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CCI - North Alberta Chapter

The Canadian Condominium Institute is an
independent, non-profit organization formed in

1982 with Chapters throughout Canada, including

the North Alberta Chapter. This organization is the
only national association dealing exclusively with
condominium issues affecting all of the participants in
the condominium community. The Chapters throughout
the country provide practical comparisons to the
different provincial Acts. The CCl assists its members
in establishing and operating successful Condominium
Corporations through information dissemination,
education, workshops, courses, and seminars.
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CCI - North Alberta Chapter

MESSAGE
FROM THE

elcome to the spring edition of the Insite
Magazine!

Things have been buzzing since my last re-
port to you. CCl North Alberta is in preparation
mode for our 9th Annual Condo Expo being
held at Grant MacEwan University in the Rob-
bins Health Centre. Last year we received very
positive feedback about our conference and
trade show, and we will continue to look at
ways at improving the experience for all in-
volved. Look for further details in this Insite
magazine and on our website at www.ccinor-
thalberta.com.

| am pleased to report that CCl North Alberta
has been working with the Alberta Govern-
ment to provide in-depth feedback on the Con-
dominium Property Act Regulations. This has
included a number of consultations with our
experts. We held a seminar on updates to the
Regulations and the Act on January 16, 2018

that was sold out with over 300 participants.
Many thanks to my co-panelists and lawyers
Todd Shipley and Hugh Willis whose thought-
ful comments and analysis are very much ap-
preciated by our community.

Hugh Willis and Willis Law also presented on
the Phase 1 Changes to the Act and Regula-
tions to the general public in Red Deer, Leduc,
St. Albert and Sherwood Park with the support
of CCl North Alberta. Thank you to Willis Law
for their immense efforts.

Many thanks to Marsha Thurlin, our Commu-
nications Chair and Chairperson of the Board
of Directors who has had to step back from
her duties. | am confident Marsha will return
and thank her greatly for all of her efforts on
behalf of the membership. | would encourage
anyone interested in joining the communica-
tions committee to contact Candace at the CCl
office, we could use your talents!

PRESIDENT

BY ANAND SHARMA

| am pleased and proud to announce that CCI
North Alberta is embarking on a new educa-
tional mission, where on-line content will be
easily accessible, and seminars and courses
will be available on-line. We are hoping to
pilot aspects of this new educational model
in late 2018 and 2019. Rest assured we will
continue to offer educational content in per-
son and in a classroom setting, however we
recognize that time constraints, geography,
and how individuals learn varies. Our focus is
being North Alberta’s one stop condominium
education provider both on-line and in the
classroom. While we are in our infancy of the
project, | am excited about where our chapter
is headed.

In solidarity,

Anand Sharma
President, CCl North Alberta

AILBAG

GCI Magazine, North Alberta Chapter,
Winter 2017 edition, reported on the
Brentwood Village 50th anniversary celebra-
tion. We were very pleased by the interest
generated by this event and felt that it was
a great success. As noted in the article, much
has changed in the concept of condominium
living over the years and we hope that our
experience may be part of a growing body of
information that may be used in furthering
knowledge and understanding of this form
of home ownership.

We would like to express our sincere thanks

and appreciation to everybody who attended
and supported this event. A few details to
clarify: HUB International arranged for the
planting of a commemorative tree and pla-
que, as well as very much appreciated food
trucks. CCl provided us an honorary lifeti-
me membership and a monetary donation,
which together with additional funds dona-
ted by Wade Engineering, allowed for a bo-
uncy castle, pinatas, handouts for the kids,
as well as many other miscellaneous items.
A special shout-out goes to KDM Manage-
ment and, in particular, our property ma-
nager, Nancy Vuksa, who spent many hours

arranging for tents, signs, candyfloss and
ice cone machines, pastries, an anniversary
cake, putting together swag bags - this was
a huge undertaking which went far beyond
our expectations.

On behalf of all Brentwood Village owners,
thank you all so much for the effort that you
made resulting in an enjoyable (and very
well-fed!) day.

Board of Directors
Brentwood Village CDE 100
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Q:What do you see are the advan-
tages of the upcoming licensing
of condominium managers?

A: | believe it will strengthen con-
sumer protection and support, and
add more structure to the industry
by providing a level playing field
with guidelines for the industry. It
will also add legal recourse for neg-
ligence/dishonesty!

Sandi Danielson has come far and on a varied path, to where she is today as the owner of Prince Property. Born and

raised in Saskatchewan, she married her high school sweetheart, and together they traveled to Ontario for college.

Sandi achieved a degree in fashion design and worked for a time before taking time off to raise three children. She was
an active leader in the community, volunteering in the public schools, as a local 4H instructor, and with church youth
groups. Time found her in Alberta, once again working in the fashion industry, in small group settings as an instructor
and also as a custom dressmaker for a bridal boutique. She traded her dresses for doors in 2008 and hasn'’t looked
back since, continuing to grow her business as a property manager from single family homes initially, and on to con-
dominiums. Naming her company Prince Property is more than a nod to her roots (it is her maiden name), but rather a
reflection of her life experiences that have shaped and developed her person and the company that now exists. Sandi

has served on the CCl Board for one term and currently holds the Membership Committee Chair.

MEET THE BOARD

mon issues - such as the Condo
101 course which is offered free
with membership. These educa-
tional events as well as the online
message forum provide network-
ing opportunities with other board
members and business partners.
The annual conference also pro-
vides further education and net-
working!

“Every life experience contains a lesson and
some lessons we have to look harder at than
others to find the lesson.”

Q:What are the key components a
manager can bring to assist their
boards?

A: Key components would include
honesty, integrity and transpar-
ency - which are top of the list.
As well as:

e A good understanding of the
Condo Act and its current
changes;

Open communication - being
clear & concise;

Positive attitude - looking for
the best in all situations;
Expertise in mediation; and

The ability to create a positive
community atmosphere.

Q: What have your boards told
you are the biggest advantages of
becoming a CCl member?

A: The education provided is un-
doubtedly the greatest advantage
to become a CCl member. There are
self-help tools for resolving com-

Q: What would the title of your
autobiography be?

A: EVERY DAY IS A GOOD DAY: Life
Is What You Choose to Make of It.
Our reticular activating system fil-
ters in what we see as valuable and
filters out what we see as a threat.
The key is to clean out that filter-
ing system in our brain so that we
recognize what is valuable to us. In
doing this, we see more opportu-
nity than threats. Every life experi-
ence contains a lesson and some
lessons we have to look harder at
than others to find the lesson. |
have been practising my whole life
to be in this place and my lessons
have taught me that EVERY DAY IS
A GOOD DAY!

Q: If money was not a concern,
what would you do every day if
you didn’t work?

A: Life without work would look very
different for me. Isn’t that what we

SANDI DANIELSON

all dream of not having to work,
being financially secure so that we
could live our dreams? My dreams
are to travel the world with my hus-
band, children, and grandchildren.
To give them opportunities to expe-
rience the world in a way that would
allow them to see through the eyes
of those who live in different cul-
tures, climates and environments. |
would also like to contribute to my
family and community possibly as a
volunteer or perhaps contributing
financially and share what | have
learned from my life experiences
through speaking engagements.

Q: Which came first, the chicken
or the egg?

A: | often wonder who first asked
the question: ‘which came first,
the chicken or the egg?” The real-
ity is that chickens lay eggs and
eggs come from chickens. Obviously
some higher intelligence took care
of both for us. | am grateful for that
I like eating chicken and | love a
good omelet. My question is: “Does
it really matter?” What matters is
that we have the benefits of both!

Q: Is the glass half empty or half
full?

A: Big question... my glass is half
full and constantly being refilled.
Since | was a little girl growing up
in a tiny hamlet in Saskatchewan,
| have known that | could refill my
glass whenever | felt the need. My
glass has constantly been filled
with my family and their enduring
love and support and their belief in
my ability to succeed. | have learned
to be open to new ideas, education
opportunities and to network with
my colleagues. This is how the glass
continues to be refilled.

Q: What is the last photograph
you took?

A: The last photograph | took is of
my granddaughter as she played
volleyball. She was setting and she
has this amazing back arch! | am so
proud of her. | know that her glass
is more than half full! She has an
amazing future ahead of her!

gl
F’ T & L Adjusters Ltd.

Direct: 780-395-2222
cgilliam@uadjusters.com
www.tladjusters.com

CORY GILLIAM, Ba, c.IP.

Toll Free: 1-800-803-4109 ext, 238

Tel: 780-463-7776
Fax: 780-462-1280

# 309, 5227 - 55 Avenue NW
Edmonton, AB T68 3V1




Q: What have you found boards
struggle most with when under-
standing reserve fund studies?

A: | find that boards struggle with
having to save for long-term future
replacement costs of components.
Most are accepting and under-
standing of the first 10 years but
after that it seems like a long time
and it may not seem in their best
interest. Most boards are starting to
understand the importance of this
requirement now and want to avoid
having to pay Special Assessments.

Also, | would say boards struggle
with understanding the process
involved when a corporation has
to complete a major project which
can be overwhelming, particularly
understanding all of the costs that
are involved and what is required.

Insite to Condos, Spring 2018

Shantel Kalakalo has worked for Wade Engineering for the past 14 years dealing with aspects of managing

a business along with her previous 10 years of office experience. During her tenure at Wade she has been
part of the team that has completed hundreds of Reserve Fund Study reports and also presents the reports

to condominium corporations, as well she assists other managers in preparing reports and budgets. Shantel
has experience with condo management and also served in various capacities on condo boards. Prior to join-
ing Wade Engineering, Shantel worked for a real estate brokerage firm, a real estate holding company, two
engineering firms, a government entity established to build the SkyTrain line in the Vancouver area, a home
builder in Edmonton and has brought all of this experience to assist in her capacity at Wade Engineering and
CCl. Shantel has been a Board Member with CCl for the last 8 years filling the position as the Board Secretary
for 7 years and helping with advertising in the Insite Magazine, golf tournaments and sponsorship for events

MEET THE BOARD

and most recently as the 1st Vice President, Education Chair.

_ SHANTEL KALAKALO

they should take advantage of that.
In addition, this gives the board
the opportunity to explain to the
provider what they feel should be
included if something was missed
and a revised report submitted that
allows the corporation to prepare
their 5-year Board Plan with as
much information as possible.

Q: Do you foresee a time when
educational content will also be
presented online?

A: | think educational content on-
line would be useful for some as-
pects and general knowledge of
condominium living but perhaps
not practical for some of the aspects
that would be best heard from con-
dominium managers, other board
members, and professionals in the
industry.

“The biggest challenge in this industry is
making decisions and good communication.”

Q: How can boards assist Reserve
Fund Study providers to produce
an accurate report?

A: The best thing boards can do
is meet with the provider once the
report is completed so that the
provider can explain the report
findings, recommendations and
the philosophy of funding. This al-
lows the board to have their ques-
tions answered and have a better
understanding of the report &
spreadsheets. Typically there is no
additional charge for the provider
to attend a board meeting and

Q: If you could sit on a bench in
a beautiful woods, who would
you like sitting next to you on the
bench and why?

A: My husband. Being beside him is
my happy place and it doesn’t mat-
ter where we are as long as we are
together.

Q: How did you get started in the
industry?

A: When | was living in Vancouver |
took a temp job working at an engi-
neering company to prepare a very
large RFP for a firm that was sub-

mitting a bid to build the SkyTrain
line from Vancouver to Burnaby.
Soon after | was given the opportu-
nity to work for the company over-
seeing the construction of the same
SkyTrain line. | loved the process of
starting and finishing a project. | had
a few other jobs that weren't in the
engineering field and did not find
them as rewarding or as challeng-
ing. When | moved to Edmonton |
got a job working for a homebuilder
and | worked as a warranty coordi-
nator doing walkthroughs with new
condo homeowners. | enjoyed the
job but it was not as challenging as
I would have liked. A year later a co-
worker gave me a job ad for Wade
Engineering and the rest is history!

Q: How long have you worked in
the condominium industry?
A: 15 years.

Q: What are some of your biggest
challenges working in the condo-
minium industry?

A: The biggest challenge in this in-
dustry is making decisions and good
communication. One of the aspects |
bring to the table is that | have dealt

with every side of the condominium
industry. | have worked for the de-
veloper, owned condos and sat on
the board, was a condo manager for
a year, and | work for an engineering
firm with a team that prepares Re-
serve Fund Studies. | have received
that letter asking for a $20,000 Spe-
cial Assessment so | definitely know
how that feels and how it impacts
one’s life. When I'm reviewing the
reports prepared in my office, | al-
ways try to come up with a solution
that impacts the owners the least
because | have been there. Corpora-
tions should increase their contribu-
tions as needed as it makes a huge
difference in the long run.

Q: What is your greatest achieve-
ment?

A: | would definitely have to say
being a Mom. Watching them grow
up, influencing them to make good
decisions and that they are happy/
healthy is what matters at the end
of the day. I've had days where |
worked so long | didn’t see my kids
and that was not satisfying to me
and definitely made me realize
what’s important.

Paul Whitman, FCIP - President

101, 1 Carswell Street, 5t. Albert, AB T8N THNS5

Bus:  THO.TS6.4222 EXT 222
Fax; 780.756.4221
Celi: 780, T10.4055

peul@diverseclaims.ca




Ready to mobilize when disaster strikes.

Following a flood, fire, or natural disaster nothing is more important than getting help from

someone you can trust. When faced with a catastrophe, ServiceMaster Restore is ready

to mobilize resources from our shop to provide effective emergency restoration services.

As a trusted leader in disaster restoration, we bring more than 60 years of experience and
expert guidance to get your customers’ lives back to normal.

‘:‘ * ole
66 4 24 HOURS A DAY. 7 DAYS A WEEK.
T 369 DAYS A YEAR.

ServiceMASTER 780-443-4338

Restore
© WWW.svmrestore-edmonton.ca




North Alberta has been very busy on the
government advocacy front since | last

CC

reported to you.

Updates to the Condominium Act Regulations

Phase 1 regulations have been ratified by the
Alberta Government and came into effect on
January 1, 2018 and April 1, 2018 respective-
ly. This includes portions of the Condominium
Property Act that relate to the regulations.

Phase 2 stakeholder consultation occurred in
late January in seven sessions. CCl North Al-
berta was invited as a key stakeholder to all
sessions. Below are the participants on behalf
of CCl North Alberta:

Proxies and Voting
Victoria A. Archer (Gledhill Larocque), Alan
Whyte (CCl North Alberta)

Insurance
Dawn Mitchell (HUB Phoenix Insurance, Hugh
Willis (Willis Law)

Meeting Notice, Rules, and

Condominium Board Accountability

Hugh Willis (Willis Law),Alan Whyte (CCI North
Alberta)

Reserve Funds
Al King (Wade Engineering), Anand Sharma
(113 West Management)

Condominium Documents

Todd Shipley (Reynolds Mirth Richards and
Farmer LLP), Anand Sharma (113 West Mana-
gement)

Sale of Condominium Parcel

following Termination

Victoria A Archer (Gledhill Larocque), Alan
Whyte (CCl North Alberta)

Arrears and Sanctions, Borrowing, and

Rental Deposits

Natasha Sutherland (Willis Law), Todd Shipley
(Reynolds Mirth Richards & Farmer LLP)

CClI North Alberta is currently working on ad-
ditional submissions for each topic for Phase
2 and will post these submissions on our we-
bsite when completed. Many thanks to all the
members who participated and gave of their
time freely, we could not have been as respon-
sive without their generosity of time and ener-
gy on behalf of our industry.

