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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? 
 7th 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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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 CCI assists its members 
in establishing and operating successful Condominium 
Corporations through information dissemination, 
education, workshops, courses, and seminars.
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BFL CANADA, Proud Gold Sponsor of The Canadian 
Condominium Institute North Alberta Chapter

Finding the right insurance can be intimidating and confusing, but BFL CANADA takes the stress out 
of the process. We provide the market leading Condo Protect insurance package designed specifically 
to cover the risks faced by condominiums corporations. In addition to protecting your investment, we 
offer guidance focused around claims prevention, coverage education and bylaw review to property 
managers and condominium boards.

WHY CONDO PROTECT? 
• Eleven specifically designed coverages that exceed the Condominium 

Property Act requirements
• Manuscript wording designed for condominiums
• Access to more insurers than any other broker
• Dedicated condominium pro-active claims support unit
• Condominium team of 80 people in Western Canada 

CONTACT US:
BFL CANADA Insurance Services Inc.
1-888-451-4132 | albertarealestate@bflcanada.ca

bflrealestate.ca

ALBERTA’S LEADING 
CONDOMINIUM INSURANCE 
BROKERAGE
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Welcome to the winter edition of the 
Insite to condos Magazine! 

It has been a hectic autumn with the coming months expected 
to be just as busy for CCI North Alberta. 

On October 8, 2019 we held our Annual General Meeting. This 
year was our most well attended AGM in recent history, with 
more than 250 attendees! We were very honored to have our 
new Minister of Service Alberta, Nate Glubish, join us and pro-
vide us updates on the upcoming changes to the condominium 
legislation. The AGM included a member mixer with a mini trade 
show featuring 24 exhibitors, prior to the AGM itself, followed 
by a legal panel discussion with Todd Shipley (Reynolds Mirth 
Richards & Farmer LLP) and Robert Noce (Miller Thomson LLP). 
Nineteen exceptional individuals put their names forward for 
eleven Board of Director’s positions. This level of interest for 
non-profit volunteer board is a clear indication of an organiza-
tion that is growing and relevant. Many thanks to everyone who 
allowed their name to stand, we are a better chapter for it.

Congratulations to returning directors Todd Shipley, Darcie Lee 
Rea, Sandi Danielson, and Susan Milner. I am excited to welcome 
condominium owners Robert Lafontaine, Annesa Ali, and Mau-
rice Perrault to the Board who will add a much-needed owner’s 
perspective to our organization. I am also pleased to welcome 
three professional members Carrie Plett, Bereket Alazar, and 
Gerrit Roosenboom who are fantastic additions to our team. 

On a personal note, I am very grateful and truly humbled to have 
been elected to another term on the Board of Directors, and 
to continue to serve as your President for the upcoming year. 
This will be my 8th year in this capacity and I continue to have 
the drive and capacity to build our chapter due in large part 
to the incredibly gifted and talented individuals on the exec-
utive team, who happen to all be women. Joining me again on 
the Executive this year are Susan Milner (Chairperson), Barbara 
Surry (Treasurer), Dawn Mitchell (Secretary), Shantel Kalakalo 
(1st Vice President), and Sandi Danielson (2nd Vice President).   
None of our successes this year would have occurred without 
the amazing staff of Executive Director, Alan Whyte, and our Ad-
ministration and Communications Coordinator, Beverley Thorn-
ton. Thank you! 

Shortly after the AGM, I attended the CCI National Leader’s 
Forum and National Council. I am pleased to report a fantastic 
initiative that will benefit our local members. CCI National has 
created a Resource Centre that has collated and populated arti-
cles related to condominium from coast to coast. This includes 
presentations on topics, magazines, blogs, and expert legal case 

studies. The committee responsible is working to have this re-
source center available on our website in the coming months.  

I am pleased to announce that CCI North Alberta was awarded 
the H. Penman Smith Award for best newsletter and magazine 
across Canada. Congratulations to Alan and Beverley along with 
everyone who contributed to its success by writing articles, pro-
viding artwork, and editing a fresh look publication that is well 
laid out.   

I, along with our top-notch Government Advocacy Committee, 
have been diligently working on your behalf on the Alberta Con-
dominium Regulations which were announced on November 27, 
2019. I will report further on our historic successes later in the 
magazine, but once again thank you to the dedicated group of 
volunteers led by Hugh Willis (Willis Law), Victoria Archer (Gled-
hill Larocque), Todd Shipley (Reynolds Mirth Richards & Farm-
er LLP), Melissa Stappler (Willis Law)  and Dawn Mitchell (Hub 
International Insurance) for their extensive work on this file.    

Wishing everyone a restful and joy-filled holiday season and 
Happy New Year! 

Anand Sharma
President, CCI North Alberta

Message
from the president by Anand Sharma



Successfully serving Alberta
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Ÿ Free “Insite to Condos” Magazine, issued quarterly

Ÿ Access to Member Only Resources on Website

MEMBERSHIP INCLUDES:

Condo Board Basics and Best Practices
Condo Owner Essentials

Ÿ Two Complimentary Courses:

($50/person for non-members)

Ÿ Discounts of up to 50% on Education Events
Ÿ Access to Industry Professionals and Businesses

MEMBERSHIP INCLUDES:

Next Deadline - February 7, 2020

Alberta Condo Expo - April 25, 2020

Ÿ Free Listing in our Business Partner Directory (Quarterly 
Magazine & Online Listing)

Ÿ Lend Your Expertise- Article Submissions Welcome!

Ÿ 50% off Non-Member Ad Rates in our “Insite to 
Condos” Magazine (Circulation 4,500) 

Ÿ Substantial Savings on Trade Show Booth at our



meet the BOARD

Annesa Ali
1) What do you think are the 
biggest challenges condo 
board members face?
The biggest challenge I faced 
when I first joined my condo 
board was knowledge. I didn’t 
receive a new member orienta-
tion, any documents, any guid-
ance from current board mem-
bers, no direction really; I was 
just an addition to the board 
meetings. Luckily, I am the 
type of person that takes the 
initiative to gain the necessary 
knowledge and skills needed 
to get the job done. I requested 
the last 12 months of meeting 
minutes so I could get famil-
iar with what the board was 
working on, I “Googled” a lot of 
information and came across 
CCI. I attended 2 courses and it 
wasn’t long after that I became 
more knowledgeable than the 
president of my board at the 
time. Long story short, I am now 
the president two years strong 
and I do owe a lot of that to 
the knowledge I received from 
the courses I attended through 
CCI. I now ensure any new 
board member receives an ori-

entation and receives previous 
meeting minutes to get them 
started, I also encourage new 
board members to take courses 
to increase their knowledge to 
be better board members. Oth-
er challenges boards members 
face includes a lack of partic-
ipation by owners; its hard to 
get other owners to volunteer 
for the board or attend AGMs 
or volunteer for other commit-
tees. This challenge magnifies 
the difficulty boards face to 
amend bylaws when 75% own-
er approval is required. Another 
challenge many new condo cor-
porations in our city are facing 
are developer related issues 
which are costly and time con-
suming to manage.
2) What motivates you to vol-
unteer, not just with CCI, but 
in general?
I think it is important to give 
back to the community and 
help your community become 
a better place to live. I believe 
the action of one can cause 
a ripple effect to bring big 
change. Volunteering also 

allows me the opportunity to 
meet new people, learn new 
skills, practice my skills, help 
educate others and it is satisfy-
ing to help others.
3) With the upcoming chang-
es coming to the legislation, 
what is the biggest single 
change you would like to see 
implemented in the condo-
minium industry?
The biggest change I would 
like to see implemented in the 
condominium industry would 
be mandatory training for 
board members and property 
managers. We need the support 
of the government to ensure 
our biggest investment is being 
managed by knowledgeable 
individuals. A lack of training 
can result in costly sometimes 
devastating consequences 
to condo owners that can be 
difficult to resolve. Legislation 
ensures consistent expectations 
on training throughout the 
industry. 

Favourite family movie of all 
time? I am not a big movie 
person but when I do decide 
to indulge, I like movies that 
are based on true stories. I re-
ally enjoyed Hidden Figures.
What’s the last country you 
visited? The place I was born; 
Trinidad and Tobago
Are you spring, summer, fall, 
or winter? Please share why. 
I am totally a summer soul. 
Since I was born and grew up 
in the caribbean I absolutely 
n-e-e-d the sun to function. 
I totally get the winter blues 
and usually visit back home at 
least once a year to catch up on 
some vitamin D
If money was not a concern 
what would you do every day 
if you didn’t work? Travel the 
world
Which skill would you love to 
learn? How to ride a bike

 
10340 – 124 St NW, Edmonton, AB. T5N 1R2 

Phone:  (780) 429‐5956  Fax:  (780) 429‐5937 
www.bradenequitiesinc.com 

Professional 
Property 

Management 
 

Condominium 
Specialists 
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educationstation

Condominium Legislation Updates  
Tuesday, January 14, 2020 @ 6:30 pm

Condo Manager All Day Session - 
Legislative Review and Your 
Responsibilities
Thursday, January 30, 2020  @ 9:30 am to 3:30 pm

Saturday, February 8, 2020 @ 9:00 am
Condominium Management 100  (CM 100)  

Condominium Legislation Updates  

Taylor College

Wednesday, February 5, 2020 @ 6:30 pm
Condo Board Basics & Best Practices

Wednesday, February 12, 2020 @ 6:30 pm - 

Condominium Management 200 (CM 200) 

Insurance Update - Condominium Legislation

Friday & Saturday, March 13 & 14, 2020 @ 9:00 am

Tuesday, March 3 @ 6:30 pm

Tuesday, March 31, 2020 @ 11:30 am

Condo Owners Essentials - Understanding 
Condominium Living
Wednesday, March 18, 2020 @ 6:30 pm

Luncheon #1

Updates will be provided this winter via our EMAIL newsletter and our website.

Save the
Dates!

Evening 
Seminar #1

201909 SEP

202001 JAN

202002 FEB

202003 MAR

CONDO LEG. 
UPDATES 

CONDO 
MANAGER
SESSION

Condo Board 
Basics 

Condo mgmt
100

Condo Leg. 
Updates  

insurance 
update - 
condo leg. 

mgmt 200
Condo 

mgmt 200
Condo 

Condo 
Owners 
Essentials 

Luncheon 
#1
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18411 - 121 Avenue, N.W. Edmonton, AB,  T5V 1R2
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:

l Full exterior envelopes
l Windows and doors

l Siding, soffit and fascia
l Vinyl membrane decking

l Railings

BEFORE

AFTER

“Our goal is to have clients, not customers”

We are a
solution-based company!

All of our services come 
with an industry-leading

10 Year Warranty on Labor
Bundle our services and SAVE!

Any 3 services offered
completed consecutively -

5% discount

More than 3 services 
offered completed consecutively -

10% discount

CCI - North Alberta Chapter12



Government
advocacy report

Regulation Development – Condominium Property Act 
The Government Advocacy Committee had been very active on the 
regulations being developed in phase two of Condominium Property 
Act. In December of 2018 the regulations were released after exten-
sive consultation. While there were many positive changes and good 
conceptual ideas advanced in the new regulations, CCI North Alberta 
noted some key areas that we were concerned with including voting, 
AGM procedures, rental deposits, chargebacks, and insurance. 

The previous government indicated that some corrections to the 
legislation would have to be made post-election in April 2019, as 
there was not enough time prior to the election itself. While CCI 
North Alberta was encouraged by this commitment, we would have 
much preferred that the corrections be made immediately before 
implementation. Furthermore, there was no commitment to address 
issues such as voting and chargebacks by changing the Condomini-
um Property Act. 

In June of 2019, the new Minister of Service Alberta, Nate Glubish, 
and his staff asked CCI North Alberta about our thoughts on “paus-
ing” the regulations that were to come into effect on July 1, 2019. We 
responded positively and validated that a pause would be helpful 
in correcting problematic areas of the new regulations. Since July of 
this year, our committee has been involved in four stakeholder meet-
ings, a direct meeting with Service Alberta, and have been in touch 
with the Minister’s office providing feedback on the condominium 
regulations as well as the problematic sections of the Condominium 
Property Act itself. 

On November 27, 2019, and after extensive consultation with CCI 
North Alberta, the Alberta Government released the condominium 
regulations which are to come into effect on January 1, 2020. This in-
cludes all insurance related regulations. We were pleased to validate 
and support the Alberta Government’s revision of the regulations, as 
most of the amendments sought by CCI were incorporated. Further-
more, we have firm commitments to address the issues of voting and 
chargebacks in the Condominium Property Act. 

•	 Reverting to a simplified version of voting that is clear and con-
cise for the average condominium owner and board.

•	 Clarifying that malicious acts inside units by occupants of that 
unit are owner responsibility .

•	 Removal of administrative burden at Annual General Meetings 
for condominiums.

•	 Defining insurance deductibles as contributions which will al-
low Corporations more options to collect the deductible, includ-
ing filing a caveat.

•	 Allow condominium owners, through their bylaws, to self-deter-
mine the needs of their community and modify certain default 
regulations.

•	 Refining the details for Standard Insurable Unit Descriptions 
which assist owners in knowing what portions of a unit that 
a condominium corporation’s insurance will cover, and which 
portions will be up to the owner to insure.

CCI North Alberta will now firmly move into education related to the 
regulations starting on January 14, 2020 with an evening seminar, 
followed by an all day education session targeted towards managers 
and self-managed boards on January 30, 2020. We will hold another 
evening seminar on February 12, 2020 in the Southwest portion of 
Edmonton. It is also our intention to travel across North Alberta to 
bring this seminar content to you, so look for an update on educa-
tional events in January.   

Condominium Manager Licensing and Education
The Alberta Government is currently reviewing the Real Estate Coun-
cil of Alberta after a report commissioned demonstrated significant 
dysfunction and governance issues. They have indicated that govern-
ance, authority, and mandate are all open to re-define. CCI North Al-
berta has provided feedback and articulated our concerns with ced-
ing control of our industry to the Real Estate Council of Alberta. CCI 
North Alberta continues to share its concerns about this approach to 
improving our industry and community. We are aware of alternative 
models of licensing and accreditation recently adopted in provinces 
like Ontario which allows the condominium community and indus-
try to cultivate knowledge, provide better consumer protection, and 
support its own industry. 

