuant to the Promissory Note, and upon such Event of Default, the Secured Party
may treat all Guaranteed Obligations as due and payable and may forthwith collect from
the Guarantor the total amount guaranteed hereunder whether or not such Guaranteed
Obligations are yet due and payable at the time of demand for payment hereunder. The
Guarantor shall make payment to the Secured Party of the total amount guaranteed
hereunder forthwith after demand therefor is made to the Guarantor. The Guarantor

4872-9083-3855, v. 1
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shall pay all reasonable costs and expenses incurred by the Secured Party in enforcing
this Guarantee.

ARTICLE 4
GENERAL

41 Representations and Warranties. The Guarantor hereby represents and
warrants that: (a) each has full power, capacity, authority and legal right to execute and
deliver this Guarantee and perform his obligations hereunder; (b) this Guarantee has
been duly executed and delivered by the Guarantor and constitutes a legal, valid and
binding obligation of the Guarantor enforceable in accordance with its terms, subject to
applicable bankruptcy, insolvency, reorganization, moratorium, arrangement, or other
similar laws affecting creditors’ rights generally and subject to equitable principles
(regardless of whether enforcement is sought in equity or at law); and (c) the execution
and delivery of this Guarantee by the Guarantor and the performance by the Guarantor
of their obligations hereunder will not violate any provision of any applicable law or
regulation or any order, judgment, writ, award or decree of any court, arbitrator or
governmental authority, domestic or foreign, applicable to the Guarantor or any of its
property, or any agreement or instrument to which the Guarantor is party or by which it
or its property is bound.

4.2 Assignment; Benefit of the Guarantee. In the event that the Promissory Note
has been assigned by the Secured Party in accordance with the terms of the
Promissory Note, all rights hereunder shall simultaneously (and without further act or
formality) be assigned, nunc pro tunc. The Guarantor may not assign this Guarantee or
its obligations under this Guarantee. This Guarantee shall be binding upon the
Guarantor and his heirs, executors, administrators, legal representatives and assigns,
as applicable and shall enure to the benefit of and be enforceable by the Secured Party
and her heirs, executors, administrators, legal representatives and assigns, as
applicable.

4.3 Amendments and Waivers. No amendment to this Guarantee will be valid or
binding unless set forth in writing and duly executed by the Guarantor and the Secured
Party. No waiver of any breach of any provision of this Guarantee will be effective or
binding unless made in writing and signed by the party purporting to give the same and,
unless otherwise provided in the written waiver, will be limited to the specific breach
waived.

4.4 Severability. If any provision of this Guarantee is determined to be invalid or
unenforceable in whole or in part, such invalidity or unenforceability will attach only to
such provision or part thereof, and the remaining part of such provision and all other
provisions hereof will continue in full force and effect.

4.5 Notices. Any demand, notices or other communications by the terms hereof
required or permitted to be given by one party to the other shall be given in writing and
shall be delivered in person or transmitted by email correspondence addressed as
follows:

4872-9083-3855, v. 1
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(@)  tothe Guarantor at:
>
Email: >
(b)  tothe Secured Party at:
J.L.S. Contract Furniture Inc.

2126 Grange Drive
Mississauga, ON

L5B 1P5

Attention:  Jay Khanna

Email; jay.khanna@st-damase.com
And to:

Fogler, Rubinoff LLP

77 King Street, Suite 3000
Toronto, ON

M5K 1G8

Attention: Charles Skipper / Jordan Kamenetsky
Email: cskipper@foglers.com / jkamenetsky@foglers.com

Any such notice or other communication shall be deemed to have been given
and received, if sent by personal delivery, upon delivery, or if transmitted by email
correspondence, upon the completion of its transmission. The Guarantor or the Secured
Party may at any time change its email address for service from time to time by giving
notice to the other in accordance with this Section 4.5.

4.6 Further Assurances. The Guarantor shall promptly do, make, execute, deliver,
or cause to be done, made, executed or delivered, all such further acts, documents and
things as the Secured Party may require from time to time after for the purpose of giving
effect to this Guarantee.

4.7 Acknowledgements. The Guarantor acknowledges that it is providing this
Guarantee at the request of AHG. The Guarantor acknowledges receipt of a fully
executed copy of the Note.

4.8 Discharge. The Guarantor will not be discharged or released from any of its
obligations hereunder except upon payment in full of the total amount guaranteed
hereunder.
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4.9 Additional Security. This Guarantee is in addition to, and without prejudice to or
in substitution for, any security of any kind now or hereafter held by the Secured Party
and any other rights or remedies that the Secured Party might have.

410 Governing Law. This Guarantee shall be governed by, and construed and
interpreted in accordance with, the laws of the Province of Ontario and the federal laws
of Canada applicable therein.

[Signature Page Follows]
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IN WITNESS WHEREOF the Guarantor has executed this Guarantee as of the date first
written above.

Witness NAKUL AURORA

Address of Guarantor:

>
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This is Exhibit “K” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.

Commiséioner for Taking Affidavits (or as may be)
CHARLES W. SKIPPER



LIMITED RECOURSE GUARANTEE

THIS LIMITED RECOURSE GUARANTEE is dated as of the 1st day of June, 2024, by
20 Caldari Development Inc. (the "Guarantor") to and in favour of J.I.S Contract
Furniture Inc. (the "Secured Party").

