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FROM THE PRESIDENT

Susan Milner
Board President, CCl North Alberta Chapter

Dear Members, Colleagues, and Friends,

As we move into the winter season, it is a great
opportunity to reflect on the year behind us and look
ahead to what promises to be an exciting and
impactful year for CCl North Alberta and our members.

This fall, we were pleased to host a successful Annual
General Meeting on October 14th. The AGM provided
an important opportunity to connect with members,
review our progress, and set the stage for the year
ahead.

I would like to extend a sincere thank you to our
returning Board members for their continued
dedication and service. Your commitment and
leadership are essential to the strength of our chapter.
We are also very pleased to welcome Leo Leibel as a
new Board member and look forward to the perspective
and energy he will bring to the team.

Looking ahead, we are excited and optimistic about
2026. One of the major highlights of the coming year
will be CCI's National Leaders’ Forum, which will be
hosted right here in Edmonton from May 6-8, 2026.
This is a tremendous opportunity for our chapter and
our members to connect with condominium leaders
from across the country, share ideas, and engage in
meaningful dialogue on the future of condominium
living in Canada.

INTRODUGING GGI NORTH ALBERTA'S
2025-26 Board of Directors




Immediately following the National Leaders’ Forum,
we will host our Alberta Condo Expo on May 9, 2026,
at the Edmonton Convention Centre. We are already
hard at work planning what we expect to be our
biggest and best Expo yet.

The Alberta Condo Expo continues to be a
cornerstone event for education, networking, and
industry connection, and we look forward to
welcoming members, partners, and professionals for
another outstanding day.

Beyond the Expo, our education calendar for 2026 is
packed with opportunities. From courses and
seminars to webinars and specialized sessions, we
remain committed to providing relevant, practical
education for condominium directors, owners,
managers, and industry professionals.

| encourage you to review the education section of

this magazine for details on what’s coming in the
year ahead.
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In addition to our education and events, advocacy
remains a key priority for CCl North Alberta. Along
with our ongoing advocacy at the provincial level,
we continue to actively engage with the City of
Edmonton on waste collection challenges affecting
condominium communities.

Member data and experiences are critical to
strengthening our advocacy efforts on this issue. We
encourage you to support our efforts by completing
a short survey. More information, including a link to
the survey, can be found in the Government
Advocacy Report on page 14.

On behalf of the Board of Directors, thank you for
your continued support, engagement, and trust in
CCl North Alberta. Together, we are building
informed, resilient, and well-supported
condominium communities across our region. We
look forward to another successful year ahead.

With respect,

Susan Milner
President, CCl North Alberta Chapter










MEET THE TEAM

INTRODUCING

Hamish Farmer
CClI North Alberta Board Vice President

Written by: Katherine Topolniski, CCl North Alberta

Today, we're speaking with Hamish, an experienced insurance broker who has specialized in condominium insurance
since 2018. Alongside his professional work, Hamish has been a dedicated volunteer and board member within CCI
North Alberta, contributing to the Membership Committee, the golf organizing committee, and serving in key
leadership roles including Board Vice President and Membership Committee Chair. His practical approach and
commitment to advocacy make him a valuable voice within our community.

What inspired you to join the CCl North Alberta team and
what made you want to get more involved?

| was encouraged by my company, BFL, to join CCI North
Alberta to connect and network with industry experts.
BFL has supported CCl as an important part of the
condominium (condo) community for years and has
representation in each area of the country to keep up to
date with the condo communities needs. Once | became
involved, | saw first-hand how education and advocacy
are CCl's focus and how it is delivered by a series of
courses and seminars throughout the year by experts in
their field. For me personally, the more informed the
condo community is, the better it is for all unit owners,
condo managers and stakeholders.

What do you see as the key priorities for CCl’s advocacy,
outreach and educational focus?

| see CCl North Alberta’s key priority as offering
education to its members. We have updated CM100 &
200 and are working to complete 300. Through engaged
education, both Condo Managers and Board members
are able to elevate the unit owner’s living experience.

What challenges and/or opportunities do you see arising
for CCl in the near future?

Some of CCl's challenges are awareness, membership
growth and retention. How does CCI reach all the unit
owners in Northern Alberta since there are many
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barriers? | see an opportunity to use several social media
platforms to reach more Albertans within the Condo
community. This will take organization, planning and a
focused group of volunteers.

What is something about the condo community/industry
that you are currently excited about or focusing on in your
work?

| had the opportunity to present the insurance portion at
the latest CM200 seminar. This is something | have never
done before and it stretched my comfort zone. It was a
great learning experience for me and | hope the
attendees. | look forward to taking part again at the next
session.

What condo industry challenges do you hope to address
through your work at CCI?

| hope to assist CCl to continually reach new owners in
Alberta. If they know about CCl, they could utilize all the
great information and tools available as members.

What advice would you offer to a new condo owner stepping
into a Board member role for the first time?

| would recommend they take the CCl course, “Condo
Board Basics & Best Practices” which is a free on-line
course for all members. Non-members can pay for the
course or join CCl and take the course for free!

Continued on next page




What advice would you offer to a condo manager who is
just beginning their journey in this complex field?

Research the condo management firm you choose to
join. Do they have support, training and mentorship?
Join CCl and take the CM100, 200 & 300.

Can you share a hobby or interest outside of work that
you're passionate about? How do you think it influences
your approach to life?

Overall fitness is a passion of mine. I've been a runner
my whole life and sometimes other sports and past
times get in the way but | always find my way back to
running. The life benefits | experience are persistence,
goal setting and re-evaluating my goals when |
experience an injury or life hurdle. Fitness, like
education, is lifelong.

Photo: Hamish Farmer in action—captivating the crowd as a
speaker at the 2024 Alberta Condo Expo
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If you could have dinner with any historical figure or
influential person—dead or alive—who would it be, and what
would you most want to ask them?

