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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?

% 4™ largest insurance broker in the world

# 2M+ clients around the globe

» 475 offices across North America

# 13,000 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
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The Canadian Condominium Institute is an independent, non-
profit organization formed in 1982 with Chapters throughout
Canada. 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. CCl assists its members in establishing
and operating successful Condominium Corporations through
information dissemination, education, workshops, webinars,
courses, seminars and government advocacy.

CClI BOARD OF DIRECTORS:

Chairperson

Susan Milner (TEGA Property Management)
P:780.757.7828 E: smilner@tegapm.ca

President/Government Advocacy Co-Chair

Anand Sharma (113 West Management Ltd.)
P:780.784.3003 E: anand@113west.ca

1st Vice President/Membership Chair

Hamish Farmer (BFL CANADA Insurance Services)
P:780.229.3780 E: hfarmer@bflcanada.ca

2nd Vice President/Education Co-Chair

Dawn Mitchell (HUB International Insurance Brokers)
P:780.453.8407 E: dawn.mitchell@hubinternational.com

Treasurer

Jeremy Dalgliesh (Converge Condo Management)
P: 587.920.3550 E: jeremy@convergecondo.com

Secretary/Communications Co-Chair

Cody Hodson (Off The Ledge)
P: 587.873.2020 E: cody@offtheledge.ca

Directors

Bereket Alazar (Entuitive) Education Co-Chair
P:587.926.6054 E: bereket.alazar@entuitive.com

Chris Vilesak (Solution 105 Consulting)
P:780.945.9606 E: vilcsak@solution105.com

Steven DeLuca (WADE Consulting Inc.)
P:780.995.8439 E:sdeluca@wadeconsulting.ca

Darcie-Lee Rea (Hallmark Management)
P:780.819.2108 E: darcie@hallmarkmanagement.ca

Sandi Danielson (Prince Property)
P:780.416.9098 E:sandi@princeproperty.ca

Todd Shipley BA, LLB (Reynolds Mirth Richards & Farmer LLP)
P:780.497.3339 E:tshipley@rmrf.com

Gary Caouette (Bylaw Consultants)
P: 587.991.0959 E: bylawconsultants@gmail.com

DISCLAIMER:

This publication is issued with the understanding that the CCl North Alberta Chapter is
not engaged in rendering legal, accounting, or other professional services. If legal or
other expert assistance is required, seek the services of a competent professional.
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HOW TO CONTACT US:

#37, 11810 Kingsway NW Edmonton, Alberta T5G 0X5
P:780.453.9004

F:780.452.9003

E: info@ccinorthalberta.com

W: www.ccinorthalberta.com

@CCINorthAB
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CCI STAFF & INSITE MAGAZINE TEAM:

Executive Director
Katy Campbell (Editor & Writer)

Education & Event Coordinator
Katt Topolniski (Managing Editor, Writer & Graphic Designer)

Admin & Communications Coordinator
Alena Valova (Ad Coordinator & Graphic Designer)

ADVERTISING

For advertising rates contact: insite@ccinorthalberta.com

COVER IMAGE:
Sunflower by Alena Valova © 2024

CONTRIBUTORS

Kelly McFadyen (CWB Maxium Financial)
Melissa Stappler (Willis Law)

Dana Hagg (HMC Lawyers LLP)

Matthew Ryan (McLennan Ross LLP)

This publication attempts to provide the membership of CCl North Alberta
Chapter with information on Condominium issues. Authors are responsible for
their expressed opinions and for the authenticity of all facts presented in
articles. The CCI North Alberta Chapter does not necessarily endorse or approve
statements of fact or opinion made in this publication and assumes no
responsibility for those statements. Also, the advertisements are paid for by the
advertisers and are in no way recognized as sponsored by the CCI North Alberta
Chapter. All contributed articles must be original work. All previously published
works must be accompanied by the publishers’ authorization to reprint. The CCl
North Alberta Chapter reserves the right to edit contributed articles for clarity
and length, and reserves the right to refuse to publish any contributed article or
advertisement.

PERMISSION TO REPRINT ARTICLES:

Permission to reprint articles is hereby granted provided that the following
conditions are met:

1. Notice is given to the CCl North Alberta Chapter.

2. Proper credit is given as follows: Reprinted from Insite to Condos magazine, CCI
North Alberta Chapter. All Rights Reserved.

3. Articles must be copied in their entirety. (Reprinting the entire Insite to Condos
magazine is prohibited, only CCI North Alberta can reprint issues as a whole.)

To purchase additional copies, contact: insite@ccinorthalberta.com




Photo Credit: Katherine Topolniski © 2024

WADE

First at Making
Buildings Last

We specialize in building envelope, structural
engineering, and roof consulting, providing
services in the following areas of expertise:

Assessment and Investigation
Rehabilitation
Renewal and Repair

ALENA VALOVA

The cover art for this issue of Insite to Condos
magazine has been provided to us by our very own
Alena Valova, who is our new Administrative and
Communications Coordinator. She brings her vibrant
energy, creativity, and proactive mindset to the team.

Aside from being a great addition to the CCI staff
team, Alena is also a very talented visual artist and
painter. Find more of her artwork online at
www.AlenaValova.com.

If you'd like to have an in-person look at the painting
depicted on the cover, it’s currently on display along
with some of her other pieces at the Bloom Café in
the Muttart Conservatory in Edmonton.

Billy Huet (bhuet@wadeconsulting.ca) or
Arman Ahmed (aahmed@wadeconsulting.ca)

Visit wadeconsulting.ca to learn more about
our team and view a detailed list of our
typical projects.

Suite 210, 8657 51 Avenue NW, Edmonton, AB T 780 486 2828 | E info@wadeconsulting.ca
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Anand Sharma

| write this message after returning from the CCI
National Leader’s Forum in Halifax where I’'m proud to
say that CC/ North Alberta was awarded the Lorne
Young Award for Chapter of the Year, and the Penman
L. Smith Award for Newsletter of the Year!

To win both awards in the same year speaks to the
strength of the amazing organization we’ve built
together over the years. CCl North Alberta has won
Chapter of the Year 5 times in the last 10 years,
which is amazing given the number of worthy
chapters across Canada. Congratulations to the staff,
the Board of Directors, and all the volunteers who
contribute to our success.

Winning both awards speaks to the
strength of the amazing organization
we’ve built over the years, together.

Over the past few months, we have had some staff
changes, including welcoming in Katy Campbell, our new
Executive Director. | am thrilled that Katy has joined us
after a long career working in the Alberta Government
through constituency work as a manager. Her impact
is already being felt and we are so pleased to have
her join the team.

In February we onboarded Alena Valova as our Admin
& Communications Coordinator, she brings many
skills and is a great addition to the CCl team. Since
March we’ve worked with consultant, Katt Topolniski,
who organized the Alberta Condo Expo and is keeping
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CCl North Alberta Chapter President

us focused and on track, as we create our 2024-2025
education schedule.

Finally, we began working with a new bookkeeper
this year, Martin Galba. Martin has been working
closely with our Treasurer, Jeremy Dalgliesh, to
modernize and update our systems, and he’s doing a
great job!

In April we held our annual Alberta Condominium
Expo here in Edmonton to much praise. The CCI
team, led by our new Executive Director, Katy
Campbell, conference organizer Katt Topolniski, and
Alena Valova, pulled together a robust and
informative one-day conference and trade show.

Our presenters, all dedicated industry professionals,
generously volunteered their time and expertise to
deliver sessions which offered practical information
our participants found incredibly valuable. Thank you
to all of them and the other volunteers who helped
make this event a success, including Shantel
Kalakalo, who went above and beyond as the trade
show and sponsorship coordinator.

Your CCl Board will meet in July for strategic planning
and to continue to innovate and expand member
services to provide value to you. Some key areas we
will focus on are expanding education, increasing
government advocacy, providing better opportunities
for business member interaction, and building
stronger and more effective communication within
our CCl community.

INSITE TO CONDOS - SUMMER 2024



https://www.linkedin.com/in/gary-caouette/overlay/about-this-profile/

Your experience as members is our focus and | invite
you to share ideas and thoughts about how we can
better serve you.

Friends, all good things eventually do
have to come to an end.

After 16 wonderful and rewarding years, the time has
come for me to pass on the proverbial torch to the
next generation of leadership. While [ still have the
fire and passion to give back to this wonderful
community, one that | view as extended family, my
body and mind are telling me to take some time and
rest.

In April | made the difficult decision to step down
from the role of President at our upcoming AGM
scheduled in October.

This journey I've been on as a Director of CCl over the
past 16 years, including 13 years as your President,
produced the most rewarding years in my career and
my volunteer work. It has truly and sincerely been my
honour to lead this organization. | am immensely
proud of all that we have accomplished.

If you have learned anything from CCl or benefitted
from our advocacy in some way over the past 16
years, then | accomplished what | had set out to do.

When | joined in 2008, CCI North Alberta was on the
brink of nonexistence. What had once been a great
chapter was dealing with an unmotivated and
fractured board, with no money and a plummeting
membership. At the time, when | looked around our
industry, | could see all the amazing leaders in our
community, past and present, and the passion they
had for condominium education and advocacy.

| saw there was a need for CCl to help connect the
condominium community and | began reaching out to

those leaders, asking them to help rebuild CCl. To my
surprise, everyone | approached stepped up.

Our current success is built on the shoulders of these
dedicated, lifelong volunteers. If | were to name
them, | would fill up pages of this magazine, so I will
simply say to all past and current board members and
volunteers thank you for extending your hand and
giving your time and expertise.

Through the strength and commitment of volunteers
and hardworking staff over the past decade we have
accomplished so much, including,

e expanding our membership nearly threefold to
become the second-largest Chapter in Canada,

e growing our annual Alberta Condominium Expo
and Trade Show to be the largest condo industry
event in Western Canada,

e creating an organization (ACMEC) that is now the
largest licensing education organization for
Condo Managers in Alberta,

¢ and all of the remarkable work completed by our
advocacy committee, who are universally
respected by all levels of Government.

We accomplished all this together and
there is still much more to do.

If | do just one more thing as your President, | hope
to lead by example and motivate you to get involved
in our CCl family. Any contribution you make, big or
small, will help CCI continue to be a leader in
condominium education and advocacy. Tell your
friends and community members about the good
work we are doing and keep the momentum going!

With love and respect,
Anand Sharma

President
CClI North Alberta Ba
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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.

Proud supporters of the CCI.

Gallagher

& 2018 Arthur J. Gallagher & Co, | Arthur J. Gallagher Canada Limited Insurance | Risk Management | Consulting
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Photo Credit: Katherine 7..'oo[n/:s.ki © ;4
What did you know about CCI North Alberta before
applying for the Executive Director position and
what attracted you to the job?

Before applying for the job, | had long admired the
organization's government advocacy efforts. No
matter the government of the day, CClI has
consistently demonstrated a strong commitment to
working proactively with governments to advance
legislative reforms and policies that benefit the
condominium community. This proactive stance not
only impressed me, but it also aligned with my
passion for driving positive change through effective
advocacy.

| was also aware of CCl North Alberta's significant
contributions to condo education. Their commitment
to providing valuable resources, training seminars,
and workshops with a targeted focus on educating
condominium boards, owners, and other industry
professionals underscored their dedication to
enhancing knowledge and fostering best practices
within the condo community.