RECITALS:

A Pursuant to the terms of an Amended and Restated Promissory Note provided by
Aurora Hotel Group Inc. (the "Borrower") in favour of the Secured Party (the
"Note"), the Borrower is indebted to the Secured Party in the amount of
$5,800,000.00;

B. The Guarantor is the registered and beneficial owner of the lands legally
described in Schedule "A" hereto (collectively the "Lands"); and

C. The Guarantor has agreed to guarantee the Guaranteed Obligations (as
hereinafter defined) of the Borrower pursuant to the Note, and as security for the
due payment and performance of the within Guarantee, the Guarantor has
agreed to grant to the Secured Party a security interest over all the Guarantor's
right, title and interest in and to certain collateral, including a charge/mortgage
over the Lands (the "Collateral").

NOW THEREFORE THIS AGREEMENT WITNESSETH that, in consideration of the
mutual covenants and agreements herein contained and other good and valuable
consideration, the receipt and sufficiency of which is hereby acknowledged, and
intending to be legally bound hereby, the Guarantor agrees as follows:

ARTICLE 1
INTERPRETATION

1.1 Interpretation Not Affected by Headings

The division of this Guarantee into articles and sections and the insertion of
headings are for convenience of reference only and shall not affect the construction or
interpretation of this Guarantee. The terms "this Guarantee", "hereof", "hereunder" and
similar expressions refer to this Guarantee and not to any particular section, subsection
or other portion hereof. Unless otherwise expressly indicated in this Guarantee, any
reference which is made in this Guarantee to an "Article", "Section" or "Subsection",
means and refers to the Article, Section or Subsection of this Guarantee so referenced.

1.2 Currency

All dollar amounts expressed in this Guarantee are expressed in Canadian
dollars and all payments contemplated by this Guarantee shall be made in Canadian
funds.
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1.3 Governing Law

This Guarantee shall be governed by and construed in accordance with the laws
of the Province of Ontario and the federal laws of Canada applicable therein and this
Guarantee shall in all respects be treated as an Ontario contract. The parties hereby
irrevocably submit to the exclusive jurisdiction of the courts of the Province of Ontario.

1.4 Extended Meanings

In this Guarantee, unless the context otherwise requires, words importing the
singular number include the plural and vice versa and words importing the masculine
gender include the feminine and neuter genders and vice versa. The term "including”
means "including without limitation™.

1.5 Time of Essence
Time shall be of the essence of every provision of this Guarantee.
.1.6 ~ Severability

Any provision of this Guarantee which is invalid, prohibited or unenforceable in
any - jurisdiction for any reason whatsoever shall, as to such jurisdiction only, be
ineffective and severable from this Guarantee to the extent of such invalidity, prohibition
or unenforceability but such invalidity, prohibition or unenforceability shall not invalidate
or otherwise affect the remaining provisions of this Guarantee nor shall it affect the
validity or enforceability of such provision in any other jurisdiction.

1.7 Documents, Agreements and Statutory Instruments

Any references in this Guarantee to any statute, law, by-law, rule, regulation,
order or act of any governmental or regulatory authority shall be construed as a
- reference thereto as amended or re-enacted from time to time or as a reference to any
successor thereto. Any refererice to an agreement or document shall mean the
agreement or document as it is amended, restated, amended and restated and/or
replaced from time to time.

ARTICLE 2
GUARANTEE

21 Guarantee

The Guarantor hereby absolutely, unconditionally and irrevocably guarantees to
the Secured Party and its respective heirs, executives, administers, personal
representatives, successors (including any successor by way of amalgamation), and
permitted assigns, as applicable, the full and punctual payment when due, whether at
stated maturity or earlier, by reason of acceleration, mandatory prepayment or
otherwise, all present and future indebtedness and liabilities, direct and indirect,
contingent or otherwise, matured or unmatured, under or in connection with the Note,
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including, without limitation, all principal thereon together with all fees, costs, and
expenses thereunder (including, without limitation, the fees and expenses incurred by
the Secured Party's counsel in enforcing any rights under this Guarantee, or the Note),
contract causes of action and indemnities, now or at any time, and from time to time,
due or owing to the Secured Party, whether existing on the date hereof or hereinafter
incurred or created (collectively, the "Guaranteed Obligations").

2.2 Indemnity

If any or all of the Guaranteed Obligations are not duly performed by the
Borrower and are not performed under Section 2.1 for any reason whatsoever, the
Guarantor shall, as a separate and distinct obligation, indemnify and save harmless the
Secured Party from and against all costs, losses, expenses and charges resulting from
the failure of the Borrower to perform such Guaranteed Obligations.

