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Vancouver Registry

IN THE SUPREME COURT OF BRITISH COLUMBIA

BETWEEN

NATIONAL BANK OF CANADA
PETITIONER

AND

RUPERT MEWS LIMITED PARTNERSHIP, RUPERT MEWS GP LTD.
AND 1152846 B.C. LTD.

RESPONDENTS

AFFIDAVIT

|, Erin Welte, of Calgary, in the Province of Alberta, senior manager, SWEAR THAT:

1. | am a Senior Manager, Special Loans at National Bank of Canada (the “Bank”),
the petitioner in this proceeding, and as such | have personal knowledge of the matters deposed
to in this affidavit, except where | depose to a matter based on information from an informant |

identify, in which case | believe that both the information from the informant and the resuiting

statement are true.

2. This affidavit is made in support of the orders sought by the Bank in its petition
filed in this proceeding, including an order that KPMG Inc. (‘KPMG”) be appointed as receiver
(the “Receiver”) of the property, assets, and undertakings of Rupert Mews Limited Partnership
(‘Rupert Mews LP"), Rupert Mews GP Ltd. (‘Rupert Mews GP”, and together with Rupert
Mews LP, the “Borrower”) and 1152846 B.C. Ltd. (the “Nominee”) pursuant to section 243(1)
of the Bankruptcy and Insolvency Act (Canada) (the “BIA”) and section 39 of the Law and

Equity Act (British Columbia).
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OVERVIEW

3. Rupert Mews LP is the beneficial owner of five adjacent residential properties in
North Vancouver at 1565 Rupert Street, 1571 Rupert Street, 1581 Rupert Street, 1585 Rupert
Street, and 1589 Rupert Street (together, the “Property”), held in bare trust by the Nominee.

4. Rupert Mews LP has four limited partners including Danacan Holdings Inc.
(“Danacan”), which holds a 50% partnership share, 1137951 B.C. Ltd. (“113 BC"), which holds
a 40% partnership share, Tavankar Industries Ltd. (“Tavankar”), which holds a 5% partnership

share, and D.M.S. Enterprises Ltd. (‘DMS”), which holds a 5% partnership share.

5. The Bank provided the Borrower with an uncommitted interim land loan in the
amount of $9,300,000 (the “Loan”) pursuant a loan agreement dated October 8, 2020 and an
amendment dated October 20, 2020 (the *Original Loan Agreement”’). The Loan was
increased from $8,500,000 to $9,300,000 by way of an amending agreement dated January 31,

2023 and an omnibus amending agreement dated February 14, 2023 (the “Facility Increase”).

6. The Original Loan Agreement initially provided that repayment of the Loan was
due within 12 months of initial drawdown (the “Initial Outside Date”). The Borrower sought and
obtained multiple extensions to the Initial Outside Date in circumstances where there existed
multiple defaults under the Original Loan Agreement, and after the Facility Increase, that the
Borrower was aware of but that Bank was not (despite the Borrower’s obligation to advise the
Bank of such defaults). The extensions to the Initial Outside Date were obtained in amending
agreements dated October 28, 2021, August 25, 2022, January 25, 2023, December 17, 2023,
April 25, 2024, October 15, 2024, and March 3, 2025 (together, the “Extensions”).

7. Together, the Original Loan Agreement, the Facility Increase, and the Extensions
constitute the “Loan Agreement”. Copies of the Original Loan Agreement, the October 20,
2020 amendment, the Facility Increase documents, and the Extensions are attached as
Exhibits H-R of Affidavit #1 of Angeli Fernando, made May 22, 2025 (the “Fernando

Affidavit”).

8. The March 3, 2025 extension required the Borrower to repay the Loan by May 1,
2025 (the “Outside Date”). An email setting out the extension date as May 1, 2025, dated
March 3, 2025, is attached as Exhibit “A”.
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9. The purpose of the Loan was to provide acquisition financing for the Property.
The Bank advanced funds to the Borrower under the Loan Agreement and, as of May 12, 2025,
the amount owing to the Bank under the Loan Agreement was $9,369,992.06 (not including all
fees, expenses, and other obligations owing or continuing to accrue under the Loan Agreement

and related documents) (the “Indebtedness”).

10. The Indebtedness owed by the Borrower to the Bank as of May 12, 2025 under

the Loan Agreement is set out in the payout statement attached as Exhibit “B”.