I am grateful to have the opportunity to take on a role
within an organization that is dedicated to making a
substantial impact.

What challenges and opportunities do you see
arising for the organization in the near future?

| am excited to be coming into the organization at a
time of change, renewal, and hopefully growth. As you

CCl North Alberta Chapter
Katy Campbell, Executive Director

may have read in the President’s Report on page 7,
after many years of dedicated service, our Board
President, Anand Sharma is stepping back from his
role. Anand leaves some big shoes to fill - his
contributions have been significant and he’s
undeniably been the driving force behind many of
CCl North Alberta’s successes during his time as
Board President.

The board has been working on an organizational
review to shift some of that workload among other
board members. This work includes clarifying board
roles and job descriptions and revitalizing and
empowering committees. As this work nears
completion, | think everyone involved is proud of
what has come out of that process.

“CCI’s proactive approach to
government advocacy not only
impressed me, but it also aligned with
my passion for driving positive change
through effective advocacy.”

- Katy Campbell

If you would like to get more involved as a volunteer
with CCl North Alberta Chapter, now is a great time
to come on board! Stay tuned for more details about
our October AGM.

Continued on page 11.
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Building Envelope
Restoration +

Condition Assessments
Reserve Fund Studies
Building Envelope
Testing

Thermal Imaging
Structural Assessments
Attic + Crawlspace
Investigations

Amir Hassan, MSc, PE,
P.Eng. Building Science
Manager t: 780.705.3801
e: amir.hassan@exp.com

EXP has the right blend of expertise and experience to
understand, innovate, partner, and deliver.

I_ AR LY CONDOMINIUM & HOA SPECIALISTS
Serving Edmonton, Ft. McMurray, Calgary, Canmore,

Banff & Surrounding Communities Since 1975

Property Management Ltd.

High Rise Low Rise

780-424-7060

mrholmes@larlyn.com larlyn.com
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What do you see as the main priorities when it
comes to education delivery?

Although CCl continues to be a great source for
education (the fantastic sessions provided at ACE this
year being a prime example of that!l) it's no secret that
the last few years have brought with them some
challenges when it comes to consistently delivering
educational content.

One of those challenges was, of course, the covid
pandemic, when a pivot to online content delivery
was required. Another challenge has been with the
revision of the Condo Management course suite (CM
100, 200 and 300) that CCI offers. While the work to
revise CM 100 was completed some time ago and CM
100 continues to be offered, the process of getting
the 200 and 300 level courses to where they need to
be in order to be delivered has faced some challenges.

These Condo Management courses are foundational
to CClI North Alberta’s educational offerings. Ushering
along the work of peer review of the revisions to
make sure the content is of the highest quality is a
top priority for me right now.

Along with ensuring that our core course content will
be ready to deliver in the near future, | am committed
to working with our board and committee members to
build up a robust education event calendar that
includes a variety of educational offerings so we can
better serve the condo community.

Can you tell us about an interest or hobby you are
passionate about and how you see it influencing
your approach to your role here?

| have many hobbies, but one that | most enjoy is
curling. Thinking strategically and making sure you're
working together effectively as a team are major
components to curling success. These are strengths |
will certainly bring into my role at CCl! fim

sndoBOARD BASICS

& Best Practices
E%uip your Condo Board to excel.

Abcess this online course anytime
to ensure an informed, cohesive,
and'effective team.

Canadian Institut
Condominium canadien des
Institute condominiums

North Alberta Chapter

Enroll today: info@ccinorthalberta.com
(FREE with a CCl Membership)

Al._ld:it & Assurance | Advisory I Taxation

HO LLP

CHARTERED PROFESSIONAL ACCOUNTANTS

LUU HO LEON LIN

CPA, CGA, CFE CPA, CGA
PARTNER PARTNER

Condominium Accounting & Auditing

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

. 780.448.7317 | 1.844.448.7317 (Toll-Free)
£ 780.448.7300 info@hollp.ca

A 2028, 1230 - 91 Street SW, EDMONTON, AB | T6X OP2

www.hollp.ca —

"




CONDOMINIUM
LAW IN ALBERT.

Mich and e

Condominium Law in
ALBERTA

Authored by Miller Thomson Condominium &
Strata lawyers Michael Gibson and Roberto

Noce, KC, Condominium Law in Alberta is an
invaluable resource to assist condominium boards
and property managers in navigating the legal
principles and ensure compliance.

Learn more:
MILLERTHOMSON.COM/ >‘k M I L I- E R
CONDO-LAW-ALBERTA /I\ THOMSON

KDM

MANAGEMENT

MANAGEMENT SPECIALISTS

CONDOMINIUM

O =

re:
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Let us support your investment.

Did you know, as of December 1, 2021 all Condominium Managers
must be fully licensed with the Real Estate Council of Alberta to
conduct business and serve their clients?

The professional team at Celtic Group of Companies is proud that we are your
LOCALLY owned and LICENSED Condominium Management provider successfully
servicing Alberta for over 15 years and counting. At Celtic Group of Companies,

we offer a range of professional services which includ plete domini
management and financial management, a full-service rental management
department, a fully licensed real estate division, a complete maintenance and
construction division, and we also offer our clients exclusive service from our
completely certified and IICRC licensed restoration team which includes water,
mold and asbestos remediation specialists.

With over 140 years of combined experience, we truly do it all.
On behalf of our entire team thank you.
Keri Roszko ~ Licensed Broker/Co-Owner

" e

B

rporétion & Cdmmunity

Supporting And Educating You And Your Corporation To Ensure A Healthy Future.
Condo Document Review, Helping You Rest Easy In Your Purchasing Decision.
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Sharek

Barristers and Solicitors

EVERYTHING
CONDO

Brought to you by

We represent clients in all condo related matters

780917 693
dvanleenen@sharekco.com
yeglaw.ca

Condo
financing
made easier

Contact our condo financing
expert for financial solutions built
for your needs.

Kelly McFadyen

Director, Condominium Finance

c. 604-562-5403

e. kelly.mcfadyen@cwbmaxium.com

* Maxium

CWRB Financial

KELLER

ENGINEERING

PROTECTING
PEOPLE’S BUILDINGS

RESERVE FUND STUDIES
BUILDING ENVELOPE VISUALASSESSMENTS
ENVELOPE & RESTORATION CONSULTING
INVESTIGATIONS & TESTING
CONDITION ASSESSMENTS
ROOFING CONSULTING

KELLERENGINEERING.COM

CALGARY (403) 471-3492
EDMONTON (780) 884-7378
info@kellerengineering.com

f. T & L Adjusters Ltd. e /950

#309, 5227 - 55 Avenue NW Telephone:  780.463.7776

Edmonton, Alberta, Canada TeB3v1  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 large and complete claims for all
insurers in Alberta, and self-insured risks, involving
property damage, liability, course of construction,
automobile, cargo and many more. We also
specialize in handling losses involving commercial
and residential structures, condominium
management firms, condo boards, and property
managers, including 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
illiam @tladj rs.com mblatz@tladjusters.com
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SHAPING ALBERTA'S

CONDO FUTURE

Report from CCI North Alberta's
Government Advocacy Committee

The dedicated volunteers on our Government Advocacy Committee bring
recommendations, expertise, and the collective voice of our members to the
forefront as they advocate for what matters most to the condo community. The
committee continues to play a pivotal role in shaping policies and legislation
that impact condo owners and boards across Alberta.

So far, 2024 has required an even greater time
commitment from our volunteers than in recent years.
CCl North representatives have attended over 20
meetings between various levels of government, with
more expected in the near future. We are pleased that
our Chapter is provided the opportunity to participate
and advocate in the interest of consumer protection
for the condominium industry.

We continue to actively participate in the Provincial
Condominium Stakeholder Working Group led by
Service Alberta. This platform allows us to provide
crucial insights and recommendations on various
aspects affecting condominiums. We extend our
heartfelt gratitude to all condo corporation members
who promptly responded to our recent survey to help
inform our discussions in the Condominium
Stakeholder Working Group.

Our voice is the strongest when we are able to back

14

up what we are saying with data from our members.
Your participation underscores the strength of our
collective voice in advocating for our community.

We were honoured to have Minister Dale Nally,
Minister of Service Alberta and Red Tape Reduction,
speak at the Alberta Condo Expo this year. His
insights into governmental policies and initiatives
affecting condominiums provided attendees with
invaluable perspectives and updates on critical
issues.

We also had a great turnout from other local
politicians at the Alberta Condo Expo. His Worship
Amarjeet Sohi, Mayor of Edmonton was one of our
opening speakers along with Service Alberta and
Consumer Protection Criticc, MLA Parmeet Singh
Boparai. Sherwood Park MLA Kyle Kasawski also
attended the event.

INSITE TO CONDOS - SUMMER 2024




Building on our advocacy efforts.

We have maintained ongoing dialogues with the
Service Alberta Ministry regarding potential proposed
amendments to the Condominium Property Act. These
potential updates to the Act remain a top priority for
our advocacy team.

We have also continued to emphasize the importance
of equitable protections for condo board volunteers.
Our members also met with representatives of the
Ministry of Arts, Culture and the Status of Women to
advocate for greater protection for condominium
volunteers (board members and others) through
legislation within that Ministry. More specifically, to
advocate for protections for condominium volunteers
similar to those provided for non-profits and societies
under the Freedom to Care Act.

Photo: CCl Executive Director, Katy Campbell explores the Trade
Show with Sherwood Park MLA, Kyle Kasawski.

Members of our Government Advocacy Committee
have recently been actively engaging with Edmonton
City Council members to address concerns related to
the rollout of waste collection changes for condo
buildings. These discussions are crucial in ensuring
that municipal policies align with the practical needs
and operational realities faced by condominium
communities in Edmonton.

Photo: Hon. Dale Nally, Minister of Service Alberta and Red Tape
Reduction, offered remarks to a packed room of ACE attendees
and then visited the Trade Show.

As we look ahead, the Government Advocacy
Committee remains committed to advocating for
legislative reforms that foster a transparent, fair, and
sustainable condominium sector in Alberta.

CCl North Alberta reaffirms its dedication to serving
the interests of condominium owners and boards
through proactive advocacy and collaborative
partnerships with government entities. Together, we
continue to make strides toward creating a legislative
framework that supports vibrant and thriving
condominium communities across Alberta.

We encourage all members to stay engaged through
our newsletters, events, and direct interactions with
policymakers.  Your  active  participation is
instrumental in shaping the future of condominium
governance and regulation in our province. If you
have any questions about the work that we are doing
or how you can be involved, don’t hesitate to contact
our office. flm

Contact us at: info@ccinorthalberta.com
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! PROPERTY
MANAGEMENT

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

W HY H I R E P I VOTA L ? ‘ ‘ Professional, Efficient, Accountable, Helpful

We have been with Pivotal for a year and a half and
Smooth, hassle free transitions they are providing great service and have proven

There are NO trust accounts 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 ,

No “sticky” termination clauses

Worry free management - Ask us how!