CClI North Alberta will be hosting a series of
educational seminars related to the imple-

Insite to Condos, Spring 2018

mentation of Phase 2, which could be ratified
by the Alberta Government as early as the fall
of 2018. We will send out more details rela-
ted to these seminars once the legislation is
confirmed.

Cannabis Legislation

CCl North Alberta has received many inquiries
related to the pending Cannabis legislation
and how it will affect condominiums. Our in-
tention is to hold a seminar during our annu-
al Condo Expo on May 12, 2018. The Alberta
Government has released their framework as
it relates to cannabis legislation and it is ava-
ilable on their website https.//www.alberta.ca/
cannabis-framework.aspx. We encourage our
members to review the content.

Anand Sharma
Co-chair, Government Advocacy Committee

sandi@princeproperty.ca
www.princeproperty.ca

Prince Property Inc.

100, 85 Cranford Way, Sherwood Park, AB T8H 0H9
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CCI NORTH ALBERTA CHAPTER PRESENTS

ALBERTA CONDO EXPO

SATURDAY, MAY 12, 2018 — MACEWAN UNIVERSITY

Western Canada’s largest condominium conference
and trade show returns this spring! Book your cal-
endars now and take advantage of the numerous con-
dominium educational presentations and networking
opportunities with other Condo Owners, Board Mem-
bers, Managers and Business Professionals during our
Alberta Condo Expo.

REGISTER EARLY to avoid missing your choice of topics

as over half of the sessions were SOLD OUT last year,

and save by registering prior to the EarlyBird deadline
(April 12, 2018). Choose between either the full day
conference (best value) or, if time is an issue, register
for any of the individual sessions that interest you the
most.

CONDO EXPO HIGHLIGHTS:

Choose Between Four (4) Topics in each of
the three Time Slots (see schedule on next

page)

Keynote Luncheon with Service Alberta
providing a Legislative Update

Condominium Legal Panel Returns to answer
your questions

Condo Owner Education Primer:
Understanding Condo Living

Tradeshow is FREE to the General Public

LOCATION: Robbins Health Learning Centre - MacEwan University

10910- 104 Avenue, Edmonton, AB




CONFERENCE PACKAGES:

FULL CONFERENCE PACKAGE (BEST VALUE)
Includes: ONE choice of four (4) topics in each of the 3 sessions, Legal Panel,
Tradeshow, Continental Breakfast, Keynote Luncheon and Parking Pass

CCl Member EarlyBird Rate (until April 12) .. $125 + GST
CCl Member Regular Rate (April 13- May 10) $150 + GST
Non-Member Rate $225 + GST

INDIVIDUAL CONFERENCE SESSIONS (REGISTER BY TOPIC) AND LEGAL PANEL
Subject to Availability. Includes Tradeshow Access.

CCl Member EarlyBird Rate (until April 12) .. $35 + GST per Session
CCl Member Regular Rate (April 13 -May 10 $40 + GST per Session
Non-Member Rate $50 + GST per Session

CONDO OWNER ESSENTIALS: UNDERSTANDING CONDO LIVING

Same session offered once in the Morning and once in the Afternoon (see sched-
ule)

Subject to Availability. Includes Tradeshow Access.

EarlyBird Rate (until April 12) . FREE with Food Bank Donation
Regular Rate (April 13 - May 1 $20 + GST

TRADESHOW DETAILS:

. Tradeshow will be open from 9:30 am - 4:00 pm. Limited booth availability
(SOLD OUT last 3 years).

. Set up Saturday Morning from 7:30 am

. Free for Attendees and the General Public

Cost: Includes a 5 foot skirted table, power on request (limited availability), Wi-Fi
access & 2 Conference admissions with parking passes.

Exhibitor CCl Member EarlyBird Rate (Until April 12) $450 + GST

Exhibitor CCl Member Regular Rate (April 13 -May 10) $550 + GST
Exhibitor Non-Member Rate $800 + GST

CONFERENCE SCHEDULE:

7:30 amM - 8:30 am Registration & Welcome Address
Registration and Check In / Tradeshow Set Up
Continental Breakfast for Conference Registrants
Welcome Address

8:30 amM - 9:45 am Conference Session #1
Choose from one of four (4) Topics

9:30 M- 3:30 pM Tradeshow Open
Free to General Public

9:45 am - 10:15 am Break with Tradeshow Exhibitors -| -l

10:15 am-11:30 am Conference Session #2
Choose from one of four (4) Topics

11:30 am-12:00 pM Break with Tradeshow Exhibitors

12:00 pm-1:30 pM Keynote Luncheon for Conference Registrants

1:30 pm-2:45 PM Conference Session #3
Choose from one of four (4) Topics

2:45pM-3:15pPM Break with Tradeshow Exhibitors

3:15pM-4:30 Pm Conference Session #4
Condominium Legal Panel

4:30 pm-5:00 pm Grand Finale
Door Prize Draws/ Closing Remarks

CONDO OWNER ESSENTIALS SCHEDULE:

9:00 am - 11:00 am Understanding Condo Living
Morning Session

1:00 pM - 3:00 PM Understanding Condo Living
Afternoon Session

For more information on the sessions
being offered, visit our website at:
www.ccinorthalberta.com
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More important than your building’s location is where your insurance resides

HUB International is the top insurance brokerage for Condominium’s in Alberta. Ever since insuring the very first
Condominium in Canada we have worked hard to develop and lead the industry with our Condominium

program. Today, it is stronger than ever and we would like to bring our services to you and your clients. We pride
ourselves in leading the industry in terms of coverages, limits, pricing, broker services and most importantly claims
service. We work with property managers and boards alike, tailoring the policy to suit the needs of those specific
clients. This would include coverage options, pricing, risk management and board education on insurance as needed.

Condo Complete Highlights:
» Specifically designed coverage for Condominium Corporations
> Limits and coverages that exceed the minimum requirements of the Condominium Act
» Unparalleled access to insurance markets
» Loss Control Adjuster on your account — 24/7 live claims service

Got HUB?
» 7™ largest insurance broker in the world

1M+ clients around the globe

400 offices across North America

11,000 employees throughout North America
An International brokerage that delivers like a local agency. Your local HUB offers personal service, individual attention
and has the ability to respond quickly to your needs and regional market changes. Collectively, the HUB’s are a
knowledge powerhouse providing you with specific solutions that are designed by drawing upon our combined skill and
expertise.

Hub International Insurance Brokers Contacts:

201, 5227 - 55 Avenue NW Dawn Mitchell Direct # 780-453-8407
Edmonton, AB T6B 3V1 Matt Cruikshank Direct # 780-391-2116
1-800-563-5325 or 780-482-6936 Kelly Barclay Direct # 780-453-8415

Randy Frost Direct # 780-453-8427
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STATION

LUNCHEONS
Cost: $35.00 incl. GST - Non-Members: $45.00 incl. GST

Cost includes light meal (soup & sandwiches), networking,
30 to 40 minute presentation and question time.

What is a Spring Walkabout and Why Are They Important?
Thursday, April 12,2018 @ 11:30 am to 1:00 pm

As the long, cold winter slowly turns into the wonder that is spring,
Mother Nature surely knows how to leave plenty of work behind! Con-
dominium complexes face the bulk of the work as residents slowly re-
turn to the great outdoors. So after the winter thaw, it’s a good time
to perform a spring walkabout to evaluate and inspect common areas
such as sidewalks, driveways, parking lots, steps, roofs, exterior cladding
and list goes on! Many Boards can often become overwhelmed with the
daunting task of what to look for and how to prioritize your walkabout.
Come and learn best practices on how to structure a spring walkabout
for your complex.

EVENING SEMINARS

Cost includes coffee and dessert, networking and 2 hour
presentation and question time.

Condo 101 - Board Basics & Best Practices

Wednesday, April 18,2018 @ 6:30 pm to 9:00 pm

FREE to All CCI North Alberta Members - Non-Members:
$50.00 incl. GST

Condo 101 is an introductory course that will assist Condominium
Board Members to understand their roles and obligations to better
serve their complex. We will cover the basics of Board Governance,
Financial and Maintenance Responsibilities as well as common legal
obligations. Our goal is for each attendee to take away a number of
best practices to review and implement within their condominium.Reg-

istration in advance is important as space is limited (maximum of four
(4) members from the same condominium or company per session).

Next Session - Wednesday, June 13,2018

WEEKEND COURSES

CCl Members: $275.00 + GST - Additional attendees:
$200.00 + GST - Non-Members: $550.00 + GST

Cost includes Continental breakfast, lunch and coffee both
days.

Condominium Management 300 (CM300)
Saturday & Sunday - May 26 & 27,2018 @ 9:00 am -
3:00 pm each day

(M 300 is a specialty designed management level course for con-
dominium managers, professionals and directors who oversee the
self-management of a corporation. Topics include dealing with the
developer, bare land condominium, enforcing bylaws using sanctions
and court action, handling insurance claims and using insurance claim
proceeds, collecting condo fees after caveats, investing and borrowing
money, disaster planning, evicting tenants, employee/employer rela-
tionships, and human rights matters.

To register to attend any event, please visit our
webpage and click on the Title of the Event:

https://cci.geniepad.com/public/pages/education
Note: You will be'directed to the Eventbrite website.

Please Note: All sessions will be held at the
Chateau Louis Conference Centre

11727 Kingsway Ave NW
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WELCOME NEW MEMBERS
BUSINESS PARTNERS

Borealis Property Management

Classic Elevator Interiors Ltd.

Entuitive Corporation

Owners’ Rep. Inc.

Pinnacle Decorating South Inc.

Priority Submetering Solutions Inc.
PuroClean Restoration Edmonton South
RE/MAX Fort McMurray

ReNew FloorCovering

Royal LePage, Andre Kopp & Associates
The Alberta Bookkeeping Company Ltd.

PROFESSIONALS

Cory Gilliam

Jordan Gogal

Ray Dam

Toni Kozak, CPA, CGA

CONDOMINIUMS

Amberwood Village Phase |
Burlington Tower

Californian Capilano West

Court 112 Condo Association

End of Steel Townhomes

Grand Trunk Landing Condominiums
Heritage Valley Station I

La Tierra Condos

River’s Edge Phase IV

Southern Belle Condominiums
Spruce Ridge Terrace

The Parc at Edgemont Ravine
AMBASSADOR PROGRAM
Victoria Park Condominium

Windermere Court Condo Corporation Current members receive a $50 credit for every referral that becomes a paid
member of CCl. Credits can be used to pay for membership dues, educational

INDIVIDUALS events, or advertising.

Corinne L. Kushneryk There are no limits on'the amouqt of c.redlts you can receive, but they must be
used in the year in which they were acquired.
Dayle Ehry

Elizabeth Turner Over $2000 in Ambassador Credits issued last year!
Jim Dalby

Joe Shymanski
Percival Lee

For more details contact info@ccinorthalberta.com




YEAR-END MEMBERSHIP PRUMNO?IOCIh\IP
UP T0 3 FREE MONTHS OF MEMBERSHIP

SIGN UP NOW AND EXTEND YOUR ANNUAL MEMBERSHIP UNTIL JUNE 30, 2019 AT NO ADDITIONAL CHARGE

cCcon d O S Marts s e e -' i F 5\
VENUE: Tt B

Expertise to Assist Condo Boards and Owners ! ggg::}i%;isﬁsggﬂﬁm _:th]{‘:q: F}PE! I':‘
FREE SESSION — PRE-REGISTRATION IS REQUIRED 1059 CHAPPELLE BOULEVARD SW e

CCI BUSINESS NETWORKING EVENT

DATE: WEDNESDAY, APRIL 11 « 6:00 PM - 9:00PM  VENUE: 14620-118 AVE

Visit www.ccinorthalberta.com

to apply and register!
PPty 9 37,11810 Kingsway NW
Edmonton, Alberta T5G 0X5

Phone: 780-453- 9004 / Fax: 780-452- 9003

Email: info@ccinorthalberta.com Website: www.ccinorthalberta.com



Disrupting A 6 Billion Dollar Industry:

A Story Of Two Condo Boards In Northern Alberta Who
Chose Two Completely Different Paths...

On a dark, crisp, winter's evening,
approximately a year ago, two
condo boards had their AGM.
Both chose new boards.

Both boards were alike. Each had
8 members representing a similar
number of total units and
average age. There was equal
representation of men and
women with similar past board
and business experience. All had
the same outcomes in mind for
their term.

Both boards were eager. Their
philosophy was to run the board
as a business, not a social club,
thereby improving on the status
quo. This would in turn have a
positive impact on the lives of
their owners, while being fiscally
responsible and protecting and
growing their investments.

Looking back over their term,
there was a distinct difference
between the boards. One was
effective, efficient, thoroughly
enjoyed their time on the board
(even considered another term),
and owners literally praised their
progress. The other had
dysfunctional communication
which infuriated owners, went
over budget, were left liable for
an oversight on a major building
upgrade, and wanted to resign.

What Was The Difference?

It came down to a single choice
each board made.

SAYFIELD B AMAGEMENT GROLUF LTI

Who would they partner with for
property management?

Taking the time to research for
areputable PM company is
essential to success in our
unregulated industry - board
members take on major risk
and financial responsibility
while volunteering their time.

Managing your condominium,
when doneright, is largely a
predictable process. When
done wrong, can leave owners
exposed and the board liable.

On the outside, PM companies
appear somewhat similar - they
are not.

The successful board did their
research. They wanted a team
whose expertise and experience
could guide them in all aspects
of Property Management,
including construction, asset
management, maintenance,
accounting, operations and
more.

They wanted integrity and trust
to be an integral part of their PM
partnership. They didn't want to
be "just another number".

They wanted to make informed,
objective decisions about next
steps - they know "knowledge is
power".

They found industry leading
technology that made their role

Proudly Serving Alberta Since 1991.

effective and communication
with all stakeholders timely - they
know “time is money".

Their PM company had a full-
service maintenance team

with proven systems. This
allowed them to track required
maintenance from request to
fulfillment, ensuring items were
addressed quickly and more cost
efficiently.

Financials and reports were
always accurate and up to date.
Relationship management was a
key focus and as such meetings
were always professional and
organized.

There were seamless, turn-key
processes in place. This got them
up and running quickly, so
transition was smooth.

It became clear when the
successful board engaged
Mayfield Management Group
Ltd. and enrolled in their Trusted
Condo PM Program, they had
made the right decision.

The other board didn't take the
time to perform due diligence on
their PM company and it turned
into their worst nightmare,
leaving them at risk of being held
liable.

Which path will your board
choose? Mayfield Management
Group Ltd. ~Committing to
excellence in everything we do.

Questions? Give Us A Call Toll Free:

1-844-588-4111

Big enough to serve you...
Small enough to know you.
www.mmgltd.com
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CONDOMINIUM PRIVACY POLICY

As most of you are aware, condominium corporations
are subject to the Personal Information Protection Act
(PIPA) and therefore have an obligation to follow certain
policies and practices accordingly. They are required to
protect owners’ personal information but are allowed to
collect and use the information in a reasonable matter for
the operation of the condominium.