2.3 Primary Obligation

If any or all of the Guaranteed Obligations are not duly performed by the
Borrower and are not performed under Section 2.1, or the Secured Party is not
indemnified under Section 2.2, in each case, for any reason whatsoever, such
Guaranteed Obligation will, as a separate and distinct obllgatlon be performed by the
Guarantor as primary obllgor

2.4 Limited Recourse

The guarantee made by the Guarantor hereunder is made for the sole purpose of
enabling the Secured Party to obtain an effective charge and security interest in and to
all of the Collateral pledged by the Guarantor pursuant to the Note as security for
payment and performance of the Guaranteed Obligations. Notwithstanding any other
provision of this Guarantee:

(a) the liability of the Guarantor to the Secured Party hereunder is limited to
the extent such liability is required to permit the Secured Party to realize
upon the Collateral pledged by the Guarantor to the Secured Party
pursuant to the Note;

(b) the sole recourse of the Secured Party against the Guarantor shall be with
respect to the Collateral pledged by the Guarantor to the Secured Party
pursuant to the Note, or any amounts received upon the realization of
such Collateral pursuant to the terms set out in the Note, and the Secured
Party shall not under any circumstances have any right to payment from
the Guarantor other than through realization on the Collateral, or against
any of the Guarantor's property or assets other than the Collateral, and for
greater clarity, and without limiting the foregoing, the Guarantor shall not
be liable to the Secured Party for any deficiency resulting from any such
realization or otherwise.

4871-7116-4607, v. 1

251



2.5 Guarantee Absolute and Unconditional

The Guarantor hereby waives and agrees not to assert any defense, whether
arising in connection with or in respect of any of the following or otherwise, and hereby
agrees that its obligations under this Guarantee are irrevocable, absolute and
unconditional and shall not be discharged as a result of or otherwise affected by any of
the following (which may not be pleaded and evidence of which may not be introduced
in any proceeding with respect to this Guarantee, in each case except as otherwise
agreed in writing by the Secured Party):

(a) the invalidity or unenforceability of any obligation of the Borrower or any
other agreement or instrument relating thereto (including any amendment,
consent or waiver thereto), or any security for, or other guarantee of, any
Guaranteed Obligation or any part thereof, or the lack of perfection or
continuing perfection or failure of priority of any security for the
Guaranteed Obligations or any part thereof;

(b)  the absence of any attempt to collect any Guaranteed Obligation or any
part thereof from the Borrower or action to enforce the same;

(c) any workout, insolvency, bankruptcy proceeding, reorganization,
arrangement, liquidation or dissolution by or against the Corporation, or
any procedure, agreement, order, stipulation, election, action or omission
thereunder, including any discharge or disallowance of, or bar or stay
against collecting, any Guaranteed Obligation (or any interest thereon) in
or as a result of any such proceeding; or

(d) any other defense, setoff, counterclaim or any other circumstance that
might otherwise constitute a legal or equitable discharge of the Borrower,
in each case, other than the payment in full of the Guaranteed Obligations.

2.6 Authorization; Other Agreements

The Guarantor acknowledges and agrees that none of the following acts or
omissions of or by the Secured Party, whether with or without notice to or- demand upon
the Guarantor, shall have the effect of discharging or otherwise limiting the obligations
of the Guarantor hereunder:

(a) . any modification, amendment, supplement or other change to, the
acceleration of or other change to the time of payment for or under, or any
waiver or other consent to noncompliance with, any Guaranteed
Obligation;

(b) any grant of time, renewals, extensions, indulgences, releases and
discharges to the Borrower;

(c) the application to the Guaranteed Obligations of any sums by whomever
paid or however realized in respect of any Guaranteed Obligation;
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(d)  the refunding at any time of any payment received by the Borrowers in
respect of any Guaranteed Obligation;

(e) substituting the sale, exchange, enforcement, waiver, substitution,
liguidation, termination, release, abandonment, perfection or failure to
perfect, subordination, acceptance, surrender, exchange, impairment or
other alteration or release in any manner of any security for the
Guaranteed Obligations or any other guarantee therefor in any manner;

(f the receiving, taking and holding of additional security for the Guaranteed
Obligations; -

(g) the addition, release or substitution of the Borrower of any Guaranteed
Obligation or any part thereof;

(h)  any other dealing in any manner with the Borrower or the Guarantor, or
any part thereof;

(i) the settling, release, compromise, collection or other liquidation of the
Guaranteed Obligations; or -

f)) otherwise dealing with the Borrower, or any security for the Guaranteed
Obligations, in each case, as the Secured Party see fit.

2.7 Waivers

The Guarantor hereby unconditionally and irrevocably waives and agrees not to
assert any claim, defense, setoff or counterclaim based on diligence, promptness,
presentment, requirements for any demand or notice hereunder including any of the
following: (a) any demand for payment or performance and protest and notice of protest;
(b) any notice of acceptance; (c) any presentment, demand, protest or further notice or
other requirements of any kind with respect to any Guaranteed Obligation becoming
immediately due and payable; and (d) any other notice in respect of any Guaranteed
Obligation or any part thereof, and any defense arising by reason of any disability or
other defense of the Borrower. The Guarantor further unconditionally and irrevocably
agrees that, unless and until the Guaranteed Obligations have been paid in full, it shall
not: (x) enforce or otherwise exercise any right of subrogation or any right of
reimbursement or contribution or similar right against the Borrower by reason of any
payment made, or (y) assert any claim, defense, setoff or counterclaim it may have
against the Borrower or set off any of its obligations to the Borrower against obligations
of the Borrower to the Guarantor. No obligation of the Guarantor hereunder shall be
discharged other than by complete performance.

2.8 No Exhaustion of Remedies

The Secured Party shall not be bound or obligated to exhaust its recourse
against the Borrower or take any other action before being entitled to demand payment
from the Guarantor hereunder.
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2.9 Secured Party Rights

The rights and remedies provided in this Guarantee are cumulative and may be
exercised singly or concurrently and are not exclusive of any rights or remedies
provided by law.

