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By the time you read 
this column our new 
website will be up 
and running…check 
it out…we are very 
proud of it.  

Andrew Fulcher

Message from the President

As we move through the hottest part 
of the year, those of you with central 
air conditioning probably have a large 
smile on your face! As a Property 
Manager, for many years we have written 
to townhouse unit owners asking 
them not to install window mounted 
air conditioning units. Many older 
Condominium Bylaws strictly prohibit 
this. Recently, we have advised many of 
our Boards to examine the thorny air 
conditioning problem in more detail. I 
am not suggesting that Boards ignore 

Summer is finally upon us! I hope that by now your parking 
lot lines are all smartly painted, your flowers are all prettily 
blooming, and your shrubs and trees are all neatly trimmed. 
I’m sure that your irrigation systems are up and running, and 
the irrigation contractor is being made aware of any local 
watering restrictions... 

Condominium Bylaws regarding air 
conditioning installation. What I am 
suggesting is that Boards proactively 
set enforceable rules concerning the 
installation of air conditioning units, 
and allow them where permissible under 
Bylaws. Many newer air conditioning 
units are very quiet (under 70 decibels) 
affordable (under $3,500) and would 
not overly interfere with the enjoyment 
of other unit owners. Air conditioning 
units can be installed in both townhouse 
and apartment style condominiums. 

http://cci-southalberta.cci.ca/
http://cci-southalberta.cci.ca/
https://www.facebook.com/ccisouthalberta
https://twitter.com/CCI_South_AB
https://www.linkedin.com/in/cci-south-alberta-chapter-836255115
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http://www.bflrealestate.ca
mailto:albertarealestate@bflcanada.ca
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Canadian Condominium Institute  

South Alberta Chapter

ContaCt us 
PO Box 38107, Calgary, Alberta  T3K 4Y0
tel  403.253.9082;  fax  403.220.1215
administrator@ccisouthalberta.com
ccisouthalberta.com

(continuation) 

the voiCe of  
Condos in Canada
Formed in 1982, the Canadian Condominium 
Institute is a national, independent, non-
profit organization dealing exclusively with 
condominium issues and representing all 
participants in the condominium community

our mission
CCI’s members work together toward one 
common goal — creating a successful, viable 
condominium community. CCI’s mission is 
to educate, develop standards, offer referral 
resources and improve legislation.

Board of direCtors 2016 - 2017
president
Andrew Fulcher

vice president
Laurie Kiedrowski

secretary
Maria Bartolotti, ACCI, FCCI

treasurer
Stephen A. Tomchishin, CMA

directors
evelyn Thompson, ACCI, FCCI 
Michael Ball, P. eng.
Stephen Cassady
John McDougall
Terry Gibson
Ryan Coles 
Tony Reed

office administrator 
elaine Courte, CAe  

Andrew Fulcher
CCI South Alberta Chapter, President

©2017 CCI-South Alberta Chapter. Contents 
may not be reproduced by any means, in 
whole or in part, without the prior written 
permission of the publisher. CCI-South 
Alberta agrees to advertise on behalf of the 
advertiser without responsibility for claims 
or inaccurate information provided by the 
advertiser and acts only as an advertising 
medium. The opinions expressed in this 
newsletter’s editorial content may not 
necessarily reflect the opinions of CCI-SA. 

When the Board presents a solution to 
owners who are fed up with living in hot 
condominium units, the Board is being 
proactive rather than reactive and this is 
a good thing! 

As we transition into Fall, Boards 
wishing to add some perennials to their 
landscaping will find that many garden 
centers offer extremely good deals the 
later the season gets. Want to brighten 
up your Condo in Spring? The Fall is the 
perfect time to plant Spring flowering 
bulbs, and a planting bee can do much 
to generate good feelings. It will also give 
those that participate something to look 
forward to over the long, dark winter 
months that are coming. For now, old 

man Winter is a long way away and let 
him stay there! 

I would like to take this opportunity 
to remind you to renew your 
membership with CCI South Alberta. 
Renewal forms have been emailed to you, 
and we look forward to welcoming you 
all to our AGM, which will be held on 
September 28th at the Hotel Blackfoot. 
By the time you read this column our 
new website will be up and running…
check it out…we are very proud of it.  
This coming year we are pleased to bring 
you some new courses and some exciting 
luncheon speakers!

Wishing you all the best for a very 
long summer and a warm fall.

message from the president

We are ecstatic to share the results of your new WEBSITE!
CCI South Alberta has a fresh look!

Don’t forget to 
bookmark it and 

visit it often!

ccisouthalberta.com

http://www.ccisouthalberta.com
http://www.ccisouthalberta.com
mailto:administrator@ccisouthalberta.com
http://www.ccisouthalberta.com
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http://www.relianceconsulting.ca
mailto:morrisonhershfield.com
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condo exchange

 ■ Reprinted from Condo Living Magazine

How do you defuse a heated argument  
within your condominium community?

resident, try to stay calm and 
neutral (unless you fear for 
your life). Don’t get personally 
involved with the situation. 
I get it; it can be hard to do. 
Ultimately, refer resident to 
the condo manager and have 
resident send their complaint 
or disappointment in writing 
to the management company 
where it can properly be 
reviewed and addressed. 

A good management 
company like, New Concept 
Management Inc. can help 
defuse the situation by speaking 
and listening to the resident 
and reviewing the condo bylaws 
and regulations that govern the 
corporation, and any policies 
that may apply in that situation. 

It is my experience that homeowners 
typically act in this way, because they do 
not have the fundamental principals of 
living in a condo. Essentially, they do not 
know what the role of the board, owner 
or the management company is.

Keep the lines of communication 
open with the residents, and keep them 
up to date on what’s happening with 
their investment. Promote a sense of 
community within your condo and don’t 
lead with a heavy hand. 

Best way to do that is by sending a 
monthly or quarterly newsletter to all 
owners and residents via the management 
company. 

Include an educational section in your 
newsletter, which covers topics such as:

By Maria Bartolotti

Handling condo board concerns

condo exchange

Q:Dear Maria; I’ve been asked to 
serve in my condo board. I’ve 

heard it can be a difficult task. What’s 
the most difficult thing that I can 
encounter, and how would you handle 
such a situation? 

A:I think it goes without saying that 
being a volunteer condo board 

member can be a thankless job. And yes, 
it is a job! 

They may not get paid for the work 
that they do, but board members put in 
a great amount of time to ensure that the 
Condo Corporation is being managed 
efficiently. 

At some point as a volunteer board 
member you probably have come across a 
homeowner who is demanding, unhappy 
and aggressive and no matter what you 
say or do, it’s their way or the highway. So, 
when is enough, enough?

Recently I got a call from a board 
member (Shirley), who indicated that 
she was once again, approached by a 
homeowner (Jack) who was angry that 
the board did not approve his request to 
paint the exterior of the unit door black. 
Well, from the way Shirley described it 
to me; you would have thought that the 
world was about to end because the board 
denied his request. Before you knew it, 
Jack declared war on the board and made 
all kinds of unreasonable demands. 

I swear, residents tend to forget that 
board members are VOLUNTEERS, who 
devote their time and efforts towards 
managing YOUR condo.

