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Ryan Coles

Message from the President

Now that I’ve pumped your tires, 
I ask a favour of you: please use your 
informed position to share CCI news 
and opportunities. Sure, we’d love more 
members, but one of the most important 
goals of CCI is to spread accurate 
information about condominiums. 
How many times have you read a 
condominium-related news article, or 
better yet, the public comments at the 
end of such an article, and recognized 
where people are mistaken in their 
interpretation of a condo topic? I had 
a conversation with a person last week 

Thank you for taking the time to read our newsletter. If 
you’re reading this, I’ll leap to the conclusion that you’re 
engaged in the topic of condominiums, and you make a 
point to be well informed. You are part of the group of 
people that CCI aims to engage with, and you demonstrate 
the exact attitude we want to encourage and foster. 
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• 	To keep updated on chapter events;

• 	To receive updates on industry news 

and condominium related issues;

• 	To network with other CCI South 

Alberta members;

•	 To sign up for future CCI events.

join our 
mailing list

CCI South Alberta Chapter

My primary goal as the 
president is to continue 
to grow our membership, 
with special emphasis on 
condo owners. They are 
the ones who we are all 
here to better serve. 

who thought their condo fees go into 
the property manager’s coffers, and 
didn’t realize that the majority of those 
fees are actually for O&M costs and 
the reserve fund for the Condominium 
Corporation. We don’t learn this stuff 
in school, so where do we expect people 
to get their information? My hope is 
that you do your part in spreading 
accurate information and facts about 
condominium life. And if I’m really 
lucky, you even plug CCI as one of the 
top sources for information.

I’d be remiss to not give a warm 
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Canadian Condominium Institute  

South Alberta Chapter

CONTACT US 
PO Box 38107, Calgary, Alberta  T3K 4Y0
tel  403.253.9082
admin@ccisouthalberta.com
ccisouthalberta.com

(continuation from page 1) 

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
To lead condominium owners and industry 
members through education and advocacy 
with integrity and professionalism.
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Ryan Coles
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Administrator
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©2021 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. 

Message from the President

welcome to our two newest CCI South 
AB Board members: Sara Bushnell and 
Abbie Thurgood. They were elected after 
another highly contested election held 
during our first-ever virtual AGM at 
the end of October. Once again, more 
people ran for election than there were 
candidates. Each candidate submitted 
a pre-recorded video of themselves, 
providing attendees with an opportunity 
to learn more about them before voting. 
In addition to the two new members, a 
number of current Board members were 
re-elected for another two-year term. 
Thank you to all candidates who put 
their name forward for election.

Monthly lunch presentations are 
planned for each month from now 
until summer, and the CCI has planned 

to host a full docket of our courses 
throughout the spring. Board members 
continue to be busy attending advocacy 
meetings with the government and 
other related bodies. CCI South AB is 
frequently invited to join stakeholder 
meetings to represent the voices of 
condominium owners in Alberta. 
Recent topics we have been consulted 
on include the Building Exterior Visual 
Assessment (BEVA) bylaw in Calgary, 
home insurance premiums, residential 
energy efficiency and of course the 
tribunal, which is still in the early stages 
of planning with Service Alberta. 

That’s all for me this time - it’s late in 
the day but there’s still enough daylight 
to take the dog for a walk. Spring is right 
around the corner.

Ryan Coles
CCI South Alberta Chapter, President

http://www.ccisouthalberta.com
mailto:admin@ccisouthalberta.com
http://www.ccisouthalberta.com
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At a Glance

Roundtable: Tips & Process on  
How to Run an Effective AGM
March 25, 2021 (12:00pm – 1:00pm)

Managers are from Mars, Boards are from Venus: 
Creating Good Working Relationships
April 29, 2021 (12:00pm – 1:00pm)
 
Insurance Industry Update Fireside Chat
May 27, 2021 (12:00pm - 1:00pm)

RECA Condo Manager Licensing Update
June 24, 2021 (12:00pm - 1:00pm)

CONDOMINIUM MANAGEMENT COURSES - VIRTUAL
CM Introductory Financial Management  
& Successful Budgeting 
	 March 14, 2021 (1:00pm – 4:30pm)

CM100 – Fundamental Management Principles 
	 March 27 & 28, 2021 (12:30pm – 4:00pm) each day

CM200 – Practical Management Principles 
	 April 2021 (See website for specifics)

CM300 – Specialty Management Issues 
 	 May 2021 (See website for specifics)

notice
EDUCATIONAL SESSIONS - VIRTUAL

CCI-SA has taken steps to support the 
temporary social distancing measures 
currently being implemented to arrest 
the spread of COVID-19.

Please check our website for updates 
on events as they become available.

!

http://www.ccisouthalberta.com
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condo exchange

Alberta Debtor 
Support Project

condo exchange

Alberta has been hard hit economically for the past 
few years. With the global pandemic, finding the 
means to pay debts and mortgages has become 

increasingly difficult for an increasing number of Albertans. 
For those whose circumstances have changed and are not 
sure what to do, where do they turn? There is help.