ARTICLE 3
CONTINUING GUARANTEE

3.1 Continuing Guarantee

This Guarantee shall be a continuing guarantee of the Guaranteed Obligations
and shall apply to and secure any ultimate balance due or remaining due to the Secured
Party and shall not be considered as wholly or partially satisfied by the payment or
liquidation at any time of any sum of money for the time being due or remaining unpaid
to the Secured Party. This Guarantee shall continue to be effective or be reinstated
even if at any time any payment of any of the Guaranteed Obligations is rendered
unenforceable or is rescinded or must otherwise be returned by the Secured Party upon
the occurrence of any action or event including the insolvency, bankruptcy or
reorganization of the Borrower or otherwise, all as though such payment had not been
made. :

ARTICLE 4
DEMAND

4.1 Demand

The Secured Party shall be entitled to make demand upon the Guarantor at any
time upon the failure of the Borrower to make a scheduled repayment under the Note,
the Secured Party may treat all Guaranteed Obligations as due and payable and may
forthwith collect from the Guarantor the total amount guaranteed hereunder whether or
not such Guaranteed Obligations are yet due and payable at the time of demand for
payment hereunder.

ARTICLE 5
GENERAL

5.1 References

Any reference herein to Collateral includes any proceeds of any Collateral. To
the extent that the Guarantor is more than one Person, the obligations of the Guarantor
under this Guarantee are joint and several.

5.2 Assignment; Benefit of the Guarantee

The Guarantor may not assign this Guarantee or its obligations under this
Guarantee. This Guarantee shall be binding upon the Guarantor and its respective
heirs, executors, administers, personal representatives and permitted assigns and shall
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enure to the benefit of and be enforceable by the Secured Party and its respective heirs,
executors, administers, personal representatives, successors and assigns.

5.3 Amendments and Waivers

No amendment to this Guarantee will be valid or binding unless set forth in
writing and duly executed by the Guarantor and the Secured Party. No waiver of any
breach of any provision of this Guarantee will be effective or binding unless made in
writing and signed by the party purporting to give the same and, unless otherwise
provided in the written waiver, will be limited to the specific breach waived.

5.4 Notices

Any demand, notice, request or other correspondence to be given in connection
with this Guarantee shall be effected in the manner provided for in the mortgage
registered against title to the Lands.

5.5 Further Assurances

The Guarantor shall promptly do, make, execute, deliver, or cause to be done,
made, executed or delivered, all such further acts, documents and things as the
Secured Party may require from time to time after for the purpose of giving effect to this
Guarantee.

5.6 Acknowledgements

The Guarantlor acknowledges receipt of a fully executed copy of this Guarantee,
and the Note.

5.7 Discharge

The Guarantor will not be discharged or released from any of their obligations
hereunder except upon payment in full of the total amount guaranteed hereunder.

5.8 Additional Security

This Guarantee is in addition to, and without prejudice to or in substitution for,
any security of any kind now or hereafter held by the Secured Party and any other rights
or remedies that the Secured Party might have.

5.9 Counterparts

This Guarantee may be executed in any number of counterparts, and/or by
facsimile, PDF file, DocuSign or other electronic signature, each of which shall
constitute an original and all of which, taken together, shall constitute one and the same
instrument.

[Signature Page to Follow]
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IN WITNESS WHEREOF the Guarantor has executed this Guarantee as of the date first

written above.

4871-7116-4607, v. 1

20 CALDARI DEVELOPMENT INC.

Per:

Name:
Title:

I have authority to bind the corporation.
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SCHEDULE "A"
DESCRIPTION OF PROPERTY
PIN LEGAL DESCRIPTION
03276-0125 (LT) PCL 1-1 SEC 65M2681; LT 1 PL 65M2681; S/T LT552714,

LT586315 ; S/T LT546620,L. 7546628 VAUGHAN
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This is Exhibit “L” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.

Commigsioner for Taking Affidavits (or as may be)

CHARLES W. SKIPPER
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ServiceOntario

FOR PROPERTY IDENTIFIER
PAGE 1 OF 4

PARCEL REGISTER (ABBREVIATED)
LAND
REGISTRY
OFFICE #65 03276-0125 (LT}

PREPARED FOR kparker6
ON 2025/02/26 AT 13:52:45

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *

PROPERTY DESCRIPTION:

PROPERTY REMARKS:

PCL 1-1 SEC 65M2681;

LT 1 PL 65M2681;

S/T LT552714, LT586315

;

S/T LT546620,LT546628 VAUGHAN

ESTATE/QUALIFIFR: RECENTLY: PIN TION DATE;:

FEE SIMPLE FIRST CONVERSION FROM BOOK 1997/04/07

ABSOLUTE

QWNERS' NAMES CAPACITY SHARE

20 CALDARI DEVELOPMENT INC.

- CERT/

REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO CHKD
**EFFECTIVE 2000/07/29 YHE NOTATION OF THE ['BLOCK IMPLEMENTATIPN DATE" OF 1997/04/07 ON THIS PIN**

**WAS REPLA

** PRINTOUT|

LT504012

65R12674

LT546620

LT546628

LT586315

LT682551

YR76

YR3141202

RE}

YR3141634
RE,

YR3141635

YR3141636

RE

CED WITH THE

INCLUDES AL

1988/07/26

1988/12/15

1988/12/22

1988/12/22

1989/05/30

1990/06/27

2001/05/23

2020/09/16

MARKS: DELET.