I would like to have dinner with David Goggins (still
alive). He is the only member of the U.S. Armed Forces to
complete SEAL training, Army Ranger School, and Air
Force Tactical Air Controller training. Beyond his military
accomplishments, he's a successful endurance athlete
and author. | would ask him if his drive and mental
toughness was innate or was it learned based on a series
of successes and/or a product of his environment. i
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GOVERNMENT ADVOCACY

GOVERNMENT

ADVOGAGY REPORT

Written by: Katy Campbell, Executive Director, CCl North Alberta

Provincial Advocacy

It has now been one full year since Bill 30 was passed,
with the legislation yet to be proclaimed into law. We
recognize that significant work has been taking place
behind the scenes to prepare for the implementation of
these changes, including groundwork related to the
establishment of the tribunal. At this time, no official
timelines have been announced for proclamation or
implementation. We anticipate that further clarity and
updates may emerge in 2026.

CClI North Alberta remains committed to advocating for
these important legislative changes to come into force.
As more information becomes available, we will
continue to support our members by offering free
educational sessions to explain what these changes
will mean in practice. Members are encouraged to stay
connected through our communications channels for
updates, news, and announcements as they arise.

Municipal Advocacy - City of Edmonton

Municipal elections were held across Alberta on
October 20, 2025. We extend our congratulations to
both newly elected and returning municipal
representatives throughout the province, and we thank
them for their dedication to public service in what is
often a challenging and demanding role.

During this election cycle, CCI North Alberta was

particularly active in engaging with City of Edmonton
candidates to raise ongoing concerns related to waste
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collection for condominium communities. We had many
productive and informative conversations with
candidates across the city, helping to increase
awareness of the challenges condo corporations are
facing under the current waste collection framework.

Now that the newly elected councillors have had time
to settle into their roles, we plan to re-engage with
City Council in early 2026 to advocate for concrete
action on this issue. Our goal is to ensure that
municipal waste collection policies reflect the
operational realities and diverse needs of
condominium communities.

Member participation is essential to strengthening this
advocacy work. We encourage our members to share
their experiences with waste collection in their
condominium communities. Whether the transition has
been smooth or problematic, your input helps us build
a clearer picture for city council of what is happening
on the ground. Members are invited to complete our
waste collection survey to contribute to this effort.

SARE

YOUR THOUGHTS

Use the QR code
to open our
quick survey!

Submission Deadline: February 9, 2026

Continued on next page.




Hot Topic Issue: Condominium Document
Review Services

In late September, CCl North Alberta hosted a highly
engaged member session focused on condominium
document review services. Participation and feedback
made it clear that document review is a critically
important service within our condominium community,
particularly for purchasers, owners, boards, and
industry professionals who rely on accurate and
thorough information.

At the same time, it became evident that there are
growing concerns within the industry regarding
inconsistencies in service quality and professional
practices. These inconsistencies can create confusion
and risk for consumers navigating condominium
purchases.

This is a complex issue that warrants further discussion
and thoughtful exploration, including consideration of
potential best practices, consumer protections, and
possible policy or industry-led solutions. CCl North
Alberta views this as an emerging advocacy area and
welcomes continued member feedback to help inform
next steps. Member insights will be essential as we
consider how best to support consistency,
transparency, and  consumer  confidence in
condominium document review services.
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Acknowledgements

We would like to extend our sincere thanks to all
members of the Government Advocacy Committee for
their dedication, expertise, and countless volunteer
hours throughout 2025. Their commitment continues
to play a vital role in advancing the interests of
condominium communities across Alberta, and we are
deeply grateful for their ongoing contributions.

We would also like to recognize and thank our
outgoing Government Advocacy Co-Chair, Anand
Sharma, for his many years of exceptional leadership
and service. Anand has been instrumental in the
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role in helping to drive meaningful legislative change
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Industry Council, and we congratulate him on this
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Advocacy Co-Chair. We look forward to working with
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perspective, and leadership she brings to the
committee as we continue our advocacy work into the
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YOUR FEEDBACK IS NEEDED

Our Chapter’s Government Advocacy Committee believes
this issue deserves further discussion and would value your
input on:
o Experiences
services
e Views on potential regulation or oversight
e Suggestions for improving the system to better protect
purchasers and corporations

with condominium document review
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SMART SOLUTIONS

ATTIC INSPEGTIONS:

Typical Problems and
Unique Case Solutions

Written by: Allan C. King, P. Eng., LCCI., FCCI.

Attic investigations are an essential component of residential and commercial property
assessments. Although often overlooked, the attic can provide critical insight into a building’s
energy efficiency, environmental health, and potential sources of moisture-related problems.

This article outlines the components examined during attic

investigations, describes

recommended procedures, tools, and best practices, and presents case histories demonstrating

issues that arise from attic deficiencies.

As the transitional space between the roof and occupied
areas, the attic directly influences overall building
performance and health. Periodic attic investigations can
reveal the causes of moisture activity, thermal inefficiency,
mould, and pest intrusion. Whether performed as part of a
poor-performance investigation, a thermal-efficiency review,
a pre-purchase inspection, or a post-weather-event
assessment, attic evaluations are vital to competent property
management.

Objectives of Attic Investigations

Attic investigations help identify:

¢ Signs of moisture activity, ice-damming potential, and
possible organic growth

e The condition and adequacy of insulation and
ventilation

e Evidence of pests such as rodents, birds, and insects

¢ Visible anomalies in electrical wiring or powered
components

e Structural concerns such as sagging joists or
compromised trusses

e Fire-safety issues (e.g., flue pipe clearances, fire
separations)

e Problems associated with bathroom vent terminations

e Air-barrier and vapour-barrier deficiencies

INSITE TO CONDOS | WINTER 2025-2026

Methodology and Tools

Comprehensive attic investigations rely on both
methodical inspection and the use of specialized tools.

Systematic Inspection

Before conducting an attic investigation:

¢ Interview condominium managers or owners to
document concerns and understand the reason for the
inspection.

e Review the roof using mapping tools such as Google
Earth or City of Edmonton SLIM Maps to evaluate roof
type, slope, vent locations, proximity to adjacent
structures, soffit overhangs, and other relevant
features.

e Prepare a service proposal summarizing the reported
concerns, any preliminary anomalies identified, and
other pertinent attic-related components to be
reviewed.

