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Floods in Condominium Units:

Who

eople in Condominiums are

often confused when it comes to

water loss. Many don’t under-
stand what role the Corporation has or
why they even need to be involved. If
a flood occurs within a Condominium
Unit why isn’t it up to that owner
alone to fix the problem and repair
the damage? Under section 47 of the
Condominium Property Act (the Act)
a Condominium Corporation must
place and maintain insurance on the
Units and on the Common Property
against loss resulting from destruction
or damage caused by any peril prescribed
by the Regulations. Section 61 of the
Regulation requires the Condominium
Corporation insure for the “sudden and
accidental escape of water or steam from
within a plumbing, heating, sprinkler or
air conditioning system or domestic ap-
pliance that is located within an insured
building”. Note that the obligation to

By Stephanie Whyte

insure is with respect to the Unit and
Common Property. The Corporation
does not have an obligation to insure the
contents of a Unit, the personal property
of an Owner or to obtain or provide
replacement accommodation or rental
income insurance. None of those things
are mandated by statute nor are they in-

handles the repair?

k. WL

b

cluded under a standard Condominium
Policy of Insurance.

With the obligation to insure comes
the obligation to repair. When a loss
occurs, under section 47(6) of the Act
the Corporation’s insurer is first loss
insurance while an Owner’s insurance
is deemed to be excess insurance. The

(continued on page 3) =>
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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.
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Floods in Condominium Units:

The Condominium
Corporation needs to
protect the other Owners
and the building from the
consequences that can
result from a flood.

effect of this is that the Corporation
and the Corporation’s Insurer have the
first and primary obligation to handle
the repairs and to pay for the cost of
that repair, even if the damage is iso-
lated within a single Unit. If the loss is
under the Corporation’s deductible, the
Corporation must handle the repairs
and pay for the cost of repair directly.
When a flood occurs, the only
amount that is potentially recoverable
from an Owner (or the Owner’s Insur-
er) is the amount of the Corporation’s
deductible. It is a general principle that
the party with the obligation to carry
insurance has the financial obligation
for the deductible. It is possible, though,

Who handles the repair?

(continuation)

for the parties to assign responsibility
through contract, namely the Bylaws.
If the Bylaws are sufficient and the
circumstances match, the Corporation
may be able to charge the deductible to
an Owner. If the Bylaws are silent no
recovery is possible.

The Corporation’s obligation to
respond is not contingent on the affected
Owner being in good standing or having
insurance of their own, but is an absolute
obligation. It isn’t always fair but it is nec-
essary. Should a water loss incident not
be addressed properly, it could lead to rot,
mold, and impact the structural integ-
rity of the building. The Condominium
Corporation needs to protect the other
Owners and the building from the conse-
quences that can result from a flood.

m——\cLEOD
(] RV

For further information about this or other issues
relating to Condominium living, please contact the
author, Stephanie Whyte at 403.254.3687 or any
member of our Condominium Law Group.

2015/2016 year at a glance

Luncheons

September 24, 2015 — Annual General Meeting

October 29, 2015
November 26, 2015
January 28, 2016
February 25, 2016

Events
November 6 & 7
June 2016

March 24, 2016
April 28, 2016
May 26, 2016
June 23, 2016

3rd Annual Conference and Trade Show
18th Annual Golf Tournament

For more information on chapter events please visit www.ccisouthalberta.com

All luncheons are held at the Coast Plaza Hotel & Conference Centre, 1316 33rd

Street N.E. Registration notices are emailed to members three to four weeks in advance.
CCl is always looking for volunteers to speak at our luncheons. If you are interested,
please contact Melanie at 403.253.9082 or administrator@ccisouthalberta.com

SUMMER 2015 | CCIl REVIEW 3


http://www.ccisouthalberta.com
mailto:administrator@ccisouthalberta.com
mailto:administrator@ccisouthalberta.com
http:/www.ccisouthalberta.com

- New Concept Management Inc. C(‘ ( ) a I ( )
| l Condominium Management Through Integrity, Fidelity and Professionalism [ ] t I t
Leading the way...
Since 2005, New Concept Management Inc. has established itself as one of
Calgary's leading condominium management companies in Calgary, Alberta. a I I l l Ou I | C e a

Why we are the best choice...

New Concept Management Inc. prides itself on managing all dealings with a
hands-on approach, we listen, we communicate and we follow through. One of our new eve l I t
main goals is educating condominium corporations, boards, owners, and residents in

order to achieve the highest standard of living possible.

What makes us different... ‘ 7 e l l ue !
New Concept Management Inc. believes that maintaining and building relations )

with all parties involved in condominium management is key to effective
communication.

This value ensures that condominium corporations, boards, owners, and
residents are all informed and up-to-date on the workings of the condominium.

We are here for YOU...
To learn more about New Concept Management Inc. and what we can offer,
please visit our website at www.newconceptmanagement.com, email us at

info@newconceptmanagement.com or call 403-398-9528. We would love to be of

service to YOU!

Stay connected with us ...

]3] ]in|

THE VENUE INCLUDES AMPLE FREE PARKING

“THIS IS
DRIVING
ME CRAZY!”

Finding the right insurance can be intimidating and confusing. BFL
CANADA, with its market leading Condo Protect insurance package,
takes the stress out of the process, providing coverage specifically
for condo living. As Condominium Specialists, BFL's Real Estate Team
undertands the risk posed by residential properties.VVe have designed CONDO PROTECT

insurance policies to specifically protect the corporations and their FROM
assets. For more information call toll free on 1-888-451-4132 or & BFL
email albertarealestate@bflcanada.ca 1\ ) CANADA
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Condo sanctions and you

Sanctions for failure to comply with condo bylaws — what does it mean for you?

By Maria Bartolotti

. Maria, can a Board impose
esanctions against residents that

reside in a condo for not complying
with the bylaws of the Condominium
Corporation?

o According to the Condominium
o Property Act of Alberta section
35 (1 - 6) it states that:

The corporation may impose
monetary or other sanctions on owners,
tenants and invitees of the owners or
tenants who fail to comply with the
bylaws. A bylaw under which sanctions
are imposed must

1. Set out the sanctions that may be

imposed, and

2. In the case of monetary sanctions,

set out the amount of the monetary
sanctions or the range of monetary
sanctions that may be imposed.

A bylaw under which sanctions
may be imposed may be general or
specific in its application and must be

reasonable in the circumstances for
which it is imposed.

In other words, you cannot charge
a sanction against a unit because you
do not like the owners or because they
made you mad.

If a person fails to abide by a
sanction or to pay to the corporation
a monetary sanction imposed under
a bylaw, the corporation may proceed
under section 36 of the CPA to enforce
the sanction.

Section 36 (1) states, that if a person
fails to comply with a sanction or to
pay a monetary sanction imposed
pursuant to a bylaw, the corporation
may, in respect of the contravention,
take proceedings under Part 4 of the
Provincial Court Act to recover from
the person a monetary sanction, or
damages, in the case of any other
sanction, in an amount not exceeding
the amount that may be granted in
damages under the Provincial Court

condo exchange

Act, or take proceedings in the Court
of Queen’s Bench to recover from the

person.
To learn more about Enforcement
of Sanctions, please visit our website at
www.newconconceptmanagement.com
, scroll to resources and click on the
link for Condominium Property Act.
Until Next Time... cci

B Reprinted from Condo Living Magazine

C(Cl Condominium Management Course

Condominium Management 101

October 22, 2015
February 18, 2016
May 12, 2016

6:00pm — 9:30pm
6:00pm — 9:30pm
6:00pm — 9:30pm

Condominium Management 100

November 7, 2015

9:00am —4:30pm

Condominium Management 200

January 6 & 16, 2016

9:00am — 4:30pm

Condominium Management 300

April 21, 28 & May 5, 2016

9:00am — 4:30pm

Courses are held at the Coast Plaza Hotel & Conference Centre,
1316 33rd Street N.E. To register or for more information contact
tel: 403.253.9082 fax: 403.2201215 email: administrator@ccisouthalberta.com
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Clear‘Vu

McLEOD
TR

Condominium Law &
Homeowner Associations

Thermal Pane Restoration

Since 2004

Moisture in your Windows?
A dedicated legal team to the

H
multi-family industry and those Don’t replace'"RESTORE"

who develop, manage, operate

and own condominium properties. Moisture Removal
Caulking

Hardware Replacement
Weather Stripping
Glass Replacement

Custom Glass Design

403.246.8805

clearvucanada.com
www.mcleod-law.com o

o o o o o o

ACMACC] e REIC PRESERT

NOV.6&T 2015 AT WINSPORT

AT CARDA O TREK

THE ALBERTA CONDOMINIUM AND REAL ESTATE COMNFEREMNCE 2016

MEET WITH INDUSTRY EXPERTS, THOUGHT LEADERS AMD TREND SETTERS

A FULL DAY OF HOT BUTTON ISSUES: MULTI-FAMILY RECYCLING, FINANCE
BILL # FALLOUT ASBESTOS ABATEMENT, AMD THE RAPID FIRE LEGAL PANEL
KEYNOTES FROM LIESBET TRAPPENBURG AND CHERYL BERNARD