Two of the key requirements for a condominium in re-

gards to PIPA are:

1. Designating a Privacy Officer who is responsible for en-
suring the corporation complies with PIPA. This can be
an appointed board member or your condominium ma-
nager for example.

2. Creating a Privacy Policy for the board and manager to
follow and for the clarification of owners who are provi-
ding the information.

We have included a sample privacy policy template pro-
vided by Service Alberta to give your condominium some

guidance as to what is required to ensure compliance
with PIPA. The highlighted areas indicate where you can
tailor the policy to fit the unique aspects of your condo-
minium.

WE NEED WRITERS!

We are always looking for riveting content

for the magazine and welcome all experts in

their field of business to submit an article'for W&
consideration.

ave excellent
U *to share, we encourage
editor who will work closely

If you have a fear '

ideas or-
= —
* onta

with you untilbawe are both pleased with the
outcome.

For more information, please contact:
insite@ccinorthalberta.com
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Sample Privacy Policy:

A non-profit organization subject to PIPA

Is this for members, clients,
customers, volunteers,
employees? Choose the
words appropriate for your
organization.

Include some examples of
personal information that
your organization collects.

Fill this in with the purposes
for which your organization

collects personal information.

Choose an example that fits

your organization. When are

your clients likely to
volunteer personal
information?

J

/You do not need to

S g obtain consent to use
personal information
collected before the
Act applied, but itis a
good practice to seek
consent when you
update that

kinformation.

\

)

Name of your Organization

Personal Information Protection Policy

Name of your organization is committed to safeguarding the personal
information entrusted to us by our clients. We manage your personal information
in accordance with Alberta’s Personal Information Protection Act and other
applicable laws. This policy outlines the principles and practices we follow in
protecting your personal information.

This policy applies to Name of your organization and to any person providing
services on our behalf. A copy of this policy is provided to any client on request.

What is personal information?

Personal information means information about an identifiable individual. This
includes an individual’s name, home address and phone number, age, sex, marital
or family status, an identifying number, financial information, educational history,
etc.

What personal information do we collect?
We collect only the personal information that we need for the purposes of
providing services to our clients, including personal information needed to:

e deliver requested products and services
e enrolaclientin a program
e send out association membership information

We normally collect client personal information directly from our clients. We may
collect your information from other persons with your consent or as authorized
by law.

We inform our clients, before or at the time of collecting personal information, of
the purposes for which we are collecting the information. The only time we don’t
provide this notification is when a client volunteers information for an obvious
purpose (for example, producing a credit card to pay a membership fee when the
information will be used only to process the payment).

Consent

We ask for consent to collect, use or disclose client personal information, except
in specific circumstances where collection, use or disclosure without consent is
authorized or required by law. We may assume your consent in cases where you
volunteer information for an obvious purpose.

We assume your consent to continue to use and, where applicable, disclose
personal information that we have already collected, for the purpose for which
the information was collected.



Insite to Condos, Spring 2018

Sample Privacy Policy:
A non-profit organization subject to PIPA

We ask for your express consent for some purposes and may not be able to
Fill in as appropriate for your provide certain services if you are unwilling to provide consent to the collection,
organization. use or disclosure of certain personal information. Where express consent is

needed, we will normally ask clients to provide their consent orally (in person, by
telephone), or in writing (by signing a consent form).

In cases that do not involve sensitive personal information, we may rely on “opt-
Include this paragraph only if out” consent. For example, we may disclose your contact information to other
you use opt-out consent. organizations that we believe may be of interest to you, unless you request that

we do not disclose your information. You can do this by checking the appropriate
box on our application form or by telephoning our local number/toll-free number.

A client may withdraw consent to the use and disclosure of personal information
at any time, unless the personal information is necessary for us to fulfil our legal
obligations. We will respect your decision, but we may not be able to provide you
with certain products and services if we do not have the necessary personal
information.

We may collect, use or disclose client personal information without consent only

Choose examples relevant to as authorized by law. For example, we may not request consent when the
your organization. collection, use or disclosure is to determine suitability for an honour or award, or

in an emergency that threatens life, health or safety.

How do we use and disclose personal information?

We use and disclose client personal information only for the purpose for which
Include one of your the information was collected, except as authorized by law. For example, we may
organization's purposes. use client contact information to deliver goods.

If we wish to use or disclose your personal information for any new business
purpose, we will ask for your consent. We may not seek consent if the law allows
this (e.g. the law allows organizations to use personal information without
consent for the purpose of collecting a debt).

What is personal employee information?

Personal employee information is personal information about an employee or
Use this section if your volunteer which is collected, used or disclosed solely for the purposes of
organization’s policy includes establishing, managing or terminating an employment relationship or a volunteer
:)ni::n:\aatlizqunployee work relationship. Personal employee information may, in some circumstances,

' include a Social Insurance Number, a performance review, etc.

We can collect, use and disclose your personal employee information without
your consent only for the purposes of establishing, managing or ending the
employment or volunteer relationship. We will provide current employees and
volunteers with prior notice about what information we collect, use or disclose
and our purpose for doing so.
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Sample Privacy Policy:
A non-profit organization subject to PIPA

What personal employee information do we collect, use and disclose?
We collect, use and disclose personal employee information to meet the
following purposes:

e Determining eligibility for employment or volunteer work, including

Fill this in with the purposes verifying qualifications and references

for which your orga.nlzatlon e Establishing training and development requirements

collects, uses and discloses

personal employee e Assessing performance and managing performance issues if they arise

information. e Administering pay and benefits (paid employees only)

e Processing employee work-related claims (e.g. benefits, workers’
compensation, insurance claims) (paid employees only)

e Complying with requirements of funding bodies (e.g. lottery grants)

e Complying with applicable laws (e.g. Canada Income Tax Act, Alberta
Employment Standards Code)

We only collect, use and disclose the amount and type of personal employee
information that is reasonable to meet the above purposes. The following is a list
of personal employee information that we may collect, use and disclose to meet
those purposes.

e Contact information such as your name, home address, telephone
Fill this in as appropriate for number

your organization. e Criminal background checks

e Employment or volunteer information such as your resume (including
educational background, work history and references), reference
information and interview notes, letters of offer and acceptance of
employment, policy acknowledgement forms, background verification
information, workplace performance evaluations, emergency contacts,
etc.

e Benefit information such as forms relating to applications or changes to
health and insurance benefits including medical and dental care, life
insurance, short and long term disability, etc. (paid employees only)

e Financial information, such as pay cheque deposit information and tax-
related information, including Social Insurance Numbers (paid employees
only)

e Other personal information required for the purposes of our
employment or volunteer relationship

We will inform our employees and volunteers of any new purpose for which we
will collect, use, or disclose personal employee information, or we will obtain
your consent, before or at the time the information is collected.

We will obtain your consent to collect, use and disclose your personal
information for purposes unrelated to the employment or volunteer relationship
(e.g. such as providing you with information about our workplace charity
program).

Choose an example that fits
your organization.
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Sample Privacy Policy:
A non-profit organization subject to PIPA

Remember you will be
held to what you say in

A your policy, so your
policy must reflect your

actual practices.

What information do we provide for employment/volunteer references?

In some cases, after your employment or volunteer relationship with us ends, we
will be contacted by other organizations and asked to provide a reference for you.
It is our policy not to disclose personal information about our employees and
volunteers to other organizations who request references without consent. The
personal information we normally provide in a reference includes:

e Confirmation that an individual was an employee or volunteer, including
the position, and date range of the employment or volunteering

e General information about an individual’s job duties and information
about the employee or volunteer’s ability to perform job duties and
success in the employment or volunteer relationship

How do we safeguard personal information?

We make every reasonable effort to ensure that personal information is accurate
and complete. We rely on individuals to notify us if there is a change to their
personal information that may affect their relationship with our organization. If
you are aware of an error in our information about you, please let us know and
we will correct it on request wherever possible. In some cases we may ask for a
written request for correction.

We protect personal information in a manner appropriate for the sensitivity of
the information. We make every reasonable effort to prevent any loss, misuse,
disclosure or modification of personal information, as well as any unauthorized
access to personal information.

Include examples of your
practices.

We use appropriate security measures when destroying personal information,
including shredding paper records and permanently deleting electronic records.

We retain personal information only as long as is reasonable to fulfil the purposes
for which the information was collected or for legal or business purposes.

Access to records containing personal information

Individuals have a right to access their own personal information in a record that
is in the custody or under the control of Name of organization, subject to some
exceptions. For example, organizations are required under the Personal
Information Protection Act to refuse to provide access to information that would
reveal personal information about another individual.

If we refuse a request in whole or in part, we will provide the reasons for the
refusal. In some cases where exceptions to access apply, we may withhold that
information and provide you with the remainder of the record.

Fill this in with information for
your privacy contact person.

You may make a request for access to your personal information by writing to
Name or position title of individual in your organization designated to ensure
compliance with PIPA. You must provide sufficient information in your request to

allow us to identify the information you are seeking.
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Fill this in with information for
your privacy contact person.

You may also request information about our use of your personal information
and any disclosure of that information to persons outside our organization. In
addition, you may request a correction of an error or omission in your personal
information.

We will respond to your request within 45 calendar days, unless an extension is
granted. We may charge a reasonable fee to provide information, but not to
make a correction. We do not charge fees when the request is for personal
employee information. We will advise you of any fees that may apply before
beginning to process your request.

Questions and complaints

If you have a question or concern about any collection, use or disclosure of
personal information by Name of organization, or about a request for access to
your own personal information, please contact Name or position title of
individual in your organization designated to ensure compliance with PIPA.

If you are not satisfied with the response you receive, you should contact the
Information and Privacy Commissioner of Alberta:

Office of the Information and Privacy Commissioner of Alberta
Suite 2460, 801 - 6 Avenue, SW

Calgary, Alberta T2P 3W2

Phone: 403-297-2728 Toll Free: 1-888-878-4044
Email: generalinfo@oipc.ab.ca Website:  www.oipc.ab.ca
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TOP 10 WAYS TO GET THE MOST OUT OF

YOUR RESERVE FUND STUDY

When requesting quotes ask the possible Pro-
viders for sample reports for a condominium
of a similar style to yours (e.g. - townhome,

high rise tower, bareland, etc). Compare fund-

ing models along with services offered and costs

being charged. If you have questions or concerns re-
garding any proposal, identify them and ask for clarification.

Prior to awarding the contract, request ref-
erences from the Provider (preferably from
complexes similar to yours). Call a few Board
members for feedback.

Supply the Provider with the previous Reserve
Fund Study, Condo Plan and Bylaws.

Poll residents to identify any capital item de-
ficiencies and supply to Provider along with
a spreadsheet that identifies previous capital
repairs/replacements, when they were com-
pleted and the costs associated with the work.

Review the draft report and notify the Provider
if you have any questions before approving.
Within 30 days of approval, complete a Re-

serve Fund Plan using the Reserve Fund Re-

port as your guide. Forward both the Report and

Plan to all Owners. Consider sending the report digi-

tally to reduce your costs, providing you have the Owners’
permission to do so.

Correct areas of concerns (deficiencies or
safety concerns) noted in the report. Keep a
record of items addressed in the report.

Complete preventative maintenance on the
capital components on a regular basis to ex-
tend their life span.

Adjust contributions to the Reserve Fund as
recommended in the Report and notify your
Bank and Bookkeeper accordingly.

Contact Professionals for further review(s) if
recommended in the report. Generally, Service
Proposals are produced at no cost and this

will allow you to budget in advance for the
work identified.

Once you have completed a major capital
project, consider requesting an updated Re-
port instead of waiting for the end of the 5

year cycle.
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BEST PRACTICES FOR
MONTHLY FINANCIAL STATEMENTS

The following documents should be made available
to all board members PRIOR to the upcoming me-
eting to allow time to review:

o Statement of Operations for Operating and Reserve
(also known as Income Statement or Profit & Loss
Statement).

o Statement of Financial Position for Operating and
Reserve (also known as the Balance Sheet).

» Accounts Payable Statement (monies the Corporation
owes to Vendors).

* Accounts Receivable Statement (monies owed to the
Corporation,).

e Bank Reconciliation Statement (reconciling financial
records with the Bank Statement) and corresponding
Bank Statement for each account.

» All statements should be for the same month end
date for comparison purposes. An updated AR state-
ment closer to the date of the meeting could also be
provided if there are arrears issues.

* Best Practices would also include a detailed state-
ment of expenses for the month including Vendor,
Amount & Expense Category assigned.

What are the key things boards should be reviewing

within the financials?:

« Significant variations between Actual and Budgeted
projections

« Significant variations between Current Year and
Previous Year

 Balance Sheet: Do Assets = Liabilities + Equity? / How
is our Cash Flow?

« Arrears and Payables greater than 30 days

 Reserve Plan vs. Reserve YTD revenues and expenses

6912 Roper Road
Edmonton, Alberta

é?y/w[e ' " Aber

Phone: (780) 433-2345
Fax: (780) 439-2419

W Email: chester@estategroup.ca

Chester Quaife, Acm
PRESIDENT/BROKER
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CHOOSING THE BEST FERTILIZER FOR THE JOB «savmono om

With spring around the corner, we begin

to think about the landscaping around the
complex, signing new contracts with the
lawncare people, and organizing spring
clean ups. Fertilizing the lawn after spring
clean up is a great way to keep the lawn
green, healthy, and weed-free. However,
fertilizer choices can be overwhelming
nowadays. What is the best type of fertilizer
to use? Do you go with a company that
applies it in a liquid form, or one that uses
granular? What are the differences between
the two? | will give you the pros and cons
of both so that you can better decide which
fertilizer best suits your needs.

First, it is important to know that nitrogen is food for the
grass and what makes the lawn green. Nitrogen is also
a mobile nutrient, meaning that it does not have to be
applied on every square inch of ground. Once it is in the
ground, it can travel to the roots and be absorbed. How-
ever, if it is not used up right away, it can be released back
into the atmosphere and wasted. It is possible to lose up to
30%-40% of the nitrogen if there is no rain for two weeks.

When buying fertilizer, look for the guaranteed analysis
on the bag. This guaranteed analysis will tell you exactly
what is in the packaging, as it is very similar to nutrition
facts on food labels. The guaranteed analysis will list three
numbers: the first number is nitrogen, the second is phos-
phorous, and the third is potassium. The numbers repre-
sent the ingredients by the percentage of the weight of
the bag. So,for a 25 pound bag with a guaranteed analysis
of 25-10-12, it will contain 6.25 pounds of nitrogen. When
the contractors buy fertilizer, pound for pound, the cost of
liquid fertilizer will always cost more, due to a higher con-
centrate of nitrogen. However, it gets diluted with water
and the final amount when applied, is less than granular.



Granular fertilizer i‘.”

Pros: This is a very
easy product to
use. You will only
need a broadcast
spreader and you are in
business! Contractors do not need a special license
to use this product and they cannot “dilute” the ratio
of nitrogen. It is very difficult to “burn” the grass with
granular fertilizer, and if an excess amount is spilled
onto the ground, it can be easily cleaned up and
blown off. In addition, the tracks from the spreader
allows the contractor to see which areas have already
been covered, and which areas have been missed.
There is usually a higher amount of nitrogen and due
to the slow release of the granules, your grass will
stay green longer. As a bonus, granular fertilizer can
be applied even on windy days, as over-spraying it
will not harm bushes and other vegetation.