When you are faced with a bully 

• Owners responsibility vs. the boards 
responsibility;

• What to expect from your condo 
manager and the management company

• What it means to be a good 
neighbour?

• Finances.
Communication is key and it helps 

to dispel the common myth “us vs. 
them” attitude. Be clear with your words 
so there is no confusion on what your 
message is. 

The above is just a fraction on how 
to handle a difficult owner or resident. 
Remember, your actions, as a board or 
management company will reflect on how 
the resident responds to you.  

Until next time… 
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http://www.newconceptmanagement.com
mailto:info@newconceptmanagement.com
mailto:ranchocalgary@ranchogroup.com
http://www.ranchocalgary@ranchogroup.com
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Year at a Glance
19TH AnnuAL CCi sOuTH ALBerTA gOLf TOurnAmenT 
 Blue devil Golf Course (more details on page 26)  
 Registration: 12:00 - 12:30 pm.
 Tee Times: 12:30 - 1:30 pm. For more information visit: 
 conventionall.swoogo.com/CCI-SAC2017Golf Tournament

LunCHeOn
 october 26, 2017. Cory Bilyk, Trotter & Morton
 November 23, 2017. Save the date!

AnnuAL generAL meeTing
 Hotel Blackfoot (5940 Blackfoot Trail SE, Calgary)
 September 28, 2017. Registration opens: 11:00 am  
 AGM: 12:00 pm - 1:00 pm 

4TH AnnuAL ALBerTA COndOminium  
And reAL esTATe COnferenCe
 october 20 & 21, 2017 at WinSport (for more info see page: 21)

COndOminium mAnAgemenT COurses
 Schedule will be released soon…please check our website  

for details as they become available.

 The Education Committee would like to thank you for your 
participation at the Condominium Management Courses, luncheon 
and other events throughout the year. We encourage your 
feedback and suggestions for upcoming events and speakers/
topics you would like to hear more from.

For more information on  
CHApTer evenTs please  
visit ccisouthalberta.com
or follow us 
Registration notices are emailed  
to members three to four weeks  
in advance. 

CCI is always LOOking fOr 
vOLunTeers to speak at our 
luncheons. If you are interested, 
contact Elaine at 403.253.9082 or 
administrator@ccisouthalberta.com 

For all available 
evenT regisTrATiOns visit
ccisouthalberta.com

reminders

Luncheons and Courses: for more 
information and/or to be added to 
our email list go to ccisouthalberta.
com/events-education/upcoming-
events

CCI South Alberta is seeking members who have shown 
a dedication and commitment to the success of CCI 

South Alberta and have the desire to take a leadership 
role at the Board level.  

To find out more about the roles and duties and/or to nominate 
someone, please contact administrator@ccisouthalberta.com

Nominations are 
being accepted for five  

Director Positions

http://www.ccisouthalberta.com
http://www.ccisouthalberta.com/events-education/upcoming-events
mailto:administrator@ccisouthalberta.com
mailto:administrator@ccisouthalberta.com


8  C C I  R E v I E W  |  s p r i n g / s u m m e r  2 0 1 7

Within the Condominium Community, there 
are many components that are interconnected; 
most of which are unknown to the average 

Condominium Owner:
● Legislation, Acts, Regulations, and Corporation 

Bylaws
● Lawyers, Insurance Agents and Adjustors
● Auditors, Reserve Fund Studies and Budgets
● Professional Management Companies, Manager, 

Accounting, and Maintenance Services
● Engineering Consultants
● Contractors, Trades, Handyman
● Elected Board of Directors and Occupants with 

special interests, capabilities, or concerns

One needs to find balance amongst the above list to 
create a Community that is safe, healthy, and whose real 

By Wanda Hogg, Residential Service Coordinator at Entuitive Corporation

estate investment retains, or increases 
its value over time.

Having worked in the Condo-
minium sector for over 10 years I am 
convinced sound Engineering Consult-
ing is key to the success of the Manager, 
the Board, and the Communities they 
represent.

“Collaboration with an Engineering 
Corporation is too time consuming and 
too expensive.”

Yes, I heard you, but let me dispel 
the myth and share an example with 
you:

Chasing symptoms:
A window and door replacement 
project has just completed; but the 
Corporation is still hearing that 
Owners are experiencing frosted 
windows, cold drafts, internal moisture 
and mold issues.

That must mean the Board should 
action the next line item in the Reserve 
Study-cladding replacement. Budget 
quotes indicated this would be a $2 
million-dollar face lift; something the 
Corporation would not be able to fund 
so soon after doors and windows.

So, next the Band-Aid fixes come out 
(caulking, vapor barriers, insulation, 
drywall repairs, paint, and re-cladding 
localized areas) to deal with the 
symptoms reported by the Owners. ➔

condo insider

Time and Money = ?
How a condominium is managed can make a good community great!
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mailto:hbonnycastle@mcleod-law.com
mailto:lkiedrowski@mcleod-law.com
mailto:dcumming@mcleod-law.com
mailto:jpolley@mcleod-law.com
mailto:swhyte@mcleod-law.com
http://www.mcleod-law.com
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enter a manager with a new perspective
After repairs fail to deal with the symptoms, a Manager 
proposes to bring in an Engineering firm to review past 

work, building symptoms, 
ownership concerns, and 
physical inspections.  Yes, 
this would cost money, 
something the Board is 
reluctant to do, but what 
choice do they have?                          

Lawyers are now writing 
the Corporation on behalf of 
some Owners who have been 
dealing with these building 
symptoms for close to 3 years 
now; the threat of lawsuits is 
real.

Once the Engineering firm 
is engaged, an evaluation of 
the causes and options for 
repair then result in a step 
by step plan that is put in 
place . The plan is based on 
real building science and is 
evidence based, applying to 
all the building systems — 
not just the symptoms. This 

could be started right away — providing an instant calm 
and measure of relief to all involved.

The results:
The Board did do good work by replacing the doors and 
windows — too good in fact, as the building now could 
not “breath” properly. The cladding, although outdated in 
components and color, was also performing as it should.

What was discovered was a lack 
of ventilation and fresh air-changes 
in the units. Adding low Sone 
humidistatically controlled exhaust 
fans ducted to the exterior allowed 
the removal of warm, moist air from 
within the units and stopped the major 
condensation problem that at first 
looked like leaks!

The Board then engaged the same 
Engineering firm to administer the 
contract and oversee the project. This 
was a huge relief to the Board members 
who were part of the doors and window 
project!

The budget established to achieve 
this work was now just under $300,000 
dollars; a far cry from the anticipated 
$2 million!

“Collaboration with Engineering 
firms is of value both in time and 
money”

Time + money = evidence based 
action plans, with clear and precise 
project specifications for fair valued 
products, and properly executed 
contracts.

Commentary in this article is intended 
as general guidance and is not intended 
as specific advice.  If you have a 
specific issue please contact a qualified 
professional for assistance.