LS O MO & FOR THE

TRADESHOW..c.RECEPTION

STARTING AT 5:00 BM.
DELEGATE REGISTRATIONM 5150
SPOMNSORS FROM $250

FOR HORE BFORMATION

WWW.ACRCONFERENCE.CA
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ProStar
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condo insider

Dealing with Asbestos, Emergencies
and Property Management

erhaps you've been lucky enough

to avoid emergency situations

in condominium buildings.
Chances are, somewhere along the way,
you’ve experienced water damage, sewer
backup, fire or another type of disaster.
There are some key things to know
about asbestos before disaster strikes.

o Properties built prior to
1990, should consider hiring an
environmental hygienist to complete an
Asbestos Survey or full Environmental
Survey. From the survey, implement an
Asbestos Management Plan; this will
help long term cost of asbestos testing,
as there would be no need for additional
testing on each emergency situation.

« If there is no Asbestos Management
Plan created, keep all asbestos testing
on file in an easily accessible place.

« Asbestos was used in many
applications, to see a full list of uses
please see the Alberta Asbestos
Abatement Manual, pages 8-10 (http:/
work.alberta.ca/documents/Asbestos-
Abatement-Manual.pdf)

« Testing is the law where asbestos
is suspected on any jobsite. Property
Managers are responsible to inform
contractors of known safety hazards
including asbestos to avoid negligence
claims.

o There are three risk categories of
asbestos abatement: low, medium and
high. The higher the risk of the project
classification, the more controls that are
required. Hence, the higher the risk,
the higher the cost.

« Alberta
Occupational Health ’
and Safety requires
the notification to be
given 72 hours before
removing or abating
asbestos projects, or
for demolishing or
renovating a building or
equipment containing
asbestos.

« Although Alberta
Occupational Health
and Safety requires
notification of all
asbestos abatement
projects, the emergency notification
of project is not stipulated in the
legislation. The Department is flexible
where there is a need to carry out
the work immediately. Delays in the
construction schedule do not constitute
an emergency.

It is important for Property
Managers to understand their role
and responsibility in an emergency
situation, where there may be asbestos
present; along with the safety of all
involved parties, along with your
personal and employers’ liability.

Property Managers can protect
themselves by:

« Hiring COR or SECOR Certified
(http://work.alberta.ca/occupational-
health-safety/cor-how-it-works.html)
contractors that have an audited safety
program — this shows an additional
due diligence to safety as their safety

programs are externally audited for
compliance to OHS requirements and
industry best practices.

o Always check WCB clearance
certificates for all contract employees
working on site.

« Ensure contractors that work
with items having a high probability
of Asbestos containing materials have
Pollution Liability rider i.e. restoration
contractors, plumbers, etc. This rider,
shown as a specific line on the CGL
certificate, provides specific coverage in
the event of an unintended release.

Provide contractors a copy of the
building’s Asbestos Management Plan
or any testing results in advance.

« Communicate the presence of
asbestos to homeowners and tenants
and tightly control renovations to
areas involving Asbestos Containing
Material (ACM).

ProStar Cleaning and Restoration’s commitment is to a Job Done Right and the safety of our clients, residents, our workers, and sub-trades is always

first and foremost especially during an asbestos abatement. ProStar is happy to educate our client by providing classroom-style information sessions.
Book your Asbestos Abatement Lunch & Learn today by calling Sheena DeVries-Brown @ 403-234-7827 or by emailing sheena@prostarcleaning.com
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JiuACMS

ACCREDITED CONDOMINIUM MANAGEMENT SERVICES LTD.

CRYSTAL DELEY, RPA, ACM, CMOC

President

OFFICE PHONE 403-253-7525
8, 11010 - 46t STREET S.E. DIRECTLINE 403-258-4200
CALGARY, AB T2C 1G4 FAX 403-253-0673
www.acms.ca EMAIL crystal@acms.ca

Specializing in
Condominium Insurance Appraisals
and Reserve Fund Studies

Commercial / Industrial / Multi-Family Residential

Ph: 403-241-2535
Fax: 403-241-1120
TF: 1-866-941-2535

@FT.-!"EEPF F E-mail: info@relianceconsulting.ca

(DLARLYN &%

Contact Michael Holmes, President & Broker

403.693.0022 x 3304

mrhalmes@larlyn.com

40 years of \ @
tailored solutions "< ¢
to fit you /IR
better! §

Condo Experts offering award winning
service excellence and best practices with
a team approach customized specifically to
the needs of our clients.

www.larlyn.com

we believe people make a house a home
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ccl news

MAKE A DIFFERENCE:
Join a CCI committee

s the CCI South Alberta chapter moves toward
Aa more committee-based structure we are

encouraging our members to join one of our
exciting committees. Six committees are currently
seeking new faces. If you feel you have the time, drive and
commitment to join our committees, please contact our
administrator Melanie at 403.253.9082 or administrator@
ccisouthalberta.com.

Awards and Recognition. The Recognition committee
oversees and reviews the national ACCI, FCCI and DSA
award submissions, as well as local chapter awards and
implementing the new Chapter of the Year award.

Communications.
The Commu-
nication com-
mittee oversees
and implements
new initiatives in
media communi-
cations, including
the newsletter and
website.

Education.
The Education
committee is
involved in all educational aspects of the chapter, such as
our 101, 100, 200 and 300 courses, seminars and monthly
luncheons. The committee is responsible for new course
development and all educational material.

Membership. The Membership committee is responsible for
recruitment,membership growth incentives and retaining
memberships.

Government Communications Initiative. The Government
Communications Initiative committee corresponds

with municipal officials in southern Alberta in order

to be actively involved in changes to the New Home
Warranty program and to bring forward issues pertaining
to condominium living on a municipal level.

Trade Show. The Trade Show committee is working on a joint
venture with ACMA and REIC to organize a trade show for

the CCI South Alberta chapter and other organizations.  [&d
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your condo
connection

As | am just returning from the Windsor Leader’s
Forum, | am feeling exhausted yet refreshed, ac-
complished yet insignificant, and enlightened yet
confused. There was so much good information
flowing every second that no one person could
possibly have absorbed all the wisdom, the lead-
ership and the support that flowed-freely from
member to member! The forum started with a few
formal, interactive sessions wherein some of our
thought leaders shared their successes and chal-
lenges in running their Chapter activities.

Andrew Fulcher, from South Alberta Chapter,
shared some pearls of wisdom about how their
chapter revitalized their seminar program by
bringing in speakers from across the various other
chapters to “freshen-up”their events. This change
in perspective led to increased attendance at their
Lunch and Learn seminars, and attracted new par-
ticipants that had not been involved in the past.
Speakers like Murray Johnson from Toronto and
Area Chapter, and Jim Davidson of the Ottawa
Chapter gave their time to help his Chapter achieve
new successes in their seminars.

Doug Shanks, from Northwestern Ontario Chapter,
reiterated the thoughts of Andrew and demon-
strated the added benefit of the National support
by helping to get two guest speakers to Thunder Bay
for their members later in the day during his pres-
entation. Armand Conant, from Toronto & Area

CClI NATIONAL NEWS

Chapter, and Jim Davidson both travelled there and
presented on various legal matters which helped
the Chapter reach a new and renewed audience.
Doug described the process as having relieved the
Chapter members of “speaker fatigue”, while adding
a higher public profile to the local chapter and so
much so that the local media covered the events.

Theresa Girardin, the Membership Chair of their
London & Area Chapter, shared the challenges of
a retaining membership. Some of the jewels of
wisdom that she was able to share included per-
sonally calling members who had not renewed
their membership during the previous member-
ship cycle. Many of those members were eager to
rejoin as they did not intentionally let their mem-
bership lapse, but may have changed Manage-
ment or had other challenges that simply did not
let them renew. She also suggested that Property
Managers might be willing to distribute the mem-
bership forms to their clients, or even put them
into new sale packages.

