
 

 
 

 

No. S-237489 
Vancouver Registry 

 

 

IN THE SUPREME COURT OF BRITISH COLUMBIA 

 

IN THE MATTER OF THE RECEIVERSHIP OF 
QRD (WILLOUGHBY) HOLDINGS INC., QRD (WILLOUGHBY) LIMITED PARTNERSHIP, 

AND QRD (WILLOUGHBY) GP INC.  
PURSUANT TO SECTION 234(1) OF THE  

BANKRUPTCY AND INSOLVENCY ACT, R.S.C. 1985 c.B-3, AS AMENDED  
AND SECTION 39 OF THE LAW AND EQUITY ACT, R.S.B.C. 1996 c.253 AS AMENDED 

 

 

 

 
 

Receiver’s Third Report to Court 
 

 
 

 

 

June 21, 2024 

 

 

 

24-Jun-24

Vancouver



 

 
 

 

IN THE MATTER OF THE RECEIVERSHIP OF  
QRD (WILLOUGHBY) HOLDINGS INC., QRD (WILLOUGHBY) LIMITED PARTNERSHIP,  

AND QRD (WILLOUGHBY) GP INC. 
 

Receiver’s Third Report to Court 
 

TABLE OF CONTENTS 

Contents              Page 

I. INTRODUCTION AND PURPOSE .................................................................................. 1 

II. UPDATE ON RECEIVER’S ACTIVITIES ......................................................................... 3 

III. SALES AND MARKETING .............................................................................................. 4 

IV. ESTIMATED RECOVERY FOR SECURED CREDITORS ............................................... 6 

V. RECEIVER’S INTERIM STATEMENT OF RECEIPTS AND DISBURSEMENTS ............. 8 

VI. RECEIVER’S BORROWINGS ......................................................................................... 8 

VII. RECOMMENDATIONS ..................................................................................................10 

 

 

APPENDICES 

 

A. Collier’s Marketing Update dated June 19, 2024 

B. Redekop Offer dated June 11, 2024 

C. Receiver’s Interim Statement of Receipts and Disbursements  

 

 

 

 



 

1 
 

  

I. INTRODUCTION AND PURPOSE 
 

Background 

1. On November 8, 2023, MNP Ltd. was appointed Receiver (the “Receiver”) of QRD 

(Willoughby) Holdings Inc., QRD (Willoughby) GP Inc., and QRD (Willoughby) Limited 

Partnership (collectively, “QRD (Willoughby)” and/or the “Companies”) pursuant to an 

Order of the Supreme Court of British Columbia. 

 

2. QRD (Willoughby) is part of Quarry Rock Developments, a private real estate developer 

based in Burnaby, B.C. 

 

3. QRD (Willoughby) was constructing a three phase 87-unit townhome project named 

“The Willoughby” located in Langley, B.C. (the “Project”).  
 

4. The Companies were unable to secure financing to complete construction of the Project 

due to delays with development approval, increased construction costs, and increased 

interest costs according to management.  Active construction on the project ceased in 

approximately August 2023. 

 

5. The Project consists of three phases: 

i. Phase 1 – 34 units (“Phase 1”); 

ii. Phase 2 – 23 units (“Phase 2”); and, 

iii. Phase 3 – 30 units (“Phase 3”). 

 

6. Phase 1 was under construction and consists of seven separate buildings (four to six 

units per building) with a combined 34 units.  Construction of Phase 1 stalled in August 

of 2023. Phases 2 and 3 had not commenced construction of the units. 

 

7. Each of the seven buildings in Phase 1 were at various stages of completion ranging 

from Building One estimated at 95% complete to Building Five and Building Seven 

estimated at 20% complete. Buildings Four to Seven were at framing stage and exposed 

to weather with no exterior cladding, windows and roofing when construction ceased.  
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8. The Project was financed by MCAP Financial Corporation, (“MCAP”), the first mortgagee 

owed approximately $29.6 million at the time of the receivership, and Canadian 

Mortgage Servicing Corporation (“CMSC”), the second mortgagee owed approximately 

$7.55 million at the time of the receivership.  

 

9. In or about September 2023, Overland Capital Corporation and Wubs Investments Ltd. 

also registered mortgages on the Project for approximately $10.5 million and $4.5 

million, respectively.  The Receiver has not reviewed those mortgages or the underlying 

loan transactions.  Those mortgages are both subordinate to the interests of MCAP and 

CMSC.  

 

10. In addition, Steelcrest Construction Inc. (“Steelcrest”), the general contractor on the 

Project, filed a builder’s lien for $2.82 million on October 3, 2023.  