Personal Protective Equipment (PPE)

e Gloves

e Masks/respirators
¢ Goggles

e Coveralls

Continued on next page.
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Inspection Tools

¢ Flashlights/Headlamps: For low-light conditions.

e Photographic Documentation: To record conditions
and support recommendations.

¢ Thermal Imaging Cameras: To detect hidden moisture,
missing insulation, and air/vapour-retarder failures.

¢ Smoke Pencil: To identify air-movement pathways and
confirm air-barrier continuity.

¢ Moisture Meters: To detect dampness in wood or
insulation.

e Tape Measures: For assessing insulation depth and
measuring structural components when needed.

¢ Drones: Useful for pattern recognition of anomalous
snow/ice loads and thermal imaging from above the
roof.

e Borescope: For viewing hard-to-reach areas without
dismantling components.

Key Areas of Investigation

1. Insulation

Proper attic insulation is essential for energy efficiency,
occupant comfort, preventing ice-damming, and reducing
condensation risk. Investigators assess:

e Type: Batt, blown-in cellulose, wood chips, spray
foam, and others

¢ Depth and Placement: Consistent coverage to avoid
thermal bridging—especially near eaves

¢ Condition: Compaction, moisture intrusion, rodent
disturbance, or other anomalies that may reduce
performance or damage adjacent materials

¢ R-Value Compliance: Minimum performance standards
as required by provincial building codes
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2. Ventilation

Effective attic ventilation—through roof vents, soffit
vents, gable vents, or mechanical systems—is critical
for proper air movement. Inadequate ventilation can
result in:

¢ [ce-damming

e Excess frost accumulation
o “Attic rain”

e Reduced roof lifespan

e Fire code infractions

e Occupant discomfort

¢ Energy inefficiency

Inspectors evaluate vent types, placement, airflow
pathways, and whether net-free-area requirements
and building-code standards are met (typically Part 9
metrics are used). Adequate air infiltration at the
eaves and exfiltration at upper vent points is
essential for proper attic performance.

3. Moisture and Signs of Organic Growth

Moisture issues may result from air/vapour-barrier
leakage, poor ventilation, ice-damming, or inadequate
insulation. Investigators look for:

¢ Wet or matted insulation

e Rust on nails, gusset plates, or other metal
components

e Staining or discoloration from leaks or ice-damming

e Musty odors or visible organic growth

Continued on next page.




SMART SOLUTIONS

4. Pest Infestations

Because attics are warm, dark, and seldom accessed, they
can attract pests. Indicators include:

e Droppings or urine stains (often with noticeable odors)
e Nesting materials

e Chewed insulation or wiring

e Entry points around soffits, vents, or gaps

Pests can introduce disease, damage materials, and
compromise insulation. Professional remediation is
often required.

5. Fire Safety and Code Compliance

Inspectors look for fire hazards and code violations such as:
e Insufficient clearance around chimney flues
e Combustible materials placed near heat sources

¢ Inadequate fire-barrier design or detailing in multi-
family buildings

Recent construction practices may require non-vented
soffits in specific locations or specialized ventilation
design. Where wall jogs and nearby windows exist,
non-combustible sheathing beneath the roof deck may
be required.

6. Electrical Hazards

Attics often contain wiring or junction boxes. Inspectors
may note:

e Exposed, frayed, or outdated wiring
e Improperly secured electrical boxes
e Use of extension cords

These conditions present reliability and fire-safety risks
and must be addressed by a licensed electrician.
Electrical commentary is generally Llimited unless
concerns are obvious or expressly requested.

7. Structural Integrity

Structural issues in the attic may indicate larger concerns in
the building’s framing system. Inspectors look for:

e Cracked, bowed, or overloaded rafters and joists
¢ Modified or cut trusses
¢ Insufficient bracing or shifting supports

e Sagging or delaminating roof decking
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Such issues may result from aging materials,
excessive loads, poor-quality renovations, or wind and

moisture damage.
Continued on next page.
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Case Studies: Ice Damming, Roof
Leakage, Icicles in Attics, Attic
Rain, Condensation, Mould, and
Excessive Heat Loss

The author has inspected hundreds of attics during his
career. The following case studies highlight unique attic-
related problems and the site-specific solutions
developed when attic performance was inadequate.

l- Four-Storey Condominium with Severe Ice
Damming and Falling Icicles

Problem

This four-storey condominium has a V-shaped footprint,
with the main entrance located at the junction of the two
wings. Directly above the entrance is a heated decorative
facade. The valleys formed along each side of the facade
collect snow during winter storms. Heat loss through the
facade walls melted the accumulated snow, forming large
icicles that fall onto the entrance canopy. These icicles
damage the canopy roof and present a safety hazard to
residents and visitors.

Additional issues:

¢ Non-vented soffits throughout the building,
prevented attic airflow.

e |ce damming at the eaves, which increased the size
of the falling icicles.

e Water ingress into the walls and ice accumulated on
the sidewalk at the main entrance.

Solution

An earlier repair attempt involved installing an SBS
membrane 8 inches up the heated wall and 4 feet onto
the roof along the valley, extending 30 feet upslope. This
stopped water entry at the entrance but did not prevent
icicle formation.

To eliminate icicles, a “cold wall” detail was con-
structed on the facade walls:

e A vented cavity measuring 3% inches deep and 3 feet
high was built along the length of the valley.
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e Venting was provided above the eaves and at the top
of the build-out via a grille.

e The SBS membrane was extended 12 inches up the
new vented wall.

e The wall was then wrapped with a weather-resistant
barrier and finished with metal cladding.

¢ A sloped cap flashing was installed and integrated
into the wall cladding.

This vented assembly eliminated heat transfer through
the fagade walls, preventing snowmelt and stopped
icicle formation at the valley.

The remaining soffits were retrofitted with thermal-
fusible ventilation grilles, allowing proper attic cooling.
In the event of an exterior fire, the fusible links melt and
the spring-loaded grilles close, restoring code-compliant
fire protection.

