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	1.  INTRODUCTION AND PURPOSE OF REPORT
	Introduction
	1. Shepherd’s Village Ministries Ltd. (“SVM”) was organized as a not-for-profit company pursuant to Part 9 of the Companies Act, RSA 2000, c C-21 (the “CA”), as amended, on June 3, 1999.
	2. SVM’s primary purpose was to build housing accommodations for mature adults and senior citizens. As such, SVM built a condominiumized independent living facility in Valleyview, Alberta consistent with that objective and the concept conceived by the...
	3. The assets of SVM are:
	a) A parcel of undeveloped raw land (“Lot A”); and
	b) A bare land condominium project which has been partially developed and re-divided to include the following: (i) an eight-plex with residential condominium units (the “8-Plex”); (ii) 35 semi-detached /row housing style residential condominium units ...

	4. Portions of the 8-Plex and Row Housing are subject to life leases (the “Life Leases”), which run for the lifetime of one or more of the named individual resident(s) of those units (the “Life Residents”). Specifically, two units in the 8-Plex and 34...
	5. The remaining six units in the 8-Plex and one unit in the Row Housing, (seven units in total) are rental units occupied by tenants (the “Rental Units” or “Units”).
	6. While it is not part of proceedings commenced in Alberta Court of Queen’s Bench Action No. 1501-00955 against other Lutheran Church entities pursuant to the Companies Creditors’ Arrangement Act (Canada) (the “CCAA Proceedings”), the CCAA Proceeding...
	7. The Lands, with the exception of Lot A, are subject to Condominium Plan 0020672, as re-divided, (the “Condo Plan”). The Condo Plan was registered pursuant section 4 of the Condominium Property Act, R.S.A 2000, c C-22 (the “CPA”). Following registra...
	8. SVM was named in a number of related class action lawsuits (the “Related Litigation”). To date, no material steps have been taken against SVM in the Related Litigation.
	9. As a result of CCAA Proceedings, Related Litigation, ongoing issues with the complexity of managing the Life Leases, and various cash flow difficulties, SVM needed to consider taking extraordinary steps to restructure its affairs.
	10. On March 8, 2017, the Directors of SVM passed a special resolution authorizing the commencement of winding up of it’s affairs by seeking the appointment of a liquidator.
	11. On June 8, 2017, the Court of Queen’s Bench of Alberta (the “Court”) granted an order (the “Order”) appointing KPMG Inc. (“KPMG”) as liquidator over all of the property, assets and undertakings of SVM (the “Liquidator”) pursuant to sections 214, 2...
	12. On June 5, 2018, the Court granted an order adjourning the requirement by the Liquidator to pass its accounts pursuant to section 247 of the CA and paragraph 17 of the Order until June 8, 2019.
	13. The Order granted on June 8, 2017 appointing the Liquidator did not include the Condo Corp and as a result, the Liquidator did not have the ability to investigate the Condo Corp’s activities and accordingly on February 15, 2019, the Liquidator app...
	14. On February 27, 2019, the Court granted two orders that, inter alia:
	a) Appointed KPMG as Investigator of the Condo Corp (the “Investigator”) pursuant to section 67(2) of the CPA;
	b) Subdivide Unit 52 (including discharging the Caveat from Shepherd’s Village); and
	c) Thereafter, sell the Life Leases to Life Residents and sell the Residual Lands.
	15. On January 14, 2021, the Court granted two orders, attached hereto as Appendix “A” and “B” that, inter alia:
	a) Authorized the Investigator to call the annual general meeting of the owners of the Condo Corp;
	b) Authorized the conversion of the Life leases to fee simple interest; and
	c) Approved the activities of the Liquidator/Investigator and those of its counsel.
	16. Further background to the liquidation, including a summary of assets and liabilities, was provided in the Liquidator’s first report dated July 31, 2017 (the “First Report”), the Liquidator’s second report dated February 15, 2019 (the “Second Repor...
	17. All materials filed with the Court and all orders granted by the Court in connection with the liquidation will be made available to creditors and other interested parties in electronic format on the Liquidator’s website: www.kpmg.ca/shepherdsvilla...
	18. This is the Liquidator’s fourth report (the “Fourth Report” or the “Report”) and is filed to provide this Honourable Court with the following:
	a) An update on the Liquidator’s activities since the Third Report;
	b) The proposed sale of certain Units; and
	c) The discharge of the Investigator.
	19. As further detailed in the Third Report, given the interconnectedness of both proceedings and the inability to resolve the Liquidation issues without resolving the Condo Corp issues, this Fourth Report includes activities performed by the Liquidat...
	20. Capitalized terms not otherwise defined herein shall have the meaning ascribed to them in the First Report, the Second Report and/or the Third Report, as the contents require.
	Restrictions and Scope Limitation
	21. In preparing this report, the Liquidator has been provided with, and has relied upon, unaudited and other financial information, books and records (collectively, the “Information”) prepared by SVM and/or their representatives, and discussions with...
	22. The Liquidator has reviewed the Information for reasonableness, internal consistency and use in the context in which it was provided and in consideration of the nature of evidence provided to this Honourable Court.  However, the Liquidator has not...
	23. The Liquidator has prepared this Report in connection with the Liquidator’s Application filed August [20], 2021. This Report should not be relied on for other purposes including, but not limited to, by any prospective purchaser or investor in any ...
	24. Information and advice described in this Report has been provided to the Liquidator by its legal counsel, Dentons Canada LLP (“Counsel”), was provided to assist the Liquidator in considering its course of action, is not intended as legal or other ...
	25. Unless otherwise stated, all monetary amounts noted herein are expressed in Canadian dollars.