 
11. Steelcrest is disputing the validity and enforceability of the Overland Capital Corporation 

and Wubs Investments Ltd. mortgages. 

 

12. MCAP made an application to appoint the Receiver due to concerns with construction 

having ceased, security, and winterization with the Receiver appointed on November 8, 

2023.  

 

13. On December 15, 2023, on application by the Receiver, the Court granted an Order (the 

“Amended and Restated Receivership Order”) increasing the Receiver’s borrowings 

from $750,000 to $2,209,000 to fund the winterization of Phase 1 units and complete the 

construction of Building One and Building Two, with consent of MCAP and CMSC. 

 

14. The Receiver engaged Steelcrest to perform the agreed upon winterization scope of 

work to preserve and protect the existing construction value of Phase 1 of the Project. 

The winterization scope was substantially completed in January 2024.  

 

15. The Receiver worked with Steelcrest, various consultants and representatives of the 

Township of Langley to complete construction of Building One and Building Two. The 

Township of Langley approved the final inspection for the Building One and Building Two 

units on March 27, 2024.  
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16. On April 4, 2024, on application by the Receiver, the Court granted an Order (the 

“Marketing Order”) authorizing the Receiver to list the Project for sale on an “as is, 

where is” basis for a 45-day marketing period (the “Marketing Period”). The Marketing 

Order also approved an increase in Receiver’s Borrowings from $2,209,000 to 

$2,384,000 to fund ongoing monthly site costs and professional fees for the Marketing 

Period.  

 

17. The Receiver engaged Colliers Macaulay Nicolls Inc. (“Colliers”) to list the project for 

sale on an “as is, where is basis” for the Marketing Period commencing on April 24, 

2024.  

 

18. This is the Receiver’s Third Report and should be read in conjunction with its First and 

Second Report dated December 6, 2023, and April 4, 2024, respectively.  

Purpose of report 

19. This purpose of this report is to: 

 

i. Provide the Court with a summary of the Receiver’s activities since its 

Second Report dated April 4, 2024;  

ii. Provide the Court with an update on the results of sales and marketing 

activities during the Marketing Period.  

iii. Request the Court’s approval for the sale of the Project; and  

iv. Request an increase of Receiver’s Borrowings of $205,000 from $2,384,000 

to $2,589,000 to fund ongoing monthly site costs and professional fees.  

 

II. UPDATE ON RECEIVER’S ACTIVITIES 
 

20. The Receiver performed the following work since its Second Report: 

i. Continued to oversee the protection and preservation of the Project including 

dealing with security, utilities, maintenance issues and requirements from the 

Township of Langley; 



 

4 
 

  

ii. Attended the Project site on an ongoing basis and held meetings and 

discussions with: 

a. Representatives of Steelcrest; 

b. Consultants engaged on the Project to assess the status of 

deficiencies and ongoing maintenance;  

c. Contractors to advise on costs and recommendations to resolve 

deficiencies and required ongoing maintenance; and 

d. Representatives from the Township of Langley to assess status of the 

site and requirements under the development and building permits. 

e. MCAP and Atrium on status of deficiencies and ongoing maintenance.  

 

iii. Managed the sales and marketing activities during the Marketing Period 

including: 

a. Negotiated and executed of a listing agreement with Colliers; 

b. Prepared a Form of Offer for use by potential purchasers; 

c. Prepared due diligence materials for use in the data room; 

d. Assisted with due diligence requests by potential purchasers; 

e. Assisted with information requests with the Township of Langley;  

f. Reviewed and negotiated the offers; 

g. Ongoing discussions with Colliers, MCAP and CMSC regarding status 

of sales and marketing, interested parties and offers; and 

h. Discussions and meetings with directors of QRD (Willoughby), MCAP 

and CMSC regarding potential alternative options for the Project 

during the Marketing Period.  

 

III. SALES AND MARKETING  
 

Marketing  

21. The Marketing Period commenced on April 24, 2024, with Colliers. 

 

22. Colliers detailed marketing letter detailing sales and marketing activities is attached as 

Appendix A.  
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23. Colliers marketing activities included: 

i. Creation of a custom brochure highlighting key features of the Project. 

ii. Posting the Project on Colliers website achieving 483 exclusive views; 

iii. Multiple marketing emails on the Project sent to 5,697 potential purchasers; 

iv. Creation a Data Room with key information on the Project to facilitate due 

diligence; 

v. Advertised Project in the Western Investor; and 

vi. Direct communication through phone, e-mail and in-person meetings with 

over 100 prospective purchasers.  

