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INTRODUCTION 

 
1. On July 15, 2024 (the “Receivership Date”), ATB Financial (“ATB”) sought and obtained 

an Order (the “Receivership Order”) from the Court of King’s Bench of Alberta (the 

“Court”) appointing BDO Canada Limited as receiver and manager (the “Receiver”) 

without security, of all the current and future assets, undertakings and properties of 1847845 

Alberta Ltd. (“184 AB” or the “Company”).   

2. On July 2, 2024, Mr. Ashton Boisselle of ATB filed an Affidavit (the “Initial Boisselle 

Affidavit”) in support of ATB’s application for the appointment of a Receiver leading to the 

Receivership Order.   

3. Prior to the Initial Boisselle Affidavit, Mr. David Horen of ATB filed an Affidavit (the 

“Initial Horen Affidavit”) on November 18, 2019 in support of a previous application for 

the appointment of BDO Canada Limited as Receiver from a previous application for the 

appointment of a Receiver which was adjourned sine die pursuant to an Order of the Court 

dated December 3, 2019. 

4. The purpose of this report (the “First Report”) is to provide the Court with: 

a. Information pertaining to the Company, including its financial position and material 

assets; 

b. Information regarding the Receiver’s former engagement as financial advisor to 

ATB in respect of the Company; 

c. The activities of the Receiver since the Receivership Date; 

d. An overview of the sales process undertaken prior to the date of Receivership Order 

in respect of the Hotel, together with the Receiver’s further sale efforts through the 

engagement of Colliers Macaulay Nicholls Inc. (“Colliers”) as the Receiver’s 

listing agent, all of which led to the Receiver entering into an asset purchase 

agreement  (the “Kastel APA”) as between the Receiver and Kastel Holdings Ltd. 

(“Kastel”), conditional on, inter alia, the receipt of the approval of this Honourable 

Court. A redacted copy of the Kastel APA is attached hereto as Appendix “A”. 

e. The receipts and disbursements of the Receiver since the granting of the 

Receivership Order; 

f. The Receiver’s recommendations thereon. 
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5. Concurrent with the filing of this First Report, the Receiver will be filing a confidential 

supplement (the “Confidential Supplement”) detailing confidential and commercially 

sensitive information with respect to the sales process and the Receiver’s comments with 

respect to its expectations of value, both of which would have a material effect on any 

subsequent transaction for the Hotel in the event the transaction contemplated by the Kastel 

APA does not close. 

6. In the event the Kastel APA does not close, the Hotel may be subject to further marketing 

and the Receiver’s ability to obtain the highest and best price possible in the circumstances 

would be severely compromised due to the confidential and commercially sensitive 

information being in the public domain. Disclosure of the information contained in the 

Confidential Supplement would cause irreparable prejudice to the creditors and other 

stakeholders of the Company. As a result, the Receiver will be seeking a further order sealing 

the Confidential Supplement until the Receiver files a certificate confirming that each 

transaction has closed, if this Court so grants such requested relief. 

7. Capitalized terms not defined in this First Report are as defined in the Receivership Order, 

the Initial Boisselle Affidavit or the Initial Horen Affidavit, as the context may require. 

8. All references to currency are in Canadian dollars unless otherwise noted. 

9. This document, together with other information regarding these proceedings, will be posted 

by the Receiver to its website at https://www.bdo.ca/services/financial-advisory-

services/business-restructuring-turnaround-services/current-engagements/1847845-

alberta-ltd-tamarack. 

TERMS OF REFERENCE 
 

10. In preparing this First Report, the Receiver has relied upon unaudited financial information 

and books and records of the Company and discussions with Colliers and Mr. Thomas Koh 

(“Mr. Koh”) on behalf of the Company. The Receiver has not performed an audit, review 

or other verification of such information. Accordingly, the Receiver does not express an 

opinion or any other form of assurance on the information presented herein. 

11. The Receiver assumes no responsibility or liability for any loss or damage occasioned by 

any party because of the circulation, publication, reproduction, or use of the First Report. 
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FINANCIAL ADVISORY ENGAGEMENT 

12. As outlined in the Initial Boisselle Affidavit, one of the conditions of an agreement between 

the Defendants and ATB was the appointment of Hardie & Kelly Inc. (“H&K”) to provide 

a business review of the Hotel for ATB as Financial Advisor to ATB (the “Financial 

Advisor”) as consented to by the Company (the “FA Engagement”). Following a merger 

between H&K and BDO, BDO assumed carriage of the FA Engagement, therefore 

references to Financial Advisor shall refer collectively to H&K and BDO in such capacity. 

