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I. INTRODUCTION, PURPOSE, DISCLAIMER AND SCOPE

a) Introduction

1. This second report of the receiver and manager (the “Receiver”) and first report of the
trustee in bankruptcy (the “Trustee”) dated August 13, 2013 (the “Second Report”) is filed by
Doyle Salewski Inc. (“DSI”), in its capacity as Receiver of all of the assets, undertakings and
properties of Golden Oaks Enterprises Inc. (“Golden Oaks” or the “Company”) and Jean-Claude
Lacasse (“Lacasse”), collectively (the “Respondents”) and Trustee acting in the estate of Golden
Oaks and Lacasse.

2. DSI was appointed receiver and manager (the “Receiver”) of all of the assets,
undertakings and properties of the Respondents pursuant to the Court Order of the Honourable
Mr. Justice Colin McKinnon dated July 9, 2013 (the “Appointment Order”). Attached as
Appendix “1” is a copy of the Appointment Order.

3. The Receiver filed its first report of the Receiver dated July 22, 2013 (the “First Report”).
The terms and reference as stated in this previous report filed shall apply to this report. Terms
not defined in this report shall have the definition ascribed to them as the previous report filed.
This report should be read in conjunction with the previous report.

4. On July 25, 2013, the Receiver attended before the Honourable Mr. Justice Kershman to
inform the Court of the Receiver’s activities and findings to July 22, 2013. A copy of Justice
Kershman’s endorsement dated July 25, 2013 is attached as Appendix “2”.

5. On July 26, 2013, Golden Oaks filed an assignment in bankruptcy pursuant to section 49
of the Bankruptcy and Insolvency Act, R.S.C., 1985, c.B-3, as amended (the “BIA”) and Doyle
Salewski Inc. was named as bankruptcy trustee (the “Trustee”) of the estate of Golden Oaks.
Attached as Appendix “3” is a copy of the certificate of appointment dated July 29, 2013.

6. On July 26, 2013, Lacasse filed an assignment in bankruptcy pursuant to section 49 of the
BIA and Doyle Salewski Inc. was named as Trustee of the estate of Lacasse. Attached as
Appendix “4” is a copy of the certificate of appointment dated July 30, 2013.

7. On July 30, 2013, DSI served, by mail, personal delivery, courier, facsimile or email
transmission, all affected creditors of Lacasse with the statutory notice to creditors of the first
meeting of creditors scheduled August 19, 2013 at 10:30 AM.

8. On July 30, 2013, DSI served, by mail, personal delivery, courier, facsimile or email
transmission, all affected creditors of Golden Oaks with the statutory notice to creditors of the
first meeting of creditors scheduled August 19, 2013 at 10:00 AM, the statement of affairs,
correspondence to promissory note holders, and proof of claim form in blank.

b) Purpose

9. The purpose of this Second Report is to provide information to the Court in connection
with the following:
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(i) inform the Court of the activities of the Receiver since the date of the First
Report;

(ii) seek approval of the activities of the Receiver to the date of the Second
Report, as described herein;

c) Disclaimer and Scope

10. The information contained in this report has been obtained from the records of Golden
Oaks and is based on discussions with, and representations made by management, contractors
and employees of the Company. Further information has been obtained from third parties,
including investors, creditors and mortgage holders. The books and records of the Company are
inaccurate and incomplete.

11. The financial information of the Company has not been audited, reviewed or otherwise
verified by the Receiver as to its accuracy or completeness, nor has it necessarily been prepared
in accordance with generally accepted accounting principles and the reader is cautioned that this
report may not disclose all significant matters about the Company. Accordingly, the Receiver
does not express an opinion or any other form of assurance on the financial or other information
presented herein. The Receiver may refine or alter its observations as further information is
obtained or is brought to its attention after the date of this report.