2020/09/16

MARKS: PLANNJ

NOTICE AGREEMENT

PLAN REFERENCE

TRANSFER EASEMENT

TRANSFER EASEMENT

TRANSFER

NOTICE

NOTICE OF LEASE

APL (GENERAL)
NG YR76

TRANSFER
NG ACT STATEMENTS.

2020/09/16 | CHARGE
2020/09/16 | NO ASSGN RENT GEN
MARKS: YR3141635

"PIN CREATION DATE"

{. DOCUMENT TYPES AND

OF 1997/04/07**

DELETED INSTRUMENT

$9, 650,000

3

SINCE 1997/04/04 **

*#* COMPLETELY DELETED ***

*** COMPLETELY
MULLER MARTINI

DELETED ***
CANADA INC.

*** COMPLETELY
MULLER MARTINI

DELETED ***
CANADA INC.

MULLER MARTINI

CANADA INC.

X33

INC.

**%* COMPLETELY DELETED
20 CALDARI DEVELOPMENT

ok

INC.

*** COMPLETELY DELETED
20 CALDARI DEVELOPMENT

THE CORPORATION OF THE TOWN OF VAUGHAN C
[of
THE CORPORATION OF THE TOWN OF VAUGHAN [of
VAUGHAN HYDRO-ELECTRIC COMMISSION [of
MULLER MARTINI CANADA INC.
C
MOULINEX CANADA LTD.
20 CALDARI DEVELOPMENT INC. C

VISRAM, ZAHERALI

VISRAM, ZAHERALI

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES,
NOTE: ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP.

IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY.
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zﬁ >Ontario

ServiceOntario

PARCEL REGISTER

LAND
REGISTRY
OFFICE #65

(ABBREVIATED)

FOR PROPERTY IDENTIFIER

PAGE 2 OF 4

03276-0125

(LT)

PREPARED FOR kparker6

ON 2025/02/26 AT 13:52:45

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT *

CERT/
REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO CHKD
YR3234313 2021/04/09 | CHARGE *** COMPLETELY DELETED ***
20 CALDARI DEVELOPMENT INC. PRUDENT EXCELLENCE MORTGAGE INVESTMENT CORPORATION
LI, RONGZHEN
STREAM CAPITAL INC.
CHEN, YBNGYU
PAN, XIAOLAN
YR3234323 2021/04/09 | NO ASSGN RENT GEN *** COMPLETELY DELETED ***
20 CADARI DEVELOPMENT INC. PRUDENT EXCELLENCE MORTGAGE INVESTMENT CORPORATION
LI, RONGZHEN
STEAM CAPITAL INC.
CHEN, YANGYU
PAN, XIAOLAN
REMARKS : YR3231313.
YR3234472 2021/04/09 | POSTPONEMENT *** COMPLETELY DELETED ***
VISRAM, ZAHERALI PRUDENT EXCELLENCE MORTGAGE INVESTMENT CORPORATION
LI, RONGZHEN
STREAM CAPITAL INC.
CHEN, YANGYU
PAN, XIAOLAN
REhARKS: YR314ﬂ635 YR3234313 YR3234323 YR3141636
YR3234473 2021/04/09 | NOTICE *** COMPLETELY DELETED ***
20 CALDARI DEVELOPMENT INC. VISRAM, ZAHERALI
REMARKS : YR314%635
YR3254161 2021/05/21 | CONSTRUCTION LIEN *** COMPLETELY DELETED ***
MARSHALL EXCAVATING INC.
YR3271515 2021/06/24 | APL DEL CONST LIEN *** COMPLETELY DELETED ***
MARSHALL EXCAVATING INC.
REMARKS: YR3254161.
YR3282115 2021/07/14 | CHARGE *** COMPLETELY DELETED ***
20 CALDARI DEVELOPMENT INC OWEMANCO MORTGAGE HOLDING CORPORATION
YR3282116 | 2021/07/14 | NO ASSGN RENT GEN *** COMPLETELY DELETED ***
20 CALDARI DEVELOPMENT INC. OWEMANCO MORTGAGE HOLDING CORPORATION
REMARKS: YR3284115.
YR3282117 2021/07/14 | CHARGE *** COMPLETELY DELETED ***
20 CALDARI DEVELOPMENT INC. BREXIT HOLDINGS INC.

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES,

NOTE:

IF ANY,

WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY.

ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UF.
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— PARCEL REGISTER (ABBREVIATED) FOR PROPERTY IDENTIFIER

> LAND PAGE 3 OF 4
OntarIO REGISTRY PREPARED FOR kparker6
OFFICE #65 03276-0125 (LT) ON 2025/02/26 AT 13:52:45

* CERTIFIED IN ACCORDANCE WITH THE LAND TITLES ACT * SUBJECT TO RESERVATIONS IN CROWN GRANT

CERT/
REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO CHKD
YR3282118 2021/07/14 | NO ASSGN RENT GEN *** COMPLETELY DELETED ***
20 CALDARI DEVELOPMENT INC. BREXIT HOLDINGS INC.

REMARKS: YR328:4117.