Simply put, Condominium Management is not Real Estate, and CCI 
North Alberta is unwilling to endorse a process that will not have 
tangible benefits to its members. 

Gratitude to the Government Advocacy Committee
Much thanks to our Government Advocacy Committee comprised 
of lawyers Hugh Willis, Melissa Stappler, Todd Shipley, and Victoria 
Archer along with Board Members, Dawn Mitchell and Chris Vilcsak. 
This team has worked tirelessly over the past many years to represent 
condominium owners, boards, and industry members both through 
its advocacy work, and its educational responsibilities. Thousands of 
collective hours have been contributed in what can be a frustrating 
and cumbersome process when dealing with Government and other 
“stakeholders” who do not understand the real and tangible impacts 
on condominium owners. The Committee’s work will positively im-
prove the lives of condominium owners in Alberta for the next 10 to 
15 years. Condominiums in Alberta are much improved due to the ef-
forts of this committee, so on behalf of CCI North Alberta, thank you! 

Anand Sharma
Co-Chair – Government Advocacy Committee 
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IT’S COMING!
SAVE THE DATE

Saturday, April 25, 2020
Robbins Health 

Learning Centre
MacEwan University 

10910 -104 Ave, 
Edmonton, AB

www.albertacondoexpo.com



2019 agm

The Tradeshow was an overwhelming success with 24 company 
booths participating, double the number from last year. Thanks 
as well to the numerous exhibitors who donated a great selec-
tion of door prizes for the attendees.

During the Mixer, we took the opportunity to recognize the win-
ners in our third annual “Condos in Bloom” contest. We look for-
ward to “growing” the contest next year, and we are “planting 
the seed” to nominate your favourite gardener next summer!

Condominium Complex – Shannon Mills

Individual Unit – Judy Hawn, Country Gardens
At the beginning of the AGM, thanks to the success of the 2019 
Golf Mixer, we were able to present Edmonton’s Food Bank with 
a cheque in the amount of $3,253.00 along with the food dona-
tions that were dropped off the day of the event. This donation 
was our largest ever in the history of the chapter, a whopping 
3 times the amount from last year. Proof that CCI Members are 
generous! 

We were pleased that the Honourable Nate Glubish, Minister of 
Service Alberta, was able to attend our AGM and provide us with 
an update on the upcoming changes to the legislation. 

The highlights from the various committee reports presented 
for the 2018-19 fiscal year included the following.

•	 2,300 people attended our education events and Expo (up 
1,300 from last year)

•	 New website launched with additional resources for 
members

•	 Continued growth in membership with significant increase 
in individual members.

Please note that all of the reports presented at the AGM have 
been posted in the AGM folder in the Member Only Resources 
section of our website. If you need Member Access to the web-
site contact the CCI office.

A total of 19 candidates volunteered to run for the 11 vacant 
positions on the Board of Directors. Special thanks to all of our 
scrutineers who laboured through all the ballots and calcula-
tions!. Congratulations to the following individuals who were 
elected for a 2 year term:

Bereket Alazar – Morrison Hershfield
Annesa Ali – Elements at McConachie
Sandi Danielson – Prince Property Inc.
Robert Lafontaine – Le Quartier
Susan Milner – TEGA Property Management Ltd.
Maurice Perrault – Harbour Park
Carrie Plett – CP Documents and Consulting Services
Darci-Lee Rea – Hallmark Management
Gerrit Roosenboom – Rosetree Mediation, Arbitration & 
Consulting Services
Anand Sharma – 113 West Management
Todd Shipley – Reynolds Mirth Richards & Farmer LLP

Thank you to all of the other candidates who took the effort to 
let their names stand for Board election, we hope to see if we 
can get you involved in other capacities next year.

While the votes were being tabulated the Chapter presented 
Helena R. Smith ACCI, FCCI with our Volunteer Appreciation 
Award for her years of dedication in a volunteer role. See our 
interview with Helena on page 17.

Following the AGM, the ever-popular Legal Panel shared their 
expertise.  Lawyers Robert Noce of Miller Thomson LLP  and 
Hugh Willis of Willis Law offered their expertise on current is-
sues and shared their insights regarding the pending legisla-
tion changes. 

The Annual General Meeting for the North 
Alberta Chapter was held Wednesday, October 

8th at the Chateau Louis Conference Centre. 
Over 250 Members attended our Member 
Mixer and Tradeshow prior to the AGM to 
catch up with colleagues, meet new fellow 

condo owners and board members, and 
network with service providers. 
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CCI North Alberta 
Volunteer Appreciation Award
Helena R. Smith, ACCI, FCCI 

Helena began her condominium management career in 
2002 and following her retirement in 2015, she started her 

own consulting company, HRS Condominium Consulting. 
Helena has been on the CCI North Alberta Board in a 

variety of different capacities including Chairperson and 
Education Chair. She also served on the CCI National Board 

of Directors. Helena has been an ongoing presenter for 
various educational events over the years and in 2013 she 
was awarded the national FCCI designation for her service 

to both CCI and the local condominium community. 
She was honoured for all of her volunteer efforts at our 

2019 Annual General Meeting.

How did you end up working in the condominium industry? 
A friend suggested I might enjoy this industry. I was introduced 
to her boss and started working immediately. A few months 
later I switched companies and started working for the man-
agement company I would stay with for the remainder of my 
management career and I’ve thoroughly enjoyed every minute 
of it – the good and the not so good.

Was there someone or something that was the catalyst for you 
wanting to become a member of CCI? I knew from the onset 
that joining CCI was the only place to go to for an education in 
Condominium. To me it was an essential. I’ve never understood 
why someone would get into the Condominium Management 
industry and not want to learn about Condominium. 

Do you recall how you initially became involved volunteering 
your time with CCI? I have always felt that if you belong to an 
organization, want to benefit from the associations with that or-
ganization then you should be willing to offer something back. 
As CCI is primarily an educational organization and as 
I was initially studying Education at the U of A, for me this was 
a perfect fit. I was fortunate that apart from being able to take 
every course CCI had to offer (over time of course) I was asked 
to present some of the sessions and kept going from there. This 
also fulfills my desire for life-long learning.

What has been the most rewarding aspect for you in volunteer-
ing for CCI? 
I would say it has to be the people. I’ve been fortunate to “work” 
with people from all aspects of the Condominium industry. 
Board members, Owners, other Condominium Managers and all 
manner of stakeholders in the industry. I’ve been able to meet 
and work with people on both the national level, people from 
all over the country and especially my home chapter, North Al-
berta. Learning continued every time I took or taught a session. 
As Condominium is a people industry, the people make it very 
rewarding.

In your opinion, what skill sets are important to be a successful 
volunteer? To be a successful volunteer you must, firstly, believe 
in the organization you are associated with. Volunteering also 
makes demands on your time. If you are not prepared to spend 
that time, you are not an asset to that organization. Your exper-
tise and knowledge are your assets to share with others and you 
should be willing to share that knowledge. You will get back far 
more than you give and that is the beauty of volunteering.

Best words of wisdom for the following members of the condo-
minium community:
a) Owners – Always remember that as an Owner, you still own 
something so have attendant responsibilities.  Ask questions to 
find out how and why your Board operates as it does. If you have 
lots of criticisms, get on the Board to find out the who, what, 
why and when. Do your part to make your community a better 
community.

b) Board Members - What do you have to contribute? And re-
member, you are part of a group – don’t adopt the “my way or 
the highway” attitude. The most important thing to remember 
is that you are working for the benefit of all your neighbours – 
the Corporation – so it is imperative to keep this in mind at all 
times. Collaboration and cooperation are the watch words that 
every Board member should keep in mind.

c) Managers – Always be prepared. If you know a certain issue 
will be discussed at a Board meeting, do your research, gather 
your facts – go to the meeting with something concrete to offer. 
Never say you don’t know something – even though it is a given 
that there will be lots you don’t know. Instead, say you’ll find 
out – then do just that. Find out and report back to the Board 
in a timely manner. Always remember that communication with 
Board member’s, Owners, contractors etc. is what your job is all 
about. Also, never be afraid to ask questions. This is one of your 
greatest tools for learning.

Funniest or most awkward moment of your career in the indus-
try? There are a few “funnies” that come to mind but nothing I 
can put in print. Always keep your sense of humour and never 
take yourself too seriously.

You are given a magic wand for a day – What is the one thing 
you would change to improve condominium living in Alberta? I 
don’t think there is any magic. Knowing your stuff, working hard, 
your work ethic and always being prepared to learn something 
new. This attitude will go a long way in making Condo living 
for Condominium Managers, Owners and Boards an enjoyable 
experience.

Helena R. Smith, ACCI, FCCI
HRS Condominium Consulting
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Fall leaders forum
Twice every year, representatives from each of our Chapters con-
vene at different locations across the country. The 2019 Fall 
Leaders Forum was held in Toronto coinciding with their 30th 
anniversary as a CCI chapter. Over the course of the three day 
event, we share information, update each other on our success-
es and challenges and discuss ways we can continue to improve 
our organization. At the end of each day, the host Chapter ar-
ranges a social event for all, and as the old saying goes, “What-
ever happens in __________, stays in _________.” Over 100 attend-
ees from all 17 Chapters  were registered for the Forum. CCI 
North Alberta was well represented by President and National 
Council representative, Anand Sharma, along with Executive 
Team members; Susan Milner, Dawn Mitchell and Barb Surry, 
and Executive Director, Alan Whyte, all participating. 

Susan (Strategic Board Planning), Alan (Golf Tournaments) and 
Dawn (Risk Management and Insurance Symposium) shared 
their expertise with other panel members in the correspond-
ing sessions throughout the Forum. Other highlights included 
an interesting session on the Duty to Accommodate - Human 
Rights Legislation and how it applies to Chapter events and the 
introduction of the Resource Centre on the National website - 
www.cci.ca. We encourage you to take a look what is already 
there in its infancy stage and we look forward to seeing it grow 
as the Chapters have the opportunity to populate it with even 
more content.

At each Fall Forum, the Annual Awards Presentations were held 
at the unique venue of the Hockey Hall of Fame. Everyone had 
the opportunity to take a tour before and after dinner and some 
brave souls were able to display their (lack of) shooting and 
goaltending skills on the interactive rink. As for the awards, we 
were very pleased to have our Chapter recognized on two sep-
arate occasions. 

Victoria A. Archer - 2019 FCCI Recipient
Well known local condominium lawyer, Victoria Archer of Gle-
dhill Larocque, was recognized with the prestigious FCCI (Fel-
lows of the Canadian Condominium Institute) to honour profes-
sionals whose service to CCI and the condominium community 
best exemplifies the standards expected. See our interview with 
Victoria in this issue.

North Alberta Chapter - H. Penman Smith Award
Our Chapter received the H. Penman Smith Award for the Best 
Newsletter/Magazine of the 2018-19 year for the Tier 2 (larg-
er) Chapters. Kudos to all involved this past year, notably our 
dynamic duo office staff of Beverley Thornton and Alan Whyte, 
feature contributor Becky Medel, and illustrator Mike Kendrick, 
along with Cam and Meredith at Minuteman Press, who put all 
the pieces of the puzzle together at the end!

CCI - North Alberta Chapter18



Distinguished Service Award 
(DSA)
Victoria A. Archer 

Victoria Archer is a condominium lawyer with Gledhill Larocque 
and has practiced law almost exclusively for the past 30 years. 

Victoria served on the North Alberta Chapter Board of Directors 
for 5 years and has been called upon to present at numerous 

educational events for more than 20 years. Even with all those 
contributions she has spent the bulk of her volunteer time with 

CCI by serving on a variety of committees involved with not only 
the recent legislation changes but also the previous amendments 
back in 2000. Victoria was awarded the honourary DSA national 
designation at the 2019 Fall Leaders Forum Awards Dinner held 

at the Hockey Hall of Fame in Toronto.

What led you to focusing on condominium law?
I bought my first home, heavily mortgaged, shortly after I graduated 
from University with my teaching degree and got my first job.  That 
home was a townhouse style condominium.  I was naïve and didn’t 
know anything at all about condos but, I could afford the mortgage 
payments.

Very soon afterwards, I found out that I didn’t own my fenced yard 
and couldn’t plant any flowers in it without the Board’s permission.  
I wasn’t allowed to repair the broken gate, or replace broken fence 
boards without the Board’s permission.   The problem was, no one 
was maintaining the grounds and no one was repairing the build-
ing even though I was paying money to make sure those things 
happened.  

I knew I had to learn about condos, my rights and my responsibil-
ities, but in those days, it was hard to find any information at all.  
Even my condo neighbours who were also upset with how things 
were run, knew virtually nothing about how to change those things.  
Eventually I discovered that there was a Condominium Property Act 
and we did have By-laws!   So I set about learning and we succeed-
ed in changing things in our condo community.  

When I went to University to become a lawyer, there were no cours-
es on condominium law.  I didn’t intend on focussing on condo-
minium law, but I brought my condo knowledge with me into my 
fledgling practice and soon started getting contacted by people 
who, like me, knew nothing when they bought their condos and 
now had problems.  Things just developed from there.

Was there someone or something that was the catalyst for you 
wanting to become a member of CCI?
When I started trying to find out about condo ownership, I went 
through the yellow pages (yes, we still had those back then).  I was 
hoping to find anything, or anyone, condominium related.  

I came across a company called Condominium Consultants Canada 
Inc. and spoke to its owner, Bill Kerr.  Bill was the first person I 
spoke to who had any real knowledge about condo governance.  He 
was willing to take his time to point me in the right direction and 
tell me where to look to find out more information.  

Bill later became one of the founding members of CCI-NAC, and re-
mained a friend and mentor to me until his death a few years ago.  
It was through his encouragement that I became involved with CCI

What has been the most rewarding aspect for you in volunteering 
for CCI?
Without hesitation, I can emphatically state that the most reward-
ing aspect of volunteering for CCI, for me, has been the wonderful, 
sincere people I have been privileged to meet and the relation-
ships I have made.   

Best words of wisdom for the following members of the condomin-
ium community:
a)	 Owners
b)	 Board Members
c)	 Managers

Don’t just hear what people say to you, but actually listen to what 
they are really saying and find out why they are saying it.  Issues 
don’t have to end up with winners and losers.  With determination 
and creativity on all sides, issues can often end up in win-win solu-
tions and better, stronger communities.