An initiative was launched by a group of lawyers and 
organizations which include the Legal Education Society of 
Alberta, the Centre for Public Legal Education Alberta, Pro 
Bono Law Alberta, Calgary Legal Guidance, the University 
of Calgary Public Interest Law Clinic, the Law Society 
of Alberta, the Justice Sector Constellation and the ADR 
Institute of Alberta. The program is called the “Alberta 
Debtor Support Project”. 

The Alberta Debtor Support Project’s website provides 
a list of resources that are available as well as, a portal for 

active and retired lawyers to volunteer to help Albertans 
dealing with debt. It offers individuals guidance through 
information on options and services available.

“Help with Debt Alberta” can also provide links to a 
new service for people who are behind on the mortgages or 
one or two debts.  The Public Interest Law Clinic operates 
the Consumer Debt Negotiation Project, which is an online 
Pro Bono service. The volunteer lawyers and staff negotiate 
with creditors on behalf of an individual.

To see the Court announcement visit:
• http://albertadebtorsupport.ca/index.html
• https://www.cplea.ca/help-with-debt-alberta
• https://law.ucalgary.ca/clinics/public-interest-law/ongoing-
projects/consumer-debt-negotiation-project/info-clients
• https://albertacourts.ca/qb/resources/announcements/
alberta-debtor-support-project

“Help with Debt 
Alberta” can also 
provide links to 
a new service for 
people who are 
behind on the 
mortgages or one 
or two debts.”

http://albertadebtorsupport.ca/index.html
https://www.cplea.ca/help-with-debt-alberta
https://law.ucalgary.ca/clinics/public-interest-law/ongoing-projects/consumer-debt-negotiation-project/info-clients
http://albertadebtorsupport.ca/index.html
https://www.cplea.ca/help-with-debt-alberta
https://law.ucalgary.ca/clinics/public-interest-law/ongoing-projects/consumer-debt-negotiation-project/info-clients
https://law.ucalgary.ca/clinics/public-interest-law/ongoing-projects/consumer-debt-negotiation-project/info-clients
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condo insider

By Nicholas Fuss, Entuitive

Birth of a Condominium 
Corporation: Perils

Many of the issues we see today in the new condo-
minium world end up costing the new end-user 
owners. Seeking recompense from the original 

Builder/Developer is often a seemingly insurmountable 
challenge that is most likely not going to be successful. So, 
the question is what can we do as an industry to improve 
this, and what can Owners and Property Managers do to 
better equip themselves when coming into a new property?

The tough reality of new construction is that the model for 
many developers is based on the rapid nature of building with 

little foresight into 
long-term ownership. 
Some Developers 
operate on a business 
model that rewards a 
speedy turnover, with 
little to no incentive to 
ensure things are built 
to last and completed 
at the highest possible 
quality. This almost 
exclusively results in 
what is often perceived 
as poorly completed 

turnkey buildings that end up having extensive issues in the 
first few years of operation, requiring hundreds of thousands 
(and even millions) of dollars in repair work.  

The grey area that is under discussion here is the gap 
between Developer/Builder turnover and the new long-
term owners getting their eyes on the building. Currently, 
many transactions are completed in such a manner where 
the condominium corporation is not yet developed, and as 
such, the Developer creates the new corporation (birth) and 
acts as the corporation representative. The result is that the 
Developer acts as both the builder and the client — in this 

case at building ‘turnover’, the Developer 
must meet the strict and rigorous quality 
control and completion standards of… 
themselves? It doesn’t make a lot of sense 
in any world, and the reality is that by 
the time the owners in the building 
attain membership on the Board of 
Directors for the Corporation they are 
often left high and dry when it comes 
to anything that could be considered 
‘wrong’ with the building. These first 
people to assume a Director position 
for the Corporation in its adolescent 
years are often not equipped to hit the 
ground running and can be caught up 
in an overwhelming amount of building 
‘growing pains’ while trying to figure 
out how to keep everything running 
and addressing new owner concerns 
in a freshly operating corporation. The 
Property Manager is also usually lumped 
into this scenario (the ‘churn’ as I like to 
call it) in that they are doing everything 
possible to support the new Board, but 
typically their involvement is almost 
entirely encompassed by the day-to-day 
operations — just keeping things going.

In this scenario, an outside consultant 
can help with the very first question 
that often arises — “what is wrong 
with my building?” This likely requires 
multiple disciplines to be brought in to 
conduct what is colloquially known as 
a ‘Technical Audit’. The audit gives the 

An outside consultant 
can help with the very 
first question that 
often arises — “what 
is wrong with my 
building?” 