	2. LIQUIDATOR’S ACTIVITIES SINCE THE THIRD REPORT
	Annual General Meeting
	26. As discussed in greater detail below, on February 12, 2021 the Liquidator sent notices of the annual general meeting to the owners of the Condo Corp pursuant to the Court Order granted on January 14, 2021 (the “Meeting Order”).
	27. On March 4, 2021 the Liquidator held the first Annual General Meeting of the Condo Board via telephone due to the Covid-19 restrictions on gatherings.
	28. On March 9, 2021 the new board of the Condo Corp entered into an agreement with Prime Property Management (the “Property Manager”). The Liquidator transitioned the maintenance of the Condo Corp and transferred the reserve funds of $278,936 to the ...

	Transfer of Unit 52
	29. As described in the Third Report, the Liquidator has been unable to subdivide Unit 52 and has decided to not list this for sale. Given the suggested listing price of Unit 52 in its current state of approximately $50,000, the town’s position in res...
	30. It is recommended that Unit 52 be conveyed to the Condo Corp as it forms the common property of the development. In the usual course the developer would have conveyed it to the Condo Corp but that does not appear to have been done. As the Condo Co...
	Life Leases
	31. Further to the actions undertaken and detailed in the Second Report and Third Report, the Liquidator has finalized the Conversion of all 36 Life Leases from a leasehold interest to a fee simple interest.
	Sale of non-Life Lease units and land
	32. In October of 2020, The Liquidator retained the services of Mr. Ronald Armeneau of Royal LePage Redwillo Realty (the “Realtor”) to list the following for sale as part of the liquidation plan approved by the Court on February 27, 2019, filed on Mar...
	a) The undeveloped lot owned by SVM located north of 54th Avenue and east of 55th and 56th Avenue (“Lot A”)  plan 7820986, Block A; and
	b) The Rental Units  that are not subject to Life Leases.
	33. The progress of the sale of the Rental Units is discussed in further detail later in this report.

	Administrative Matters
	34. The Liquidator has attended to and continues to attend to various administrative including:
	a) Fielding questions from residents, family members and tenants;
	b) Processing accounts payable;
	c) Attending to banking matters;
	d) Transitioning all vendors and records to the Property Manager;
	e) Attending to routine staffing matters; and
	f) Responding to queries from the monitor of the CCAA Proceeding and its counsel.