 

24. The Receiver is of the opinion that the Colliers marketing program has adequately 

exposed the Project to market and a wide range of potential purchasers. 

 

25. Colliers continues to market the Project with marketing activities ongoing pending Court 

approval of the sale of the Project.  

 

Results of Marketing Process 

26. The results of Colliers marketing activities are as follows: 

i. 30 potential purchasers signed non-disclosure agreements and accessed the 

Data Room to conduct due diligence on the Project;  

ii. 8 potential purchasers toured the site; 

iii. 1 potential purchaser submitted a Letter of Intent; and    

iv. 1 potential purchaser submitted an offer.  

 

Redekop Offer  

27. Redekop Ferrario Properties (DD) Corp. (“Redekop”) submitted an unconditional offer 

(the “Redekop Offer”) for $34 million on May 30, 2024. The Receiver held discussions 

with both MCAP and CMSC, countered and ultimately both parties agreed to a purchase 

price of $35 million on June 11, 2024 subject to Court approval.  

 

28. A copy of the Redekop Offer is attached as Appendix B 
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29. The Receiver is of the opinion that, based on the marketing process conducted by 

Colliers, feedback from potential purchasers and ultimately Redekop being the only 

potential purchaser to submit an offer that the Redekop Offer represents fair market 

value for the Project and recommends the Court approve the Redekop Offer.  

 
30. A number of other purchasers showed interest and conducted significant due diligence 

however declined to submit an offer. Competing offers at a higher purchase price may 

come forward at Court approval however there is no certainty this will occur.   The 

Receiver is of the opinion, based both on its own experience and advice received from 

Colliers, that further marketing will not likely result in a higher net recovery for the senior 

lenders. 

 

IV. ESTIMATED RECOVERY FOR SECURED CREDITORS 
 

31. The Redekop Offer will result in $35 million in sales proceeds (less commissions) to be 

paid to secured creditors based on their respective priorities. MCAP is the first ranking 

secured creditor.  

 

32. The Receiver estimated that the MCAP debt, which includes advances made to date for 

Receiver’s Borrowings, is approximately $34.4 million, which amount includes the 

Letters of Credit of $1,991,248 held by the Township of Langley on account of the 

Project.  

 
33. A term of the Redekop Offer is that that Redekop will replace Letters of Credit.  

 
34. The Letter of Credit, when replaced by the Redekop, will reduce the MCAP debt to 

approximately $32.4 million not including (i) available Receiver’s Borrowings that have 

not been drawn to date of $175,000 and (ii) additional Receiver’s Borrowings requested 

of $205,000 to complete the administration, which combined total $384,000. 

 
35. Based on the Receiver’s estimate MCAP will be paid in full with a surplus of $1.68 

million available for CMSC, the next ranking secured creditor.   
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36. The Receiver estimates CMSC is owed approximately $8.3 million and will suffer a 

shortfall of approximately $6.65 million.  

 
37. Consequently, there will be no recovery for any other creditors, including Steelcrest, 

Overland Capital Corporation and Wubs Investments Ltd. 

 
38. The Receiver’s estimate of the recovery for secured creditors is summarized below: 

 

 

 

 

$'s

Sale Proceeds 35,000,000     
Less: 

Sale Commissions + GST (551,250)      
Net Sale Proceeds 34,448,750     

Estimated amount due to MCAP 1,2 32,385,710    
Plus: 

Available Receiver's Borrowings 175,000        
Additional Receiver's Borrowings 205,000        
Estimated interest on Receiver's Borrowings 6,154            

Total due to MCAP 32,771,864     

Surplus after payment to MCAP 1,676,886      

Estimated amount due to CMSC 1 8,330,837      

Shortfall to CMSC (6,653,950)     

Note 1
Assumes transaction closes August 31, 2024
All amounts includes estimated interest projected to August 31, 2024 

Note 2

MCAP Debt 34,376,958        
Less: 

Recovery - Letters of Credit (1,991,248)         
Estimated amount due to MCAP 32,385,710        

MCAP Debt includes: original loan amount, legal and other cost contingency , Letters of Credit and Receiver's 
Borrow ings advanced to date of $2,209,000.



 

8 
 

  

 

 

V. RECEIVER’S INTERIM STATEMENT OF RECEIPTS AND DISBURSEMENTS 
 

39. A copy of the Receiver’s Interim Statement of Receipts and Disbursements for the period 

November 8, 2023, to June 15, 2024, is attached as Appendix C and is summarized 

below: 

 

 
40. The Receiver holds $215,884 in its account as at June 15, 2024, however the amount 

does not include available Receiver’s Borrowings that have not been drawn to date and 

estimated accruals up to June 30, 2024 including unpaid professional fees. 