THE NEWSLETTER OF THE CANADIAN CONDOMINIUM INSTITUTE/INSTITUT CANADIEN DES CONDOMINIUMS

Message from the President

BY BILLTHOMPSON, BA, RCM, ACCI, FCCI
CCI NATIONAL PRESIDENT

Paul Saum, Membership Chair from South
Saskatchewan Chapter, wowed the crowd with the
vast effort that he had put in to personally deliver
membership forms to hundreds of condominiums
within his area, and track their returns. This grass
roots, hands on, personal sales approach gave their
chapter the largest percentage growth of all chap-
ters this year. Paul was honest enough to admit
though that he was part of “Geezers’ Incorporated”
and that he and Gerry Cairns, both being retired,
had found a new purpose which helped them
avoid the “morning mall walks” and the “afternoon
couch surfing competitions™ His humorous pres-
entation clearly drove home his message that there
are plenty of volunteers who would love to help, if
you just ask!

Later on Thursday, some of our members reviewed
how technology, websites and social media were
no longer optional in the running of a successful
Chapter. Sally Thompson shared the keys to a suc-

continued. ...

I Irwyy 1,
GET INVOLVED!! by Yy ; &
(Cl chapters are always looking for dedicated and enthusiastic \\L \'l J:
volunteers! Put your passion and expertise to use! ~‘—° 2 \}{ vf J ac
For more information, please contact your local chapter. "9 v v v °\:

Contact information can be found at
http://www.cci.ca/CONTACTUS/chapterlocations.asp
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Message from the President
Cont’d.

cessful website, with a reminder to keep the target
audience in mind. Marc Bhalla described why
making information accessible on your public
website, and through various social media forums
would actually increase CCI's profile and help drive
membership through recognition. Search engines
that rate websites cannot rate private areas of a
website, and as such, our potential members are
not finding us because our knowledge is hidden
away. Alison Nash reviewed the newly updated
National Website and described what the improve-
ments were, and how the CCl branding and search
engine optimization had been highly prioritized
during the update.

The last formal seminar had Bob St. Laurent and
Tania Haluk talking about harnessing the power of
sharing resources, materials and knowledge with
the other local Chapters. Bob talked about how all

&

of the Atlantic provinces have ended up sharing
their educational materials since their legislation
is so similar, which enabled them to move forward
with their seminars much more rapidly than they
could have individually. Tania talked about the
sharing done through the Ontario Caucus, which
is a committee of members from all seven Ontario
Chapters, and how that cooperation allowed more
influence and sharing of ideas, materials and ob-
jectives for the benefit of all Chapters.

That night, the local Windsor Chapter thrilled us all
with a guided tour of the Hiram Walker Museum,
and a history lesson in a wonderful format called
a “Rum-Runners Tour”. We all got a new respect
for the prohibition ingenuity and a great example
of how to take advantage of the conditions of your
time. There is opportunity everywhere if we just
look for it!

[ am sure that | speak for the nearly 90 attendees
at this semi-annual Leaders Forum, when | say that
we learned a lot about Windsor and its economy;

CCINATIONAL
ANNUAL GENERAL MEETING

but mostly the gracious, friendly, generous manner
in which the Chapter received us as though we
were VIP guests in their city. Thank you goes out
to Bill Norris and all of his wonderful Board for truly
outdoing themselves in every single aspect of their
hosting duties. | know | said that no one would
ever host a better Leaders Forum than Winnipeg
did last year, but I have been known to be corrected
on occasion! Thank you to everyone who helped
out, participated, and attended. So my last“Thank
You” goes out to CCl National and all the people
there who helped to make this happen! These ses-
sions always breathe new life into me, and regen-
erate my batteries to continue volunteering for
such a great organization, and | hope they do for
you also.

Proud to be your President.

-
et
e
e o
_r' - -

PLEASE MARKYOUR CALENDARS FORTHE 2015
NATIONAL AGM AND AWARDS BANQUET

DATE: Thursday, October 22,2015 | TIME: 5:30pm
LOCATION: Chelsea Hotel, Toronto | 33 Gerrard St. W., Toronto

The AGM will take place in conjunction with the 2015 Fall CCl National Leaders’ Forum, which
is scheduled for October 22-23, 2015. Don’t miss the updates of the activities of the National
Executive Board, and of the national committees and chapters. The meeting will provide an
opportunity for members to network with other members of CCI.

The National Awards Dinner will take place following the AGM, where CCl will present and
honour recipients of the CCl 2015 national awards — the FCCl and DSAs, Chapter of the Year,
and Newsletter of the Year.

Watch the CCl national website — www.cci.ca — for more information!

your condo connection

CALL FOR NOMINATIONS

CClI National is seeking members who have shown a dedication and commitment to the success of
CCl and have the desire to take a national leadership role within the Canadian Condominium Institute.

For information on eligibility, election process and nomination form, please visit the CCI-N website at:
www.cci.ca/CCINATIONAL/nationalnominations.asp

CCl NATIONAL NEWS
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Condo Cases Across Canada

BY JAMES DAVIDSON, LL.B., ACCl, FCCI
NELLIGAN O’BRIEN PAYNE, OTTAWA

Itis my pleasure to provide these brief summaries of recent
condominium Court decisions across Canada. | don’t pro-
vide summaries of every decision rendered. | select a hand-
ful of decisions that | hope readers will find interesting. |
hope readers enjoy this reqular column of the CCl Review.

Note to readers: In B.C.,, condominium corporations are
“strata corporations” and in Quebec, condominium corpo-
rations are “syndicates”.

Note: This publication contains only a handful of this quarter’s summaries. (C/
members who would like to see the rest of this quarter’s summaries can find them
at the Condo Cases Across Canada website: www.condocases.ca The current pass-
word is “condocases”

James Davidson LLB, ACCI, F(CI, Nelligan O'Brien Payne, Ottawa

THE HOT TOPIC - The definition of family and a

finding of bad faith. The dilemma of the dissenting
director.

Arecent case in Ontario, dealing with a condominium’s struggles
to establish a definition of “family”, included a finding that one
of the directors had acted in bad faith. The case deals with the
responsibilities — and the dilemma - of the dissenting director.
Here’s my summary of the case:

Ballingall v. Carleton Condominium Corporation No. 111
(Ontario Superior Court) April 21,2015

Condominium corporation given opportunity to pass rule to
establish definition of family. One of the directors found to have
acted in bad faith

The condominium’s Declaration contained a provision stating that the units
could be used only as private single family residences — but contained no
definition of the term “family”. The corporation’s legal counsel recom-
mended that the corporation pass a rule to establish a definition of family.
Otherwise, the narrow definition endorsed by the courts in other cases
might be imposed upon the condominium corporation. [See Nipissing
Condominium Corporation No. 4 v. Kilfoyl (Condo Cases Across Canada Parts
28 and 30, November 2009 and May 2010) and Chan v. Toronto Standard
Condominium Corporation No. 1834 (Condo Cases Across Canada Parts 33

In 2012, a majority of the board voted to proceed with a proposed rule
to establish a definition of family. The proposed definition excluded
groups of unrelated persons who did not intend to live together per-
manently (such as most groups of cohabiting students). The rule also
included a provision grandfathering or exempting existing occupants
from the provisions of the rule. In accordance with the board’s majority
decision, the proposed rule was prepared for presentation to the own-
ers (for a vote).

One of the directors, MacMillan, did not agree with the proposed rule.
MacMillan resided in the condominium, but also owned (and leased)
anumber of other units. He felt that landlords should be able to con-
tinue leasing to unrelated persons (such as groups of students). He
felt that the new rule was a threat to his investments, and to the in-
vestments of many other owners. He campaigned actively against the
rule, seeking to persuade owners to vote against it.

At the AGM on June 17, 2013, the proposed rule was voted down — 78
for to 127 against.

One of the directors, Ballingall, subsequently resigned from the board
and started this Court application along with three of the other owners,
for the following relief:

a) An order requiring that the condominium corporation enforce
the “single family use” provision in the Declaration;

b) A declaration that MacMillan had acted in bad faith;

¢) A declaration that the condominium corporation had acted op-
pressively, by unfairly disregarding the interests of the Appli-
cants.

After the application was commenced, the reconstituted board (still
including MacMillan) met with legal counsel to revisit the possibility
of passing a new rule to establish a definition of family. The board
then prepared a new rule containing the same definition (as in the rule
that had been voted down) but a different grandfathering provision.
The revised grandfathering provision included grandfathering of ex-
isting owners as long as they confirmed that their understanding (at
the time of their purchase) was that they would be able to lease their
unit(s) to unrelated persons. This proposed new grandfathering would
exempt the units of those owners (from the definition of family), while
they were owned by the grandfathered owners, for a period of ten
years. Therefore, one of the key issues on the application was: Should
the condominium corporation be permitted an opportunity to pass
this new rule? The Court held as follows:

and 39, February 2011 and August 2012).] continued. ...
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a) The Applicants were entitled to have the “single family use” provision
in the Declaration enforced.

b) However, the condominium corporation should be permitted an op-
portunity to pass the proposed new rule, but with a modified grand-
fathering provision. The Court said that grandfathering of occupants,
and also grandfathering of certain owners, did make sense in this
case. However, the Court said that the proposed grandfathering pro-
vision was not reasonable or in keeping with the Declaration. Among
other things, the Court said that the ten-year grandfathering was
too long. The Court said that three to five years would be more ap-
propriate.