11. As is described in greater detail below, to secure payment of its obligations to the
Bank, the Borrower provided a comprehensive security package (collectively, the “Security”) to
the Bank. The Security underlying the Loan includes a mortgage on the Property in the amount

of $9,300,000 and site-specific security agreements made by both the Borrower and the

Nominee in favour of the Bank (the “GSAs”).

12. On September 19, 2024, 113 BC commenced a petition naming the Borrower,
Danacan, Tavankar, and DMS as respondents (the “113 Petition”). In the 113 Petition, 113 BC
seeks, inter alia, the dissolution of Rupert Mews LP and the appointment of a receiver due, in

some part, to alleged management disfunction and operational standstill.

13. On May 1, 2025, the Borrower did not repay the Loan, as was required under the
Loan Agreement (the “Repayment Default”). Beyond the Repayment Default, the Borrower
have been in default of their obligations under the Loan Agreement since at least September
2024. Currently, the scope of the Borrower’s indebtedness to other parties—despite their being
unauthorized by the Bank—is not fully known. The Bank has notified the Borrower of default and

demanded repayment. Despite the demand for repayment by the Bank, the Borrower still owes,

and has failed to repay, the Indebtedness.

14. Further to its contractual entitement, the Bank seeks the immediate appointment
of the Receiver over the assets, undertakings, and property of the Borrower to protect the
Bank’s secured position, prevent against the potential impairment of value of the Borrower’s

property, and conduct the sale of the Property in the interests of all affected stakeholders.

THE PROPERTY

15. The Property includes the following lands:
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(a) 1581 Rupert Street, North Vancouver, British Columbia and legally described as
PiD: 007-046-405, Amended Lot 13 (See 204725-L) Block 43 District Lot 204

Plan 1340;

(b) 1585 Rupert Street, North Vancouver, British Columbia and legally described as
PID: 002-795-469, Lot 14 Block 43 District Lot 204 Plan 1340;

(c) 1565 Rupert Street, North Vancouver, British Columbia and legally described as
PID: 004-423-305, Lot 10 Block 43 District Lot 204 Plan 1340;

(d) 1571 Rupert Street, North Vancouver, British Columbia and legally described as
PID: 005-089-701, Amended Lot 11 (See 2047261) Block 43 District Lot 204 Plan

1340; and

(e) 1589 Rupert Street, North Vancouver, British Columbia and legally described as
PID: 014-741-555, Lot 15 Block 43 District Lot 204 Plan 1340.

16. The Bank understands that the Property consists of five residential homes, four
of which are tenanted, which the 113 Petition materials corroborate. To this extent, the Borrower

has been and continues to be in a position to collect rent payments.

SECURITY AND GUARANTEES

17. To secure its obligations under the Loan Agreement, the Borrower granted the
Bank Security over its assets, undertakings, and property. The Security includes the mortgage
containing assignment of rents, in the principal amount of $9,300,000, between the Nominee, as
mortgagor, and the Bank, as lender, registered in the New Westminster Land Title Office on
October 29, 2020, as modified in the modification of mortgage and assignment of rents dated for
reference January 31, 2023. A copy of the Mortgage is attached to the Fernando Affidavit as
Exhibit U and a copy of the Land Title Office searches showing the registrations of the

Mortgage are attached to the Fernando Affidavit as Exhibits MM-QQ.

18. The Borrower and Nominee also executed the GSAs with respect to all of the
property located on, or used in connection with, the Property. Copies of the GSAs are attached

to the Fernando Affidavit as Exhibits S and T.
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19. The Bank has registered the GSAs in the British Columbia Personal Property
Security Registry (‘PPR”). PPR search results for the Borrower and the Nominee are attached

to the Fernando Affidavit as Exhibits RR-TT.

20. A general assignment of rents and leases, dated as of October 28, 2020, was
signed between the Nominee, as assignor, and the Bank, as assignee. The general assignment

of rents and leases is attached as Exhibit X to the Fernando Affidavit.

21. Direction and beneficial charge agreements, dated as of October 8, 2020 and
February 14, 2023, were granted by the Borrower in favour of the Bank. The direction and

beneficial charge agreement is attached as Exhibits Y and Z to the Fernando Affidavit.

22. The Nominee executed an unlimited guarantee in favour of the Bank, dated

October 28, 2020. The unlimited guarantee is attached as Exhibit AA to the Fernando Affidavit.

