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REPLY AFFIDAVIT OF ITZHAK (YITZ) LEVINSON 

(affirmed June 4, 2026) 

 I, ITZHAK (YITZ) LEVINSON, of the City of Toronto, in the Province of Ontario, 

AFFIRM AND SAY AS FOLLOWS: 

1. I am the President and founder of Hillmount Capital Inc. (“HCI”) and Hillmount Capital 

Mortgage Holdings Inc. (“Hillmount”) and, as such, I have knowledge of the matters to 

which I depose herein. Where I have relied on other sources of information, I have stated 

the source of my information, and I believe such information to be true. 

2. I affirm this reply affidavit further to my affidavit affirmed May 13, 2026 (the “First 

Levinson Affidavit”) and my Supplemental Affidavit affirmed May 28, 2026, and in 

support of a motion by the Applicant for, among other things, an order (the “Receivership 

Order”) substantially in the form attached as Tab 3 to the Applicant’s Application Record. 
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All capitalized terms not defined herein have the meanings ascribed to them in the First 

Levinson Affidavit. 

3. I affirm this Affidavit in reply to the Affidavit of Noel Perera sworn June 3, 2026 (the 

“Perera Affidavit”). 

4. The Perera Affidavit appears focused on two factual assertions: 

(a) that the Lots are worth more than the amount owed to Hillmount and therefore, 

irrespective of the ongoing defaults and maturity of the Loan, Hillmount should not 

be permitted to proceed in the enforcement of its rights and remedies and should 

simply “wait”; and 

(b) that additional time should be granted by Hillmount to the Debtor to permit a 

proposed refinancing or lot sales to occur. 

5. These factual assertions are not supportable. In addition, Hillmount is not prepared to 

forbear in the enforcement of its rights or extend its existing mortgage to accommodate an 

uncommitted conditional financing that, by its terms, is wholly dependent upon Hillmount 

agreeing to do so. 

THE McLEAN APPRAISAL 

6. Mr. Perera relies upon an appraisal previously prepared by McLean, Simon & Associates 

(Ottawa) valuing the Lots at the aggregate amount of approximately $22.9 million (the 

“McLean Appraisal”), which is attached as Exhibit “A” to the Perera Affidavit. 
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7. Hillmount did not accept the McLean Appraisal when advancing the Loan, granting 

renewals or extensions, or in any of its dealings with the Debtor.  In September 2024, after 

receiving the McLean Appraisal from the Debtor, I expressly advised Mr. Perera that 

Hillmount did not accept the valuation reflected in the McLean Appraisal and believed the 

values stated therein were inconsistent with actual market evidence and the lack of 

completed lot sales. Attached as Exhibit “A” is a copy of email correspondence dated 

September 30, 2024, and October 1, 2024 between Hillmount and Mr. Perera, wherein Mr. 

Perera expressly acknowledged that Hillmount did not accept the values reflected in the 

McLean Appraisal. 

8. The current market value of the Lots can only be determined through a transparent 

marketing and sale process conducted by an experienced real estate broker under the 

supervision of a court-appointed Receiver. 

THE THREE-LOT APS 

9. While suggesting that certain of the Lots have a current value of approximately $849,000 

each, Mr. Perera appends as Exhibit “D” to the Perera Affidavit an agreement of purchase 

and sale that he signed following the commencement of this receivership application for 

three Lots (the “Purported APS”) for an aggregate purchase price of approximately $1.35 

million, equating to $450,000 per lot.  

10. The Purported APS contains a handwritten notation stating: “P.S. Buyer waiting for funds 

$1.5M coming from Donato Pica”.  On the face of the Purported APS, the purchaser 

apparently requires, and has not received, third-party funding.  The identity of the 

purchaser is redacted.  
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11. If the Purported APS is with a bona fide purchaser who has the funds to complete a 

transaction at what a court-appointed Receiver (with the benefit of input from an 

experienced real estate broker) determines is fair market value, such a transaction can be 

completed following the appointment of a Receiver. 