Cons: Due to city by-laws, this cannot be a “Weed &
Feed. This service also usually costs more than lig-
uid applications. Moreover, granular fertilizer requires
water to activate, so it also must be applied when
there is rain in the forecast, or if the property has an

irrigation system.
Pros: This fertilizer is already in liquid

form,so it is much easier for the grass to A
absorb, resulting in the lawn turning
green immediately. A weed control
product can also be mixed in the so-
lution and applied at the same time.
This service is also lower in cost.

Liquid fertilizer

Cons: The exact mix ratio is not always known to the
customer. It is easier to “burn” the grass, as it can sit
on the blade, so usually the nitrogen content is lower.
This minimizes the risk of staff burning the grass. Due
to the lower nitrogen content, the “‘green” can fade
faster and will need another application sooner. In
addition, liquid fertilizer cannot be applied when it
is too windy, due to the weed control that is mixed in.
Contractors will not risk over spraying on bushes and
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SEBEGIMVVEISSZYOHNSON

as the preferred contractor for your condo complex

+ Standard Heating and Air Condlitioning
Installations.

* Easier for owners as we will
know the complex.

* No more board meetings to
approve one off installations.

+ Competitive pricing and best
in class service.

We will meet with the
board to help develop
specifications for the
complex.

Call us for
more detalils.

WEiss- aOHNSON

HEATING, AIR CONDITIONING

780-463-3096 * www.weiss-johnson.com

Reynolds E. (Sonny) Mirth, 0.C
Mirth i '..
RMRF OO 10 Shipley

BARRISTERS soLICITORS | &Farmerie [LElGENTE]

LANDLORDI&; TENANT ISSUES
UORPORATE & COMMERCIALTRANSACTIONS
CIVILLITIGATION

PROJECT FINANCE
CONSTRUCTION ISSUES: TENDERS, BONDS, BUILDERS

Phone: 780.425.9510
Toll Free: 1.800.661.7673

Email: mailermrf.com www.rmrf.com
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trees and will postpone to another
day.

It is recommended that you fertilize
three times a year. Once in the spring,
then in the summer,and finally in the
fall. After a long cold winter, grass
will need some work to come out of
its dormant stage. After the spring
clean up,fertilize with a higher nitro-
gen content to help give it a boost.
But be careful not to fertilize too ear-
ly, as the roots need to establish in
early spring, and there may be some
remnants of nitrogen left over from
fall fertilizer application.

A summer application can strengthen
grass blades, helping them recover
faster from the heat and drought.
When the temperature rises and
there is no rain in sight, grass can
turn brown and brittle. Potassium,the

third ingredient listed on the guaran-
teed analysis, will help with drought.
It is responsible for maintaining wa-
ter use efficiency and plant rigidity.
If you walk on your lawn, and the
foot print depressions stay for a few
days, that indicates a potassium defi-
ciency. However, do not apply during
the high heat, as fertilizing without
enough water can also damage your
lawn.

It is advisable to apply fertilizer with
a higher phosphorus content during
the late fall. Phosphorus is the sec-
ond ingredient in fertilizer, and its
job is to stimulate root growth. This
will give it a good strong base and
have a better start in the spring. You
must be thinking ahead to the next
season.

Both liquid and granular fertilizer,

when applied correctly, will result in
a beautiful lawn. If budget is an issue,
then I would go with liquid. But if you
want a better value for your money,
then | would be using granular. A
beautiful and green lawn will give
your complex better curb appeal and
make you the envy of the neighbour-
hood. Hiring a good contractor and
having a professional fertilize your
lawn will give you peace of mind,and
allow you to better enjoy your lawn!

Raymond Dam is the owner of Sting
Ray Building Maintenance Ltd. His
company services condominiums and
commercial properties in the Ed-
monton and surrounding areas. Ray-
mond also has a YouTube channel
where you can check out his visit to
the Sturgeon Valley Fertilizer facility:
https://youtu.be/luQ2Hc1J6GU

So you can focus on your property.

Reliance. The smart choice in Appraisals and Reserve Fund Studies.

Wisit us enline at:

relianceconsulting.ca
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THE BENEFITS OF A CONTROL ADJUSTER

sy CORY GILLIAM

The condominium insurance industry
certainly has faced its challenges in recent
years. Multiunit residential and commercial
structures, by their nature, are susceptible
to many risks that can result in significant
damages. When an insurable loss happens
it often leads to many challenges with
communication, continuity of claims
handling and cost control. You may not

be aware that you can arrange for an
independent adjuster to be your control
adjuster for all claims that may arise at your
properties with no additional cost; as the
insurers pay the expense. Control adjusters
are provincially-licensed independent
adjusters in Alberta.

Insite to Condos, Spring 2018

At AT

Many condominium management companies, and their
insurance brokers, are turning towards a control adjuster
to effectively manage these challenges and work closely
with all interested parties. A control adjuster can also as-
sist in a consulting capacity to help with uninsured loss-
es, recovery of deductibles or general insurance/claims
questions.

Experience and communication are key. When consider-
ing a control adjuster you want to ensure they have ex-
perience handling claims for condominium corporations
and their insurers. Experience handling unit owner claims
is also important. There are many overlapping concerns
for condo corporations and unit owners alike. A good ad-
juster is constantly communicating with your condomini-
um manager, condo board, unit owners, tenants and their
respective adjusters, various contractors and experts who
assist with assessing damages and repairs. Control adjust-
ers are also in communication with the various insurers
involved to ensure there are no coverage issues and all
payments are made in a timely fashion. Having the same
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KELLER

ENGINEERING

YOUR
CONDOMINIUM
ENGINEERS

(403) 471-3492

200,1001 1ST ST. SE,
CALGARY, ALBERTA, T2G 5G3

WWW.KELLERENGINEERING.COM

control adjuster each and every time there is a claim
is extremely valuable. Too often insurers will assign an
adjuster who has limited experience, no interest in cli-
ent relationships and no reasonable expectations to
meet certain deadlines and address problems promptly
when they arise. They often have too many claims and
they will not make your claim a priority. That is why
many condo boards and managers are moving towards
control adjuster arrangements. This way you deal di-
rectly with the same adjuster every time.

Your control adjuster program should be structured to
work closely with the condominium managers, or in
the case of a self-managed building, works closely with
board members, and their respective insurance brokers
and insurers. A competent adjuster will have a com-
prehensive system that manages the challenges faced
when damages occur to a building.

A brief summary of the key areas a control adjuster can
assist your condominium with are listed below:

FIRST RESPONSE
e Phone calls, email, communicate with all parties and
contractors on mitigating damages.
 Site attendance in a timely manner to mitigate dam-
ages and ultimately minimize the cost of repairs.

INVESTIGATE

* Interview witnesses, unit owners, tenants and in most
cases obtain detailed statements.

 Determine the ultimate cause of the loss and confirm if
any liability against any third party.

e Gather important information like unit owner/tenant
insurance policy information for future subrogation/re-
covery efforts.

* Hire experts if the need arises such as engineers, mold
and asbestos hygienists, etc.

EVALUATION AND NEGOTIATION

« Create emergency and repair scopes.

» Obtain multiple contractor bids if required.

e Meet with contractors on site to review scope and repair
timelines.

» Set expectations for unit owners and tenants on the re-
pair process and timeline.

» Resolve conflicts about the scope of repairs if there is



disagreement.

* Review and settle potential disputes
with contractors regarding deficien-
cies.

SETTLEMENT

e Confirm with insurers on repair
scope/cost and arrange for payment/
settlement.

* Assist/negotiate  settlements  for
owners with unit improvements/up-
grades that may not be covered by
the condominium corporation policy,
to pay their upgrade repairs and
communicate with their adjusters.

LIABILITY

e Common Law and Statute Law and
how they apply to condo property
damage scenarios.

 Condo bylaws and Condominium Act
of Alberta and communicating this to

all parties.

* Burden of Proof established through
thorough investigation.

 Limitation period (2 years in Alberta).

As you can see, there are various
components of handling a claim.
They can be complex and very time
consuming. A control adjuster pro-
vides these services so that you have
the same adjuster for each and every
loss. You get to know your adjuster,
rely on him/her to provide the same
quality of service each and every
time. Consistency is paramount on
communication with all interested
parties in order to provide continu-
ity in claims handling. The expecta-
tions and processes are in place in
order to minimize your workload
and added stress when damages oc-
cur. Each building and each condo

Insite to Condos, Spring 2018

manager and/or board has different
challenges. We can create a plan of
action that works for you. Having a
good adjuster will reduce the cost of
claims and hopefully result in keep-
ing premiums lower in the long run.

Contact your insurance brokers and/
or local independent adjuster offices
to see how they can assist you with
your future claims.

Cory Gilliam, BA, CIP is a Partner and
Claims Adjuster for T&L Adjusters Ltd.,
a full service, independent, adjusting
firm serving all of Alberta.
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Spring Cleaning and
Maintenance Packages

PANELESS

window

washing

« Eavestrough and roof drain cleaning and repairs

« Pressure cleaning—entrances, walks, decks,
siding, and common areas

» Window cleaning

« 3-year fixed prices available

COR Safety Program—adhering to the
strictest safety standards

780.707.8385 panelesswindow.com
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www.elecom.ca

Our inspired & certified team members
complete your project on time
while minimizing business disruption!

GENERAL CONTRACTING
ELECTRICAL
MECHANICAL
PLUMBING & HEATING

EXPERTS IN
FIRE & SAFETY
CODE UPGRADES

PHONE 24-HOURS
(780) 453-1362

ASK ABOUT OUR FIXED-PRICE
SERVICE CONTRACTS TODAY!
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o "domhégémeﬁfm'éy not directly be
responsible for the daily operation of a
swimming pool/spa on site, it is vital that all
members are aware of who is responsible
for the swimming pool/spa and how to
contact them when needed. It is important
that all condominium board members,
owners and condo management know the
following information about their swimming

pool/spa for the safety of the users:

WHAT DO CONDO BOARD
MEMBERS NEED TO KNOW ABOUT
THE SWIMMING POOL / SPA?

trained specifically in s  operations
and water safety. All day-to-day operations are the re-
sponsibility of this individual. Find out who the certi-
fied pool operator is in your property.

According to the Alberta Health Regulations, the certi-
fied pool operator or designate, must test the water
of the swimming pool/spa DAILY for correct chlorine
levels, pH and clarity. Adjustments to the pool water
chemistry are made at this time to ensure patron safety
and comfort. All adjustments are to be recorded.

All public swimming pools/spas must additionally sub-
mit a WEEKLY bacterial water sample to the provincial
laboratory. Condo management/staff may be asked to
take a sample if the certified pool operator is unavail-
able. It is imperative that staff are properly trained in
the collection of this sample, as incorrect sampling
may result in closure of the pool by your local Public
Health Inspector.
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% Creative Thinking
Practical Results

RJC Engineers has over seven decades of experience in the
design, evaluation, restoration and upgrading of buildings
and parking facilities. We are committed to delivering
superior client service and engineering excellence.

| Roof Anchors / Fall Protection

| Technical Audits and Evaluations
| Reserve Fund Studies

m Thermographic Scans

| Balcony Review and Restoration

B Building Envelope

B Structural Restoration

m Structural Engineering

® Parking Garage Restoration
B Concrete Repairs

T discuss your building peeds, please contact
Nick Trovato, MEng PEng
780.452 2325 | ntrovato@rjc.ca

Jamie Murphy, RET, LEED® AR GCCA, BL{Eng.)
780.452.2325 | jmurphy@ric.ca

Read Jones Christoffersen Lid.

CONDOMINIUM QUESTIONS?

*  Are Special Assessments Coming?

*  Leaks, Mould, Repairs, Bugs: Who
pays?

*  Board Meetings, effective,
productive?

* Is the Reserve Fund Adequate?

*  Are owners and residents kept
informed?

*  Are condo documents easily
accessible?

* Is there a Risk Management Plan to
avoid legal and insurance claims?

* Need an independent chair?

Need help and information?
Call Gertrit at 780-982-4355
email: rosetree_g@hotmail.com

ogmg‘ee

M

Mediation, Arbitration and Consulting Services

The swimming pool/spa is also under the directive of
a Public Health Inspector. The Public Health Inspec-
tor is responsible for reading the weekly lab results
and to consult with the operator as needed. All condo
boards should have the Public Health Inspector’s con-
tact information if the certified pool operator is un-
available. Please refer to AHS - Environmental Public
Health under “Information for Your Business” for more
information on your swimming pool/hot tub.

All condo management should know when and be
empowered to close the pool in the case of any form
of contamination, clarity issues and/or fecal accidents.
Management should always err on the side of caution.

Please also be aware that the Alberta Pool Standards
were recently amended in 2017. Please visit AHS Pool
Standard Update for Operators to understand the gen-
eral changes that may affect your facility. Alternative-
ly, you can contact your Public Health Inspector.

It is important that condo board members know that
they are never alone when it comes to dealing with
the swimming pool/spa. The certified pool operator
and Public Health Inspector are only a phone call
away.

Sharon Milroy BSc., CPHI(C) is a Health Educator and En-
vironmental Health Officer with Alberta Health Services.
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WHY DOES MY CONTRACTOR HAVE TO GET WCB COVERAGE? » sommwa pauue

Do you ever struggle to explain to a

unit owner and or a board of directors
why Workers” Compensation Board
(WCB) coverage is required by
contractors working on site and/or at the
condominium?

Sometimes the response you get back is
“he is self-employed and no one works
for him,” so why does he/she require
WCB coverage?

What about when a unit owner hires their plumber friend
to snake a blockage in their unit and their plumber friend
ends up snaking 8 feet out and into common property to
alleviate the blockage? What happens when the owner
now asks the corporation to pay their plumber friend’s
invoice? If the board of directors approves payment of the
invoice even though the plumber friend does not have
WCB coverage, what happens then?

How do you explain to an owner or board member that
any paid subcontractor hired by the corporation is deemed
to be an employee of the corporation?

| am definitely not an expert on this subject matter and
owe many thanks to my contacts at the Workers’ Com-
pensation Board (WCB). | also don’t want to deter people
from volunteering to help the corporation, but ultimately
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all condominium management companies are under
contract to protect the interests of the corporation to
FO R WI N D OW the best of their ability.

& D 00 R So here is the Employer Fact Sheet information | pulled
off the www.wcb.ab.ca website, which is my go-to docu-
ment to assist me in explaining this important issue.

REPLACEMENT

« Syearinstallation warranty Condominium corporations/homeowners

e Over 30 years experience associations

* Licensed, bonded, insured, WCB certified Workers’ compensation insurance protects employers

* Comprehensive product warranty and workers against the impact of work injuries. This

* Knowledgeable staff . . . . -

e Commercial financial solutions insurance is required by legislation for employers oper-
ating a condominium property if workers are employed.