Funniest or most awkward moment of your legal career?
It was early one Spring.  I had a meeting to go to which required me 
to first walk through a shopping mall.  Although winter was over, 
it was still cool, so I had decided to wear my leather jacket.  I had 
tried to dress professionally with a nice blouse, a wraparound skirt 
and high heeled shoes.  Posture is important and makes a good first 
impression, so I held myself straight.  I felt appropriate and proper.

As I walked through the mall, I happened to notice that people 
seemed to be looking at me in a strange way.  I glanced from side 
to side and saw people actually laughing – some of them behind 
me, actually bending over with laughter.  

Needless to say, I was uncomfortable.  I glanced down and was 
horrified.  My entire wrap around skirt had bunched up in front of 
me.   As I had walked, the leather jacket had gripped the skirt.  Al-
though the waist band had stayed in place, because it was a wrap 
around, the skirt had separated at the back and pulled a little for-
ward with every step I had taken.   From behind, all people saw was 
white panties, skinny legs and high heels walking primly through 
the mall carrying a briefcase. I had to pull myself together, literally, 
then red-faced, continue to my meeting.  I never wore that skirt 
again.

Thank goodness it was before the day of cell phone videos hitting 
the internet!

You are given the magic wand for a day – What is the one thing you 
would change to improve condominium living in Alberta?
With my magic wand I would cast the spell “aedificium reparo”.  For 
those of you who are not up on your Harry Potter - immediately, all 
building repairs would be done and there would be no need for 
special assessments.

Remember that spell!
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Welcome to “Owners Guide to Condo Living” created 
specifically for condominium owners as well 

as prospective owners. 

If you have any topic suggestions please forward 
them to info@ccinorthalberta.com at your earliest 

convenience.

How are Condo Fees Calculated?
Compared to mortgage payments, condo fees (legally referred 
to as condominium contributions in Alberta) are more complex, 
more variable and can be subject to change more readily. Once 
your mortgage amount has been established, the term, payment 
schedule and interest rate are the key variables that will alter 
what the monthly payments will be. Condo fees have many 
more elements in play and not all of them are in full control 
of the condominium corporation. Let’s peel back some of the 
layers and review how fees are calculated and what factors 
are involved in determining how variances can occur between 
similar buildings.

THE BASICS
Every condominium corporation is divided into 10,000 
Unit Factors (UF) regardless of their size or type. The UF 
distribution is calculated by the developer with the creation 
of the condominium plan, the original document that registers 
the condominium. This allocation represents each owner’s 
share of the common expenses of the condominium. There 
is no prescribed mathematical formula for determining each 
unit’s UF, however they are typically based on square footage. 
Other factors such as preferential location within a complex 
or building can result in more UF for one unit over another of 
similar size. 

Every year the Board is responsible to review their common 
expenses and create a budget for the next fiscal year. Once 
the budget is approved, each owner is allocated a portion of 
the expenses based on their unit factor allocation unless the 
bylaws specify another method of calculation. Fees are typically 
calculated annually and paid monthly. 

For clarity let’s use this example:

Pineview Meadows has 40 units and their budgeted expenses 
for the year are $240,000.

$240,000/10,000 UF = $24.00/UF/year.

30 Units have 225 UF each ( totalling 6750 UF) & 10 Units have 
325 UF each (totalling 3250 UF). 6750 + 3250 = 10,000 UF

30 Units - $24.00/UF/year x 225 UF = $5,400/12 months = 
$450/month.

10 Units - $24.00/UF/year x 325 UF = $7,800/12 months = 
$650/month.

WHAT’S INCLUDED IN MY CONDO FEES?
The simple answer to that question is “depends”. Each 
condominium creates their own annual budget and consequently 
derives unique condo fees based on the features of the complex 
and the needs of the owners.For example a townhouse style 
condominium may have lower fees than an apartment style 
because they pay for their own utilities and have less common 
property to maintain. A luxury highrise may have a full-time 
concierge on site for the benefit of the residents. Differences 
can also occur depending upon the level of service expectation. 
Everything from the standard established for common area 
snow removal, to management services vs. a self managed 
board, to how often the parkade is swept or windows are 
cleaned, all need to be considered. Using a common analogy, 
do we relate our complex closer to a reliable compact car or a 
tricked out SUV?

Condo fees, much like taxes, are a moving target and cannot be 
guaranteed to remain the same even on an annual basis. There 
is no current legislation that restricts the amount or percentage 
of an increase from year to year, although owners have the right 
to replace a Board should they have reasonable expectations 
that their finances are being mismanaged.

So let’s take a look at some of the Major components that exist 
in the majority of condominium budgets:

a) Reserve Fund Contributions - As laid out in the Reserve Fund 
Report and Plan approved by the Board, a significant portion of 
your fees will be allocated to build up the Reserve Fund, which 
is used for the major repair or replacement of the capital assets 
of the corporation (e.g. - roof, windows, parking lot, etc).

b) Insurance - In light of the current trend of both an increasing 
frequency and cost of insurable claims, this line item is becoming 
a larger portion of the budget even if a corporation has a clean 
track record.

owners 
guide to
condo living
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Important 
Insurance Changes 
You Need to Know
Effective January 1, 2020, Condominium 
Corporations will be able to seek recovery 
of the deductible portion of the 
Corporation’s insurance claim (up to a 
maximum of $50,000) from an Owner for 
damages that originates from the Owner’s 
unit or privacy area. 

This “absolute liability” means regardless of whether 
or not there was any proven negligence the Owner 
may be responsible to pay the Corporation’s 
deductible amount. With the recent market 
corrections due to the amount and size of claims in 
our market, we have seen deductible levels rise 
substantially from $2,500 - $10,000 previously to 
$25,000 to $100,000 and more! 

PLEASE NOTE - Owners can obtain coverage in their 
Unit Owner’s policy to assist with paying the 
Corporation’s deductible when required.

ADDITIONAL DETAILS 
Limit Reminder - The Corporation can only make the 
Owner liable for the deductible limit up to a maximum 
of $50,000. If the deductible is $25,000 then the Owner’s 
liability is $25,000 regardless of the size of the claim. 
Conversely if the deductible is $100,000, the Owner’s 
liability is $50,000 as that is the maximum allowable 
amount. 

Coverage Liability - Owners are only required to have 
this coverage if it is outlined in the Corporation’s bylaws 
but they can be held responsible for the deductible 
payment regardless of whether or not they have their 
own coverage.

Legislation – Section 62.4  of the Condominium Property 
Regulations as of Jan 1, 2020 for further details.

What steps do Owners have to take to 
ensure proper coverage for themselves?
1) Ask your Board, Manager or Corporation 
Insurance Broker for a copy of the Corporation’s 
Certificate of Insurance that outlines the current 
deductible amounts, in particular the water damage 
deductible.
2) Contact your personal Insurance Broker and 
inquire whether you have deductible coverage in 
your Unit Owner’s policy and if not, request to add 
coverage.
3) Is the deductible coverage in your Unit Owner’s 
policy equivalent to the Corporation’s deductible? 
If not, adjust your deductible accordingly 
(see Limit Reminder below).

ATTENTION: CONDO OWNERS
Boards/Managers- 

Please pass this information on



c) Staffing - Can include a services contract with a management 
company and/or on-site maintenance or security staff.

d) Utilities - More so with apartment and high rise style buildings 
and cost dependent on what, if any, utilities are sub-metered 
with invoicing going directly to each unit’s owner.

e) Maintenance - Whether it’s snow removal and landscape 
maintenance, preventative maintenance contracts for 
mechanical systems, janitorial, window cleaning, etc, the 
corporation has a duty to repair and maintain its property, so 
things can add up in a hurry.

DEBUNKING COMMON MYTHS
The lower the condo fees the better the complex is run - In fact 
in the majority of cases an argument can easily be made that 
lower fees often signals that regular maintenance is being 
deferred and bigger expenses are inevitable. Savvy prospective 
purchasers are now more concerned with the Reserve Fund 
balance and the perceived value of the monthly condo fees 
rather than the actual fee itself.  

Owners have no control when it comes to setting condo fees - It is 
true that unless it is outlined in the bylaws, Boards do not need 
owner approval to approve the annual budget. Owners, however, 
do have the right to not only reasonably question any aspect of 
the budget but they also have the opportunity to elect a new 
Board should they feel the current one is mismanaging the 
corporations finances by either overspending or underspending 
accordingly.

Developers set unrealistic budgets to keep condo fees down 
and sell their units - As of January 1, 2018, the legislation was 

strengthened to hold any developer accountable when actual 
expenses in the initial fiscal year after the turnover meeting to 
the owner board are more than 15% higher than the developer’s 
proposed budget. Some restrictions still apply but it’s definitely 
a step in the right direction.

With the upcoming changes in the legislation, corporations will 
now be required to provide owners a copy of the annual budget 
at least 30 days in advance of the fiscal year. In addition, owners 
are to receive a copy of the annual financial statements prior to 
the Annual General Meeting. Reviewing both those documents 
will help owners better understand how their fees are being 
utilized and the overall financial health of the condominium 
corporation.

Business - Commercial
Condo corporations

Ph:780-477-7067

sunshinecleaningsltd@gmail.com

SUNSHINE CLEANING
SERVICES LTD.

®

A tailored approach  
to risk management.
At Gallagher we tailor risk management solutions 
and insurance coverage to the changing needs of 
your condominium association.  Our commitment 
to the highest service standards makes it  
easy for you to do business with us.

© 2018 Arthur J. Gallagher & Co. | Arthur J. Gallagher Canada Limited

Proud supporters of the CCI.  

For more information go to ajgcanada.com or call  
michael_boisclair@ajg.com 
403.299.2465

michael_arnold@ajg.com 
403.299.1692
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Important 
Insurance Changes 
You Need to Know
Effective January 1, 2020, Condominium 
Corporations will be able to seek recovery 
of the deductible portion of the 
Corporation’s insurance claim (up to a 
maximum of $50,000) from an Owner for 
damages that originates from the Owner’s 
unit or privacy area. 

This “absolute liability” means regardless of whether 
or not there was any proven negligence the Owner 
may be responsible to pay the Corporation’s 
deductible amount. With the recent market 
corrections due to the amount and size of claims in 
our market, we have seen deductible levels rise 
substantially from $2,500 - $10,000 previously to 
$25,000 to $100,000 and more! 

PLEASE NOTE - Owners can obtain coverage in their 
Unit Owner’s policy to assist with paying the 
Corporation’s deductible when required.

ADDITIONAL DETAILS 
Limit Reminder - The Corporation can only make the 
Owner liable for the deductible limit up to a maximum 
of $50,000. If the deductible is $25,000 then the Owner’s 
liability is $25,000 regardless of the size of the claim. 
Conversely if the deductible is $100,000, the Owner’s 
liability is $50,000 as that is the maximum allowable 
amount. 

Coverage Liability - Owners are only required to have 
this coverage if it is outlined in the Corporation’s bylaws 
but they can be held responsible for the deductible 
payment regardless of whether or not they have their 
own coverage.

Legislation – Section 62.4  of the Condominium Property 
Regulations as of Jan 1, 2020 for further details.

What steps do Owners have to take to 
ensure proper coverage for themselves?
1) Ask your Board, Manager or Corporation 
Insurance Broker for a copy of the Corporation’s 
Certificate of Insurance that outlines the current 
deductible amounts, in particular the water damage 
deductible.
2) Contact your personal Insurance Broker and 
inquire whether you have deductible coverage in 
your Unit Owner’s policy and if not, request to add 
coverage.
3) Is the deductible coverage in your Unit Owner’s 
policy equivalent to the Corporation’s deductible? 
If not, adjust your deductible accordingly 
(see Limit Reminder below).

ATTENTION: CONDO OWNERS
Boards/Managers- 

Please pass this information on
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D i s p u t e  T r i b u n a l
 W E I G H I N G  O U R  O P T I O N S

We look to other 
provinces for insight on 

creating Alberta’s long 

awaited Condominium 

Dispute Tribunal

Rebecca Medel



Bringing condo disputes before a tribunal instead 
of using the traditional courtroom process seems 
to be quite the dangling carrot for those who are 
intrigued by the idea of changing up the current 

system. The efficiency of using online technology 
to solve problems, and the time and cost savings 
that come about as a result—not to mention the 

reduction of bad feelings between neighbours—has 
led to much discussion for when Alberta institutes 

its own condominium dispute tribunal.
Back in December 2014, the Alberta Condominium Amendment 
Act was passed which included establishing a dispute tribunal 
system after other phases of the legislation were completed. 
However, five years later, the remaining legislation is finally 
being enforced as of January 1, 2020 with no timeline from 
Service Alberta as to when the dispute tribunal will be created 
or what the process will look like. 

Currently in Alberta, condominiums do have the option of using 
either mediation or arbitration to resolve issues rather than 
going through the courts. While these methods are less costly 
and typically can be processed faster, they do require both 
parties to agree to participate which is problematic when you 
have someone unwilling to negotiate. 

Dispute tribunals use a process that moves from negotiation to 
mediation to tribunal. Not all steps are necessary if disputes can 
be solved in the earlier stages. In Alberta, there currently is a 
similar model with the Residential Tenancy Dispute Resolution 
Service (RTDRS), but this deals only with landlord/tenant 
disputes. Whether Service Alberta uses this as a benchmark for 
condominiums, remains to be seen.

“As I see it, the big chapters (in terms of number of condos) in 
Canada, being BC , Alberta and Ontario would benefit from having 
a tribunal to resolve legal disputes that would otherwise place 
a burden on the court system and on the wallets of the parties 
wanting dispute resolution,” says Jamie Bleay, a Vancouver-
based lawyer who practices extensively in condominium law.

BC was the first province that had a dispute tribunal and Bleay 
has been involved with BC’s Civil Resolution Tribunal (CRT) since 
it started in 2016. The CRT resolves condo (called strata in BC) 
disputes as well as small claims up to $5,000 and recently added 
motor vehicle injury disputes to its purview. It prides itself on 
being quick and affordable by using a collaborative approach 
starting with their free online Solution Explorer program which 
walks the participant through the process on a step by step 
basis. It seems to be working as a participant satisfaction survey 
from 2019 said 84% of respondents would recommend the CRT. 
The goal of the collaborative approach is to provide timely 
access to justice by providing legal information, self-help tools 
and dispute resolution services.