2- Two-Storey Townhouse with Dangerous
Ice Accumulation Inside the Attic

Problem

Interior ceiling damage was observed around bathroom
fan grilles and at upper-floor exterior walls. Attic
inspection revealed:

e Heavy frost on the underside of the roof sheathing,
especially near the soffits and below the roof peak.

e Icicles up to 6 feet long hanging from bathroom fan
pipe penetrations, with bases up to 8 inches in
diameter—a significant safety hazard.

The bathroom fan duct was found to be connected to a
metal pipe with a flange fastened from below the roof
sheathing using screws and caulking. The sealant had
failed, allowing condensation to drain into the attic. This
increased attic humidity—causing frost and ice—and
created large icicles at the bathroom fan pipe
termination flange.

Solution
The condominium manager immediately removed the
large icicles to address the safety risk.

The faulty flanged termination was removed. A
purpose-made, integral-flange roof terminal was
installed from the exterior (shingle side):

e The terminal includes a 2" pipe extension above the
roof sheathing to prevent backflow of condensation.

Continued on next page.
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¢ The flange was sealed with peel-and-stick membrane
woven into the existing shingles before reinstalling
the roof jack.

e The interior fan duct was reconnected to the new
terminal using a hose clamp.

This corrected detail prevents condensation from
entering the attic and stops frost and icicle formation.

3- Second-Floor Coach Homes with Severe
Furnace Room and Balcony Damage

Problem

Multiple coach home developments (4-plex and 6-plex
buildings with continuous second-floor balconies and
main entrances) experienced significant ice damming
with resultant water damage to exterior furnace rooms
and balcony structures.

Key contributing factors included:

e large, continuous 6 foot soffits interrupted by
furnace and hot water tank rooms, which acted as
localized heat sources.

¢ Unvented roof cavities above the furnace rooms,
where batt insulation was packed from ceiling
drywall to roof sheathing, resulting in inadequate
ventilation.

e A large chimney chase above the furnace rooms that
promoted snow accumulation.

e Heat loss into the snow drift caused melting and the
formation of large icicles extending from the
eavestroughs to the balconies.

e |n extreme cases, icicles interfered with the
operation of exterior doors.

e Meltwater caused deterioration of furnace room
framing, balcony sheathing, and the supporting
balcony structure.
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Solution

To correct the issue:

e Roof sheathing above the furnace rooms was
removed to allow installation of high-performance
rigid insulation on the furnace room ceiling. This
created space for a ventilation channel between the
new insulation and the roof sheathing.

e Soffit grilles were installed at the furnace rooms,
and the chimney cladding was modified to create a
connected air-exhaust pathway. This allowed heat
from under the furnace room roof sheathing to vent
harmlessly.

¢ During shingle replacement, an ice-dam protection
membrane was installed, extending past the interior
wall and lapping onto adjacent membranes.

These modifications reduced ice damming from severe to
minimal and eliminated leakage into the furnace rooms
and balconies.

Conclusion

Attic investigations are a crucial aspect of home
maintenance and real estate due diligence. They provide
valuable information about the condition of a property
and help identify problems that may otherwise go
unnoticed until they cause significant damage. With
proper attention and timely interventions, attic-related
problems can be prevented or mitigated, resulting in
safer, healthier, and more energy-efficient homes. %

Allan C. King, P.Eng., is a building envelope and roofing
consultant with over 30 years of experience. Formerly
principal of Wade Engineering and is now the President of
Elements Roof Management Consulting (www.ermc.ca). He has
inspected over 100 million sq. ft. of roofing and specializes in
preventative maintenance and envelope restoration for multi-
residential buildings.
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LEGAL

EMOTIONAL SUPPORT

The recent decision by the Human Rights Tribunal of Alberta
831 0969 o/a Westmount Place Condominium

Condominium Corporation No.

ANIMALS AND
HUMAN RIGHTS

Written by: Michael Gibson

in Hart versus

Corporation, 2025 AHRC 52 is a stark reminder of the challenges condominium boards
face when trying to apply and enforce no-pets bylaws.

Strict “No Pets” Bylaws Under Scrutiny

In Hart, the condominium bylaws provided for a strictly
“no pets” building. There was no real discretion afforded
to the board to permit pets except a grandfathering
provision that expired in 1992. Absent a claim for an
approved service dog with training and certification
pursuant to the Service Dogs Act, there was no obvious
distinction between an emotional support animal and a
pet under the bylaws. Indeed, as every pet provides a
measure of emotional support to its owner, it is difficult
to comprehend any real distinction between an
emotional support animal as such and a pet.

The Human Rights Complaint: Essential Facts

The unit owner in Hart filed a human rights complaint
in respect of their emotional support dog. The essential
facts in Hart were as follows:

e The complainant unit owner was physically
disabled, having only 42% vision in one eye, and
was blind in her other eye.

e She had her dog before her eyesight deteriorated
and before purchasing her condominium unit.

e The dog was not an accredited “service dog”
pursuant to the Service Dogs Act.

e The complainant was on a wait list for a service
dog for a blind person.
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e The complainant provided a medical note to the
condominium board, which said only:
TO WHOM IT MAY CONCERN
The above named needs an emotional support dog
for medical reason [sic]. Please do not hesitate to
contact the clinic should you require further
information.

e The medical note did not refer to a ‘support dog’
nor ‘service dog’ but rather, referred only to an
‘emotional support dog.’

e The complainant did not meet with her physician
to secure the medical note nor was she assessed by
her physician with respect to its content.

Board Enforcement vs Tribunal Decision

In view of the foregoing, the condominium board in
Hart did not view the medical note as sufficient to
establish a duty to accommodate a service animal
based on medical necessity and sought to enforce the
no-pets bylaws. The Human Rights Tribunal disagreed.
The Tribunal found that the sole reason for the
complainant’s breach of the condominium bylaws and
the subsequent enforcement steps taken by the
condominium board was her keeping a dog that,
according to the medical note provided, was needed as
“an emotional support dog for medical reason.”

