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INTRODUCTION AND BACKGROUND 

1 On August 23, 2022, the Court of King’s Bench of Alberta, known as the Court of Queen’s Bench of 

Alberta at the time (the “Court”), granted an Interim Receivership Order (the “Interim 

Receivership Order”) appointing MNP Ltd. as Interim Receiver (the “Interim Receiver”) over all of 

the current and future assets, undertakings and property (the “IR Property”) of Faissal Mouhamad 

Professional Corporation (“FMPC”), Delta Dental Corp. (“DDC”) and 52 Dental Corporation (“52 

Dental”, collectively, the “IR Companies”), as more particularly set out in the Interim Receivership 

Order.  

2 The Interim Receivership Order was granted pursuant to an application by Royal Bank of Canada 

(“RBC”) (the “RBC Application”) which, on September 16, 2022 (the “Filing Date”), was owed 

approximately $632,600 by FMPC (the “FMPC Indebtedness”) pursuant to various credit facilities.   

The FMPC Indebtedness was guaranteed by the related companies, McIvor Developments Ltd. 

(“McIvor”) and 985842 Alberta Ltd. (“985842”) and by Dr. Faissal Mouhamad (“F. Mouhamad”).  The 

FMPC Indebtedness was secured by a security interest in, among other things, the IR Property.  RBC 

was also owed approximately $2.5 million (the “McIvor Indebtedness”) by McIvor.  The McIvor 

Indebtedness was guaranteed by the related companies FMPC, 985842 and Paradise McIvor 

Developments Ltd. and by F. Mouhamad. 

3 The Receiver notes the following key events related to the RBC Application: 

3.1. The RBC Application was originally heard on August 23, 2022, at which time RBC sought the 

appointment of a Receiver and Manager over the IR Companies.  At that time, the Interim 

Receivership Order was granted and the application to appoint a Receiver and Manager was 

adjourned until September 14, 2022 (the “September 14 Hearing”).  

3.2. In advance of the September 14 Hearing, the RBC Application was amended (the “Amended 

RBC Application”) to also include an application to appoint a Receiver over the current and 

future assets, undertakings and property of 52 Wellness Centre Inc. (“52 Wellness”), Michael 

Dave Management Ltd. (“MDML”) and 985842. 

3.3. The Amended RBC Application was heard on September 14, 2022. On the Filing Date, the 

Court granted an Order (the “First Receivership Order”) appointing MNP Ltd. as the Receiver 

of all of the current and future assets, undertakings and property of the IR Companies, 52 

Wellness and MDML.  The Amended RBC Application with respect to 985842 was adjourned 

to September 29, 2022.   

3.4. At a hearing on September 29, 2022, a further Order was granted appointing MNP as the 

Receiver and Manager over all of the current and future assets, undertakings and property of 

985842 (the “Second Receivership Order”).  The First Receivership Order and the Second 

Receivership Order will collectively be referred to as the “Receivership Order”.  The IR 
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Companies, 52 Wellness, MDML and 985842 will collectively be referred to as the 

“Companies”.  The IR Property together with all of the current and future assets, undertakings 

and property of 52 Wellness, MDML and 985842 will collectively be referred to as the 

“Property”.  MNP Ltd., in its capacity as Receiver and Manager of the Companies will be 

referred to as the “Receiver”. 

4. On May 8, 2023, Orders were granted approving the substantive consolidation of the receivership 

estates of FMPC and DDC and discharging the Receiver in respect of 52 Wellness, subject only to 

the Receiver completing some administrative tasks and filing its discharge certificate.   

5. Copies of all orders granted by the Court in these proceedings as well as other publicly available 

documents in these proceedings can be found on the Receiver’s website at: 

https://mnpdebt.ca/en/corporate/corporate-engagements/fmpc. 

6. Below is a summary of the entities that are currently subject to the receivership proceedings: 

 

7. As noted above, the key assets in the receivership proceedings included two operating dental clinics 

being the Delta Clinic and the 52 Clinic and three real properties, which are summarized below: 

7.1. The 52 Building, which was owned by 52 Wellness and housed the 52 Clinic and three other 

commercial tenants; 

7.2. The Delta Building, which was owned by MDML and housed the Delta Clinic.  The Delta 

Building and the Delta Clinic will collectively be referred to as the “Delta Property”; and  

7.3. The DV Unit, which was owned by 985842 and housed an unrelated dental practice.   

The sale of the Delta Property (the “Delta Sale”), the 52 Clinic (the “52 Clinic Sale”), the DV Unit 

(the “DV Unit Sale”), and the 52 Wellness Building (the “52 Building Sale”) have all been completed.   

  

Corporate entity Directors/ Officers Description of Operations

Faissal Mouhamad Professional 

Corporation o/a Delta Dental 

F. Mouhamad is the sole 

director and shareholder

Operated a dental clinic under the name “Delta 

Dental” (“Delta Clinic”).

Delta Dental Corp. F. Ahmed is the sole 

director and shareholder

Had no independent operations; previously managed 

Delta Clinic on behalf of FMPC; however, no 

corresponding agreement was in place.

52 Dental Corporation F. Ahmed is the sole 

director and shareholder

Operated a dental clinic under the name “52 Dental” 

("52 Clinic”).

52 Wellness Centre Inc. F. Mouhamad is the sole 

director and shareholder

Owned a building located at 3505 52nd Street SE, 

Calgary, Alberta (the “52 Building”).  The 52 Building 

housed 52 Dental and other commercial tenants.

Michael Dave Management Ltd. F. Mouhamad is the sole 

director and shareholder

Owned a building located at 7151 50th Avenue in Red 

Deer, Alberta (the “Delta Building”) that housed the 

Delta Clinic.

985842 Alberta Ltd. F. Mouhamad is the sole 

director and shareholder

Owned a commercial unit located in a building at 108, 

5205 Power Center Boulevard in Drayton Valley, 

Alberta (the "DV Unit").

https://mnpdebt.ca/en/corporate/corporate-engagements/fmpc
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NOTICE TO READER 

8. In preparing this report and making comments herein, the Receiver has relied upon, certain 

unaudited, draft or internal financial information, including the Companies’ books and records, and 

information from other third-party sources (collectively, the “Information”).  The Receiver has not 

audited, reviewed or otherwise attempted to verify the accuracy or completeness of the Information 

in a manner that would wholly or partially comply with generally accepted assurance standards or 

other standards established by the Chartered Professional Accountants of Canada (the 

“Standards”).  Additionally, none of the Receiver’s procedures were intended to disclose 

defalcations or other irregularities.  If the Receiver were to perform additional procedures or to 

undertake an audit examination of the Information in accordance with the Standards, additional 

matters may have come to the Receiver’s attention.  Accordingly, the Receiver does not express an 

opinion, nor does it provide any other form of assurance on the financial or other information 

presented herein.  The Receiver may refine or alter its observations as further information is obtained 

or brought to its attention after the date of this report.   

9. The Receiver assumes no responsibility or liability for any loss of damage occasioned by any party 

as a result of the use of this report. Any use, which any party makes of this report, or any reliance or 

decision to be made based on this report, is the sole responsibility of such party. 