YR3282484 2021/07/15 | DISCH OF CHARGE *** COMPLETELY DELETED ***

PRUDENT EXCELLENCE MORTGAGE INVESTMENT CORPORATION
LI, RONGZHEN

STREAM CAPITAL INC.

CHEN, YANGYU

PAN, XIAOLAN

REMARKS: YR3234313.

YR3282526 2021/07/15 | DISCH OF CHARGE “** COMPLETELY DELETED ***

VISRAM, ZAHERALI
REMARKS: YR3141635.

YR3344879 2021/11/23 | CHARGE $13,120,000{ 20 CALDARI DEVELOPMENT INC. CANADIAN WESTERN BANK c
YR3344880 2021/11/23 | NO ASSGN RENT GEN 20 CALDARI DEVELOPMENT INC. CANADIAN WESTERN BANK C
REMARKS: TO BE |DELETED UPON THE DEIETION OF YR3344879
YR3344974 2021/11/23 | DISCH OF CHARGE *** COMPLETELY DELETED ***
CWEMANCO MORTGAGE HOLDING CORPORATION
REMARKS: YR3284115.
YR3344986 2021/11/23 DISCH OF CHARGE *+** COMPLETELY DELETED ***
BREXIT HOLDINGS INC.
REWARKS: YR3282117.
YR3653172 2024/03/01 APL COURT ORDER *** COMPLETELY DELETED ***
ONTARIO SUPERIOR COURT OF JUSTICE ERNST & YOUNG INC.
YR3655690 2024/03/11 | TRANSFER OF CHARGE CANADIAN WESTERN BANK 1000688136 ONTARIO INC. (o]
REWMARKS: YR3344879.
YR3685545 2024/06/07 | APL AMEND ORDER *** COMPLETELY DELETED ***
ONTARIQO SUPERIOR COURT OF JUSTICE ERNST & YOUNG INC.
REMARKS: DELETHS YR3653172
YR3685546 2024/06/07 | NOTICE 20 CALDARI DEVELOPMENT INC. 1000688136 ONTARIO INC. o)
RE|IARKS: YR3344879
YR3685547 2024/06/07 CHARGE $5,800,000 20 CALDARI DEVELOPMENT INC. J.I.S CONTRACT FURNITURE INC. (o]

NOTE: ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES, IF ANY, WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY.
NOTE: ENSURE THAT YOUR PRINTCUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP.
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OFFICE #65
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(LT)

PAGE 4 OF 4
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CERT/
REG. NUM. DATE INSTRUMENT TYPE AMOUNT PARTIES FROM PARTIES TO CHKD
YR3729300 | 2024/10/16 | CONSTRUCTION LIEN $40,329| EVANS INDUSTRIAL INSTALLATIONS LTD. c
YR3732583 | 2024/10/28 | CONSTRUCTION LIEN $40,329] EVANS INDUSTRIAL INSTALLATIONS LTD. c
YR3747061 |2024/12/10 | CERTIFICATE EVANS INDUSTRIAL INSTALLATIONS LTD. c
REMARKS: YR3734583 AND YR3729300

NOTE:
NOTE:

ADJOINING PROPERTIES SHOULD BE INVESTIGATED TO ASCERTAIN DESCRIPTIVE INCONSISTENCIES,

IF ANY,

WITH DESCRIPTION REPRESENTED FOR THIS PROPERTY.

ENSURE THAT YOUR PRINTOUT STATES THE TOTAL NUMBER OF PAGES AND THAT YOU HAVE PICKED THEM ALL UP.
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BUSINESS OPERATING AGREEMENT

THIS BUSINESS OPERATING AGREEMENT is dated as of the 1st day of June,
2024 (the "Effective Date"), between NAKUL AURORA, an individual residing in the
Province of Ontario ("Aurora"), and JAY KHANNA, an individual residing in the Province
of Ontario ("Khanna"),

AND BETWEEN the Aurora Hotel Group Inc., and 20 Caldari Development Inc.
WHEREAS:

A. Aurora and Khanna each hold 50% of the issued and outstanding shares in the
capital of 20 Caldari Development Inc., a corporation existing under the laws of the

Province of Ontario (the "Corporation").

B. The Corporation owns the property municipally known as 20 Caldari Road,
Concord, ON L4K 4N8 (the "Property").

C. As part of a global resolution in respect of certain disputes among, inter alios,
Aurora, Khanna, J.I.S. Contract Furniture Inc., the Corporation and Aurora Hotel
Group Inc., the parties have agreed to enter into this Agreement to address the
operation and business affairs of the Corporation, upon the terms and subject to

the conditions of this Agreement.

NOW, THEREFORE, THIS AGREEMENT WITNESSETH that, in consideration of the
mutual covenants and agreements herein contained and other good and valuable
consideration, the receipt and sufficiency whereof is hereby acknowledged, and intending

to be legally bound hereby, the parties hereto agree as follows:

BANKING

The Corporation shall, as soon as practicable after the effective date of this Agreement,
open a new business banking account for the business operations of the Corporation
(“the Account”).

1. Khanna and Aurora shall both be authorized signatories for the Account.
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2. Any cheques, disbursements or transfers from the Account for more than $5,000,
shall require the signature or authorization of both Khanna and Aurora.