THE DORR PROPOSAL 

12. Mr. Perera also relies upon a proposed refinancing (the “DORR Proposal”) involving 

DORR Capital Corporation (“DORR Capital”). 

13. As of the date of affirming this affidavit, Hillmount has not seen a commitment letter from 

Dorr Capital. Based on Exhibit “E” to the Perera Affidavit, Dorr Capital has provided the 

Debtor’s counsel with certain high-level terms in the form of an email.  In any event, the 

DORR Proposal is contingent and uncertain. 

14. The DORR Proposal is premised and conditional upon Hillmount agreeing to extend the 

term of its Mortgage for at least a further twelve months. Hillmount is not prepared to do 

so. 

15. The Loan has already been the subject of renewals, amendments and multiple extensions. 

The Debtor has repeatedly advised Hillmount that refinancing was imminent and that 

repayment would occur shortly. Those representations have not resulted in repayment. 

FACTUAL MISSTATEMENTS 

16. Certain statements in the Perera Affidavit are inconsistent with the contemporaneous 

correspondence exchanged between Hillmount and Mr. Perera.  



 - 5 - 

17. Mr. Perera states at paragraph 8 of the Perera Affidavit that Hillmount obtained a first 

mortgage against the property owned by Cedarhill Golf Enterprises Inc. (the “Cedarhill 

Property”) and the Lots in 2021. That is not correct. Attached as Exhibit “B” is a copy 

of Hillmount’s January 15, 2021, commitment relating to the Cedarhill Loan (the 

“Cedarhill Commitment”), which provided for a second-ranking mortgage over the 

Cedarhill Property and a second-ranking mortgage over the Lots. The Cedarhill 

Commitment further contemplated that Hillmount’s mortgage would be registered behind 

Meridian Credit Union’s (“Meridian’s”) existing first mortgage against the Lots. It was 

only later when Hillmount refinanced Meridian’s loans that it became the first mortgagee 

under the Mortgage described in the First Levinson Affidavit. 

18. Attached as Schedule “D” to the Cedarhill Commitment is a schedule of the Lots that was 

provided to and accepted by Mr. Perera as part of the Cedarhill Commitment. The schedule 

assigns values to the lots ranging from approximately $400,000 to $475,000 per lot, for an 

aggregate value of approximately $11.85 million. These values were accepted by Mr. 

Perera in January 2021 as confirmed by his signature on the document and are materially 

lower than the per-lot values now asserted in the Perera Affidavit. 

19. Mr. Perera suggests at paragraph 13, that the sales and paydown milestones contained in 

the Renewal were not feasible in the market at that time. These sales and paydown 

milestones were based on what Mr. Perera proposed to Hillmount in negotiating the 

Renewal, and were not unilaterally imposed by Hillmount. Contrary to paragraph 15 of the 

Perera Affidavit, the Extensions provided by Hillmount to the Debtor were done on the 

basis of constant representations by Mr. Perera of imminent refinancing as described the 

First Levinson Affidavit.  
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CONCLUSION 

20. The Debtor’s position remains substantially the same as it has been throughout the history 

of the Loan. The Debtor requests additional time to pursue refinancing and future sales. 

Hillmount has granted extensions and renewals and provided every opportunity for the 

Debtor to repay its indebtedness to Hillmount.  It has not done so. 

21. The Mortgage has matured, the Defaults remain outstanding and no refinancing capable of 

repaying Hillmount in full exists. 

22. I make this affidavit in support of the application brought by Hillmount for the proposed 

Receivership Order and for no other improper purpose.  

  

 
AFFIRMED before me, by ITZHAK 
(YITZ) LEVINSON, in the City of 
Toronto in the Province of Ontario this 4th   
day of June, 2026 in accordance with O. 
Reg. 431/20, Administering Oath or 
Declaration Remotely. 