10. All amounts included herein are in Canadian dollars unless otherwise stated. 

ACTIVITIES OF THE RECEIVER 

11. The Receiver’s activities since the date of the Ninth Report (as subsequently defined) are 

summarized below: 

11.1. Communicating with insurance providers and working with NDC Group Inc. and V. Tran and 

T. Sivanantha Professional Corporation (collectively, the “NDC Group”), the purchaser of the 

Delta Property, the 52 Clinic and the 52 Building, to reconcile receipts collected from insurance 

providers for the Delta Clinic;  

11.2. Communicating with those parties and their counsel who filed secured claims (the “Secured 

Claimants”) in the claims process (the “Claims Process”) that was approved by the Court 

pursuant to an Order granted on February 14, 2023.  The Claims Process relates to all of the 

Companies except 52 Wellness; 

11.3. Conducting a sale process for all of 985842’s right, title and interest, if any, in and to the limited 

partnership units (the “LP Units”) issued by InvestPlus Master Limited Partnership 

(“InvestPlus LP”), the class A units (the “Class A Units”) issued by in InvestPlus Real Estate 

Investment Trust (“InvestPlus REIT”) and/or any claims in connection with the LP Units or the 

Class A Units (the “985842 Sale Process”); 
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11.4. Communicating to legal counsel for RBC and legal counsel for Jovica Property Management 

Ltd., Solar Star Holdings Inc., 1245233 Alberta Ltd., 1105550 Alberta Inc., and 1193770 

Alberta Ltd. (collectively the “Jovica Group”);  

11.5. Maintaining and updating the Receiver’s Website;  

11.6. Consulting with legal counsel on various matters; and 

11.7. Responding to various other stakeholder inquiries. 

PURPOSE OF THE REPORT 

12. This report constitutes the Tenth Report of the Receiver (the “Tenth Report”).  The Tenth Report 

has been prepared to provide the Court with additional information related to an application for advice 

and direction, which is currently scheduled to be heard on December 6, 2023 (the “Advice and 

Direction Application”).  The Advice and Direction Application relates to the following (as further 

set out herein): 

12.1. The priority of selected secured claims against FMPC & DDC and 52 Dental, which could not 

be conclusively determined by the Receiver since the legal arguments and factual 

circumstances are not clear cut; and  

12.2. The final determination of a claim by Mahmoud Mohamad (“M. Mohamad”), which was filed 

in the Claims Process and with respect to which the Receiver issued a Notice of Revision or 

Disallowance (the “Mohamad Disallowance”).  M. Mohamad has issued a Notice of Dispute 

with respect to the Mohamad Disallowance. 

13. The final determination of a claim (the “McIvor Claim”) by McIvor Urban Developments Ltd. 

(“McIvor”) and the final determination of a claim by the Trustee of the Bankrupt Estate (the “Moe 

Estate”) of Sarah Moe aka Sahar Muhamad (the “Moe Claim”) were also originally set to be 

considered at the Advice and Direction Application.   Following discussions with the affected parties, 

the Receiver will be seeking an Order at the Advice and Direction Application confirming that neither 

McIvor nor the Moe Estate will have any recourse to, or interest in, the proceeds of realization in the 

receivership proceedings, including personal or real property of any of the Companies, and the proofs 

of claim, the Notices of Revision or Disallowance and the Notices of Dispute issued in respect of the 

McIvor Claim and the Moe Claim will not be finally determined in the Companies’ receivership 

proceedings unless otherwise ordered by the Court.   

14. The Ninth Report of the Receiver dated July 10, 2023 (the “Ninth Report”), provides a significant 

amount of information regarding the matters to be addressed at the Advice and Direction Application.  

The Tenth Report is intended to be read together with the Ninth Report.  The Tenth Report includes 

supplemental information regarding the matters to be addressed at the Advice and Direction 

Application and reports on events that have transpired since the preparation of the Ninth Report.   A 
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summary of priority and secured Claims filed pursuant to the Claims Process is attached to the Ninth 

Report as “Schedule 3” and is reattached hereto as “Schedule 1” for ease of reference.  The Receiver 

notes that all comments below relate to priority, property or secured Claims only.  While unsecured 

claims were submitted pursuant to the Claims Process, they have not been reviewed by the Receiver, 

as there are not anticipated to be funds available for distribution to the Companies’ unsecured 

creditors. 

15. The Receiver notes that the timeline for the required activities leading up to the Advice and Direction 

Application (the “Timeline”) was set out in a Scheduling Order granted on June 13, 2023.  The 

Timeline was as follows: 
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16. Pursuant to the Scheduling Order, the Timeline could be amended with the agreement of the 

Receiver and the Secured Claimants.  Upon the request of a Secured Claimant and with the 

agreement of all parties, the final three steps in the Timeline were amended as follows: 

Milestones Deadline 

Deadline for interested parties to file material relates to the Advice and 

Direction Application 

November 13, 2023 

Deadline for the Receiver to submit material related to the Advice and 

Direction Application 

November 23, 2023 

Application for Advice and Direction December 6, 2023 

Distribution of the Net Sale Proceeds in the Estate of 52 Dental 

17. As further set out in the Ninth Report, Patterson Dental Canada Inc. (“Patterson”) is party to two 

conditional sales contracts with F. Mouhamad (the “Patterson Agreements”) in respect of clinical 

equipment in use at 52 Dental (the “Patterson Equipment”).  F. Mouhamad also entered into a 

master lease agreement with 52 Dental in relation to the majority of the Patterson Equipment (the 

“Master Lease”).  Patterson has taken the position that the Patterson Equipment was owned by F. 

Mouhamad and that the Master Lease is a true lease.  As further set out in the Ninth Report, the 

Receiver and its counsel are unable to conclude whether the Master Lease is a true lease or a 

financing lease, the determination of which will impact the ownership of the Patterson Equipment and 

the priority of any security interests in the Patterson Equipment.   

18. The Receiver understands that RBC and Patterson will present their respective positions, supported 

by their filed written submissions, regarding their entitlement to the net sale proceeds from the 

Patterson Equipment to the Court at the Advice and Direction Application. 

19. As set out above, the 52 Sale has been completed.  Following the filing of the Ninth Report, the 

Receiver was asked to comment on the allocation of the purchase price for the 52 Sale, which was 

not set out in the corresponding Asset Purchase Agreement.  In response to this inquiry, the Receiver 

provided the following information: 

19.1. The Receiver engaged Tier Three Brokerage, a division of Henry Schein (“Henry Schein”) to 

complete an opinion of value for the 52 Clinic (the “52 Opinion”), which was prepared as at 

October 6, 2022.  A copy of the 52 Opinion is attached as “Schedule 6” to the Second 

Confidential Report of the Receiver dated January 3, 2023, and has been reattached hereto 

as “Schedule 2”.  After considering an income valuation, an asset valuation and an analysis of 

practice sales in the market, Henry Schein opined that the fair market value of the 52 Clinic 

was between approximately $1,390,600 and $1,636,000.   
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19.2. Pursuant to the 52 Opinion, the 52 Equipment comprised $497,400 (approximately 30%) of 

the $1,636,000.  The original purchase price for the 52 Clinic was $800,000.  If the 52 

Equipment represented approximately 30% of the assets included in the 52 Sale, this would 

suggest that a purchase price of approximately $243,200 was attributable to the 52 Equipment.  

The Receiver also noted the following considerations related to the value of the 52 Equipment: 

19.2.1. The 52 Clinic had very limited operations at the time it was sold and concerns were 

expressed regarding the retention of the 52 Clinic’s existing client base.  As such, the 

value of the goodwill in the 52 Clinic was uncertain; 

19.2.2. One of the Patterson Agreements relates to a piece of equipment referred to in the 52 

Opinion as the DentsplySirona PrimScan Acquisition Unit (the “Scanner”).  The 

Scanner was allocated a Purchase Price of $39,000 in the 52 Opinion. The Scanner 

was not subject to the Master Lease; 

19.2.3. The NDC Group indicated that they would not proceed with the 52 Sale absent the 52 

Equipment being included; and 

19.2.4. Due to delays in closing the 52 Sale, the purchase price was increased from $800,000 

to $807,500.  As this additional amount was intended to partially offset the costs 

associated with the delay in completing the 52 Sale, in the Receiver’s view, it is more 

appropriate to consider the original purchase price in determining the value of the 52 

Equipment. 