3. Khanna and Aurora will both have access to the Account through Internet banking.

4, In the event there is any surplus in the Account, upon the expiry of this Agreement,
the surplus funds shall be used by the Corporation in the payment of outstanding

property tax in respect of the Property.
TENANTS

5.  The Corporation shall deposit all rents and revenues from the three tenants at the
Property, the Aurora Hotel Group Inc., (*AHG”), Countertop Solutions Inc.
(“Countertop”), Crystal Tile and Marble (“Crystal”) into the Account.

6. The existing sub-tenants of AHG at the Property, being two law firms, shall remain
sub-tenants of AHG, and AHG shall not be required to account for or re-direct the

rental revenues from the sub-tenants to the Corporation.
MORTGAGE PAYMENTS .

7. The parties acknowledge the transfer of the former CWB mortgage to 1000688136
Ontario Inc. (“the Mortgagee”), registered on March 11, 2024, as Instrument
No. YR3655690, and the Amendment to Commitment Letter and the Mortgage

Amending Agreement, effective June 1, 2024.

8. All mortgage payments to the Mortgagee shall be made monthly from the Account

by automatic debit.
SUPPLEMENTARY MORTGAGE PAYMENT

9. The parties acknowledge that the net rental revenue from the tenants will be
insufficient to meet the mortgage payment obligations of the Corporation to the
Mortgagee, and that AHG undertakes and agrees that it shall have the obligation
to pay to the Corporation the monthly amount of $35,000 (“the Supplementary

4895-7817-1839, v. 1
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Mortgage Payment’), to meet the payment obligations of the Corporation with

respect to the mortgage.

10. The obligation of AHG to make the Supplementary Mortgage Payment shall

commence on June 1, 2024 and continue for one year until June 1, 2025.

11.  The parties acknowledge that a default by AHG of the Supplementary Mortgage
Payment, shall place the payment obligations of the Corporation to the Mortgagee
in default; and that in such circumstance, no other party to this Agreement shall be
obligated to satisfy or fund the payment obligations of the Corporation to the

Mortgagee.

IN WITNESS WHEREOF the undersigned have executed this Agreement as of the date
first written above.
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Witness Jay Khanna
Witness Aurora Hotel Group
Witness 20 Caldari Development Inc.
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This is Exhibit “N” referred to in the Affidavit of Jay Khanna
sworn February 26, 2025.

Commi,ﬁ(sioner for Taking Affidavits (or as may be)

CHARLES W. SKIPPER



1000688136 Ontario Inc

[Customer Name:

20 CALDARI DEVELOPMENT INC.
416-362-1700

20 Celdari Road Concord Ontario Canada L4K 4N&

[Account Information:

Qutstanding Principel
Interest Rate
Default Interest Rate

[‘ nation of Amount Due

1
J
$9,032,603.61
10.00%
10.70%
i

Principal March 1, 2024
Intarest -March, April & May
Principal As of June 1, 2024
Interast in in Arrears

$ 9,032,603.61
$ 241,622.15
$ 9,274,22576
$ 151,400.92
$ 9,425,626.68

Mortgage Statement

StatementDate : Janusry 22, 2025

Account Number
Payment Due Date:
Amount Dua *

YR3344880
22-Jan-28

PER DIEM (daily) interest Rate after January 22, 2025

$2763.13 per day *

for Proparty Taxes of $ 6816.67 per month

Transaction Activity (28/02/2024 to
01/06/2024
Date Description Charges Payments

28/02/2024 Assignment of CWB Mortgege $ 9,032,603.60 NIL

01/06/2024 Amendment of CWB Mortgage to Included intarast payments for March, Apriland May por payment schedule (Past $ 9,274,225.76 NIL

01/06/2024 CWa Mortgage amendad Interest terms @ 10.0% amortizad based on the revised Principal smount of§ $ 9,274,225.76

24/06/2024 June Morigage Payment i $ 84,201.88 | § 84,201.88
25/07/2024 Vsughan Taxas Paid $ 13,833.34

25/07/2024 July Mortgage Payment $ 84,201.88 | $ 84,201.88
22/08/2024 August Mortgage Payment-DUE $ 84,201.88 DUE

03/09/2024 August Mortgage Payment-10 days Notice of Payment arrears conm

17/03/2024 Notice of Dafault snd Payment Reminder

22/09/2024 Ssptember Mortgage Payment- DUE $ 84,201.88 DUE

22/10/2024 October Mortgage Payment -DUE $ 84,201.88 DUE

24/10/2024 4 paid @ 84,201.88 $ 336,807.52
25/10/2024

23/11/2024 Statament of Account updated for Novemeber 23rd 2024 $ 2,259.10

19/12/2024 Vaughan Taxes Paid $ 13,833.34
122/12/2024 Dacember Mortgage Payment -DUE $ 87,231.92 DUE

30/12/2024 of Account updated for 30th - 2024 & Late Fees DUE

10/01/2025 Transfar of Tanants funds -Stone Quartz from AHG $ 20,600.00
17/01/2025 Statement of Account updatad for January 22nd payment notice

22/01/2025 Statament of account updated with calcaluations of default interest @ 10.7% on awrears -correction- $ 151,400.92 DUE

22/01/2028 Cal on PER DIEM (DAILY) Calouatad on Principaland erraar paymems $ 2,763.13 DUE PER DAYAFTER JANUARY 22, 2025
PastPayments B 2024 | Mortgage Payments