   

ITZHAK (YITZ) LEVINSON 

Commissioner for Taking Affidavits 
(or as may be) 

 

  



This is Exhibit “A” referred to in the  
Affidavit of Itzhak (Yitz) Levinson, affirmed by Itzhak (Yitz) 
Levinson in the City of Toronto in the Province of Ontario, 

before me this 4th day of June, 2026, in accordance with 
O. Reg. 431/20, Administering Oath or Declaration Remotely. 

A Commissioner for taking affidavits 

SHURABI SRIKARUNA 
LSO #90908K 



From: Noel Perera
To: Yitz Levinson
Cc: Diane Falcione; nperera@gpecinternational.com
Subject: RE: Onassa Loan
Date: October 1, 2024 4:15:25 PM

Hi Yitz
Thank you for the email.
I am sorry if I misunderstood you Yitz. Please forgive me.
When we last spoke I had mentioned about the appraisal and you asked me to send it to you and
that we can speak after you had a chance to review it. At the time even I had not read the appraisal.
So I was of the understanding that we were going to speak after you had a chance to review the
appraisal. So I was only making a suggestion for you to consideration based on the appraisal
valuation.
I only made the proposal to you for your consideration based on the appraisal and the 50% LTV just
as my suggestion Yitz. Kindly do not get upset with me over that. 

I accept that you do not want to accept the appraisal valuation.
I would like to continue my mortgage with you if you.
I would like to respond to your 2 specific questions with the following proposal:

1. I will pay down the mortgage by $500K you are requesting on November 29, 2024. I need the
time to get the money Yitz. I do not have funds to pay you immediately.

2. I will commit to selling a minimum of one lot by each of the following periods Dec 31/2024,
March 31/2025, June 30/2025, September 30/2025, and if during any of the said periods I do
not sell a lot then I will pay an additional $100K towards the principal for each period where a
sale of a lot has not happened.

I hope the above is acceptable to you. Kindly give me a call to discuss this matter further.

Thank you
Noel

From: Yitz Levinson 
Sent: October-01-24 12:55 PM
To: nperera@onassa.com
Cc: Diane Falcione 
Subject: Re: Onassa Loan
Noel
We had this discussion over 2 weeks ago. As opposed to addressing it, I get an email requesting
more money with an appraisal that really is questionable, at best. I think end of the day today is
appropriate.
Yitz Levinson
Hillmount Capital

On Oct 1, 2024, at 12:53 PM, Noel Perera <nperera@onassa.com> wrote:

﻿
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Hi Yitz
Thank you for your email.
May I please respectfully request you to give me until the end of the week to respond
to your email kindly? I will do my best to get back to you sooner. I need the time to
come up with what you are requesting Yitz.
I am just only getting a chance to see this now Yitz as I did not see it last night and was
busy this morning. As I might have mentioned to you before I do not see emails on my
cell phone as I get too many and it is too hard on my eyes. 

Thank you for your kind consideration. 

Noel

From: Yitz Levinson <yitz@hillmount.ca> 
Sent: September-30-24 9:53 PM
To: nperera@onassa.com
Cc: Diane Falcione <Diane@hillmount.ca>
Subject: RE: Onassa Loan

Noel
I believe your values are high in that appraisal. How can value be $850,000 when you
haven’t been able to sell lots at those numbers . You have tested the market and
unfortunately, the pricing on these lots were too high and that’s why nothing sold..
The commitment had required you to sell at least 2 lots during the 1st 12 months of
the term for at least $600,000 per lot and sale of an additional 4 lots in the last 12
months of the term for at least $700,000 per lot.

In September 2023, we agreed to defer this deadline for the 2 sales in the 1st 12

months to the 2nd part of the term to accommodate you. None of these conditions
were met.
You are in default of that loan. We certainly, won’t increase the loans given the defaults
and given the fact that appraisal from Simon does not reflect market prices in your
area. The proof – you haven’t been able to sell lots.
We had a discussion about 2 weeks ago. This is what we discussed

1. You have the lots listed at $875,000. There is little interest at this time and
buyers can’t seem to see offers through to completion. Offers to date have
been in the $800,000 range but it sounded like you only received 1 or 2
offers and non closed.