Wanda Hogg, has been in the Condominium field for over 10 years, and has been involved in the completion of many 
complex projects such as: major insurance claims, building envelope re-cladding, drainage plans, and balcony structural 
rebuilds. during her free time, this wife and mother loves to travel to dog events where she has had success in both the 
confirmation show ring, and pointing dog field events.

condo insider

“Collaboration with Engineering firms 
is of value both in time and money”
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http://www.artecgroup.net
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condo insider

Condominium owners and directors are typically 
more aware of the maintenance costs and 
requirements of their buildings than their 

freehold-living counterparts. This is by virtue of legisla-
tion requiring that common element maintenance and 
replacement plans be considered through regular reserve 
fund studies.  However, like the freehold owner who elects 
to put off their roof replacement until next year, condo-
minium corporations have also frequently elected to defer 
maintenance obligations, typically due to financial 
constraints, in the hopes that they won’t be subject to one 
of the pitfalls of deferred maintenance programs.

Deferring maintenance can have measurable short 
term gains. Delaying repairs or replacement to building 
components or systems can be done to provide cash flow 
relief, meet budgetary expectations, or delay the non-
financial impact of the project.

However, deferring maintenance also comes with risks 
and potential costs. Below I discuss four potential Pitfalls 
of deferring required maintenance. 

piTfALL 1: Lack of consideration of the risks  
associated with emergency failure
Properly forecasted and planned replacement and repair 
projects consider construction variables such as urgency 
and material delivery time. There are numerous systems 
throughout condominium complexes that require 
continuous operation and greatly affect the community 
in the event of unexpected failure. While considering 
deferring a repair or replacement project, a corporation 
must address the risk, adverse impact, and the additional 
costs that an emergency failure of the system could 
impose during the deferral period.  

Envision a main breaker switch replacement that is 

deferred due to immediate budgetary 
issues. Properly planned, any scheduled 
shutdown of the power during the 
project is addressed by notification 
to the owners or by arrangements 
of temporary power. In the event of 
emergency failure, the risks associated 
with the potential lack of availability  
and costs of emergency power, coupled 
with the additional strain of dealing 
with a community that just lost power 
may be worth re-evaluating budgetary 
priorities on aging equipment where the 
negative impact of unexpected failure  
is so great.

piTfALL 2: uncontrolled or 
concealed continual degradation
Individual building elements are part 
of an overall system that rely on the 
integrity and proper functionality of 
all components. A failed caulking joint 
around a window can lead to water 
infiltration that damages drywall and 
saturates insulation, resulting in heat 
loss at the wall assembly. Deferring 
maintenance of elements where the 
failure is damaging other, sometimes 
concealed, secondary elements without 
proper consideration of the costs and 
impacts of repairing these secondary 
elements will often result in significantly 
increased future maintenance and  
repair costs.

Pitfalls of deferring maintenance 
and repairs in condominiums
By Justin Tudor, President, Keller Engineering 
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condo insider

➔

Consider a multi-level parking 
garage, where intermediate slab 
and landscape covered podium slab 
membranes have been knowingly 
leaking for years. Membrane repairs 
have been deferred because the 
comprehensive proper repair involves 
significant work to localized areas of 
membrane failure. In the interim, tarps 
and eavestroughing have been attached 
to the ceiling of the garage to manage 
the penetrating water and ensure it is 
not dripping onto cars below. Large 
cracks in the slabs have received a 
polyurethane crack injections. These 
interim measures can be installed 
for years in order to defer (and turn a 
blind eye to) a parking garage renewal 
project, however, as the concrete 
continues to be penetrated with water 
containing chlorides and chemicals, 
it will degrade at an accelerated rate. 
Concrete repairs cost make up a 
significant portion of any parking 
garage project and the time associated 
with executing and curing the concrete 
repairs are the largest factor when 
determining how long the garage will 
be partially or fully closed to traffic.

Countless localized and minor 
repairs projects have spiralled into 
large, multi-year, costly, and disruptive 
projects under the guise of deferred 
maintenance.

piTfALL 3: ignorance to volatility  
of material costs
Reserve fund plans and condominium budgets expect costs 
to increase over time in line with inflation. When evaluating 
future costs of deferred maintenance, condominiums often 
look to the local construction price indices which indicate 
year over year general inflation. However, materials or 
equipment that are related to a specific commodity, such as 
aluminum in high-rise windows or petroleum in asphalt, 
may see price increases over a relatively short period of  
time that fall outside the range of the general forecasted 
inflation rates.

Window frame replacement projects that were 
deferred from 2013 to 2015 would have expected a general 
construction price increase of 2.3 per cent (Statistics 
Canada), however, aluminum prices varied significantly 
in this period, increasing by 17 per cent at their peak. 
Although aluminium does not make up the entirety of these 
projects, over a two-year period, the changes in material 
costs affected overall construction costs, resulting in an 
estimated increase in project cost of six per cent. These 
unexpected changes could negate the original benefits of 
deferral altogether.

piTfALL 4: Life-extending repairs associated with 
deferral does not return an appropriate benefit
Occasionally, useful service lives of aging elements can be 
extended with minor to moderate repairs, thus reasonably 
deferring their subsequent major overhaul or replacement. 
The cost and scale of these life-extending repairs must 
be evaluated in relation to the benefit or savings of their 
deferral. The cost of the life-extending repairs may not be 
reasonable when considering the amount of time that the 
repairs defer the subsequent project.

s p r i n g / s u m m e r  2 0 1 7  |  C C I  R E v I E W  1 3
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condo insider

Older aluminium window systems, depending on 
their exposure and use, have a typical service life of 
35-50 years. As they age, the insulated glazing unit 
seals fail, their external sealants deteriorate, their 
hardware and mechanisms fail, their locks seize, 
and their weather stripping is no longer functional. 
These failures can result in decreased overall 
performance exhibited by heat loss, air exfiltration, 
and water penetration. All these elements can be 
replaced without replacing the frames; glass can be 
replaced with new, hardware can be swapped out, 
mechanism can be lubricated. The cost of these 
refurbishments will always be significantly lower than 
a complete window frame replacement, however, if 
the value of the refurbishment is 35% of the value 
of the future replacement, and is only expected to 
extend the service life of the windows by 25 per cent, 
consideration should be given to dealing with the 
window elements as a whole, without delay. 

managing risk
Deferring repairs and assessing priorities is a 
part of building management and operation. The 
money isn’t always available every year, and if it is, 
it may not be in the best interest of the community 
to carry out a specific project at a given time. 
Alberta condominiums are fortunate that with a 
comprehensively monitored and followed reserve 
fund plan, a reasonable contingency, and a detailed 
eye towards an appropriately managed maintenance 
contract, the need for deferral is often mitigated. 

All project deferrals contain risk, which are 
evaluated by the probability of failure in relation 
to the impact of failure. In the examples above, 
we’ve suggested cases where the risks were either 
improperly managed or ignored altogether. A 
comprehensive review and preventative maintenance 
inspection should be performed when considering 
any deferral to ensure that you do not get trapped in 
one of the pitfalls. 

