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INTRODUCTION

1. On May 21, 2021, the Business Development Bank of Canada (“BDC”) sought and
obtained an Order (the “Receivership Order”) from the Court of Queen’s Bench of

Alberta (the “Court”) appointing BDO Canada Limited as the Receiver and Manager (the

“Receiver”) of all the assets, undertakings and property of P7 Construction Ltd. (“P7”)
and 1619904 Alberta Ltd. (“161” or collectively with P7, the “Companies”).

2. The purpose of this report (the “First Report”) is to provide information to the Court in

respect of:

(a)
(b)

(©)
(d)

(e)

®

The corporate structure of the Companies;

The financial position of the Companies, including details of its material asset, the

Hotel (as defined and discussed herein);
The activities of the Receiver since the granting of the Receivership Order;

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

Receivership Order;

Details of the sales process conducted by Colliers Macaulay Nicolls Inc.
(“Colliers™) to seek a sale of the material asset of the Companies, the Hotel (as
later defined and further described herein), with such sales process culminating in
an agreement of purchase and sale (the “224 Alberta APS”) between the Receiver
as Vendor and 2242227 Alberta Ltd. (“224 Alberta” or the “Purchaser”) as
Purchaser, with such transaction conditional on the approval of this Honourable

Court; and

The Receiver’s recommendations thereon, as applicable.

3. Concurrent with the filing of this First Report, the Receiver will be filing, under temporary

seal, a confidential supplement to the First Report (the “Confidential Supplement”)

containing additional confidential and commercially sensitive information with respect to

the results of the Colliers’ sales process and the 224 Alberta APS.



In the event that the transaction contemplated by the 224 Alberta APS does not close, the
Hotel may be subject to further marketing and therefore the Receiver’s ability to obtain the
highest and best price would be severely compromised due to the confidential and
commercially sensitive information being in the public domain. As a result, the Receiver
is seeking a further interlocutory order sealing the Confidential Supplement for three
months following the closing of the 224 Alberta APS related transaction, should the Court

grant the requested relief.
All references to currency are in Canadian dollars unless otherwise noted.

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

and / or the 224 Alberta APS.

This First Report, together with other information regarding these proceedings, will be
posted on the Receiver’s website at: https:// www.bdo.ca/en-ca/extranets/p7-construction-

Itd-and-1619904-alberta-Itd/.

TERMS OF REFERENCE

8.

In preparing this First Report, the Receiver has relied upon unaudited financial
information contained in the books and records of the Companies, and discussions with
employees and former management of the Companies. The Receiver has reviewed the said
financial information and records for reasonableness, internal consistency and use in the
context in which it was provided, and in consideration of the nature of evidence provided
to this Honourable Court. However, the Receiver has not audited, reviewed or otherwise
attempted to verify the accuracy or completeness of the same in a manner that would
wholly or partially comply with Canadian Auditing Standards pursuant to the Chartered
Professional Accountants Handbook, and accordingly the Receiver expresses no opinion
or other form of assurance in respect of the financial information referred to in the First

Report.

The information contained in this First Report is not intended to be relied upon by any
party, prospective purchaser and / or investor in any transaction in respect of the

Companies.



CORPORATE STRUCTURE

10. Based on relevant corporate searches of the Alberta Registries, dated May 13, 2021:

(a) P7 was incorporated in the Province of British Columbia and extra-provincially

registered in the Province of Alberta on May 4, 2011; and

(b) 161 was incorporated in the Province of Alberta on July 22, 2011. P7 holds 100%
of the voting shares of 161.

FINANCIAL POSITION

Assets

11. The substantial asset of the Companies is a 108-room limited service hotel located at the
address of 4404 52 Ave, Bonnyville, AB TON 0C3, operating as the Holiday Inn Express
& Suites (the “Hotel”). The Hotel is currently operating under a licensing agreement with

Holiday Hospitality Franchising, Inc. (the “Franchisor”) dated May 19, 2011.