12. The Receiver assumes no responsibility or liability for any loss or damage occasioned by
any party as a result of the circulation, publication, reproduction or use of this report. Any use
that any party makes of this report or any reliance on or decisions that are made based on this
report is the sole responsibility of such party. All dollar amounts identified in this report are
expressed in Canadian dollars, unless otherwise specified.

II. BACKGROUND

13. Further background material can be found in the Receiver’s First Report filed with the
Court and is posted on DSI’s website at http://doylesalewski.ca/goldenoaks.

III. ACTIVITIES OF THE RECEIVER AND MANAGER

(a) Books and Records

14. As set out in the First Report the books and records of the Company had not been
maintained since August 1, 2012. Additionally, Golden Oaks did not follow an accrual method
of accounting.

15. The Receiver continues to contact banking institutions to obtain bank statements, and,
more particularly, copies of cashed cheques in order to determine the substantial difference
between liabilities and assets of Golden Oaks as reported to the Court on July 25, 2013.

http://doylesalewski.ca/goldenoaks
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(b) Investigation into the records of Golden Oaks

16. The main account used by Golden Oaks from July 23, 2012 to July 4, 2013 was with
Toronto Dominion Bank (the “TD Bank”). This account had $11,086,190.41 of deposits and the
same amount of withdrawals leaving a zero dollar balance at the end of the period. The Receiver
has conducted a limited analysis of the withdrawals from the account based on the information
provided by TD Bank, what was available from the records secured from the offices of Golden
Oaks and discussion with former Golden Oaks personnel. Some cancelled cheques were
available. but the Receiver is still waiting for additional information from TD Bank to provide
the missing information.

17. As at the date of this Second Report, the Receiver has identified approximately:

(i) $3,601,617 which appear to be payments to promissory note holders;

(ii) $620,604.13 which appear to be payments for construction related expenses, such
as payments to contractors and for supplies;

(iii) $520,714 which appear to be payments to mortgage holders;

(iv) $281,389 which were paid as deposits and down payments;

(v) $220,029 which is believed to have been paid for Ottawa Senators and
ScotiaBank Place related expenses;

(vi) $115,191.25 which was in cash either withdrawn from an ATM or from a teller at
the TD Bank;

(vii) $73,000 which were paid as consulting fees;

(viii) $48,245.76 which were paid to Mercedes-Benz Finance for the two Mercedes
leased by Lacasse and a Mercedes leased by Vincent Ho but where payments
were made on behalf of Mr. Ho by Golden Oaks;

(ix) $51,927 in rental payments for the Golden Oak’s office at 649 Montreal Rd.
Ottawa; and

(x) $51,000 in referral fees paid to individuals who solicited other investors.

18. In addition to the above, there was $560,407 of confirmed payments paid to Lacasse or
for the benefit of Lacasse (Appendix “5”), of which $389,000 were used towards the down
payments for the purchase of his residence at 15 Winding Way in Ottawa. The Receiver has
identified an additional $221,900 (Appendix “6”) in payments and transfers from this account
which appear to have been made to Lacasse, but these payments require further documentation
from TD Bank to be fully supported. Lacasse paid $54,000 back to Golden Oaks. (Appendix
“7”).



4

19. Payments have also been made to Lacasse's wife and children totaling $86,529.46 for
various purposes.

20. As reported in the First Report, there was a group of individuals who worked directly and
indirectly for Golden Oaks. Payments have been made to these individuals, and in some cases,
the amounts are quite large. If the Honourable Court grants the expanded powers sought by the
Receiver, some of these individuals will be examined under oath to substantiate the nature and
purpose of these payments.

21. The reader is advised that the above findings are preliminary and that Receiver is still
receiving new information. The recipients have been classified based on the information
provided on the cheque or wire transfer only, and the Receiver reserves the right to adjust the
information provided above as new information becomes available. The Receiver is selectively
examining some of these payments to determine if there are any concerns with respect to any
ongoing impact such payments may have on the Estate.

