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1.0 Introduction 

1. Pursuant to an order of the Supreme Court of British Columbia (the “Court”) pronounced

on November 8, 2024 (the “Receivership Order”), KSV Restructuring Inc. (“KSV”) was

appointed as receiver (in such capacity, the “Receiver”), without security, of certain real

property located at 13438 105A Avenue in Surrey, British Columbia1 (the “Lands”) and all

right, title, and interest of 105 University View Homes Ltd. (“105 University” and together

with District Northwest Limited Partnership (“District LP ”),  the “Debtors”) in all presently

owned or held personal property of whatsoever nature and kind pertaining to the Lands

(together with the Lands, the “Property”), including all proceeds thereof.  A copy of the

Receivership Order is attached as Appendix “A”.

2. The Receivership Order limited the Receiver’s powers by precluding the Receiver from

doing any of the following prior to January 18, 2025:

a) marketing any or all of the Property, including advertising and soliciting offers in

respect of the Property or any part or parts thereof and negotiating such terms and

conditions of sale as the Receiver considers appropriate;

b) selling, conveying, transferring, leasing, or assigning the Property or any part or parts

thereof out of the ordinary course of business; and

c) applying for any vesting order or other orders necessary to convey the Property or

any part or parts thereof to a purchaser or purchasers, free and clear of any liens or

encumbrances.

3. The above limitations on the scope of the Receiver’s powers were imposed by the Court, at

the Debtors’ request, for the purposes of affording the Debtors an opportunity to secure a

comprehensive refinancing or other transaction capable of repaying KingSett Mortgage

Corporation (“KingSett”), the Debtors’ largest and senior secured creditor, permitting the

District Project (as defined below) to continue, and obviating the need for the receivership

proceedings.

4. As of the date of this report (the “First Report”), the Debtors have not presented a viable

refinancing or restructuring transaction or repaid the debt owed to KingSett. Accordingly,

1 Legal Description:  LOT A SECTION 22 BLOCK 5 NORTH RANGE 2 WEST NEW WESTMINSTER DISTRICT PLAN EPP111526, 
PID: 031-746-667. 
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the Receiver may now advance the principal purpose of these proceedings – to create a 

stabilized environment in which the District Project can be sold, and the proceeds arising 

therefrom can be distributed, for the benefit of the Debtors’ stakeholders.  

1.1 Purposes of this First Report  

1. The purposes of this First Report are to:  

a) provide background information concerning the Debtors and these proceedings; 

b) discuss matters related to the security granted by the Debtors in favor of KingSett, 

including the security opinion obtained by the Receiver, which are germane to the 

Application for Judgment (as defined below); and 

c) summarize the Receiver’s activities since the commencement of the receivership 

proceedings. 

1.2 Scope and Terms of Reference 

1. In preparing this First Report, the Receiver has relied upon the Debtors’ unaudited financial 

information, books and records, information available in the public domain, and discussions 

with KingSett, the Debtors’ management, and representatives of Thind Properties Ltd. 

(“Thind”), an entity related to the Debtors. 

2. The Receiver has not audited or otherwise attempted to verify the accuracy or 

completeness of the financial information relied on to prepare this First Report in a manner 

that complies with Canadian Auditing Standards (“CAS”) pursuant to the Chartered 

Professional Accountants of Canada Handbook and, accordingly, the Receiver expresses 

no opinion or other form of assurance contemplated under the CAS in respect of such 

information.  Any party wishing to place reliance on the financial information should perform 

its own due diligence. 

1.3 Currency 

1. Unless otherwise noted, all currency references in this First Report are in Canadian dollars. 
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2.0 Background 

1. 105 University is a corporation incorporated pursuant to the Business Corporations Act, 

S.B.C. 2002, c. 57, as amended and District LP is a limited partnership formed under the 

Partnership Act, R.S.B.C. 1996, c. 348, as amended.  District LP and 105 University are the 

beneficial and registered owners, respectively, of the Lands.     