¢) MacMillan had acted in bad faith, up until the commencement of
the Application (when he began to support the idea of a new rule).

d) The condominium corporation had not acted oppressively.

The Court’s decision including the following:

Once this litigation was commenced, the new Board moved quickly to pass
a new Rule) that mirrored the previous version (of the rule) passed by the
previous Board (under the leadership of Ballingall) aside from the grandfa-
thering provisions. In that the earlier version of the rule had been rejected
atan AGM due, in great measure, to the restrictive grandfathering provisions,
it was reasonable for the new Board to expand those provisions. . . Although
| have found that the grandfathering provisions in the new Rule are unrea-
sonable and inconsistent with the Declaration, the evidence is inadequate
to persuade me that the Board’s passage of the Rule amounted to an abuse
of power, a wrong of the most serious sort, or an act of bad faith.

The Board shall have 60 days in which to amend the grandfathering clause
(in the Rule) to be a truly temporary, transitional, provision to wean landlord
owners off rentals to multiple, unrelated, transient tenants not meeting the
expanded definition of “single family’; while at the same time being reason-
able and consistent with the Declaration. Failing the passage of such an
amendment, the Corporation must interpret and enforce (the single family
use provision) of the Declaration. . .in a fashion consistent with current On-
tario Law regarding the meaning of “single family residence” in the condo-
minium context.

BC Case — Getzlaf v. The Owners, Strata Plan VR 159 (British
Columbia Supreme Court) March 19, 2015

Owner had no right to install privacy screen

The strata corporation was required to replace a roof membrane (and the land-
scaping on top of the membrane). This work affected a patio area adjacent to
the strata lot of one of the owners. In particular, this “resulted in a loss of privacy
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and negatively impacted the aesthetics of (the owner’s) surroundings”.

The owner sought permission of the strata corporation to install a privacy screen,
but this was refused, pending completion of the project. The owner nevertheless
went ahead and installed a privacy screen; and as a result the strata corporation
levied fines against him. The owner then petitioned for the following relief:

A remedy for the actions of the respondent regarding the replacement
of the upper parkade membrane project.

That the respondent restore the upper parkade to its original design,
being a rooftop garden;

That the respondent restore the petitioner’s brick wall foundation such
that he can then install anchor posts for the installation of a fence;

That the respondent be enjoined from removing the petitioner’s existing
privacy screen without his authorization; and

A reversal of the fines levied by the respondent.
The Court dismissed the owner’s petition. The Court said:

The respondent (Strata Corporation) has not disregarded the petitioner’s desire for
privacy. It is in the process of obtaining estimates for the installation of privacy
screening, fencing, and plants for the benefit of units 103 and 104 (the petitioner’s
unit) that would be consistent in appearance with the rest of the strata complex.

Alberta Case — Owners: Condominium Plan No. 762 1302 v.
Stebbing (Alberta Court of Queen’s Bench) April 7, 2015

On appeal, cat permitted to stay as a grandfathered pet

The condominium’s by-laws permitted pets, but only with written consent of
the board. The board had not given consent for the owner’s cat, and the lower
Court held that the cat was in violation of the by-law. However, the lower Court
ordered that the enforcement of the by-law be stayed or delayed until the cat
either died of natural causes or was relocated. [See Condo Cases Across Canada,
Part 48, November 2014.]

The corporation appealed, arguing that the lower Court had not shown sufficient
deference to the corporation’s decision to require that pets be removed.

The Appeal Court noted that the board had decided, in 2012, to eliminate cats
from the building. This objective would be met by refusing new cats, and by
ordering the removal of all cats whose owners had not obtained written
permission from the board. Cats which had received permission at that time
were “grandfathered” and permitted to stay. The owner (Ms. Stebbing) had
moved into the building in 2010, but had never received consent for her cat.

The Appeal Court held that Ms. Stebbing should be permitted to keep her cat as
a “grandfathered pet” because the corporation had either permitted the cat or
had failed to take steps with reasonable haste to require its removal.
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EXecuTivE PROFILE

Kim Coulter, Acql, Feal
Coulter Building Consultants Ltd.

For the past 37 years, Kim's expertise has been
focused on the evaluation and problem comection
of malti-unét residential, commeercial, institutional
and recreational properties thioughout Nerth
America. This has ranged from bullding ervelape
perfarmance testing on low energy housing in the Canadian Arctic to
building conditian assessments of five star |unary resorts in Florida. With
this diverse understanding of the performance of beilding claddings, in
1993 Kim was appaointed by the Canadian Commission on Bullding 2nd Fire
Codes 1051t as a member on Part 5 of the National Building Code of (anada
Saanding Committee on Environmental Separation. This section of the code
deals with buiiding envelope design as it applies to buildings other than
singhe familly housing. He was 3 committee member until 2008,

In 1997 Kim established Coubter Building Corsultants Ltd., Consulting
Engineers & Building Scientists, with a specific focus on condaminium

MARK YOUR CALENDARS
FOR THE FALL NATIONAL MEETINGS

18 = National Council and National Committee Meetings

engineering. In 1999 he was invited to become a board member of the
Golden Horseshoe (hapter of (0 and twa years later became its Board
President until 2009, when he became Board Chadr, Kim i sfill on the GHC
beard. Kim has been on the CCl National Councl and Executive Board since
2006, He regeived his ACCH [engineering] in 2001 and FCCl in 2007, Heis
a featured writer fior (01 and ACMO (Association of Condominium Managers
of Ontario) and has spoken at numencus condominium and building
schence related conferences and seminars across Canada,

Since 2011, Xim has been a member of Burfington Joseph Brant Hospétal
Bullding and Facilities Committes, advising the Board of Governors on the
9312 milon redevelapment project which broke ground earlier this year.

Kim served for eight years as Boand President of the condominium corpo-
ration whene he lives, and experienced firsthand, the unique challenges
and rewards that ome often reads about in CC1 National News. &
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Manitoba Chapter — Manitobas

new Condominium Legislation came into effect on
February 1st of 2015 and our Education Committee
has delivered an exciting program to address the
needs of the various constituents of (Cl including
dedicated sessions for boards and property man-
agers. To date we have had four full education ses-
sions on the Act and seven Lunch and Learn sessions
—avery full program indeed!

The Property Tax Fairness Campaign is continuing to
make inroads and foster relationships with politi-
cians at both the municipal and provincial level.
Change of the type we are seeking takes time and
significant effort. This initiative continues to be im-
portant to our members.

We have managed a significant increase in our mem-
bership this past year. We are up from 302 members
last year to 319 members this year. While this is
partly attributable to the need for education driven
by the requirements of the new condominium legis-
lation | would also like to suggest that itis due to the
quality of our newsletter and programming.

Several of the CCl board and our administrator at-
tended the recent (Cl Spring Leadership sessions in
Windsor, Ontario. Windsor did a phenomenal job at
putting together the conference. We extend our
thanks to the Windsor Chapter for their hard work
and to CCl National for the quality of the education
sessions. | believe those from our board who at-
tended were inspired by the sessions and we have
returned to Manitoba with new ideas and renewed
enthusiasm.

Along with our core services of Education and our
Newsletter in 2015 — 2016 you will see a more visi-
ble social media presence for Manitoba Chapter.

Pamela Pyke, President
(CI Manitoba Chapter
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Newfoundland & Labrador

Chapter — | regrettably missed the June

Seminar in Windsor but our Education Chair, Dave
(umming attended and he certainly gave a glowing
report on the event to us at our last meeting. That
was not a surprise to me having been the beneficiary
of many of those events. As a result of that meeting,
we decided that we will have two people from our
Chapter attend all future National meetings, when-
ever possible. We are doing well financially and we
thought it well worth the cost to have other Direc-
tors from our Board attend future meetings.