(continued on page 11)
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Board and Property Management an inventory of how 
their building was built, what the current condition is, 
and how it compares to what was supposed to be built. 
In tandem with the aforementioned items, these audits 
usually include commentary on industry best practices, 
Code requirements, and help to identify both immediately 
apparent issues and some warning signs that may indicate 
longer-term costs that will need to be borne by the 
Corporation. While these initial investigations are helpful 
to help establish what condition the building is in and what 

work needs to be done, typically by 
the time this initial investigating is 
completed the Developer and Builder 
(if applicable) are usually long gone, 
with any limited warranties long 
since expired (don’t get me started 
on the value of warranties). Not 
all Developers are guilty of this, 
and some will return and correct 
issues as they have a high sense of 
pride and don’t want a tarnished 
image. However, these are usually 
not the ones that we (Consultants) 
have to deal with — it is the ones 

that cut and run that cause owners’ endless headaches 
and bleeding wallets. If preliminary negotiations yield 
no results, litigation can be pursued if a case appears to 
be valid (this is a topic for an entirely separate article); 
however, the results of litigation are not guaranteed, 
and can stretch out for years, and even decades, all 
the meanwhile the issues persist and get worse. Not to 
mention the legal fees! This is usually an absolute last 
case scenario, but the unfortunate truth is that many 
Condominium Corporations end up with this action as 
their only option, knowing they will likely not recoup the 
countless dollars they have to sink into their new building 
as a long-term investment. During these investigations, 
negotiations, deliberations, reviews, testing, and other 
consulting, the issues typically that are present continue 
to get worse, and the cost to rectify them can increase 
exponentially. The sad truth that we often have to convey 
is, even if money isn’t available, the issue is not going 
away, and it will likely get worse. The longer it festers, the 
worse (and more expensive) it is to excise.

Out of all this, we consistently try to find ways to not 

repeat the mistakes of the past. The 
current victims of this cycle of new 
building turnover have the dubious 
honour of informing the new construction 
industry at the turnover phase in hopes 
that improvements can be made with 
minimal sacrifice. At the end of the day, 
unless a new idea is proven to be viable 
for all parties it typically ends up as one of 
those idealistic scenarios that will never 
come to fruition in the real world.

In recent years, consultants have 
been pushing to form relationships 
with Developers and Builders and 
convince them of the benefit of having a 
third-party act as the quality assurance 
manager for the building. This third 
party will assist throughout construction 
in making sure things are done to the 
highest of standard, resulting in a greater 
quality product. This begins on the 
drawing board (ie: a screen) by involving 
consultants early in the design stages 
to help inform where cost savings can 
be achieved, where potential issues may 
arise, and assist with all manner of the 
design process from product selection 
to final warranties. From this point on 
the Consultant can assist with reviewing 
the progression of the work to add to 
assurance that short cuts are not being 
taken, and the long-term investment 
is being pieced together in the best 
manner possible. It is this partnership, 
that when built on a foundation of trust 
and assurance, will provide the type of 
building that anyone would be proud to 
hand over, and even more importantly 
proud to live in. This is not an easy cycle 
to break, and no single iteration will be 
the perfect solution; however, only by 
attempting to rectify the mistakes of the 
past will we begin to see progress towards 
removing the term ‘condominium’ from 
the collective swear jar.

It is this partnership, 
that when built on a 
foundation of trust and 
assurance, will provide 
the type of building 
that anyone would be 
proud to hand over, and 
even more importantly 
proud to live in. 

(continued from page 9)
condo insider
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condo insider

By Omar Khan, Business Development Associate
Normac.ca

Importance of Insuring to  
Full Replacement Cost

The most important asset to any condominium 
corporation is the property itself. It is important 
for the condominium’s stakeholders to take care of 

their property to guarantee its longevity. The most impor-
tant tasks include getting a reserve fund study and follow-
ing a regular maintenance plan; assessing, cleaning, and 
replacing deteriorating elements; and also reviewing the 
replacement cost value annually to ensure the property is 
adequately insured. 

The Alberta Condominium Property Act states that 
“the corporation must place and maintain insurance for 
replacement cost value that provides that if (a) the insured 
property is destroyed or damaged, and (b) that property is 
replaced or repaired, 2020, c. 22, s. 47 (3).”

There are several key reasons why Condo Corporations 
should insure to full replacement cost.

Sufficient Insurance Coverage
An annual insurance appraisal ensures that you have sufficient 
insurance coverage in the case of a loss. When a condominium 
is underinsured and they experience a total loss, the deficit will 

fall on the unit owners. 
A recent example of a condominium 

not having sufficient coverage resulted 
in owners having to pay out of their 
own pockets for a shortfall in coverage. 
In August 2019, a condominium in 
BC experienced a total loss due to fire. 
During the rebuild, the owners learned 
that they were underinsured for $3.2 
million. Each unit owner is now facing 
levies ranging from $36,000-$57,000 to 
make up for the deficit.

Fulfil your Fiduciary Duty
Condominium corporations are required 
by the Alberta Condominium Property 
Act to insure the standard units and 
common elements to a value equal to full 
replacement cost. By opting not to review 
the replacement cost on an annual basis 
or by not using a reliable and professional 
appraisal firm, the board may be found 
to have failed in its fiduciary duty to the 
property owners. It is in the best interest 
of the condominium for the board to 
enlist the services of an experienced 
appraiser who specializes in replacement 
costs. This is the most reliable method for 
determining an accurate replacement cost 
value, reducing both the financial and 
liability risk for all involved.