(780) 701-4300 &
pivotal@pivotalpm.ca &=
www.pivotalpm.ca @ Follow the link on the right or go to our website to

705, 9707 110 Street NW Q request your free management proposal today!
Edmonton, AB T5K 2L9
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FINANGING MAJOR
CONDO REPRIRS

Understanding the basics of borrowing funds
for a major condominium repair project.

Article submitted by Kelly McFadyen (CWB Maxium Financial)
& Melissa Stappler (Willis Law)

Condominium corporations are responsible for repairing and maintaining the
common property - the costs can be high, so get to know the basics of borrowing.

A lot of work is required to satisfy this obligation -
including reviewing the Reserve Fund Study, updating
the Reserve Fund Plan, preparing an annual budget
and collecting condominium fees - and to ensure that
the corporation will have sufficient funds on hand to
pay for future repair and replacement expenses.

Unfortunately, not every repair project can be
accurately predicted. Sometimes condominium
corporations must tackle necessary repairs that were
not planned or budgeted for. This may mean that the
corporation has to expend reserve funds that were
earmarked for other repair projects, resulting in an
under-funded reserve fund. These challenges may be
compounded by other pressures such as inflation and
the rising cost of materials.

When repair project costs exceed savings, a
condominium corporation may raise the necessary
funds by issuing a Special Levy. A Special Levy notice
is usually not welcome news. Depending upon the
amount and payment terms, it may impose financial
hardship upon owners, prompting the corporation to
explore borrowing options.

How does a condominium loan work?

A condominium loan is a loan taken out by the
condominium corporation, not individual owners.

Other features of a condominium loan include the
following:

e |Loan payments are assessed to all owners
participating in the loan and become part of the
monthly amounts owing from those owners to
the condominium corporation.

A condominium corporation has limited security
that it can pledge. What it can offer is the ability
compel a Special Levy if the loan goes into
default.

Rates are generally higher than secured, personal
lending (for example, a mortgage or home equity
line of credit).

Continued on page 19.
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&% MCALHAM
“vse"® CONSULTING

&1 www.kalham.ca

Protect the Future of Your Assets...Plan Your Reserve Fund Today

What does a Reserve Fund Study include?

Site inspectior) ~ assess condition of common property
components by appropriate personnel familiar
with components.

Repo rt) ~ component descriptions, conditions noted, specific
recommendations, complete with photographs.

Spreadsheet) ~ common property components requiring major
repair/replacement with current estimated
repair/replacement costs.

+/ Present Course - illustrates current funding
practices and factors in interest & inflation.
Reasonable & Sufficient - illustrates future
funding recommendations/scenarios and factors

o in interest & inflation.
30-Year major repair/replacement schedule.

Upon completion of draft report, meeting with Board to discuss report,
spreadsheets, findings and next steps.

FREE QUOTES

(587) 743-0555 shantel@kalham.ca

EXCEPTIONAL

CONDOMINIUM <
PROPERTY MANAGENENT

COMMUNICATION e
INFORMATION °
DEDICATION

780.719.0100
REALTY  GROUP

Boost yourBUSINE

Advertise with

(CCI Members enjoy lower rate

T o
)

@ m—

Contact us today:
Insite@ccinorthalberta.com

Canadian Institut
Condominium canadien des
Institute condominiums

North Alberta Chapter
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CONDOMINIUM-COMMERCIAL-INSTITUTIONAL

BUILDING ENVELOPE SERVICES

ASSESSMENT & LEAK INVESTIGATION
RESTORATION & NEW CONSTRUCTION

BALCONY STRUCTURES
CLADDING SYSTEMS
ENVELOPE PERFORMANCE TESTING
GLAZING SYSTEMS
RESERVE FUND STUDIES
SLOPED & FLAT ROOFING SYSTEMS
PARKADE WATERPROOFING

EXPERIENCE | VALUE | SERVICE
JOEL SMITH, P.ENG.

joel@aegiswest.ca| 780.340.3681

GARETT COCHRANE, P.ENG.
garett@aegiswest.ca| 780.238.3418

AN
AEGIS WEST

/ ENGINEERING \

AL,

| GET CONNECTED WITH US @ WWW.AEGISWEST.CA

| You'll feel the
difference.

Acc

Heating - Cooling + Furnace Cleaning

\Z magic-pak

Converting old Magic-Paks with new
efficient, cooling and heating systems
is something we specialize in. Best of
all - our solutions will not alter the
outdoor aesthetic of the building.

15,3

Acclaimedfurnace.com

I'd love to help!
587.769.1019

Keven Lackey - Owner and GM
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Navigating the Approval Process

In order for a condominium corporation to qualify for
a condominium loan, it must demonstrate to a
potential lender that it is well-managed and in good
standing. A lender will be more likely to approve a
loan on favourable terms if a condominium
corporation can demonstrate that:

e Finances are stable and units which fall into
arrears are promptly pursued to collect the
outstanding amounts.

e A suitable project team is in place, such as a
qualified contractor completing the repairs and (if
appropriate) an engineer directing and overseeing
the work.

e The corporation is compliant with Alberta’s
condominium legislation (for example,
condominium buildings are insured).

Lenders are more likely to approve
loans on favourable terms when
condominium corporations
demonstrate that they are well-
managed and in good standing.

Exploring Borrowing Options

Condominium loans are generally structured in one
of two ways: full participation or optional participation.

Each model has pros and cons that must be carefully
considered in light of all the circumstances of the
repair project, the amount borrowed and the
condominium corporation’s unique situation.

1. Full participation: In this model, all units
participate in the loan and the owners make their
monthly loan payments through their condominium
fees. This is by far the simplest approach and poses
the lowest risk of accounting error. The loan payment
stays with the unit in the event of a sale and
administrative costs are shared amongst all owners.

2. Optional participation: In this model, owners have
the option to either (a) pay their portion of the
Special Levy in full or (b) enter into a payment plan
arrangement with the Corporation to pay their
portion of the Special Levy over time (with interest).
This is the more complicated approach and is
associated with a larger degree of accounting
management and risk.

To ensure the accounting stays balanced, the
corporation’s condominium management company
must closely monitor the monthly receivables for the
duration of the loan. This optional participation
approach is more common in situations where the
condominium corporation is facing a big-ticket repair
project (such as a building envelope project) where
the Special Levy amount is significant.

Continued on next page.




Build trust with transparency and
open communication with owners.

Communicate with Owners Early & Often

No matter which borrowing model is best suited to a
particular condominium corporation, it is important to
note that the decision of whether or not a corporation
enters into a borrowing arrangement with a lender is
a decision that the owners make, not the Board of
Directors.

In other words, a condominium corporation is only
permitted to take out a loan if the owners pass a
resolution permitting the corporation to borrow.
Usually, the corporation’s bylaws will indicate
whether an Ordinary Resolution or a Special
Resolution is required.

The fact that it is the owners who authorize a
condominium corporation to borrow funds - not the
Board of Directors - highlights the importance of
informing the owners of the necessity of the repair
project and related costs as early as possible.
Regardless of whether financing is considered, it is
best practice for condominium corporations to
communicate openly with unit owners so that they
know what is coming and when.

Keep owners engaged throughout the process by
hosting information sessions to talk about project
timelines, costs, scope of work and options on how to
pay for the project. Invite team members - including
the engineer, contractor, lawyer and lender - to the
owner meetings so that they can address owners’
questions and concerns directly.

Transparency and open communication between the
Board of Directors and owners builds trust and fosters
community involvement in the repair project.

20

Planning for the Unexpected

Financing is just one aspect of planning for major
repairs. Understanding borrowing basics empowers
condominium corporations to plan, finance and
execute projects effectively. With prudent budgeting,
strategic borrowing and proactive risk management,
corporations can navigate repair challenges, ensuring
long-term community sustainability and viability. fig
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Understanding borrowing basics
empowers condominium
corporations to plan, finance and
execute projects effectively.

Condo corporations can navigate
repair challenges and ensure long-
term community sustainability and

viability with prudent budgeting,
strategic borrowing, and proactive

risk management.
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Proudly Serving Alberta Since 1982
Some Restriction May Apply

ESQUIRE
Professional Condominium Management

Looking to reduce your condo corporation’s utility costs?
Utility rates are on the rise!

Esquire Management Group has developed a unique program to help reduce
condominium corporations & owners’ utility costs by up to 20% per year!

Stop the never-ending increases, contact us today!

Phone: 780-413-1497 or Email: j.lyttle@emgroup.ca
www.emgroup.ca

B MORRISON - Fain LA
M HersHriELD @ 71y AlbertaResidential Landlord
@ ASSOCIATION
The Vbice of lhe Residential Renlal indiustry.

Reserve Fund Studies * Technical Audits
Restoration ¢ Investigation » Construction

Building Envelope * Energy = Sustainability =
Mechanical * Electrical » Structural

The Alberta Residential Landlord Association is a not for
profit that advocates, educates and unites landliords!
Members range from 1 unit owners up to 5000+

We offer many benefits to landlords including:

* Enroll in Educational Seminars & Webinars held throughout
the year that relate to the residential rental industry

* Carbonized Landlord Forms and Notices

* Discounted rates on Tenant Credit Checks & Rental History
Reports

* Support and assistance when you need it

It is through the support of our members that we can offer so
much valuable information and services to the residential
rental industry in Edmonton and across Alberta!

Please visit our website to see more of our
initiatives and benefits!

Chad Newton = 780.483.5200 » cnewton@morrisonhershfield.com 1‘ Become a member to dﬂy'
Unit 300, 1603 91 Street SW, Edmonton - www.albertalandlord.org.
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Sandi Danielson
Owner / Manager

PEOPLE, PETS +
PARKING

Navigating accessibility
+ inclusivity in condos.

office:780.416.9098

fax: 780.640.9453
sandi@princeproperty.ca
www.princeproperty.ca

Prince Property Inc.

CONDO MANAGEMENT
308, B5 Cranford Way, Sherwood Park, AB T8H 0H9

We can help.

AYRE & OXFORD INC

PRC IONAL REAL ESTATE MANAGEMENT

EST 1995
DITED \

Amanda Hrycun

Real Estate / Condominium Associate Broker

Maint. Emergency Line Ph. 780.448.4984 ext. 352
After Hours 780.499.8424 Direct. 587.525.9736
> https://ﬁeld.law/condos #203, 13455 - 114 Avenue NW Fax. 780.448.7297
Edmonton, AB Canada T5M 2E2 amanda@ayreoxford.com

;gzledn::rv:"a:datrade F I E L D L AW
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name of Field LLP.

RJC Engineers is committed to
delivering superior client service
and engineering excellence.

Boost your business profile

inthe GONDO COMMUNITY

A CCI BusinessiMembership offiers many.
benefits, including direct access to
Condo Managers.and Board Members.