13. The FA Engagement contains an acknowledgement that the Company would not object to 

the appointment of the Financial Advisor and that the Financial Advisor can be appointed 

as receiver, receiver and manager, agent, Trustee or otherwise of the Company and that such 

appointment shall not be a conflict of interest by virtue of the FA Engagement. 

BACKGROUND 

14. 184 AB is a private company that was registered in Alberta on September 16, 2014.  A search 

of the Alberta Corporate Registry System (the “Corporate Registry”) as at October 25, 

2024 indicates the following: 

a. The Company’s voting shareholders, together with their respective indicated 

shareholdings, are as follows: 

i. 1816665 Alberta Ltd. (49.99%);  

ii. 1847034 Alberta Ltd. (35.27%);  

iii. Hoelee Enterprises Inc. (14.74%); and 

b. Sang Kyun Choi is listed as the sole director of the Company. 

FINANCIAL POSITION 

Assets 

15. The substantial asset of 184 AB is a 63 room hotel operating in Rocky Mountain House, 

Alberta, as the Tamarack Motor Inn (the “Hotel”) as more fully described below. 
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Liabilities 

Creditors claiming a security interest 

16. As outlined in the Initial Horen Affidavit, ATB registered a security interest over 184 AB 

arising from a general security agreement as against all present and after acquired personal 

property of the Company which was registered on November 5, 2014. The Initial Boisselle 

Affidavit describes that ATB is owed $3,270,453 as of May 22, 2024, plus daily accruing 

interest. In addition, on November 3, 2023, ATB registered a Writ of Enforcement with 

respect to an original judgement amount of $3,733,963. 

17. In addition to the above indebtedness, ATB has advanced an incremental $200,000 to the 

Receiver through one Receiver’s Certificate, secured by the Receiver’s Borrowing’s Charge, 

as defined in the Receivership Order providing priority over all security interests, trusts, 

liens, charges and encumbrances, statutory or otherwise, in favour of any Person, but 

subordinate to the Receiver’s Charge and the charges set out in sections 14.06(7), 81.4(4) 

and 81.6(2) of the Bankruptcy and Insolvency Act (the “BIA”). 

18. Based on a personal property registry search dated October 25, 2024, the Receiver notes the 

following other parties with registered security interests: 

a. Agriculture Financial Services Corporation (“AFSC”) registered a security 

agreement on November 5, 2014, claiming a security interest over, all present and 

after acquired personal property of 184 AB. In addition, on January 14, 2021, AFSC 

registered a Writ of Enforcement on January 14, 2021 with respect to an original 

judgement amount of $458,929; 

b. Hudson Energy Canada Corp. registered a Writ of Enforcement on September 16, 

2022 with respect to an original judgement amount of $73,215.95; and 

c. His Majesty the King in Right of Alberta registered a Writ of Enforcement on April 

24, 2024 with respect to an original judgement amount of $65,518.31. 

Priority creditors 

Employees / WEPP 

19. As detailed herein, pursuant to the termination of all employees by the Receiver as at the 

date of Receivership, the Receiver satisfied all wage arrears and any severance obligations, 

if applicable, of the employees, therefore there are no outstanding Wage or WEPP 

obligations outstanding. 
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Canada Revenue Agency – Source deductions and GST 

20. As noted below, the books and records of the Company were incomplete as of the date of 

the Receivership Order and the Receiver is continuing its efforts to work with Canada 

Revenue Agency to complete a trust examination to confirm the amount, if any, of any 

resulting source deductions and/or GST deemed trust which may exist in a priority to that 

of ATB.   

21. The results of these trust audits will be obtained prior to the Receiver bringing forward any 

proposed  distribution of sales proceeds for the approval of the Court. 

Property taxes 

22. The 2024 property taxes for the Hotel were due July 31, 2024 which have been paid by the 

Receiver and are reflected in its statement of receipts and disbursements provided below. 

There were no pre receivership amounts owing for property taxes.  