It may also include residents/owners and their families

-4
i

%%VNVB%{/{\EIE if they are paid for the services they provide. As con-

dominium corporations are typically considered “not for

;%: RENGIYATTHS profit;” coverage for unpaid individuals (volunteers) is
1-800-639-8846 | awwreno.ca not compulsory.
qé B NAGED (s p} Subcontractors
©COMPANIES Any paid subcontractors hired for a service that sup-
000217.31.07.15 ports the operation of the corporation and its holdings

are considered to be workers of the corporation or as-
sociation. This includes part-time, full-time, casual and
Dependable Commercial Landscape piece workers. Please refer to your responsibilities for
Maintenance & Snow Removal contractors and subcontractors page for your specific

requirements.

Subcontractors are not considered workers of the cor-
poration or association if they:

» Have their own WCB account.

* Are operating as a corporation.

Are performing the work as:

» An employer.

Ruality Services AR ool . « Aworker of another employer.

» Spring & Fall clean-up : * Adirector of a corporation.

» Lawn Maintenance » Parking Lot Clean-u I * A proprietor with personal coverage.

® Hedge &Tree Pruning  ® Aeration ‘-.‘r oy « A partner in a partnership with personal coverage.

@ \Weeding / Spraying @ Winter Services

her services by reque;t;- Solstice Landscape Maintenance _par'rie;ﬁa i | L.

surance, WCB and is a mer"r‘l@.r:f the Canadian Conduminium Institute. Condominium owners or tenants

. : 5' : If an owner or tenant of a condominium (excluding a

Nears S, . . . . .
O % board member) is being paid to provide a service to the

Sslstice

Commercial Snow & Landscape Maintenance

condominium corporation, the residents/owners are
g considered to be a worker. Unpaid individuals perform-
, 877.238.9219 i i _for- ini -
www.solsticelandscape.ca info@solsticelandscape.ca Ing Services for a not-for prOﬁt condominium corpora
tion are considered to be volunteers and are not auto-
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matically covered. These individuals
can only be covered through a special
request for coverage. Once an appli-
cation to cover the volunteers is sub-
mitted and approved, the condomini-
um corporation must include a value
for their services with the insurable
earnings information submitted for
their paid workers. This value of ser-
vice should represent a fair market
value for the services provided.

Optional coverage

Directors/board members

Even though most condominium cor-
porations carry private insurance for
“director’s liability; this does not usu-
ally cover bodily injury to the direc-
tors while they are providing a ser-
vice to the condominium corporation.
Private directors’ liability coverage
responds only to acts of negligence
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pertaining to the operation or affairs
of the corporation. Directors/board
members are not automatically cov-
ered for work injuries.

To obtain this coverage, you can buy
personal coverage for elected direc-
tors who are registered with the con-
dominium corporation. An official list
of directors will be required when
you apply for personal coverage.
Please refer to the Personal Coverage
page for more information.

If a director/board member has per-
sonal coverage in effect and is in-
jured,and the director/board member
has a full or part time job, not only
are the wages from the board earn-
ings (if any) covered, but a loss of sec-
ondary earnings from other sources
is also taken into consideration when
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processing a claim. Personal cover-
age also provides liability protection
whereby the director/board member
cannot be subject to a lawsuit for a
work related incident by any other
worker covered under Alberta work-
ers’ compensation legislation.

What about owners who want to vol-
unteer at the condominium, but it
isn't worth their while if they have
to buy WCB coverage and liability
insurance. Do these individuals also
require WCB?

If an owner or tenant of a condomin-
ium (excluding a board member) is
being paid to provide a service to the
condominium corporation, the own-
ers/residents are considered to be a
worker. Unpaid individuals perform-
ing services for a not-for-profit con-

I .
MORRISON HERSHFIELD
ENGINEERING Consulting Services

Warranty Reviews

Building Envelope Assessment and Testing
Reserve Fund Studies

Technical Audits

Roofing Assessments

Design & Contract Administration for
Building Envelope Repair & Renewals

In House Mechanical / Electrical / Structural

Billy Huet, P. Eng, Principal
Department Manager
Building Specialty Services

780.483.5200
bhuet@morrisonhershfield.com
www.morrisonhershfield.com

300, 1603 - 91 Street SW
Edmonton, Alberta
T6X 0W8




» Londominium
Financiallnc.

jim@condominiumfinancial.com 780-952-7763 Www.condominiumfinancial.com

- we Work for You - not the | | e We can save you time and expenses. |

1 | Property Managers, less workload.
! I-en—ders | | Board Members, one resource, cost effective |

| | l e We will prepare all the loan applications to

- n Free COnSUItationS! | | multiple lenders on your behalf. |
1 N k filled out by Board Memb [
| Learn about Condo Loans | : or bramerty Managera. ) o embers I

| e We will help prepare the loan information

= Personalized Service — : | package sent to owners about the |

Information Meeting, where owners can

from beg i nn i ng to end | ] hear about the loan option. Our expertise for |

. | these meetings saves you effort

e We will present the loan information to the |

O Helping Condos Canada l | owners at the Information Meeting and

| ] answer all their questions. No need for the

Wide since 2009 ! | Board Members to explain.

| | ] e We will help with the loan draw requests
] | during repair. No need to run around, we |
handle it. [

Call or Email Us!
We are here to help.

780-952-7763
Jim@condominiumfinancial.com
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dominium corporation are considered to be volunteers RESPOND. RESTORE. RESCUE
and are not automatically covered. These individuals

can only be covered through a special request for cov-
erage. Once an application to cover the volunteers is
submitted and approved, the condominium corpora-
tion must include a value for their services with the
insurable earnings information submitted for their paid
workers. This value of service should represent a fair
market value for the services provided.

WORKING TOGETHER as

If this special request to cover volunteers is not done
by the condominium corporation and a resident/owner Y““R TRUSTED REST"RA""N PARTNER,

is allowed to perform services for the not-for-profit

f:ondo‘mlnlur.n corporation afnfj gets |nJure.d while do o P“roc ean* 24 hours a day,
ing this service the condominium corporation could be L52X et moprty pamsse 1 days a week
open to lawsuit by the resident/owner. Emergency Response

(780) 705-9995
| also frequently call the Employer Services general Toll Free: (877) 261-876

phone number (780) 498-3999 and they have advised www.PuroClean.ca/edmontonsouth
me that the owner should obtain a “clearance letter”
from their contractor or subcontractor (they should
request this from the contractor/subcontractor before
they hire them and before they pay their last payment
to them.)

| hope you find this information as helpful as | have!

Colin Presizniuk & Associates’

Joanna Pauline is a Property Manager for AIM Real Estate
perty ger f Chartered Professional Accountants

Corporation.

Luu Ho cpa, cca,cre

Partner

Condominium Accounting & Auditing

Personal and Corporate Income Tax
U.S. Tax Compliance
Small Business
Not-for-Profit Organizations

Business Advisory
Estate Tax Planning
Succession Planning
Investigative Forensic Accounting

107, White Oaks Square (780) 448-7317
12222 - 137 Avenue 1(844) 448-7317 toli-free
Edmonton, AB (780) 448-7300

T5L 4X5 info@hocpa.ca

AAYA .Ca

*denotes a professional corporation
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THE LIFESTYLE OF YESTERDAY, TODAY & TOMORROW

v HELENA R. SMITH

In the mid-sixties, a ‘new’ living
concept was introduced in Alberta —
condominium, living in an environment
of shared responsibilities. A new
lifestyle was born. Slowly but surely,
the concept developed and evolved.

At the beginning, as the tax structure
for building condominiums was
advantageous to developers, many
apartment buildings were built as rental
properties, registered with Alberta
Land Titles and became condominium
corporations but were not operated as
such. Over time, tax structures changed,
marketing changed, consumer needs
changed and governance changed.

In the early days of condominium, there was
considerable resistance to this idea. In Alberta,
people were conditioned to live in single-fami-
ly homes where they could basically do as they
pleased. As time went on, these ideas evolved.
Developers determined that there was money to
be made building condominiums and with this
change came a different approach by their mar-
keting companies. Through the 1980s came a fo-
cus on lifestyle. No snow shoveling and no grass
cutting. As the largest percentage of the popu-
lation was growing older, this was an appealing
change from what had been the norm. In speak-
ing with many condominium owners, until a few
years ago this was what condominium living was
all about - no responsibilities. The lifestyle of the
average condo owner was that of a just about to
be retired or early retiree that had a considerable
amount of disposable income. They liked to travel
or whatever and did not want to be burdened
with outside maintenance chores. The marketing
of condominiums reflected this idyllic lifestyle. In
the 1990s, things started to change.
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Alberta is an affluent province with abundant financial
opportunities and people were moving here in droves. @ Arthur J. Gallagher
With this migration came different ideas about con- b T
dominium. Other provinces had well defined concepts ReslERS GLOBALLY

about condominium living. These ideas translated INSURANCE EXPERTISE (NOWN,

LOCALLY

into new perspectives. Long time residents began to WITHA SOLID FOUNDATIUN GROWN.

realize that living in a condominium could have its Arthur J. Gallagher has the knowledge and expertise Founded
.. . to help you better manage your property portfolio and
advantages- A condomlnlum - Whatever kmd - Wwas financial risks. Whether you are a large commercial real
usually less expensive to purchase than a single fam- estate developer, proper{yiIERiUCIERURIR
y g residential homebuilder, trust our team’s expertise to
|[y home‘ |f yOU were sta rting out in home Ownership’ secure the coverage you need to keep your business on

a solid foundation.

this was a good place to start. If you were downsizing
the family home, buying something less expensive
. Benefit from our global scale and our

than your current home could free up a considerable unparalled local Knowedee i the
amount of equity. During this time, as condominium b
developments were becoming more prevalent, the
provincial government was working on revising the
Condominium Property Act. The major change, once

. . % ¥ FOR MORE INFORMATION,
the new act was enacted in 2000, was the require- CONTACT:
ment for condominiums to have and maintain a re- ‘
serve fund and undertake a new Reserve Fund Study ;
every five years. Slowly but surely, people were be- ’ f Michael Arnold

L Account

ginning to realize that condominium ownership did :
come with responsibilities.

EXPERTISE. TRUST. VALUE. SERVICE.

Will Summers
Vice President

As the new millennium dawned, condominium had . A
evolved into a well-entrenched lifestyle with almost e | ! & 4 Calgary, AB
infinite possibilities. The developers had begun by ) il 4
providing basic townhouse condominiums. Apartment
style units were next, then bareland units were being
built. Unfortunately, few owners realized what they
were buying. Marketing was more concerned with
selling than educating. Today, every configuration
imaginable is available to the consumer. The astute
prospective owner is able to learn about what they
are intending to purchase by taking the courses of-
fered by CCl (Canadian Condominium Institute), read-
ing the Condominium Living sections of newspapers
or reading the myriad books and articles written to
help them with their decision, much of which could/
can be accessed on the internet. Slowly but surely, the
knowledge base is growing.

1" Avenue S.E.

As with any and all consumer products, as consumer
education grows, so the industry will change. This is
happening with the condominium industry. The mar-
ket used to be driven by the developers and their
marketing arms. They told the consumer what the

Arthur J. Gallagher Canada Limited
ajgcanada.com




“Our goal is to have clients, not customers”

Capitall

—= Exterior Solutions —
11567 - 149 Street, Edmonton, AB T5M 1W9
Phone: 780-757-3930 | www.capitall.ca

Capitall Exterior Solutions is an owner-operated
company with over 30 years’ experience.

We offer these services with our

own in-house hourly employees: luti I/ll’/e ‘"’2 a .
® Full exterior envelopes solution-based company:

. All of our services come
® Windows and doors with an industry-leading

® Siding, soffit and fascia 10 Year Warranty on Labor
® Vinyl membrane decking Bundle our services and SAVE!
® Railings Any 3 services offered

completed consecutively -
5% discount

More than 3 services
offered completed consecutively -
10% discount

a3 o T



consumer needed and that need
was spread through skillful market-
ing campaigns. Today, consumers are
taking advantage of the educational
opportunities available and are start-
ing to state their wishes. No longer is
condominium primarily for the mid-
dle aged or for seniors. Today, young
people are taking advantage of the
opportunities to purchase their first
home for less than a single-family
dwelling. Some complexes have their
snow shoveled and some don’t, but
there is a choice. Townhouse, bunga-
low or apartment style, the consumer
has a choice. Entry level or high end,
there is a choice. In the Condomini-
um Living section of the November
14, 2004 New York Times, there was
an article about a teacher who had
bought a 480 square foot condomin-
jum in Manhattan for $450,000. She

was ecstatic about her purchase, as
she never thought she would be able
to find something she could afford in
that part of New York - something for
everyone.

Over the years, condominium has
evolved from a fledgling industry to
a vibrant and very large aspect of
society. As the consumer base grows
and as their education about condo-
minium grows, there will be changes
for good in the industry. As a more
diverse population purchases condo-
miniums, what is available to them
will expand. Marketing will have to
change its approach as they will be
speaking to a more informed con-
sumer. Government laws and regula-
tions that once governed the industry
very loosely have constantly tight-
ened and refined their rules—the

EDMONTON'S TRUSTED
PROPERTY MANAGEMENT PARTNER

We are committed to creating valuable solutions for real estate owners,
meeting their needs and maximizing the value of their real estate assets.

AJAY PARMAR

780.641.0222
780.641.0228

aparmar@groupthree.ca
www.groupthree.ca
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new amendments to the Condomin-
ium Property Act of Alberta are just
coming into play. The last forty years
have seen the birth and evolution of
a billion-dollar industry. The ensuing
years will be demanding and excit-
ing, with the emphasis on exciting.

Helena R. Smith, ACCI, FCCI
HRS Condominium Consulting

GROUPTHREE

PROPERTY MANAGEMENT INC.

300, 10240 -124 Street
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CONSIDERING CHARGEBACKS

A 2017 ALBERTA COURT DECISION HAS CLARIFIED CONDOMINIUM CHARGEBACKS

8y NATASHA SUTHERLAND

Condominium fee and assessment
collection is a highly technical and complex
issue. There are a number of terms which
are used and defined by the courts, with
different meanings to slightly different
nuances within the same issue. It can be
confusing to keep track of the terms and
what items into what categories.

In January 2017, the Court of Queen’s Bench of Alberta
released a decision affecting condominium corporations
and the ability to charge expenses back to unit owners.
The decision, Bank of Montreal v. Bala (Bala), reached by
the Honourable Justice K.P. Feehan, was an appeal by the
Bank of Montreal of a lower court ruling. It addressed
several items, including:

a)

b)

d)

whether condominium corporations can levy a
chargeback (aka a “disproportionate condominium
contribution”) against only 1 owner;

whether condominium corporations can charge
back an insurance deductible as a contribution
against a negligent owner, and whether this

would have priority over the mortgage;

what evidence is required to demonstrate
negligence; and

whether legal fees related to the collection also
have priority.

It was hoped that this decision would provide some clar-
ity to the uncertain landscape, as well as create consis-
tency throughout the province. Unfortunately, there still
remains some disagreement as to how this case should



be applied; nonetheless, Justice Feehan does an ex-
cellent job of pulling together many cases which
makes the decision a great resource.

Disproportionate Contributions

Currently under the Condominium Property Act, R.S.A.
2000, c-C22, a condominium corporation may levy
disproportionate contributions against owners, if it
is specifically permitted by the corporation’s bylaws.
Disproportionate contributions are any expenses that
are calculated on a basis other than unit factors, and
include items such as chargebacks and insurance de-
ductibles.