Determining Full Replacement Cost
The only way to be confident that you 
are insuring your property to full 

When a condominium 
is underinsured and 
they experience a total 
loss, the deficit will fall 
on the unit owners. 

➔
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replacement cost is by having an annual insurance appraisal 
performed by an accredited third-party provider. An 
accurate and up-to-date appraisal considers not only the 
materials to rebuild, but also demolition and removal 
expenses, labour and professional fees, upgrades to current 
bylaws and building codes, taxes, and inflation fluctuation.

It is equally important to obtain updates on the amount 
to be insured on an annual basis. Costs to rebuild fluctuate 
over time. By having an appraisal provided annually, a 
condominium can have peace of mind that their assets are 
protected, and they are paying the correct premiums for 
their insurance.

Avoid Overpayment
Like any industry, the construction industry has ebbs and 
flows. Year-over-year increases are inconsistent and it is 
also possible to have decreases, as seen following the 2008 
recession. Fluctuations in costs can be caused by changes in 
building price indexes, supply and demand of raw materials, 
labour shortages, international trade, changes to bylaws 
and building codes, among other things. It is possible for 
condominium corporations to carry excessive replacement 
costs and overpay their insurance premiums. Determining 
full replacement cost annually ensures your premiums are in 
line with the market and that you are only paying for what you 
need, not more.

condo insider

Avoid Co-insurance
When properties do not have an up-
to-date replacement cost, they may be 
subject to a co-insurance clause. This 
clause requires the corporation to self-
insure a percentage of the property’s 
replacement cost, usually between 
10-20%. In the event of a total or even a 
partial loss, the corporation is responsible 
for covering a portion of the costs to 
rebuild, which is typically in addition 
to their deductible. With an insurance 
appraisal provided by an accredited 
appraiser, insurance brokers will seek 
coverage for the full replacement cost and 
co-insurance clauses can be effectively 
avoided. 

Protect Your Assets
To avoid financial and liability risks, 
make sure your properties are insured 
to full replacement cost. An up-to-date 
insurance appraisal—provided by a 
professional firm that specializes in this 
type of valuation—will provide peace of 
mind that your assets are protected. 

By having an appraisal 
provided annually, 
a condominium can 
have peace of mind 
that their assets are 
protected, and they 
are paying the correct 
premiums for their 
insurance.
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Welcome to new members
Business Partner	 Member
Hudson Pro Property  
Management Inc. 
	 Ben Farkas 
Rocky Cross Construction 
North/DKI 
	 Ryan Thelwell 

Condominium Corporation Members	
Dreamview Village-Edgemont/CCN9211713
Villas of Gleneagles
Glorond Place

Individual Member
Myrna Belyea 
Connie Hutchison 
Shirley Ganong
		

Professional Member
LPM Enterprises 
	 Lisa McGrath
Converge Condo Management 
	 Jeremy Dalgliesh
Wapiti Inspections Inc 
	 Harry Koyle

124 19 Ave NE Condo Association CC 
#9211425

Agora Condominiums

Carefree Resort (CP 8621413)

CC# 9510648

Champagne Condominium (CC#: 
1311832)

Chaparral Ridge Terrace (CC#: 9811079)

Christie Point CC#9512707

Coach Bluff Villas

Coachway Green

Colonial House (CP 9811329)

Condominium Corp #0312860

Condominium Corporation #1310141

Condominium Plan 9210296

Country Lane Estates CC 0311515

Coulee Estate Condo Inc

Creekside Village CCN 1311195

East Glen Horizon Village (CC#: 
8810578)

Eau Claire Estates (CP# 8310913)

Evergreen Village

Evolution (CP#: 1512254)

Fairway Greens Condominium

Fletcher Village (CP 9910398)

Gateway South Centre CC #0614475

Gladstone Village

Groves of Varsity CC # 141 1334

Hayes Farm IV (CC#: 7710419)

Heritage Bay CC #8010872

Heritage Heights Condominium  
(CC# 9110368)

Heritage Manor (CP 8011110)

Hunter House - CCN 1412638

Lynnwood Village CC #7710274

Madison Heights (CP#: 8311933)

Manor Homes of Inverness (Site 1)/ 
9610460

Mesa at Crystal Shores 9840  CC No, 
0510521

Mountain View Place CC #1410478

N3 (CC# 1710419)

Norwood Grande

Park Place

Pine Pointe Place

Point on the Bow (#9910641)

Poplar Green (CC#: 0012525)

Prestwick Place CC# 0810325

Redberry Ridge Condominium

RiverReach Condominium (Corp No. 
1312207)

Riverview Condo (CP#: 9611050)

Roxboro House (CC: 7810681)

Sanderson Ridge Condominium 
Corporation/ 091 2007

Scenic Gardens Condominiums 
#9410573

Sheep Creek View Condominium 
(CC#: 0910178)