Unsecured creditors 

23. The Receiver notes that the books and records of the Company are substantially 

incomplete, therefore the Receiver has not been able to obtain a complete listing of its 

creditors, but used a draft listing provided by the Company for purposes of the Receiver’s 

statutory receiver’s notice. 

24. As the Receiver anticipates a material shortfall to the secured creditors, it is not 

anticipating a distribution to unsecured creditors. 

Employees 
 

25. At the date of Receivership, the Hotel had 4 employees. Of these employees, the Receiver 

determined that three were engaged under the terms of temporary work permits issued by 

Immigration, Refugees and Citizenship Canada. 

26. In reviewing the status of these individuals’ eligibility to work in Canada in consultation 

with its legal counsel, and subsequent discussions with the immigration consultant who 

placed such individuals with the Company, it was determined that these individuals were 

no longer eligible to work in Canada given a change to their occupation at the Company. 

27. As a result, the Receiver terminated the employment of these individuals, providing a full 

payout of amounts outstanding together with a monetary allowance for the cost of return 

travel to their country of birth and free accommodation at the Hotel for a two week period 
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following the termination of their employment. The last remaining employee was related 

to former Management and resigned shortly after the granting of the Receivership Order. 

DESCRIPTION OF THE HOTEL 

28. The Hotel is located on an 1.86 acre (+/- 81,027 square foot) parcel of land that bears the 

civic address of 4904, 45th Street, Rocky Mountain House, Alberta and operates as the 

“Tamarack Motor Inn”, which is independently owned and does not operate under a specific 

hotel brand. The Receiver understands that the Hotel was built in 1980 and expanded in 

1999. 

29. The Hotel offers, or previously offered, the following amenities: 

a. Full service restaurant and dining room – closed by the Company prior to the 

granting of the Receivership Order; 

b. Sports pub and lounge – closed by the Company prior to the granting of the 

Receivership Order; 

c. Sauna – closed by the Company and not in operation as at the date of the 

Receivership Order; 

d. Guest laundry room; and 

e. Vending area. 

30. Prior to the date of Receivership, a retail liquor store was operated through a lease to a 

third party on an adjacent part of the building, accessible from the exterior. However, this 

store ceased operating prior to the granting of the Receivership Order and is now empty.  

31. The Hotel has 63 guest rooms in a variety of configurations, including single rooms, double 

rooms, business suites and a honeymoon suite. 

32. The Receiver will be providing this Honourable Court with additional confidential 

information pertaining to the Hotel and its financial position through its Confidential 

Supplement. 

BOOKS AND RECORDS 

33. In response to a request for the books and records of the Company, the Receiver has been 

provided with limited documentation and in the Receiver’s view, the books and records as 

provided by the Company are incomplete and the Receiver is working to update them to the 

extent required to facilitate the requisite CRA deemed trust audits. 
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ACTIVITIES OF THE RECEIVER 

34. Subsequent to the granting of the Receivership Order, the Receiver has, inter alia: 

a) Following discussions with ATB, retained Inntegrated Hospitality Management 

Ltd. (“IHM”) to provide operations management support with respect to day-to-

day administration of hotel operations; 

b) Attended to the Hotel to meet with representatives of IHM and employees of 184 

AB, to tour the property and complete other procedures with respect to obtaining 

custody and control of the Hotel;  

c) Sourced and obtained insurance coverage given the Receiver’s understanding that 

the Hotel was operating without current insurance coverage; 

d) Consulted with legal counsel and ultimately terminating the employment of workers 

deemed ineligible and working with IHM to identify and retain replacement labour;   

e) Completed statutory notifications to known and identified potential creditors 

pursuant to Sections 245(1) and 246(1) of the Bankruptcy and Insolvency Act; 

f) Contacted Canada Revenue Agency (“CRA”) to set up a new GST and payroll 

account and holding discussions with CRA in light of required trust audits and the 

impact of available books and records on such audit; 

g) Liaised with IHM to understand and respond to numerous required repair and 

maintenance expenditures as well as assessment of required capital improvements; 

h) Liaised with Colliers to administer the Sales Process, including negotiations and 

discussions with interested parties prior to Collier’s engagement, culminating in the 

Receiver negotiating and executing the Kastel APA;  

i) Communicated with affected stakeholders, including employees, creditors and 

respective counsel; and 

j) Attended to various other administrative matters as it pertains to the Receivership. 