Sources: Statistics Canada, CANSIM, Price indexes of 
apartment and non-residential building construction, 
by type of building and major sub-trade group, 2016-
11-08

maito:michael_boisclair@ajg.com
http://www.ajgcanada.com
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Agora Condominiums
Aviara
Carefree Resort on Gleniffer Lake
Chaparral Estates
Chaparral Pointe Adult Condominiums
Christie Point
Churchill Manor
Cimarron Pointe Condominiums
Citadel Heights
Clarion House
Coach Bluff Villas
Coachway Green
Colonial House
Condominium Plan 0113543
Condominium Plan 0312860
Condominium Plan 0410103
Condominium Plan 0513473
Condominium Plan 0614675
Condominium Plan 0713943
Condominium Plan 0711357
Condominium Plan 1311832
Condominium Plan 1312609
Condominium Plan 1411414
Condominium Plan 8810578
Condominium Plan 9010136
Condominium Plan 9012335
Condominium Plan 9210296
Condominium Plan 9310779

Condominium Plan 9311987
Condominium Plan 9412387
Condominium Plan 9512876
Condominium Plan 9710247
Condominium Plan 9710731
Cottage Club - Ghost Lake
Coulee Estates
Country Lane CP#9813673
Country Lane RV Park
Courtyards
Creekside Village
Dorchester Square
Eau Claire Estates
Edgepark Villas
Evergreen Village
Eversyde on the Park
Fairmont Villas
Fairway Greens 
Fairway Village
Fletcher Village
Gladstone Village
Glenbrook Meadows
Grandview Village
Hardwood Estates
Harvest Court
Henderson Estates
Heritage Heights 
Heritage Manor

Heritage Terrace
Hillhurst Tower
Holly Park
Holly Springs
Hong Kong Plaza
Horizon Village
Killarney Grande
Lowery Gardens
Madison on Main
Mount Pleasant Court
Norwood Grande
Oakhampton Court
Orchard Place
Park Place
Parkplace Seniors Living
Parkside Place
Pencross Condominium
Pine Pointe Place
Poplar Green
Prairie Sound Townhomes
Prince of Peace Village
Prince’s Crossing
Red Haus Condominium
Redberry Ridge Condominium
Rio Vista
River Ridge - Lethbridge
River Ridge Estates
River Ridge Gardens
River Run 1
Riverbend Terrace “B”
Riverview Court
Rocky Ridge Villas
Rutland Mews
Sandpoint Park
Sheep Creek View Condominium
Sierra Grand Condominium
Sierra Morena Villas
Sierras of Country Hills
Sierras of Evergreen
Sierras of Tuscany
Sol of Sunnyside
Stella Nova
Stonecroft at Highland Park
Storybook Village
Strathglen Estates
Sundance Estates
Sunflower Garden Court
Sunridge Business Park
Sunridge North Business Park
Suntree Place
The Curve

cci south alberta chapter members

Condominium Corporation membership AS oF JULY 26, 2017

individual member
Mehreen Kapadia
Nadeem Keshvjee
Arlene Kirkpatrick
Micheline Lavellee
Roy Lindseth
Heather Malcolm
Paul McKenna
Michelle Moses
Fits Pannekoek
Christine Ravnsboug
Glen Schmidt
Jeffrey Selby

Business partner member
Peak Installations Inc.

Welcome to new members
professional member
Rolanda Morris 
Robert Lunge
Samia Preston
dana Sharp
Shawna Ward

Condominium Corporation member
Bella Casa Condos 
Condominium Plan 1010721 
Condominium Plan 1312207 
Condominium Plan 1313190
Condominium Plan 9811079
Condominium Plan 9813047 
Condominium Plan 9512009 
Condominium Plan 9510648
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cci south alberta chapter members

individual MeMbership as of july 26, 2017

➔

Joseph Awodutire
Tracy Barbas
Warren Barker
Neil Belcher
Glen Bly
John Burton
Stephen Cassady
Janice Charnstrom
Chris Clavette
Lloyd Conn
Andreas Cordsen
John Cox
Linda Faulkner
Pat Flinn
Terry Gibson
Mark Hambridge
Brent Harrison
Mehreen Kapadia
James Kelly
Glenn Kenny
Marvie Kenny
Nadeem Keshavjee
Micheline Lavallee

Roy Lindseth
Robert MacLeod
Heather Malcolm
Kathleen McCabe
Debbi McDonald
Paul McKenna
Alexis Milnes
Tom Morgan
Donna Okrusko
ClaudiaPerdomo
Gayle Phillips
Jennifer Plumb
Kristine Ravnsborg
Barry Rosenfelt
Phillip Rosenzweig
Glen Schmidt
Jeffrey H. Selby
Drew Spencer
Andrew Strack
Jan Thompson
Judy Walker
Colleen  Weir
Lorraine Williamson

The Estates at Terrace View
The Homesteads
The Mansions at Prominence Point
The Mesa at Crystal Shores
The Rennassance at North Hill
The Sierras of Richmond Hill
The Townhomes of Peacekeepers Way
The Tudors at the Landings
The Victoria
The View at Sunrise
The Windtower Lodge & Suites
Varsity Estates Villas
Varsity Towers
Varsity Villas
Victoria Cross Terraces
Waterfront Tower B
Westchester Pointe Garden
Westpointe
Whitehorn Village Retirement Resi-
dence
Willow Tree Village
Woodacre Gardens Condominium

http://www.ccisouthalberta.com
http://www.clearvucanada.com
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cci south alberta chapter members

professional membership  AS oF JULY 26, 2017

 ■ ACCOunTing/finAnCe
TD Commercial Banking
Jason Lee
403-299-8579

William J. Rhind & Associates Ltd.
Stephen A. Tomchishin
403-287-9140

 ■ COndOminium mAnAgemenT
Acclaim Condominium Managers
Marc Bateman
403-201-7571

Accredited Condominium  
Management Services
Crystal Deley
403-253-7525

Asset West Property  
Management Ltd.
Darren Potter
403.290.1912

Braemore Management
Phillip Rosenzweig
403-329-3777

Century 21 Power Realty
Elizabeth Walsh
403-948-2121

Comres Property Management Ltd.
Grant Pocza
403-328-0344

Diversified Management Southern
Gordon Sieb
403-230-7376

Emerald Management & Realty Ltd.
Lauretta Enders
403-237-8600

Hearthstone Property Management
Thomas Bradford
403-314-0099

Hope Street Real Estate Group
Steve Bleile
403- 520-5220

Insight Condo Services Inc.
Sandra Johnston
403-288-1630

Larlyn Property Management Ltd.
Michael Holmes
403-693-0022

Lenyx Corp.
Carlos Giovanazzi
 587-475-8800

Magnum York Property Management
Peter Best
403-294-0411

Maverick Management Inc.
Dana Gysen
403-287-7770

MCM Property Management Ltd.
Ming Chow
403-262-7955

Monday Management Inc.
Pamela Wilson
403-230-9405

New Concept Management
Maria Bartolotti
403-398-9528

Parterre Property Services Inc.
Dwayne Ropchan
403-241-2162

PEKA Professional  
Property Management Ltd.
Doug Snider
403-454-3050

Prairie Management & Realty Inc.
Andrew Fulcher
403-995-2810

Rancho Realty (1975) Ltd.
Evelyn Thompson
403-253-7642

ROKA Properties Inc.
Kathy Corless
403-609-0957

Simco Management (Calgary) Inc.
Garey Kirkland
403234-0166

Tonquin Park Management Inc.
Gordon J. Sheward
403-680-2830

Have you renewed YOUR CCI 
South Alberta Membership?
Membership renewals are now ongoing for 2017-2018!
The benefits of joining the Canadian Condominium Institute South 
Alberta Chapter include:» Educational courses, seminars and monthly luncheons  

at a preferred rate;» outstanding networking opportunities;» Listing in our valuable directory of professional  
services and trades;» voting privileges at the annual general meeting;» Recognized certificate of membership;» National and chapter newsletters and notices;» Access to our member’s-only web content,  
both local and national;» Advertising opportunities via our newsletter.