Continued on page 27.
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in the Tribunal’s view, to
establish a link between the use of the dog as “an

This was sufficient,

emotional support animal’, the complainant’s
‘medical reason’, and the adverse/discriminatory
impact of the board’s enforcement steps.

Tribunal Findings

The  Tribunal accordingly found that the
condominium corporation had discriminated against
the complainant and had failed in its duty to
accommodate her. The Tribunal made the following
order against the condominium corporation”

1. The condominium corporation shall pay $15,000 to
the complainant in general damages for injury to
dignity;

2. The condominium corporation shall pay $50 to the
complainant for a Court filing fee (which was the
subject of another, separate hearing before a
different body, being the Court of King’s Bench);

3. The condominium was further
directed to:
a.Review its Bylaws for compliance with the
Alberta Human Rights Act and its duty to
accommodate;
b.Complete training in Human Rights and the
duty to accommodate, by a lawyer or
experienced organization; and
c.Distribute to its board members and all its
committees, the Alberta Human Rights
Commission’s policy, also found on its
website, entitled “Duty to accommodate in

goods and services.”

corporation

Growing Trend in Human Rights Cases

Hart marks the latest in a line of recent decisions by
the Human Rights Tribunal involving condominiums.
There is now a growing body of human rights cases
that require condominium boards to abstain from
strict enforcement of their bylaws where there is a
potential for discrimination against the unit owner
alleged to be in breach of the bylaws. This engages a
positive duty on the part of condominium boards to
make further enquiries to inform themselves of the
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individual’'s  circumstances and  grounds  for
accommodation more broadly. The requirement is for
condominium boards to sufficiently inform themselves
so they understand more about the specific
accommodation request being made in any given case.
Failure to make adequate enquiries may amount to a
failure in the procedural duty to accommodate, which
can result in serious liability on the part of the
condominium corporation for a breach of its
obligations pursuant to the Human Rights Act.

As residential condominiums are places of residence
for their owners and tenants, as well, an established
breach of the Human Rights Act will often be treated
as a very serious breach, attracting more significant
penalties and remedies. This is due to the fact that the
Tribunal will typically see such discriminatory conduct
as falling on the more serious side given that it occurs
in relation to the complainant’s place of residence, a
place where the complainant ought to feel most safe.

Common Remedies in Recent Cases

As a result, the growing trend in human rights cases in
respect of condominiums increasingly and consistently
provides for the following sorts of remedies:

1. Afive-figure damages award;

2. Direction that the condominium bylaws shall not
apply or shall not be enforced against a particular
individual to the extent of any found breach or
conflict with human rights legislation; and

3. Direction that the board members take human rights
training courses.

Continued on next page.
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These types of awards have been upheld regardless of
whether the human rights complaint is fully successful
or whether the complainant has established
discrimination on all grounds and issues complained of.
That is, such awards have been granted even in cases
where a complainant advanced multiple claims of
discrimination, only some of which the Tribunal found
to have merit.

In view of how these cases are increasingly being
decided, how should condominium boards respond to
claims or threats of human rights complaints more
broadly, but also emotional support animal claims
more specifically?

Fundamentally, the condominium board should treat
the duty to accommodate as paramount, even over and
above the strict application of the bylaws. The duty to
accommodate applies in respect of every claim of
discrimination on human rights grounds. The duty
requires the condominium board to make enquiries of
unit owners who request accommodations on human
rights grounds.
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Condominium Boards: Duty to Accommodate

The board thus bears the positive duty to make
sufficient enquiries and gather enough information
about the request and the extent of accommodation
that may be necessary, in order to evaluate its
obligations and consider what is required of it to
satisfy the duty. The flipside to this is that the
individual seeking an accommodation also bears an
obligation to provide the required medical or other
information necessary to enable the condominium
board to evaluate the extent of the duty to
accommodate that will be required of it.

With respect to pet bylaws in particular, the low
threshold required of unit owners to establish a duty to
accommodate emotional support animals, coupled with
the high burden placed on the condominium
corporation to  oppose  such requests  for
accommodation, as well as the significant penalties for
a breach of the duty to accommodate, throws into
doubt the enforceability of a pets bylaw at all in the
face of an accommodation request for an emotional
support animal.

Implications for Pet Bylaws

In dealing with such claims, condominium boards
would be well advised not to be too dismissive of
accommodation requests for emotional support
animals. The duty to accommodate may require that
the board simply not enforce a particular bylaw
provision against a particular owner. At a minimum, the
board should ensure that they make sufficient
enquiries for all necessary information to evaluate the
extent of the accommodation required in any particular
circumstances. Otherwise, being too quick and to strict
in the enforcement of the bylaws may result in
significant liability and expenses for the condominium
corporation. filg

Michael Gibson is a Partner at Miller Thomson LLP (a national firm
with condominium lawyers in BC, Alberta, Saskatchewan, Ontario,
and Quebec) maintains a diverse practice primarily focusing on
condominium and real estate law. In addition to his busy practice,
Michael has been teaching Condominium Law at the University of
Alberta, Faculty of Law since 2015. Michael Gibson and Roberto
Noce, K.C. are also the authors of the textbook on Condominium
Law in Alberta.







RESIDENTIAL

CONDOMINIUM LIVING

Disclaimer:

What Are My Insurance Needs?

Written by: Hamish Farmer

This article provides general information only. Each condominium unit owner and tenant has unique insurance needs. Please
consult a licensed insurance broker to ensure you have the appropriate coverage for your situation.

Condominium, Condo, or Apartment?
Let’s Clear Up the Terminology

Many people use the term condo to describe any
apartment-style home, whether it's a registered
condominium or a rental building owned by a landlord.
However, the distinction matters.

A registered condominium can take many forms: High-rises,
walk-ups, townhomes, duplexes, and row houses can all be
condominiums if the individual units are owned. If the
property is registered as a Condominium Corporation, it is
governed by provincial condominium Llegislation, including
the Condominium Act and its regulations.