23. The Loan is guaranteed by Danacan, 113 BC, Tavankar, DMS (together with
Danacan, 113 BC, and Tavankar, the “Corporate Guarantors”), Amir-Hossein-Khashayar
Danaei (a.k.a Amir Danaei, a.k.a Amir-Hossein-Kh Danaei, a.k.a Khashayar Danaei), Keyvan-
Mohammad Danaei (ak.a. Keyvan Danaei), Shahram Mesri, Mohsen Bagherpour (a.k.a.
Mohamed Bagherpour), and Seyed-Davoud Mir-Taheri (a.k.a. Davoud Mirtaheri) (collectively,
the “Personal Guarantors”, and together with the Corporate Guarantors, the “Guarantors”).

Copies of the Guarantors’ guarantees are attached to the Fernando Affidavit as Exhibits EE-

HH.

THE BORROWER'’S DEFAULTS

24. In a Notice of Default letter dated April 24, 2025, from the Bank to the Borrower,
the Nominee, and the Guarantors (the “Default Letter”), the Bank, through its counsel, advised

the Borrower of defaults under the Loan Agreement including:

(a) that a guarantor had filed a petition for, inter alia, the appointment of a receiver

and for the winding-up and dissolution the Borrower;

(b) the Borrower did not inform the Bank of the 113 Petition or furnish the Bank with

copies of details of the 113 Petition;
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(©) the Borrower had not done all things necessary to preserve and keep the

development permit in full force and effect;

(d) the Borrower had created, incurred, assumed, or suffered to exist indebtedness

for borrowed money;

(e) the Borrower was insolvent;

® the Borrower had allowed material adverse change to occur, including that

related to the financial condition, business, operations, and prospects of the

Borrower;

(9) the Borrower had not advised the Bank promptly of events that have resulted in

material adverse change and events of default under the Loan Agreement, the

GSAs, and other related documents;

(h) the Borrower had not advised the Bank of changes in amounts and/or terms of

credit arrangements made with other lenders; and

(i) to the extent the Borrower had granted any charges in relation to any credit

arrangements with other lenders, the Borrower had incurred other charges on

assets set out in the Loan Agreement; -
(collectively, the “Original Defaults”).

25. The Default Letter is attached as Exhibit VV to the Fernando Affidavit.

DEMAND FOR REPAYMENT

26. The Borrower did not repay the Loan on May 1, 2025, as was required under the
Loan Agreement. Failure to repay the Bank outstanding indebtedness pursuant to the Loan

Agreement is itself an event of default under the Loan Agreement. Interest in the amount of

$52,920.82 was also not paid on May 1, 2025.

27. In a Demand for Payment, Demand for Guarantees and Notice of Existing
Defaults Letter dated May 2, 2025, the Bank, through its counsel, demanded repayment of the

Borrower's indebtedness (the “Demand Letter’). As of May 12, 2025, the Borrower owed
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$9,352,920.82 to the Bank plus professional and other costs, expenses, and fees. As of May 12,

2025, interest on the Indebtedness was accruing at a per diem rate of $1,707.12.

28. In the Demand Letter, the Bank advised the Borrower, Nominee, and Guarantors
of the Repayment Default and that the Original Defaults were continuing (together, the
“Defaults”). Enclosed in the Demand Letter, counsel to Bank provided notice to the Borrower,

Nominee, and Guarantors pursuant to section 244 of the BIA.

29. The Demand Letter, enclosing the section 244 notice, is attached as Exhibit WW
to the Fernando Affidavit.

THE 113 PETITION

30. On September 19, 2024, 113 BC commenced the 113 Petition, in which it alleges
that the respondent partners colluded against it to extract value from its investment in the

Property. The relief sought in the 113 Petition includes the dissolution of Rupert Mews LP, and

the appointment of a receiver over the Property.

31. The Bank was first served with materials related to the 113 Petition on April 10,
2025, more than six months after the 113 Petition was filed. The Bank was served by counsel to
113 BC and, despite its obligation to do so under the Loan Agreement, the Borrower never
directly advised the Bank of the 113 Petition. The lack of notification by the Borrower, in addition

to the fact that the 113 Petition was filed at all, constitutes an event of default under the Loan

Agreement.
32. A copy of the service letter dated April 10, 2025, is attached as Exhibit “C”.
33. The specific allegations and circumstances in the 113 Petition raise concerns for

the Bank with respect to the Borrower's management and business operations, and the

prospect that it will be able to repay the Loan, including (but not limited to):

(a) allegations of serious mismanagement, including possible breaches of fiduciary

duties relating to conflicted transactions and side-deals;

(b) allegations of management deadlock and dysfunction;
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(©) failure to give effect to important operational decisions, such as listing the

Property for sale;

(d) failure to maintain a development permit, which would have allowed for the

construction of a development on the Property; and
(e) failure to pay certain taxes resulting in the imposition of Crown liens.