 

VI. RECEIVER’S BORROWINGS  
 

$'s
Receipts

Advance from Secured Creditor 2,209,000
Refunds 207,514
Cash in Bank 24,928
Interest 5,167

2,446,609

Disbursements
Contractor costs 1,567,163
Insurance 206,501
Monthly site costs 120,934
GST paid 95,991
Receiver's fees and disbursements 85,243
Legal fees, PST and disbursements 75,025
Consultant fees 70,689
PST on Legal fees 5,191
Advertising and other misc. 3,989

2,230,725

Excess Receipts over Disbursements 215,884
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41. The Receiver’s estimated remaining cash balance as of June 30, 2024, after taking into 

account available Receiver’s borrowings that have not been drawn to date of $175,000 

and $330,318 in estimated accruals up to June 30, 2024 including unpaid professional 

fees, is approximately $60,566. 

 

42. The Receiver continues to incur monthly site costs including, but not limited to, utilities, 

security, fence rental, insurance, site maintenance and inspections and professional 

fees. 

 

43. The Receiver will continue to incur these costs up to the date of the completion of the 

sale the Project which is estimated to be in early September 2024.  

 

44. A summary of the Receiver’s cash balance and estimated costs to be incurred by the 

Receiver up to September 30, 2024 is summarized below: 

 

 
 

45. The Receiver requires estimated additional funding of $205,000 for the ongoing 

protection and preservation of the Project.  

$'s

Receiver's cash balance at June 15, 2024 215,884    
Plus: 

Receiver's authorized borrowings to be advanced 175,000    
Total cash available 390,884    
Less: 

Estimated costs accrued and unpaid to June 30, 2024
Professional fees 259,168    
Monthly site costs 71,150      

330,318    

Estimated cash at June 30, 2024 60,566      
Less: 

Estimated costs from July 1 - September 30, 2024
Professional fees 120,000    
Monthly site costs 111,650    
Contingency 33,000      

264,650    

Required Receiver's Borrowings 204,084    
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VII. RECOMMENDATIONS 
 

46. Pursuant to the Marketing Order the Project has been marketed by Colliers for the 45-

day Marketing Period and marketing efforts are ongoing.  

 

47. The Receiver is of the opinion that the Colliers marketing program has adequately 

exposed the Project to market and potential purchasers who are capable of purchasing 

and completing the Project.  

 

48. Based on feedback from potential purchasers and ultimately Redekop being the only 

potential purchaser to submit an offer, the Receiver believes that the Redekop Offer 

represents fair market value for the Project and recommends the Court approve the 

Redekop Offer.  

 

49. The Receiver respectfully requests that the Court: 

i. approve of the Redekop Offer;  

ii. approve the Receiver’s activities to-date; and  

iii. grant an increase of Receiver’s Borrowings of $205,000 from $2,384,000 to 

$2,589,000 to fund ongoing monthly site costs and professional fees.  

 

MNP Ltd.  

In its capacity as Receiver and Manager of QRD (Willoughby) Holdings Inc., QRD (Willoughby) 
Limited Partnership and QRD (Willoughby) GP Inc.  

 

Per:       Per:  

 

     

Mario Mainella, CPA, CA, CIRP   Gordon Brown, CPA, CA, CIRP 



 

 

 

 

APPENDIX A 
Collier’s Marketing Update dated June 19, 2024 

 



 

Accelerating success.  Real estate advisors with more than 480 offices throughout more than 61 countries worldwide. 

1067 West Cordova St, Ste. 1100 
Vancouver, British Columbia 
Canada V6C 1C7 
www.colliers.com 

MAIN [+1 604 681 4111] 
FAX [+1 604 661 0849] 

 
 
 
 
June 19th, 2024 
 
Gordon Brown 
MNP Ltd.   
Suite 1630-609 Granville Street  
Vancouver, BC V7Y 1E7  
 
 
Dear Gordon, 
 
RE: Listing & Marketing Update – 20335 70A Avenue, Langley, BC (“The Property”) 
 
Marketing Update No. 5  
 
We are pleased to provide the following marketing progress report regarding the potential sale of the 
above-noted property. Since the Listing Agreement was fully executed on April 22nd 2024, Colliers has 
prepared the marketing materials and started marketing the Property on April 24th, 2024. 
 
We believe the property has been adequately marketed and fully exposed through various marketing 
channels, personal presentations, and phone calls resulting in a no subject offer that is fair market value 
based on market feedback and offers received.  
 
Colliers will continue to aggressively market the Property until the court date with the goal of receiving 
competing offers.  
 