Promote your business, share your.
expertise, and get involved:

Join CCI . -
_f“ Canadian Institut
k . Condominium canadien des
Institute condominiums

North Alberta Chapter

To discuss your building needs, please call 780.452.2325

Jamie Murphy Bob Korneluk info@ccinorthalberta.com
RET, PL. (Eng), CCCA, LEED" AP BSc, PEng. 1 1 o .
imurphy@ric.ca bkomeluk@ric.ca SRR www.ccinorthalberta.com
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EVERYTHING CONDO AT
o THE ALBERTA CONDO EXPO

‘34 great opportunity for networking and learning together.”

Photos by: dbphotographics.ca
Quotes from 2024 ACE Attendee Survey

The 2024 Alberta Condo Expo (ACE) was a valuable event for the Alberta condo
community (so much so that this year’s event got a nod from CCl Nationall)

We hosted ACE 2024 in April at NAIT’s Productivity
and Innovation Centre - filling the bright and inspiring
venue with all things condo-living.

Our goal was to bring the condo community together
for learning and connecting. Thanks to the 350+
condo board members/owners, industry professionals
and experts, and the CCl team, we achieved just that.

CCI North Alberta was awarded with the Chapter of
the Year award at this year’s National Leader’s Forum.
The vibrancy and success of ACE in particular grabbed
the attention of the awards committee.

With nine educational sessions covering pertinent
topics and 60+ vendors at the Tradeshow, ACE
provided condo owners and industry professionals
alike with the latest insights, best practices, and
essential services.

A Condo Legal Panel Discussion, moderated by our
chapter President, Anand Sharma, was an event
highlight, once again, where many legal questions
were addressed and discussed by our experienced
panel of lawyers.

“Quality speakers, well-organized event,
engaged participants, sharing of knowledge
and lots of exhibitors. All good!”

The value of the networking, connecting, and
learning that ACE 2024 provided attendees and
participants was reflected back to us in our feedback
survey. Hearing from our members is not only
important to our team but incredibly valuable for
gaining insights about the event.

Continued on next page.

Photos (from L to R): CCl Board President, Anand Sharma,
welcome guests. / Keller Engineering at the Trade Show. /
Sherwood Park MLA Ky asawski tries out the chainsaw. /
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In Case you Missed it: ACE Highlights

Attendee feedback highlighted the most valuable
elements of the Expo as Education, Legal Panel, Trade
Show, and Networking.

We took a deeper look into the survey results to help
us plan for the future and to understand what made
these aspects stand out according to our participants.

EDUCATION

89%

Education (Break Out Sessions)

Attendees rated Education as one of the most
valuable aspects of the Expo. This year featured 10
sessions on a variety of important topics delivered
by 25 knowledgeable industry experts who presented
together in panel format

Attendees found the sessions valuable because they
offered  well-rounded  perspectives,  practical
information, and lively Q&A periods. We also heard
that the noticeable lack of sales pitches was
appreciated and meant that speakers focused on
providing meaningful content instead.

“The breakout sessions | attended were
informative, stuck to topic, and had me walking
away better equipped than when | walked in!”

Expert Legal Minds on the Legal Panel

It is no surprise that the Legal Panel was also highly

24

FRIDAY
SociaL 12%

Photo: The Trade Show Floor was bustling at this year’s event.

valued by attendees. As one of the most popular
features of ACE, the room was packed with people
and questions for our panel of three lawyers.

“I always find the legal panel to be the most
important as it is the most informative. You can
get answers to questions you would have never
thought of because someone else thought of it.”

Participants were able to submit their questions in
advance or ask them live. The lawyers answered with
an informative, common sense approach and shared
their legal perspectives in common terms, which
attendees found easy to understand and was also
entertaining and practical.

We heard that the expertise, knowledge, sage advice,
and candour demonstrated by the legal experts were
greatly appreciated, which made it one of the most
informative sessions, according to our guests.
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Photos (from L to R): Presenters, Michael Gibson (Miller Thomson), Dawn Mitchell (HUB International), Hamish Farmer (BFL Canada), Hugh Willis
(Willis Law), Helena Smith (HRS Condominium Consulting), Jen Beyer (Convoke Consulting), Erin Berney (Field Law), Heidi Besuijen (RMRF LLC)

“The education is awesome and meeting
different vendors (at the tradeshow) is a
fantastic benefit. | came back to my board with
new information and some ideas from vendors.”

Trade Show with the Experts

Condos are complex and sometimes the experts are
needed - our attendees found enormous value in the
Trade Show. They connected directly with over 60
vendors and many products and services they need.

The opportunity to speak face-to-face with Trade
Show vendors about topics specific to their condos
was invaluable - many business cards and referrals
were exchanged (as well as some fun take-home items
and prizes that people enjoyed).

Photo: His Worship Mayor Sohi, pictured beside CCl Board President,

Anand Sharma, offered morning remarks to a packed room and then
visited the Trade Show.

Networking, Making Valuable Connections

Attendees told us that this year they felt a good
amount of time had been built into the agenda for
them to mingle and network without feeling rushed.
Terrific conversations and informative discussions
were held, and new connections were made...it was
even reported that some fun was had!

The presence of some political leaders was also
valued by attendees. (Read more about that in the
Government Advocacy Report on page 14).

With over 350 conference participants, speakers, and
vendors, the engagement was high and excellent
leads were generated.

“I had several terrific conversations and a
lot of fun with the people | was with and
the people whom | met.”

Overall, ACE received a solid 4.5 stars out of 5 from
attendees. Many survey respondents said they would
refer the Condo Expo to their friends, colleagues, and
fellow members of the condo community.

ACE 2024 solidified its status as a must-attend event
for Alberta’'s condo community by successfully
delivering practical and informative education,
productive networking and meaningful community
engagement. fip
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Introduce submetering to help your building:

e Reduce maintenance fees
e Improve cash flow
e Provide more accurate budgeting

EXPERIENCE

80+ years of overall adjusting experience
on various claim types

CONTACT US TODAY!
Jim Rychlo, Regional Sales Manager

25+ years of experience in Standard
Insurable Unit Definitions as part of
Condominium claim files
i |
.. SPECIALIZATION

submetering and billing solutions

jrychlo@carmacorp.com
(587) 598-3441

darierre

Property Services Inc.

Service Without Compromise

wecare@parterreproperty.ca
www.parterreproperty.ca

403-241-2162
780-988-0221

(fully accredited condominium management services)

ALL
EACH,,
o GLUASS S

Let us worry about your building’s
windows, doors, and leak repairs

so you don’t have to.

...WHAT NOW?

. LYDALE

— A CANSTAR COMPANY —

Since 1978
ALBERTA SASKATCHEWAN

Y 403.571.1200 GINA 306.751.4868
\ 780.822.1200 : ATOON 306.934.6116

%. WANR

780.483.9561

Sy, I

Property Restoration
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RIM PROSPEGTS FOR OWNERS OF
EVAGUATED EDMONTON GONDO

Who is financially responsible for repairing Alberta’s
shoddy, aging condominium buildings?

Article submitted by Dana Hagg (HMC Lawyers LLP)

(Originally published in the Canadian Condominium Institute South Alberta’s Spring Newsletter)

In theory, Alberta’s lawmakers have already implemented a solution to this
conundrum: the Alberta New Home Warranty Program.

The New Home Buyer Protection Act creates the
Alberta New Home Warranty Program, which insures
all residential homes, including condominiums, that
were built after February 2014 against latent
construction deficiencies.

Unfortunately, the New Home Warranty Program is of
no assistance to the wunlucky owners of the
Castledowns Pointe condominium in Edmonton - one
of Alberta’s many (allegedly) shoddy old condo
buildings.

Following a fire at Castledowns Pointe last spring,
inspections revealed dangerous latent structural
deficiencies, leading to a mandatory evacuation in the
fall. The Castledowns Pointe project was built in
1999-2000, long before the New Home Warranty
Program was created. Even if the program had existed
at the time, such belatedly discovered defects would
have fallen outside the New Home Warranty
Program’s lengthiest coverage (ten years for structural
defects).

According to Global News, the construction of Castle-

-downs Pointe was linked to the Carrington Group of
Companies, a prominent condo developer throughout
Alberta and in the Okanagan. CBC Edmonton
reported that the Castledowns Pointe project was not
built in accordance with the architectural and
structural design drawings. CBC also reported that
the Castledowns Pointe board approved a special
levy for repairs, which has left unit owners financially
devastated.

Sadly, the owners would likely face an uphill legal
battle. Lawsuits for latent construction deficiencies
involve numerous obstacles: the expiry of limitations
periods, the destruction or loss of records, faded
memories, evolving industry standards, and -
critically - the disappearance of defendants, or at
least, their assets. “Real estate developers frequently
create single-purpose corporations for the sole
purpose of purchasing and developing properties for
profit,” as noted by the Supreme Court of Canada in
Southcott Estates Inc v Toronto Catholic District
School Board, 2012 SCC 51 at para 1. The law on
single-purpose corporations was most recently
summarized by Alberta’s top court in Condominium

Continued on next page.
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Corp No 0828219 v Carrington Holdings Ltd, 2023
ABCA 222 at paragraphs 12-13 - indeed, this case
involved another (allegedly) shoddy condominium
that was (allegedly) built by Carrington under a
single-purpose entity:

[12] ..under corporate law Carrington Holdings and
Carrington Hermitage are separate legal entities. One is
not liable for the debts or obligations of the other. The
concept of the separate corporate personality is not a
loophole or a technicality... It has been an essential part
of corporate law for over a century and is vital to the
economy. The fact that Carrington Hermitage was a
“single-purpose” corporation, or that it was “completely
controlled” or “dominated” by its parent makes no
difference... Absent some fraud or improper purpose the
shareholders are not liable for the obligations of the
corporations they own and control. There is nothing
inherently wrong with single-purpose corporate
vehicles.

[13] Sometimes the separate corporate personality is
disregarded where the corporation is merely a “sham”,
or “alter ego” of its controlling shareholder... [but]
expressions like this ‘risk assisting moral indignation to
triumph over legal principle.” This categorization is only
apt where the corporation never, from the beginning,
had any legitimate business or assets of its own and was
merely being used as a pretext... In this case, Carrington
Holdings and Carrington Hermitage had separate
existences and separate businesses, and neither was the
alter ego of the other.

Put differently, courts deal with law, not morality.
Regardless of whether single-purpose corporations or
the doctrine of “separate corporate personality” are
morally repugnant, these concepts are firmly
entrenched in contract law.

Lawmakers have recognized that this principle is ripe
for abuse. As noted by the Court of Appeal at
paragraph 19 of Carrington, lawmakers enacted
section 227(4) of the Business Corporations Act
(Alberta) to soften the harshness of the common law

28

rule. The provision allows a plaintiff to pierce the
corporate veil when a corporation is dissolved, so
“the shareholders of a corporation cannot strip the
corporation of its assets, leaving behind its debts.” A
detailed discussion of s. 227(4) and the 2023
Carrington decision was published in the Fall 2023
edition of the Canadian Condominium Institute
Review, and is available on the HMC Lawyers LLP
website: Alberta Court of Appeal Discusses Use of
Single Purpose Corporations By Real Estate
Developers.