“It has been identified for a number of years now that many 
people simply do not have access to the traditional justice 
system, made up of lawyers and judges and courts, because of 
their geographic or social location,” says Kate Campbell who is 
Vice Chair of Strata, Societies, and Cooperative Associations for 
the CRT. She says there was a need to increase access to justice 
in BC as it reached crisis point a few years ago.

She adds that factors that can make it difficult to access the 
justice system include money, time, the ability to travel to 
a courthouse or take time off work, childcare and language 
barriers. There have also been serious problems identified 
around delay in the court system, mostly due to volume and the 
increased complexity of litigation.

Another crucial part of the system that Campbell stresses, is the 
importance of mediation. “I think one of the big benefits of the 
mediation stage is having a neutral but informed person in the 
mediator role, to talk to the parties and define exactly what is in 
dispute. We refer to this as case management, and it’s key,” she 
says. “Often in strata disputes, the parties are neighbours, have 
known each other for a long time, and will continue to have a 
relationship after the CRT dispute is concluded.”

As an online tribunal, the CRT is available 24 hours a day, 
seven days a week. This means interactions with the tribunal 
and other participants can be done when it is convenient. They 
deal with disputes involving owners, tenants, boards or the 
strata corporation as a whole in a multitude of different issues. 
Complaints about managers are dealt though the Real Estate 
Council of British Columbia (RECBC) who are also responsible for 
manager licensing.  But there are some limitations to the system. 
The CRT does not have jurisdiction to appoint administrators, 
resolve allegations of conflict of interest by council members 
or handle developer concerns. However to date almost 1,000 
decisions have been reached and the details of each case are 
posted on the CRT website for the general public to review and 
hopefully learn from.

Ontario has a condominium dispute tribunal as well, and its 
name is quite a mouthful. The Ontario Condominium Authority 
Tribunal Dispute Resolution System (CAT-ODR) began in 2017. 
Right now CAT only deals with access to records, which is the 
single most prevalent area of dispute between owners and 
condo corporations in Ontario, but a fairly large update to the 
system is being planned for December 2019. 

“Based on user feedback and observations from the cases 
we’ve handled to date, this update will include improvements 
to streamline the dispute resolution process and to give the 
users more tools to work together to resolve their disputes,” 
says David Brazeau, Director of Communications and Outreach 
for the Condominium Authority of Ontario. “The update will also 
include support for multi-party disputes (cases involving three 
or more parties), so we can accommodate any additional dispute 
types that may come within our jurisdiction in the future.” 

In November 2018, one year after CAT was created, an article 
published on the condoadvisor.ca website curated by lawyer 
Rod Escayola and his team at Gowling WLG, asking if the 
condo tribunal had delivered all that it promised to, found that 
issues that had been murky in the past now seemed settled. 
For example, corporations can charge fees for records, but they 
must be reasonable; they can refuse access to records related to 
litigation; and defeated parties can technically be asked to pay 
the legal fees of the other party, but this rarely happens. 

Some interesting stats were given that show most owners and 
corporations were not represented by lawyers. 88% of the time 
owners were self represented; 55% of the time corporations 
were represented by agents such as condo managers; and 44% 
of the time corporations were represented by lawyers.
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CAT also has the authority to dismiss applications without a 
hearing if they are frivolous, vexatious or not initiated in 
good faith. To date (2019) CAT has dismissed two applications 
before they were accepted for being vexatious. Of note, The 
Condominium Authority of Ontario (CAO) which oversees the 
tribunal also is responsible for the mandatory director training 
e-modules that are free and must be completed within six 
months of being elected or appointed to a condo board. While 
mandatory training for condo board members is not required 
yet in Alberta, there is definitely a desire to explore options 
by numerous owners and managers in the province. CCI North 
Alberta has been offering a free “Condo Board Basics and Best 
Practices” course to its members for the last five years.

It is prudent to take all new ideas with a grain of salt. Todd 
Shipley is an Edmonton  lawyer who practices in condominium 
law and is also a CCI North Alberta board member. 

He says he has often found himself a lone voice reminding others 
to be careful what they wish for before the new condominium 
regulations came about in 2014. While he does say that creating 
a dispute tribunal is a good idea, he is of the opinion that we 
should proceed cautiously.

“When we talk about a tribunal situation, do I think that we 
need to have such a thing? Yes. But if it’s not done properly, you 
will see some abuse,” Shipley says. “And what people need to 
understand is that the worst thing about the court process is 
complexity and cost. And the best thing about the court process 
can be complexity and cost because it weeds out frivolous 
actions.”

Shipley says that when there are no significant consequences 
for bringing a dispute forward in terms of cost and complexity, 
cases that would never make it to court will emerge from the 
woodwork. “If it’s not carefully designed and managed, you’re 

going to be seeing disputes brought forward 
which would never have been brought 
forward before,” he says. “There are people 
that just make everyone’s life a little bit 
miserable, right? Those individuals, when 
they’ve got an axe to grind, and they’re not 
right and they don’t care, and they don’t 
want to hire anyone to explain to them that 
they’re wrong, now what you have is the risk 
of seeing matters that are more frivolous 
and/or vexatious and can advance because 
it maybe cost me $50 to do it, and I’ve got 
nothing better to do but to stew and obsess.”

By looking at other systems already in place, 
we see the possibilities of what Alberta’s 
could look like. The question is, what are 
the best attributes of each and how can we 
merge them to create the Alberta model? 
There is also the consideration of dealing 
with frivolous cases that may become more 
prevalent with the ease and reduced cost 
of a tribunal system. With litigation, you 
can be certain that the money being spent 
is worth it to have access to the traditional 
justice system. However, a tribunal system 
is cheaper, easier and more convenient and 
will enable those involved to be able to 
find resolution and get back to their lives 
much more quickly. Whichever form Alberta’s 
condominium dispute tribunal takes will 
have its pros and cons and will be unique for 
this province. We are somewhat privileged to 
not be a first generation in this process, as 
other provinces have gone before us to iron 
out some of the kinks in the system.

Check out our synopsis of the 
two dispute tribunal models on Page 29.
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Dispute Tribunal Comparison

CRT (Civil Resolution Tribunal - 
British Columbia)
Inception date: July 2016

Fee structure: 
Application $125 online, $150 mail/email/fax
Respond to a dispute is free online, $25 mail/email/fax
Tribunal decision $100 (free if dispute resolved during 
facilitation)

Number of decisions reached: 896 (strata property 
decisions only)

Different stages of process:
Application
Negotiation
Facilitation (case manager)
Tribunal decision

Reports to: Ministry of Attorney General

Unique Aspects:
Less than a quarter of strata disputes reach 
the tribunal stage

CRT also deals with Small Claims (<$5,000) 
and Motor Vehicle Injury Claims

CAT (Condominium Authority Tribunal - 
Ontario)
Inception date: November 2017

Fee structure: 
Application is free
Negotiation $25
Mediation $50
Tribunal decision $125

Number of decisions reached: 68

Different stages of process:
Application
Negotiation
Mediation
Tribunal decision

Reports to: Ontario Ministry of Government and Consumer 
Services (MGCS)

Unique Aspects:
Currently limited to disputes over access to corporation’s 
records. Expected to increase scope in 2020.

Managed by the Condominium Authority of Ontario (CAO) 
a self funded organization that is also responsible for 
mandatory education for condo board members. It also 
works in conjunction with the Condominium Management 
Regulatory Authority of Ontario (CMRAO) which oversees 
licensing and oversight of condominium managers. 
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Mediation in the Condominium  - Context 

When condo owners have a dispute or difference the optimal 
result is for them to sit down together and sort out the 
problem. Perhaps they have read the bestselling book about 
negotiation, Getting to Yes, by Fisher and Ury. Following its 
recommendations, they will listen respectfully to each other to 
gain an appreciation of everyone’s needs and concerns and then 
craft a mutually advantageous solution, after brainstorming 
some creative ideas. 

Unfortunately such a happy turn of events does not occur as 
often as we would like. “Human nature” seems to get in the 
way of constructive conflict resolution. Social scientists have 
revealed some common thought processes that block our efforts 
to resolve disputes - I will call these “conflict conundrums”. 
Conflict resolution professionals have used this knowledge of 
conflict conundrums to design processes and techniques that 
surmount these typical obstacles to dealing successfully with 
conflict. 

In this short essay I will describe some of the human barriers 
to efficient conflict resolution and how the mediation process, 
conducted by a skilled mediator, can help to achieve the goal 
of informal, effective solutions for the benefit of condominium.

Some Conflict Conundrums 

Psychologists and social psychologists have discovered 
common patterns of thought that adversely affect the way we 
respond to conflict in modern society. Such ways of thinking 
may have been valuable adaptations to earlier environments, 
but are counter-productive now. These conflict conundrums are 
not signs of mental illness; they affect most of us when we face 
stressful conflicts in our lives. 

Conflict theorists and practitioners, in turn, have used this 
knowledge to design processes and interventions that help 
reduce the influence of these conflict conundrums. Mediation 
is one such process. 

I will now describe three of the common conundrums found in 
conflicts and the way 

The Attribution Fallacy 

We all have a deep need to understand why others act the way 
they do. This helps us navigate the twists and turns of social life 
by making it easier to predict how people will behave when we 
interact with them. 

However, research has revealed a common and serious flaw 
in our thinking about other people’s motivations; this trait 
has been labeled the “attribution fallacy”. The fallacy consists 
in ascribing (attributing) bad intentions to others more often 
than we should given the evidence we have about the states of 
their minds. (It also works in reverse – we usually ascribe good 
motives to our own actions.) 

Here is an example of the fallacy at work. If we believe we have 
been harmed by someone there are at least four explanations we 
can adopt for their behavior: unintentional (accident); habitual 
(character or personality); intentional (self interest); and 
intentional (malice). The fallacy results in us attributing malice 
to others more readily than the other possible motivations. 

The attribution fallacy makes conflict resolution directly 
between the affected parties very difficult. If one assumes 
both sides are operating under the fallacy then trust between 
them is probably non-existent, and this impacts all avenues of 
resolution beginning with communication. 

Here is how mediation deals with this problem. A skilled 
mediator will facilitate thorough exploration of all parties’ 
needs and concerns in a joint meeting, a step which is designed 
to reveal the motivations they bring to the dispute. Although 
mediation is future-focused, it allows some examination of the 
past in order to correct mistaken impressions such as those due 
to the attribution fallacy. By encouraging the parties to reveal 
their motivations and by sometimes rephrasing them, so they 
are really heard by the other side, the mediator helps disputants 
regain some trust in each other, open communication lines, and 
then deal with the problem more constructively. 

Reactive Devaluation 

“Reactive devaluation” is the term researchers have used to 
describe another common human failing when dealing with 
conflict. It happens when one side makes an offer of compromise 
or settlement. Our normal thought processes then find fault with 
(“devalue”) the proposal, although it may be worthy of serious 
consideration. The result may be rejection of a reasonable offer. 

It is easy to see how reactive devaluation may be tied to the 
attribution fallacy. If you believe the other party is acting out of 
malice, then you may conclude any offer they make must be a 
trap to be avoided. 

The Value Added 
by Mediation 
in Condominiums
by Archie Zariski, BA, LLB, LLM, C Med 
High Clouds Incorporated, Edmonton (Archie is a condo owner, board member 
and condominium mediator) 
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By combating the attribution fallacy, mediators can help to limit 
reactive devaluation as well. But mediation also provides an 
avenue to deal with reactive devaluation directly. 

Mediators recognize the importance of getting all parties to a 
dispute to consider their alternatives if they cannot reach an 
agreed solution. Thus, mediators encourage each disputant to 
clearly define their “BATNA” (Best Alternative to a Negotiated 
Agreement) – what they can achieve without the cooperation of 
the other side. Then, if an offer is made that compares favorably 
to a person’s BATNA, that party is more likely to take it seriously 
and not dismiss it out of hand due to reactive devaluation. 

Mediators work with each party, usually in private session, to 
help them clarify their BATNA and weigh offers in the light of 
their alternatives. In this confidential, private setting, mediators 
are able to forestall reactive devaluation that can lead to 
premature termination of efforts to resolve a dispute. 

Perspective Taking

One of the best ways to settle a dispute is for the parties to 
treat the contentious issues as a mutual problem to be solved 
through collaboration. This problem solving approach is at the 
heart of the theory of “principled” or “interest based” negotiation 
described in Getting to Yes. In practice it can yield creative, 
satisfying solutions. 

A key step in interest based negotiation is appreciating the 
needs and concerns of the other party – being able to “stand in 
their shoes”. Another name for that crucial step is “perspective 
taking”, and research has shown it is difficult for people to 
accomplish unaided. 

Mediation provides a supportive framework for interest based 
negotiation guided by a problem solving approach. A mediator 
encourages disputants to try to understand the conflict from 
the perspective of the other side. This may be done by asking 
one party to paraphrase what they have heard said by the other. 
On occasion the mediator may ask the parties to engage in 
“reciprocal role playing” in which they are asked to say what 
they would have done, or would do in the future, if they were 
in the other party’s place. Or, a mediator might suggest that 
disputants “stand in each other’s shoes” by looking or listening 
from the other side of the wall, fence, floor or hedge in question, 
and then bring that experience back to the table. 

The intent and effect of these mediation techniques is to 
assist parties in perspective taking and in so doing to discover 
solutions that meet everyone’s needs. 

Conclusion

Mediation conducted by a skilled practitioner is an effective 
intervention in disputes that can fester and grow because 
of common human failings that obstruct direct informal 
settlement.

The benefits of skilled mediation are not restricted to differences 
amongst owners, but can be realized in disputes between 
owners and boards, boards and developers, and just about any 
combination of such parties. The human factors that get in the 
way of constructive responses to conflict are the same in every 
interaction. 

Mediation thus adds value to condominium by helping to resolve 
disputes that might otherwise become prolonged, acrimonious 
and expensive without such intervention. 
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Mediation, Arbitration and Consulting Services

•	 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?

CONDOMINIUM QUESTIONS?

Need help and information?
Call Gerrit at 780-982-4355

email: rosetree.g@gmail.com
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On board

On January 1, 2020, Section 62.5 of the 
Condominium Property Act Regulations will make it 
mandatory for all condominiums – commercial and 

residential - to have a fidelity bond.  Corporations 
that do not currently have this coverage will be 

required to purchase at the next renewal of their 
current policy.