Our Chapter has been busy during the winter and
spring preparing for our renewals, spring seminar
and newsletter. We normally do not have a lot of
activity during the summer months, however, this
year our Education Committee is quite busy putting
the finishes touches on the roll out of our first Direc-
tor’s Course. It has taken a lot of hard work and the
better part of a year to bring it together, and our
Chapter is very grateful to Dave who took the lead
and completed most of the work on this project. As
it nears completion, we still have a daunting task to
secure suitable people to teach the course material.
We believe we can do the entire course in one day,
preferable on a Saturday. If there is enough interest
we hope to offer it several times throughout the fall
and winter.

If any of you have had the good fortune to visit our
Province, you know that we have a small population,
but we are geographically vast. It is interesting to
see our Chapter being promoted across the large ex-
panse of this Province. Most of our Newsletters pres-
ent a “Feature Condo” on its cover and contains an
article on that Corporation. Qur last Newsletter’s
“Feature Condo” was a Corporation from Corner
Brook which is on the west coast of our Province.
Directors of that Corporation have also travelled to

St. John’s to attend several of our Seminars. Itis an
eight hour drive or nearly an hour’s flight between
those cities and it is certainly not a one day trip. On
the horizon, rumour has it that we are also being
scouted by Labrador City!

Carol Burke, President
(CI Newfoundland & Labrador Chapter

North Alberta Chapter -

(CI North Alberta recently held free seminars in Fort
McMurray, Grande Prairie, and two sessions in Ed-
monton during the months May and June to high-
light the new changes in the Condominium Property
Act that was passed in December 2014. More than
500 individuals attended these sessions. Many
thanks to condominium lawyers Victoria Archer and
Hugh Willis for generously donating their time and
efforts in providing these seminars.

(Cl North Alberta held the 6th Annual Conference
and Trade Show in Edmonton on May 29th and 30th.
Once again we grew the number of attendees and
participants to new heights, and the feedback we
received was very positive. | want to express my
gratitude to all the presenters and sponsors for mak-
ing this conference such an amazing event. Partic-
ularly, I want to thank HUB International Phoenix
Insurance Brokers for their title sponsorship; we
could not provide these events in an affordable way
without our business partners and members.

This summer is not going to be restful for the CCl
Board of Directors, with multiple projects on the go
for our chapter. We host our Annual Golf Tournament
on August 18, 2015 at the Eagle Rock Golf and Coun-
try Club, which is going to be our largest yet based
on registrations so far.

We are in the process of re-writing our constitution,
continued. ...
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Chapter Chatter Cont'd.

as well as our course materials related to the Con-
dominium Management 100-300 Series. Our Board
of Directors is attending an all-day retreat on July
17,2015 to set the goals and direction for the 2015-
2016 year.

I am very pleased to announce that long time mem-
ber Alan Whyte has been hired on as of June 1, 2015
in the capacity as Assistant to the Executive. He has
been so critical to our success this past month, at-
tending a number of sessions with the Alberta Gov-
ernment which includes discussions related to the
Condominium Property Act and its regulations and
as a committee member on the implementation
committee for property management licensing. Hir-
ing Alan alongside our long time administrator Joyce
Schwan has allowed (Cl North Alberta to build ca-
pacity as an organization to engage in new educa-
tion, membership, government advocacy, and
communication goals.

Enjoy the rest of summer!

Anand Sharma, President
(CI North Alberta Chapter

North Western Ontario

Chapter — The North Western Ontario
Chapter had a great year again.

We made a concerted effort to improve attendance
atour seminars, and engage the directors of condos
and owners of condo units. We had a seminar in the
spring of 2014 on Condo reform and Armand Conant
of Toronto was our guest speaker. There was a great
turnout. We are having Armand attend again in the
fall of 2015 to continue the Condo Reform and he is
now going to comment on the draft legislation put
forward by the Province a month ago.

continued. . .
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Thank you to our sponsors:

PLATINUM LEVEL
CCl National
Elia Associates
Gordon B. Lee, CA
Smith Valeriote Law Firm LLP
Thielk Yoker LLP

Beautiful Day ‘for a golf gamél
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Alpine Construction
CCl Ottawa & Area Chapter
Cohen Highley Lawyers
Huron Shores Property Management Inc.
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RBC Wealth Management
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A packed room at the sessions
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Chapter Chatter Cont'd.

These kinds of presentations were made possible with a special one-time grant
from CCl National, and have raised the awareness of CCl in our district and has
reinvigorated our seminars.

(CINWO has been making an effort to get into the 21st century communications
and social media. We are revamping our web page and looking at Face Book and
Twitter as a way to connect with the condo community.

We are making concerted efforts to get email addresses of the officers and
directors of all of the condo corporations in Thunder Bay and the area, so that
we can communicate better, cheaper and faster with our newsletters (including
Nationals revamped electronic newsletter) and seminar information.

Our newsletter committee is getting more advertising from our members and
also having more articles about our members. The newsletter is a professional
looking product and improving with every issue.

The North West of Ontario is growing its condo community each year, and more
and more people are moving into condos. This is consistent with the demo-
graphics of the north changing as the population ages. As the Byrds once sang
inthe 60's,” .... for the times they are a changing ....."

Doug Shanks, President
(CI North Western Ontario Chapter

TO ATTEND THE 19TH ANNUAL
CONDOMINIUM CONFERENCE

UPCOMING EVENTS

Golden Horseshoe Chapter:
September 24, 2015 - AGM

Huronia Chapter:
September 18, 2015 - Condo Conference and AGM
September 26, 2015 — North Bay Forum

Manitoba Chapter:
October 1, 2015 — AGM and Fall Seminar
October 7, 2015 — CCl President’s Club

Ottawa & Area Chapter:
September 2015 - CCl/ACMO Conference and Trade Show (Kingston)
October 2015 — AGM and Seminar
November 2015 — Fall Directors Course

South Alberta Chapter:
Fall 2015 — CM 100 Level Course
Winter 2016 — CM 200 Level Course
Spring 2016 — CM 300 Level Course

Toronto & Area Chapter:
July 8, 2015 — Condo Fraud Seminar
September 17, 2015 — The Utility Jolt. . . Shocked Again!
September 29, 2015 — Level 101 Course
October 14, 2015 — Level 102 Course (Condo Governance)

Chapters are adding new events all the time, check back with your local chapter
to get an updated list of events in your area!

o and A Che

PARTNERSHIP FINE & DEO
W |TH ' Bam:ir:xis‘nn\:mors

PRESENTED BY: ACMO ‘ o
IN

Two days of educational sessions for professional condominium managers,
condominium directors and other professionals working in the industry;

The largest condominium industry trade show in Canada.

who became a double amputee when he lost both
legs in a freak rock fall on a remote Australian island
18 years ago. Macdonald’s story is one of perseverance
against death-defying odds.

our ever popular Rapid Fire Legal session along with

Rapid Fire Engineering and Rapid Fire Insurance
Health & Safety

Shared Facilities

The Great Director Debate

AGM’s

Status Certificates and much more
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November 13-14, 2015

Toronto Congress Centre - North Building

VISIT THE CONFERENCE WEBSITE FOR FULL PROGRAM
DETAILS:

#leadingtheway
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condo insider

The Condominium Risk

Of No Community

t is no secret that Condominium

Corporations in Calgary are

seeing significant increases in their
insurance premiums and deductibles.
The increases are so significant that
it certainly cannot be a secret. Many
Boards are being faced with insurance
bills far higher than what is budgeted
and are finding themselves with
deductibles so high that they feel their
newly priced insurance is now only for
catastrophes.

The most troubling instance I have
encountered is a Condo that suffered
damage in the June 2013 Floods. The
following year at insurance renewal, in
order for them to maintain the same
level of coverage they had before the
floods, would have cost them a 600 per
cent increase in insurance premiums.
Shocking but true.

It is also very common to see other
projects facing 100 per cent plus cost
increases year over year, even without
having had any flood damage.

When my clients ask me why this
is happening, the most meaningful
explanation that I have is that the Condo
market has hardened. This means
that this class of business has been
unprofitable for insurance companies
for a number of years now and some
have exited entirely from writing this
business. Those insurance companies
that remain are tightening their
underwriting criteria, offering lower
limits of insurance, increasing rates and
deductibles and generally not competing
for business. By “not competing” I mean
using “take it or leave it” mentality when
providing quotes.

There are many reasons that the
market is so difficult and while they

By Devon Jacobs, Toole Peet Insurance

are important, I believe that one of the
contributing reasons is the overall lack
of communication and community that
exists all too often in our society and
in our Condominium Corporations.
This applies to the claims process, to
the Loss Control process, and the risk
allocation between stakeholders.

In 20 years of managing insurance
policies for Albertans, I have seen
my share of the good, the bad and
the ugly when it comes to claims and
subsequent disputes for Condos. All
too often the root cause of problems
and disagreements was lack of
understanding and/or communication
of the insurance and risk minefield
that must be navigated by Boards, the
Brokers and Property Mangers.