The language contained in a corporation’s bylaws
permitting a disproportionate contribution must be
examined on a case-by-case basis. In this particular
case, the words in the bylaws were:

“as if it were a Common Expense levy upon the Owners’

Unit or Units and will be a charge upon such Unit or
Units”

These words were deemed sufficient in this circum-
stance.

Takeaway: Before attempting to levy a chargeback that
is disproportionate to the unit factors, the board must
ensure that the bylaws of the corporation contain ap-
propriate language to allow them to do so.

Definition of Contributions

In order to determine if an insurance deductible can
be considered a contribution based on the Condomin-
ium Property Act, Justice Feehan also looked at the
definition of “contributions” The Act describes contri-
butions as a fund to cover:

‘administrative expenses...for the control, management
and administration of the common property, for the pay-
ment of any premiums of insurance and for the discharge
of any other obligations of the corporation.”

Justice Feehan further describes administrative ex-
pense as excluding fines, unpaid rent, penalties or
sanctions imposed by the condominium corporation.
However, actual out-of-pocket expenses that arise
from the control, management and administration of
the corporation are permitted. This includes charge-
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backs and insurance deductibles.

Takeaway: Actual out-of-pocket expenses incurred by the
condominium corporation arising from the control, man-
agement and administration of the common property, are
contributions pursuant to the definition of the Condominium
Property Act.

Takeaway: Fines, penalties and other sanctions allowed by
the bylaws of the corporation are not included in the defini-
tion of contributions.

Takeaway: This may change. Proposed amendments to the
Condominium Property Act may affect the definition of con-
tributions. Stay tuned to CCl articles and information ses-
sions later in 2018!

Owner Negligence

In this particular case, the wording of the bylaw that al-
lowed the corporation to charge back the insurance de-
ductible against an owner required that there be negli-
gence on the part of the owner or tenant of the unit. In
his decision,Justice Feehan had to evaluate the evidence
of negligence presented by the condominium corpora-
tion, which consisted of board meeting minutes and an
invoice provided by the initial emergency contractor.

As noted in the decision, the board’s meeting minutes
were relatively detailed and demonstrated that the board
had considered the possibility that the damage was
caused by the owner or his tenant, but specified that they
were awaiting a report from the plumber. The minutes
from the follow-up meeting confirmed that the plumber’s
report had been reviewed and that the loss was due to
the actions of the tenant.

It is important to note that the plumber’s report was not
included as evidence, and if the board meeting minutes
had failed to provide sufficient detail regarding the cause
of the damage, there would have been insufficient evi-
dence to support a finding of negligence.

Takeaway: Where a condominium corporation is seeking to
demonstrate liability for negligence or any other action in
which the condominium corporation is making allegations
against an owner (such as chargebacks, breach of bylaws or
other fines) the board must ensure that there is adequate



evidence to prove the allegation. This includes detailed
board meeting minutes and the provision of any profes-
sional reports, photographs, video footage, and any other
documentary support for the corporation’s allegations.

Legal Fees

The aspect of the Bala decision that remains the most
controversial is the treatment of legal fees incurred for
the collection of the contributions.

Justice Feehan pointed out that the Condominium Prop-
erty Act has a specific provision that allows the condo-
minium corporation to recover “all reasonable costs, in-
cluding legal expenses” from “the person against whom
the steps were taken. In this case, the corporation had
been forced to bring an application against the Bank
of Montreal as the first-place mortgagee. Based on this
provision, Justice Feehan awarded the legal costs in-
curred by the condominium corporation against BMO
as the “person against whom steps were taken.” In do-
ing so, he recognised the corporation’s ability to recov-
er those amounts on a solicitor-and-client basis, again
provided that the corporation’s bylaws allow for it.

The other side of this determination, however, was that
the legal fees incurred by the condominium corpora-
tion are not characterised as a contribution with prior-
ity over the prior registered mortgagee.

Instead, it was determined that the legal fees incurred
by the corporation for the enforcement of their bylaws
and the collection of properly levied contributions were
enforceable only against an owner. In other words, the
corporation can still recover legal fees against the
owner, but not against the unit.

Takeaway: Legal fees have a different meaning than
“solicitor-client costs” within the case law. Solicitor-client-
costs can be considered “100 cents on the dollar.”

Takeaway: A “contribution” has priority over the mort-
gages on title. Something that is not a contribution and
instead “against the person” can be collected but will not
have priority over the mortgages.

Takeaway: Legal fees are recoverable from the party
against whom the condominium corporation had to take
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legal steps. However, legal fees are not a contribution. There-
Jore, legal fees do not take priority over mortgages.

Best Practices

There are several steps that should be taken by a condo-
minium corporation to ensure that they maintain the best
position possible when collecting contributions from
owners:

1) Ensure that the contribution has been properly levied.

e There must be a board resolution to approve a spe-
cial assessment;

e There must be a board resolution approving the
chargeback of actual expenses incurred by the cor-
poration as a contribution. This can include damages
or insurance deductibles. It should also reference the
unit in question; and

e The board must not caveat or characterize any fine,
sanction or penalty as a condominium contribution.

2) Ensure that there is sufficient evidence to support the
charge back.

e Keep detailed board meeting minutes;

e Request and retain assessments of the situation from
the party who is the first on site to address an emer-
gency issue;

e QObtain expert assessments where necessary to de-
termine the cause of an issue;

e Obtain witness statements; and

e Review and keep on file any security camera footage
or other evidence.

3) Ensure that the bylaws of the corporation contain the

necessary language.
e The board should ensure the corporation’s bylaws
allow the corporation to collect the specific expense
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back from an owner as if it were a contribution; and

»  When seeking to collect legal fees on a solicitor-and-
client basis, that the corporation’s bylaws specifically
allow for solicitor-and-client legal costs.

4) Incur the expense before attempting to recover any
amount from the owner.
e Keep detailed records of invoices and payments for
use an evidence.

There still remains a level of uncertainty in terms of how
the 2017 Bala decision will be applied, particularly in
light of the current and proposed changes to the Con-
dominium Property Act; however, | am hopeful that that
further clarity and consistency will be provided as more
of these matters are taken through the litigation system.

Natasha Sutherland,
Willis Law
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CCl member Robert Noce, Q.C.
contributes a regular column to
the Edmonton Journal, answering
questions from readers about
various aspects of condominium
living. These are questions that
tend to arise fairly frequently,
so Mr. Noce and the Edmonton
Journal have kindly allowed
Insite to republish some of them
for our continuing education on
the condominium life.

Robert Noce, Q.C. is a partner
with Miller Thomson LLP

in both the Edmonton and
Calgary offices. He welcomes

your questions at condos@

edmontonjournal.com. Answers
are not intended as legal
opinions; readers are cautioned
not to act on the information
provided without seeking

legal advice on their unique
circumstances.

Re-printed from the Edmonton
Journal, with consent from the
Edmonton Journal and

Robert Noce, Q.C.

QUESTIONS & ANSWERS WITH

ROBERT NOGE

Q: Can a condo board legally pass a
bylaw that restricts the days of the
month that owners or tenants may
move in or out of the complex? In
our situation, the condo board has
passed a bylaw that such moves can-
not be undertaken over weekends
or holidays. This presents a problem
for tenants who are leaving their
other rental on the last day of the
month if it falls on a weekend, and
it seems to go against the legal
right to have full enjoyment of your

property.

A: First,a board cannot pass any
bylaw amendment, only the owners
can. Did the owners come together
and pass a bylaw change that was
supported by more than 75 per cent
of the owners and unit factors? You
need to confirm whether or not

it was a board policy or a bylaw
amendment. Those are significantly
different, and you need to know
that answer before determining
your next step. If it was simply a
board resolution or policy, then the
owners can come together and force
the board to change that policy. If

it was a bylaw amendment then it
would appear that more than 75
per cent of the owners supported it,

and therefore you need to ask your
fellow owners why they would sup-
port such a thing.

Helpful Hint: There must have been
some reason to force people to move
out on the weekday as opposed to the
weekend. However, boards should try
to accommodate and understand the
goal of condominium living should be
to balance the interests of all of the
owners, not just a few.

Q: I live on the first floor of a
four-storey condominium. The first
year | moved in | filed an insurance
claim regarding the humming noise
coming from the walls because the
builder — at the time the building
was still under warranty — could

not fix it. Months passed, the noise
lessened, and the claim was rejected
because of it. Now the noise is back
and the property manager is not
doing anything about it. Since the
insurance company said that it is
part of the common property, can

| ask the board to do something
about it so the insurance company
can inspect my unit again? Do | have
other options?

A: If you have an issue with respect



to your unit that falls under common
property, then it is the responsibil-
ity of the corporation to deal with it.
The corporation may be required to
hire someone to provide the board
with a definitive answer as to the
source of the humming. Boards do
not have the ability to ignore an
issue of this nature.

Helpful Hint: Corporations have the
responsibility to maintain and repair
common property. If there is a genuine
issue that needs to be addressed, the
board must deal with it.

Q: As a first-time homeowner, | am
unfamiliar with the rights of a condo
board and/or property manage-
ment company. If a condo board
wants to fine an owner for failing

to pick up pet waste, can they do so
without first communicating what
the amount (or range) of the fine
will be? Does any of this need to be
stated in the bylaws? If the owner
does not pay the fine, can the condo
board legally place a caveat on the
unit?

A: First, the bylaws must allow the
board to issue a fine for a breach. If
there is nothing in the bylaws that
gives the corporation the power to
do so, then fines cannot be issued.
Second, the real question for you is
this: Why aren’t you picking up your
pet’s waste? You live in a condomin-
ium complex and you share space
with other people. Be respectful.
Generally, a warning letter/notice

is the preferred approach before
issuing a fine. Finally, if the corpora-
tion wants to enforce the provisions
of the bylaws and the fine, they

will need to do so through a court
process.

Helpful Hint: When you live in a
condominium corporation you have to
follow the rules. As | have always said,
if you cannot handle or follow rules

or live with people then you probably
should not live in a condominium.

Q: My condominium unit purchase
included an assigned parking stall
with the electric plug-in attached

to my unit. The problem is that my
stall is located over a city manhole. |
have asked the condo board several
times if | can be assigned to another
stall because | am worried about
losing my keys down the manhole.
Their reply has always been “No, it
is connected to your condo unit and
can’t be changed.” They suggested

| park in an area where they charge
for parking. Why, out of 50 units,

am | the only one assigned a stall
over the drainage system? | have
asked the city to change to a cover
with smaller holes, but they said the
property owner has to request it.
The president of the board said she
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called, but was told that it is a major
drainage system and needs the
wider holes. Any suggestions?

A: From your question it would
appear that the parking stalls are
common property, with owners
receiving exclusive use of the stall.
This unfortunately makes it more
challenging for you in terms of get-
ting a new stall. Your concerns are
valid but the corporation may have
very limited opportunity to address
this. You may want to consider ask-
ing the owners to support your move
in finding a new parking stall. Are
there any other available stalls in
the condominium corporation? Fur-
ther, | would inquire with a drainage
engineer to determine whether or
not the answer of the condominium
corporation is correct.

Helpful Hint: I always encourage
boards to be helpful to owners when
they have an issue and their concerns
are legitimate. That is what living in a
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condominium is all about.

Q: Our condo board now
requires all newly elected
members to sign three
documents: board of
directors’ confidentiality
agreement, privacy policy,
and code of ethics. Signing
of these documents seems
to be encouraged by the
Canadian Condominium
Institute. This has led to
our building losing good
directors who declined

to sign. | believe that our
directors are governed by
the Alberta PIPA and com-
mon sense. Do these ‘oaths’
prevent board members
from ever reporting their
mistakes?

A: | am starting to see
more and more of this on
condo boards. Generally |
have no issue with board
members signing these
types of documents to
encourage good govern-
ance. With respect to the
confidentiality agreement,
there is nothing inherently
wrong with asking board
members to acknowledge
that the discussions at
the board level may and
must remain confidential
from time to time. With
respect to the privacy
policy, again, as long as it
is consistent with the law
| have no issue with the
board simply acknowledg-
ing their privacy require-
ments. Finally, a code of
ethics is not offensive,and

if it simply reminds the
board members of how to
treat each other there is
nothing wrong with that
approach.

Helpful Hint: In order for
board members to be aware
of what they are expected to
do, | encourage all boards
to provide owners with the
documents in advance of an
election, so that they have a
sense of what their respon-
sibilities would be if they
chose to seek a position on
the board.

entail a cost close to the
cost of just replacing the
floors myself. What would
you suggest?

A: Unfortunately there is
no quick answer to your
question. Do you have the
support of other owners?
If the answer is yes, then |
would draft a motion at an
AGM or call an extraordin-
ary general meeting to
direct the board to either
fix your floor, or provide
you with a written letter
as to their timeline for

‘Legal costs sometimes outweigh any
benefit that will accrue to the owner.”

Q: Over two years ago

my condo’s interior floor
was damaged by a broken
eavestrough. The condo
board at the time looked
at the damage and had a
contractor state that the
floors had to be replaced
— they could not be
patched. | have made sev-
eral attempts to get this
resolved, but am getting
nowhere with the board
and the property manage-
ment company. | raised my
issue at the AGM, saying |
wanted this to be ad-
dressed. They failed to put
that in the minutes, and

it seems my problem has
been totally ignored. Get-
ting legal counsel would

addressing the issue. This
would be the most cost-
effective way to handle
the problem.

Helpful Hint: Legal costs
sometimes outweigh any
benefit that will accrue to
the owner. | hope there

will be a dispute resolution
board established this year
that will enable you to get
a quick answer at a low cost
on these types of issues and
disputes.

Q: 1 own a condomin-
ium unit that | rent out.
Recently, the condo board
alleged that my tenants
had left some forbidden
items on the balcony,

and that letters had been
mailed to both my tenants
and myself. However, | did
not receive a letter about
this, and the first notice

| got about the problem
was a statement from the
condo board regarding
the fine and late payment
charge. When | asked my
tenants about it, they said
that they had not received
any complaint letters
either. | then wrote to the
condo board to ask them
to reverse the charges, but
the board refused. | am
willing to submit a statu-
tory declaration to support
my request. Do | have any
recourse?

A: The short answer to
your question is “maybe’
First, you should review
your bylaws to deter-
mine whether or not the
condominium corporation
has the authority to issue
a fine. Fines can only be
issued if the condomin-
ium corporation has the
power to do so under its
bylaws. Assuming that the
condominium corporation
has the power to issue a
fine, then you should re-
view the nature in which
notice of the letters were
sent to you. Ask the prop-
erty manager to provide
you with proof that the
letters were in fact sent.
If you are still not happy
with the answer, you may
have to challenge this
issue in court.



Helpful Hint: Property
management companies
are entitled to send notices
or letters to owners and/
or tenants. This is why it is
so important that you keep
your information up-to-date
so that property managers
send the information to the
correct address. If there are
any issues as to notice, then
the property management
company should always be
ready to provide proof of
notice.