2.1 District Northwest Project 

1. Prior to the Receivership Order, the Debtors were in the process of rezoning and obtaining 

permits to develop a mixed-use development project consisting of two towers with 1,023 

units known as “District Northwest” (the “District Project”).  As of the date of the 

Receivership Order, construction on the Project had not commenced.  

2. Beginning in December 2021, the Debtors began marketing the sale of units in the District 

Project.  As at the date of the Receivership Order, 873 units had been sold pursuant to 

presale agreements (collectively, the “Presale Agreements”) between the Debtors and 

various third-party purchasers (collectively, the “Presale Purchasers”) with contractual 

deposits in an aggregate amount of approximately $78 million, together with interest 

(collectively, the “Deposits”), held in trust by Richards Buell Sutton LLP (“RBS”).  

2.2 Creditors 

2.2.1 KingSett 

1. In connection with the District Project, the Debtors entered into a commitment letter dated 

February 14, 2022 (as amended on October 16, 2023, January 30, 2024, and March 19, 

2024), among inter alios, District LP, as borrower, 105 University as nominee, and KingSett, 

as lender, pursuant to which KingSett provided a first mortgage loan  in the principal amount 

of $79,912,500 (the “KingSett Loan”).  

2. As at January 6, 2025, the total indebtedness to KingSett under the KingSett Loan (the 

“KingSett Indebtedness”) was approximately $88.73 million, accruing interest at a rate of 

approximately $30,293.47 per day. 

3. The payment and performance of the KingSett Indebtedness is secured by various security 

(collectively, the “KingSett Security”), including, among other things:  

a) a general security agreement dated February 24, 2022, between 105 University, as 

grantor, and KingSett, as grantee;  
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b) a first mortgage/charge in the principal amount of $70,000,000 and an assignment of 

rents registered against the Lands in favour of KingSett; 

c) a second mortgage/charge in the principal amount of $99,890,625 registered against 

the Lands in favour of KingSett;   

d) a direction, acknowledgement, and security agreement dated February 24, 2022 

granted by the Debtors in favour of KingSett; and 

e) a pledge agreement dated February 24, 2022, between Thind, as pledgor, and 

KingSett, as lender.    

4. In connection with the provision of the KingSett Loan and the granting of the KingSett 

Security, KingSett, as lender, entered into a subordination and standstill agreement dated 

March 1, 2022 (as amended and restated on November 2, 2023, the “Subordination 
Agreement”), with R.A.R Consultants Ltd., IHI Developments Ltd., Garmeco Canada 

Consultants Ltd., and IHI Holdings Ltd., as subordinated lenders (collectively, the 

“Subordinate Lenders”). Pursuant to the Subordination Agreement, the Subordinate 

Lenders agreed to subordinate and postpone the Subordinate Loan 2 and Subordinate 

Security (each as defined in the Subordination Agreement) in favour of the KingSett Loan 

and the KingSett Security. 

5. On January 17, 2025, KingSett filed a Notice of Application (the “Application for 
Judgement”) in these proceedings for an order for judgement in respect of the KingSett 

Indebtedness and declarations with respect to the validity and priority of certain of the 

security granted in connection with the KingSett Indebtedness.  The Application for 

Judgement is currently scheduled to be heard on January 30, 2025. 

6. Following the granting of the Receivership Order, the Receiver requested that its 

independent counsel3 conduct a review of certain of the security granted by the Debtors in 

favour of KingSett in respect of the KingSett Indebtedness.  Subject to the customary 

qualifications and assumptions set out therein, the Receiver’s independent counsel has 

provided a written opinion that the security granted by the Debtors constitutes valid security, 

enforceable in accordance with its terms, perfected, where necessary by registration.  The 

opinion also states that each of the mortgages in favor of KingSett, registered against the 

 

2 The Receiver understands that the Subordinate Loan was in the original principal amount of $20.2 million.  
3 Bennett Jones LLP, counsel to the Receiver in these proceedings, was involved in registering KingSett’s security for the KingSett 
Loan.  To avoid any potential conflicts, the Receiver retained Redpoint Law LLP to provide the security opinion discussed herein.   
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Lands, constitutes a valid, fixed, and specific charge on such property as of the date of the 

opinion. 