Distribution of the Net Sale Proceeds in the Estate of FMPC & DDC 

20. As set out in the Ninth Report and based on the information available to the Receiver, the clinical 

equipment in use at the Delta Clinic (the “Delta Equipment”) appeared to be owned by FMPC. 

Therefore it would be subject to security interests in favour of CWB National Leasing Inc. (“CWB”), 

for certain items only, and RBC pursuant to its general security agreement for the balance of the 

items.  The Receiver understands; however, that the Jovica Group might assert that some or all of 

the Delta Equipment was owned by MDML, in which case the equipment would also be subject to 

security interests in favour of the Jovica Group such that there could be a dispute between RBC, 

CWB and/or Jovica Group over their respective entitlements to the net proceeds of the Delta 

Equipment. 

21. As set out above, the Delta Sale, which included both the Delta Clinic and the Delta Building, has 

been completed.  Following the filing of the Ninth Report, the Receiver was asked to comment on 

the allocation of the purchase price between the assets that comprised the Delta Clinic, including the 

Delta Equipment, administrative equipment, software, instruments and materials, leaseholds and 

goodwill (collectively, the “Delta Assets”).  The Asset Purchase Agreement for the Delta Sale 
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included an allocation of the purchase price between the Delta Clinic and the Delta Building but did 

not include an allocation of the purchase price for the Delta Clinic among the Delta Assets.  

22. The Receiver engaged Henry Schein to complete an opinion of value for the Delta Clinic (the “Delta 

Opinion”), which was prepared as at October 6, 2022.  A copy of the Delta Opinion is attached as 

“Schedule 1” to the Second Confidential Report and has been reattached hereto as “Schedule 3”.  

After considering an income valuation, an asset valuation and an analysis of practice sales in the 

market, Henry Schein opined that the fair market value of the Delta Clinic was between approximately 

$3,139,000 and $3,694,000.   

22.1. Pursuant to the Delta Opinion, the Delta Equipment comprised approximately $295,200 

(approximately 8%) of the $3,694,000.  The original purchase price for Delta Clinic was 

$2,315,000.  If the Delta Equipment represented approximately 8% of the Delta Assets, this 

would suggest that a purchase price of $184,999 was attributable to the Delta Equipment (the 

“Delta Allocation”).  The Receiver also noted the following considerations related to the value 

of the Delta Equipment: 

22.1.1. CWB National Leasing Inc. (“CWB”) filed a proof of claim in respect of selected 

equipment (the “CWB Equipment”), including a Carestream CW 9600, which was 

attributed a value of $49,650 in the Delta Opinion and two Carestream CW 1500s, which 

were attributed a value of $2,650 each in the Delta Opinion; 

22.1.2. The NDC Group indicated that they would not proceed with the Delta Sale absent the 

Delta Equipment, and specifically the CWB Equipment, being included; and 

22.1.3. Due to delays in closing this transaction, the purchase price was increased to 

$2,345,000.  As this additional amount was intended to partially offset the costs 

associated with the delay in closing this transaction, in the Receiver’s view, it is more 

appropriate to consider the original purchase price in determining the value of the Delta 

Equipment.   

23. The Receiver has been advised that RBC, the Jovica Group and CWB (the “Settlement Parties 

have reached an agreement with respect to a distribution of the net sale proceeds from the Delta 

Equipment (the “Proposed Settlement”).  The Receiver has further been advised that a Consent 

Order in respect of the Proposed Settlement will be presented to the Court at the Advice and Direction 

Application.  As at the date of this report, the Receiver understands that the terms of the Proposed 

Settlement remain confidential.  The Receiver will advise the Court of its position on the Proposed 

Settlement at or before the Advice and Direction Application once the terms of the Proposed 

Settlement are made public.   
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Notices of Revision or Disallowance 

24. Four Notices of Revision or Disallowance (the “Disallowances”) have been issued pursuant to the 

Claims Process.  Notices of Dispute have been issued in respect of all of the Disallowances by the 

respective Secured Claimants.  The Disallowances are summarized below: 

Creditor Entity  Amount Claimed Amount Allowed 

Bankrupt estate of Sarah Moe 

aka Sahar Muhamad 

FMPC Unspecified Disallowed in its entirety 

Mohamad, Mahmoud ALL $ 11,259,539.00 Disallowed in its entirety 

McIvor Urban Developments 

Ltd. 

ALL $ 2,393,700.00 Disallowed in its entirety 

Patterson Dental Canada Inc. 52 Dental  $ 411,884.71 $ 366,397.36 

25. The Receiver is only seeking the final determination of the claim by Mahmoud Mohamad at the 

Advice and Direction Application.   

26. M Mahmoud was not found to have a contractual security interest in any personal property of the 

Companies.  The Mohamad Claims relate to litigation proceedings, which have not been determined 

by the Court.  As such, they are unliquidated and contingent and relate to contentious facts that are 

not proven and may require discovery of documents, questionings and/ or via voce evidence.  

Accordingly, the Mohamad Claim was found to be too remote or speculative to constitute a provable 

claim.  The Receiver notes that the Mohamad Claim indicates that it may constitute a constructive 

trust.   

27. As at the date of this report, the Receiver is advised that M. Mohamad intends to dispute the 

Disallowance of the Mohamad Claim.  The Receiver has been advised that M. Mohamad may 

represent himself at the Advice and Direction Application.  As such, the Receiver has been asked to 

provide the Court with the information regarding the Mohamad Claim.  To the Receiver’s knowledge, 

this includes the following information: 

27.1. The Mohamad Claim, including the Secured Claim Affidavit of M. Mohamad sworn on April 5, 

2023, a copy of which is attached hereto as “Schedule 4”;  

27.2. The Notice of Revisions or Disallowance issued in respect of the Mohamad Claim dated April 

25, 2023, a copy of which is attached hereto as “Schedule 5”; and  

27.3. The Notice of Dispute filed in respect of the Mohamad Disallowance dated May 4, 2023, a 

copy of which is attached hereto as “Schedule 6”.   

28. As set out in the Ninth Report, the Patterson Disallowance relates to interest charged following the 

Filing Date for the full terms under the respective Patterson Agreements (the “Post-Filing Interest”), 

which will be impacted the Court’s determination as to whether the Master Lease constitutes a true 
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lease or a financing lease. A such, the Receiver is not seeking a final determination of the Patterson 

Disallowance at this time.  

29. The Receiver will be seeking an Order at the Advice and Direction Application confirming that neither 

McIvor nor the Moe Estate will have any recourse to, or interest in, the proceeds of realization in the 

receivership proceedings, including personal or real property of any of the Companies, and the proofs 

of claim, the Notices of Revision or Disallowance and the Notices of Dispute issued in respect of the 

McIvor Claim and the Moe Claim will not be finally determined in the Companies’ receivership 

proceedings unless otherwise ordered by the Court   

THE 985842 SALE PROCESS 

30. In the Receiver’s view, realization efforts for the LP Units and the Class A Units or the pursuit of any 

corresponding claims against InvestPlus LP and/or InvestPlus REIT could best be pursued outside 

of the receivership proceedings as these efforts may take an extended period of time and there are 

limited funds available in the estate of 985842 with which to pursue any resulting litigation.    