2. We advised you that we would like to see some sales or at least a paydown
of the loan in order to renew. I suggested to paydown the loan by $500,000.
You said you would have to think about this but that it is possible.

3. I asked you to send you financials for your other businesses that are carrying
these loans to show our A partner that entities backing the loan are strong.
You was reluctant to do this due to foreign companies and income but were
going to give this some thought.
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4. You mentioned that you did receive an updated appraisal – as per above,
that appraisal is not acceptable to us.

Noel – I’m quite surprised by your email below. You don’t address any of the
issues above. This loan is past maturity and I need to receive better proposals
from you by end of day tomorrow – including

1. how much you can pay the loan down – I would like to see $500,000
2. realistic sales and timelines and

1. if those sales aren’t met, how much further you can pay the loan
down by say end of the year.

I look forward you to your response.
Yitz Levinson, CPA, CA, CIRP
President
Hillmount Capital Inc.
89 Tycos Dr, Suite 208
Toronto, ON M6B 1W3
T: 416-849-0322 ext 222
M: 416-562-6844
Broker, FSCO License #10453
The content of this email is written on a without prejudice basis, confidential and intended solely for the
recipient specified. Any disclosure, copying, or distribution is prohibited. If you received this message in error,
please notify Hillmount Capital with a reply message and follow with its deletion.

From: Noel Perera <nperera@onassa.com> 
Sent: September 20, 2024 12:03 PM
To: Yitz Levinson <yitz@hillmount.ca>
Cc: nperera@onassa.com
Subject: Onassa Loan
HI Yitz
I trust you have had a good week.
I have been wanting to connect with you to discuss the mortgage and a potential way
forward but I caught a bit of a head cold during my trip and have been sleeping a lot
this week. Today is the first day I am feeling closer to normal. 

Anyway, I am interested in renewing my mortgage with you. I understand that I have
not been able to sell lots as I had planned. As you know the market has been very dry
with the substantial increases in the interest rate. Ottawa properties are not like the
ones in Toronto as you know. It is a lot more steady here but still the sales are down.
Now that the rates have started to come down and potentially with a 0.5% reduction in
the horizon, I think the market will come back. 

I was wondering if you can consider the following:
1. The 26 lots are appraised at $22.92M
2. 50% LTV will yield $11.460M.
3. I believe my total loans (with the first and the second) is $6M+$2.15M = $8.15M
4. Can you consider increasing the loan and perhaps we can agree to put some
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funds in an interest reserve for the next 12 months?

Let me know your thoughts. 

You can call me over the weekend or anytime that works for you to discuss this further.

Have an awesome day Yitz!
Noel



O. Reg. 431/20, Administering Oath or Declaration Remotely. 

This is Exhibit “B” referred to in the  
Affidavit of Itzhak (Yitz) Levinson, affirmed by Itzhak (Yitz) 
Levinson in the City of Toronto in the Province of Ontario, 

before me this 4th day of June, 2026, in accordance with 

A Commissioner for taking affidavits 

SHURABI SRIKARUNA 
LSO #90908K 























 

 

SCHEDULE C – INSURANCE 

COMMERCIAL 
 

The Mortgage Loan Commitment requires that the Borrower provide evidence of insurance including the following: 
 

1. The Lender, Hillmount Capital Mortgage Holdings Inc. c/o Hillmount Capital Inc., must be shown as: 
 Certificate Holder; 
 Mortgagee and Loss Payee (or as their interest may appear for funding purposes) on the policy with 

reference to the standard mortgage clause; and 
 Additional Insured.   

The mailing address for the Lender is 89 Tycos Drive, Suite 208, Toronto, ON, M6B 1W3. 
 