DETAILS OF THE RECEIVER’S SALES PROCESS 

Pre-Receivership Marketing and Receiver’s consideration of such process 

35. Through its previous engagement as Financial Advisor, the Receiver is aware that the Hotel 

has been marketed for sale for a significant period of time prior to the granting of the 

Receivership Order with such marketing commencing as early as 2020 with Mr. Koh as co-

listing agent. 
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36. At the Receivership Date, Mr. Koh advised that there were two current offers (the “Pre-

Receivership Offers”) for the Hotels at the date of receivership as disclosed and discussed 

in the Confidential Supplement. 

37. Prior to engaging Colliers, the Receiver spoke with representatives of both parties who 

submitted the Pre-Receivership Offers to advise of the Receivership and to assess the ability 

of the Receiver to close either transaction in accordance with the terms of the Receivership 

Order at an acceptable level of risk to the estate given the financial position of the Hotel and 

availability of ongoing financing should the transaction fail to close. The Receiver 

communicated to these parties that in order for the Receiver to complete the transaction, it 

would need to be in a form acceptable to the Receiver and subject to the approval of the 

Court.   

38. In consultation with ATB, the Receiver ultimately determined that given the conditionality 

of the Pre-Receivership Offers and potential closing risk in light of both the lack of available 

due diligence materials and required capital improvements as detailed in the Confidential 

Supplement, the Receiver deemed it in the best interest of the estate to administer a 

relatively expedited sales process to seek a transaction with minimal conditions and minimal 

closing risk, capable of being closed on an expedited timeline at the best price possible in 

the circumstances. 

39. During the engagement of Colliers, the Pre-Receivership Offers were communicated to 

Colliers who spoke with representatives for each party in the administration of the sales 

process, with Colliers advising that one party ultimately declined to submit an offer while 

one party submitted an offer outside of the Final Bid Deadline (as defined and discussed 

below), which was ultimately deemed by the Receiver to be inferior to the Kastel APA in 

any event. Details of this offer are provided in the Confidential Supplement. 

Summary of non-commercially sensitive aspects of the Colliers sales process 

40. Colliers formally launched the Receiver’s sales process on September 10th, 2024 with a 

broadcast message to its initial investors list, together with parties identified by the Receiver 

through previous transactions regarding similar properties. Mr. Koh was also advised of the 

Receiver’s sales process and encouraged to have parties participate through contacting 

Colliers. Colliers undertook a secondary launch and blast on September 19th which 

collective efforts lead to 17 parties executing a Confidentiality Agreement. 
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41. Colliers advised interested parties, including Mr. Koh, of a bid deadline of October 1st, 2024 

(the “Tender Date”) at which date the Receiver received executed letters of intent from 

multiple parties (the “LOI Parties”) as discussed in the Confidential Supplement.   

42. The form of LOI executed by the LOI Parties contained a provision that the Vendor (as 

defined therein) may accept an offer prior to the Tender Date and the Vendor is not obligated 

to accept either this LOI or any other LOI and may also waive the compliance with the 

bidding rules, and all of this shall be in the Vendor’s sole discretion. 

43. While the Receiver was reviewing and deliberating between the LOI’s submitted, Mr. Koh 

advised Colliers that he was contacted by an interested party seeking to potentially make an 

offer. 

44. Notwithstanding that this interest was made subsequent to the Tender Date, the Receiver 

extended the Tender Date and advised the LOI Parties that they were provided a further 

opportunity to re-submit their best and final offer in a form of Purchase and Sale Agreement 

provided by the Receiver no later than October 15, 2024 (the “Final Bid Deadline”). 

Colliers also provided Mr. Koh with the opportunity to extend such deadline to his new 

interested party. 

45. Following the Final Bid Deadline, the Receiver received multiple offers for the Hotel as 

described in the Confidential Supplement leading the Receiver to enter into the Kastel APA, 

conditional upon the approval of this Honourable Court. 

KASTEL APA 

46. The Receiver will be disclosing to the Court the confidential and commercially sensitive 

terms of the Kastel APA, including the contemplated purchase price, through the 

Confidential Supplement.   