Email administrator@ccisouthalberta.com to renew your 
membership today!

mailto:administrator@ccisouthalberta.com
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cci south alberta chapter members

Ultimate Property Management Inc.
Judy Walker
403-287-3056

 ■ COnsuLTing
Aurora Holdings Inc o/a Guardian 
Advisory Group
Charles Starke
403-374--2546

Calgary Condominium  
Consulting Ltd.
Edwin Gnenz
403-660-0550

Cambrian Condominium  
Consulting Ltd.
Katherine Jones

Crawford & Company Canada
Katherine Rumford

Condo Docuent  
Inspection Centre Inc.
Nina Bhasin
403-228-6770

Condospec Inc.
Gerald Quigley
403-245-3666

Eco Lighting Solutions
Tracy Grills

Taycon Consulting Inc.
Terry Brown
403-519-2693

Exp Services Inc.
Sathya Ramachandran
403-509-3030

 ■ engineering & TeCHnOLOgy
Entuitive Corporation
Brian Shedden

Kellam Berg Engineering  
& Surveys Ltd.
Ron Kellam

Morrison Hershfield Ltd.
Michael Ball

Optimize Envelope Engineering Ltd.
Dana Bjornson

professional membership  AS oF JULY 26, 2017

➔

Read Jones Christofferson Ltd.
Ryan Coles

Reserve Fund Planners
Brian Barlund

Stantec Consulting Ltd.
Jennifer Razzo

 ■ insurAnCe
Arthur J. Gallagher Canada Ltd.
Michael Boisclair
403-299-2465

BFL CANADA Insurance Services Inc.
Tony Reed
403-398-2421

Crawford and Company Canada
Katherine Rumford
403-209-5425

Toole Peet Insurance
Devon Jacobs
403-209-5425

 ■ LAW
Bridgeland Law
Richard I. John
403-205-3949

Bennett Jones LLP
Michael Ramsay
403-298-3453

D’Arcy & Deacon LLP
Evan Freitag
403-716-2093

Field Law
Gordon Van Vliet
403-267-9436

Hendrix Law
Michael Bagan
403-269-9400

Denise M. Hendrix
403-269-9400

Masuch Alberta LLP
Jeffery Wreschner
403-543-1100

McLeod Law LLP
Heather Bonnycastle
403-873-3703

Laurie Kiedrowski, LL.B.
403-225-6413

James Polley
403-873-3709

Stephanie Whyte
403-278-9411

David Cumming
403-225-6402

Miller Thompson LLP
Roberto Noce
403-298-2439

Miller Thompson LLP
Jeffrey H. Selby
403-233-7117

Scott Venturo LLP
John McDougall
403-231-8206

Kate Kozowyk
403-231-8244

Three By Three Inc
Sheryl-Lynn Francis
587-703-3311

 ■ reAL esTATe &  
COndOminium sALes

Berg Real Estate/ 
Re/Max Realty Professionals
Richard Bergeron
403-214-7718

CB Richard Ellis Alberta Limited
Karen Hermeston
403-750-0809

CIR Realty
Eddie Li
403-667-3388

Homtime
Stuart Maddaford
403-308-0805
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cci south alberta chapter members

business partner membership  AS oF JULY 25, 2017

 ■ ACCOunTing/finAnCe
Condominium Financial Inc.
Jim Critchley
403-669-9516

Manulife Securities
Kevin Rendek
403-230-3907

Matco Financial Inc.
Jason Vincent
403-539-5742

Morrison Financial 
Services Limited
Graham Banks
416-391-3535

Shahid Naqi Professional  
Corporation
Shahid Naqi
403-250-7664

VersaBank
Karl Neufield
604-984-7564

William J. Rhind  
& Associates Ltd.
Will Pozzo
403-283-1378

 ■ COndOminium mAnAgemenT
Astoria Asset Management Ltd.
Lorelei Talbot
403-948-0337

Asset West Property  
Management
Darren Potter

Condeau Management  
Services Ltd.
Andy Tarr
403-531-1588

Diversified Management  
Southern
Joanne Sieb
403-230-7376

Emerald Management 
& Realty Ltd.
Lauretta Enders
403-237-8600

Gateway Property Management
Tashia MacDonald
403-537-7216

Keystone Grey Property Management
Eldon Morrison
403-668-4866

Larlyn Property Management Ltd.
Michael Holmes
403-693-0022

Lenyx Corp.
Carlos Giovanazzi
587-475-8800

Magnum York Property  
Management
Peter Best
403-294-0411

MCM Property Management Ltd.
Ming Chow
403-262-7955

New Concept Management
Maria Bartolotti
403-398-9528

PEKA Professional  
Property Management Ltd.
Chuck Patel
403-678-6162

Rancho Realty (1975) Ltd.
Evelyn Thompson
403-640-9378

Red Key Realty &  
Property Management Ltd.
Charlene Schindel
403-340-0065

Signature Alliance Management
Karen Kovacs
403-254-0344

Sunreal Property  
Management Ltd.
Mike Stevens
403-343-0200

Summit Property Group
Harold Shand
403-536-2028

Ultimate Property  
Management Inc.
Judy Walker
403-287-3056
 

 ■ COnsuLTing
247Condo
Stephen Cassady
403-770-2939

Abris Construction
Lindsay Boon
403-629-3474

Alberta Beverage  
Container Recycling Corp.
Laya Mihalicz
403-264-0170

Association of Condominium  
Managerss of Alberta

Alberta Real Estate Association
Debra Bunston
403-209-3608

All Weather Windows 
Fay Poholko
403-720-8055

Artec Construction Ltd.
Marvin Bayko
403-242-1861

BFL CANADA Insurance  
Services Inc.
Tony Reed
403-398-2421

Building Envelope Services Ltd.
Mark Comeau
403-463-4366

Calgary Lighting Products
Jarrod Murray
403-437-8792

Chubb Edwards
David Blake

Clear Vu Canada Inc.
Alan Ring
403-246-8805
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business partner membership  AS oF JULY 25, 2017

Connecting Condos Ltd.
Dave Macfarlane
403-263-0213

Entuitive Corporation
Adrian Breitweiser
587-316-8983

Epic Group Ltd.
Mike Newton
403-383-8559

Fire Ant Contracting Ltd.
Edward Bushnell
403-312-5995

Flat Roofing Ltd.
Tom Upton
403-995-2199

Flooring Superstores 
Cam Lang
403-290-0006

Gateway Mechanical
Chris Hannah
403-265-0010

Greg Martineau Projects Inc.
Lee Martineau
403-669-8669

Guns N’ Hoses Roofing,  
Exteriors & Insulation
Tricia Arsenault
403-796-7663

Ivrnet Inc.
Louise Challes
403-705-4447

Keller Engineering
Andree Ball
613-224-1594

Lydale Construction
Ryan Presakarchuk
403-571-1200

Max 7 Cleaning &  
Property Services Ltd.
Sharon Fuchs
403-805-7778

Normac Appraisals Ltd.
Cameron Carter
604-221-8258

Peak Installations
Jim Gibb

Pro Property Services
403-890-5296

Reliance Asset Consulting Inc.
Harold Weidman
403-241-2535

Rush Roofing & Contracting Corp.
Dan Janzen
403-995-2199 ➔

http://www.acrconference.org
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Springer Landscape Services
Trevor Jarvis
403-827-4447