So what is a “Fidelity Bond” and why are they necessary?  

A fidelity bond generally forms part of the crime coverage on a 
package policy (a package policy provides many different cov-
erages, including property and general liability).  The purpose 
of the bond is to protect the Insured should there be a theft of 
monies and/or securities in the control of the insured.

Nonprofit organizations tend to be at a greater risk for theft.  The 
level of controls in place tends to be not as stringent as profit 
companies. Oftentimes, the misappropriation of funds starts out 
small, and increases as the person becomes more comfortable 
in their deception.They may act alone or in conjunction with 
another employee/volunteer or suppliers.  The theft could take 
many forms:

•	 Cash payments received and not recorded (and no receipt 
is supplied), 

•	 Providing a false work order and issuing payments to a 
non-existent company, 

•	 Submitting invoices for work not done, etc.

•	 Unauthorized transfer of funds from Corporation’s account

Condominium Boards have a fiduciary responsibility to the 
Owners.  They are collecting funds on behalf of all the owners 
and are in a position of trust.  

What steps can Boards take to prevent theft?  Boards should 
adopt financial control practices to protect the Corporation’s as-
sets. Some guidelines to follow include:

•	 Ensure the person responsible for making the deposits 
does not issue cheques or reconcile the bank accounts.  No 
one person should be in control of every aspect.

•	 All cheques should require 2 signatures with proper back-
up documentation reviewed before signing.

•	 No cheques should be “pre signed”. 

•	 Have annual financial audits for a third party oversight.

Doing all of the above will not always provide you with 100% 
protection.  Someone that is determined to have unauthorized 
use of the money will find a way to do so.  When a loss of funds 
is discovered, this is where the Crime Coverage/Fidelity Bond 
would respond.  It covers such things as forgery, alteration, 
counterfeiting, as well as the theft.  Many crime policies also 
provide coverage for losses due to social engineering.  An ex-
ample of social engineering is when a 3rd party impersonates 
a trusted vendor and induces (usually via email) the insured to 
send funds owing to a new bank account. Grant MacEwan Uni-
versity was a victim of this in 2017, and although they recovered 
the bulk of the funds illegally transferred they still suffered al-
most a million dollar loss.

So how much coverage is required?

As per Section 62.5(3) in the new Condominium Regulation of 
Alberta, the minimum amount of required coverage is either

INSURANCE AGAINST 
FRAUDULENT OR DISHONEST 
ACTS   (FIDELITY BONDING)
by Dawn Mitchell - HUB international insurance brokers
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#309, 5227 - 55 Avenue NW Telephone: 780.463.7776
Edmonton, Alberta, Canada  T6B 3V1 Fax: 780.462.1280
TLAdjusters.com Toll Free: 1.800.803.4109

We have been operating in Northern Alberta for 40 years. We 
provide a wealth of experienced insurance adjusters and 
superior customer service in commercial condo, property and 
liability claims.

We adjust property damage, liability claims and course of 
construction claims, for all insurers. We specialize in claims 
involving property and condominium management Þrms and 
condo boards, including their self-insured consulting 
requirements. Our focus is excellent customer service.

To discuss your claims requirements, please contact:

Cory Gilliam, BA, CIP Morris Blatz, CIP
780.395.2222 780.395.2205
cgilliam@tladjusters.com mblatz@tladjusters.com

C O N D O  M A N A G E M E N T

          
          Property Management 

               8724 - 91 Street NW 
    Bev Matthias, ACM       Edmonton, AB  T6C 4L2 
   REALTOR®                          B 780.988.1100 
    Licensed Property Manager  C 587.643.6468 
           F  780.485.1313 
           bev.matthias@century21.ca 
           century21edmonton.com  
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(a) The amount, if any, set or determined in accordance with 
criteria set for this purpose by the Corporation in its bylaws, or

(b) The sum of the Reserve Fund balance at the start of the cor-
poration’s current fiscal year, and the balance of the operating 
account at the beginning of the corporation’s current fiscal year, 
if no amount or criteria are set in the corporation’s bylaws. 

As indicated earlier, most package policies have a crime compo-
nent that includes a fidelity bond.  These may range anywhere 
from $10,000 to $1,000,000.  It is important that you review 
your policy to determine your present coverage.  Then you must 
determine what your requirements are as per the formula above 
or as set in your bylaws.  If your coverage is not adequate, you 
need to contact your corporation’s insurance broker and have 
the limit increased.  You may be required to complete an appli-
cation and provide a copy of your latest audited financial state-
ment.  Finally, you must ask if the definition of the “Insured” on 
the fidelity bond has been amended to include Directors and 
Officers as most policies exclude them from coverage.

This coverage is to be reviewed at least once every two (2) years 
and adjusted – if necessary – to meet the requirements of the 
Regulation. Should you have incurred a large influx of monies 
due to a special levy you may want to adjust your limits accord-
ingly before waiting for the two year period to expire.

A Condominium can do everything “right” and still suffer a theft 
of monies.  Having the proper coverage in place to protect the 
Condominium will not only alleviate the stress of a loss, it will 
be mandatory as of January 1, 2020. 

Keven Lackey
CVI - A.S.C.S.

780 413-1655

Helping condominium boards �nd solutions to
complex HVAC problems is something I love to do. 

Yes - we have
the solution

Converting old Magic-Paks with
new e�cient, cooling and 
heating systems is something
we specialize in.  Best of all, our
solutions will not alter the
outdoor aesthetic of the building.
I’d love to help!   780 699-8592

#203, 13455 - 114 Avenue NW 
Edmonton, AB Canada  T5M 2E2

Fax. 780.448.7297
Maint. Emergency Line
After Hours 780.499.8424

Robyn Brown,
Vice President

Associate Broker
Partner

CPM®,  ARM®

Ph. 780.448.4984 ext. 323 

Cell. 780.918.4187
rbrown@ayreoxford.com

Celebrating 25 Years
1995 - 2020

Accredited Management Organization®

Insite to Condos, Winter 2019 35



ASK THE
PROFESSIONALS

At CCI North Alberta, part of our education focus 
is to give our members the opportunity to network 

with our professionals and business partners so 
they can learn more and make informed decisions 

when required. Our new feature, “Ask the 
Professionals” gives us the opportunity to share 

this expertise with all of our members.

In the Winter Issue, we just had one topic we 
wanted to delve into – snow & ice! 

What are the best products and practices for keeping parking 
lots and sidewalks clear of ice and snow and make them safe 
for condominiums?

Chris Yaremko – Innovative Landscape Concepts

Snow removal is an extreme safety concern, transport and 
access requirement, and of course a modern convenience. In 
this time of convenience, and with an aging population, clear 
parking lots and especially sidewalks are essential to societies 
health & safety as a whole. As we don’t live in just a “Snow 
City, or Province”, but a “Snow Country” it truly affects us all as 
Canadians.

Let’s start with some terminology and products available: 

Anti-Icing is a proactive approach given to placing effort in pre-
venting ice and otherwise hazardous winter conditions. Exam-
ples of this would be spraying or spreading agents prior to a 
weather event.

De-Ice is a post active approach given to placing effort in re-
moving existing ice and otherwise hazardous winter conditions. 
Examples of this would be spraying or spreading agents follow-
ing a weather event.

Both are effective tools in the winter for preventing bonding 
of water (snow/ice) to surfaces such as walks, paths and road-
ways, as well as a tool to assist in the removal of an existing 
bond. Manual and un-assisted removal of packed snow and ice 
can be difficult, expensive, damaging or ineffective. The use of 
these practices can result in a much more efficient and effective 
result.

Brine is the term used to describe a chemical/mechanical mix-
ture between any class of salt and water. Brines include sodium, 
calcium, and magnesium chlorides. Common uses for brines are 

food, oil and gas. Brines can be used for dust control, preserva-
tion, and even health as in the Dead Sea where you can’t sink 
due to the high specific gravity found in the salt water (brine) 
lake.

 “Anti/De-Icing” is a quite broad referral to both products as well 
as practices. These can range from salts, to sands, or from plows 
to blowers. Let’s break down some of the most common.

Salt is the most common form of “icemelt”. Salt has the “highest” 
freezing point of the common products at around -21C. Note 
that counter-intuitively the “highest” freezing point is the least 
effective in terms of lowest temperature the product will keep 
water in liquid form before freezing into solid form. Salt is also 
the most economical and readily available in Canada as we are 
salt producers with large reserves found in both Saskatchewan 
and Ontario. Salt brine is also found naturally and in fact covers 
the majority of our planet, though in a mild mixture, our oceans 
are the largest salt brine reserve in the world. “Salt” is in fact 
slang for sodium chloride and factually describes a larger “class 
of minerals/chemicals” and includes sodium, calcium and mag-
nesium chloride.

Calcium is a unique mineral in that it is exothermic, meaning it 
is capable of creating its own heat. When dry calcium is mixed 
the chemical reaction of retaining that water generates sub-
stantial heat as a byproduct. By substantial we mean when we 
batch our brines we have to make sure there is enough water 
to prevent the product from literally melting the plastic tanks; 
it can get hot. Calcium has the lowest functioning temperature 
of the salts and is commonly used to lower the freezing point 
of the other salts. You would think calcium would be the best 
product but its cost is high as calcium is most commonly found 
in liquid form, though readily available and harvested similar to 
that of a water well; to be found in its dry form the liquid re-
quires dehydration which separates the calcium from the water.

Magnesium is also unique in its moisture retention and rehy-
dration capabilities. Magnesium “captures” water and holds on 
to it. It’s the best of all salts; it is also the least naturally corro-
sive mineral of the common salts. Magnesium, like calcium, is 
readily available and commonly found in liquid form via drill-
ing again similar to a water well. Magnesium is commonly used 
to treat infrastructure due to its low corrosion level attributes. 
Magnesium chloride is relative in cost to its cousin, calcium 
chloride.

Aggregates such as sand and rock chips are by far the most 
common and dominant “Anti/De-Icing” products used today. 
Though contractors and municipalities located in milder 
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Our Services Include: 

Lawn & Snow, Anti-Icing, Lot Sanding and Liability Control,

Skidsteer, Loader, Grader & Trucking

Asphalt Repair & Maintenance,

Seamless Infrared & Hot Applied Crack Sealing

Lot Sweeping  & Line Painting    

Landscape Construction, 

Grade & Water Management, Flood Prevention

 

AWARD WINNING MAINTENANCE & CONSTRUCTION

Chris Yaremko

Ph: 780.660.8483

 info@getinnovative.ca

C O M M E R C I A L G R O U N D S M A I N T E N A N C E

www. g e t i n n o v a t i v e . c a

climates often choose up to 100% salts, sand is by far the most 
economical, readily available, sustainable and effective solution 
for the liability and safety needs for snow environments. Aggre-
gates are commonly mixed with salts to achieve new products 
such as “Pickle-Chip” and “Pre-Wet” sands. These products are 
effective in achieving some melting, additional traction and an 
anti skid product that will adhere to ice rather than be brushed 
or blown off.

What are the effects of these products on our 
environment?

Salts can be devastating when used 
inappropriately and unethically. The practice 
of “burning” off snow is unethical and won’t 
be offered by a quality service provider. Often 
contractors will “burn” snow rather than push it, 
and especially where hauling is required. The best 
practice is to use these products sparingly and as 
required only. The best solution is to remove the 
snow.  If practices are such that snow is removed 
according to need, of course within a realistic 
monetary framework, ice should be a relatively non-
issue. Remember conditions change from minute 
to minute, hour to hour and certainly year to year. 
Budgets, plans and real-time practices need to be 
attune to the current conditions. Safety should be 
of utmost priority, followed by access, followed by 
convenience. Other practices and considerations 
such as asphalt and grade repair can help with 
pooling and drainage; and other considerations 
include downspout placement and dripping eaves, 
snow and pile placement, unseasonal temperatures 
(either high or low) will reduce any anti/de-icing 
efforts, increase liability, and damage your sites 
and our environment.

What are the most eco-friendly ways to deal with 
ice on sidewalks and parking lots?

Sarah Wells – Solstice Landscape Maintenance

Icemelt and gravel are a key tool in the snow 
removal industry in keeping properties safe and 

managing liability. To manage 
sidewalks, we always use pet 
and eco-friendly ice melt. 
It does come at a higher 
cost but is safer in general 
than other products. The 
pet friendly product does 
not 100% eliminate risk 
to pets, pets should be 
watched that they not 
ingest it, but it is still a 
safer option. It is also 
easier on vegetation. 
It can still do damage 
to lawns but is the 

better alternative. I never recommend using just salt as it can 
be damaging to concrete. Depending on conditions, ice melt is 
used in combination with gravel. If it is still snowing when you 
lay it down, and will need to remove snow again in the next 24 
hours, we usually prefer to use the gravel only - the Icemelt will 
melt the first layer of snow creating a base layer of ice. Better to 
lay gravel in this circumstance and then follow up with a layer 
of Icemelt once the snow has stopped. 

Posting caution or warning signs saying walkways and roadways 
can be slippery, goes the extra mile in reminding residents of 
their individual responsibility to take some extra time and care 
after a precipitation event or melting and freezing conditions to 
avoid any falls.

Parking lots should be sanded after every parking lot clearing 
and as needed. Most snow removal companies offer this service 
on an on-call basis and usually within 24-48 hours. 

All boards or property managers should keep copies of their 
contractor’s liability insurance and have service contracts in 
place specifying the minimum liability coverage required. 
Without these items in place, your board could be solely 
responsible for all slip and fall liability.

Please Note - Both questions and responses may have been edited 
due to space limitations.

If you have a question for consideration for our next issue please 
forward it to info@ccinorthlaberta.com with the heading “Ask 
the Professionals”.
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• Advice to condominiums

• Governance and condominium bylaws

• Renovations to condominiums and  
construction related litigation

• Disagreements and disputes,  
including lawsuits and claims

• Condominium development and sales

Phone: 780.425.9510  |  Toll Free: 1.800.661.7673  |  www.rmrf.com

Sonny Mirth
780.497.3346

emirth@rmrf.com

Todd Shipley
780.497.3339

tshipley@rmrf.com

Heidi Besuijen
780.497.3327

hbesuijen@rmrf.com

For Over 50 Years, RMRF has been a leader in condominium law in Alberta
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legal corner

Condominium Plan No. 7721985 v. Breakwell (Alberta 
Court of Queen’s Bench) August 29, 2019
29/08/2019 – Jurisdiction Alberta
Part 67 published on 01/09/2019
Appeal allowed.  Owner responsible for corporation’s deductible in 
relation to water damage

The furnace in the owner’s unit malfunctioned.  As a result, 
pipes froze and water escaped, causing damage to four units.