2.2.2 Builder’s Lien Claimants 

1. As of January 17, 2025, a builder’s lien in favour of Super Save Fence Rentals Inc. in the 

amount of $3,050.60 has been registered against the Lands.4 The Receiver has not yet 

undertaken a detailed review of such builder’s lien.  

2.2.3 Other Creditors  

1. Based on the Receiver’s review of the Debtors’ books and records, the Debtors’ unsecured 

creditors are owed approximately $11.7 million.  According to the Debtors’ books and 

records, such indebtedness is comprised as follows: 

a) Rennie Marketing Systems and Rennie & Associates Realty – $5,168,322; 

b) Beta View Homes Ltd. and D-Thind Development (related entities) – $1,251,976; 

c) BC Housing – $808,170; 

d) City of Surrey – $444,665; 

e) EXP Realty – $386,017; 

f) GFL Infrastructure Group Inc. – $308,619; 

g) Municon West Coast Monitoring  279,899;  

h) Royal Pacific Realty Corp. – $221,029; and 

i) other suppliers, realtors, and vendors – $2,843,876. 

3.0 Disclosure Statement and Marketing of the Property 

1. On November 21, 2024, the Receiver received a cease marketing letter (the “Cease 
Marketing Letter”) from the British Columbia Financial Services Authority (the “BCFSA”) 

in which the BCFSA highlighted certain requirements of the Real Estate Development 

Marketing Act, S.B.C. 2004, c. 41 (“REDMA”) and requested that the Receiver deliver a 

cease marketing undertaking by November 28, 2024, confirming that all marketing had 

 

4 The builder’s lien was registered against the Lands on November 15, 2024.  
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ceased and would not resume until after a new disclosure statement (a “Disclosure 
Statement”) has been filed.  A copy of the Cease Marketing Letter is attached as Appendix 
“B”. 

2. On November 27, 2024, the Receiver delivered a cease marketing undertaking (the “Cease 
Marketing Undertaking”) to the BCFSA, which was accepted by the BCFSA on November 

28, 2024.  A copy of the Cease Marketing Undertaking is attached as Appendix “C”. 

3. Since the issuance of the Cease Marketing Undertaking, the Receiver and its counsel, 

Bennett Jones LLP (“Bennett Jones”), have engaged in various correspondence with the 

BCFSA regarding the District Project, the Receiver’s requirement to file a new Disclosure 

Statement, and the prospects of obtaining, pursuant to section 20 of REDMA, one or more 

exemptions under Part 2 of REDMA.  

4. As at the date of this First Report, the Receiver remains in discussions with the BCFSA 

concerning the requested exemptions under REDMA. 

5. As the Receiver has not been made aware of any refinancing or other viable transaction 

secured by the Debtors, the Receiver believes that the best means of maximizing the value 

of the Property in these proceedings is an en bloc sale of the District Project, whether 

directly or indirectly, that both preserves the Presale Agreements and facilitates the District 

Project’s completion, albeit over a longer timeline than first envisioned by the Debtors.  To 

that end, the Receiver expects to return to Court in the near term to seek an order from the 

Court, approving a sale process in respect of the District Project (the “Sale Process”) and 

authorizing and directing the Receiver to carry out the Sale Process.     

4.0 District Northwest Building Permit  

1. On November 29, 2024, the Receiver was made aware by representatives of Thind that if 

a building permit for the District Project (the “Building Permit”) was not obtained from the 

City of Surrey (the “City”) by December 31, 2024, approximately $9 million in additional 

municipal fees would need to be paid to obtain the Building Permit as a result of increases 

to the Metro Vancouver Development Cost Charge fees (“DCC Fees”) effective January 1, 

2025.  The City subsequently advised the Receiver that, due to the nature of the District 

Project, the Building Permit did not need to be obtained until March 21, 2025 (the “Building 
Permit Deadline”) to avoid the increases to the DCC Fees. 