12. P7 is the owner of the real property associated with the Hotel and 161 is the related

operating company.
13. The other marketable features pertaining to the Hotel include, inter alia:
(a) Indoor pool;
(b) Fitness centre;
(¢) Guest laundry; and
(d) Complimentary Wi-Fi and parking.
Liabilities
Creditors with a security interest

14. Based on a personal property registry (“PPR”) search of the Companies, and land title
search over the lands upon which the Hotel is situated, all dated November 25, 2021, the

following registered security interests were noted:



(a) BDC registered security at the PPR on January 6, 2012 over all present and after-
acquired personal property of the Companies and on December 20, 2011 over the
real property of P7. Based on the receivership application materials filed in these
proceedings, BDC was owed a total of approximately $6,993,687 as at May 13,
2021. The Receiver’s independent legal counsel, Caron & Partners LLP, has
provided an opinion, which confirms BDC’s security over the assets of the
Companies to be valid and enforceable, subject to the customary qualifications.
Notwithstanding this, the Receiver is not seeking an interim distribution to BDC
at this time and such distribution will remain subject to a further application

before the Court; and

(b) Agriculture Financial Services Corporation registered security at the PPR on
January 5, 2012 over all present and after-acquired personal property and
registered a second mortgage on title of the Hotel on December 20, 2011 in the

amount of $700,000.

15. In addition to the above indebtedness, BDC has funded the Receiver $275,000 through
Receiver’s Borrowings, with such amounts secured by the Receiver’s Borrowing Charge

as provided for in the Receivership Order.
Employees

16. The Receiver, solely in such capacity, retained all of the employees employed at the Hotel

with such employees required to continue operations.

17. As at the date of the Receivership Order, there was approximately $11,319 in super
priority wages pursuant to sections 81.3 or 81.4 of the Bankruptcy and Insolvency Act (the
“BIA”) owed to the employees which were subsequently paid by the Receiver. The
payment of the pre-receivership / super priority wages was also deemed necessary for the

continued operation of the Hotel.
Town of Bonnyville — property taxes

18. There was $181,331 in property taxes owing by P7 to the Town of Bonnyville, including
2021 assessed amounts and arrears which has been funded by BDC through the

aforementioned Receiver borrowings and paid by the Receiver.



Canada Revenue Agency (“CRA”) — employee source deductions

19.

20.

The Receiver requested and facilitated CRA’s trust audit of 161’s payroll account. As a
result of this audit, CRA has advised the Receiver that 161 owes approximately $12,820
pertaining to employee related source deductions, of which approximately $9,840

comprises a statutory deemed trust claim over the assets of 161.

The Receiver understands from CRA that P7 does not have a CRA payroll account and
therefore the Receiver is not aware of any amounts owed by P7 to CRA in respect of

employee source amounts.

CRA — goods and services tax (“GST”)

21.

22.

23.

Based on correspondence received from the CRA, approximately $4,458 is owed by 161
to CRA in respect of GST, representing a deemed trust claim absent a concurrent

bankruptcy.
The Receiver is not aware of any amounts owed by P7 to CRA in respect of GST.

The results of the outstanding Applications for Bankruptcy Orders against the Companies

(as discussed further below) could affect the priority of any amounts owed for GST.

Unsecured creditors

24.

As the Receiver does not anticipate sufficient realizable proceeds to result in a distribution
to the Companies’ unsecured creditors, it is not recommending a claims process be

conducted.

ACTIVITIES OF THE RECEIVER

25.

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

(a) Attended at the Hotel to meet with employees, tour the property and to complete

other tasks with respect to obtaining custody and control of the Hotel;

(b) Confirmed the Companies’ insurance was valid and in good standing, and had the

Receiver added as loss payee and additional insured to the policy;

(¢) Completed statutory notifications to known and identified potential creditors

pursuant to Section 245(1) and 246(1) of the BIA;



(d)

(e)

¢

(@

(h)

(1)

W)

(k)

M

Liaised with employees to respond to maintenance requirements and other
operational activities on an as required basis, including those involving the

COVID-19 pandemic;

Administered the accounts payable, accounts receivable, human resources, payroll

and banking functions on behalf of the Companies;