Thus, the principle of separate corporate personality
is here to stay. The Castledowns Pointe owners might
be able to pierce the veil of Carrington’s single-
purpose corporation under s. 227(4) of the Business
Corporations Act - if they can follow the money to
the Carrington parent corporation, but given that
nearly 25 years have elapsed since construction, it’s a

big “if.”
The Castledown Pointe owners
might be able to pierce the veil of
Carrington’s single-purpose
corporation - if they can follow the
money to the Carrington parent
corporation. Given that it’s nearly
25 years later... it’s a big “if.”

Continued on next page.
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Possible Workaround for Castledowns

Recent case law suggests a possible workaround.
Condo developers/builders may be personally liable if
the defective construction is actually dangerous, not
merely shoddy: see Parks v McAvoy, 2023 ABCA 211;
Condominium Corporation No 0522151 (Somerset
Condominium) v JV Somerset Development Inc, 2022
ABCA 193; Centurion Apartment Properties Limited
Partnership v Sorenson Trilogy Engineering Ltd, 2024
BCCA 25.

This workaround imposes liability in negligence -
through tort law instead of contract law - thereby
circumnavigating the contract law principle of
separate corporate personality. Unfortunately, this
workaround may disproportionately prejudice smaller
builders and developers, who tend to have more
personal involvement with project owners compared
to the principals of larger developers/builders: see
The Owners, Strata Plan KAS 3410 v Meritage Lofts
Inc, 2022 BCCA 109. Notably, this workaround may
only apply to condos built before the creation of the
Alberta New Home Warranty Program in 2014.

Thus, while the Castledowns Pointe condo owners
may have a workaround to the single-purpose
corporation problem, the law on this point is
unsettled and nuanced.

While Castledowns Pointe condo
owners may have a workaround to
the single-purpose corporation
problem, the law on this point is
unsettled and nuanced.

The Condominium Property Act also has safeguards
against “hit and run developers, who promise much
but deliver little, whether because of ineptitude,

negligence, greed or worse yet, fraud”: Condo Corp
No 0321365 v MCAP Financial Corp, 2012 ABCA 26.
However, these protections only apply to purchasers
of new condos, and they are balanced against the
“economic and social reality” that condos will not be
built unless developers can secure reasonably
affordable construction financing.

Curiously, in 2021, Alberta lawmakers exempted new
condominium projects from the New Home Buyer
Protection Act’'s mandatory technical assessment
requirement, which proactively identifies
construction defects in newly-built homes. Condos
were apparently exempted from the “Building
Assessment Report” requirement to appease
developers and builders, although the government
insists that this “will not compromise construction
quality” because inspection and permit requirements
will still apply.

Yes - the inspection and permit process that failed
to detect the major construction defects at
Castledowns Point. Sadly, it seems that Albertans
could be facing a new generation of the shoddy
condo problem. fig
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780.577.1761
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418, 9945-50 Street NW
Edmonton, AB T6A ol4

info@skylineproperty.ca
www.skylineproperty.ca

Honest # Trustworthy # Dependable

REYNOLDS MIRTH
RICHARDS & FARMER
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Extensive
experience,
pragmatic advice.
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ORDER A CONDO CHECK® DOCUMENT REVIEW

GET THE FACTS BEFORE YOU BUY A CONDO

N EHRNCESERVICES

PROFESSIONALISM | QUALITY | RELIABILITY

Excellence in Parkade Cleaning
& Maintenance Services when
you choose Alberta Sweeprite

For Property Managery who- Demand.
the Best AND Know the Difference

e _q
@; Sweeping/Scrubbing @ Crack/Membrane Repair
A\ Line Striping/Stencilling E;‘\, Hydro Jetting Drains

&R~ Pipewashing *@) Low Profile Vacuum Truck

Edmonton Ft. McMurray

780.405.5480 www.albertasweeprite.ca
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DOG STAY?

What are a condo hoard's
duties to accommodate?

Article submitted by Matthew Ryan (McLennan Ross LLP)

Recent caselaw shows many condo boards and their members do not properly
handle accommodation requests from tenants/owners on human rights grounds.

The Tale of Sophie the Dog

Sophie is a service dog that Monika Karnis brought
home to her high-rise condo in February 2022. She
was to support Monica’s medical condition, which
often led to vertigo and instability while walking -
Sophie also happens to be a German Shepherd.

Monica’s condo building had a “no-pets” bylaw, so
shortly after making her first payment for Sophie’s
birth and training, she alerted her condo board. The
condo board’s initial response was that Monica did
not have a disability and therefore did not need this
accommodation. Frustrated, Monica hired a lawyer
and the board changed course and accepted that her
condition was a disability.

When the condo board sent a draft Accommodation
Agreement to Monica, giving her permission to bring
a service dog into her condo, with the exception of
certain breeds, including German Shepherds. The
board took issue with Sophie’s size and breed because
they considered German Shepherds to be dangerous.

This quickly led to an impasse. By this time Monica

had invested substantial funds in Sophie and her
training and was not prepared to abandon her
investment.

Convinced that Sophie was dangerous, the condo
board brought an application before Ontario’s
Condominium Authority Tribunal to have her
removed. The condo board was unsuccessful in its
application and Sophie was allowed to stay.

An Expensive Exercise to be Avoided

The Tribunal ordered that Sophie could stay on the
condition that she wear a “SERVICE ANIMAL” vest
while on common property to notify neighbours of
her exceptional status.

One flaw in the condo board’s position was its lack of
expert evidence. Tribunals commonly see instances
where layperson condo board members give evidence
in disability matters that ought to come from experts.
In Sophie's case, the tribunal didn't accept the
concerns over her size and breed because of a lack of
evidence suggesting German Shepherds are more
dangerous than other dogs of similar size.

Continued on next page.
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Specifically, the Tribunal wrote:

The board cannot insulate itself from scrutiny when
addressing accommodation requests without providing a
cogent rational for its position after using reasonable
diligence. | have been presented with insufficient
evidence that the board took reasonable steps to fully
inform itself and investigate Ms. Karnis’ request and
specifically, whether Sophie posed an unreasonable risk.”

Sophie’s tale is a good reminder of the duties faced by
condo boards when approached with a request for
accommodation. Although Ms. Karnis was in Ontario,
her condo board’s missteps have been repeated by
boards across the country.

It can be a costly error for condo
boards to not work with the experts
to gather supporting evidence when

faced with similar cases.

Legislation in Alberta

The Alberta Human Rights Act outlaws discrimination
in providing services, accommodation or facilities to
the public, and it applies to organizations like
businesses and charities.

However, it may surprise some condo boards that the
Human Rights Act and its accommodations also apply
to condominium  corporations.” Although the
Condominium Property Act allows broad remedial
discretion where the Court finds so-called “improper
conduct” has taken place, this does not stop condo
owners and tenants from advancing human rights
claims separately under the Human Rights Act.

Furthermore, the Alberta Human Rights Act equally
applies to landlords of multi-family residences in the
same way it applies to condo boards.

(1) York Condominium Corporation No. 435 v Karnis et al., 2023 ONCAT 181 at para 59 [*Karnis™].

(2) Condominium Corp. No. 052 0580 v Alberta (Human Rights Commission), 2016 ABQB 183.

(3) British Columbia (Public Service Employee Relations Commission) v BCGSEU, [1999] 3 SCR 3 [*Meiorin”].
(4) Leary v Strata Plan VR1001, 2016 BCHRT 139 [“Leary"].

(5) Karnis, supra note 1 at para 73.
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Duty to Accommodate

Although condo boards have volunteer directors who
meet infrequently, a request for accommodation
under the Human Rights Act must be dealt with timely
and diligently. The Supreme Court of Canada has
accepted that, once an accommodation request is
received, there is a procedural duty to accommodate”

In Leary! the BC Human Rights Tribunal offered the

following advice to assist condo boards and
managers meet their procedural duties to
accommodate:

e Address requests for accommodation promptly,
and take them seriously.

e Gather enough information to understand the
need for accommodation, including necessary
medical information.

e Obtain expert opinions or advice where needed,
at the condo board’s expense.

e Take a lead role in investigating possible
solutions.
e Rigorously assess whether the condo can

implement an accommodation
solution.

e Recognize that a condo board cannot avoid its
obligations under human rights legislation by
simply voting to deny an accommodation.

e Approach the issue with an attitude of respect.

appropriate

Condo boards and managers must take these duties
seriously. Although courts and tribunals often give
deference to board decisions under the common law
business judgment rule, there is far more scrutiny of
board decisions that engage human rights issues. The
Ontario Condominium Authority Tribunal finds in
Karnis that the care, diligence and skill required of a
board must be commensurate with human rights
principles of dignity, individualization, integration
and full participation.®
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A defence often raised by condo boards is the

financial impact of a requested accommodation.
However, such defences are usually rejected by
human rights tribunals.

In Cush, the condo board argued it could not build a
wheelchair ramp for the disabled complainant at that
time due to higher priority projects such as elevator
replacement, cladding replacement, and balcony
renovation® The condo board argued these necessary
repairs took priority over the wheelchair ramp
because of its responsibilities under the Condominium
Property Act to maintain and repair the condo building.
This argument was rejected by the Tribunal because
the Condominium Property Act cannot be raised as a

defence to the Human Rights Act.

Consequences for Breach

Most human rights disputes in the condo context
relate to parking access, wheelchair accessibility,
service animals, and smoking rules.

The Human Rights Tribunal of Alberta has broad
powers to order remedies, including compensation,
and these orders are enforceable just as a court order.
Several cases illustrate the risks faced by condo
boards when human rights complaints are not
properly addressed.

Condominium boards must take
human rights complaints seriously.

Most human rights disputes in the condo context
relate to parking access, wheelchair accessibility,
service animals, and smoking rules.

The Human Rights Tribunal of Alberta has broad
powers to order remedies, including compensation,
and these orders are enforceable just as a court order.
Several cases illustrate the risks faced by condo

INSITE TO CONDOS - SUMMER 2024

boards when human
properly addressed.

rights complaints are not

In Jakobek, the condo board eventually approved the
claimant’s request for accommodation to park his
motorized scooter in the parking garage, but only
after repeatedly failing to seriously address Mr.
Jakobek’s complaint.” The Human Rights Tribunal of
Ontario ordered the condo corporation and its
manager to pay $5,000 to charity and to complete an
online human rights training course.

In Engel, the condo board utterly failed in its
procedural duty to the complainant and his request
for wheelchair accommodations!” Among the board’s
transgressions were a failure to respond to Mr.
Engel’s concerns and several failures to respond to
case management directions given by the Human
Rights Tribunal. It was argued by the Director of the
Human Rights Commission that the respondent
condo board viewed the complaint as a mere
inconvenience that it was not required to take
seriously or participate in.”

The Tribunal ordered the condo corp. to pay
damages, install an accessible patio door, and for all
board members to complete human rights training.