34. In the 113 Petition proceedings, multiple partners of Rupert Mews LP, and
Rupert Mews GP itself, appear to aliege that the personal financial interests of partners or their
closely held companies have been and are being pursued to the detriment of Rupert Mews LP.

The 113 Petition further demonstrates that the parties thereto have d|ff|cult|es in working

cooperatively towards mutually defined goals.

THE NEED FOR A RECEIVER

35. The Borrower has failed to repay the Indebtedness to the Bank under the Loan
Agreement since May 1, 2025. Including and in addition to the Repayment Default, there have
been and continue to be numerous Defaults under the Loan Agreement. At this point, the Bank

does not have confidence that the Borrower will further reduce or repay the Indebtedness.

36. Beyond granting the Borrower numerous Extensions to the Loan Agreement
(some of which were granted before the Bank was made aware of the 113 Petition), the Bank
has made efforts to engage with the Borrower (and partners of Rupert Mews LP) to afford them

an opportunity to meet their obligations to the Bank. During this period, however, the Borrower

has not managed to repay the Indebtedness.

37. The Borrower’s failure to repay the Loan, even partially, or to make a required
interest payment on May 1, 2025 is concerning to the Bank because, in part, the property is
tenanted. To this extent, the Borrower should be receiving rent payments. Proceeds from these
rent payments have not, however, been applied towards repaying the Indebtedness, which
suggests that the Borrower has diverted rent payments rather than repaying the Indebtedness.
Any such diversions have occurred despite the Bank’s Security including an assignment of
rents. These circumstances have caused the Bank to lose faith in the Borrower’'s management.

The oversight of the Receiver is necessary to ensure funds are not further diverted.
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38. The Borrower has also failed to notify the Bank of matters for which notification is
required under the Loan Agreement. The Bank, as the first-priority lender in respect of the
Property was not notified of the 113 Petition until more than 6 months after it was filed, and,
more broadly, after numerous responses and affidavits had been filed. This notification came
from a guarantor and not the Borrower as is required under the Loan Agreement. Moreover, the

allegations and circumstances in the 113 Petition raise concerns for the Bank with respect to the

Borrower's management and business operations.

39. In addition to the Repayment Default and the defaults related to notice of the 113
Petition, the Borrower has incurred indebtedness that has not been authorized by the Bank, has

become insolvent, and has allowed material adverse change to occur, amongst other defaults.

40. The Bank has determined that it now needs to take steps to enforce its Security
through the appointment of the Receiver and that such action is necessary to protect and
preserve the value of its Security. In the Bank’s view, it is necessary and expedient that the
Property be sold. The Bank accordingly requests that, upon appointment, the Receiver have the
powers necessary to pursue a transparent, orderly, and timely sale process for the Property

under the supervision of this Court.

SWORN BEFORE ME at Calgary, Alberta
on May 22, 2025

Tl

)
)
)
)
; Erin Welte
)
)
)
)
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This is Exhibit "A" referred to in Affidavit #1 of
Erin Welte made before me at Calgary, Alberta

on May 22, 2025.
+ Sophia Della Rosa
7 _ Student-at-law

A C@missj’z{ner for taking Affidavits in
Alberta
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Welte, Erin
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Macritchie, Derek

From:

Sent: Monday, March 3, 2025 4.01 PM

To: Amir Osooly

Cc: realestate.immobilier

Subject: Rupert Mews Limited Partnership - Renewal
Attachments: Renewal letter (2025-03-03).pdf

Hi Amir,

We received credit approval to extend to May 1, subject to a renewal fee of $46,500 and an amendment to the interest
rate to P + 1.75%. Please see the attached document and confirm if the funds for the renewal and interest for February
and March are available. Our loan system has not taken the February interest payment since the loan was matured.