31. Accordingly, on July 17, 2023, the Court granted an Order approving the 985842 Sale Process 

pursuant to which the Receiver solicited letters of intent (the “LOIs”) to purchase all of the Company’s 

right, title and interest in and to the LP Units, the Class A Units and/or any claims against InvestPlus 

or InvestPlus REIT in connection with the issuance of the LP Units and/or Class A Units to 985842 

(collectively, the “Investment”).  Pursuant to the 985842 Sale Process, the Receiver issued 

correspondence to the Secured Claimants and, through InvestPlus LP and InvestPlus REIT, to all 

holders of LP Units and Class A Units (the “985842 Sale Process Letter”).  The 985842 Sale 

Process Letter was issued on July 26, 2023, and a deadline of August 28, 2023 (the “Deadline”) was 

set for the submission of LOIs.   

32. Only one party signed a Confidentiality Agreement and obtained access to the electronic data room 

established by the Receiver to provide additional information on the 985842 Sale Process.  

Ultimately, no LOIs were received pursuant to the 985842 Sale Process. 

33. Given that that 985842 Sale Process did not result in any LOIs, the Receiver is of the view that there 

is no further opportunity to realize on the Investment in the Receivership proceedings and does not 

intend to undertake any further realization efforts for the Investment.   
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RECOMMENDATION AND CONCLUSION 

34. The Tenth Report has been prepared to provide the Court with additional information related to the 

Advice and Direction Application, an update on the 985842 Sale Process and with information in 

support of the Receiver’s application to finally disallow the Mohamad Claim, as further set out herein. 

All of which is respectfully submitted this 27th day of November 2023.  

 
 
 
 
 
 
 

 
 
Per:        

Vanessa Allen, B. Comm, CIRP, LIT         
Senior Vice President 

MNP Ltd., in its capacity as Receiver and Manager of Faissal 
Mouhamad Professional Corporation, Delta Dental Corporation, 52 
Dental Corporation, 52 Wellness Centre Inc., Michael Dave 
Management Ltd. and 985842 Alberta Ltd. and not in its personal 
or corporate capacity 



SCHEDULES 
  



SCHEDULE 1 
  



Property

Bankrupt estate of Sarah Moe aka Sahar Muhamad FMPC Unspecified

Total property claims Unspecified

Priority

Canada Revenue Agency FMPC 23,574.26$                      

Canada Revenue Agency 985842 5,994.93                           

Total priority claims 29,569.19$                      

Creditor name Entity Claimed Against Amount claimed

Mohamad, Mahmoud ALL 11,259,539.00$               

Royal Bank of Canada ALL 3,352,426.96                   

McIvor Urban Developments Ltd FMPC, MDML, 985842 2,393,700.00                   

Jovica Property Management Ltd, Solar Star 

Holdings Inc. & 1245233 AB Ltd. MDML 2,333,988.82                   

1193770 Alberta Ltd. 985842 816,808.00                      

Patterson Dental Canada Inc. 52 Dental 411,884.71                      

Jovica Property Management Ltd, Solar Star 

Holdings Inc. & 1245233 AB Ltd. MDML 134,661.13                      

CWB National Leasing Inc. FMPC 95,614.43                        

Total secured claims 20,798,623.05$              

Faissal Mouhamad Professional Corporation o/a Delta Dental, 984842 Alberta Ltd., 52 Dental Corporation, 

Delta Dental Corp. and Michael Dave Management Ltd. – in Receivership

Property, Priority and Secured Claim Summary

Secured
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77 King Street West, Suite 4310 | Toronto, Ontario M5K 1G8 

PHONE: 780-964-5151 | www.ngkf.com  

October 13, 2022 

Vanessa Allen, CIRP., LIT., Senior Vice President 

MNP, in its capacity as Receiver and Manager of Faissal Mouhamad Professional Corporation 

1500, 640 - 5th Avenue SW 

Calgary,  AB 

Re: Analysis of market rent for a Retail  Retail Property Located at 3505 52nd Street SE, 
Calgary, AB, Prepared By Newmark Knight Frank Canada Ltd.   
 
NKF Job No.:   22-0175422 

  

We have been requested by MNP, in its capacity as Receiver and Manager of Faissal Mouhamad 

Professional Corporation to comment on the market rent conclusion of the above referenced 

property.   

Analysis of Market Rent  
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October 13, 2022 

Vanessa Allen, CIRP., LIT., Senior Vice President 

MNP, in its capacity as Receiver and Manager of Faissal Mouhamad Professional Corporation 

1500, 640 - 5th Avenue SW 

Calgary,  AB 

Re: Analysis of market rent for a Retail Property Located at 7151 50th Avenue, Red Deer, 
AB T4N 4E4, Prepared By Newmark Knight Frank Canada Ltd. (herein “Firm” or 
“Newmark”) 
 

NKF Job No.:   22-0175418 

  

We have been requested by MNP, in its capacity as Receiver and Manager of Faissal Mouhamad 

Professional Corporation to comment on the market rent conclusion of the above referenced 

property.  

Analysis of Market Rent  

 

No. Address
Lease Area

(Sq. Ft.)
Term

Lease Rate

/Sq. Ft.
Remarks

CONFIDENTIAL 01/20 - 12/29 $31.50 CRU located in Olds

Lease Type: New Headlease

Olds, AB Incentives not known

CONFIDENTIAL 01/20 - 12/24 $28.00 CRU located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

Restaurant tenant

CONFIDENTIAL 07/20 - 06/21 $22.18 CRU located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

CONFIDENTIAL 08/22 - 07/32 $28.50 CRU located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

CONFIDENTIAL 08/22 - Unknown $23.00 Freestanding retail located in Sylvan Lake

Lease Type: New Headlease

Sylvan Lake, AB Incentives not known

Liquor store tenant

CONFIDENTIAL 05/19 - 04/24 $44.00 Freestanding retail located in Red Deer

05/24 - 04/29 $47.00 Lease Type: New Headlease

05/29 - 04/34 $51.89 TI: $20.00

Red Deer, AB 05/34 - 04/39 $57.29

Fast service restaurant with drive thru

1,031

3,823

6 3,000

4

5

Comparable Retail Leases

1,494

1,202

1,082

1

2

3



Vanessa Allan, CIRP., LIT. 
Senior Vice President 
MNP, in its capacity as Receiver and Manager of Faissal Mouhamad Professional Corporation 
October 13, 2022
Page 2 of 16 
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Our analysis of signed leases to date indicates that comparable rental rates for the subject retail 

space range from $22.18 - $44.00 per square foot for retail space, and $14.00 - $19.50 per square 

foot for office space. The high end of the range typically represents smaller bays or freestanding 

retail, larger markets, better locations with arterial/highway frontage, better access and parking 

availability, newer and higher quality construction, and shorter leases with higher incentives. The 

low end of the range, conversely, is typically represented by larger bays or larger big box stores, 

interior lots with poor visibility/foot traffic, limited parking, older and lower cost construction, and 

longer leases with minimal incentives. The rent for office space is significantly lower with the low 

end of the range representing completed leases with minimal parking and the high end of the 

range representing asking rates which may be discounted under normal market negotiations. 

The subject consists of 2,423 SF (69%) of ground floor commercial space that would be 

considered at the mid to higher end of the range but below retail Index 6 which represents new 

construction.   The subject includes 1,081 SF of 2nd floor office (31%) which would be considered 

at the mid portion of the office lease comparable range.  Overall, a blended average rate of $32 

per square foot fully net is considered reasonable. 