Sierra Morena Villas (CC#: 9510122)

Sierras of Country Hills (CP 0012058)

Sierras of Evergreen (CCN 0510913)

Southridge Village Mall (CC#: 9512009)

Stella Nova (CP#: 0414396)

Stonekeep (CC#: 1410248)

Sunrise Heights Villas (CC#: 0811379)

The Estates at Terrace View 
 (CCN 0711493)

The Homesteads

The Citadel CC # 0914825

The Marquis CC  #0113151

The Sierras of Richmond Hill

The Tudors at the Landings  
(CP 0311055)

Townhomes of Patricia Landing (TPL) 
#051 1003

Townhomes of Peacekeepers Way  
CC# 0614675

Varsity Towers (OCP# 8912018 OP)

Villas of Wentworth

Wellington Retirement Residence 
Partnership (No 051-3792)

West Condo (CC#: 0811706)

Westbow Condominiums CCN8011365

Westchester Pointe Garden

Whitehorn Village Retirement 
Residence

CONDOMINIUM CORPORATION MEMBERSHIP 

cci south alberta chapter members AS OF FEBRUARY 22, 2021
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INDIVIDUAL MEMBERSHIP

Iftikhar Ali

Warren Barker

Claire Barnett

Robert Barradell

James Bell

Margaret Bell

Bruce Blight

John Burton

Shakeel Chaudhry

Donna Cheyne

Kiara Czeto

Cynthia DeDeugd

Jocelyn Doucette

Linda Faulkner

Dennis French

Yves Gagnon

Terry Gibson

Marlene Janzen

Ernie Johnson

James Kelly

Marvie Kenny

Ramsey Kostandi

Jack Kotyk

Laura Lowry

Lillian Lupuliak

Robert MacLeod

Kathleen McCabe

Gail McDermott

Debbi McDonald

David Michaels

Frits Pannenkoek

Rick Petrinack

Byron Preston

Al Richards

Barry Rosenfelt

Glen Schmidt

Tracy Schubart

Glen Scott

Miriam Semeleer

Sandra Smith

Janine St. Jean

Sterling Swati

Marie Templeton

Abbie Thurgood

Thomas Young

Seyed Ziamousavi

BUSINESS PARTNER MEMBERSHIPS

■■ ACCOUNTING/BANKING
Canadian Western Bank 
Nancy Matheos	 (403) 726-8249

■■ ACCOUNTING/FINANCE
MMCA & Associates 
Dorin Mihalache	 (403) 402-2679

VersaBank	  
Karl Neufield	 (604) 984-7564

Condominium Financial	  
Jim Critchley	 (403) 669-9516

CWB Maxium Financial	  
Pierre Sauve                                                1 (800) 379-5888 ext. 399

Manulife Securities	  
Kevin Rendek	 (403) 230-3909 

Matco Financial	  
Samia Preston	 (403) 718-2127 

Morrison Financial Services Limited	  
Matthew Solda	 (416) 391-3535 ext. 117 

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

■■ CONDOMINIUM LAWYERS
HMC Lawyers LLP	  
Kirk Mason	 (403) 261-3327

■■ CONDOMINIUM MANAGEMENT
Condeau Management Services Ltd.	  
Louise Challes	 (403) 936-4052

Emerald Management & Realty Ltd	  
Jodena Rogers	 (403) 237-8600

Karen King & Associates Inc	  
Cole Romaniuk	 (403) 614-6873

Lenyx Corp.	  
Carlos Giovanazzi	 (587) 475-8800

Magnum York Property Management Ltd. 
Stephen King	 (403) 294-0411

Rancho Realty Services (1975) Ltd.	  
Christie Saulnier	 (587) 779-5215

Three by Three Inc.	  
Sheryl-Lynn Francis	 (587) 703-3311

■■ CONDOMINIUM/ PROPERTY MANAGEMENT
Connelly & Company Management Ltd.	  
Quinn Wanyan	 (587) 391-1389

■■ DEVELOPER	
Blue Jean Property Management	  
Charlene Francis	 (403) 536-7080 ➔

cci south alberta chapter members AS OF FEBRUARY 22, 2021

Membership  
expire on
July 1

ccisouthalberta.com

http://www.ccisouthalberta.com


C C I S O U T H A L B E RTA . C O M 	 S P E C I A L  E D I T O N  -  M A R C H  2 0 2 1  |  C C I  R E V I E W   19

BUSINESS PARTNER MEMBERSHIPS

cci south alberta chapter members AS OF FEBRUARY 22, 2021

BUSINESS PARTNER MEMBERSHIPS

■■ ENGINEERING/RESERVE FUND STUDY/ 
BUILDING SCIENCES	
Morrison Hershfield	  
Michael Ball	 (403) 246-4500