47. A copy of the Kastel APA with the purchase price redacted is attached as Appendix “A” and 

a summary of the non-commercially sensitive material terms of the Kastel APA are as 

follows: 

a. Kastel will purchase the Hotel on an “as is, where is” basis;  

b. Provides that closing will occur on the date that is the later of: 

i. Ten Business Days after the date of granting the Approval and Vesting 

Order (the “AVO”); 
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ii. The date that is ten business days following the resolution, dismissal or 

withdrawal of an appeal properly brought by a party with standing to appeal 

the AVO; 

iii. November 29, 2024; or 

iv. Such other date as the parties may agree in writing from time to time. 

c. Deposit of $300,000; and 

d. Conditional only upon Court approval; 

48. While the Receiver has provided a detailed rationale for the Kastel APA in its Confidential 

Supplement, it re-confirms for this non-confidential report that it is of the opinion that the 

Kastel APA is reasonable and appropriate in the circumstances, as: 

a) the sales process has been conducted by individuals at Colliers specializing in the 

marketing and sale of hospitality assets; 

b) The Hotel was adequately exposed to the market, including through both the Receiver’s 

sales process as well as the period of time which the Hotel was marketed prior to the 

Receivership. As a result, it is unlikely whether a further extension of the process would 

identify any potential purchasers who have not already been made aware of the fact that 

the Hotel is available for sale.  Colliers has advised that it is their professional opinion 

that following the exposure generated by their marketing process that the Kastel APA 

is the best offer in the circumstances;  

c) a further and extended sales process does not appear practicable given the potential 

uncertainty for operating losses and uncertain ability for the Receiver to obtain funding 

for such operating losses as well as imminent capital requirements; and 

d) The sales process was conducted efficiently with integrity and good faith and there has 

been no unfairness in the sales process conducted, or in the negotiations of the Kastel 

APA. 

49. The Receiver has been in frequent contact with ATB, the first ranking secured creditor and 

financer of the Receiver’s Borrowings during the course of these proceedings. The Receiver 

understands that, notwithstanding the deficiency ATB is forecasted to incur, in the 

circumstances, ATB is supportive of the Kastel APA and is not supportive of continuing to 

fund ongoing operations or capital improvements beyond those already funded, as described 

more fully in the Confidential Supplement to the First Report. 
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STATEMENT OF RECEIPTS AND DISBURSEMENTS 

50. The Receiver has provided as Appendix “B” an interim statement of receipts and 

disbursements, reflecting transactions as at October 24, 2024. 

PROFESSIONAL FEES 

51. The Receiver and its counsel have deferred the payment of professional fees pending a sale 

of the Hotel, but have accrued but unpaid work in process and accounts receivable at 

September 30, 2024 of approximately $76,532 and $10,994 respectively. 

52. The Receiver believes that the foregoing fees are appropriate and reasonable in the 

circumstances with the time incurred with respect to the activities outlined herein. 

RECOMMENDATIONS 

53. The Receiver respectfully recommends that this Honourable Court approve: 

a. the activities and fees of the Receiver and its counsel as currently before the Court; 

b. the sale of the Hotel to Kastel upon the terms substantially in the Kastel APA and 

vest the Assets in and to Kastel, in accordance with the terms therein; 

c. the Interim SRD; and 

d. the sealing of the Confidential Supplement until the filing of the Receiver’s 

Certificate confirming the closing of the transaction contemplated by the Kastel 

APA. 

All of which is respectfully submitted this 28th day of October, 2024. 

BDO Canada Limited  
In its capacity as Receiver of 1847845 Alberta Ltd. 
and not in its personal or corporate capacity. 
 

Per:  
 
Kevin Meyler 
Senior Vice President 
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APPENDIX “B” 



Receipts
Motel revenues 245,885$                  
Advance from secured creditors 200,000                    
GST collected 12,133                      
Cash in bank 4,088                        
Hotel levy collected 697                           
Miscellaneous receipts 482                           
Interest earned 28                             

463,313                    
Disbursements

Hotel management fees 108,540                    
Insurance 57,491                      
Contractor expense 55,979                      
Property  tax 44,915                      
Payroll 43,612                      
Utilities 15,402                      
GST paid 12,704                      
Operating expense 8,240                        
Repair and maintenance 7,109                        
Bank charges 885                           

354,876                    

Cash in trust as at October 24, 2024 108,437$                  

In the Matter of the Receivership of 
1847845 Alberta Ltd. O/A Tamarack Motor Inn

Statement of Receipts and Disbursements
From the date of the Receivership Order to October 24, 2024