Market Rent Conclusion 

Based on the analysis contained within the above referenced report market rent has been 

concluded to be:  

$112,128 per annum ($32.00 per square foot)* 
*Leased on fully net basis with tenant responsible for all taxes, operating expenses, and management.  Lease rate is 

based on net rentable area of 3,504 square feet. 

No.
Address

/Legal Description

Lease Area

(Sq. Ft.)
Term

Lease Rate

/Sq. Ft.
Remarks

CONFIDENTIAL 03/22 - 02/27 $14.00 Multi-tenant office; Located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

Built in 2004. Steel frame. 4 surface stalls included

CONFIDENTIAL 07/22 - 06/29 $14.00 Multi-tenant office; Located in Red Deer

Lease Type: New Headlease

Red Deer, AB Incentives not known

Built in 2010. Massage and phsyical therapy tenant.

$18.00

Lease Type: Active Listing

36 MacKenzie Crescent

Red Deer County, AB Built in 2020. Active listing as of 09/30/22. 20 parking stalls.

$19.50

Lease Type: Active Listing

5128 52nd Street

Red Deer, AB Active listing as of 09/30/22. Additional rent of 6.75 PSF.

2 2,231

3 3,223

Comparable Office Leases

1 2,163

4 3,540
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Senior Vice President 
MNP, in its capacity as Receiver and Manager of Faissal Mouhamad Professional Corporation 
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This letter, its content and all attachments/addendums and their content are the property of 

Newmark Knight Frank Canada Ltd.  The client and MNP, in its capacity as Receiver and Manager 

of Faissal Mouhamad Professional Corporation, and their successors and assigns and any 

appraisal facilitator are strictly forbidden, and no permission is expressly or implicitly granted or 

deemed to be granted, to modify, alter, merge, publish (in whole or in part) screen scrape, 

database scrape, exploit, reproduce, decompile, reassemble or participate in any other activity 

intended to separate, collect, store, reorganize, scan, copy, manipulate electronically, digitally, 

manually or by any other means whatsoever this appraisal report, addendum, all attachments and 

the data contained within for any commercial, or other, use.  

Extraordinary Assumptions 

An Extraordinary Assumption is defined in CUSPAP as an assumption, directly related to a 

specific assignment, which, if found to be false, could materially alter the opinions or conclusions. 

Extraordinary Assumptions presume as fact otherwise uncertain information about or anticipated 

changes in the physical, legal or economic characteristics of the subject property, or about 

conditions external to the subject property such as market conditions or trends, or the integrity of 

data used in an analysis. The value conclusions are based on the following Extraordinary 

Assumptions conditions that may affect the assignment results. 

Hypothetical Conditions 

A Hypothetical Condition is defined in CUSPAP as a specific type of an Extraordinary Assumption 

that presumes, as fact, simulated but untrue information about physical, legal or economic 

characteristics of the subject property or external conditions, and are imposed for purposes of 

reasonable analysis. The value conclusions are based on the following Hypothetical Conditions 

that may affect the assignment results. 

1. We have not been provided building plans or other documents as to the size, configuration, shape nor 

construction of the subject improvements. We have estimated area, configuration, and construction based on 

our measurements during inspection. Should the actual conditions differ, we would reserve the right to change 

our opinion accordingly.

2. The subject has been improved as a dental office, with fixtures, furniture and dental equipment.  Furniture, 

fixtures and equipment relating to its current use has not been included in our value.  

3. It is our understanding that the subject property is currently leased to Faissal Mouhamad O/A Delta Dental for a 

10 year term commencing September 1, 2022.  However, it is our understanding that the existing lease was signed 

during interim receivership proceedings and is not valid.  We note that the contract rent is considered to be 

substantially above market rates.  Our report has been completed under the extraordinary assumption that the 

current lease does not encumber the property and our analysis has been based on the fee simple value interest.  

Should this differ than as described our opinion would be affected accordingly.  

The use of these extraordinary assumptions might have affected assignment results.



Vanessa Allan, CIRP., LIT. 
Senior Vice President 
MNP, in its capacity as Receiver and Manager of Faissal Mouhamad Professional Corporation 
October 13, 2022
Page 4 of 16 
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The appraisal was developed based on, and this report has been prepared in conformance with 

the Client’s appraisal requirements, the guidelines and recommendations set forth in the 

Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP). 

1. A certificate of Lis Pendens has been registered on title, and it is our understanding that the subject property is in 

receivership.  As we are appraising the property for the receiver we have not reviewed or considered any impact 

from this instrument.    

The use of this hypothetical condition might have affected assignment results.
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Assumptions and Limiting Conditions 

The Appraisal contained in this Report (herein “Report”) is subject to the following assumptions 

and limiting conditions: 

1. Unless otherwise stated in this report, title to the property which is the subject of this report 

(herein “Property”) is assumed to be good and marketable and free and clear of all liens 

and encumbrances and that there are no recorded or unrecorded matters or exceptions 

to title that would adversely affect marketability or value.  No responsibility is assumed for 

the legal description, zoning, condition of title or any matters which are legal in nature or 

otherwise require expertise other than that of a professional real estate appraiser.  This 

report shall not constitute a survey of the Property. 

2. Unless otherwise stated in this report, it is assumed: that the improvements on the 

Property are structurally sound, seismically safe and code conforming; that all building 

systems (mechanical/electrical, HVAC, elevator, plumbing, etc.)  are in good working order 

with no major deferred maintenance or repair required; that the roof and exterior are in 

good condition and free from intrusion by the elements; that the Property and 

improvements conform to all applicable local, state, and federal laws, codes, ordinances 

and regulations including environmental laws and regulations.  No responsibility is 

assumed for soil or subsoil conditions or engineering or structural matters. The Property 

is appraised assuming that all required licenses, certificates of occupancy, consents, or 

other legislative or administrative authority from any local, state, or national government 

or private entity or organization have been or can be obtained or renewed for any use on 

which the value estimates contained in this report is based, unless otherwise stated.  The 

physical condition of the Property reflected in this report is solely based on a visual 

inspection as typically conducted by a professional appraiser not someone with 

engineering expertise. Responsible ownership and competent property management are 

assumed. 

3. Unless otherwise stated in this report, this report did not take into consideration the 

existence of asbestos, PCB transformers or other toxic, hazardous, or contaminated 

substances or underground storage tanks, or the cost of encapsulation, removal or 

remediation thereof. Real estate appraisers are not qualified to detect such substances.  

The presence of substances such as asbestos, urea formaldehyde foam insulation, 

contaminated groundwater or other potentially hazardous materials and substances may 

adversely affect the value of the Property.  Unless otherwise stated in this report, the 

opinion of value is predicated on the assumption that there is no such material or 

substances at, on or in the Property. 

4. All statements of fact contained in this report as a basis of the analyses, opinions, and 

conclusions herein are true and correct to the best of the appraiser's actual knowledge 

and belief.  The appraiser is entitled to and relies upon the accuracy of information and 
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material furnished by the owner of the Property or owner’s representatives and on 

information and data provided by sources upon which members of the appraisal 

profession typically rely and that are deemed to be reliable by such members. Such 

information and data obtained from third party sources are assumed to be reliable and 

have not been independently verified. No warranty is made as to the accuracy of any of 

such information and data. Any material error in any of the said information or data could 

have a substantial impact on the conclusions of this Report.  The appraiser reserves the 

right to amend conclusions reported if made aware of any such error.  

5. The opinion of value stated in this report is only as of the date of value stated in this report. 

An appraisal is inherently subjective and the conclusions stated apply only as of said date 

of value, and no representation is made as to the effect of subsequent events.  This report 

speaks only as of the date hereof.  