2. The Receiver understands that, among other things, the following critical items need to 

occur prior to the Building Permit being issued: 
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a) South Coast British Columbia Transportation Authority Approval – a comfort 

letter (the “Comfort Letter”) is required to confirm that South Coast British Columbia 

Transportation Authority (“TransLink”) has no objections to the issuance of the 

Building Permit.  The Receiver has engaged, and is continuing to engage with 

TransLink regarding the delivery of a form of Comfort Letter satisfactory to it, the 

Receiver and the City; and 

b) Payment of Fees – various development and administrative fees need to be paid to 

the City and BC Housing (the “City and BC Housing Fees”).  As at the date of this 

First Report, the Receiver continues to work with representatives from Thind, the City, 

and BC Housing to obtain a final schedule of the final City and BC Housing Fees that 

need to be paid to have the Building Permit issued. 

3. Once the Receiver obtains the schedule of City and BC Housing Fees, the Receiver intends to 

return to Court to seek approval of an increase in the Receiver’s maximum permitted borrowings 

under the Receivership Order and a corresponding increase to the Receiver’s Borrowings 

Charge (as defined in the Receivership Order) to enable the Receiver to pay the City and BC 

Housing Fees to obtain the Building Permit prior to the Building Permit Deadline.  

5.0 Other Activities of the Receiver 

1. In addition to the items discussed above, since its appointment, the Receiver has performed 

the following key activities:  

a) corresponding extensively with the Debtors, including representatives of Thind, to 

obtain information regarding the Debtors and the District Project;  

b) corresponding with KingSett, being the Debtors’ principal secured creditor, and its 

counsel, Osler Hoskin & Harcourt LLP, regarding all aspects of the receivership 

proceedings; 

c) securing the Debtors’ bank accounts at the Bank of Montreal (“BMO”) and changing 

the account signatories to representatives of the Receiver; 

d) corresponding with BMO’s legal counsel and Thind regarding certain letters of credit 

held by the City and TransLink and the cash held with BMO to secure same; 

e) corresponding with the Debtors’ insurance broker to confirm that insurance coverage 

was in place and premiums were current, and to add the Receiver as an additional 

insured and loss payee on the Debtors’ policies; 
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Classification: Protected A 

Our File No.: 31080 

November 21, 2024 

KSV Restructuring Inc. 

(in its capacity as court-appointed receiver of 

District Northwest Limited Partnership and 105 University View Homes Ltd.) 

Suite 1165, 324 – 8th Avenue SW, Box 129 

Calgary, Alberta T2P 2Z2 

Attention: Maha Shah (By Email: mshah@ksvadvisory.com) 

Dear Maha Shah, 

Re: Development - District NW 

Developer - District Northwest Limited Partnership, Surrey Centre District NW GP Ltd., 105 

University View Homes Ltd. 

It has come to our attention that pursuant to court order No. S-246994 filed in the Supreme Court of British 

Columbia (the “Order”) (enclosed), KSV Restructuring Inc. (the “Receiver”) has been appointed as the 

receiver for the Development. We are writing to draw your attention to the requirements of the Real Estate 

Development Marketing Act (“REDMA”) with respect to any marketing of the Development. Pursuant to the 

Order, it would appear that the Receiver is empowered and authorized to, among others, (1) take possession 

and exercise control over the Development, (2) execute, assign, issue and endorse documents of whatever 

nature in respect of the Development, and (3) on or after January 18, 2025, to market any or all of the 

Development. 

Under REDMA, a developer (which includes a receiver) of a development property must file a disclosure 

statement with our office before any lots may be offered for sale or sold, or offered for lease or leased with 

terms exceeding 3 years. The disclosure statement must explain the development and must be distributed by 

the developer to all purchasers. A disclosure statement must be in the form and include the content required 

by the Superintendent of Real Estate, as explained in the Superintendent’s Policy Statements at 

https://www.bcfsa.ca/industry-resources/real-estate-developer-resources/policy-statements.  