	Asset Maintenance
	35. The Liquidator continues to rent the Units in order to offset the ongoing operating costs such as repairs and maintenance of the Units, condominium fees and property taxes.
	36. As part of maintaining ongoing operations, the Liquidator continues to undertake various repairs and maintenance to maintain the value of the assets including engaging contractors to complete an assortment of miscellaneous repairs including electr...


	3. RECONSTITUTION OF THE CONDO CORP AND INVESTIGATOR’S DISCHARGE
	37. On February 12, 2021 the Liquidator sent notices of the annual general meeting to the owners of the Condo Corp pursuant to the Court Order granted on January 14, 2021. A copy of the notice is attached hereto as Appendix “C”.
	38. In accordance with the Meeting Order, on March 4, 2021 the Liquidator held the first Annual General Meeting of the Condo Board via telephone due to the Covid-19 restrictions on gatherings. The purpose of the meeting was primarily to:
	a) Elect a board of directors;
	b) Appoint officers;
	c) Adopt a corporate seal and minute book;
	d) Review and approve the reserve fund study dated November 19, 2020 commissioned by Morrison Hershfield;
	e) Increase the condominium fees; and
	f) Appoint a property manager.
	39. Quorum was reached at the Annual General Meeting in accordance with the Bylaws, which stated that no business shall be transacted at any General Meeting unless a quorum of persons entitled to vote is present at the time when the meeting proceeds t...
	40. A resolution was passed appointing the officers of the condo board, approving the reserve fund study and increasing the condominium fees.
	41. On March 9, 2021, the new board of the Condo Corp entered into an agreement with Prime Property Management (the “Property Manager”). The Liquidator transitioned the maintenance of the Condo Corp. and the reserve funds of $278,936 to the Property M...
	42. The Property Manager has been collecting the condominium fees since April 1, 2021 for ongoing costs of the Condo Corp.
	43. With the properly constituted Condo Corp and the transfer of the reserve funds to the Property Manager, the Investigator of the Condo Corp is no longer required.

	4. SALE OF UNITS AND LAND
	44. Attached hereto as Appendix “D”, is a summary report by the Realtor outlining the marketing efforts done to date on the Rental Units and Lot A (the “Summary of Listing Activity”).
	45. Lot A was listed for $81,000 plus GST. Five of the Units were listed for $71,100; the other two Units have larger square footage and have been listed for $80,100 and $120,600 respectively.
	46. Three offers acceptable to the Liquidator have been received for the following Rental Units:
	a) 10102 Shepherds way, legally described as condominium plan number 0020672 unit 15 (“Unit 15”) for $65,000;
	b) 10104 Shepherds way, legally described as condominium plan number 0221044 unit 18 (“Unit 18”) for $117,600; and
	c) 10107 Shepherds way, legally described as condominium plan number 0020672 unit 11 (“Unit 11”) for $72,500.
	47. Attached hereto as Appendix “E” are the offers received, redacted for personal information.
	48. The Rental Units and Lot A have been listed since October of 2020 with one price list reduction. The Liquidator has accepted the offers conditional upon approval from this Honourable Court.
	49. The Liquidator expects further offers to come in for the remaining Units in the upcoming months. In order to minimize additional professional fees on the estate the Liquidator recommends desk applications to be made to approve any future sales. [N...
	50.

	5. RECOMMENDATIONS
	77. This Fourth Report is respectfully submitted to this Honourable Court seeking:
	a) Approval of this Report and the activities of the Liquidator and Investigator described herein;
	b) Approval of the proposed sale of the Units;
	c) Approval to proceed with the recommendations set out in paragraphs [48 to 49] of this Report in respect of the sale of the remaining Units and Lot A; and
	d) The discharge of the Investigator.