Corresponded with representatives of the Franchisor to advise of the Receiver’s
appointment and its intentions to market the Hotel for sale in accordance with the

terms of the Receivership Order;

Worked with Colliers to facilitate the marketing and sales process for the Hotel,
resulting in the 224 Alberta APS, as more fully described in the Confidential
Supplement;

Engaged Caron & Partners LLP as legal counsel to the Receiver and obtained a

legal opinion respecting BDC’s security held against the Companies;

Instructed its counsel to register the Receivership Order against title to the
Companies’ real property;

Contacted CRA to set up new GST and payroll accounts, and to request and

facilitate a trust exam in relation to pre-receivership source deductions owed;

Corresponded with CRA with respect to the Companies’ eligibility for
governmental assistance through various subsidy programs implemented in
response to the COVID-19 pandemic and prepared the necessary applications

thereto;

Provided updates to stakeholders as required; and

(m) Attended to various other administrative matters as it pertains to the receivership.

MARKETING AND SALES PROCESS

26.

27.

On June 8, 2021, the Receiver issued a request for proposal (“RFP”) to four licensed
commercial realtors, seeking proposals to assist the Receiver in the marketing and sale of
the Hotel. As a result of this RFP and after consultation with BDC, the Receiver entered

into an exclusive listing agreement with Colliers, dated July 15, 2021.

The Colliers” marketing process formally commenced on August 5, 2021 and included,

inter alia:



(a) Prepared an investment profile (the “Profile”), a copy of which is attached hereto

as Appendix “A”;
(b) Established an electronic data room in consultation with the Receiver;
(¢) Prepared a Confidential Information Memorandum,;
(d) Launched the Profile to a broad segment of individuals, including, inter alia:

1. a qualified list of approximately 1,500 individuals in Colliers data base,
including, inter alia, private Canadian and U.S. hotel investors,
investment companies, targeted owners of similar assets across Canada, as

well as local investment community and well-capitalized families;

ii. certain individuals identified by the Receiver through previous hotel sale

mandates; and
iii. others who contacted the Receiver directly;
(e) Uploaded the listing to the Colliers’ website;

(f) Coordinated a second electronic blast of the Profile to Colliers’ extensive investor

data base;

(g) Followed up via telephone and personalized emails to logical investors, including

logical local, regional and national groups to introduce the Hotel for sale;
(h) Coordinated tours of the Hotel by interested purchasers; and

(i) Established a call for offers with a deadline to submit offers of November 4, 2021,
including sending reminders to interested parties in an effort to maintain

momentum and the competitive nature of the sale process.

28. Further details of the results of the sales process for the Hotel are contained in the

Confidential Supplement, with such additional details including, inter alia, the:

(a) number of confidentiality agreements executed to provide access to the electronic

data room; and

(b) number of offers received and details of such offers.



224 ALBERTA APS

29.

30.

As a result of the sales process conducted by Colliers, the Receiver entered into the 224

Alberta APS for the sale of the Receiver’s right, title and interest in the Hotel, with such

transaction conditional on the approval of this Honourable Court, and with, inter alia, the

following material terms:

(a) Purchased assets to include, inter alia, the Receiver’s right, title and interest in the

(b)
(©)

(d)

(e)

1.

ii.

iii.

1v.

following:

Lands (the “Lands”) legally described as:

PLAN 0625318

BLOCK 3

LOTS5

EXCEPTING THEREOUT ALL MINES AND MINERALS

The business being operated from the improvements on the Lands;

Machinery, tools, chattels, moveables, furniture, furnishings, artwork and

equipment and accessories located at the Hotel; and

The files, records, documents, customer lists, guest reservation cards,
advance reservations, correspondence, telephone numbers and computer
software, and all of the Receiver’s rights in respect of the business trade-
names and logos and goodwill relating to the business in the possession or

control of the Receiver;

Purchasers conditions — none;

Purchase price — [Redacted but will be provided to the Court through the
Confidential Supplement];

Non-refundable deposit — [Redacted but will be provided to the Court through the
Confidential Supplement]; and

Closing date of February 15, 2022, or such other date as the Receiver and

Purchaser may agree in writing.