I believe that sound and thorough
risk management practices can be

applied to every Condo Corporation
by analyzing its bylaws and
determining where the risk lies for the
common property, the units and the
improvements and betterments.

Once the analysis has been done, a
plan can be executed to correspond with
unit owners to make sure all stake holders
understand their unique interest. This
correspondence must be accompanied
by resources for the unit owners to make
sure that their Unit Owner Policy covers
them when they need it.

I have seen a rental unit owner
hear from the building manager that
there was a water escape in his suite
because his tenant left a window open
in February and a pipe froze and burst
causing water damage in his high rise
unit and several units below. The total
damage was over $200,000. >
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The owner, who had nothing to
do with the open window, was levied
with a $50,000 contribution due to the
Corporation for repayment of the Water
Damage Deductible that was paid.

This was a valid action under
the bylaws, and that particular unit
owner (not my client thankfully!) did
not have the correct insurance on
his unit to pay this contribution.

As you can imagine this did not
end well for any of the stake holders.

When things go bad like this, people
become upset and may behave out of
character. We all know these things
can all too often lead to litigation.

I believe that understanding
and communicating about these

When we are not communicating and
understanding our risk we create an
environment in which claims become more
painful and cause further problems.

risks before they happen, is one of
many ways to foster community,
cooperation and understanding
within a Condo Corporation.
Ultimately a Condo is a group of
home owners who must collectively
manage the affairs of their homes.
Sometime my wife and I can’t agree
on when it’s time to get the furnace
cleaned. Managing projects large and
small takes many people volunteering
their time and to be effective the unit

owners must understand their risks

and their roles to help the process.
When we are not communicating

and understanding our risk we

create an environment in which

claims become more painful and

cause further problems. In fostering

community and understanding we can

work to improve our management of

risks faced by Condo Corporations,

and improve the insurance

picture for Condos in Alberta.

dms@divsouth.com = 218, 222-16th Ave. NE, Calgary, AB AR . 020.7376

immzliiiiiﬁﬁwm

changing market.

Diversified Management Southern provides a wide range of property management,
leasing, administrative, financial and insurance services. We specialize in the areas of
condominiums, multi and single-family dwellings and commercial properties.

We would like to thank you for your business and referrals. Your loyalty, support and
commitment have allowed us to continue to be cost effective and innovative in this ever

18 CCI REVIEW | SUMMER 2015


mailto:dms@divsouth.com

condo insider

Multi-use Strata Projects

Ithough many of us in the

condominium industry may

not yet have encountered them,
Calgary is experiencing increasing
Developer use of strata lots in the
design of multi-storey complexes. This
is creating unresolved condominium
governance and insurance issues. It is
hoped that this note will alert Board
members and, particularly, managers,
to some of these issues.

Strata spaces, or lots, are three-
dimensional parcels created in
development plans produced by
surveyors. Such parcels have boundaries
which are not determined by reference
to a physical surface (floor, wall,
ceiling, foundation), but are described
by reference to elevations. The parcels
can be created in an infinite variety of
shapes, including wedge and curved
shapes, and can be created so that they
are stacked or interlocked on, above or
below one another, and may contain
sides which extend vertically to infinity.
They can even project horizontally, at
some elevation below ground. Creation
of strata lots within a building, or
within several buildings comprising
a project, is useful in meeting a
Developer’s requirements in planning
mixed-use developments.

The implication for condominium
governance arises from the fact that
residential condominium towers are
being built within the boundaries of
strata lots. Some projects may contain
two or more condominium corporations
(each in its own strata space), plus non-
residential space, in an arrangement
of contiguous strata lots. For the
Developer, this structure accommodates
marketing of residential space within a
condominium tower and facilitates sale
of non-residential (office, commercial,
retail, industrial) space “free” of
condominium fees and control.

By Gerald Quigley

Importantly, strata lot ownership
in a single project/building makes
strata Owners mere neighbours. While
this may be of advantage to certain
strata Owners, it creates unresolved
governance and insurance issues for

a condominium corporation (as a
strata owner) located within such an
environment. To illustrate:

There exists no delegated authority

(for example, a Condominium
Board) which can obligate all strata
Owners to comply with fixed rules
of operation, or which can compel
contribution toward payment of
expenses which are, or which should
be, shared;

Among strata Owners, no statutory

controls exist to govern renovations
within a strata space, either as to the
nature of such renovations, the timing

of work, the use of qualified personnel,
the obtaining of related approvals,
or the existence of appropriate and
adequate insurance to cover such work;

3 Passage through driveways,
entrance lobbies, corridors,
elevators and stairwells by Owners
(including Owners of condominium
Units) and the invited public raises
issues of joint maintenance cost,
security, and liability, since such
passage can involve entry/exit and
passage over and through property
owned by separate strata Owners;

While the Condominium Property
Act requires a condominium
corporation to maintain insurance
coverage and, indeed, specifies the
nature and scope of such coverage,
no such obligation arises in the context
of strata lot ownership; >
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Fortunately, planning and development
regulators have now recognized a weakness
in governance of strata projects. City
Planners are requiring, in Calgary if not
elsewhere, that Developers submitting
plans containing multiple strata spaces
must include with the plan an agreement
governing many aspects of shared-use.

Separately-metered utility

consumption in a strata project
will raise few issues. The absence
of separate metering, however (for
example, in relation to water and sewer
services to the Project generally),
combined with differing consumption
patterns among users, can raise thorny
issues if shared cost is not contemplated
initially. Experienced condominium
managers will recognize the problems
which have arisen in residential projects
when the Developer, to maximize
profits, does not spend the money
necessary to install separate Unit
electricity meters and markets the
Project on the basis that “the condo fee
includes everything!”;

Shared building components/

services raise other governance,
maintenance and cost issues. The
concept of “common property”, in
the condominium context, will not
apply to services or components of the
building which are shared among strata
owners. Such services and components
may include structural systems, exits,
firewalls and fire separations, elevators,
and plumbing and electrical distribution

The occurrence of a fire in a strata

lot located below a strata lot
containing a residential condominium
tower will give rise to an obvious
insurance issue. Assume that the
condominium corporation’s insurance
is adequate to restore the condominium
property, but that one or more Owners
of adjoining strata spaces have
inadequate, or no, insurance coverage.
This could effect timing / adequacy
/ completion of restoration involving
access areas or shared services serving
the condominium corporation, but
which are owned by strata Owners over
whom the corporation has no control.
Complicated, indeed;

Since a condominium tower is
created within the boundaries
of a titled strata lot (with easements
through other strata lots as required for

My
__I ;
S

support columns, elevator shafts, utility
corridors and the like), the maintenance
of the exterior of the condominium
tower may, arguably, require reference
in the Bylaws to Managed Property. If
this is necessary, however, it is an issue
exclusively involving the Owners within
the corporation.

Fortunately, planning and
development regulators have now
recognized a weakness in governance
of strata projects. City Planners are
requiring, in Calgary if not elsewhere,
that Developers submitting plans
containing multiple strata spaces must
include with the plan an agreement
governing many aspects of shared-use.
The term ECR Agreement (easements,
covenants, restrictions) is now
commonly used to describe a contract
imposed upon strata Owners (including
condominium corporations) dealing
with joint use of components in a
project. Such agreements, by whatever
name, are critical. If you are involved in
a strata project, look for them, and learn
what they say — or fail to say.