(c) Managing Real Estate

22. The Receiver has been listing the real estate properties with a number of local Ottawa
Realtors providing approximately 2 to 3 listings per realtor in order to avoid overwhelming any
one individual and reducing the level of service. At the date of writing this report, we are
holding 7 pending sales, as set out in Appendix “8”. These monies will be held until
determination of the validity of second mortgages and other encumbrances where required.

23. Rent2Own tenants have been located, and in the substantial majority, the contracts have
been affirmed by Mr. James Hunt acting on behalf of the Receiver. The managed non-owned
properties have been reviewed on a preliminary basis, but we have yet to find one of the
seventeen as set out in our First Report that had not been cancelled prior to our appointment
and/or is uneconomical on its face. As will be discussed below, it appears that Mr. Lacasse as a
“transaction engineer” had established contracts which aided his cash-flow earlier on, but were
unprofitable in the whole.

24. The Receiver continues to review Promissory Note claimants and has found that the
original schedule of Promissory Note holders amounting to approximately $12.4 million appears
to be reasonably accurate at this time. More investigation is still required.

IV. ASSETS

(a) Real Estate

(i) Properties with Rent2Own tenants

25. Attached as Appendix “9” is the current list of Rent2Own tenants as best confirmed by
the Receiver to date. Three properties have been removed to the “Owned and Vacant properties”
as discussed below.

26. It appears two tenants have moved voluntarily during these proceedings, but not at the
request of the Receiver. All tenants, to the best knowledge of the Receiver, remain in place and
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the Receiver is continuing to collect rents. However, some rents are still collectible for July and
August 2013 due to insufficient funds and stop payments placed by tenants. The contracts and
purchase options have been reviewed. The Receiver can recommend to the Court that it is
reasonable for it to continue to provide a continuation of the Rent2Own contracts with the
tenants. However, the Receiver reserves the right to terminate the contracts if so directed by this
Court upon the Receiver’s recommendation.

27. The Receiver now wishes to begin a process to confirm the Rent2Own tenancies in
writing with the tenants. Mr. Keith MacLaren is participating with the Receiver in this regard.
He represents the tenants as a whole.

(ii) Properties Owned and Vacant

28. Enclosed as Appendix “10” find a listing of owned properties which are vacant.

29. Magenta Mortgage Investment Corporation, Magenta II Mortgage Investment
Corporation and Magenta II Mortgage Investment Corporation (collectively “Magenta”), the
majority first mortgage holders in these proceedings, has worked diligently with the Receiver to
service the properties in which Magenta has a registered first mortgage, and to assist in executing
listings, maintaining and repairing the properties and cooperating in the sale transaction and
approval process. The results are well above expectations and the working relationship has been
efficient and effective.

30. A draft protocol for cooperating with Magenta properties is attached as Appendix
“11”. We recommend to this Court that this draft protocol be finalized and that the protocol also
be followed by other first mortgage holders being Home Trust, Equitable Trust and Canadian
Western. However, the Receiver has reservations that if the other mortgagees are not as
responsive and diligent as Magenta, that this will prove to be an ongoing source of frustration for
the Receiver and a burden to the Estate as to the costs and efficiency of the administration. The
Receiver will speak to these issues in a call with the mortgagees’ counsel to be held on August
14, 2013 at 11AM. It is anticipated that the Receiver’s concerns can be addressed in time for its
appearance before the Court on August 15, 2013 to assure the Court that the draft protocol is
expected to function efficiently and effectively for the non-Magenta units.

(iii) Properties not owned by Golden Oaks

31. Attached as Appendix “12” find a listing of properties not owned by Golden Oaks.
These 17 properties, as reported in the First Report, have not demonstrated any value to the
Receiver.

32. Many of the contracts with owners were loose and some were only for management
services. The owners had, in most cases, executed self help remedies as rents had not been paid
to them.

33. The Receiver is working with the tenants of 156C Valleystream, Ottawa who are seeking
to purchase the property from the owner who is cooperating.
























































