Thanks,

NATIONAL
BANK

Derek MacRitchie

Director - Western Canada

Commercial Banking — Real Estate Financing
Real Estate Financing (Transit: 1118-1)

Tel.: +1 (403) 410-4002

Cell.: +1 (587) 216-7621
derek.macritchie@nbc.ca

POSITIVE ™ IMPACT

National Bank of Canada Real Estate Group Office
239 8" Ave SW, Suite #200, Calgary, AB T2P 1BS

From: Amir Osooly <aosooly@ikor.ca>

Sent: Tuesday, February 25, 2025 2:07 PM

To: Macritchie, Derek <derek.macritchie@nbc.ca>
Subject: Re: Rupert Mews Limited Partnership

kkk A hkhkkhkkhkkhkrhkhkkhhkkkhkkrhkkkkkkhhhhhkdkxk

PRUDENCE/CAUTION - EXTERNE/EXTERNAL

Kkkhhhkhkhkkkhhhkhkkhkhkkrkkhhhkhkrrxhhrhkdhhkxx

Please all the bank statements for the account for the year 2024.

Best Regards,

Amir Osooly, PhD


mailto:aosooly@ikor.ca
mailto:derek.macritchie@nbc.ca

iKOR Group "
200-1590 Bellevue Avenue - ﬂ ngd
West Vancouver, BC V7V 1A7

On Feb 24, 2025, at 8:51 PM, Macritchie, Derek <derek.macritchie@nbc.ca> wrote:

Hi Amir,

Can you please confirm if you are looking for the loan statements or bank account statements for the
last 12 months? Once confirmed we can send that over.

Thanks,
<image001.png>

Derek MacRitchie

Director - Western Canada

Commercial Banking — Real Estate Financing
Real Estate Financing (Transit: 1118-1)

Tel.: +1 (403) 410-4002

Cell.: +1 (587) 216-7621

derek.macritchie@nbc.ca

<image002.png>

National Bank of Canada Real Estate Group Office
239 8t Ave SW, Suite #200, Calgary, AB T2P 1B9

From: Amir Osooly <aosooly@ikor.ca>

Sent: Wednesday, February 19, 2025 10:27 AM
To: Macritchie, Derek <derek.macritchie@nbc.ca>
Subject: Re: Rupert Mews Limited Partnership

**************************************

PRUDENCE/CAUTION - EXTERNE/EXTERNAL

**************************************

Hi Derek,

Sorry for my late response, | was talking to partners of Rupert.
Can you please send me the financial of Rupert Account so | can prepare the financial

statement foryear 2024.

Best Regards,

Amir Osooly, PhD

iKOR Group

200-1590 Bellevue Avenue
West Vancouver, BC V7V 1A7



On Feb 14, 2025, at 7:45 AM, Macritchie, Derek <derek.macritchie@nbc.ca>
wrote:

Hi Amir,

As previously requested, we will need this information immediately as your loan is
matured and in technical default. Once these documents are obtained we will submit a

request to Credit for a further extension.

e Anupdated org chart

e F/S for all entities and PNWs for all guarantors on the file.

o Provide copies of the property tax & payment confirmation.

e Valid insurance document

e Project: Summary of the proposed project (if you have copies of the CMHC
application and summary please share)

e ESG. Please complete and return a signed PDF copy of the first page, and
provide a copy of the Excel document for our records.

Furthermore, we will be charging a $46,500 extension fee for the 3 additional months
and modifying the interest rate will be Prime + 1.75%. Credit notes this loan has been on

the NBC books beyond the initially agreed time period.
Thanks,
<image001.png>

Derek MacRitchie

Director - Western Canada

Commercial Banking — Real Estate Financing
Real Estate Financing (Transit: 1118-1)

Tel.: +1 (403) 410-4002

Cell.; +1 (587) 216-7621

derek.macritchie@nbc.ca
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National Bank of Canada Real Estate Group Office
239 8th Ave SW, Suite #200, Calgary, AB T2P 1B9

From: Amir Osooly <aosooly@ikor.ca>

Sent: Monday, February 10, 2025 3:38 PM

To: Macritchie, Derek <derek.macritchie@nbc.ca>
Subject: Re: Rupert Mews Limited Partnership

**************************************

PRUDENCE/CAUTION - EXTERNE/EXTERNAL

Kkkkkkkkkhkhkhrhkhkrkhkhhkhkhhkkkkhhkkhhkhhkk

Hi Derek,

0004


mailto:derek.macritchie@nbc.ca
mailto:aosooly@ikor.ca

06005
| am talking to private sector to take the loan there. Please give us m ore
time.
Could you please send me 2024 and January 2025 NBC statements. I need
them to finalize my 2024 financial statement for private sector.

Best Regards,

Amir Osooly, PhD

iKOR Group

200-1590 Bellevue Avenue
West Vancouver, BC V7V 1A7

On Feb 4, 2025, at 9:26 AM, Macritchie, Derek
<derek.macritchie@nbc.ca> wrote:

Hi Amir,

Following up, the loan is now matured and we have not received
repayment. Can you please advise when NBC will be receiving
repayment instructions?