Good governance practice in this
context obligates effected managers
and Boards, at minimum, to become
familiar with strata development
and the potential issues facing a
condominium corporation located
within such development. Additionally,
good governance will require that a
corporation retain the services of an
insurance agent who understands the
complexities and challenges facing
insurers and Boards in this context.
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systems, to name only a few.
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cci south alberta chapter members
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Agora Condominiums

Heritage Manor

Rutland Mews

Aviara Holly Springs Sierra Morena Villas
Bella Lusso Holly Park Sierras of Country Hills
Brighton Court Holly Point Sierras of Tuscany
Carefree Resort on Gleniffer Lake Killarney Grande Sol of Sunnyside
Chaparral Estates Killarney Meadows Stella Nova
Chaparral Pointe Lakeview Green Phase II Storybook Village

Adult Condominiums Lowery Gardens Strathglen Estates
Christie Point Manhattan Condominium Sunflower Garden Court
Cimmaron Pointe Condominium Corporation Sunridge North Business Park
Coach Bluft Villas Mount Pleasant Court The Estates at Terrace View
Coachway Green Norwoood Grande The Homesteads
Colonial House Oakhampton Court The Mansions at Prominence Point
Condominium Plan 0410103 Orchard Place The Rennassance at North Hill
Condominium Plan 9210296 Park 300 Palisades The Tudors at the Landings
Condominium Plan 0312860 Park Place The Victoria
Condominium Plan 0713943 Pine Pointe Place The View at Sunrise
Cottage Club — Ghost Lake Pines Condominium Association Varsity Estates Villas
Country Lane RV Park Prairie Sands Townhomes Varsity Towers
Dana Village Prince of Peace Village Varsity Villas
Eau Claire Estates Poplar Green Victoria Cross Terraces
Edgepark Villas Ranchland Meadows Waterfront Tower B
Evergreen Village Red Haus Condominium Westchester Pointe Garden
Eversyde on the Park Redberry Ridge Condominium Westgate on 8th
Fairway Greens Riverbend Terrace “B” Westpointe
Fairway Village Riverview Court Whitehorn Village
Fletcher Village Rocky Ridge Villas Retirement Residence
Gladstone Village River Ridge Estates Willow Tree Village N
Glenbrook Meadows River Run 1

Have you renewed your CCI-SA
membership for 2015/167

The benefits of joining the Canadian Condominium Institute, South Alberta Chapter include:

) educational courses, seminars and monthly luncheons at preferred rates;

» 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 members-only web content, both local and national;

» advertising opportunities via our quarterly newsletter.

Email administrator@ccisouthalberta.com to renew your membership today!
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cci south alberta chapter members

Warren Barker
Neil Belcher
Glen Russell Bly
Terry Brown
John Burton
Stephen Cassady
Tracey Cote

John Cox

Linda Faulkner
Pat Flinn
Sheryl-Lynn Francis
Mark Hambridge

Il ACCOUNTING/FINANCE
Mahmud Khalfan
Mahmud Khalfan
Professional Corp.
403-265-8297

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

Kevin Rendek
Manulife Securities Inc.

403-230-3909

Maureen Wei

Wei & Company Professional Corp.

403-456-0700

H CONDOMINIUM MANAGEMENT
Marc Bateman

Acclaim Condominium Managers
403-201-7571

Crystal Deley

Accredited Condominium
Management Services
403-253-7525

Darren Potter

Asset West Property
Management Ltd.
403-678-0039

Susan Eyre

C-ERA Property
Management & Realty
403-266-0240

AS OF AUGUST 27, 2015

Mehreen Kapadia
James Kelly
Marvie Kenny
Glenn Kenny
Nadeem Keshavjee
Roger Lamy
Micheline Lavalle
Roy Lindseth
Suzanne Longley
Robert MacLeod
Kathleen McCabe
Gail McDermott

AS OF AUGUST 27, 2015

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

Brian Lilley
Condofax Corporation Services Ltd.
403-452-8995

Doug Davies
FirstService Residential
403-299-1810

Linda Grey-Martin
FirstService Residential
403-299-1810

Gordon Sieb
Diversified Management Southern
403-230-7376

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

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

Khrista Vogt
KayVee Management Inc.
403-526-0505

Dana Gysen
Maverick Management Inc.
403-287-7770

Paul McKenna
Judy Osbourne
Doeraj Ramnarine
Kristine Ravnsborg
Barry Rosenfelt
Phillip Rosenzweig
Ken Scott

Harold Shand
Nathalie Skyrie
Patricia Tuckey
Lorraine Williamson
Jing Zhao

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

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

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

Rhiannon Thomas-Uyarer
Rancho Realty (1975) Ltd.
403-640-9385

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

Kathy Corless
ROKA Properties Inc.
403-609-0957

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

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

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

H CONSULTING

Charles Starke

Aurora Holdings Inc, o/a
Guardian Advisory Group
403-374-2546

Edwin Gnenz

Calgary Condominium
Consulting Ltd.
403-660-0550

Nina Bhasin

Condo Document Inspection
Centre Inc.

403-228-6770

Gerald Quigley
Condospec Inc.
403-245-3666

Tracy Grills
Eco Lighting Solutions
403-208-0257

Randy Brown
Fahrenheit 451 Fire & Security
403-256-6622

Jodi Scarlett
ProStar Cleaning & Restoration
403-695-1082

Tracey Blackert
On Side Restoration
403-253-2550

AS OF AUGUST 27, 2015

Bl ENGINEERING & TECHNOLOGY
Brian Shedden

Entuitive Corporation
403-604-3075

Don Allen

Excalibur Efficient Buildings Ltd.

403-243-0626

Sathya Ramachandran
Exp Services Inc.
403-692-2620

Ron Kellam

Kellam Berg Engineering
& Surveys Ltd.
403-640-0900

Michael Ball
Morrison Hershfield Ltd.
403-246-4500

Dana Bjornson
Optimize Envelope
Engineering Ltd.
403-990-3369

Ryan Coles
Read Jones Christofferson Ltd.
403-283-5073

Fred Edwards
Read Jones Christofferson Ltd.
403-283-5073

Michael Plomske
Stantec Consulting Ltd.
Brian Breukelman
WSP Canada Inc.

403- 248-9463

Il INSURANCE

Sherry Bignell

BFL CANADA Insurance
Services Inc.
403-398-2416

Greg Cortese

BFL CANADA Insurance
Services Inc
403-398-2420

Michael Acheson

The Cooperators/Rockyview
Insurance Services
403-948-1195

Michael Boisclair
Renfrew Insurance Ltd.
403-299-2465

Devon Jacobs
Toole Peet Insurance
403-209-5425

B LEGAL

Evan Freitag

D’Arcy & Deacon LLP
403-716-2093

cci south alberta chapter members

Welcome to new members

Individual Member
Sheryl-Lynn Francis
Mehreen Kapadia

Nadeem Keshavjee

Professional Member
Charles Starke

Rhiannon Thomas-Uyarer

Condominium Corporation Member

Cottage Club - Ghost Lake
Holly Park

Red Haus Condominium
River Run1

Strathglen Estates

Sunridge North Business Park
Victoria Cross Terraces

Business Partner Member
Gateway Mechanical Services
Morrison Financial Services
Limited
Springer Landscape Services
Yates Wholesale Ltd o/a
Oakstree Carpets
& Flooring Solutions

SUMMER 2015 CCl REVIEW
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cci south alberta chapter members

PROFESSIONAL MEMBERSHIP 4s or aucust 27, 2015

Derek Nash
Demiantschuk Lequier
Burke & Hoffinger
403-252-9937

Gordon Van Vliet
Norton Rose Barristers & Solicitors
403-267-9436

Helen Rees
Masuch Alberta LLP
403-543-1100

Anton Q Suberlak
Masuch Alberta LLP
403-543-1100

Heather Bonnycastle
McLeod Law LLP
403-873-3703

Laurie Kiedrowski, LL.B.
McLeod Law LLP
403-225-6413

James Polley
McLeod Law LLP
403-873-3709

Stephanie Whyte
McLeod Law LLP
403-278-9411

David Cumming
McLeod Law LLP
403-225-6402

Roberto Noce
Miller Thompson LLP
403-298-2439

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

Richard I. John

Richard I John Professional
Corporation

403-205-3949

John McDougall
Scott Venturo LLP
403-231-8206

Sarah Boyce
Schuett Law
403-775-7278

Il REAL ESTATE & CONDOMINIUM SALES
Richard Bergeron

Berg Real Estate/Re/Max

Realty Professionals

403-214-7718

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

Eddie Li
CIR Realty
403-667-3388

Stuart Maddaford
Hometime
403-308-0805

- Performance
~~ Is More Than

Skin Deep

Comfort and Value for Your Investment.

™ Restoration
% Project Management

ENTUITIVE

entuitive.com

% Reserve
Fund Studies

Our building envelope and structural specialists have the
expertise to react quickly with efficient forensic analysis and
restoration today, as well as the development of effective
reserve fund plans for the future.

For more information, contact:

Brian Shedden Bsso

Senior Building Envelope Specialist
CClI Board of Directors

24
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http://www.entuitive.com
mailto:brian.shedden@entuitive.com

SPONSOR MEMBERSHIP  as oF aucusT 27, 2015

Bl ACCOUNTING/FINANCE
Condo Cash Program

Jim Critchley
403-669-9516

Home Investment Management Inc.
Richard Strand
403-229-1485

Morrison Financial Services Limited
Graham Banks
416-391-3535

Pacific & Western Bank of Canada
Karl Neufield
604-984-7564

Shahid Naqi Professional Corporation
Shahid Nagqi
403-250-7664

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 Ltd.