6. Any projected cash flows included in the analysis are forecasts of estimated future 

operating characteristics and are predicated on the information and assumptions 

contained within this report.  Any projections of income, expenses and economic 

conditions utilized in this report are not predictions of the future.  Rather, they are 

estimates of market expectations of future income and expenses.  The achievement of 

any financial projections will be affected by fluctuating economic conditions and is 

dependent upon other future occurrences that cannot be assured.  Actual results may vary 

from the projections considered herein.  There is no warranty or assurances that these 

forecasts will occur.  Projections may be affected by circumstances beyond anyone’s 

knowledge or control. Any income and expense estimates contained in this report are 

used only for the purpose of estimating value and do not constitute predictions of future 

operating results. 

7. The analyses contained in this report may necessarily incorporate numerous estimates 

and assumptions regarding Property performance, general and local business and 

economic conditions, the absence of material changes in the competitive environment and 

other matters. Some estimates or assumptions, however, inevitably will not materialize, 

and unanticipated events and circumstances may occur; therefore, actual results achieved 

during the period covered by the analysis will vary from estimates, and the variations may 

be material.  

8. All prospective value opinions presented in this report are estimates and forecasts which 

are prospective in nature and are subject to considerable risk and uncertainty. In addition 

to the contingencies noted in the preceding paragraphs, several events may occur that 

could substantially alter the outcome of the estimates such as, but not limited to changes 

in the economy, interest rates, capitalization rates, behavior of consumers, investors and 

lenders, fire and other physical destruction, changes in title or conveyances of easements 

and deed restrictions, etc.  In making prospective estimates and forecasts, it is assumed 

that conditions reasonably foreseeable at the present time are consistent or similar with 

the future. 
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9. The allocations of value for land and improvements must not be used in conjunction with 

any other appraisal and are invalid if so used.  This report shall be considered only in its 

entirety.  No part of this report shall be utilized separately or out of context. 

10. Neither all nor any part of the contents of this report (especially any conclusions as to 

value, the identity of the appraiser, or any reference to the Appraisal Institute of Cananda) 

shall be disseminated through advertising media, public relations media, news media or 

any other means of communication (including without limitation prospectuses, private 

offering memoranda and other offering material provided to prospective investors) without 

the prior written consent of the Firm. Possession of this report, or a copy hereof, does not 

carry with it the right of publication. 

11. Client and any other Intended User identified herein should consider this report and the 

opinion of value contained herein as only one factor together with its own independent 

considerations and underwriting guidelines in making any decision or investment or taking 

any action regarding the Property.  Client agrees that Firm shall not be responsible in any 

way for any decision of Client or any Intended User related to the Property or for the advice 

or services provided by any other advisors or contractors.  The use of this report and the 

appraisal contained herein by anyone other than an Intended User identified herein, or for 

a use other than the Intended Use identified herein, is strictly prohibited. No party other 

than an Intended User identified herein may rely on this report and the appraisal contained 

herein. 

12. Unless otherwise stated in the agreement to prepare this report, the appraiser shall not be 

required to participate in or prepare for or attend any judicial, arbitration, or administrative 

proceedings.   

13. Acceptance and/or use of this report constitutes full acceptance of these Assumptions and 

Limiting Conditions and any others contained in this report, including any Extraordinary 

Assumptions and Hypothetical Conditions, and is subject to the terms and conditions 

contained in the agreement to prepare this report and full acceptance of any limitation of 

liability or claims contained therein.   



ADDENDA 

77 King Street West, Suite 4310 | Toronto, Ontario M5K 1G8 
PHONE: 780-964-5151 | www.ngkf.com

Addendum A 

Glossary of Terms 
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The following definitions are derived from The Dictionary of Real Estate Appraisal, 6th ed. 

(Chicago: Appraisal Institute, 2015). 

 Absorption Period:  The actual or expected period required from the time a property, 

group of properties, or commodity is initially offered for lease, purchase, or use by its 

eventual users until all portions have been sold or stabilized occupancy has been 

achieved. 

 Absorption Rate:  1) Broadly, the rate at which vacant space in a property or group of 

properties for sale or lease has been or is expected to be successfully sold or leased over 

a specified period of time. 2) In subdivision analysis, the rate of sales of lots or units in a 

subdivision. 

 Ad Valorem Tax:  A tax levied in proportion to the value of the thing(s) being taxed. 

Exclusive of exemptions, use-value assessment provisions, and the like, the property tax 

is an ad valorem tax. (International Association of Assessing Officers [IAAO]) 

 Assessed Value:  The value of a property according to the tax rolls in ad valorem taxation; 

may be higher or lower than market value, or based on an assessment ratio that is a 

percentage of market value. 

 Cash Equivalency:  An analytical process in which the sale price of a transaction with 

nonmarket financing or financing with unusual conditions or incentives is converted into a 

price expressed in terms of cash or its equivalent. 

 Contract Rent:  The actual rental income specified in a lease. 

 Disposition Value:  The most probable price that a specified interest in property should 

bring under the following conditions:  1) Consummation of a sale within a specified time, 

which is shorter than the typical exposure time for such a property in that market.  2) The 

property is subjected to market conditions prevailing as of the date of valuation.  3) Both 

the buyer and seller are acting prudently and knowledgeably.  4) The seller is under 

compulsion to sell.  5) The buyer is typically motivated.  6) Both parties are acting in what 

they consider to be their best interests.  7) An adequate marketing effort will be made 

during the exposure time.  8) Payment will be made in cash in CDN dollars (or the local 

currency) or in terms of financial arrangements comparable thereto.  9) The price 

represents the normal consideration for the property sold, unaffected by special or creative 

financing or sales concessions granted by anyone associated with the sale.  This definition 

can also be modified to provide for valuation with specified financing terms.  

 Effective Rent:  Total base rent, or minimum rent stipulated in a lease, over the specified 

lease term minus rent concessions; the rent that is effectively paid by a tenant net of 

financial concessions provided by a landlord.  
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 Excess Land:  Land that is not needed to serve or support the existing use. The highest 

and best use of the excess land may or may not be the same as the highest and best use 

of the improved parcel. Excess land has the potential to be sold separately and is valued 

separately. See also surplus land. 

 Excess Rent:  The amount by which contract rent exceeds market rent at the time of the 

appraisal; created by a lease favorable to the landlord (lessor) and may reflect unusual 

management, unknowledgeable or unusually motivated parties, a lease execution in an 

earlier, stronger rental market, or an agreement of the parties. 

 Exposure Time:  1) The time a property remains on the market.  [The] estimated length 

of time that the property interest being appraised would have been offered on the market 

prior to the hypothetical consummation of a sale at market value on the effective date of 

the appraisal.  

 Extraordinary Assumption:  An assumption, directly related to a specific Assignment, 

which, if found to be false, could materially alter the opinions or conclusions. Extraordinary 

Assumptions presume as fact otherwise uncertain information about or anticipated 

changes in the physical, legal or economic characteristics of the subject property, or about 

conditions external to the subject property such as market conditions or trends, or the 

integrity of data used in an analysis (CUSPAP, 2020 ed.). See also hypothetical 

condition. 

 Fee Simple Estate:  Absolute ownership unencumbered by any other interest or estate, 

subject only to the limitations imposed by the governmental powers of taxation, eminent 

domain, police power, and escheat. 

 Floor Area Ratio (FAR):  The relationship between the above-ground floor area of a 

building, as described by the zoning or building code, and the area of the plot on which it 

stands; in planning and zoning, often expressed as a decimal, e.g., a ratio of 2.0 indicates 

that the permissible floor area of a building is twice the total land area.   