If the building is fully owned by a landlord and rented or
leased to tenants, it is not a condominium. Understanding
this difference is the first step to understanding your
insurance needs

Insurance Needs for Unit Owners

Most condo unit owners contribute to their community by
attending the annual general meeting and reviewing the
corporation’s insurance documents. However, many
mistakenly believe the Condominium Corporation’s
insurance policy covers their personal belongings or
personal liability. It does not.

Regardless of whether you live in your unit or rent it out,
you must ensure your personal insurance policy protects
your property and liability. If you haven’'t reviewed your
policy recently, consider reaching out to your broker.
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A Note About Bylaws and Building Coverage

Responsibility for insuring the building structure is
determined by the Condominium Corporation’s bylaws.
Always review them carefully. If anything is unclear,
consult an experienced condominium lawyer (check out
the CCl business directory for a list of lawyers who are
also CCl members).

1. Personal Property Coverage

A unit owner’s policy covers the contents you bring into
your unit or keep in on-site storage:

e Furniture

e Electronics

¢ (Clothing

e Other personal belongings

¢ |n some cases, provided appliances such as washers,

dryers, fridges, and stoves

Continued on next page.




2. Additional Living Expenses (ALE)

If a fire, water loss, or other insured event makes your
unit uninhabitable, ALE helps cover the additional
costs of temporary accommodation and related
expenses.

For investment properties, ALE can provide coverage
for lost rental income if a tenant must vacate during
repairs.

3. Betterments and Improvements

Many owners upgrade their units—new flooring,
countertops, cabinets, and more. Whether you must
insure these upgrades depends on the corporation’s
bylaws. If you’re uncertain, consult the Board or
obtain a legal opinion.

4. Deductible Assessment Coverage

Since January 1, 2020, Condominium Boards may
recover up to the lesser of the Corporation’s
deductible or $50,000 from a unit owner for damages
originating within their unit—even without proof of
negligence.

Condo deductibles can range from $1,000 to $50,000.
Your personal policy must have enough deductible
assessment coverage to match the Corporation’s
highest deductible (up to $50,000).

5. Unit Additional Protection
(Contingency Coverage)

This coverage applies if the Corporation:
e Has no insurance,
e Has inadequate insurance, or
e |ts insurance does not respond to a loss.

Your personal policy may help cover repairs to your
unit in these cases.

6. Common Elements Loss Assessment

If the Corporation issues a special assessment due to
an insured loss affecting common elements, your
policy may cover your share, provided the assessment
is valid under the governing documents.
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7. Personal Liability

Your policy covers you if you accidentally cause:

e Property damage
¢ Bodily injury

This can apply in your unit, in common spaces, or even
away from home.

If You Rent Out Your Unit

Ensure your tenant carries their own insurance policy.
This protects:

e You, by allowing recovery from their insurer if the
tenant causes damage
e Them, by covering their belongings and liability

Without insurance, a tenant who causes a loss could
face significant out-of-pocket costs and potential legal
action. Tenant insurance is inexpensive and essential.

Insurance Needs of Tenants

Tenants often take pride in their homes and work with
owners to maintain a safe environment. While the
landlord or condo unit owner insures the building,
tenants are responsible for insuring their own
belongings, liability, and additional living expenses.

1. Personal Property

Tenant insurance covers:
e Furniture
¢ Clothing
e Electronics
e Other belongings
e |tems stored in on-site lockers
e Belongings temporarily removed from the premises
(e.g., while travelling)

Most policies include Replacement Cost coverage.

Continued on next page.
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2. Additional Living Expenses

If an insured loss makes a rental unit unfit for
occupancy, ALE covers the additional costs of temporary
accommodation. Even if the tenant is not at fault, they
may need to relocate during repairs.

3. Personal Liability

Tenant insurance provides coverage for accidental:

e Damage to the landlord’s building or property
¢ Damage to neighbouring units
¢ Bodily injury to others

For example, a small kitchen fire can lead to smoke and
soot damage throughout multiple units, resulting in
costly claims.

4. Tenant’s Legal Liability

This coverage helps pay for accidental damage caused
directly to the rental unit the tenant occupies.

Final Thoughts

While the insurance needs of unit owners and tenants
differ, one thing is consistent:

Speaking with an experienced insurance broker is
essential to ensure proper protection.

Thanks for reading, and take care! fig

Hamish Farmer, BA, serves as Vice President and Client Executive
for the Real Estate Division at BFL Canada Hamish can be reached
at hfarmer@bflcanada.ca.
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RAISING THE BAR:

HOW GGI NORTH RLBERTA'S NEW SPEAKER
SELEGTION POLIGIES STRENGTHEN
CONFIDENGE AND ELEVATE EDUCATION

Written by: Katy Campbell, Executive Director, CCl North Alberta

Who gets to present to our members? How are decisions made about who we choose to platform
through our education events? If there are multiple potential speakers on a topic, what factors go
into making a decision on who is ultimately selected?

These are the kinds of questions our Education
Committee considered as we documented the process
and clarified the gquiding principles that inform our
committee’s decisions on speaker selection.

As a result, CCl North Alberta is proud to introduce a
comprehensive Speaker Selection Policy—an important
step in strengthening the quality, consistency, and
integrity of our educational programming.

As demand for clear, trustworthy information continues
to grow across our condominium community, this new
policy provides members with greater transparency,
enhanced member confidence, and assurance that
presenters appearing at a CCl education event meet a
high standard of professionalism and expertise.

CClI North Alberta has always relied on the generosity of
volunteers who lend their time and expertise as
Knowledge Contributors to help our members navigate
the complexities of condominium living.

With this new policy, our aim is to establish a consistent
framework that clarifies how speakers are chosen and
ensures that each educational offering aligns with CCI’s
mission to educate, support, and advocate for
condominium communities.

One of the primary aims of the new policy is the creation
of a fair, transparent, and criteria-based process for
evaluating potential speakers. Speakers will be selected
based on a combination of their professional expertise,
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industry reputation, commitment to CCI, and track record
of delivering valuable educational content.