ENA2 Innovative Consulting Inc. 
Erencan Sarsu	 (403) 975-2841

Keller Engineering 
Andree Ball	 (613) 224-1594

EXP Services Inc.	  
Sathya Ramachandran	 (403) 617-0659

Entuitive Corporation	  
Adrian Breitwieser	 (403) 870-6735

■■ INSURANCE/INSURANCE APPRAISERS	
Arthur J. Gallagher Canada Limited	  
Michael Boisclair	

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

Normac Appraisals Ltd. 
Omar Khan	 (403) 918-6566

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

■■ LAWN MAINTENANCE & SNOW REMOVAL
Landsharx Yard Maintenance & Snow Management	
Elisabeth Cartwright	 (403) 456-8500

■■ PROPERTY MANAGEMENT	
Astoria Asset Management Ltd.	  
Lorelei Talbot	 (403) 948-0337

Charter Property Management 
Nadine Buchanan	 (403) 800-0292

City Vibe Management	  
Diana Wood	 (403) 571-8402

Citysearch Rental Network Inc.	  
Lisa Hamielec	 (403) 371-1858

Cochrane Property Care Inc.	  
Kent Andersson	 (403) 483-9622

New Concept Management	  
Alexis Milnes	 (403) 398-9528

Urbantec Property Management Inc.	  
Tim Erickson	 (403) 971-1511

■■ PROPERTY SERVICES: ARBITRATION AND MEDIATION
247Condo	  
Stephen Cassady	 (403)770-2939

■■ PROPERTY SERVICES: CLEANING & RESTORATION
ProStar Cleaning & Restoration	  
Jodi Scarlett	 (403) 695-1082

Servpro Calgary 
Kai Hochhausen	 (403) 671-6409

■■ PROPERTY SERVICES: CONTRACTING
Fire Ant Contracting Ltd.	  
Edward Bushnell	 (403) 312-5995

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

Abris Construction Calgary	  
Lindsay Boon	 (403) 629-3474

■■ PROPERTY SERVICES: PAINTING	
Harding’s Painting 	  
Matt Whiteley	 (403) 700-6770

■■ PROPERTY SERVICES: RESTORATION
NationWide Restorations Ltd. 	  
Tarik Milnes	 (587) 885-1718

Pure Restoration	  
Tyler Scarlett	 (403) 984-5300 

Service Master of Calgary Disaster Restoration	
Erin Pelzer	 (403) 287-7700

■■ PROPERTY SERVICES: RETAIL FLOORING
Flooring Superstores	  
Cameron Lang	 (403) 290-0006

■■ SERVICE: GAS DETECTION
Multigas Detection Inc.	  
Shiku Patel	 (780) 739-0525

■■ SERVICE: INSPECTIONS	
4-Way Inspection Services Ltd.	  
Travis Olinek	 (780) 473-8464

■■ SERVICE: MECHANICAL EQUIPMENT
Prevent Mechanical Ltd. 
Kevin Pelletier	 (403) 271-8821

■■ SERVICE: WARANTY
Home Warranty Advocates 
John McKale	 (780) 284-4799

➔
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➔

■■ ACCOUNTANT/FINANCE	
Shahid Naqi Professional Corporation	  
Shahid Naqi	 (403) 407-2647

■■ BUILDING CONSULTANT	
Owners’ Rep. Inc.	  
Bill Gordon	 (780) 903-0620

■■ CONDOMINIUM MANAGEMENT	
Accredited Condominium Management Services	
Crystal Deley	 (403) 253-7525

Associa Canada	  
Jeffery Wilson	 (587) 998-7958

Maverick Condo Management Inc.	  
Dana Gysen	 (403) 287-7770

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

Integrity Condominium Management Ltd.	 
Chris Cook	 (587) 227-0913

Diversified Management Southern	  
Gordon Sieb	 (403) 230-7376

Go Smart Property Managers Inc.	  
Cassiday Doneff	 (403) 262-7955

Jems Condo Management Ltd.	  
Dara Devore	 (403) 928-2719

Monday Management & Condominium Services Corp.	
Pamela Wilson	 (403) 546-4292

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

Simco Management (Calgary) Inc.	  
Garey Kirkland	 (403) 234-0166

New Concept Management Inc.	  
Maria Bartolotti	 (403) 398-9528

Kidder & Company Real Estate Property Management	
Eleanor Kidder	 (403) 830-8636

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

■■ ENGINEERING/RESERVE FUND STUDY
Read Jones Christoffersen Ltd.	  
Ryan Coles	 (403) 338-5818

Taycon Consulting Inc.	  
Terry Brown	 (403) 519-2693

Kellam Berg Engineering & Surveys Ltd.	  
Ron Kellam	 (403) 640-0900

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

■■ ENGINEERING/RESERVE FUND STUDY/ 
BUILDING ENVELOPE
HGC Engineering	  
Ian Bonsma	 (587) 441-1583