2. The building limits. 
 

3. The policy deductibles. 
 

4. The policy must include: 
 All-risk insurance including overland water/flood, sewer back up and earthquake with full replacement 

value of all improvements (including fixtures and furniture);  
 Boiler and machinery coverage to cover (subject to the standard comprehensive wording) any boiler, fired 

pressure vessel, unfired pressure vessel subject to vacuum or internal pressure, other than static pressure, 
any refrigeration or air conditioning system, any piping and accessory equipment and any mechanism or 
electrical machine or electrical apparatus used for generation, transmission or utilization of mechanical 
or electric power; 

 Rental income insurance for 100% of the annual rental income with a 12-month indemnity period with 
the loss payable for rental income to the Landlord (if applicable); 

 General comprehensive liability insurance for personal injury and/or death or damage to the property of 
a third party for a minimum limit of $2,000,000 per occurrence; and 

 30 days’ notice of cancellation as per the Statutory Provisions to the Mortgagee. 
 

5. The evidence of insurance must be current dated and signed by an authorized representative of the insurer. 
 

6. Please set out your insurance broker’s contact information below: 
 

Name:  _______________________________________________ 
   (PLEASE PRINT) 
 
Brokerage: _______________________________________________ 
   (PLEASE PRINT) 
 
Phone Number: _______________________________________________ 
   (PLEASE PRINT) 
 
Email:  _______________________________________________ 
   (PLEASE PRINT) 
 



ONASSA SPRINGS Lot inventory information ‐ January 2021

LOT INVENTORY FOR SALE

Lot # (per 
siteplan)

PIN Legal Description Area (m 2 )
Appraised 

Value

1 1 04631-0429 Lot 1, Plan 4M-1472 4,008.80 $400,000

2 2 04631-0430 Lot 2, Plan 4M-1472 4,016.40 $400,000

3 3 04631-0431 Lot 3, Plan 4M-1472 4,016.80 $400,000

4 4 04631-0432 Lot 4, Plan 4M-1472 4,016.80 $400,000

5 6 04631-0434 Lot 6, Plan 4M-1472 4,016.80 $400,000

6 7 04631-0435 Lot 7, Plan 4M-1472 4,016.80 $400,000

7 8 04631-0436 Lot 8, Plan 4M-1472 4,016.80 $400,000

8 9 04631-0437 Lot 9, Plan 4M-1472 4,051.80 $400,000

9 10 04631-0469 Lot 1, Plan 4M-1487 4,882.20 $415,000

10 11 04631-0470 Lot 2, Plan 4M-1487 4,393.60 $425,000

11 12 04631-0471 Lot 3, Plan 4M-1487 6,993.70 $435,000

12 13 04631-0472 Lot 4, Plan 4M-1487 4,351.60 $425,000

13 14 04631-0473 Lot 5, Plan 4M-1487 4,048.90 $425,000

14 15 04631-0474 Lot 6, Plan 4M-1487 4,050.60 $425,000

15 16 04631-0475 Lot 7, Plan 4M-1487 4,767.80 $425,000

16 17 04631-0476 Lot 8, Plan 4M-1487 4,050.10 $425,000

17 18 04631-0441 Lot 13, Plan 4M-1487 4,049.10 $425,000

18 19 04631-0442 Lot 14, Plan 4M-1487 4,067.80 $425,000

19 49 04631-0500 Lot 32, Plan 4M-1487 4,053.10 $475,000

20 50 04631-0501 Lot 33, Plan 4M-1487 4,058.30 $475,000

21 51 04631-0502 Lot 34, Plan 4M-1487 4,055.40 $425,000

22 52 04631-0440 Lot 12, Plan 4M-1472 4,176.80 $450,000

23 53 04631-0439 Lot 11, Plan 4M-1472 4,163.00 $425,000

24 54 04631-0438 Lot 10, Plan 4M-1472 4,008.80 $400,000

25 55 04631-0449 Lot 21, Plan 4M-1472 5,931.60 $450,000

26 56 04631-0450 Lot 22, Plan 4M-1472 4,050.90 $450,000

27 25 04631-0448 Lot 20, Plan 4M-1472 $425,000

28 35 04631-0486 Lot 18, Plan 4M-1487 $425,000

Total $11,850,000

SCHEDULE 'D'
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