Marketing activities to date include: 
 

1) Professional Photography - drone aerials and interior photos ordered to showcase the 
Property and location; 

2) Custom Brochure was created to highlight the attributes and key selling features of the 
Property (Click here for the brochure);  

3) Colliers Canada Web listing – ID#2015163 – Published on April 24th, 2024 - to date the listing 
has 610 exclusive views; the listing has been pushed to a Premium Listing (this places the listing 
on the front of the Colliers Canada Property web page) (Click here for the web listing); 

4) Custom E-blast - Property was sent to 5,697 recipients and opened by 2,172 – there were two E-
blasts, one in April and one in May; 

5) Data Room – created with all relevant documents available – access is only available to those 
who have signed a Confidentiality Agreement (“CA”) - 30 parties have signed the CA and been 
given access so far (Click here for the Data Room); 

6) Advertising: Print – Western Investor advertisement in June 2024 issue;  
7) Direct Communication through phone, e-mail and in-person meetings with prospective 

purchasers, we have personally contacted or met with over 100 parties. 
 
 



 

Offer Accepted June 11th.  
 
A “no subject” offer was received on May 30th from Redekop Ferarrio Properties (DD) Corp. in the amount 
of $34,000,000. Offer was countered on June 5th at $38,000,000. Buyer countered at $35,000,000 and 
Receiver Accepted on June 11th.  
 
 
Phase 2 Marketing Plan Starting Immediately: 
 

1. Competing bidders will have knowledge of the accepted offer price and terms; 
2. Call all interested parties to advise of court bid date; 
3. Colliers email blast announcing court bid date; 
4. Commercial MLS blast announcing court bid date; 
5. Targeting groups such as Intergulf, Vesta, Zenterra, Kennedy Development, Mosaic, Infinity, 

Kingdom Properties and West Fraser Development who are all logical buyers. 

 
LOI Received  
As discussed previously, on April 30th an LOI (for discussion purposes) was received from Vesta 
Properties Ltd. 
 
 
Property Tours  
Since May 9, 2024, 8 groups have formally toured the Property with Colliers, numerous additional groups 
have been to the Property but have not formally toured. 
• Infinity Properties  
• Mosaic  
• Kennedy Development (Rakhra Family)  
• Westmark  
• Redekop Ferrario  
• Kingdom Developments  
• Intergulf Properties 
• Newgen Group  
 
 
Comments 
There has been relatively strong interest in the Property with potential buyers doing due diligence on the 
Property and in particular the cost to complete Phase 1. 
 
The Majority of the interest in the property has been from developers or builders that would purchase 
this property “as-is” and complete the building, there by taking on the cost risk to complete the building 
and then moving on to Phase 2 & 3. 
 
The Property has seen consistent interest since April. There have been multiple parties that have 
expressed an interest and probably 10-15 parties that have done detailed due diligence as well as costing 
to complete the project. 
 



 

Offers 
The current accepted offer is from a well-known and respected company. The deposit structure and 
closing dates are within typical market parameters. Further, we believe it is very likely that there will be 
competing offers for Court. We strongly recommend submission of the offer to Court. 
 
 
 
 
Yours truly, 
 
 

 

 
Morgan Iannone 
Executive Vice President  
Personal Real Estate Corporation 

Casey Weeks 
Executive Vice President  
Personal Real Estate Corporation 

 
 
 

 
 
Bill Randall 
Executive Vice President  
Personal Real Estate Corporation 
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APPENDIX B 
Redekop Offer dated June 11, 2024 











































 

 

 

 

APPENDIX C 
Receiver's Interim Statement of Receipts and Disbursements 



No. S-237489
Vancouver Registry

Receipts $
Advance from Secured Creditor 2,209,000.00
Refunds - BC Hydro and Misc. 130,903
GST Refunds 76,611
Cash in bank 24,928
Interest 5,167

2,446,609

Disbursements
Contractor costs 1,567,163
Insurance 206,501
GST paid 95,991
Receiver's fees and disbursements 85,243
Security 83,547
Legal fees and disbursements 75,025
Consultant fees 70,689
Utilities 37,388
PST on legal fees 5,191
Administrative dibursements 2,697
Advertising 745
Ascend License Fee 294
Filing fees paid to Official Receiver 151
Fees paid to registrar 40
Bank fees 32
Search fees 30

2,230,725

Excess Receipts over Disbursements 215,884

In the Matter of the Receivership of QRD (Willoughby) Holdings Inc. et al. 
Receiver's Interim Statement of Receipts and Disbursements

For the Period November 8, 2023 to June 15, 2024