The water shut-off valve had been concealed behind kitchen 
cupboards that were installed by a previous owner of the unit.   
As a result, there was a delay of some 45 minutes to remove the 
cupboards and locate the shut-off valve (to stop the water flow).  
This delay substantially increased the resulting damage.

 The water damage was covered by the condominium corpora-
tion’s insurance, subject to a $10,000 deductible.  The condo-
minium corporation claimed that the owner was liable for the 
deductible under the terms of the corporation’s by-laws.  The 
owner denied any liability, saying that the furnace malfunction 
was unexpected and that she was also not responsible for the 
concealed shut-off valve.  The Master agreed with the owner 
and dismissed the claim.  The condominium corporation ap-
pealed.

 The Appeal Court held that the owner was liable for the de-
ductible under the terms of the corporation’s by-laws.  The 
Court said:

•	 According to the by-laws, the owners were responsible for 
any deductible loss resulting from an act or omission of the 
owner or a tenant or occupant of the owner’s unit.

6912 Roper Road NW
Edmonton, Alberta

T6B 3H9

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

Email: lynne@estategroup.ca
Website: http:/estategroup.ca

Lynne C. Bothorel
Vice President / Senior Condominium Manager

condo cases 
across canada

We are pleased once again to showcase the work of 
condominium lawyer James Davidson, LL.B., ACCI, 

FCCI whose labour of love over the years has produced 
an amazing amount of brief summaries of recent 

condominium court decisions. To view the judgment 
transcript of the featured cases or to review other 

Canadian condominium case law, CCI members can 
visit his website at www.condocases.ca and use the 

password condocases for access.

Insite to Condos, Winter 2019 39



•	 An “act or omission” does not necessarily require negli-
gence, but rather is a question of responsibility to be deter-
mined based upon all of the circumstances, including the 
governing documents of the condominium. In this case, the 
damage resulted from the owner’s acts or omissions.

•	 As the owner of the property she should have known where the 
water shut-off valve was located and should have ensured it 
could be easily accessed in the event of an emergency, includ-
ing the breakage or bursting of any pipe or plumbing fixture in 
her unit. She is required by virtue of By-law 2(iii)(a) to maintain 
her unit. Further and more specifically, By-law 44(f ) requires 
Breakwell to take appropriate steps to ensure all plumbing 
systems are in working order and that they are maintained 
where necessary. The shut-off valve is part of the plumbing 
system in her unit. She was further required under the Code to 
ensure that the water-shut off valve was readily accessible for 
use and maintenance.

•	 The concealment of the shut-off valve falls on Breakwell as the 
owner of the unit at the time that the damage occurred. She 
failed to properly maintain the plumbing system and to ensure 
that the shut-off valve was readily accessible. Her failure to do 
so contributed to the water damage that was caused to her 
own unit and to the other units in the building.

Editor’s Note - With the upcoming change in legislation, own-
er liability for deductible payments has changed. Please review 
our information bulletin on Page ??. The other factor of note 
is that the owner was not aware of the location of the shut-off 
valve. This is more prevalent than you may imagine and boards 
would well-served to help educate all residents as to their loca-
tion and functionality. Every minute wasted locating and shut-
ting the valve off results in thousands of dollars being spent on 
repairing the damages.

Yeung v. MTCC 1136 (Condominium Authority Tribunal) May 
13, 2019
13/05/2019 – Jurisdiction Ontario
Part 66 published on 01/06/2019
Emails not part of condominium records

The Owners, Strata Plan NW2275 v. Emerson (BC Small 
Claims Court) August 1, 2019
01/08/2019 – Jurisdiction British Columbia
Part 67 published on 01/09/2019
Strata Corporation entitled to reimbursement of fees paid to Pres-
ident for building manager services.  Proper procedures not fol-
lowed in relation to conflict of interest.

OCSCC 671 v. Friend (Ontario Superior Court) June 28, 2019
28/06/2019 – Jurisdiction Ontario
Part 67 published on 01/09/2019
Courts makes various interim orders to prevent ongoing harass-
ment by the owner

The Applicant owner applied to the Tribunal for access to email 
correspondence relating to the condominium corporation’s re-
newal of a gas contract.  The email correspondence in question 
was referenced in Board minutes.

 The Tribunal held that the email correspondence was not part 
of the corporation’s records (and the owner was accordingly not 
entitled to the requested order).  The Tribunal said:

Section 55(1)(2) of the Act speaks to condominium corporations 
keeping a minute book containing the minutes of owners’ meetings 
and board meetings. It does not require a condominium corporation 
to keep a transcript of discussions (oral or by email) between direc-
tors within or beyond duly constituted Board meetings.

If the Minutes intended to affix the Emails as a schedule there-
to, that might have qualified them as records of the Respondent; 
however, there is insufficient evidence to support that being the 
intention.

While President of the strata corporation, the Defendant re-
ceived payments from the strata corporation for building man-
ager services (provided over the course of two months).  The 
strata corporation brought a claim in Small Claims Court for 
return of such amounts.

The Small Claims Court first found that it had jurisdiction to 
deal with the matter, and that the Civil Resolution Tribunal did 
not have jurisdiction to deal with the matter.

The Court then determined that the strata corporation was en-
titled – under Section 33 of the Strata Property Act – to receive 
repayment of the said amounts paid to the President. The Court 
held that the Defendant had failed to comply with the “conflict 
of interest” procedures set out in Section 32 of the Strata Prop-
erty Act in relation to the particular transaction. The Court also 
said:

While the Defendant may be disappointed with my decision, I would 
like her to know that I am cognizant of the value of the services she 
provided to the Strata Corporation on a gratuitous basis, for which 
the Strata Corporation should be thankful to her. However, as I not-
ed earlier, she is not the only strata council member who provided 
services to the Strata Corporation. All strata council members ex-
ercise their council duties, or provide such other services, on a gra-
tuitous basis, unless remuneration for such duties or services are 
specifically approved in accordance with the applicable provisions 
of the SPA, the Regulation, and/or the Bylaws.

The condominium corporation had asserted a claim for arrears 
against the owners.  In that claim, the corporation brought a 
motion seeking certain orders respecting the conduct of Antho-
ny Friend (one of the owners of the unit). The Court found that, 
over a number of years, Mr. Friend had engaged in a pattern of 
conduct that was determined by the Court to constitute harass-
ment under the Occupational Health and Safety Act and also 
to contravene Section 117 of the Condominium Act.  The Court 
said:

Actions constituting OHSA workplace harassment by Mr. Friend in-
clude:

(a) him making unwarranted allegations of misconduct against the 
Property Manager of CC 671;

(b) him physically applying physical force without consent to Di-
rectors of CC 671: Toronto Standard CC 671Court No. 2395 v. Wong, 
2016 ONSC paras. 7-8, 11 and 13;
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(c) his constant aggressive emails and complaints to CC 671 per-
sonnel; and

(d) his correspondence to the Property Manager as an employee of 
CC 671, which contain “insults, …., name-calling, coarse language 
and rudeness” as well as his verbal abuse of such employees: York 
CC 671 Corp. No. 163 v. Robinson, 2017 ONSC 2419 (CanLII), paras 
2, 3 and 13.

The court declares that Mr. Friend’s above physical misconduct and 
his campaign of aggression constitute:

(a) workplace harassment of the Property Manager as defined in 
the OHSA; and

(b) a breach of s. 117 of the Act, as his conduct includes harassment, 
intimidation, verbal abuse and physically assault of Directors, per-
sonnel  associated with and residents of CC 671.

Mr. Friend was ordered to cease and desist conduct that contra-
venes the Condominium Act and the corporation’s Declaration, 
By-laws and/or Rules, “namely conduct which risks the health 
and safety of the employees, contractors and residents of CC 
671”.

 The Court also granted an interlocutory injunction, for the du-
ration of the proceeding, prohibiting Mr. Friend, “directly or indi-
rectly from communicating verbally or in writing with employ-
ees, contractors, members of the Board of CC 671, the spouses 
and family members of its Directors”, subject to certain excep-
tions listed by the Court.

James Davidson, LL.B., ACCI, FCCI has been practicing condo-
minium law for over 30 years and is one of the founding part-
ners of Davidson Houle Allen LLP in Ottawa, Ontario.

With the growing trend of inexpensive home security cameras 
such as Google Nest and Amazon Ring how do boards balance 
the security rights of the individual unit owner with the privacy 
rights of their neighbours? What are some reasonable restric-
tions that we could consider implementing on behalf of the cor-
poration?

Alberta’s Personal Information Protection Act SA 2003, c. P-6.5 
places a positive duty on condominium corporations to protect 
the personal information of residents that it collects. Accord-
ingly, a host of rules apply to condominium corporations when 
they install surveillance cameras, such as providing notice. But 
this legislation, and the corresponding duties it imposes, do not 
apply to individuals.

With the trend of individuals to install their own home security 
cameras, we will inevitably see clashes between condominium 
boards and occupants over privacy issues, especially as these 
cameras tend to be installed outside, on or near the front door. 
Depending on the type of condominium, the front door and unit 
exterior are most likely common property, and this will give 
boards some leverage in the event of a dispute.

The corporation’s bylaws govern an owner’s rights to affix items 
to the common property and/or exterior of the unit. They may 
also contain nuisance provisions that could be triggered in the 

event complaints are received from other oc-
cupants about being recorded. Many of these 
inexpensive doorbell cameras can livestream 
24/7 or are motion activated, which the neigh-
bour across the hall may consider highly in-
trusive.

Boards should, as a general rule, require per-
mission be granted prior to the installation 
of any security cameras by residents, but es-
pecially for those to be attached or installed 
on the common property. They should also re-
quest details about the camera type, capabili-
ties, activation, recording storage (if any), and 
a screenshot to assess the camera’s angle and 
field of view, all so as to minimize the impact 
of the camera on other residents.

Erin M. Berney - Field Law

 “THE INNOVATIVE CONCEPT TEAM” 

Personalized Condo Management Services 
  & 
 Quality Condo Maintenance Options 

 
Are you Self Managed? Are you under 50 Units. 
 
PPMG is the only true transparent Full-Service provider. PPMG offers over  
30 operational services and in-house Engineering/Consulting Services. 
 “Let’ s Make Property Management Great Together”. 
 
PPMG offers the following services: 
 
24/7 Emergency Response Call Center       Flood Restoration & Remediation 
Consulting on Property Issues and Solutions      Janitorial/ Carpet Cleaning 
Property Management                                       Parking Lot Maintenance  
Property Maintenance        HVAC Preventable Maintenance 
Competitive Insurance Consulting                       Mold Remediation & Air Quality 
Collections Services 
                            #202, 8403 Coronet Road, Edmonton, AB T6E 4N7 
                                   Ph: 780-756-2840 www.premieregrp.ca 

ASK THE
PROFESSIONALS
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Contact the Insite team to place your ad in the next 
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CCI North Alberta Chapter
#37, 11810 Kingsway Ave NW
Edmonton, AB T5G 0X5
780-453-9004
Email: insite@ccinorthalberta.com

Ad Type *Size Member Pricing Non-Member Pricing

Business Card 3.33"w x 1.83"h gst
Total Total

1/4 Page 3.5"w x 4.75"h gst
Total Total

Full Page 7.0"w x 9.5"h gst
Total Total

Full Page Premium 7.0"w x 9.5"h gst
Total Total

Back Cover 7.62"w x 8.48"h gst
Total Total

Please note: Advertising prices are subject to change at the beginning of each fiscal year. We will endeavour to notify all advertisers of
any rate changes in a timely manner.

Note to Advertisers:
Submit your artwork in a digital file, or provide camera-ready
copy. Digital files are accepted in .EPS, .AI, .PSD formats, or
high quality PDF or TIF (minimum 300dpi).

All artwork must be produced in CMYK colour.

*Please check the ad dimensions above to be sure your ad
size is correct. If in doubt, consult with your editor or
production team to be sure your files are acceptable.

All advertising requests will be subject to approval and s pace
availability. Advertising copy and payment MUST be received
by CCI - NAC prior to the submission deadline

It is the advertiser’s responsibility to provide the correct version of the ad for printing
by the Advertising & Submission Deadline.

If edits are required to your artwork after submission, we reserve the right to charge a nominal fee for our magazine
designer to make the requested changes (if applicable).
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$786.50
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$18.15
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$785.40
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$1,356.00 $2,712.00
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$1,512.50 $3,025.00
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Business 
directory
WINTER 2019

Company Full Name Phone E-mail

ACCOUNTANTS
Barbara L. Surry Chartered Professional 
Accountant, CMA

Barbara Surry (780) 467-0562 blsurry@blsurrycma.com

Cass & Fraser Chartered Accountants Toni Kozak, CPA, CGA (780) 448-1941 toni@cassfraser.ca
Donnelly & Co. LLP Pei San Chan (780) 488-7071 peisan@donnellyco.ab.ca
Heather Zeniuk Professional 
Corporation

Heather Zeniuk (780) 463-8425 heather@hzcpa.ca

Ho LLP Luu Ho (780) 448-7317 lho@hollp.ca
KBH Chartered Accountants Mohini Kumar (780) 463-8101 m.kumar@kbh.ca
Lim & Associates Cheng S. Lim (780) 484-8803 cheng@limcgas.com
Metrix Group LLP Yulian Korataiev (780) 489-9606 ykorataiev@metrixgroup.ca
Radke Professional Corporation Edwin Radke (780) 424-2844 eradke@radkeca.com
Rutwind Brar LLP Sukhi Brar (780) 483 5490 sbrar@rbpa.ca
Scott Dalsin Professional Corp Scott Dalsin (780) 439-9646 scottdalsinpc@telus.net

Company Full Name Phone E-mail

building maintenance
4-Way Inspection Services Ltd. Travis Olinek (780) 473-8464 travis@4wayinspections.com
Abris Construction Inc. Nathan Kawulka (780) 906-8055 Nathan@AbrisConstruction.com
Acclaimed! Heating, Cooling & Furnace 
Cleaning

Mallory Caudron (780) 413-1655 mallory@acclaimedfurnace.com

Andreas Builders Ltd. Frank Andreas (780) 220-1238 frank@andreasbuilders.com
Antrim Construction Ltd. Ruth Kelly (780) 487-2330 ruth@antrimconstruction.com
Applied Colour Ltd.  (780) 416-0688 office@appliedcolour.ca
Axe Fire Protection Karim Champsi (780) 757-4862 sales@axefpc.ca
BP Coatings Richard Bubalo (780) 242-3190 richard@bpcoatings.ca
BROJAM Construction & Maintenance 
Ltd.