This includes assessing their subject matter knowledge,
their experience presenting to audiences, and their level
of involvement within the CCI community. Past
contributions, participant feedback, and the quality of
submitted materials are considered, giving the Education
Committee a well-rounded view of each candidate’s
strengths and suitability.

By prioritizing fairness and clarity, the new policy helps
ensure that members can trust that presenters are chosen
thoughtfully, with objective criteria, and with the
community’s best interests in mind.

Encouraging Diversity and Preventing Burnout

Another key component of the policy is attempting to
address volunteer burnout and ensure we are hearing

from a variety of voices.
Continued on next page.
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We recognize the importance of offering a wide range
of perspectives and ensuring that different professions,
lived experiences, and membership categories are
represented across our programming.

With this in mind, the policy outlines a goal for a
maximum number of education sessions per year, per
speaker with the aim to prevent over-reliance on a
small number of contributors and the goal to open
speaking opportunities more broadly across our
membership.

We hope that this will not only support volunteer
well-being by preventing burnout, but will also
enhance our educational offerings with a diversity of
perspectives. By potentially reducing the number of
major speaking engagements an individual takes on
each year, the policy helps ensure presenters remain
energized and able to deliver their best work.

Maintaining Educational Integrity

Integrity remains at the heart of CCl North Alberta’s
education programming. The policy reinforces ethical
expectations for all speakers, including the
requirement to disclose conflicts of interest and refrain
from using CCl events for commercial promotion.
Presentations are to be focused on delivering accurate,
relevant information, not engaging in sales activities.
Additionally, speakers are expected to present content
that is inclusive, accessible, and reflective of the
diversity within our condominium communities.

Supporting and Recognizing Knowledge
Contributors

This policy also recognizes that volunteers are the
backbone of what we do here at CCl. Presenters who
give their time and expertise enable us to deliver high-
quality content and make a real difference in the
condo community. In return, they benefit from
professional visibility, recognition in CClI North Alberta
communications, and opportunities to connect with
peers and community members.
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Setting Volunteers Up for Success

The policy outlines simple but important commitments
for those who wish to continue contributing to CCl
North Alberta’s educational programming.

This includes signing a Knowledge Contributor
Agreement, submitting materials by deadlines,
participating in preparation activities such as planning
calls or technical run-throughs, and engaging
constructively with attendees before, during, and after
sessions. These expectations help ensure that all
presenters are well-prepared, aligned with CCl’s
values, and equipped to deliver high quality content
that meets the needs of our members.

Strengthening Confidence Across the
Community

By formalizing these policies, CClI North Alberta is
raising the bar for what members can expect from our
educational offerings, and offering a fairer and more
transparent decision-making process to our volunteer
presenters.

With these newly adopted policies and procedures now
moving into implementation, our goal is to foster
greater transparency, accountability, and consistency in
how we deliver education. We want this framework to
inspire confidence, promote inclusivity, and elevate the
quality of our programs.

Above all, we hope it ensures that every seminar,
course, and panel discussion reflects the
professionalism, integrity, and community focus at the
heart of CCl North Alberta’s work. [

Download our new Speaker
Selection Policy. Use the QR code
below to find it on our website

SPEAKER SELECTION POLICY



https://www.ccinorthalberta.com/education-submissions/

YOUR EXPERTISE. OUR PAGES. OUR STAGES.

Help Shape the Conversation: Contribute to INSITE to CONDOS and CCINA Education

CCI North Alberta accepts submissions and pitches for our educational programming and articles in INSITE TO
CONDOS magazine. We source expert voices from within the local condo industry, encouraging our Business
Partners and Professional Members to volunteer as CCl Knowledge Contributors and share their expertise.

DOWNLOAD OUR
SUBMISSION GUIDELINES

Follow this link to download: ss:

MAGAZINE ARTICLE SUBMISSION GUIDELINES -

GET IN TOUCH:

We Want to Hear From You
We encourage you to submit your ideas and proposals for
review by our committees by completing the abstract

forms provided with the Submission Guidelines.

Email Submissions to: education@ccinorthalberta.com

To discuss your ideas or share feedback, contact us any time.
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If you have an idea for an article or an education event on
topics related to Governance & Management, Finance,
Compliance & Risk Management, Property Maintenance &
Improvements, and Condo Community Matters, we want to
hear from you!

Our mission is to share valuable, practical knowledge, and
foster a best practices across Northern Alberta’s condo
community. Along with practical information, we also invite
other sector-relevant topics, including emerging trends,
issues, challenges, innovations, and successes from the
condo industry.

WHAT WE ARE LOOKING FOR:

MAGAZINE ARTICLES:

We are now accepting submissions for a variety of
article types, including:

o Feature Articles

e (Case Studies / Lessons-Learned

¢ Practical Guides & How-Tos

e Opinion & Thought Leadership Pieces

e Community Spotlights / Condo Success Stories

EDUCATION SESSIONS:

We are now accepting proposals for a variety of
educational programming, including:
e Webinars (60-minute presentations on relevant
topics)
e Participate in Expert Panels / Seminars
¢ Interactive Q&As / Case Study Discussions

e ACE Conference Sessions
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CONDO MANAGEMENT EDUGATION

The 2025-26 Education Calendar features the Full CM Series!

Our Condo Management Series provides foundational knowledge about condo management and is designed specifically
for condo managers, and board members. There are 3 levels in the series and they are cumulative. We advise you to start
at the beginning with Condo Management 100 and move up from there.

CM100: Find your footing with a foundation in the fundamentals of condo management and board duties.
CM200: Develop more skills and gain a deeper understanding of specialized topics and aspects of condo management.
CM300: Complete your condo management education with this final dive into details

Have questions about these or any of our other educational offerings? Email us at info@ccinorthalberta.com.