(6) Cush v Condominium Corporation No. 7510322 o/a Renfrew House, 2022 AHRC 87 [*Cush™].
(7) Jakobek v Toronto Standard Condominium Corporation No. 1626, 2011 HRTO 1901 [*Jakobek™].
(9) Engel v The Owners: Condominium Corporation Plan No. 9023695, 2023 AHRC 37 [“Engel”].
(9) Ibid at para 28.

Continued on next page.
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The procedural duty may also require a condo board
to consult experts, as noted above in the Karnis case.
In Engel, the condo board relied on the lay opinion of
a board member in rejecting designs offered by the
complainant for wheelchair-accessible patio doors.
The condo board’s decision in Engel was not accepted
by the Tribunal since the board member was not an
expert in accessibility or construction.

How far can tribunals go with remedies?

Human rights tribunals in Canada have broad
remedial powers granted under their founding
legislation. This may include declarations that certain
bylaws of the condo violate human rights and are
unenforceable. That is what occurred in a 2020
decision of the BC Human Rights Tribunal, where a
“no-dog” bylaw was ordered unenforceable against a
disabled complainant®

In Jakobek, the complainant was disabled and used a
motorized scooter to remain mobile. He requested
accommodation from the condo board to park his
scooter in the underground parking stall designated
to his unit, because the condo’s bylaws were silent as
to whether this was permitted. After finding that the
condo board had discriminated against Mr. Jakobek,
the Human Rights Tribunal of Ontario ordered the
condo board “ensure that the by-laws of the

condominium, by amendment, specifically permit that
mobility assistive devices can be parked in the
parking garage.”

This is a surprising remedy awarded by the Ontario
tribunal. How is a condo board meant to comply with
such an order if the bylaw amendment does not
receive enough votes to pass? And if the amendment
does not pass, what then can be done to enforce the
order?

When bylaw amendments impact others.

Most challenging are situations where a complainant
seeks bylaw amendments that impact other owners.

In Leary, the complainant suffered from breathing
issues related to smoke ingress in her apartment.
Smoking was neither permitted nor prohibited under
the condo’s bylaws. In response to the complaints,
the condo board twice put forward proposed bylaw
amendments to restrict smoking, but neither received
enough votes to be successful. The BC Human Rights
Tribunal did not go so far as to order the bylaws
amended to prohibit smoking, but rather meekly
ordered that the condo board “work together” with
the complainant to determine whether preventing
smoke ingress is a tenable solution that can be
accomplished without undue hardship on the condo
board.

It would have been controversial had the Tribunal in
Leary ordered the condo board to amend its bylaws to
prohibit or limit smoking. Ultimately, the Tribunal did
not order a non-smoking bylaw, characterizing such a
remedy as “an interventionist measure given that it
reaches into the behaviour of owners in their own
homes.”

The bottom line for condo boards.

If you are a condo board member, human rights
complaints from tenant/owners must be seriously
and respectfully evaluated with expert support. fi

(10) Daughter by Parent v The Owners, A Strata, 2020 BCHRT 105.
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2024 National Leader’s Forum
in Halifax, Nova Scotia

Katy Campbell, CCI North Alberta Executive Director

Representatives from CCl North Alberta Chapter were
honoured to participate in this year’s CCl National
Leaders Forum. This annual event, held this year from
May 29-31 in Halifax, brought together CCI Members
from across Canada to discuss issues facing the
condominium sector, and to share ideas and strategies
for strengthening local CCl chapters to better serve
the condo community.

The forum provided a platform for discussions on a
wide range of topics. Attendees benefited from the
engaging panel discussions and interactive workshops
that were designed to foster knowledge exchange and
innovative thinking.

Thank you to the CCl Nova Scotia Chapter for hosting
this year’s event! The host city of Halifax played a
pivotal role in the event’s success. Attendees had the
opportunity to explore local attractions, from historic
sites like the Citadel to the vibrant waterfront district.

Photo: Attendees wait for the Friday Night Social tour of
the historic Alexander Keith’s Brewery.

Photo (L to R): Hamish Farmer, Susan Milner, Anand Sharma, and
Jeremy Dalgliesh

Many excellent networking and social opportunities
allowed attendees to connect with peers from across
the country to share experiences and foster valuable
connections.

We all experienced a renewed
commitment to building our chapter
to be better than ever before.

The awards night lobster dinner at Pier 21 was an
event highlight, not only providing a great meal in a
historic location, but also recognizing CCl North
Alberta with some big wins!

We were recognized as Chapter of the Year, and
awarded the H. Penman Smith Award for Excellence
in Marketing and Communications. Additionally, our
Chapter President, Anand Sharma, was recognized
with a Distinguished Service Award.

Attendees benefited greatly from fresh perspectives
and actionable insights. We all experienced a
renewed commitment to building our chapter to be
better than ever before. fim
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BUSINESS/DIREGIORY

Summer 2024 Member Business Directory includes all active members as of May 24, 2024.

Accountants & Bookkeepers

Company Name Name Phone Email

Al Scherbarth Professional Corporation Al Scherbarth 780-426-6446 aspc@telus.net

A d Amiri Professional Corporation Amzad Amiri, CPA, CGA 780-489-8450 amzad@aapc.pro
Barbara L. Surry Chartered Professional Accountant, CMA Barbara Surry 780-467-0562 blsurry@blsurrycma.com
Donnelly & Co. LLP Pei San Chan 780-488-7071 peisan@d llyco.ab.ca
Fusion Force Debra Ayling 780-278-4629 fusionforceservices@gmail.com
Heather Zeniuk Professional Corporation Heather Zeniuk 780-463-8425 heather@hzcpa.ca

Ho LLP Luu Ho 780-448-7317 Iho@hollp.ca

KBH Chartered Accountants Maohini Kumar 780-463-8101 m.kumar@kbh.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
Special Office Services Christine Schultz 780-240-5755 schuchris@outlook.com

Building Maintenance

Company Name Name Phone Email

4-Way Inspection Services Ltd. Travis Olinek 780-504-7896 travis@4wayinspections.com

Abris Construction Inc. Mathan Kawulka 780-906-8055 Nathan@AbrisConstruction.com
Acclaimed! Heating, Cooling & Furnace Cleaning Tammy Lackey 780-413-1655 tami@acclaimedfurnace.com
Alberta Commercial Painting lason Love 780-913-9136 aaapainting@shaw.ca

Alberta Sweeprite Ltd. Monigue Richard 780-605-1989 b p6@gmail.com

Alltron Systems 1990-Ltd. Angela Parkes 780-414-0194 angela.parkes@alltronsystems.com
BROJAM Construction & Maintenance Ltd. Jamie Brown 780-757-5512 imin@brojamc tion.com
Condominium Repair Company Jim Wallace 780-952-7763 jim@condominiumrepaircompany.com
Dryer Vent Scrubbing, Summit Fireplaces Heating & Cooling Adriaan Van Papeveld 780-819-4527 dryerventscrubbing@gmail.com
Ecopest Inc. Alyshah Thawer 780-448-2661 service@ecopest.ca

Fairway Environmental Aaron Vokey 780-919-6533 avokey@fairwayenviro.com

Fort Sands Construction Ltd. Bret McKay 403-669-5270 bmckay@fortsands.com
Karlen-Kada Intergration Mickie Poon 780-453-1362 ext. 1225 linh@karlengroup.ca

Maysfield Appliance Luana Burns 780-461-0293 Iburns@maysfield.ca

Mosaic Home Services Steven Knight 780-910-6688 steven@getmosaic.ca

Reliant Residential Services Tony Bulman 780-485-0101 service@reliantresidential.ca
Taylor Construction Kristine Opp 403-244-5225 office@taylorconstruction.ca

Condominium Management

Company Name Name Phone Email

113 West Management Ltd. Anand Sharma 780-784-3001 anand@113west.ca

20/20 Management Katie Ekroth 780-714-0812 katie@2020management.ca
AIM Real Estate Corporation Dan McDaniel 780-424-0397 ext. 235 dmcdaniel@aimrec.ca
Alberta Property Management Solutions Inc. Georgina MacNeil 780-715-7270 accounting@apmsi.ca

AVS Solutions Brett Binnie 780-352-9277 info@av8solutions.com

AVS Solutions Brett Binnie 780-352-9277 info@av8solutions.com

Ayre & Oxford Inc. Roseanne Evans 780-448-4984 ext. 322 r @ay ford.com
Ayre & Oxford Inc. Roseanne Evans 780-448-4984 @ay xford.com
Bella Management and Realty Ltd. Alison Pon 780-444-2665 info@realtybella.com
Blueprint Condominium Management Inc. |brahim Abe-Butt 780-665-5350 ibrahim@bluepri t.ca
Bridgegate Property Management Group Inc. Tamara Langille 780-266-2778 tamara@bridgegate.ca
Canwest Management & Realty Inc. Shenandoah Dramer 780-461-2447 canwestmgmt@gmail.com
Celtic Group of Companies Keri Roszko 780-784-0028 keri@celticmanagement.ca
Condo Bridge Shaun Sidhu 888-760-9981 info@condobridge.com
Condo Management Solutions Inc. Carrie Plett 780-278-8373 carrie@cms2020.ca

Converge Condo Management Inc. Jeremy Dalgliesh 587-920-3550 jeremy@convergecondo.com
CorBec Management Group Inc. Laura Lindbeck 780-445-4928 I @corbec 4 ca
Core Realty & Management Group Inc. Don Brown 780-651-1577 don@ ca
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Coutts & Associates Inc.

Peter C. Coutts

780-756-9222

peter@ed itonpropertyr g t.ca

CS Management Inc.

Curtis Siracky

780-760-6197 ext. 502

info@csmgmtinc.ca

Esquire Management Group

Michael McNeil

780-414-0390

m.mcneil@emgroup.ca

Evolution Condominium Management

Sandra Deuchar

780-361-3121

sandra@evolutioncondo.ca

FirstService Residential Alberta Ltd.

Alicia Jentner

780-229-3882

alicia.jentner@fsresidential.com

Fort Management

Sean Hearn

780-838-3951

sean@fortman.ca

~ Fort Management Ltd.

Kathy Bowers

780-791-3948

condos@fortman.ca

Gleniffer Lake Resort & Country Club

Tammy Campbell

403-728-3010

tammy@mylakeresort.com

Group Three Property Management Inc. Sharon Zhang 780-641-0222 accounting@groupthree.ca

Habitat for Humanity Connie Pitruniak 780-453-2979 cpitruniak@hfh.org

Hallmark Management Inc. Darcie-Lee Rea 780-819-2108 darcie@hallmar} 1t.ca
Inland Property Management Ltd. Kate Brisson 780-461-1177 kate@inlandpropertymanagement.ca
JLR Condo Specialists 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. Kyle Miller 780-833-5555 info@keyproperty.ca

Laidley Management Nancy Ternowski 780-423-1516 info@laidley.ca

Larlyn Property Management Ltd.

Michael Holmes

780-424-7060 ext. 3304

larlyn@larlyn.com

Magnum York Property Management Ltd.

Barry Meckelberg

780-486-7134

bmeckelberg@magnumyork.com

Manhattan Realty Inc.

Evgeny Fialkov

780-221-9733

P W lactat
ir r ca

Parterre Property Services Inc.