Thanks
<image001.png>

Derek MacRitchie

Director - Western Canada

Commercial Banking — Real Estate Financing
Real Estate Financing (Transit: 1118-1)

Tel.: +1 (403) 410-4002

Cell.: +1 (587) 216-7621

derek.macritchie@nbc.ca
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National Bank of Canada Real Estate Group Office
239 8th Ave SW, Suite #200, Calgary, AB T2P 1B9

From: Macritchie, Derek

Sent: Wednesday, January 29, 2025 8:25 AM

To: Amir Osooly <aosooly@ikor.ca>

Ce: realestate.immobilier <realestate.immobilier@bnc.ca>
Subject: RE: Rupert Mews Limited Partnership

Hi Amir,


mailto:derek.macritchie@nbc.ca

| never heard back from you regarding the requested info, as a result |
was not able to get Credit on side with renewing you loan further
beyond the end of January. We will require full repayment at the
maturity of the loan.

<image001.png>

Derek MacRitchie

Director - Western Canada

Commercial Banking — Real Estate Financing
Real Estate Financing (Transit: 1118-1)

Tel.: +1 (403) 410-4002

Cell.: +1 (587) 216-7621

derek.macritchie@nbc.ca
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National Bank of Canada Real Estate Group Office
239 8" Ave SW, Suite #200, Calgary, AB T2P 1B9

From: Macritchie, Derek

Sent: Tuesday, January 14, 2025 4:44 PM

To: Amir Osooly <aosooly@ikor.ca>

Subject: RE: Rupert Mews Limited Partnership

Hi Amir,

Thanks for reaching out, | will review the request with Credit and see if
we can find a common ground. Our admin team indicated that the most
recent interest payment was missed again this month, please provide
funds to clear this balance tomorrow.

In order to facilitate this request, please provide

e Anupdated org chart

e F/Sfor all entities and PNWs for all guarantors on the file.

s Provide copies of the property tax & payment confirmation.

e Valid insurance document

e Project: Summary of the proposed project (if you have copies of
the CMHC application and summary please share)

e ESG. Please complete and return a signed PDF copy of the first
page, and provide a copy of the Excel document for our

records.
<image001.png>

Derek MacRitchie

Director - Western Canada

Commercial Banking — Real Estate Financing
Real Estate Financing (Transit: 1118-1)

Tel.: +1 (403) 410-4002

Cell.: +1 (587) 216-7621

derek.macritchie@nbc.ca
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National Bank of Canada Real Estate Group Office
239 8th Ave SW, Suite #200, Calgary, AB T2P 1B9

From: Amir Osooly <aosooly@ikor.ca>

Sent: Tuesday, January 14, 2025 11:48 AM

To: Macritchie, Derek <derek.macritchie@nbc.ca>
Subject: Rupert Mews Limited Partnership

[You don't often get email from aosooly@ikor.ca. Learn why this is important

K,khkkhhkhkrhhkhhkhkkhhkrhkhkhkhhkkhkkhkhkhhhhkkhkkhixk

PRUDENCE/CAUTION - EXTERNE/EXTERNAL

**************************************

HiDerek,
| hope this message finds you well.

We understand that NBC has set a deadline for us to finalize
our loan by the end of January. However, we are in the process
of applying for a CMHC loan, which we expect to be approved
within the next six months. Given this timing, we would like to
inquire if it might be possible to extend our loan for an
additional six months.

To facilitate this request, we are willing to pay down $2.0
million of the loan and deposit six months' worth of mortgage

payments in advance.

We appreciate your consideration of this request and would be
grateful for your assistance.

Best Regards,

Amir Osooly, PhD

iKOR Group

200-1590 Bellevue Avenue
West Vancouver, BC V7V 1A7

On Sep 6, 2024, at 11:17 AM, Amir Osooly
<aosooly@ikor.ca> wrote:

Hi Derek,

| hope you're doing well.


mailto:aosooly@ikor.ca
mailto:aosooly@ikor.ca

| wanted to inform you that | am now the new director
of Rupert Mews GP. | have attached the Notice of
Change of Directors and the Notice of Articles for your

reference.

Could you please assist me with setting up online
banking access and authorizing my signature for the
bank?