CONDOMINIUM MANAGEMENT 100

o s N PERSON: Members $195 / Non-Members $275
ONLINE: Members $165 / Non-Members $245

CM100 lays the groundwork for effective condominium
management, providing essential tools and knowledge for
managers, board members, and owners. Particularly
valuable for self-managed communities, this course covers
governance, operations, and maintenance, giving
participants the clarity and confidence to apply practical

kills within their own condominium environments.
CONDO MANAGEMENT 100 :

24 Date: Saturday, January 24, 2026
JANUARY 24,2026 | 9:00 AM - 4:00 PM Time: 9:00 am - 4:00 pm
NAIT PRODUCTIVITY & INNOVATION CENTRE Location: NAIT Productivity & Innovation

Centre & Online Via Zoom

Registration: https://bit.ly/4gNplnv

CONDOMINIUM MANAGEMENT 200

IN PERSON: Members $320 / Non-Members $533
ONLINE: Members $275 / Non-Members $458

CM200 builds on foundational knowledge with a
comprehensive, two-day program led by industry experts.
Designed for managers, board members, and owners, it
deepens understanding of key condominium issues, provides
practical tools for effective decision-making, and develops
the skills needed to confidently navigate the complexities of
condominium management.

Date: March 7 & 8, 2026 (Saturday & Sunday) ﬂﬂ“nﬂ M"“AEEME“T 200

Time: 9:00 am - 4:.00 pm
Location: NAIT Productivity & Innovation MARCH 7 &8, 2026 | 9:00 AM - 4:00 PM
NAIT PRODUCTIVITY & INNOVATION CENTRE

Centre & Online Via Zoom
Registration: https://bit.ly/4aSMysG
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CONDO MENTAL HEALTH

FRIDAY, FEBRUARY 20,2026 | 2:00 - 5:00 PM
CHATEAU LOUIS | HOTEL & CONFERENCE CENTRE

PET PEEVES:

Practical Strategies for Managing Pet Conflicts,
Compliance, and Compassion in Condo Communities

FEES: Members $20 / Non-Members $30

Pets can bring both joy and challenges to condominium
communities. Erin Berney of Field Law will guide boards
through managing pet-related issues, covering service vs.
support animals, enforceable bylaws, licensing,
behavioral concerns, and legal exemptions. Participants
will gain practical tools, including a decision-making flow
chart and communication tips, to handle pet matters
fairly and effectively.

Date: Wednesday, March 25, 2026
Time: 12:00 am - 1:30 pm
Location: Online Via Zoom
Registration: https://bit.ly/4aJOhlR

CONDO MENTAL HEALTH MATTERS

Communication, Compassion, and Community Wellbeing
FEES: Members $55 / Non-Members $90

Condo Mental Health Matters explores mental health in
condominium communities where governance,
communication, and human connection meet. In
partnership with the Canadian Mental Health Association,
this session offers expert guidance and insights to help
boards and managers address tough conversations,
reduce stigma, and strengthen communities..

Date: Friday, February 20, 2026
Time: 2:00 - 5:00 pm
Location: Chateau Louis |

Hotel & Conference Centre
Registration: https://bit.ly/44rWF3P

PET PEEVES

WEDNESDAY, MARCH 25, 2026 | 12:00 - 1:30 PM
ONLINE VIA ZOOM

UPGOMING EVENTS TO WATCH FOR

Visit our Online Education Calendar at the link below for up-to-date event listings.

www.ccinorthalberta.com/events-and-education/

CONDOMINIUM MANAGEMENT 300 [ CM300 ]
DATE: June 6 & 7, 2026 (Saturday & Sunday)

LOCATION: NAIT Productivity & Innovation Centre & Online Via Zoom

REGISTRATION OPENS: April 2026

INSITE TO CONDOS | WINTER 2025-2026
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Canadian Institut
Condominium canadien des
Institute condominiums
North Alberta Chapter

BUSINESSIDIREGIORY

WINTER 2025-2026

WINTER 2025-2026 Members Business Directory includes all CCl North Alberta Members in good standing as of December 22nd, 2025.

Continued on next page.
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MEMBERS BUSINESS DIREGTORY,

WINTER 2025-2026

Ajay Parmar aparmar@groupthree.ca

Continued on next page.
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Continued on next page.
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EVIBERD BUBINESS DIHEL

Don’t See Your Business Listed?
We Can Fix that.
Now is a great time o join or renew.

Our Half-Year Membership is officially open

If you didn’t join at the beginning of the year, it’s not too late to take
advantage of our great membership benefits!

Join now at our reduced half-year rate and enjoy benefits like a
membership directory listing for your business, 40% off advertising and
trade show booth rates and more. See our website for details.

0k}

Continued on next page.
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Rossetti Vollweiter service@modernairwater.com

Continued on next page.
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Continued on next page.
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MEMBERS BUSINESSIDIRECIORY,

WINTER 2025-2026

Disclaimer: The above listed businesses directory was generated as of December 22, 2025.

46

Enhance your profile in the

CONDO COMMUNITY

A CCI Business Membership offers many benefits,
including direct access to Condo Managers & Board
Members, and opportunities to share your expertise,
promote your business, and get involved.

Contact us: info@ccinorthalberta.com

Canadian
Condominium
Institute

CCl

North Alberta Chapter

Institut
canadien des
condominiums




WELGOME 10 OUR NEW MENMBERS!

[nankyoutorjomimng CHNortipAlnertananterd

Disclaimer: The members listed below joined CCI North Alberta prior to January 9, 2026

cm"m Village On The Creek
CORPORATIONS-

I“DIVIB“"I_S: Michael F. Belliveau

Rose Gilroy
Lynda Heyworth
David Whalen
Dale Decker
Esther Kennedy-Mattson
Cheryl Maureen
Penny Miller
Ray Groch
Lidsay Ray

Alan Kuysters
Tony Tran

B“SI“ESSES: Alberta Energy Efficiency Alliance

Amston Construction Ltd.

Edmonton Tree Health

Karen King & Associates Inc.

Modern Air & Water Ltd.

Spartan Enhanced Property Management
StreetSide Development Corporation

PROFESSIONALS: & oo gree

INSITE T0 CONDOS | WINTER 2025-2026

a1