Our records indicate that a Disclosure Statement has been filed for the Development (BCFSA File #31080). 

Our office has contacted legal counsel on record for the Development reminding them of the Developer’s 

obligations under REDMA and has requested a cease marketing undertaking for the Development.  

mailto:mshah@ksvadvisory.com
https://www.bcfsa.ca/industry-resources/real-estate-developer-resources/policy-statements
https://www.bcfsa.ca/industry-resources/real-estate-developer-resources/policy-statements
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Similarly, we are requesting that the Receiver provide our office with a cease marketing undertaking for the 

Development by November 28, 2024 confirming that marketing will not resume until after a new Disclosure 

Statement has been filed. An acceptable general form of undertaking is available on BCFSA’s website at 

https://www.bcfsa.ca/industry-resources/real-estate-developer-resources/policy-statements. 

 

Please contact our office if you have any questions.  

 

Yours truly,  

 

Natalie Pang 

Senior Analyst 

 
 
Enc. - receivership Order 

https://www.bcfsa.ca/industry-resources/real-estate-developer-resources/policy-statements
https://www.bcfsa.ca/industry-resources/real-estate-developer-resources/policy-statements
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REAL ESTATE DEVELOPMENT MARKETING ACT, 
S.B.C. 2004, C. 41, SECTION 36 

 
UNDERTAKING 

In accordance with the Real Estate Development Marketing Act (the “Act”), KSV Restructuring Inc., solely in its capacity as 

the Court-appointed receiver (in such capacity, the “Receiver”), without security, of the property located at LOT A SECTION 

22 BLOCK 5 NORTH RANGE 2 WEST NEW WESTMINSTER DISTRICT PLAN EPP111526, PID: 031-746-667 (the 

“Lands”) and all right, title and interest of 105 University View Homes Ltd. (together with District Northwest Limited 

Partnership, the “Debtors”) in all presently owned or held personal property of whatsoever nature and kind pertaining to the 

Lands, including all proceeds thereof, hereby confirms and undertakes that it will not market any and all development units 

in the development property named District NW (the “Development”) and currently legally described as:  

PID: 031-746-667                                                                                                                                                                 

LOT A SECTION 22 BLOCK 5 NORTH RANGE 2 WEST                                                                                                        

NEW WESTMINSTER DISTRICT PLAN EPP111526 

based on the existing Disclosure Statement filed for the Development (BCFSA File #31080) by the Debtors and Surrey 

Centre District NW GP Ltd. until the Receiver has filed under the Act with the Superintendent of Real Estate a new Disclosure 

Statement, which is in the required form and includes the required contents as set out in the Superintendent’s Policy 

Statements. 

The Receiver also hereby undertakes to give a copy of this undertaking to anyone who is marketing this development 

property on behalf of the Receiver, including any real estate broker acting for the Receiver. 

The above undertakings do not prevent the Receiver from consenting to an assignment, of a purchase agreement for a 

development unit in the Development, by a purchaser to another purchaser, provided that those purchasers are at arm’s 

length from the Receiver and the Debtors. In the event of any conflict between the above undertakings and the rights, duties, 

powers and/or obligations of the Receiver under the order of the Supreme Court of British Columbia granted on November 

8, 2024 in the proceedings bearing Court File No. S-246994 (the “Receivership Order”), the Bankruptcy and Insolvency 

Act and/or the Law and Equity Act, the rights, duties, powers and/or obligations of the Receiver under the Receivership 

Order, the Bankruptcy and Insolvency Act and/or the Law and Equity Act, as applicable, shall control.  

 

[The remainder of this page is intentionally left blank. Signature page follows.]



Dated at this 2 th day of November, 2024 

KSV RESTRUCTURING INC., solely in its capacity 

as the Court-appointed receiver of 105 University 

View Homes Ltd.