A redacted form of the 224 Alberta APS, which redacts the confidential and sensitive

commercial information the Receiver seeks to protect pursuant to the sealing order sought,

is appended hereto as Appendix “B” to this First Report.
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Discussions with BDC and the Receiver’s Recommendation

31.

32.

The Receiver has been in frequent contact with BDC as the first ranking secured creditor
and financer of the Receiver’s borrowings during the course of these proceedings and the
Receiver understands that BDC is supportive of the sale as contemplated in the 224
Alberta APS.

Following discussions with each of BDC and Colliers, and for the reasons more fully set
out in the Confidential Supplement, the Receiver is of the opinion that the 224 Alberta
APS is commercially reasonable in the circumstances and therefore recommends approval

of same.

BANKRUPTCY APPLICATIONS

33.

34.

35.

As a result of the Receiver’s preliminary review of the financial and banking information
of the Companies available to the Receiver, it determined that there may be some

potentially reviewable transactions pursuant to the BIA.

As a result of the foregoing, on August 17, 2021, BDC initiated Bankruptcy Applications
with respect to both 161 and P7 for the purposes of crystalizing the look-back period for
reviewable transactions as provided in the BIA. The bankruptcy applications were

adjourned sine die, pending the Receiver’s further investigations.

The Receiver continues its investigations into these potentially reviewable transactions as
at the date of this First Report, in consultation with BDC, the primary economic

stakeholder herein.

STATEMENT OF RECEIPTS AND DISBURSEMENTS

36.

37.

The Receiver has attached an interim statement of receipts and disbursements to October
31, 2021 (the “Interim SRD”), as Appendix “C” to this First Report, indicating the
Receiver is holding $145,791 of cash in trust as at that date.

The Receiver has not prepared a more recent Interim SRD as the accounting for the Hotel
is not finalized until after months’ end. Accordingly, October 31, 2021 is the most recent

date currently available with fulsome accounting of the transactions for the Hotel.

11



SEALING ORDER APPLICATION

38. The Confidential Supplement contains sensitive commercial information in the Receiver’s
view may seriously prejudice any subsequent sales process in the event same is necessary.
Accordingly, in order to protect the integrity of any future sales process in the event that
the transaction contemplated by the 224 Alberta APS does not close, the Receiver is
requesting that this Honourable Court grant an order sealing the Confidential Supplement
for a period of three months from the closing of the transaction contemplated by the 224
Alberta APS

39. Counsel to the Receiver has advised that it will, concurrently with the filing of this First

Report, provide the requisite notice to the media through the Court’s online portal.

RECOMMENDATIONS

40. The Receiver respectfully recommends that this Honourable Court:

(a) Approve the sale of the Hotel substantially in the form of that contemplated by the
224 Alberta APS and grant an Approval and Vesting Order in the form
substantially in the form as attached to the Application concurrently filed with this

First Report;

(b) Approve the activities of the Receiver as described in the First Report and the
Confidential Supplement; and

(c) Direct that the Confidential Supplement be sealed for a period of three months
from the date of the closing of the sale contemplated by the 224 Alberta APS.

All of which is respectfully submitted this 1** day of December, 2021.
BDO Canada Limited

In its capacity as Receiver of P7 Construction Ltd. and 1619904 Alberta Ltd.
and not in its personal or corporate capacity.

Per:
Kevin Meyler, CA, CIRP, LIT Breanne Barker, CPA, CIRP, LIT
Senior Vice President Vice President
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APPENDIX “A”



Holiday Inn Express & Suites

BONNYVILLE, ALBERTA

HOTEL INVESTMENT OPPORTUNITY

Colliers Hotels has been retained by BDO Canada Limited in its sole capacity as Court-appointed receiver (the
“Receiver”), and not in its personal or corporate capacity, to act as advisor and exclusive agent in connection
with the sale of the 108-key Holiday Inn Express & Suites Bonnyville (the “Hotel” or “Property”).