Darren Potter
403-678-3000

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

FirstService Residential
Linda Grey-Martin
403-299-1808

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

Hunter Developments
Kelly Smailes
403-201-0162

Keystone Grey Property Management
Eldon Morrison
403-668-4866

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

Magnum York Property
Management Ltd

Peter Best

403-294-0411

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

Monday Management &
Condominium Services Corp.
Pamela Wilson

403-230-9405

New Concept Management Inc.
Karen McGhee
403-398-9528

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

Signature Alliance
Management Group Inc.
Karen Kovacs
403-254-0344

Sunreal Property Management Ltd.

Mike Stevens
403-343-0200

Ultimate Property Management Inc.

Judy Walker
403-287-3056

Bl CONSULTING
247Condo
Stephen Cassady
403-770-2939

Alberta Beverage Container
Recycling Corp.

Laya Mihalicz

403-264-0170

Alberta Real Estate Association
Debra Bunston
403-209-3608

cci south alberta chapter members

SAVE THE DATE
Juhe 2016

18th Annual Golf Tournament

Elbow Springs Golf Course

SUMMER 2015
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cci south alberta chapter members

PROFESSIONAL MEMBERSHIP as oF aucusT 27, 2015

All Weather Windows
Jory Kelndorfer
403-720-8055

Building Works Ltd.
Susan Peddie
403-235-5400

City of Calgary Water Services
Catriona Laird
403-268-5247

Lumenix Inc.
Jarrod Murray
587-437-8792

Mold Plus Ltd.
Bret McKay
403-801-4350

Normac Appraisals Ltd.
Cameron Carter
604-221-8258

Stephenson Engineering Ltd.
Johnson Leong
403-648-0033

Springer Landscape Services
Trevor Jarvis
403-827-4447

TELUS Home Solutions
Darren Meek
403-530-7312

Clear Vu Canada Inc. NuCon West Construction Mgmt Trotter and Morton
Alan Ring Ritch Dejeet Walter Galler
403-246-8805 403-870-4788 403-255-7535

Fire Ant Contracting Ltd. Practica Ltd. Yates Wholesale Ltd
Edward Bushnell Esther Strubin Dave Yates

403-312-5995

Gateway Mechanical Services
Chris Hannah
403-265-0010

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

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

Keen Instinct Inc.
David Hawkings
403-852-1301

519-624-9001

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

Restruction Building Services Ltd.

Aaron Lavalle
778-888-4973

Shaganappi Insurance
Services Ltd.

Arfan Devji
403-221-7007

SIS Supply Install Services (1994) Ltd.

Jody Roberts
403-640-1334

403-291-2772

H DEVELOPER
Homes by Avi Inc.
Charlene Francis
403- 536-7000

B DISASTER RESTORATION
Prostar Cleaning & Restoration
Sheena Devries-Brown
403-695-1082

Service Master of Calgary
Jay Laplante
403-612-6882

Superior Flood & Fire Restoration
Bindy Dulay
403-401-5011

November 6 & 7

3RD ANNUAL CONFERENCE

AND TRADE SHOW
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Condominium canadien des
Institute condominiums

- IVIEMBERSHIP APPLICATION
CCI

MEMBERSHIP TO JUNE 30, 2016

South Alberta Chapter

How/from whom did you hear about CCI?:

CONDOMINIUM CORPORATION MEMBERSHIP

PLEASE COMPLETE ALL AREAS [J Townhouse [J High Rise [ Other
Condominium No.: No. of Units: Registration Date:
Management Company: Contact Name:
Address: Suite #:
City: Province: Postal Code:
Phone: ( ) Fax: ( )
Email:
Condo Corporation Address: Suite #:
City: Province: Postal Code:
Phone: ( ) Fax: ( )
Email:
President:
Name Address/Suite Email
Treasurer:
Name Address/Suite Email
Director:
Name Address/Suite Email

Please forward all correspondence to: [ Management Company address  [J Condo Corporation address

Are you self managed?: [ Yes 0 No

Full Year Fee:  [J $4.00 per unit: min. $100.00 - max. $260.00 _ of units @ $4.00 = $
INDIVIDUAL MEMBERSHIP
Name:
Address: Suite #:
City: Province: Postal Code:
Phone: ( ) Fax: ( ) Email:

Annual Fee: [ $75.00

This section must be completed in order for the membership application to be processed. CCl communicates with its membership via e-mail regarding

updates on condominium legislation, CCl events and opportunities, newsletters, and member communications; in accordance with the Canada anti-spam law that
came into effect July 1, 2014 you must indicate whether you wish to receive electronic correspondence from us.

[J I AGREE to receive electronic correspondence [ 1DO NOT wish to receive any electronic correspondence
Signature Date
METHOD OF PAYMENT: Cheques should be made payable to:
e *
[ Cheque  Chargeto: [ H CC | o
Institute condominiums
Card #: EXp Date: / South Alberta Chapter
Canadian Condominium Institute - South Alberta Chapter
Signature: PO Box 38107, Calgary, AB T3K 4Y0
403-253-9082 + Fax: 403-220-1215
Email: administrator@ccisouthalberta.com
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Canadian Institut
Condominium canadien des
Institute condominiums

South Alberta Chapter

How/from whom did you hear about CCI?:

MEMBERSHIP APPLICATION

MEMBERSHIP TO JUNE 30, 2016

PROFESSIONAL MEMBERSHIP

Name:

Occupation:

Company:

Address:

Suite #:

City: Province:

Postal Code:

Phone: ( ) Fax: ( )

Email:

Website:

Anual Fee: [1 $310.00

BUSINESS PARTNER MEMBERSHIP

Company:

Name:

Industry:

Address:

Suite #:

City: Province:

Postal Code:

Phone: ( ) Fax: ( )

Email:

Website:

Annual Fee: [ $410.00

This section must be completed in order for the membership application to be processed. CCl communicates with its membership via e-mail regarding

updates on condominium legislation, CCl events and opportunities, newsletters, and member communications; in accordance with the Canada anti-spam law that
came into effect July 1, 2014 you must indicate whether you wish to receive electronic correspondence from us.

[J I AGREE to receive electronic correspondence [ 1 DO NOT wish to receive any electronic correspondence

Signature Date
METHOD OF PAYMENT: Cheques should be made payable to:
el *
0 Cheque Chargeto: [ |VISA| [ ondominiom conaien des
Card #: Exp Date: South Alberta Chapter
Canadian Condominium Institute - South Alberta Chapter
Signature: PO Box 38107, Calgary, AB T3K 4Y0
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il Canadian Condominium Institute 1Q1
Bl | advertising

review

Specs and I‘ates Showcase your products and services to owners, boards of directors and

property managers of Calgary condominiums. The CCl Review is one of the
many benefits enjoyed by members of the Canadian Condominium Institute,
South Alberta Chapter.

B} cighth page 339 x 240 inches $75
3 Quarter page 339 x 5inches $125
ﬂ Half page (vermicay) 339 x 10.22 inches $250
ﬂ Half page (HorizonTa) 7.08 x 5inches $250
B rull page 708 x 10.22 inches $400
a® I K .
deadlines Summer 2015 issue Saturday, August 15, 2015
Fall 2015 issue Thursday, October 15, 2015
Winter 2016 issue Friday, January 15, 2016
Spring 2016 issue Friday, April 15, 2016
prO duction The CCI Review provides the following specifications to ensure the highest

. quality for ad reproduction:
I'qulll‘ements e colours must be converted to RGB;
e minimum resolution of 300 dpi for all images;
e completed ad must be submitted as high resolution PDF or EPS;
« all ads, except full page ads, must have defining border on all sides;
e do not use crop marks;
«  ensure all artwork is embedded and all fonts are set to outlines.

adVel'tISIIlg Please email your ad, with this form, to administrator@ccisouthalberta.com.

Submission We will invoice you upon receipt.

COMPANY

CONTACT NAME

ADDRESS

PHONE EMAIL

CHOOSE AD SIZE:
Qeighthpage W quarter page W half pageV W half pageH O full page

SUMMER 2015 | CCI REVIEW 29



FirstService Making a Difference. Every Day.

RESIDENTIAL

Our full-service solutions and exceptional customer service
enhance the property values and lifestyles of the
residents we serve.

Our highly-trained professional team provide:

o Condominium property management

o Condominium rental management

« Residential sales and inspection services

Property Services: responsible, reliable maintenance options,
exclusive to FirstService Residential.

That’s how we make a difference, every day, for great communities
like yours.

How may we serve you? Contact us today.

Calgary 403.299.1810 | Edmonton 780.638.0988 | Fort McMurray 780.714.5838 | Bow Valley 403.678.9933
www.fsresidential.com <


http://www.fsresidential.com
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