Supreme Windows
Gordon Sokolon
403-279-2797

SIS Supply Install Services  
(1994) Ltd.
Jody Roberts
403-640-1334

Stampede Elevator
Paul Gauthier
403-519-1950

Stephenson Engineering Ltd.
Johnson Leong
403-648-0033

Suncorp Valuations
Sami Dib
780-421-7300

Trotter and Morton
Walter Galler

True North Janitorial  
Services Ltd
Alex Moncada
403-973-7724

Urban Roofing
Jim Burge
403-816-5607

Yates Wholesale
Dave Yates
403-291-2772

Paul Davis
403-293-2200

cci south alberta chapter members

business partner membership  AS oF JULY 25, 2017

 ■ deveLOper
Homes by Avi Inc.
Charlene Francis
403-536-7000

 ■ disAsTer resTOrATiOn
Building Works Ltd.
Susan Peddie
403-235-5400

Service Master of Calgary
Joan Montgomery
403-287-7700

Superior Flood & Fire Restoration
Mayank Anand
778-883-5512

Prostar Cleaning & Restoration
Sheena Devries-Brown
403-695-1082

mailto:dms@divsouth.com
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condo exchange

 ■ Reprinted from Condo Living Magazine

Turning to sustainable designs to cut utility costs in condos

their costs when upgrading to energy 
efficient products. The great thing 
about the energy efficient program is 
that both you and your condominium 
corporation Save Money — let me say it 
again, Save Money! 

When you apply for the program,  
an Energy Efficiency Alberta installer 
will visit your home and conduct a 
walkthrough to identify potential 
opportunities for energy-efficient 
upgrades at no charge. Installers will 
assess and remove old incandescent 

By Maria Bartolotti

Energy efficiency in condos

condo exchange

Q:Dear Maria; Will the new 
Energy Efficiency Alberta 

program help condo owners? 

A:Regulatory changes are never 
easy, but setting out minimum 

energy-efficiency standards for building 
construction codes was long overdue in 
Alberta. I for one agree. The provincial 
government reports that emissions 
from Alberta’s houses and buildings 
produced 19 megatons, or roughly 
seven per cent, of the province’s 
greenhouse gas emissions in 2014. 
Decreasing building emissions will play 
a vital part in reducing Alberta’s overall 
carbon footprint.

There may be a steep learning curve 
for some adjusting to the new rules, but 
industry insiders argue the new energy 
codes reward intelligent design and 
construction and will ultimately result 
in greener, better-designed buildings 
that will be more affordable to operate. 
(As quoted above by Candice G. Ball).

As a condominium manager, with 
New Concept Management Inc., I 
know first hand the importance for 
a condominium corporation to save 
money. Roughly 40-50 per cent of 
condominiums operating expenditures 
go towards the cost of utilities (gas, 
electricity and water bills). Budgeting 
for these expenses can prove to be a 
challenge even when bundling your 
services. 

It is my opinion, the new Energy 
Efficiency Alberta program, will 
help many condo owners stabilize 

products and replace them with more 
energy-efficient LED products, making 
it a win-win for all. 

If you would like to learn more 
about the program or would like to 
register, visit www.efficiencyalberta.ca/
residential-no-charge

Being energy efficient is a great 
way to protect your investment and 
minimize costs. Do you part and 
register for the program.
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http://www.normac.ca
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condo news

Starting November 1, 2017, apartments, condos and 
townhouses must separate food and yard waste from 
the garbage, for composting or another means of 

diversion. Building owners and managers are responsible 
for setting up a food and yard waste program in their 
complex and must do the following:

• Collect and store food and yard waste separate from 
garbage or recyclables.
• Arrange for the material to be collected for 
composting or another means of diversion.
• Post clear signage on collection containers showing 
what goes in each bin.
• Provide information to new residents and annual 
reminders to existing residents, including:

■ What food and yard waste materials can be 
collected, and

■ How to prepare and sort food and yard waste 
materials.

Multi-family Waste and 
Recyling Program
Coming November 1: Food & yard waste requirements  
for multi-family complexes

Not sure where to start? Check out 
our Food and Yard Waste Diversion 
Guide (goo.gl/vij8as) for Building 
Owners and Managers. The guide 
includes an overview of what’s required 
in the bylaw, tips for hiring a collection 
company and instructions to get your 

food and yard waste program up 
and running.

Ready to start looking 
for a collection 
company? Green 
Calgary maintains 
a directory of food 
and yard waste 
collection companies at 
greencalgary.org

Are your residents 
aware of your waste 

Building owners and 
managers have the 
flexibility and choice 
to seek out a food 
and yard waste service 
provider that best suits 
their complex’s needs 
and decide how to 
manage the service.

➔

http://www.goo.gl/vij8as
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diversion program? Check out our free educational tools 
and resources (goo.gl/nHQvri), including:

• Free signage for your recycling or food and yard 
waste bins.

• Letter templates to inform your 
residents about the food and yard waste 

or recycling program in your building.
Interested in a presentation? We’re 

here to help. Our team can attend 
one of your board meetings to talk 
about the upcoming food and yard 
waste bylaw requirements and 
answer questions. We also offer 
door-to-door or lobby visits to help 
your residents understand recycling 
and/or food and yard waste in your 
complex. Fill out an online request 
(goo.gl/vYYCPm) to discuss how we 
can help you.

condo news

Tips to reduce food waste
While some food waste isn’t suitable for 
eating — like banana peels and bones 
— a lot of our food waste is perfectly 
edible. Check out tips for reducing 
food waste (goo.gl/awfuP2) to help 
ensure no food goes to waste in your 
home, and share this information with 
your residents.

By reducing and diverting our food 
and yard waste, we can reduce our 
dependence on landfills, minimize the 
harmful environmental effects of food 
and yard waste in landfills, and produce 
useful new resources, such as compost.

Visit calgary.ca/multifamily for more 
information about waste diversion in 
multi-family complexes.

http://www.goo.gl/vYYCPm
http://www.goo.gl/awfulP2
http://www.goo.gl/nHQvri
http://www.conventionall.swoogo.com/CCI-SAC2017GolfTournament
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CCI Courses Online 
Registration

ccisouthalberta.com/events-
education/upcoming-events 

For all our available event registrations visit:

»

http://www.larlyn.com
mailto:mrholmes@larlyn.com
mailto:crystal@acms.ca
http://www.acms.ca
http://www.ccisouthalberta.com/events-education/upcoming-events
http://www.kellerengineering.com
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http://www.myacma.com
mailto@administrator@ccisouthalberta.com
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By David Cumming at McLeod Law

Whether it’s University dorms or assisted 
living facilities, people of similar age 
cohorts tend to cluster together. In some 

cases there are even rules encouraging this. Several 
Condominium Corporations have provisions in their 
bylaws placing restrictions on the basis of age. For 
instance, there are several “40 Plus” communities and 
many more which disallow persons under the age of 
18 or 21. Several of these bylaws permit short-term 
exceptions to age restriction rules under compassionate 
grounds. For example, if the parents of a child are killed 
in a car accident, the child is often allowed to live with 
Grandma and Grandpa for a few months to allow other 
accommodations to be made.