Tammy Hughes

403-241-2162

thughes@parterreproperty.ca

Pinnacle Realty & Management Inc.

Rick Murti

780-758-4434 ext. 108

rmurti@pinnaclegroup.ca

Pivotal Property Management Inc.

Jamie Shima

780-701-4300

jamie@pivotalpm.ca

Prime Property Management

Kathleen Bildson

780-513-3060

kathleen@gpprime.net

Prince Property Inc.

Sandi Danielson

780-416-9098

sandi@princeproperty.ca

Re/Max Commercial Capital Property Management

Scott Hughes

587-525-8787

admin@rccpm.ca

Realty Canada Inc.

Dan Lachambre

780-434-2222 ext. 117

dan@realtycan.com

Realty Key Group Inc. Rebekah Barron 780-719-0100 info@realtykeygroup.com
Roots to Peak Management Ltd. Melissa Southorn 780-860-6707 melissa@rootstopeak.com
Royal LePage Summitview Realty Nancy Caul 780-852-5500 jasper@royallepage.ca
Royal LePage, The Realty Group Grande Prairie - Property Mgmt Angie Peters 780-532-3400 angiepeters@royallepage.ca
Servis Reaity Inc. Geoff Spero 780-415-5414 info@servisrealty.ca

Shift Management Services

Kelly Bertrand

780-872-4556

info@shiftmanagement.ca

Simco Management Edmonton-inc. Ray Pratt 780-455-4111 simc gement@telusp| net
Skyline Property Management Inc. Seang Hem 780-577-1761 shem@skylineproperty.ca

Square 1 Property Management Richard Lizotte 780-453-1515 richard@lizotterealestate.com
Strategic Condo Management & Consulting Diane Drew 780-739-6619 diane@strategiccondo.com

TEGA Property Management Ltd. Susan Milner 780-757-7828 smilner@tegapm.ca

TEGA Property Management Ltd.

Susan Milner

780-757-7828

smilner@tegapm.ca

The Realty Store Inc. Helena Cooper 403-341-5554 condos@therealtystore.ca
Verve Condo Management Ltd. MJ Lindemann 780.742.1760 mj@vervemgmt.ca
Victorian Management Ltd. Anthony Canada 780-463-0066 anthony@victorianmanag t.ca

Consultants & Mediators

Company Name Name Phone Email

All Things Condo Suzanne LeValley 403-510-3210 suzanne@allthingscondo.ca
Bylaw Consultants Gary Caouette 587-991-0959 bylawconsultants@gmail.com
CK Condominium C I Ltd. John Setterlund 780-729-0031 johns100@shaw.ca

Condo Check Bernice Winter 403-509-2250 accounts@condo-check.com
Condo Doc Review Ltd. Murray Doherty 780-886-0869 admin@condodocreview.com
CQ Network Ronnie Tallman 780-449-5545 ronnie.tallman@cqnetwork.com
Excel Bldg. Inspection & Consulting Stuart Schechtel 780-464-5634 excelins@telus.net

HRS Condominium Consulting Helena R. Smith 780-433-8058 hel mithl@gmail.com
Rosetree Mediation, Arbitration and Consulting Services Gerrit Roosenboom 780-982-4355 rosetree.g@gmail.com
Skyline QS Consultants Ltd. Maeve Duggan 780-920-9962 mduggan@skylinegs.ca

W3E - Wild 3 Enterprises Tracy Wildermuth 780.235.8121 tracy@wild3enterprises.com
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Disaster Restoration

Company Name Name Phone Email

360 Remediation Ltd. Nikita Reynolds 587-643-6653 ikita@360 liation.ca

All About Abatement Kyle Davidson 780-920-0040 kyle@all-about.ca

AmSteam Restoration Services Sarah Nedeljak 780-487-0184 sarah@amsteam.com

Belfor Property Restoration Yolande Gerber 403-479-0021 yolande.gerber@ca.belfor.com
Delnor Restoration Services Leanne Smith 780-929-4004 info@delnorr ion.ca
Fairway Environmental Aaron Vokey 780-919-6533 avokey@fairwayenviro.com

First General Edmonton Moe Barzagar 780-903-0402 moe.barzagar@firstg ledm.ca

First Onsite Property Restoration

Robin Chuchmuch

780-296-0035

robin.chuchmuch@firstonsite.ca

Jasart Services Inc.

Jason Norgard

780.454.0624

admin@jasartservices.com

Kalloway Property Services Ken Allman 780-436-8090 y.com

Lydale Construction Leeanne Booth 780-443-8851 Ibooth@lydale.com

Nationwide Restorations Diane Doyle 587-377-0266 di i id 15.ca
On Point Restore lohn Wegner 780-701-3891 contact@on-point.ca

Paul Davis Restoration Ryan Bubenko 780-454-4047 ryan.bubenko@ pauldavis.com
Premier Fire & Flood Restoration Kimber-Lee Kuyvenhoven 780-446-8500 kimber-lee@pffr.ca

Pure Restoration Inc. Robyn Scarlett 780-475-7044 admin@purerestoration.ca
Restruction Alberta Ltd. Janu Subramaniam 780-454-7762 janus@restruction.ca
ServiceMaster Restore Edmonton Jason Miller 780-443-4338 ext. 221 jason.miller@svmrestore.ca
Titan Construction 1989 Ltd. Brandon Van Unen 780-483-3426 bvanunen@titan89.com

TRU North Restoration Michael Anderson 780-994-0504 michael@trunorthrestoration.ca

Engineering

Company Name Name Phone Email
Aegis West Engineering Inc. Garett Cochrane 780-238-3418 garett@aegiswest.ca
AME Consulting Group Ltd. Kyle Keep 780.962.3573 kylekeep@amegroup.ca

Aspect Building Consulting Kevin Haugen P.Eng PMP 780-718-1842 aspectalberta@gmail.com
Entuitive Corporation Adrian Breitwieser 403-879-1270 adrian.breitwieser@entuitive.com
EXP Aamir Shaikh 780-203-8605 aamir.shaikh@exp.com

Keller Engineering Andree Ball 403-471-3492 aball@kellerengineering.com
Mertz Engineering Inc. Michael Mertz 780-231-7331 michael@mertzeng.com

Morrison Hershfield Ltd.

lose Fernandez

780-483-5200 ext, 1042272

jfernandez@morrisonhershfield.com

RIC Engineers

Jamie Murphy

780-452-2325

JMurphy@rijc.ca

Tree of Knowledge TOK-Engineering

Martin Bankey

780-434-2376

mbankey.tok@shaw.ca

Wade Consulting Inc.

Billy Huet

780-486-2828

bhuet@wadeconsulting.ca

Wade Consulting Inc.

Derek Zilke

780-486-2828

dzilke@wadeconsulting.ca

Williams Engineering Canada Inc.

Marla Snoddon

780-910-9968

T willi

gi ing.com

Exterior Maintenance

Company Name Name Phone Email

Ardent Roof Systems Inc. Derrick Lukin 780-488-4900 derrick@ardentroof.ca

Ascend Cleaning Services Inc. Robert Panchuk 780-667-7263 info@ascendcleaningservices.ca
Capital City Tree Service Matthew Desfosses 587-735-6383 info@capitalcitytreeservice.ca
Cavalry Fence Inc. Jonathon Machinski 780-965-5228 jon@cavalryfence.ca
Christensen & McLean Roofing Co. Ltd. Phil Roy 780-447-1672 phil@cmroofing.ca

CR Concrete Lifting Kyle Wright 780.940.5976 estimate@crconcretelifting.ca
Davey Tree Expert Company of Canada Limited Kevin Cassells 780-433-8733 kevin.cassells@davey.com
Donewell Property Services Cam Massie 780-906-9495 cam@donewell.ca

Epcor Heather Callicott 780-554-5313 heallicott@epcor.com

G & J Construction Group LP Grant Wall 780-454-0700 services@gjparking.com

LETY Construction Ltd. Wes Sutherland 7804676960 admin@Iletyconstruction.ca

No Water Roofing Thomas Cicak 587-990-7663 info@nowaterroofing.ca

Off The Ledge Inc. Cody Hodson 587-873-2020 contact@offtheledge.ca

Osco Mudjacking & Construction Ltd Don Moroz 780-469-1234 Jon@ djacking.com
Paneless Property Services Inc. Matthew Stewart 780-707-8385 contact@g | indow.com
Pyramid Concrete & Consulting Ltd. Cole Goshulak 780-481-0808 cole@pyramid net
RBKS Construction Ltd Dean Amundson 780-920-4419 di dson@rbksconstruction.com
Safesidewalks Canada Inc. leff Adolf 780-278-4434 jeff@safesidewalks.ca

Shack Shine Dustin Grainger 780-660-2586 dustin.grainger@shackshine.com
Smart Fix Asphalt Infrared Repair Ltd. Sarah McDermott 780-488-9688 I smartfixasphalt.ca

The Concrete Doctors Jamie Landry 780-257-8642 sales@theconcretedoctors.com
The Restorers Group Inc. Dean Amundson 780-239-6760 dean@restorersgroup.ca

The Restorers Group Inc. Dean Amundson 780-239-6760 dean@restorersgroup.ca

Trusty Tree Services Kolton Canning 780-860-5500 info@trustytree.ca
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Financial Services

Company Name Name Phone Email

BMO Bank of Montreal Dejan Dimic 780-408-0416 dejan.dimic@bmo.com
Condominium Financial Jim Wallace 780-952-7763 jim@cond fi ial.com
Condominium Lending Group Ryan Griffiths 905.537.3557 ryan.griffiths@condolending.com
CWB Maxium Finandcial Ltd. Kelly McFadyen 604-562-5403 kelly.mcfadyen@cwbmaxium.com
Manulife Securities Inc. Ryan Ardron 403-230-3909 ryan.ardron@manulifesecurities.ca

Morrison Financial Services Limited

Luka Milidragovic

416-391-3535 ext. 111

Imilidragovic@morrisonfinancial.com

RBC Royal Bank lose Camina 780-904-1553 Jjose.camina@rbc.com
Rhind & Associates Will Pozzo 403-283-1378 will@wijrhind.com
Servus Credit Union Tammy MacKenzie 780-638-8492 Tammy.mackenzie@servus.ca
VersaBank Karl Neufeld 604-984-7564 karin@versabank.com
Insurance - Appraisers
Company Name Name Phone Email
Balance Valuations Ltd Cassidy MacDonald 780-296-2323 cassidy@balanc luations.com
Go West Valuations Ltd. Pete West 587-356-1555 pete@gowestcorp.com
Normac Omar Khan 780-935-8258 omar@normac.ca
Suncorp Valuations Ltd. Devin Baker 306-652-8373 Devin.Baker@suncorpvaluations.com

Insurance - Brokers & Adjusters
Company Name

Name

Phone

Email

Arthur J. Gallagher Canada Limited

Bryce Tickner

403-299-1290

Bryce_Tickner@ajg.com

BFL CANADA Insurance Services Inc.