Juna July August Septembar Octobar December

Principat $ 9,274,225.76 9,274,225.76 | $  9,274,225.76 [ $  9,274,225.76 [ § 9,274,225.76 | 9,274,225.76 | § 9,274,225.76
Interest $ 77,288.21 77,288.21 | § 77,285.21 § § 77,2858.21 | $ 7728521 ] § 77,285.21 | $ 77,285.21
Escrow (Taxes) $ 8,518.67 6,916.67 | § 6,916.67 | § 8,916,87 6,916.67 ] § 6,91667 ) $ 6,916.67
Fees TBA TBA 1BA JBA TBA TBA TBA

Total $ 8420188 | ¢ 8420188 | § 8420183 | $ 84,201.88 { § 84,201.88 | § 84,20188 | $ 84,201.88
Paid PAID PAID $ - -$ 336,807.52

Unpaid Amount Cany forward $ 84,952.68 | § 170,662.86 | -$ 81,94278 { $ 2,259.10
Late Paymentintersat 10.7% on unpaid portion $ 750.80 | § 1,508.29 $ 770.94
| $ 24,201.88{$ 84,201.88 | § 84,952.68 | §  170,662.86 |-$ 81,942.78 | § 2,259.10 | $ 87.231.92
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2025
January

Principal 9,274,225.76

|Interest 77,288.21

Escrow (Taxes) 8,916.87

Fees TBA

Total $ 64,201.88

Paid -20,600.00

Unpaid Amount Carry forward $ 87,231.92

Late Psyment Interest 10,7% on unpaid portion $ §67.12
$ 151,400.92

Important Measages

*Partisl Payments: Any partial payments thatyou meke are not apptied to your mortgage, but insteed are held in a separate suspense account.

ifyou pay the balance of a partial paymant, the funds will then be applied to your mortgege.
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|WIRE PAYMENT INFORMATION

B

REC
1000688136 ONTARIO INC.

ACCOUNT NAME:
Transjt#:
Inatitution Number
Account ¥
Address
Telaphone

TRANSIT NO.
101312)5(2}

1000688136 ONTARIO ING

3252

#003

1024207

6240 Dixle Rd, MISSISSAUGA, ON

905-584-5740
INST.NO.
100[3]

DATE 2 ¥48%: (eided:

AMOUNT ENGLOSED:

ACCOUNTNoO.
111012]4|2]0]7|

0LC
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City of Vaughan

Financial Services | Property Tax

2141 Major Mackenzie Dr,, Vaughan, ON 16A 1T1
Telephone: 905-832-2281 | Toll free: 1-844-832-2112
Fax: 905-832-8566

vaughan.ca/PropertyTax

20 CALDARI DEVELOPMENT INC.

20 CALDARIRD
UNIT 2

VAUGHAN ON L4K 4N8

STATEMENT OF TAXES

Issue Date: December 24, 2024
Customer No: R6FVBKTY

Roll No: 1928 000 232 61900 0000
Location: 20 CALDARIRD

Legal Dscr:  PL 65M2681 LT 1

Agent:

Fee: $23.00

The information contained on the notice is based on the account activity as of the Issue Date indicated above. Payments and other
transactions processed after this date are not reflected. The City has no authority to waive or alter late payment charges.
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Tax Levy Information
Tax Year Interim Annual Supplementaries Appeals Apportionment Cap/Clawback Total
2024 $77,821.69 $77,821.69
Summary of Taxes Owing Future Due Instalments
. Tax Year Tax/Charges Penalty/Interest Total Overdue Due Date Amount
’ 2024 $77,889.69 $77,889.69
2023 $76,541.81 $76,541.81
2022 $53,514.98 $53,514.98
2021 & Prior
Total $207,946.48 $0.00 $207,946.48
Late payment charges are applied to overdue taxes at 1.25% the day after due date and Current Account Balance $207,946.48

the first day of each month.

If you require additional information staff is available to assist you from 8:30 a.m. to 4:30 p.m. Monday to Friday. Please contact the
Property Tax Department at 905-832-2281 or Toll free at 1-844-832-2112.

F3

Tax Roll Number

1928 000 232 61900 0000
20 CALDARI DEVELOPMENT INC.

Make cheque payable to City of Vaughan and
return this portion with payment to:

TAX DEPARTMENT,
2141 MAJOR MACKENZIE DRIVE
VAUGHAN, ONTARIO L6A 1T1

Remittance Portion

Y7 vauchan

Overdue Amount

$207,946.48

Amount paid

$

024122402079464831928000232619000000 2




1000688136 ONTARIO INC. -and- 20 CALDARI DEVELOPMENT INC.

Applicant ‘ Respondent
Court File No. CV-25-00001199-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

PROCEEDING COMMENCED AT
TORONTO

AFFIDAVIT OF JAY KHANNA
SWORN FEBRUARY 26, 2025

FOGLER, RUBINOFF LLP
Lawyers

40 King Street West, Suite 2400
Scotia Plaza

P.O Box #215

Toronto, ON M5H 3Y2

Charles W. Skipper (LSO# 33481I)
cskipper@foglers.com

Tel: 416.941.8821

Fax: 416.941.8852

Lawyers for Jay Khanna

4919-2942-4404 1
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1000688136 ONTARIO INC.
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