The rights of Condominium Corporations to have age 
restrictions have gone largely unchallenged to-date but 
this may soon change. Alberta’s human rights legislation 
will soon be changed so that “age” will join race, gender, 
marital status, religious belief, sexual orientation, etc., as 

condo insider

Human rights legislation

a category against which discrimina-
tion is specifically prohibited. Although 
the government is currently working 
with select groups to determine if 
there will be exceptions to this rule, 
it remains to be seen whether Condo-
minium Corporations or Homeowners 
Associations will be exempt.

This raises the question: Does hu-
man right legislation apply to Con-
dominium Corporations at all? The 
answer depends upon who you ask.

The Human Rights Tribunals 
seem to have taken the view that they 
have the authority to hear complaints 
against Condominium Corporations. 
The courts, however, are divided on 
this issue. In the case, Condominium 
Corporation Plan No. 9910225 v Davis, 
2013 ABQB 49, the Court ruled that as 
the bylaws of a Condominium Corpo-
ration are essentially a private contract, 
Human Rights Legislation does not ap-
ply. Conversely, in the case Condomin-
ium Corporation No 0520580 v Alberta 
(Human Rights Commission), 2016 
ABQB the Court ruled that an Alberta 
Human Rights Commission could hear 
a complaint from a unit owner against 
a Condominium Corporation.

What all this means is that the 
law is unsettled in the area and a case 
may arise which challenges the bylaws 
which discriminate on the basis of age. 
There are good arguments to do so. 

Will changes to human rights legislation bring challenges to age 
restrictions in condominium corporations?

➔
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condo insider

As a hypothetical example, if a complaint was brought to 
a Human Rights Commission challenging an atrocious 
bylaw that prohibited “dark skinned persons” or “homo-
sexuals” from renting or owning units, the courts would 
have a hard time ruling that the human rights act doesn’t 
apply. So if Condominium Corporations can’t discriminate 
based on race or sexual orientation, what makes them able 
to discriminate based on age now that age is going to be 
granted the same status under the Act?

In my humble opinion how a decision is made will 
depend on the facts. If you have a group of rowdy 20-some-
things disturbing an otherwise peaceful “40 plus” com-
munity, the courts would be more likely to uphold the age 
restriction. Conversely, if you take my above example of 
a child who lost their parents coming to live with their 
Grandparents and a callous Condominium Board trying to 
force them out, a court (or Tribunal) would be hard pressed 
to rule that Human Rights Legislation doesn’t apply to the 
bylaw in question.

So what should you do, as a Board 
member, if you find yourself in this sit-
uation? First and foremost, act politely 
and diplomatically. Know your bylaws. 
Consult a lawyer when needed. If there 
is a genuine effort to act reasonably and 
courtesy is shown, the more likely these 
issues can be resolved without recourse 
to courts or tribunals, which is a better 
outcome for everyone.

For further information or to answer 
any questions you have regarding this 
topic, please contact any lawyer in our 
Condominium Law group. 

david Cumming is an associate of the dedicated 
Condominium Law group at McLeod Law where 
he represents condominium corporations, their 
boards of directors and homeowner associations 
with resolving a broad range of legal disputes.

http://www.sisltd.ca
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condo news

Service Alberta Condo 
Feedback Invitation Update

In July Stephanie McLean, Minister of Service Alberta, extended an 
invitation to Albertans to attend one of five open-house events to 
provide feedback on condo governance issues.  These sessions permitted 

suggestions of improvements on governance issues, including: 
■ voting procedures and general meetings
■ condominium documents
■ financial considerations
■ rules, rental deposits, and termination of 

agreements
■ insurance requirements
■ reserve funds
■ condo tribunal to resolve disputes outside 

the courts

According to the Service Alberta website, you 
may review the background documents, which 
include the following sections:

■ condominium documents
■ dispute resolution
■ financial considerations
■ insurance requirements
■ reserve funds
■ rules, rental deposits and termination
■ voting procedures and meeting notices

Completed forms can be submitted by mail or 
email to: condoreview@gov.ab.ca

Condominium Project Team, Service Alberta, 3 
Floor, 10155 - 102 Street, Edmonton, AB  T5J 4L4

CCI South Alberta will keep you updated on any further 
updates. 

Dispute Resolution 

 

 
 
condo.alberta.ca 
July 2017 

BACKGROUND 
In a condominium community, people with 
different interests and backgrounds live or 
work in close contact with one another. This 
can sometimes lead to disagreements and 
disputes about issues such as repairs, bylaw 
violations, and governance of the corporation.  

While some disagreements can be worked out 
between the people involved through 
discussion and negotiation, sometimes 
outside help is needed to resolve the dispute. 

Albertans have said new dispute resolution 
options are needed to give owners and 
corporations another way to work out issues. 

Dispute Resolution Model 
One option that could be used to resolve 
conflicts is a Condominium Dispute Tribunal 
that could hear disputes between two sides, 
such as owners and boards.  

A tribunal could help these two sides work 
through their dispute, or could grant an order 
deciding the outcome of the conflict. A tribunal 
model would have to recognize that the 
people in the dispute still have to live and work 
together, and should try and reach as positive 
of an outcome as possible. 

There are several tribunals that may serve as 
models for how a condominium dispute 
tribunal could work. In Alberta, the Residential 

Tenancy Dispute Resolution Service can hear 
claims from landlords and tenants including 
security deposit issues, rent reductions, and 
repair issues. An adjudicator makes a binding 
decision at a hearing based on the case. 

In British Columbia, condominium disputes are 
handled through the Civil Resolution Tribunal, 
which hears cases including non-payment of 
condo fees, bylaw enforcement, and financial 
responsibility for repairs. The service is 
provided online. When a person applies, the 
case is assigned for mediation, where a 
mediator tries to help the two sides work out 
their dispute. If the issue cannot be mediated, 
the case can go to binding adjudication. 

Accessibility 
A dispute resolution process would need to 
make sure unit owners, corporations, and 
other participants in the process have effective 
access to work out conflicts.  

This is needed to make the process valuable 
to those who have to use it. As such, it is 
important that the process reduce or eliminate 
anything that could unnecessarily prevent 
people from being able to access this dispute 
resolution option. 

For example, if services were offered online, 
options would be needed for someone who 
does not have easy access to a computer. 

Financial 
Considerations 
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BACKGROUND
Caveats for Unpaid Condo Fees 

If a unit owner does not pay condo fees or a 
special assessment, the corporation can place 
a caveat against the unit’s certificate of title.  