Jamie Brown (780) 757-5512 admin@brojamconstruction.com

Classic Elevator Interiors Ltd. John Blackstock (780) 478-4014 sales@classicelevatorinteriors.ca
Cleaning Extraordinaire Rhonda Koenig (780) 982-2223 rhonda@cleaningex.com
Fort Sands Construction Bret McKay (403) 669-5270 bmckay@fortsands.com
Funky 2 Fresh Inc. Tracy Bennett (780) 907-5827 clean@funky2fresh.com
Harlow Pest Control Ltd. Carly Olcen (780) 757-2999 info@harlowpestcontrol.ca
Infrared Home & Building Solutions 
Inc.

Ryan Billard (780) 239-9630 ryan@infraredhomes.com

Karlen-Elecom Ltd. Mickie Poon (780) 453-1362 mp@elecom.ca
L & J Diamond Maintenance AB Inc. Inder Sangha (780) 904-6161 inder@ljdm.ca
Mosaic Home Services Steven Knight (780) 910-6688 steven@getmosaic.ca
Taylor Construction Kristine Opp (403) 244-5225 office@taylorconstruction.ca
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Company Full Name Phone E-mail

condominium management
113 West Management Ltd. Anand Sharma (780) 784-3001 anand@113west.ca
AIM Real Estate Corporation Dan McDaniel (780) 424-0397 dmcdaniel@aimrec.ca
Alberta Property Management 
Solutions Inc.

Jerrica Ross (780) 714-8889 admin@apmsi.ca

Ayre & Oxford Inc. Roseanne Evans (780) 448-4984 roseevans@ayreoxford.com
Bella Management and Realty Ltd. Alison Pon (780) 444-2665 info@realtybella.com
Blueprint Condominium Management 
Inc.

Ibrahim Butt (780) 665-5350 ibrahim@blueprintmanagement.ca

Braden Equities Inc. Braden Paquette (780) 429-5956 info@bradenequitiesinc.com
Gabrielle Dyck (587) 986-8612 gabrielle@bradenequitiesinc.com

Bridgegate Property Management 
Group Inc.

Tamara Langille (780) 266-2778 tamara@bridgegate.ca

CasaWise Management Brennan Whitehouse (780) 413-0275 bwhitehouse@casawise.ca
Celtic Management Services Inc. Keri Roszko (780) 784-0028 keri@celticmanagement.ca
Century 21 Platinum Beverley  Matthias (780) 988-1100 bev.matthias@century21.ca
Converge Condo Management Inc. Bruce Fisher (587) 462-6762 bruce@convergecondo.com
CorBec Management Group Inc. Laura Lindbeck (780) 445-4928 laura@corbecmanagement.ca
Core Realty & Management Group Inc. Don Brown (780) 651-1577 don@coremanagement.ca
Cornerstone Management Carolyn Flexhaug (780) 701-7264 carolyn@csmanagement.ca
Coutts & Associates Inc. Peter C. Coutts (780) 756-9222 peter@edmontonpropertymanagement.

ca
CS Management Inc. Curtis Siracky (780) 760-6197 curtis@csmgmtinc.ca
Divine Property Management Ltd. Israel Ademola (780) 420-1095 info@divineproperty.ca
Durston Properties Alan Durston (587) 590-1535 alan@durston.ca
Esquire Management Group  (780) 414-0390 info@emgroup.ca
Estate Properties Incoporated Lynne Bothorel (780) 433-2345 lynne@estategroup.ca
FirstService Residential Alberta Ltd. Amanda Leclerc (780) 784-2888 amanda.leclerc@fsresidential.com
FOCHAUS Management Inc. Corina MacKinnon (780) 988-1947 corina@fochausmgmt.com
Fort Management Ltd. Becky MacKlem (780) 791-3948 becky@fortman.ca
Group Three Property Management Inc. Michele Curtis (780) 641-0222 mcurtis@groupthree.ca
Hallmark Management Darcie-Lee Rea (780) 819-2108 darcie@hallmarkmanagement.ca
Hearthstone Management Ltd. Kelly Spanach (780) 933-5606 kelly@hearthstonemanagement.ca
Helm Property Management & Realty 
Ltd.

Joel Helm (780) 408-3082 joel.helm@helmproperty.com

Homestead Property Management Shirley & Ted Appelman (780) 203-4105 ted.hpm@hotmail.com
Inland Property Management Ltd.  (780) 461-1177 broker@inlandpropertymanagement.ca

Company Full Name Phone E-mail

building maintenance   (Continued)

O Canada Contractors Ltd. Reg Lymburner (780) 705-5758 ocanadacontractors@gmail.com
ReNew FloorCovering Kelly Clark (780) 466-6071 kelly@renewfloor.ca; lowell@renewfloor.ca

Restocrete Inc. Nick Downar (780) 452-7990 admin@restocrete.ca
Storm Appliance Inc. Riley W. Tookey (780) 478-4014 riley@stormappliance.com
Sunshine Cleaning Services Ltd. Robert Hennigan (780) 477-7067 sunshinecleaningsltd@gmail.com
The Restorers Group Inc. Dean Amundson (780) 239-6760 dean@restorersgroup.ca
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Company Full Name Phone E-mail

condominium management  (Continued)

JLR Property Management Inc. Lisa Wallbridge (587) 521-2090 lisa@jlrmgmt.ca
KDM Management Inc. Brian Fischer (780) 460-0444 bfischer@kdmmgmt.ca
Key Investment Property Management 
Inc.

Karen Schoepp (780) 830-1331 info@keyproperty.ca

Laidley Management Nancy Ternowski (780) 423-1516 info@laidley.ca
Larlyn Property Management Ltd. Michael Holmes (780) 424-7060 larlyn@larlyn.com
Magnum York Property Management 
Ltd.

Barry Meckelberg (780) 486-7134 bmeckelberg@magnumyork.com

Mayfield Group Management AJ Slivinski (780) 451-5192 aj@mmgltd.com
McLeod Realty & Management Ltd Robert F McLeod (780) 453-1108 info@mcleodrealty.com
Meyers Management Consulting Group Tracy Meyers (780) 748-2500 info@mmcg.ca
Parterre Property Services Inc. Tammy Hughes (403) 241-2162 thughes@parterreproperty.ca
Pinnacle Realty & Management Inc. Rick Murti (780) 758-4434 rmurti@pinnaclegroup.ca
Pivotal Property Management Inc. Jamie Shima (780) 701-4300 pivotal@pivotalpm.ca
Premier Asset Management Inc. Elaine Smith (780) 414-0297 info@premierassetmanagement.ca
Premiere Group Brent Graham (780) 756-2840 brent@premieregrp.ca
Prime Property Management Mark Rousseau (780) 538-0214 mark@gpprime.net
Prince Property Inc. Sandi Danielson (780) 416-9098 sandi@princeproperty.ca
Progressive Property Mangement Ltd. Jo-Anne Syskasis (780) 473-5474 progressivemgt@telus.net
Rancho Realty (Edmonton) Ltd. Pauline Findlay (780) 463-2132 pfindlay@ranchogroup.com
Re/Max Commercial Capital Property 
Management

Scott Hughes (587) 525-8900 admin@rccpm.ca

Re/Max Fort McMurray  (780) 788-8101 remaxbroker@fortmcmurray.com
Realty Canada Inc. Donald King (780) 434-2222 don@realtycan.com
Royal LePage Summitview Realty Rich Potter (780) 852-5500 rpotter@royallepage.ca
Royal LePage, The Realty Group Grande 
Prairie - Property Management

Angie Peters (780) 532-3400 angiepeters@royallepage.ca

Shift Management Services Kelly Bertrand (780) 872-4556 info@shiftmanagement.ca
Simco Management (Edmonton) Inc. Ray Pratt (780) 455-4111 simcomanagement@telusplanet.net
Skyline Property Management Seang Hem (780) 577-1761 shem@skylineproperty.ca
Square One Realty & Economy 
Management

Jen Martin (780) 453-1515 info@square1realty.ca

Star Property Managers Dianna Morris (780) 488-5401 office@starpropertymanagers.com
Stellar Condominium Management Ltd. Alicia Jentner (587) 990-4583 contact@stellarcondos.com
Strategic Property Management Diane Drew (780) 739-6619 diane@strategiccondo.com
TEGA Property Management Ltd. Susan Milner (780) 757-7828 smilner@tegapm.ca
TREVIC Management Services Inc. Vickie Brige (587) 521-8342 v.brige@trevic-inc.ca
Unusual Attitude Service Sandra Deuchar (780) 352-9277 sandra@unusualattitude.ca
VARA Management Dave Chapman (780) 919-9409 dave@varamanagement.com
Veritas Management Services Inc. Tarek Merhej (780) 328-3929 tarek@veritasms.com
Victorian Property Management Brian Newbert (780) 463-0066 brian@victorianmanagement.ca
Western Realty Group Inc. Jordan Gogal (780) 437-2900 jordan@realtygr.com
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Company Full Name Phone E-mail

consultants
CK Condominium Consultants Ltd. John Setterlund (780) 729-0031 johns100@shaw.ca
Condo Check Bernie Winter (403) 509-2250 bernie@condo-check.com
CP Documents and Consulting Services Carrie Plett (780) 240-7268 cpdocsandconsulting@gmail.com
DF Technical & Consulting Services 
Ltd.

Sabrina Heathcote (780) 468-3131 sabrinah@dftechnical.ca

Excel Bldg. Inspection & Consulting Stuart Schechtel (780) 464-5634 excelins@telus.net
HRS Condominium Consulting Helena R. Smith (780) 433-8058 helenarsmith1@gmail.com
Rosetree Mediation, Arbitration and 
Consulting Services

Gerrit Roosenboom (780) 982-4355 rosetree.g@gmail.com

SBE Management Robert Jago (587) 597-5246 sbem@telus.net
Skyline QS Consultants Ltd. Maeve Duggan (780) 462-0580 mduggan@skylineqs.ca

Company Full Name Phone E-mail

DISASTER RESTORATION
24/7 Restoration Inc. Tracey Blankert (403) 247-4365 TraceyB@247restoration.ca
Belfor Property Restoration Robin Chuchmuch (780) 455-5566 robin.chuchmuch@ca.belfor.com
Complete Care Restoration Rod Donahue (780) 499-8369 rod@completecarerestoration.ca
FirstOnSite Restoration Ian Newman (780) 733-3399 inewman@firstonsite.ca
Infrared Home & Building Solutions 
Inc

Ryan Billard (780) 239-9630 ryan@infraredhomes.com

Kalloway Property Services Ken Allman (780) 436-8090 kenallman@kalloway.com
Lydale Construction Leeanne Booth (780) 443-8851 lbooth@lydale.com
On Point Restore John Wegner (780) 701-3891 contact@on-point.ca
ServiceMaster Restore Kimber-Lee Kuyvenhoven (780) 443-4338 Kimber-Lee.Kuyvenhoven@svmrestore.ca

SERVPRO of Edmonton (Southside) Shawna Thompson (780) 784-7777 sthompson@servproedmonton.com

Company Full Name Phone E-mail

ENGINEERING
Aegis West Engineering Inc. Garett Cochrane (780) 238-3418 garett@aegiswest.ca
C3 Engineering Technology Inc. Cliff Swain (780) 940-5578 C3Engineering@Shaw.ca
Entuitive Corporation Brian Shedden (403) 879-1270 brian.shedden@entuitive.com

Adrian Breitwieser (403) 570-6735 adrian.breitwieser@entuitive.com

EXP Amir Hassan, MSc, PE, 
Peng

(780) 952-5807 amir.hassan@exp.com

Keller Engineering Andree Ball (403) 471-3492 aball@kellerengineering.com
Morrison Hershfield Ltd. Billy Huet (780) 483-5200 bhuet@morrisonhershfield.com
Read Jones Christoffersen Ltd. Nick Trovato (780) 452-2325 ntrovato@rjc.ca
TCL Engineering Ted Hagemann (780) 907-5554 thageman@telus.net
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. Mark Wrigglesworth (780) 409-3196 mwrigglesworth@williamsengineering.com
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Company Full Name Phone E-mail

exterior maintenance
AAA Striping Dorian Andrews (780) 435-2214 info@aaastriping.ca
Archer Residential Services Michael Archer (780) 991-4094 99archer@telus.net
Ardent Roof Systems Inc. Vincent Charpentier (780) 488-4900 vince@ardentroof.ca
Blast Canada Calvin Heyden (780) 660-8844 cheyden@blastcanada.com
Capitall Exterior Solutions Craig Hatt (780) 757-3930 craighatt@capitall.ca
Christensen & McLean Roofing Co. Ltd. Phil Roy (780) 447-1672 phil@cmroofing.ca
Donewell Property Services Cam Massie (780) 906-9495 cam@donewell.ca
G & J Construction Group LP Grant Wall (780) 454-0700 services@gjconstruction.ca
GDB Landscaping Ltd. Tyler Christopher (780) 243-3003 info@gdblandscaping.ca
Innovative Landscape Concepts Ltd. Chris Yaremko (780) 660-8483 innovativelandscape@live.ca
Living Walls Edmonton Chris Myers (780) 850-4503 info@livingwallsedmonton.com
Osco Mudjacking & Shotcreting Ltd. Don Moroz (780) 469-1234 don@oscomudjacking.com
Seasonal Impact Contracting Ltd. Keegan Andreas (780) 504-1317 estimating@simpact.ca
Solstice Landscape Maintenance Sarah Wells (780) 297-5661 sarah@solsticelandscape.ca
Trusty Tree Services Kolton Canning (780) 860-5500 info@trustytree.ca