Q: 1 had a water block-
age in my sink and hired

a plumber who put a
snake down the pipe and
removed the blockage. His
snake was 25 feet long
and used a good portion
before he hit the block-
age, but length unknown.
| submitted the bill to

the corporation as Part Il
“Duties of the Corporation
C) iii) states ‘repairing or
replacing any pipes, wires,
cables, ducts, etc., unless
such items are solely for
the enjoyment of one
apartment home.” This is
a four-storey condo and |
am on the top floor. Our
manager replied that the
blockage has to be at
least 20 feet before the
corporation would pay the
bill. Can the manager or
anybody else put inter-
pretations like this to the
bylaws?

A: It is an odd reply, but
| would be interested in

knowing how the property
manager uses the thresh-
old of 20 feet as a deter-
mining factor. | would take
a look at your condomin-
ium plan which is regis-
tered at the Land Titles
Office and determine
what is or is not common
property. If the pipes are
common property (which |
assume they are), it would
be the responsibility of the
condominium corporation
to address this. The only
thing that | am puzzled
with, however, is the fact
that you dealt with it your-
self as opposed to asking
the corporation to deal
with it.

with zero. The budget

that is passed allows us

to do things throughout
our fiscal year, but we

have a cash flow problem.
While there is money in
the budget for gardening
projects, for example, we
cannot carry them out at
the beginning of our fiscal
year because we have to
wait until the mainten-
ance fees are collected
throughout the year to
pay the bills. This does not
make sense for us in terms
of when is best to buy and
plant items.

Once our fiscal year comes
up in September, at our

‘Owners have a tremendous amount of
power when it comes to the direction of the
condominium corporation.”

Helpful Hint: The condomin-
ium plan sets out what is or
is not common property. If
something is common prop-
erty and there is nothing in
the bylaws that delegates
the power or the responsibil-
ity to the owners, then it will
be the corporation’s respon-
sibility to deal with it.

Q: I sit on the condo board
in my building, and we
have a tight budget. At
the end of the year, any
remaining money is put
into a contingency fund
and we start out the ‘bank’

next Annual General Meet-
ing | would like to discuss
the possibility of keeping
money in operating funds
to help with cash flow. Can
| do this?

A: Yes. Your condominium
corporation has a unique
way of budgeting that is
not against the law, but
puts particular stress on
the overall budget for the
corporation. At the next
AGM you can make a mo-
tion directing the board
to budget differently. You
will need to come up
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with the proper wording
for your motion, and you
must ensure that you have
adequate support among
your fellow owners to pass
such a motion. You may
have to lobby your fellow
owners.

If the motion passes by a
vote of 50 per cent plus
one, then the board must
follow that direction in
accordance with s.28(7) of
the Condominium Property
Act. You should give the
board advance notice of
your intention to make

a motion, so that it is
placed on the agenda and
everyone is aware of the
purpose of the motion. If
you just bring the motion
up at the AGM there may
be some concern that the

owners cannot vote on it
now because other owners
were not aware of this
significant vote.

Helpful hint: Owners have
a tremendous amount of
power when it comes to the
direction of the condomin-
ium corporation. Boards are
charged with the respon-
sibility of making decisions
on a day-to-day basis, and
also make decisions that
impact the corporation in
the future. If owners are not
happy with that direction,
they can use their power
under the Condominium
Property Act to direct the
board otherwise.
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designer to make the requested changes (if applicable).

Creative services available! Please contact insite@ccinorthalberta.com for more info.
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DIRECTORY

SPRING 2018

Company

ACCOUNTANTS

Barbara L. Surry Chartered Professional
Accountant, CMA

Cass & Fraser Chartered Accountants
Colin Presizniuk & Associates

Donnelly & Co. LLP

Heather Zeniuk Professional Corporation
KBH Chartered Accountants

Lim & Associates

Rutwind Brar LLP

Scott Dalsin Professional Corp

The Alberta Bookkeeping Company Ltd.

Full Name

Barbara Surry

Toni Kozak
Luu Ho

Pei San Chan
Heather Zeniuk
Mohini Kumar
Cheng S. Lim
Sukhi Brar

Scott Dalsin

Veronica van Egteren

Phone

(780) 467-0562

(780) 448-1941
(780) 448-7317
(780) 488-7071
(780) 463-8425
(780) 463-8101
(780) 484-8803
(780) 483 5490
(780) 439-9646
(780) 439-7400
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E-mail

blsurry@blsurrycma.com

toni@cassfraser.ca
luu@hocpa.ca
peisan@donnellyco.ab.ca
heather@hzcpa.ca
m.kumar@kbh.ca
cheng@limcgas.com
sbrar@rbpa.ca
scottdalsinpc@telus.net

abc@interbaun.com

ARBITRATION, MEDIATION & CONSULTING

BNA Solutions - Licensed Insolvent
Trustees - Debt Counselors

HRS Condominium Consulting

Rosetree Mediation, Arbitration and
Consulting Services

Glenn Steiner

Helena R. Smith

Gerrit Roosenboom

(587) 400-4627

(780) 433-8058
(780) 982-4355

glenns@bnasolutions.ca

helenarsmithl@gmail.com

rosetree_g@hotmail.com

BUILDING INSPECTIONS
Excel Bldg. Inspection & Consulting

CONDOMINIUM MANAGEMENT

Stuart Schechtel

(780) 464-5634

excelins@telus.net

113 West Management Ltd.
AIM Real Estate Corporation

Alberta Property Management Solutions
Inc.

AV8 Solutions
Ayre & Oxford Inc.

Bella Management and Realty Ltd.
Borealis Property Management
Braden Equities Inc.

Bridgegate Property Management Group
Inc.

Anand Sharma
Dan McDaniel

Jerrica Ross

Brett Binnie
Roseanne Evans
Gabrielle Dyck
Alison Pon
Denise Baragar
Braden Paquette

Tamara Langille

(780) 784-3001
(780) 424-0397
(780) 714-8889

(780) 352-9277
(780) 448-4984
(780) 448-4984
(780) 444-2665
(587) 539-8288
(780) 429-5956
(780) 266-2778

anand@113west.ca
dmcdaniel@aimrec.ca

admin@apmsi.ca

brett@av8solutions.com
roseevans@ayreoxford.com
gabrielle@ayreoxford.com
info@realtybella.com
denise@borealispropertymanagement.com
Pma4@Bradenequitiesinc.com

tamara@bridgegate.ca



Company

CasaWise Management

Celtic Management Services Inc.

Clear Stone Asset Consulting Inc.
Converge Condo Management Inc.
CorBec Management Group Inc.

Core Realty & Management Group Inc.
Cornerstone Management

Coutts & Associates Inc.

CS Management Inc.

Divine Property Management Ltd.
Economy Management 2012

Edmonton Eviction Services Inc.
Esquire Management Group

Estate Properties Inc.

First Service Residential Alberta Ltd.
FOCHAUS Management Inc.

Fort Management Ltd.

Group Three Property Management Inc.
Hallmark Management

Harvard Property Management Inc.
Helm Property Management & Realty Ltd.
Homestead Property Management
Inland Property Management Ltd.

JLR Property Management Inc.

KDM Management Inc.

Key Investment Property Management Inc.

Larlyn Property Management Ltd.
Magnum York Property Management Ltd.
Mayfield Management Group Ltd.

Meyers Management Consulting Group
MHK Insurance Inc.

On-Site Solutions Inc.

Parterre Property Services Inc.
Pinnacle Realty & Management Inc.
Pivotal Property Management Inc.
Premier Asset Management Inc.
Premiere Group

Prime Property Management

Prince Property Inc.

Rancho Realty (Edmonton) Ltd.
RAYAAR Consulting Group

Realty Canada Inc

Riverdale Property Management Ltd.
RM Trotter Management Inc.

Full Name

Brennan Whitehouse
Keri Roszko

Allan Carr

Bruce Fisher
Laura Lindbeck
Don Brown
Carolyn Flexhaug
Peter C. Coutts
Curtis Siracky
Manuela Kwasucki
Jay Siracky

Israel Ademola
Jen Martin

Donald Gray

Chester Quaife
Daniel Barron
Corina MacKinnon
Becky MacKlem
Michele Curtis
Darcie-Lee Rea
Tony Prsa, CET, RPA, CPM, Broker
Joel Helm

Shirley & Ted Appelman
Bill Begley

Lisa Wallbridge
Brian Fischer
Karen Schoepp
Michael Holmes
Barry Meckelberg
AJ Slivinski

Edith O'Flaherty
Tracy Meyers
Carly Gartner
Lyalla Ironside
Clare Toth

Rick Murti

Jamie Shima
Elaine Smith
Brent Graham
Mark Rousseau
Sandi Danielson
Pauline Findlay
Lorna MacNeil
Donald King
Colin Chadwick

Rebecca Trotter

Phone

(780) 413-0275
(780) 784-0028
(587) 830-4066
(587) 462-6762
(780) 445-4928
(780) 651-1577
(780) 701-7264
(780) 756-9222
(780) 760-6197
(780) 760-6197
(780) 760-6197
(587) 718-9979
(780) 453-1515
(780) 974-8427
(780) 414-0390
(780) 433-2345
(780) 638-0988
(780) 988-1947
(780) 791-3948
(780) 641-0222
(780) 819-2108
(780) 702-5047
(780) 408-3082
(780) 203-4105
(780) 461-1177
(587) 521-2089
(780) 460-0444
(780) 830-1331
(780) 424-7060
(780) 486-7134
(780) 451-5192
(780) 451-5192
(780) 748-2500
(780) 920-8515
(403) 346-9077
(780) 988-0221
(780) 758-4434
(780) 701-4300
(780) 414-0297
(780) 756-2840
(780) 538-0214
(780) 416-9098
(780) 463-2132
(780) 838-8418
(780) 434-2222
(780) 278-0300
(780) 589-2809

E-mail

bwhitehouse@casawise.ca
keri@celticmanagement.ca
allan.clearstone@gmail.com
bruce@convergecondo.com
laura@corbecmanagement.ca
don@coremanagement.ca
carolyn@csmanagement.ca
peter@edmontonpropertymanagement.ca
curtis@csmgmtinc.ca
manuela@csmgmtinc.ca
jay@csmanagementinc.ca
israelade4u@yahoo.com
jen@economymanagement.ca
don@edmontonevictionservices.com
info@emgroup.ca
chester@estategroup.ca
daniel.barron@fsresidential.com
corina@fochausmgmt.com
becky@fortman.ca
mcurtis@groupthree.ca
hallmark.darcie@shaw.ca
WDeneault@harvard.ca
joelhelm@helmproperty.com
ted hpm@hotmail.com
broker@inlandpropertymanagement.ca
lisa@jlrmgmt.ca
bfischer@kdmmgmt.ca
info@keyproperty.ca
larlyn@larlyn.com
bmeckelberg@magnumyork.com
aj@mmgltd.com
edith@mmgltd.com
info@mmcg.ca
cgartner@mbhkinsurance.com
info@on-site-solutions.ca
ctoth@parterreproperty.ca
rmurti@pinnaclemgmt.ca
pivotal@pivotalpm.ca
info@premierassetmanagement.ca
brent@premieregrp.ca
mark@gpprime.net
sandi@princeproperty.ca
pfindlay@ranchogroup.com
info@rayaar.ca
don@realtycan.com
cchadwick@riverdalepm.ca

rebecca@rmtrotter.com



Company Full Name Phone E-mail

Royal LePage, The Realty Group Grande Angie Peters (780) 532-3400 angiepeters@royallepage.ca
Prairie - Property Management
Simco Management (Edmonton) Inc. Ray Pratt (780) 455-4111 simcomanagement@telusplanet.net
Star Property Developments Ltd. (o/a Star ~ Dianna Morris (780) 488-5401 office@starpropertymanagers.com
Property Managers)
Stellar Condominium Management Ltd. Alicia Jentner (587) 990-4583 contact@stellarcondos.com
Strategic Property Management Diane Drew (780) 739-6619 leducpropertymanagement@shaw.ca
TEGA Property Management Ltd. Susan Milner (780) 757-7828 smilner@tegapm.ca
TRC Realty Management Inc. Richard Kayler (780) 962-9300 rkayler@trcmanagement.ca
TREVIC Management Services Inc. Vickie Brige (587) 521-8342 v.brige@trevic-inc.ca
Veritas Management Services Inc. Tarek Merhej, RPA, FMA, CIM, ACM,  (780) 328-3929 tarek@veritasms.com
Acom
Victorian Property Management Ltd. Brian Newbert, ACCI, ACM (780) 463-0066 brian@victorianmanagement.ca
Jules Leclercq (780) 463-0066 jules@victorianmanagement.ca
Western Realty Group Inc. Jordan Gogal (780) 437-2900 jordan@realtygr.com

Aegis West Engineering Inc. Garett Cochrane (780) 238-3418 garett@aegiswest.ca

C3 Engineering Technology Inc. Cliff Swain (780) 940-5578 C3Engineering@Shaw.ca

Design Works Engineering and Inspections ~ Sandy Hembroff (780) 814-5533 sandyh@designworkseng.com
Ltd.

Entuitive Corporation Brian Shedden (403) 879-1270 brian.shedden@entuitive.com
Entuitive Corporation Charles R. World (780) 902-9119 charles.world@entuitive.com
Keller Engineering Andree Ball (403) 471-3492 aball@kellerengineering.com
Morrison Hershfield Ltd. Casey Steele (780) 483-5200 csteele@morrisonhershfield.com
Read Jones Christoffersen Ltd. Nick Trovato (780) 452-2325 ntrovato@rjc.ca

TCL Engineering Ted Hagemann (780) 907-5554 thageman@telus.net

Think Mechanical Inc. Ken McCullough (780) 554-9888 ken@thinkmechanical.com

Tree of Knowledge (TOK) Engineering Martin Bankey (780) 434-2376 mbankey.tok@shaw.ca

Wade Engineering Ltd. Allan King (780) 486-2828 aking@wadeengineering.com
Williams Engineering Canada Inc. Gordon Rajewski (780) 409-3160 grajewski@williamsengineering.com

BMO Bank of Montreal Joe Polack (780) 408-0014 joe.polack@bmo.com
Canadian Western Bank Aaron Drever (780) 484-7407 aaron.drever@cwbank.com
Condominium Financial Inc. Jim Wallace (780) 952-7763 jim@condominiumfinancial.com
Manulife Securities Inc. Kevin Rendek (403) 230-3909 kevin.rendek@manulifesecurities.ca
Matco Financial Inc. Elizabeth Lunney (403) 539-5740 elunney@matcofinancial.ca
Morrison Financial Services Limited Graham Banks (416) 391-3535 gbanks@morrisonfinancial.com
VersaBank Karl Neufeld (604) 984-7564 karln@versabank.com
William J. Rhind & Associates Ltd. Will Pozzo (403) 283-1378 will@wjrhind.com
Arthur J. Gallagher Canada Limited Michael Boisclair (403) 299-2465 michael_boisclair@ajg.com
BFL CANADA Insurance Services Inc. Tony Reed (888) 451-4132 treed@bflcanada.ca

Trinity Player (780) 566-8768 tplayer@bflcanada.ca
Diverse Claims Adjusters Ltd. Paul Whitman (780) 756-4222 paul@diverseclaims.ca

HUB International Insurance Brokers Dawn Mitchell (780) 453-8407 dawn.mitchell@hubinternational.com



Company

Marsh Canada Limited
PRIMELINK Insurance Brokers Ltd.

RiskTech Insurance Services Inc.

THINK!NSURE Ltd.