A caveat is a legal claim registered with the 
Land Titles Office that shows the corporation’s 
claim against the unit and, if not paid, could be 
used to foreclose on the unit to pay the debt 
owing. This is a powerful collection tool, as 
unpaid condo fees could result in an owner 
losing their unit through a foreclosure. 

There are fees for a corporation to register a 
caveat. The Land Titles Office charges a fee 
to register a caveat on a unit title. In addition, 
corporations often hire a professional, such as 
a lawyer or condominium manager, to register 
the caveat for them. This professional may 
charge a fee for their services.  

Corporations have been able to pass these 
fees on to the owner when a caveat is 
registered, as long as the fees are reasonable. 
At times, the fees added to the caveat have 
been more than the condo fees owing. In 
other cases, corporations have added other 
costs to caveats besides the caveat fees. 

There are several options that may ensure 
corporations can still recover caveat costs, 
while ensuring these costs are reasonable. 
For example: 
 A specific amount could be added to 

caveats, set out in law, to cover the costs to 
prepare and register the caveat. 

 The corporation could be allowed to add 
their actual costs for hiring a professional 
and registering the caveat at Land Titles. 

 The Land Titles fee could be added to the 
caveat. 

Fines for Bylaw Violations 
Condominium bylaws set out the expected 
behaviours of the owners and occupants of 
the units and how the corporation will be run. 
The goal of the bylaws is to encourage 
condominium owners to create and maintain 
an effective community and to manage the 
common property. 

When a person breaks a bylaw, the 
corporation wants the person to stop the 
violation and follow the bylaws in the future. 
To enforce the bylaws, the corporation can 
use a sanction, such as a fine, as long as the 
bylaws allow that sanction. When a fine is 
charged, the amount and range of the fine 
must be listed in the bylaws. 

Concerns have been raised about some 
unreasonable fines charged for bylaw 
violations. There are currently no limits to 
bylaw fines in law except that the fine must be 
“reasonable” and must be listed in the bylaws.  

In some cases, owners may be issued a fine 
with minimal notice or notice that does not 
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BACKGROUND 
Condominium corporations are required to put 
money aside in a reserve fund that will be 
used to pay for major repairs and replacement 
of common property. The reserve fund does 
not cover yearly maintenance. 

Quality Reserve Fund Studies 
Reserve fund requirements are set out in law. 
The costs of the repairs and replacements are 
determined by a reserve fund study done by 
law every five years. The study has to be done 
by a qualified person, who identifies major 
repairs and replacements that will be needed 
in the next 25 years. The condominium board 
then makes a reserve fund plan that states 
how much money is needed and how the 
corporation will raise that amount.  

Corporations require accurate reserve fund 
studies to make sure they know how much 
money to set aside in their reserve funds. 
Some rules for reserve fund studies are set 
out in law, but these requirements are limited.  

The study must be done by a qualified person. 
A “qualified person” is a person who knows 
about the type of property to be included in the 
study, how to operate and maintain that 
property, and the costs to repair or replace it. 
There are no requirements for the person to 
have specific education or experience, though, 
and it is up to the corporation to decide who 
they feel meets the definition. 

The definition of what must be included in the 
study is also very broad. The study must list 
an inventory of common property and 
managed property, along with that property’s 
condition. The study must note the estimated 
costs to repair or replace the inventory, and 
how long the property is expected to last after 
the repair is done. There is no rule about what 
method must be used to complete the study. 
This means different studies may reach 
different results, depending on the property 
included and methods used. 

Albertans have suggested some ways to 
improve reserve fund studies, including: 
 Require a person have minimum education 

or professional experience to do a reserve 
fund study. 

 Have more specific content requirements 
for a study. 

 Require the reserve fund study to be done 
using certain methods. 

Timing of the  
First Reserve Fund Study 

A condominium’s first reserve fund study must 
be done within two years from the day the 
condominium plan was registered with the 
Land Titles Office. This can leave a very 
limited time for the first elected board to do the 
study as the plan could be registered before 
construction is completed and the board may 
not be elected for a year or more. 

Voting Procedures and 
Meeting Notices 
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BACKGROUND
Proxy Voting 

Condominium owners can cast their vote 
themselves or by proxy at meetings of the 
condominium corporation. “Proxy voting” 
means the owner chooses another person to 
vote on their behalf. This person may be a 
family member, friend, or another owner.  

Assigning a proxy lets an owner who cannot 
attend a meeting to cast their own vote have 
the chance to still have their voice heard. The 
owner may choose to tell the proxy holder how 
to vote, or they may let the proxy holder to 
decide how the vote should be cast.  

While the Condominium Property Act allows 
owners to vote by proxy, the Act does not set 
rules for how to give someone a proxy vote.  

As a result, each condominium corporation 
sets bylaws and rules that govern how a proxy 
can be used. For example, many corporations 
require written proof of a proxy before they will 
accept a vote from a proxy holder.  

Many provinces set rules around the use of 
proxies, such as: 
 Setting a specific form for written proxies. 
 Listing how long the proxy lasts, such as for 

a number of meetings or an amount of time. 
 Listing people who cannot be a proxy 

holder, such as a condominium manager. 
 Limiting the number of proxy votes that any 

one person can have. 

Units Owned by  
More Than One Person 

When a vote is held, the total votes need to be 
tallied to find out if the vote has passed or not. 

When a unit is owned by one person, or by 
two or more people who agree with each 
other, counting that unit’s vote is generally 
straightforward.  

When a unit is owned by two or more people 
who disagree with each other, however, it can 
be harder to decide how that unit vote should 
be counted. For example, a group of three 
investors may co-own a unit, but may not 
agree whether to vote for a bylaw amendment. 

The Condominium Property Act requires the 
regulations to set out how votes are to be 
counted when two or more people own a unit.  

Many provinces set rules around handling 
these votes, such as: 
 Only count the vote if the unit’s co-owners 

agree on how to cast the unit’s vote.  
 Count the vote according to the majority 

decision of the unit’s co-owners, with no 
vote counted if they are evenly split.  

 Divide the voting rights between the owners 
depending on how much of the unit they 
own. For example, if three owners each 
owned one-third of the unit, each would get 
one-third of a vote and cast a vote for one-
third of the unit factors. 

https://www.alberta.ca/assets/documents/condo-documents-background-form.pdf
https://www.alberta.ca/assets/documents/condo-dispute-resolution-background-form.pdf
https://www.alberta.ca/assets/documents/condo-financial-considerations-background-form.pdf
https://www.alberta.ca/assets/documents/condo-insurance-background-form.pdf
https://www.alberta.ca/assets/documents/condo-reserve-funds-background-form.pdf
https://www.alberta.ca/assets/documents/condo-rules-background-form.pdf
https://www.alberta.ca/assets/documents/condo-voting-background-form.pdf
mailto:condoreview@gov.ab.ca
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Showcase your products and services to owners, boards of directors and 
property managers of Calgary condominiums. The CCI Review is one of the 
many benefits enjoyed by members of the Canadian Condominium Institute, 
South Alberta Chapter.
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We are ecstatic to share the results of your new WEBSITE!

CCI South Alberta 
has a fresh look!

ccisouthalberta.com

Don’t forget to 
bookmark it and 

visit it often!

http://www.ccisouthalberta.com
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