<Filed Notice of Change of Directors
(02686861xC4756).PDF>
<Notice of Articles - August 26, 2024
(02686873xC4756).PDF>

Best Regards,

Amir Osooly, PhD

iKOR Group

200-1590 Bellevue Avenue
West Vancouver, BC V7V 1A7

CONFIDENTIALITE : Ce document est destiné uniquement 2 la personne ou a I'entité a qui il est
adressé. L'information apparaissant dans ce document est de nature légalement privilégiee et
confidentielle. Si vous n'étes pas le destinataire visé ou la personne chargée de le remettre a
son destinataire, vous tes, par la présente, avisé que toute lecture, usage, copie ou
communication du contenu de ce document est strictement interdit. De plus, vous &tes prié de
communiquer avec I'expéditeur sans délai et de détruire ce document immeédiatement.
CONFIDENTIALITY: This document is intended solely for the individual or entity to whom it is
addressed. The information contained in this document is legally privileged and confidential. If
you are not the intended recipient or the person responsible for delivering it to the intended
recipient, you are hereby advised that you are strictly prohibited from reading, using, copying
or disseminating the contents of this document. Please inform the sender immediately and

delete this document immediately.

CONFIDENTIALITE : Ce document est destiné uniquement  la personne ou i l'entité a qui il est adressé.
L'information apparaissant dans ce document est de nature légalement privilégiée et confidentielle. Sivous n'étes
pas le destinataire visé ou la personne chargée de le remettre a son destinataire, vous &tes, par la presente, avisé
que toute lecture, usage, copie ou communication du contenu de ce document est strictement interdit. De plus, vous
&tes prié de communiquer avec l'expediteur sans délai et de détruire ce document immédiatement.
CONFIDENTIALITY: This document is intended solely for the individual or entity to whom it is addressed. The
information contained in this document is legally privileged and confidential. If you are not the intended recipient
or the person responsible for delivering it to the intended recipient, you are hereby advised that you are strictly
prohibited from reading, using, copying or disseminating the contents of this document. Please inform the sender

immediately and delete this document immediately.
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~ NATIONAL 0010

BANK

March 3, 2025,

Rupert Mews Limited Partnership
c/o Citifund Capital Corporation
#700 — 1111 W Hastings St.
Vancouver, BC V6E 2J3

Re: Offer of renewal

Attention: Ownership board of the subject borrower.

We refer to the loan agreement dated October 8, 2020 as amended by the amending agreement dated October 20,
2020, amending agreement dated January 31, 2023, the amending agreement dated December 17, 2023, and the
amending agreement dated April 24, 2204, (collectively, the "Loan Agreement”) from National Bank of Canada (the
“Bank”) to Rupert Mews Limited Partnership (the "Borrower”), and accepted by the Borrower and each of Danacan
Holdings Inc., 1137951 B.C. Ltd., Tavankar Industries Ltd., D.M.S. Enterprises Ltd., 1152846 B.C. Ltd., Amir Danaei,
Keyvan Danaei, Shahram Mesri, Moshen Bagherpour, and Davoud Mirtaheri (collectively, the "Guarantors”). Any
terms not defined in this amending agreement shall have the meaning given to those terms in the Loan Agreement.

1. RENEWAL

The Bank agrees to renew the Borrower's uncommitted non-revolving interim land facility described
in the Offer of Financing upon the same terms and conditions, subject to the amendments and

conditions set out herein.

2. AMENDMENT(S)
The Bank agrees to amend the October 8, 2020, Offer of Financing letter as follows, with such
amendments forming an integral part thereof:
2.1. Without limiting the demand nature of the demand loan described in the Offer of Financing, this
loan’s maturity is amended to be February 1, 2025 (from July 31, 2024).

2.2. The Borrower shall pay the annual review fee in the amount of $46,500.00 to the Bank. This
amount is not refundable and may be debited from the Borrower’s current account. Receipt of

this letter will confirm acceptance of this offer.
2.3 Interest rate to be modified from Prime + 150bps to Prime + 175bps.

Yours truly,

NATIONAL BANK OF CANADA

By: By:
P R L
Derek MacRiteig—— ~ Aaron Unger [/

Director —-Commercial Real Estate. Managing Director —Commercial Real Estate.