 Frictional Vacancy:  The amount of vacant space needed in a market for its orderly 

operation. Frictional vacancy allows for move-ins and move-outs.  

 Full Service Lease:  See gross lease. 

 General Vacancy:  A method of calculating any remaining vacancy and collection loss 

considerations when using discounted cash flow (DCF) analysis, where turnover vacancy 

has been used as part of the income estimate. The combined effects of turnover vacancy 

and general vacancy relate to total vacancy and collection loss.  

 Going-Concern Premise:  One of the premises under which the total assets of a business 

can be valued; the assumption that a company is expected to continue operating well into 

the future (usually indefinitely). 
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 Going Concern Value:  An outdated label for the market value of all the tangible and 

intangible assets of an established and operating business with an indefinite life, as if sold 

in aggregate; more accurately termed the market value of the going concern or market 

value of the total assets of the business.  

 Gross Building Area (GBA):  1) Total floor area of a building, excluding unenclosed 

areas, measured from the exterior of the walls of the above grade area. This includes 

mezzanines and basements if and when typically included in the market area of the type 

of property involved.  2) Gross leasable area plus all common areas.  3) For residential 

space, the total area of all floor levels measured from the exterior of the walls and including 

the superstructure and substructure basement; typically does not include garage space. 

 Gross Lease:  A lease in which the landlord receives stipulated rent and is obligated to 

pay all of the property’s operating and fixed expenses; also called full-service lease.  

 Hypothetical Condition:  A specific type of an Extraordinary Assumption that presumes, 

as fact, simulated but untrue information about physical, legal or economic characteristics 

of the subject property or external conditions, and are imposed for purposes of reasonable 

analysis (CUSPAP, 2020 ed.) See also extraordinary assumption. 

 Intended Use: The use of [an Appraisal Institute of Canada] Member’s Professional 

Services as defined by the Member (appraiser) (CUSPAP, 2020 ed.)  

 Intended Users:  A party identified by name as a user of the Professional Services of the 

Member (appraiser), based on communication between the Member and the Client 

(CUSPAP, 2020 ed.) 

 Investment Value:  1) The value of a property to a particular investor or class of investors 

based on the investor’s specific requirements. Investment value may be different from 

market value because it depends on a set of investment criteria that are not necessarily 

typical of the market.   

2) The value of an asset to the owner or a prospective owner for individual investment or 

operational objectives. (International Valuation Standards [IVS]) 

 Land-to-Building Ratio:  The proportion of land area to gross building area; one of the 

factors determining comparability of properties.  

 Lease:  A contract in which the rights to use and occupy land, space, or structures are 

transferred by the owner to another for a specified period of time in return for a specified 

rent. 

 Leased Fee Interest:  The ownership interest held by the lessor, which includes the right 

to receive the contract rent specified in the lease plus the reversionary right when the 

lease expires. 
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 Leasehold Interest:  The right held by the lessee to use and occupy real estate for a 

stated term and under the conditions specified in the lease.  

 Lessee:  One who has the right to occupancy and use of the property of another for a 

period of time according to a lease agreement. 

 Lessor:  One who conveys the rights of occupancy and use to others under a lease 

agreement. 

 Limiting Condition: A statement in an Assignment identifying conditions that 

impact the conclusion (CUSPAP, 2020 ed.). 

 Liquidation Value:  The most probable price that a specified interest in property should 

bring under the following conditions:  1) Consummation of a sale within a short time period.  

2) The property is subjected to market conditions prevailing as of the date of valuation.  3) 

Both the buyer and seller are acting prudently and knowledgeably. 4) The seller is under 

extreme compulsion to sell.  5) The buyer is typically motivated.  6) Both parties are acting 

in what they consider to be their best interests.  7) A normal marketing effort is not possible 

due to the brief exposure time.   

 8) Payment will be made in cash in CDN dollars (or the local currency) or in terms of 

financial arrangements comparable thereto.  9) The price represents the normal 

consideration for the property sold, unaffected by special or creative financing or sales 

concessions granted by anyone associated with the sale.  This definition can also be 

modified to provide for valuation with specified financing terms.  

 Market Rent: The most probable rent that a property should bring in a competitive and 

open market reflecting the conditions and restrictions of a specified lease agreement, 

including the rental adjustment and revaluation, permitted uses, use restrictions, expense 

obligations, term, concessions, renewal and purchase options, and tenant improvements 

(TIs). 

 Market Value: A type of value that is the major focus of most real property appraisal 

assignments. Both economic and legal definitions of market value have been developed 

and refined, such as the following:  The most probable price, as of a specified date, in 

cash, or in terms equivalent to cash, or in precisely revealed terms, for which the specified 

property rights should sell after reasonable exposure in a competitive market under all 

conditions requisite to a fair sale, with the buyer and the seller each acting prudently, 

knowledgeably, and for self-interest, assuming that neither is under duress (CUSPAP, 

2020 ed.)1 

1 The actual definition of value used for this appraisal is contained within the body of the report.  
The definition of market value given above is general in viewpoint and is only provided for 
amplification. 
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 Market Value of the Going Concern:  The market value of an established and operating 

business including the real property, personal property, financial assets, and the intangible 

assets of the business. 

 Marketing Time:  An opinion of the amount of time it might take to sell a real or personal 

property interest at the concluded market value level during the period immediately after 

the effective date of an appraisal. Marketing time differs from exposure time, which is 

always presumed to precede the effective date of an appraisal.  

 Modified Gross Lease:  A lease in which the landlord receives stipulated rent and is 

obligated to pay some, but not all, of the property’s operating and fixed expenses.  Since 

assignment of expenses varies among modified gross leases, expense responsibility must 

always be specified. In some markets, a modified gross lease may be called a double net 

lease, net net lease, partial net lease, or semi-gross lease. 

 Net Lease:  A lease in which the landlord passes on all expenses to the tenant. See also 

gross lease; modified gross lease. 

 Net Net Net Lease:  An alternative term for a type of net lease. In some markets, a net 

net net lease is defined as a lease in which the tenant assumes all expenses (fixed and 

variable) of operating a property except that the landlord is responsible for structural 

maintenance, building reserves, and management; also called NNN lease, triple net lease, 

or fully net lease.  

 Occupancy Rate:  1) The relationship or ratio between the potential income from the 

currently rented units in a property and the income that would be received if all the units 

were occupied.   

2) The ratio of occupied space to total rentable space in a building. 

 Overage Rent:  The percentage rent paid over and above the guaranteed minimum rent 

or base rent; calculated as a percentage of sales in excess of a specified breakpoint sales 

volume.  

 Percentage Rent:  Rental income received in accordance with the terms of a percentage 

lease; typically derived from retail store and restaurant tenants and based on a certain 

percentage of their gross sales. 

 Prospective Opinion of Value:  A value opinion effective as of a specified future date. 

The term does not define a type of value. Instead, it identifies a value opinion as being 

effective at some specific future date. An opinion of value as of a prospective date is 

frequently sought in connection with projects that are proposed, under construction, or 

under conversion to a new use, or those that have not yet achieved sellout or a stabilized 

level of long-term occupancy.  
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 Rentable Area:  For office or retail buildings, the tenant’s pro rata portion of the entire 

office floor, excluding elements of the building that penetrate through the floor to the areas 

below. The rentable area of a floor is computed by measuring to the inside finished surface 

of the dominant portion of the permanent building walls, excluding any major vertical 

penetrations of the floor. Alternatively, the amount of space on which the rent is based; 

calculated according to local practice. 