Building Science & Architecture Ltd.	  
Stephen Hunter	 (403) 519-7649

RJC Engineers	  
Stephen Epp	 (403) 338-5891

■■ INDUSTRY CONTRACTOR	
Condo Relief Consulting	  
Paula Martin	 (403) 831-6820

■■ LEGAL SERVICES	
Field Law LLP 
Gordon Van Vliet	 (403) 260-8523

McLeod Law LLP	  
Daniel MacAulay	 (403) 254-3857

McLeod Law LLP	  
James Polley	 (403) 873-3709

Hendrix Law	  
Denise M. Hendrix	 (403) 269-9400

McLeod Law LLP	  
Heather Bonnycastle	 (403) 873-3703

McLeod Law LLP	  
David Cumming	 (403) 225-6402

McLeod Law LLP	  
Laurie S. Kiedrowski	 (403) 225-6413

McLeod Law LLP	  
Stephanie Whyte	 (403) 278-9411

Mcleod Law LLP	  
Jeff Wreschner	 (403) 254-3837

Miller Thomson LLP	  
Roberto Noce	 (403) 298-2439

Scott Venturo Rudakoff LLP	  
Kate Kozowyk	

PROFESSIONAL PARTNER MEMBERSHIPS

cci south alberta chapter members AS OF FEBRUARY 22, 2021
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PROFESSIONAL PARTNER MEMBERSHIPS

Scott Venturo Rudakoff LLP	  
Dionne Levesque	 (403) 231-3459

Scott Venturo Rudakoff LLP 
John McDougall	 (403) 231-8206

■■ PROPERTY MANAGEMENT
Century 21 Advantage c/o Devereaux  
Property Management Services Ltd	  
Bill Hogg	 (403) 346-0021

Renter’s Choice & Management Ltd.	  
Amy Hogg	 (403) 317-4555 ext 6

Sunreal Property Management Ltd.	  
Callie Hogg	 (403) 343-0200

Unit Management	  
Pete Hogg	 (403) 909-8224

■■ PROPERTY SERVICES
Todd Brand Consulting	  
Todd Brand	 (403) 608-2710

■■ RESERVE FUND PLANNERS	
QSSi	  
Alex Marsh	 (403) 922-6213

Crawford & Company (Canada)	  
Dana Sharp	 (403) 585-3360

Stay Informed!
Keep up with 
the latest condo 
industry news 
and updates.

ccisouthalberta.com

cci south alberta chapter members AS OF FEBRUARY 22, 2021

http://www.ccisouthalberta.com
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mailto:tgiovanazzi@lenyxcorp.ca
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condo insider

By Laurie Kiedrowski, Stephanie Whyte and Dan MacAulay,
McLeod Law

AGMs and SGMs 
during COVID-19

We continue to receive many questions on how 
your Condominium Corporation can function 
in light of the ongoing uncertainty of CO-

VID-19 restrictions. On the one hand the Ministerial Order 
that suspended the requirement to hold General Meetings 
expired and Service Alberta tells us we must ‘find a way’ to 
hold General Meetings. On the other hand there continues 
to be restrictions placed on gatherings, and whether this is 
limited to only social gatherings or encompasses all gather-
ings isn’t clear. 

To assist you, below you will find the answers to some 
of your questions. Please be aware that the answers to these 
questions are fluid and can change from one day to the next. 

Are in person meetings allowed? 
The unfortunate answer is that it may depend on who you 
ask. From Service Alberta we get no guidance, only the 
directive that “condominium corporations are still required 
to find a way to conduct their AGMS”. Another branch of the 
Government, Biz Connect, provides as follows: 

AGM requirements have not changed with the new 

restrictions. AGMs can have up to 100 
people maximum if held as a seated/
audience event. The meeting should 
not have a “mix and mingle” element, 
where people can move around freely 
to associate, mix or interact.
This seems to fly in the face of what 

we’re being told by AHS. Hopefully 
the restrictions on gatherings will be 
lifted soon, and the confusion around 
this issue can be put to rest. Until this 
happens, in the event you are scheduling 
your AGM it would be best for you to 
contact Biz Connect yourself prior to 
holding your meeting. If enough people 
ask the question perhaps they will turn 
their minds to a solution. In the absence 
of that at the very least you’ll have the 
Government’s answer to fall back on in 
the event you are challenged. 

Can the Condominium Corporation 
hold a virtual AGM or SGM? 
The short answer is no, not in the absence 
of a Court Order allowing you to do so. 
Of course, being lawyers, we have a long 
answer for you as well. 

As with all things Condominium we 
look first to the Condominium Property 
Act (the “Act”) for the answer. The Act 
specifically allows for electronic/virtual 
board meetings but does not provide 
the same for general meetings. The 
legislators clearly turned their minds 
to the concept of virtual meetings, and 

AGM requirements 
have not changed with 
the new restrictions. 
AGMs can have up to 
100 people maximum 
if held as a seated/
audience event. The 
meeting should not 
have a “mix and mingle” 
element, where people 
can move around freely 
to associate, mix or 
interact.
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had they intended to allow virtual general meetings this too 
would almost certainly have been included. This is reinforced 
by the issuance of the Ministerial Order in early 2020, which 
temporarily granted permission for virtual general meetings at 
the outset of the pandemic. 