Company Full Name Phone E-mail

financial services
BMO Bank of Montreal Joe Polack (780) 408-0014 joe.polack@bmo.com
Canadian Western Bank Marie Hilton (780) 458-4001 marie.hilton@cwbank.com
Condominium Financial Inc. Jim Wallace (780) 952-7763 jim@condominiumfinancial.com
Morrison Financial Services Limited Matthew  Solda (416) 391-3535 msolda@morrisonfinancial.com
Richardson GMP Jon Germain (780) 409-7750 jon.germain@richardsongmp.com
Servus Credit Union Chad  Clarke (780) 496-2000 chad.clarke@servus.ca
Sun Life Financial Catherine Whyte (780) 930-4272 catherine.whyte@sunlife.com
VersaBank Karl Neufeld (604) 984-7564 karln@versabank.com

Company Full Name Phone E-mail

insurance
Arthur J. Gallagher Canada Limited Michael Boisclair (403) 299-2465 michael_boisclair@ajg.com
Balance Valuations Cassidy MacDonald (780) 296-2323 cassidy@balancevaluations.com

BFL CANADA Insurance Services Inc. Hamish Farmer (780) 229-3780 hfarmer@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
MHK Insurance Snjezana (Suzi) Alaber (587) 525-6060 salaber@mhkinsurance.com
PRIMELINK Insurance Brokers Ltd. Murray Dadswell (780) 435-3632 Mdadswell.prim-01@insuremail.net
RiskTech Insurance Services Jason Ploof (780) 453-9840 jploof@excelrisk.ca

Carly Gartner (780) 732-6880 cgartner@excelrisk.ca
Anneisa Henkel (780) 720-6936 ahenkel@excelrisk.ca

T&L Adjusters Ltd. Cory Gilliam (780) 395-2222 cgilliam@tladjusters.com
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Company Full Name Phone E-mail

lawyers
Field Law Paul H.W. Girgulis (780) 423-3003 pgirgulis@fieldlaw.com

Erin Berney (780) 429-7856 eberney@fieldlaw.com
Gledhill Larocque Victoria A. Archer (780) 465-4852 archer@gledhill-larocque.com
Miller Thomson LLP Roberto Noce (780) 429-9728 rnoce@millerthomson.com

Michael Gibson (780) 429-1751 mgibson@millerthomson.com
Ogilvie LLP Robert P. Assaly (780) 429-6243 rassaly@ogilvielaw.com
PDS Law Shane  Parker (780) 444-8404 sparker@pdslaw.ca
Reynolds Mirth Richards & Farmer LLP Todd Shipley (780) 497-3339 tshipley@rmrf.com

Emmanuel Mirth (780) 425-9510 emirth@rmrf.com
Heidi Besuijen (780) 497-3327 hbesuijen@rmrf.com

Sharek Logan & van Leenen LLP David van Leenen (780) 413-3100 dvanLeenen@sharekco.com
Shourie Bhatia LLP Arun Shourie (780) 438-5281 ashourie@sb-llp.com
Van Doesburg Law Jason Van Doesburg (780) 451-2661 jason@jvdlaw.ca
Willis Law Hugh Willis (780) 809-1888 hwillis@willislaw.ca

Melissa Stappler (780) 809-1888 mstappler@willislaw.ca
Rachael Hovan (780) 809-1888 rhovan@willislaw.ca
Amber Nickel (780) 809-1888 anickel@willislaw.ca

Witten LLP John M Frame (780) 428-0501 jframe@wittenlaw.com

Company Full Name Phone E-mail

mechanical
4-Way Inspection Services Ltd. Travis Olinek (780) 473-8464 travis@4wayinspections.com
Gateway Mechanical Services Inc. Jacob Ohe (780) 426-6055 jacobohe@gatewaymechanical.ca
Jetco Mechanical Ltd. Blaine McMurdo (780) 451-2732 blaine.mcmurdo@jetcomechanical.com
Multigas Detection & Instrumentation 
Services Group Inc.

Shiku Patel (780) 980-0799 shiku@multigasinc.com

Nordic Mechanical Services Ltd. Rene Cloutier (780) 469-7799 rene@nordicsystems.ca
Renew Services Inc. Richard Nelson (780) 544-8060 info@renewservicesinc.ca
VETS Group Erin Buckle (780) 434-7476 ebuckle@vetsgroup.com
Viking Mechanical Adam Hansen (780) 455-0181 office@vikingmechanical.ca
Weiss-Johnson Heating and Cooling Dennis Johnson (780) 463-3096 wally.strang@weiss-johnson.com

Company Full Name Phone E-mail

insurance appraisers
Balance Evaluations Cassidy MacDonald (780) 296-2323 cassidy@balancevaluations.com
Gardiner Appraisals Inc. Cheryl Gardiner, AACI, 

P.App
(780) 413-9070 info@gardinerappraisals.ca

Go West Valuations Corp Pete West (587) 356-1555 pete@gowestcorp.com
HarrisonBowker Valuation Group Jordan Gillespie. AACI. 

P.App, RFPP
(780) 458-3814 jordan@harrisonbowker.com

Normac Thomas  Kerr (403) 918-6566 thomas@normac.ca
Northern Lights Appraisals Gerhardt Klann (780) 757-2060 info@northernlightsappraisals.ca
Plant & Associates Barry Plant, AACI, CRP (780) 539-0037 plantgp@telus.net
Reliance Asset Consulting Inc. Harold Weidman (780) 702-7068 info@relianceconsulting.ca
Suncorp Valuations Ltd. Sami Dib (780) 421-7300 sami.dib@suncorpvaluations.com
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Company Full Name Phone E-mail

property services
Alberta Beverage Container Recycling 
Corporation

Jim Gordon (403) 264-0170 jgordon@abcrc.com

Chateau Louis Hotel & Conference 
Centre

Nigel Swarbrooke (780) 453-6503 nigel@chateaulouis.com

Edmonton Eviction Services Inc. Donald Gray (780) 974-8427 don@edmontonevictionservices.com
GeniePad Rafal Dyrda (800) 274-9704 rafal@geniepad.com
JK Environmental Services Brian McGregor (780) 566-1302 brian.mcgregor@jkenviro.com
Pop-A-Lock of Edmonton Ron Murray (587) 672-5625 ron.murray@popalock.ca
SafewithUlli o/a Safe With Ulli Inc. Ulli Robson (780) 288-2986 ulli@safewithulli.com
TAG Cleaning Services Enayat  Aminzadah (780) 907-4035 tagcleaning1@gmail.com
Togondo Ashley Nealon (780) 982-5950 ashley.nealon@togondo.com
Trauma Scene Bio Services Inc. Brent Olynyk (780) 416-8464 info@traumascenebio.ca

Company Full Name Phone E-mail

real estate
Century 21 Platinum Realty Beverley  Matthias (780) 988-1100 bev.matthias@century21.ca
McLeod Realty & Management Ltd Robert F McLeod (780) 453-1108 info@mcleodrealty.com
Meyers Management Consulting Group Tracy Meyers (780) 748-2500 info@mmcg.ca
Pinnacle Realty & Management Inc. Rick Murti (780) 758-4434 rmurti@pinnaclemgmt.ca
Re/Max Fort McMurray  (780) 788-8101 remaxbroker@fortmcmurray.com
Royal LePage Summitview Realty Rich Potter (780) 852-5500 rpotter@royallepage.ca
Royal LePage, The Realty Group Grande 
Prairie - Property Management

Angie Peters (780) 532-3400 angiepeters@royallepage.ca

The Realty Store Matthew Lavergne (403) 341-5554 GM@therealtystore.ca

Company Full Name Phone E-mail

Reserve Fund Study Providers
Aegis West Engineering Inc. Garett Cochrane (780) 238-3418 garett@aegiswest.ca
Balance Valuations Cassidy MacDonald (780) 296-2323 cassidy@balancevaluations.com
Bigelow Reserve Fund Studies Sharon Bigelow, CRP (780) 965-0965 sharonbigelow@shaw.ca
C3 Engineering Technology Inc. Cliff Swain (780) 940-5578 C3Engineering@Shaw.ca
Entuitive Corporation Adrian Breitwieser (403) 870-6735 adrian.breitwieser@entuitive.com
Excel Bldg. Inspection & Consulting Stuart Schechtel (780) 464-5634 excelins@telus.net
EXP Amir Hassan, MSc, PE, 

Peng
(780) 952-5807 amir.hassan@exp.com

HarrisonBowker Valuation Group Jordan Gillespie. AACI. 
P.App, RFPP

(780) 458-3814 jordan@harrisonbowker.com

Keller Engineering Andree Ball (403) 471-3492 aball@kellerengineering.com
Morrison Hershfield Ltd. Derek Zilke (780) 483-5200 dzilke@morrisonhershfield.com
Plant & Associates Barry Plant, AACI, CRP (780) 539-0037 plantgp@telus.net
Read Jones Christoffersen Ltd. Nick Trovato (780) 452-2325 ntrovato@rjc.ca
Reliance Asset Consulting Inc. Harold Weidman (780) 702-7068 info@relianceconsulting.ca
Reserve Fund Planners Ltd. Brian Barlund (403) 348-5444 bbarlund@reservefundplanners.ca



Company Full Name Phone E-mail

utility management
ENMAX Energy Corporation Mike Johnson (780) 408-2010 mjohnson@enmax.com
Priority Submetering Solutions Inc. Andrew Beacom (866) 836-3837 sales@prioritymeter.com
Solution 105 Consulting Ltd. Chris Vilcsak (780) 429-4774 timinski@solution105.com

Company Full Name Phone E-mail

windows & doors
All Reach Glass Services Inc. Blaine Adams (780) 483-9561 office@allreachglass.com
All Weather Windows Renovations Everett Fradsham (780) 915-6120 efradsham@aww.ca
Aurora Industries Ltd. Kris Dutchak (780) 898-7078 accounting@auroraindustries.ca
Durabuilt Windows & Doors Inc. Steve Roy (780) 982-6156 stever@durabuiltwindows.com
Lock & Door Works Inc. Joe Maksymiuk (780) 818-0513 ldworks@shaw.ca
McLeod Windows & Doors Darren Keir (780) 481-2575 darren@mcleodwindows.com
Paneless Window Washing Inc. Matthew Stewart (780) 707-8385 contact@panelesswindow.com

Company Full Name Phone E-mail

Reserve Fund Study Providers  (Continued)

TCL Engineering Ted Hagemann (780) 435-2833 thageman@telus.net
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. Mark Wrigglesworth (780) 409-3196 mwrigglesworth@williamsengineering.com
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Togondo Ashley Nealon (780) 982-5950 ashley.nealon@togondo.com

VETS Group Erin Rayner (780) 434-7476 erayner@vetsgroup.com

Viking Mechanical Contractors Andrea Ketty (780) 455-0181 vikingmechanical@telus.net

Weiss-Johnson Heating and Cooling Dennis Johnson (780) 463-3096 wally.strang@weiss-johnson.com

REAL ESTATE

Meyers Management Consulting Group Tracy Meyers (780) 748-2500 info@mmcg.ca

Pinnacle Realty & Management Inc. Rick Murti (780) 758-4434 rmurti@pinnaclemgmt.ca

RE/MAX Fort McMurray Katie Ekroth (780) 788-8101 remaxbroker@fortmcmurray.com

Royal LePage Summitview Realty Rich Potter (780) 852-5500 rpotter@royallepage.ca

Royal LePage, Andre Kopp & Associates Doug Kopp (780) 865-0071 dougkopp@telusplanet.net

Royal LePage, The Realty Group Grande 
Prairie - Property Management

Angie Peters (780) 532-3400 angiepeters@royallepage.ca

RESERVE FUND STUDY PROVIDERS

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

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

CXL Consulting Ferdinand Gonzales (604) 445-1035 info@chimeraconsulting.ca

Excel Bldg. Inspection & Consulting Stuart Schechtel (780) 464-5634 excelins@telus.net

Keller Engineering Andree Ball (403) 471-3492 aball@kellerengineering.com

Morrison Hershfield Ltd. Billy Huet (780) 483-5200 bhuet@morrisonhershfield.com

Read Jones Christoffersen Ltd. Nick Trovato (780) 452-2325 ntrovato@rjc.ca

Reliance Asset Consulting Inc. Harold Weidman (780) 702-7068 info@relianceconsulting.ca

Reserve Fund Planners Ltd. Brian Barlund (403) 348-5444 bbarlund@reservefundplanners.ca

Sharon Bigelow Reserve Fund Study 
Consultant

Sharon Bigelow (780) 965-0965 sharonbigelow@shaw.ca

TCL Engineering Ted Hagemann (780) 435-2833 thageman@telus.net

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. Jose Fernandez (780) 409-3121 jfernandez@williamsengineering.com

Company Full Name Phone E-mail

Check out our online,  
interactive Business Directory at:  
CCINORTHALBERTA.COM



PIVOTAL
PROPERTY
MANAGEMENT

(780) 701-4300
pivotal@pivotalpm.ca

www.pivotalpm.ca

705, 9707 110 Street NW
Edmonton, AB T5K 2L9

Follow the link on the right or go to our website to 
request your free management proposal today!

Pivotal Property Management Inc. is a full-service Condominium Management solution.

We work with the Board to establish effective systems and processes to meet the individual needs 
of your Corporation. Our customized management style has been designed to allow Board members 

to step back and relax, leaving the day-to-day administration, workload and follow up to the 
management company. However, if Boards prefer a more hands on approach, our systems can be 

adjusted to accommodate as much or as little Board involvement as requested.

MANAGEMENT SERVICES:
 24/7 Emergency assistance available
 Implementation of a preventative maintenance plan
 Routine property inspections with reports
 Regular tendering of contracts and work
 Manager accountability through in depth task tracking
 Monthly financial reporting with customized financial packages
 Direct communication between the Treasurer and Accounting Team
 Monthly follow up on all arrears and effective collections processes
 Industry leading task management tracking and updates

Professional, Efficient, Accountable, Helpful
We have been with Pivotal for a year and a half and 
they are providing great service and have proven 
to be so much more effective than our previous 
management company. With their guidance, 
knowledge and experience we are getting things 
done and they are being done well. We are pleased 
that we made the choice to hire Pivotal.              
    -JOYCE

‘‘

‘‘

 Smooth, hassle free transitions
 There are NO trust accounts 
 No “sticky” termination clauses
 Worry free management - Ask us how!

WHY HIRE PIVOTAL?