 Retrospective Value Opinion:  A value opinion effective as of a specified historical date. 

The term retrospective does not define a type of value. Instead, it identifies a value opinion 

as being effective at some specific prior date. Value as of a historical date is frequently 

sought in connection with property tax appeals, damage models, lease renegotiation, 

deficiency judgments, estate tax, and condemnation. Inclusion of the type of value with 

this term is appropriate, e.g., “retrospective market value opinion.” 

 Shell Rent:  The typical rent paid for retail, office, or industrial tenant space based on 

minimal “shell” interior finishes (called vanilla finish or white wall finish in some areas). 

Usually the landlord delivers the main building shell space or some minimum level of 

interior build-out, and the tenant completes the interior finish, which can include wall, 

ceiling, and floor finishes, mechanical systems, interior electricity, and plumbing. Typically 

these are long-term leases with tenants paying all or most property expenses. 

 Surplus Land:  Land that is not currently needed to support the existing use but cannot 

be separated from the property and sold off for another use. Surplus land does not have 

an independent highest and best use and may or may not contribute value to the improved 

parcel. See also excess land.  

 Turnover Vacancy:  A method of calculating vacancy allowance that is estimated or 

considered as part of the potential income estimate when using discounted cash flow 

(DCF) analysis. As units or suites turn over and are available for re-leasing, the periodic 

vacancy time frame (vacancy window) to release the space is considered.  

 Usable Area:  1) For office buildings, the actual occupiable area of a floor or an office 

space; computed by measuring from the finished surface of the office side of corridor and 

other permanent walls, to the center of partitions that separate the office from adjoining 

usable areas, and to the inside finished surface of the dominant portion of the permanent 

outer building walls. Sometimes called net building area or net floor area. See also floor 

area.  2) The area that is actually used by the tenants measured from the inside of the 

exterior walls to the inside of walls separating the space from hallways and common areas. 

 Use Value:  The value of a property assuming a specific use, which may or may not be 

the property’s highest and best use on the effective date of the appraisal.  Use value may 

or may not be equal to market value but is different conceptually. See also value in use. 
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 Value In Use:  The value of a property assuming a specific use, which may or may not be 

the property’s highest and best use on the effective date of the appraisal. Value in use 

may or may not be equal to market value but is different conceptually. See also use value. 

 Value Indication:  A valuer’s conclusion of value resulting from the application of an 
approach to value, e.g., the value indication by the sales comparison approach. 
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COURT FILE NO. 2203-12557 Clerk’s Stamp 

 
  

COURT COURT OF KING’S BENCH OF 
ALBERTA 

 

 
IN BANKRUPTCY AND INSOLVENCY 

 

   
JUDICIAL CENTRE EDMONTON 

 
 

  
PLAINTIFF ROYAL BANK OF CANADA 

 
DEFENDANTS FAISSAL MOUHAMAD PROFESSIONAL CORPORATION, MCIVOR 

DEVELOPMENTS LTD., 985842 ALBERTA LTD., 52 DENTAL 
CORPORATION, DELTA DENTAL CORP., 52 WELLNESS CENTRE INC., 
PARADISE MCIVOR DEVELOPMENT LTD., MICHAEL DAVE 
MANAGEMENT LTD., FAISSAL MOUHAMAD AND FETOUN AHMAD 
also known as FETOUN AHMED 

 
DOCUMENT NOTICE OF REVISION OR DISALLOWANCE IN THE MATTER OF THE 

RECEIVERSHIPS OF FAISSAL MOUHAMAD PROFESSIONAL 
CORPORATION, 985842 ALBERTA LTD., 52 DENTAL CORPORATION, 
DELTA DENTAL CORP. AND MICHAEL DAVE MANAGEMENT LTD. 
 

   
1. As you are aware, MNP Ltd. acts as Receiver and Manager (the “Receiver”) of all of the assets, 

undertakings, and properties of Faissal Mouhamad Professional Corporation o/a Delta Dental 

(“FMPC”), 985842 Alberta Ltd. (“985842”), 52 Dental Corporation, Delta Dental Corp. (“DDC”) and 

Michael Dave Management Ltd. (“MDML”, and collectively, the “Companies”). 

2. Pursuant to an Order granted by the Court of King’s Bench of Alberta (the “Court”) on February 14, 

2023 (the “Claims Process Order”), a claims process was approved that directed the Receiver to 

solicit claims from all creditors of the Companies for the purpose of determining the claims that will 

be eligible to share in any distribution(s) that may be available in the Receivership proceedings.   

3. Pursuant to the Claims Process Order, the Receiver hereby gives you notice that it has reviewed 

your proof of claim filed in the Receivership proceedings and has disallowed your claim.   

  



4. Subject to further disputes by you in accordance with the Claims Process Order, your claim will be 

allowed as follows: 

Amount allowed by the Receiver: 

Type: Proof of claim amount: Admitted amount: 

Unsecured 

Claim 

$1,740,461.00 Unsecured claims are not 

being reviewed at this time. 

Secured Claim $11,259,539.00 NIL 

 

Claim by: Mahmoud Mohamad against all of the Companies 

Reasons for the Revision or Disallowance: 

Unsecured Claim.  Please note that unsecured claims are not being reviewed by the 

Receiver at this time. The Receiver may review unsecured claims at a future date if it is 

determined that there are sufficient proceeds of sale to make a distribution to unsecured 

creditors of one or more of the Companies. 

Secured Claim.  Based on the information provided, the only security you may hold is in 

relation to Certificates of Lis Pendens registered against certain real properties previously 

owned by 985842 and MDML (the “Real Properties”) and/or a constructive trust over 

personal property of FMPC and/or DDC (the “Personal Property”).  No agreements have 

been provided that would suggest that you have a contractual security interest in any real 

property or personal property of the Companies.   

The Affidavit provided in support of your claim suggests that you are asserting a 

constructive trust over the proceeds of sale of the Real Properties and the Personal 

Property.  At this time, no determination as to the validity of your claim has been made by 

the Court in the proceedings commenced by you.  Accordingly, your claim appears to be 

unliquidated and contingent.  In addition, your claim appears to rely on contentious facts 

that are not proven and may require discovery of documents, questionings and/or viva voce 

evidence.  Accordingly, the Receiver is of the view that your claim is too remote or 

speculative to constitute a provable claim.   

5. If you intend to dispute this Notice of Revision or Disallowance (the “Disallowance Notice”), you must 

within 10 days from the date of this Disallowance Notice, deliver to the Receiver, a Dispute Notice 

(in the form enclosed) either by prepaid registered mail, personal delivery, courier to MNP Ltd., 1500, 

640 – 5th Avenue SW, Calgary, AB   T2P 3G4 or via email to Temitope.Muraina@mnp.ca to the 

attention of Temitope Muraina. 



IF YOU FAIL TO FILE YOUR DISPUTE NOTICE WITHIN TEN (10) DAYS OR THE DATE ON THIS 

DISALLOWANCE NOTICE, THE VALUE OF YOUR CLAIM WILL BE DEEMED TO BE ACCEPTED 

AS FINAL AND BINDING AS SET OUT IN THIS DISALLOWANCE NOTICE. 

Dated: April 25, 2023 

 
 
 
 
 
 

 
Per:         
         Vanessa Allen, B. Comm, CIRP, LIT         

Senior Vice President 

MNP Ltd., in its capacity as Receiver of Faissal Mouhamad 
Professional Corporation o/a Delta Dental, 985842 Alberta Ltd., 52 
Dental Corporation, Delta Dental Corp. and Michael Dave 
Management Ltd. and not in its personal or corporate capacity 
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