‘Tripqdvisor + The Hotel benefits from being located just off
Highway 28, which connects Bonnyville directly
OROROROKD, to other major highways and large urban centres

PI’O perty Ove rVieW such as the Province's capital, Edmonton -

approximately 2.5 hours away by car.

Address 4404 52 Avenue, Bonnyville, Alberta + The Property is nearby several points of interest
. including Bonnyville Healthcare Centre, CFB Cold
Interest Fee Simple o . .
Lake, District Centennial Recreation Centre, and
Site Size +2.52 Acres Moose Lake Provincial Park, to name a few, as well
as major employers such as Cenovus, Canadian
Opened November 2012 Natural Resources Limited, Imperial Oil, and Devon
Energy.

Free Breakfast « Two Meeting Rooms
* Indoor Swimming Pool « Sauna * Hot

Amenities : o ; * The Hotel performs well against its competitive set
Tub « Fitness Facility * Business Centre ¢ . .
Guest Laundry « Free Wi-Fi & Parking with RevPAR penetrations of 100% between 2015
to 2019. The Property also enjoys best-in-class
Subject to a 10-Year Franchise branding with IHG, providing access to over 100
Brand Agreement, Expiring in 2022, with No million Rewards Club members worldwide.
Renewals
« Bonnyville is the regional business centre
Management Unencumbered y. & :
for agriculture, petroleum, forestry, tourism,
Labour Non-Union commerce, and health care, with a consumer

market of some 56,500 people within a 90-minute

Keys 108, including 38 Suites drive.

For all inquiries regarding the proposed sale, including tours, please contact the exclusive advisor:

Hamir Bansal Tom Andrews Alam Pirani Robin Mcluskie Jessi Carrier
Calgary/Vancouver Vancouver Toronto Toronto Montreal
+1 604 661 0850 +1 604 661 0846 +1 416 562 6665 +1 416 643 3456 +1 514 688 3190

hamir.bansal@colliers.com  tom.andrews@colliers.com alam.pirani@colliers.com  robin.mcluskie@colliers.com  jessi.carrier@colliers.com

collierscanada.com/hotels

This document/email has been prepared by Colliers Macaulay Nicolls Inc. o/a Colliers Hotels (“Colliers”) for advertising and general information only. Colliers makes no guarantees, representations or warranties of any kind,
expressed or implied, regarding the information including, but not limited to, warranties of content, accuracy and reliability. Any interested party should undertake their own inquiries as to the accuracy of the information.
Colliers excludes unequivocally all inferred or implied terms, conditions and warranties arising out of this document and excludes all liability for loss and damages arising there from. This publication is the copyrighted property
of Colliers and /or its licensor(s).



mailto:tom.andrews%40colliers.com?subject=
mailto:hamir.bansal%40colliers.com?subject=
mailto:alam.pirani%40colliers.com?subject=
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mailto:jessi.carrier%40colliers.com?subject=
http://www.collierscanada.com/hotels 
https://www.collierscanada.com/en-ca/services/hotels
https://goo.gl/maps/8TpFGF3qDtPFrMkVA
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APPENDIX “C”



In the Matter of the Receivership of P7 Construction Ltd. and 1619904 Alberta Ltd.
Interim Statement of Receipts and Disbursements
For the period May 21, 2021 to October 31, 2021

May 21, 2021 to

October 31, 2021
Cash receipts:
Advance from secured creditor $ 275,000
Sales revenue 666,627
Miscellaneous 39
Pre-receivership GST refund 207
Net GST (1,381)
Total cash receipts 940,491
Cash disbursements:
Property Taxes 181,331
Payroll 220,620
Receiver's fees and disbursements 78,420
Insurance 74,835
Franchise fees 79,776
Food and beverage 58,685
Utilities/Cable/Internet 38,627
Legal fees and disbursements 11,233
Office/cleaning supplies/misc. 17,700
Repairs and maintenance 11,544
Alberta Tourism Levy 15,170
Commissions/Bank Fees 4,381
Workers Compensation 2,304
Filing fees/Ascend fees 73
Total cash disbursements 794,699

Cash held in trust at October 31, 2021 $ 145,791
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