®The National Bank logo is a registered trademark of National Bank of Canada

19935-002 (2020-03-23) Page 1 of 1



This is Exhibit "B" referred to in Affidavit #1 of
Erin Welte made before me at Calgary, Alberta

on May 22, 202%
Sophia Della Rosz

p / / Student-at-L.av-
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NATIONAL
BANK

RUPERT MEWS LIMITED PARTNERSHIP

Indebtedness to National Bank of Canada
5/12/2025 :

$9,300,000.00

Credit facility loan # 301847 (P + 1.75%)%
$69,992.06

Accrued Interest
Charges
Per diem : $1,707.12

Subtotal $9,369,992.06

Bank charges®’ $0.00

Professional Fees®® $0.00

Total $9,369,992.06

() Subject to balance fluctuations daily.
@ subject to Prime Rate change. Canadian Prime is 4.95 % as of the date of this statement’

® gubject to additional legal and professional fees or charges.

Erin Welte
Senior Manager



This is Exhibit "C" referred to in Affidavit #1 of
Erin Welte made before me at Calgary, Alberta

on May 22, 2025.
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MLT AIKINS

WESTERN CANADA’S LAW FIRM

April 10, 2025

Via Email: caroline.podsiadlo@nbc.ca
National Bank of Canada

Attention: Caroline Podsiadlo

And:

Via Email: dean.chan@cwbank.com

Canadian Western Bank
Attention: Dean Chan

Dear Sir/Madam:

MLT Aikins LLP

Suite 2600 - 1066 West Hastings Street
Vancouver, BC V6E 3X1

T: (604) 682-7737

F: (604) 682-7131

Shanna Gu

Direct Line: (604) 924-8751
Fax: (604) 682-7131
E-mail: sgu@mltaikins.com

Vani Putti

Paralegal/Legal Assistant
Direct Line: (604) 608-5764
E-mail: vputti@mltaikins.com

Re: 1137951 BC Ltd. v. Rupert Mews Limited Partnership et al.
BCSC File No.: VLC-S-S-246543 Vancouver Registry

MLT Aikins File No: 0167012 - 00002

We are counsel for the petitioner, 1137951 BC Ltd., in the above-noted proceeding. Please be advised that
the hearing of this petition is scheduled to continue on April 28, 2025 at 9:00 AM at the Vancouver Law

Courts.

No. Description

Date Filed

1. Petition to the Court

September 19, 2024

Industries Ltd.

2. | Response to Petition of Danacan Holdings Inc., Tavankar

November 18, 2024

and Rupert Mews GP Ltd.

3. | Response to Petition of Rupert Mews Limited Partnership

December 13, 2024

4. Affidavit #1 of Sam Mesri, made on September 18, 2024

September 19, 2024

5 | Affidavit #2 of Sam Mesri, made on February 19, 2025

February 19, 2025

6. Affidavit #1 of Keyvan Danaei, made on November 15, 2024

November 18, 2024

7. Affidavit #1 of Amir-Hossein-KH Danaei, made on
November 15, 2024

November 18, 2024

2024

8. | Affidavit #1 of Mohsen Bagherpour, made on November 15,

November 18, 2024

MLT AIKINS LLP |
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MLT AIKINS

WESTERN CANADA’S LAW FIRM

9. Affidavit #1 of Naomi Baker, made on November 18, 2024 November 18, 2024

10. | Affidavit #1 of Amir Osooly, made on December 13, 2024 December 13, 2024

11. | Affidavit #1 of Danielle White, made on February 11, 2025 February 11, 2025

12. | Affidavit #2 of Danielle White, made on February 20, 2025 February 21, 2025

13. | Affidavit #1 of Dipti Pinto, made on February 21, 2025 February 21, 2025

14. | Affidavit #3 of Danielle White, made on February 26, 2025 February 26, 2025

15. | Affidavit #4 of Danielle White, made on March 13, 2025 March 13, 2025
16. | Affidavit #1 of Thanda Myo, made on March 14, 2025 March 17, 2025
17. | Affidavit #2 of Thanda Myo, made on March 24, 2025 March 24, 2025
18. | Affidavit #1 of J. Lumby, made on March 27, 2025 March 28, 2025
19. | Affidavit #2 of Amir Osooly, made on March 28, 2025 March 28, 2025
20. | Affidavit #1 of V. Putti, made on March 28, 2025 March 28, 2025
21. | Affidavit #2 of Keyvan Danaei, made on April 2, 2025 April 4, 2025

We also include for service an updated, unfiled copy of the draft receivership order, which provides
particulars about the proposed receivership compared to the model receivership order enclosed in the filed

Petition.

Yours truly,
MLT AIKINS LLP
e e
Per: <. e { . p
4 g A= N
anna Gu -
SG/vp b
Encls.

2-
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