It is doubtful your Bylaws have provisions that speak to how 
a virtual meeting would be handled. Some of the issues that 
must be considered, and addressed, include the following: 

•	 How do we confirm attendance? 
•	 How do we identify the people present? 
•	 How do we deal with voting? A show of hands might be 

acceptable, but what do we do at a contentious meeting 
when someone calls for a poll vote?

•	 How do we ensure accessibility?  This is the one meeting 
a year the Owners get. What if they don’t have the 
resources or don’t know how?

If you do decide to go ahead with a virtual AGM, it would 
be best if you pass an ordinary resolution at the start of the 
meeting allowing for the meeting to proceed and be held 
virtually. Does this cure all of the issues? No, but at least it 
shows you were acting in accordance with the wishes of the 
ownership in going ahead with the meeting. 

Is your Board still able to conduct business?
If it has been greater than 15 months since the time of your 
last AGM, yes, you are offside the Act, but this does not mean 
that you are no longer a validly constituted Board. The Act 
provides that the powers and duties of the Corporation shall 
be exercised and performed by the Board, and there is no time 
limit on this. You could be a Board Member for a week or for 2 
years, and it will still be legal for you to conduct business. 

The Act also outlines the circumstances in which a Board 
Member ceases to hold office. For those of you who have 
passed your own Bylaws there is likely a provision that expands 
on this. Exceeding 15 months between AGMs is not a deemed 
resignation provision listed in the Act, nor have any of us ever 
seen this in a set of Bylaws.

The Act also contains a bit of a ‘get out of jail free card’ that 
would cover circumstances where you’ve remained in office 
too long. Section 28(9) specifically provides that for properly 
elected or appointed Board Members all acts done in good 

condo insider

faith are valid even if later it is discovered 
there was a defect in the member’s 
continuance in office. 

What is the potential legal 
consequence if you don’t hold  
your AGM?
Bluntly, in failing to hold your AGM 
within the 15 months prescribed you are 
guilty of improper conduct as defined 
under section 67 of the Act. So, what is 
the consequence? 

Under section 67 of the Act an 
interested party, which includes 
Owners and lenders, can bring a Court 
Application seeking an Order compelling 
you to hold your AGM. Alternatively, 
rather than going to Court the Owners 
representing 15% total Unit Factors can 
requisition an SGM under section 30 
of the Act. The Corporation then has 
30 days to convene the meeting, failing 
which the Owners who requisitioned the 
meeting can convene it themselves.

So, what is the consequence of failing 
to hold your AGM? If no one is causing 
a fuss then really there is none. You can, 
and in fact must, still be conducting 
business. You’re not going to be punished 
and you’re not going to be fined for not 
holding your AGM. Keep everyone 
informed of the efforts you’re making 
to convene the meeting, let them know 
about the business being conducted, 
send out your financials, and send out 
your reports. If you keep your Owners 
informed, they will know that you’re 
doing your best and hopefully will show 
some understanding and patience while 
you’re working your way through the 
mess that is COVID-19. 

If you do decide to go ahead with a virtual AGM, it would 
be best if you pass an ordinary resolution at the start of 
the meeting allowing for the meeting to proceed and be 
held virtually.
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specs and rates

deadlines

production
requirements

advertising 
submission

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.

Advertising in the CCI Review is now even easier! Please go to  
https://conventionall.swoogo.com/CCISA_newsletter20-21 and complete 
the online form. With your contact information, ad size, and the edition(s) 
you would like your advertisement to appear in selected, you directly 
upload the advertisement and an invoice/receipt is generated immediately. 
By streamlining the process CCI South Alberta is able to  
better mitigate a timely delivered newsletter quarterly!
 
Questions or concerns, can be forwarded to: admin@ccisouthalberta.com.

The CCI Review provides the following specifications to ensure the highest 
quality for ad reproduction:
•	 colours must be converted to RGB;
•	 minimum resolution of 300 dpi for all images;
•	 completed ad must be submitted as high resolution PDF or EPS;
•	 all ads, except full page ads, must have defining border on all sides;
•	 do not use crop marks;
•	 ensure all artwork is embedded and all fonts are set to outlines.

	 Eighth page	 3.39 	 x 	2.40 inches	 $75

	 Quarter page	 3.39 	 x 	5 inches	 $125

	 Half page (VERTICAL)	 3.39 	 x 	 10.22 inches	 $250

	 Half page (HORIZONTAL)	 7.08 	x 	5 inches	 $250

	 Full page	 7.08 	x 	 10.22 inches	 $400

	 Fall	 August 30	 September 30

	 Winter	 November 30	 December 30

	 Spring	 March 30	 April 30

	 Summer	 May 30	 June 30

a

b

c

d

e

newsletter advertising

a
b

c

d
e

	 EDITION	 SUBMISSION DEADLINE	 DISTRIBUTION

mailto:admin@ccisouthalberta.com
http://conventionall.swoogo.com/CCISA_newsletter20-21