Per: 

Authorized Signatory

KSV RESTRUCTURING INC., solely in its capacity as the 

Court-appointed receiver of District Northwest Limited 

Partnership

Per: 

Authorized Signatory

Undertaking accepted in the

City of Vancouver, Province of British Columbia

This _____ day of November, 2024

Peter Grimmett

Director, Real Estate Development

BC Financial Services Authority

600-750 West Pender Street

Vancouver, B.C. V6C 2T8



Peter Grimmett 

Director, Real Estate Development

BC Financial Services Authority 

600 - 750 West Pender Street

Vancouver, B.C. V6C 2T8 

I
You're Protected 

bcfsa.ca 

B FS 

Undertakings accepted in the 

City of Vancouver, Province of British Columbia 

This 28th day of November , 2024 

SRE.31080.np.pg
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KSV Restructuring Inc. 

Suite 1165, 324 – 8th Avenue SW, Box 129 
Calgary, Alberta, T2P 2Z2 

T +1 587 287 9960 
F +1 416 932 6266 

 
www.ksvadvisory.com 

 
 

 

November 21, 2024 
 
To: Unit purchasers (“Purchasers”) of the project known as “District Northwest” 
 
Re:  Update No. 1 to Purchasers 

 
Pursuant to an order of the Supreme Court of British Columbia (the “Court”) pronounced on November 8, 
2024 (the “Receivership Order”), KSV Restructuring Inc. was appointed receiver (in such capacity, the 
“Receiver”), without security, of property located at 13438 105A Avenue, Surrey, British Columbia1 (the 
“Lands”) and all right, title, and interest of 105 University View Homes Ltd. (together with District Northwest 
Limited Partnership, the “Debtors”) in all presently owned or held personal property pertaining to the Lands, 
including the proceeds thereof. 
 
Prior to the granting of the Receivership Order, the Receiver understands that the Debtors were in the 
process of rezoning and obtaining permits to develop a mixed-use development project on the Lands 
consisting of two towers with 1,023 units known as “District Northwest” (the “Project”). 
 
Copies of the Receivership Order and other materials filed in the receivership proceedings can be found 
on the Receiver’s case website at: https://www.ksvadvisory.com/experience/case/dnw.  

Project Status 

The purpose of this notice is to provide Purchasers with preliminary information regarding the receivership 
proceedings and the status of the Project.  
 
The Receiver understands that construction for the Project has not yet started.  At present, no action has 
been taken by the Receiver with respect to the Project’s completion or any purchase agreements among 
the Debtors and Purchasers (the “Purchase Agreements”).  
 
The Receivership Order has, among other things, authorized the Receiver, on or after January 18, 2025, 
to market the Lands, including advertising and soliciting offers in respect of the Lands.  Any future 
transaction(s) for the Lands will be subject to Court approval.  

Deposits 

As no action has been taken by the Receiver with respect to the Purchase Agreements, the Purchase 
Agreements remain in full force and effect.  Pursuant to the terms of the Receivership Order, the Purchase 
Agreements can only be terminated with the written consent of the Receiver or by further order of the Court. 
The Receiver understands that Purchasers’ deposits are being held in trust by Richards Buell Sutton LLP.  
There are no steps that Purchasers are required to take in this regard at this time. 

 
 

*   *   * 
 
The Receiver will provide further updates as appropriate as soon as practicable. 
 

 

1 Legal Description: LOT A SECTION 22 BLOCK 5 NORTH RANGE 2 WEST NEW WESTMINSTER DISTRICT PLAN 
EPP111526, PID: 031-746-667.  

https://www.ksvadvisory.com/experience/case/dnw
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Should you have any questions with respect to this letter or the receivership proceedings, please contact 
Maha Shah at (587)-287-9958 or mshah@ksvadvisory.com.  
 
Yours truly, 

 
KSV RESTRUCTURING INC., 
SOLELY IN ITS CAPACITY AS COURT-APPOINTED RECEIVER OF  
DISTRICT NORTHWEST LIMITED PARTNERSHIP AND 105 UNIVERSITY VIEW HOMES LTD., 
AND NOT IN ITS PERSONAL OR CORPORATE CAPACITY 

mailto:mshah@ksvadvisory.com
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