Hamish Farmer

780-229-3780

hfarmer@bflcanada.ca

Desjardins Insurance/Scales Insurance & Financial Services Corey Scales 780-757-1176 corey@coreyscales.ca

Diverse Claims Adjusters Ltd. Paul Whitman 780-756-4222 ext. 222 paul@diverseclaims.ca

HUB International Insurance Brokers Dawn Mitchell 780-453-8407 dawn.mitchell@hubinter l.com
Katherine Hanna Insurance Agency Inc. Katherine Hanna 780-464-6858 katherine@katherinehanna.ca

T & L Adjusters Ltd. Cory Gilliam 780-395-2222 cgilliam@tladjusters.com
Westland Insurance Group Ltd. Jason Ploof 780-453-9840 jploof@ landinsurance.ca
Zensurance Zak Barbary 888-654-6030 info@zensurance.com

Company Name Name Phone Email

Cleaning Extraordinaire Rhonda Koenig 780-982-2223 rhonda@cleaningex.com
Cosmopolitan Cleaning Ltd. Mark Oprecio 780-937-7611 info@cosmoclean.ca

Sunshine Cleaning Services Ltd. Robert Hennigan 780-477-7067 hinecleaningsltd@gmail.com
The Fresh Living - Carpet Cleaning & Flood Extraction Frank Qian 780-232-8888 thefreshliving@live.com

Company Name Name Phone Email
Birdsell Grant LLP Mark Dudar 780-968-1213 mdudar@birdsell.ca
Field Law Erin Berney 780-429-7856 eberney@fieldlaw.com

Miller Thomson LLP

Michael Gibson

780-429-1751

millertt com

B

Ryley Schmidt

780-429-1751

rschmidt@millerthomson.com

Roberto Noce

780-429-9728

rnoce@millerthomson.com

Ogilvie LLP

Robert P. Assaly

780-429-6243

rassaly@ogilvielaw.com

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 JSheldon@sb-llp.com

Willis Law Amber Nickel 780-809-1888 anickel@willislaw.ca
Hugh Willis 780-809-1888 hwillis@willislaw.ca
Melissa Stappler 780-809-1888 mstappler@willislaw.ca
Rachael Hovan 780-809-1888 rhovan@willislaw.ca
Brian Anslow 780-809-18838 banslow@willislaw.ca

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

Victoria A. Archer

780-465-4852

archer@archer-law.ca
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Mechanical, Electrical, & Plumbing

Company Name

Name

Phone

Email

4-Way Inspection Services Ltd.

Travis Olinek

780-504-7896

travis@4wayinspections.com

Acclaimed! Heating, Cooling & Furnace Cleaning

Tammy Lackey

780-413-1655

tami@acclaimedfurnace.com

Kent La Rose

780-461-2381 ext. 023

Bl Electric Supplies Ltd.

kent@bjelectric.ca

Concept Controls

Amy Hann

403-898-7633

AmyH@conceptcontrols.com

E-Pro Canada

leff Chamberlin

780-235-3576

jeffc@eprocanada.com

Environmental Dynamics Ltd.

Nicole Boudreau

780-421-0686 ext. 1003

N.Boudreau@edl.ca

Hydro-Flo Plumbing & Heating Ltd. James Tingey 780-203-2230 j @hydro-flo.ca

Nordic Mechanical Services Ltd. Rene Cloutier 780-469-7799 rene@nordicsystems.ca

Points West Mechanical Daniel Reid 780-488-2195 daniel@pointswestmechanical.ca
Polar Electrical Contracting Ltd. Cory Peters 587-985-6403 info@gopolar.ca

Renew Services Inc. Richard Nelson 780-544-8060 info@renewservicesinc.ca

Soul Mechanical Mali Marken 780-994-7685 mali.m@soulmechanical.ca

Total Plumbing & Heating

lan Bassinger

587-989-0741

ian@totalph.ca

Triad Electric Ltd.

Tyler Visser

780-452-7050

service@triadelectric.ca

Property & Technology Services

Company Name Name Phone Email

Alberta Ecotrust Foundation Kate Woloshyn 403-209-2245 k.woloshyn@albertaecotrust.com
CondoGenie Rafal Dyrda 800-274-9704 ext. 701 rafal@condogenie.com
CondoVoter Alexis Barrett 647-689-7507 info@condovoter.com

€Q Network Ronnie Tallman 780-449-5545 ronnie.tall -gnetwork.com
Edmonton Eviction Services Inc. Donald Gray 780-974-8427 don@ed it ictic ices.com
ElectionBuddy Inc. David Bodnarchuk 855 386.8464 sales@electionbuddy.com
Electrogas Monitors Ltd. Ashley Hoffer 780-449-0954 jason.paige@electrogas.ca
Electronic Security Sales Engineering Matt Misenas 780-777-4474 matt@totalintegrationinc.com
Epcor Heather Callicott 780-554-5313 hcallicott@epcor.com
GetQuorum Mark DiPinto 877-353-9450 mark@getquorum.com

Habu Wireless & Security

Frank Langenecker

587-983-4228

frank@habu.ca

HKS Security Group Canada Inc.

lennifer Mahoney

780.216.2776

Jennifer@hkssecurity.ca

SafewithUlli o/a Safe With Ulli Inc. Ulli Robson 780-288-2986 ulli@safewithulli.com
Summit Lock & Safe Holly Pickard 780-722-5101 info@ itlockandsafe.ca
UB Connex Erik Kehat 647-468-2277 e.kehat@ubmedia.ca

Unico Power Corp. Rich Turski 825-437-6260 rturski@unicopower.com
VendorPM Ethan Chamish 289.937.0360 events@vendorpm.com

Yardi Canada Ltd.

Jasmin Rodas

1-800-866-1124 ext.7069

nafisa.khan@yardi.com

Company Name Name Phone Email
Canwest Management & Realty Inc. Shenandoah Dramer 780-461-2447 C tmgmt@gmail.com
Liv Real Estate Sheldon Johnston 780-486-8655 sheldon@livrealestate.ca
Manhattan Realty Inc. Evgeny Fialkov 780-221-9739 info@ hattanrealestate.ca

McLeod Realty & Management Ltd

Robert F McLeod

780-453-1108

info@mcleodrealty.com

Pinnacle Realty & Manag t Inc. Rick Murti 780-758-4434 ext. 108 rmurti@ pinnaclegroup.ca
Realty72 Salman Rajani 780-716-0777 srajani@realty72.ca
Royal LePage Summitview Realty Nancy Caul 780-852-5500

jasper@royallepage.ca

Royal LePage, The Realty Group Grande Prairie - Property Mgmt

Angie Peters

780-532-3400

ca

dnglep SEroy

Xplortek Property Inspections Ltd.

Sue Faraschuk

587-357-7940

sfaraschuk@xplortek.ca

Reserve Fund Study Providers

Company Name Name Phone Email

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

Balance Valuations Ltd Cassidy MacDonald 780-296-2323 cassidy@balancevaluations.com
Bigelow Reserve Fund Studies Sharon Bigelow, CRP 780--965-0965 sharonbigelow@shaw.ca
Entuitive Corporation Adrian Breitwieser 403-879-1270 adrian.breitwieser@entuitive.com
Excel Bldg. Inspection & Consulting Stuart Schechtel 780-464-5634 exceli lus.net

EXP Aamir Shaikh 780-203-8605 aamir.shaikh@exp.com

Kalham Consulting Ltd. Shantel Kalakalo 587-743-0555 h l@kalk ca

Keller Engineering Andree Ball 403-471-3492 aball@kellerengineering.com
Morrison Hershfield Ltd. Hafsa Salman 780-483-5200 ext. 1042280 hsal morrisonhershfield.com

Reliance Asset Consulting

Daniel Jablonski

833-737-7839

dan@relianceconsulting.ca

bharind@m IR

Reserve Fund Planners Ltd. Brian Barlund 403-348-5444 eser F 5.ca
RIC Engineers lamie Murphy 780-452-2325 JMurphy@rjc.ca

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

Williams Engineering Canada Inc. Marla Snoddon 780-910-9968 msnoddon@williamsengineering.com
Xplortek Property Inspections Ltd. Sue Faraschuk 587-357-7940 sfaraschuk@xplortek.ca
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Retirement Living

Company Name

Name

Phone

Email

Chartwell Retirement Residences

Jennifer Hillmer

780-819-3833

jhillmer@chartwell.com

Utility Management

Company Name Name Phone Email
Carma Corp. Utility Submetering and Billing Solutions Jim Rychlo 587-598-3441 jrychlo@carmacorp.com
Solution 105 Consulting Ltd. Chris Vilcsak 780-429-4774 timinski@solution105.com

Windows & Doors

Company Name Name Phone Email

All Reach Glass Services Inc. lason Adams 780-483-9561 office@all hglass.com
All Weather Windows Renovations Everett Fradsham 780-915-6120 efradsham@aww.ca

Centra Windows Greg Martineau 403-589.1701 GMartineau@centra.ca
Summit Lock & Safe Holly Pickard 780-722-5101 info@ itlockandsafe.ca

Disclaimer: The above listed businesses directory was generated prior to May 24, 2024.

For Condo Boards and Property Managers

Download your Free eBook and
Property Walkaround Checklist

info.fortsands.com/walkaround

Alberta’s Year-Round
Revitalization and

Building Envelope Experts

1-888-80F-ORTS
info@fortsands.com
www.fortsands.com

PROPERTY WALKAROUND CHECKLIST

Proud To Contribute
To The Community

L 4
Canadian Testitut
Condominium canadien des
Institite candomishims.

Sponsor
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WELCOME T0 OUR NEW MEMBERS!

Thank you for jorning the CCI'North Alberta Chapter!

The new members listed here joined CCl North Alberta prior to May 24, 2024.

Applewood Condominium
counns: Churchill House 11
Eton Park

vy Lake Villas - Grand Prairie
Matricia Towers Condominium
The ridge at Riverside
Whispering Pines

I“DIVID“ALS_ Brook Jay Woods
= |melda Krueger
Joyce Lawrence

Keith Walker
Peggy Hryniowski
Sharon Getty
Sharon Westfall
Troy Paquette
Vickie Gray
Wanda Walker

- Square 1 Property Management
B“SI“ESSES- Smart Fix Asphalt Infrared Repair Ltd.
AEDARSA (Alberta Elevating Devices &
Amusement Rides Safety Association)
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We deliver /
uncompromising
performance.

/

We are Entuitive.

Empowered CﬂNDU BBARDS

have a CCl Membership.

Condo Board Members carry substantial responsibility to
govern and make decisions that affect the lives of all residents.

With a CClI Membership, Condo Boards don’t have to navigate
this responsibility alone.

Institut
Condominium canadien des . '
Institute condominiums J olin CCI .

DaiAerta Chapter Our membership offers
resources, education,
and the professional
connections that can
help ensure your condo
corporation thrives.

Find Membership Details: www.ccinorthalberta.com




| BROKERAGE

BFL CANADA, Proud Platinum Sponsor of The Canadian
Condominium Institute North Alberta Chapter

Finding the right insurance can be infimidating 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 profecting 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

Z Condo Property Act requirements
ﬁ\l PROTECT + 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