INSURANCE APPRAISERS

Normac

Reliance Asset Consulting Inc.
Suncorp Valuations Ltd.

T&L Adjusters Ltd.

Full Name

Anniesa Henkel
Murray Dadswell
Jason Ploof
Susan Fasenko

Heather Cournoyer

Patricia Reilly
Harold Weidman
Sami Dib

Cory Gilliam

Phone

(780) 917-4850
(780) 435-3632
(780) 453-9840
(780) 732-9912
(587) 597-5478

(403) 918-6566
(780) 702-7068
(780) 421-7300
(780) 395-2222

E-mail

anniesa.henkel@marsh.com
Mdadswell.prim-01@insuremail.net
jploof@excelrisk.ca
sfasenko@excelrisk.ca

heather@thinkinsure.ca

patricia@normac.ca
info@relianceconsulting.ca
sami.dib@suncorpvaluations.com

cgilliam@tladjusters.com

LAWYERS
Biamonte LLP

Field Management Services
Gledhill Larocque
Miller Thomson LLP

Ogilvie LLP

Reynolds Mirth Richards & Farmer LLP

Sharek Logan & van Leenen LLP
Shourie Bhatia LLP
Willis Law

Witten LLP

PROPERTY SERVICES

Amber Nickel
Scott Belland

Paul H.W. Girgulis
Victoria A. Archer
Erin Berney
Roberto Noce
Robert Assaly
Emmanuel Mirth
Heidi Besuijen
Todd Shipley
David van Leenen
Arun Shourie
Celene J. Silva
Hugh Willis
Melissa Stappler
Natasha Sutherland
John M Frame

(780) 425-5800
(780) 425-5800
(780) 423-3003
(780) 465-4852
(780) 429-9733
(780) 429-9728
(780) 429-6243
(780) 425-9510
(780) 497-3327
(780) 497-3339
(780) 413-3100
(780) 438-5281
(780) 809-1888
(780) 809-1888
(780) 809-1888
(780) 809-1888
(780) 428-0501

anickel@biamonte.com
sbelland@biamonte.com
pgirgulis@fieldlaw.com
archer@gledhill-larocque.com
eberney@millerthomson.com
rnoce@millerthomson.com
rassaly@ogilvielaw.com
emirth@rmrf.com
hbesuijen@rmrf.com
tshipley@rmrf.com
dvanLeenen@sharekco.com
ashourie@sb-llp.com
csilva@willislaw.ca
hwillis@willislaw.ca
mstappler@willislaw.ca
nsutherland@willislaw.ca

jframe@wittenlaw.com

AAA Striping
Abris Construction Inc.

Alberta Beverage Container Recycling
Corporation

Alberta Building Concept Inc.
Alberta Lock Solid

Alberta Roofing Contractors Association
(ARCA)

All Reach Glass Services Inc.

All Weather Windows Renovations
Andreas Builders Ltd.

Applied Colour Ltd.

Aurora Industries Ltd.

Belfor Property Restoration

BHP Mechanical Ltd.

BROJAM Construction & Maintenance
Ltd.

Dorian Andrews
Nathan Kawulka

Sarah Press

Doug Kuzio
Paul Cassidy

Kevin Kramers

Blaine Adams
Fay Poholko
Frank Andreas

Kris Dutchak
Robin Chuchmuch
Robert Pallister

Jamie Brown

(780) 435-2214
(780) 906-8055
(403) 264-0170

(780) 910-0762
(780) 479-5522
(403) 250-7055

(780) 483-9561
(780) 447-6878
(780) 220-1238
(780) 416-0688
(780) 898-7078
(780) 455-5566
(780) 482-2334
(780) 757-5512

info@aaastriping.ca
Nathan@AbrisConstruction.com

spress@abcrc.com

dkuzio@telusplanet.net
paul@albertalocksolid.com

kevin@arcaonline.ca

office@allreachglass.com
fpoholko@allweatherwindows.com
frank@andreasbuilders.com
office@appliedcolour.ca
accounting@auroraindustries.ca
robin.chuchmuch@ca.belfor.com
info@bhpmechanicalltd.com

admin@brojamconstruction.com



Company

Capitall Exterior Solutions

Chateau Louis Hotel & Conference Centre
Christensen & McLean Roofing Co.

CK Condominium Consultants Ltd.
Classic Elevator Interiors Ltd.

Condo Check

Condo Communications

CondoQuest Inc.

Creative Door

Development by Design

DF Technical & Consulting Services Ltd.
Durabuilt Windows & Doors Inc.
ENMAX Energy Corporation

Falcon Ridge Infrastructure Consulting Inc.

Fire-Alert SE Edmonton
FirstOnSite Restoration

G & J Parking Lot Maintenance LP
Gateway Mechanical Services Inc.
GeniePad

Harlow Pest Control Ltd.

Jetco Mechanical Ltd.

JK Environmental Services
Kalloway Property Services
Karlen-Elecom Ltd.

Lucki's Exercise Equipment Ltd.
Lydale Construction

Mop To It Inc.

Morley Projects Inc.

Multigas Detection & Instrumentation
Services Group Inc.

Nordic Mechanical Services Ltd.

O Canada Contractors Ltd.

On Point Restore

Owners’ Rep. Inc.

Paneless Window Washing Inc.
Peace Power Corporation

Peak Installations Inc.

Pinnacle Decorating South Inc.
Pop-A-Lock of Edmonton

Priority Submetering Solutions Inc.
PuroClean Restoration Edmonton South

Re/Max Commercial Capital Property
Management

ReNew FloorCovering

Renew Services Inc.

Resort Development Funding Corp.
Safety Coordination Services

SafewithUlli o/a Safe With Ulli Inc.

Full Name

Craig Hatt

Nigel Swarbrooke
Phil Roy

John Setterlund
John Blackstock

Bernie Winter

Nicole McLellan Betker

Sharon Blondin

Andy Chamberlain

Darin Poburan

Sabrina Heathcote

Marty Bince

Rob Aujla
Roland Hoath
Andy Wuestner
Ian Newman
Grant Wall
Duane Anderson
Rafal Dyrda
Carly Olcen
Blaine McMurdo

Pamela Kunopaskie

Ken Allman
Mickie Poon
Lori Lucki
Leeanne Booth
Holly Proudlove
Kenneth Morley

Jason Paige

Rene Cloutier
Reg Lymburner
John Wegner
Bill Gordon
Matthew Stewart
Chad Mielke
Jim Gibb

Daniel Heikkinen
Ron Murray
Andrew Beacom
Robert Logue
Scott Hughes

Kelly Clark
Richard Nelson

Randy Westergaard

Ted LeTourneau

Ulli Robson

Phone

(780) 757-3930
(780) 453-6503
(780) 447-1672
(780) 729-0031
(780) 478-4014
(403) 509-2250
(780) 616-5128
(780) 995-4635
(780) 732-1785
(780) 236-1771
(780) 468-3131
(780) 982-6156
(780) 408-2011
(780) 906-4663
(587) 987-1189
(403) 607-6981
(780) 454-0700
(780) 426-6055
(800) 274-9704
(780) 757-2999
(780) 451-2732
(587) 520-4020
(780) 436-8090
(780) 453-1362
(780) 423-1155
(780) 443-8851
(780) 446-4464
(587) 338-5422
(780) 980-0799

(780) 469-7799
(780) 705-5758
(780) 701-3891
(780) 903-0620
(780) 707-8385
(780) 668-9493
(780) 440-2558
(587) 401-3656
(587) 672-5625
(866) 836-3837
(780) 705-9995
(780) 447-6979

(780) 466-6071
(780) 544-8060
(403) 728-3010
(780) 485-3585
(780) 288-2986

E-mail

craighatt@capitall.ca
nigel@chateaulouis.com
phil@cmroofing.ca
johns100@shaw.ca
sales@classicelevatorinteriors.ca
bernie@condo-check.com
condocommunications@shaw.ca
conquest0395@gmail.com
Achamberlain@creativedoor.com
estimating@developmentbydesign.ca
sabrinah@dftechnical.ca
cheryllb@durabuiltwindows.com
raujla@enmax.com

rwhoath@shaw.ca

Andy@fire-Alert.ca
inewman@firstonsite.ca
services@gjparking.com
danderson@gatewaymechanical.ca
rafal@geniepad.com
info@harlowpestcontrol.ca
blaine.mcmurdo@jetcomechanical.com
pamela.kunopaskie@jkenviro.ca
kenallman@kalloway.com
mp@elecom.ca; nicki@elecom.ca
lori@luckis.com
Ibooth@lydale.com
Holly@Moptolt.ca
kmorleyprojects@shaw.ca

admin@multigasinc.com

rene@nordicsystems.ca
ocanadacontractors@gmail.com
contact@on-point.ca
billgordon6965@gmail.com
contact@panelesswindow.com
chad.mielke@peacepower.ca
jim.gibb@peakinstallations.com
heikkinend@gmail.com
ronmurray@popalock.ca
sales@prioritymeter.com
info.edmonton@puroclean.ca

admin@rccpm.ca

kelly@renewfloor.ca; lowell@renewfloor.ca
info@renewservicesinc.ca
randy@mylakeresort.com
ted@safetycoordination.com

ulli@safewithulli.com



Company

Saucey's Traveling Tool Box Ltd.
Seasonal Impact Contracting Ltd.
ServiceMaster Clean of Edmonton
ServiceMaster of Edmonton
Servpro

Shaw Cablesystems G.P.

Solstice Landscape Maintenance
Solution 105 Consulting Ltd.
Sting Ray Building Maintenance Ltd.
Sunshine Cleaning Services Ltd.
SuperGreen Solutions

The Junk Guys

Trauma Scene Bio Services Inc.
Unusual Attitude Service

Urban Systems Surveys Inc.

VETS Group

Weiss-Johnson Heating and Cooling

Full Name

Jason Gordon
Keegan Andreas
Cara Smith
Grant Miller

Andrew MacKechnie

Larry Kennedy
Sarah Wells
Chris Vilcsak
Ray Dam
Robert Hennigan
Francis Gough
Mike Wheeler
Brent Olynyk
Sandra Deuchar
Bruce Drake
Erin Rayner

Dennis Johnson

Phone

(780) 717-6275
(780) 504-1317
(780) 417-9123
(780) 443-4338
(780) 224-9425
(780) 490-3638
(780) 297-5661
(780) 429-4774
(780) 466-8313
(780) 477-7067
(780) 438-0292
(780) 695-4226
(780) 416-8464
(780) 352-9277
(780) 430-4041
(780) 434-7476
(780) 463-3096

E-mail

jason@sauceys.ca
estimating@simpact.ca; marie@simpact.ca
cara.smith@smcleanedmonton.ca
Shaeli.King@svmrestore.ca
amackechnie@servproedmonton.com
larry.kennedy@sjrb.ca
sarah@solsticelandscape.ca
timinski@solution105.com
rdam.stingray@gmail.com
sunshinecleaningsltd@gmail.com
alberta@supergreensolutions.com
info@thejunkguys.ca
info@traumascenebio.ca
sandra@unusualattitude.ca
bdrake@urbansystems.ca
erayner@vetsgroup.com

wally.strang@weiss-johnson.com

REAL ESTATE
Capcity Realty Group

Front Door Real Estate

Meyers Management Consulting Group
Pinnacle Realty & Management Inc.
RE/MAX Fort McMurray

Robert F McLeod Realty Ltd.

Royal LePage Summitview Realty

Royal LePage, Andre Kopp & Associates

Royal LePage, The Realty Group Grande
Prairie - Property Management

Edris A. Azizi
Robert Rudyk
Tracy Meyers
Rick Murti

Katie Ekroth
Robert F McLeod
Rich Potter

Doug Kopp
Angie Peters

(780) 701-9522
(780) 451-0037
(780) 748-2500
(780) 758-4434
(780) 788-8101
(780) 453-1108
(780) 852-5500
(780) 865-0071
(780) 532-3400

edris@capcityrealtygroup.com
info@frontdoorrealestate.ca
info@mmcg.ca
rmurti@pinnaclemgmt.ca
remaxbroker@fortmcmurray.com
info@mcleodrealty.com
rpotter@royallepage.ca
dougkopp@telusplanet.net

angiepeters@royallepage.ca

RESERVE FUND STUDY PROVIDERS
Aegis West Engineering Inc.

C3 Engineering Technology Inc.
CXL Consulting

Dynamic Reserve Fund Studies Inc.
Excel Bldg. Inspection & Consulting
Keller Engineering

Morrison Hershfield Ltd.

Read Jones Christoffersen Ltd.
Reliance Asset Consulting Inc.
Reserve Fund Planners Ltd.

Sharon Bigelow Reserve Fund Study
Consultant

TCL Engineering
Tree of Knowledge (TOK) Engineering
Wade Engineering Ltd.

Garett Cochrane

CIiff Swain

Ferdinand Gonzales

Colin Jackson
Stuart Schechtel
Andree Ball

Billy Huet

Nick Trovato
Harold Weidman
Brian Barlund

Sharon Bigelow

Ted Hagemann
Martin Bankey
Allan King

(780) 238-3418
(780) 940-5578
(604) 445-1035
(587) 881-0100
(780) 464-5634
(403) 471-3492
(780) 483-5200
(780) 452-2325
(780) 702-7068
(403) 348-5444
(780) 965-0965

(780) 435-2833
(780) 434-2376
(780) 486-2828

garett@aegiswest.ca
C3Engineering@Shaw.ca
info@chimeraconsulting.ca
info@dynamicrfs.com
excelins@telus.net
aball@kellerengineering.com
bhuet@morrisonhershfield.com
ntrovato@rjc.ca
info@relianceconsulting.ca
bbarlund@reservefundplanners.ca

sharonbigelow@shaw.ca

thageman@telus.net
mbankey.tok@shaw.ca

aking@wadeengineering.com



TELEPHONE: 780-486-2828
ENGINEERING |_T [). wessre:www.wadeengineering.com

"FIRST AT MAKING BUILDINGS LAST"... SINCE 1986 EmaiL: inquiry@wadeengineering.com
CONDITION REPORTS SPECIFICATIONS INSPECTIONS
& & OF
TECHNICAL AUDITS DRAWINGS WORK IN PROGRESS

. . SRS a5
BUILDING ENVELOPE CONSTRUCTION SPECIALISTS
e e s e O : '1‘ G
| 3 A

ATTIC INVESTIGATIONS ROOF MAINTENANCE Low MAINTENANCE
PLANS RE- ROOF DESIGN

MEMBRANE & COATING SPECIALISTS

RESERVE FUND PROFESSIONALS

The use of independent Roofing Inspectors, Envelope Inspectors, Mechanical Inspectors and
Engineers provides a professional opinion. Monthly contribution spreadsheets can be
modified for budgeting projects and the effects of borrowing on Reserve Fund contributions.




CELEBRATING

40)
YEARS

...That’'s Where We Come In!

24/7 Emergency Response and Disaster Cleanup
Reconstruction and Repair Services
Asbestos and Mould Remediation

C LK

Building Envelope Repairs

L. LYDALE®

Since 1978

CALGARY, AB EDMONTON, AB REGINA, SK SASKATOON, SK
(403) 571-1200 (780) 822-1200 (306) 751-4868 (306) 934-6116

www.lydale.com




