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’m sometimes faced with angry condominium unit

provide on a sale) or they didn’t understand them (which,

owners that feel that their condominium association is

when it says “no dogs” seems apparent enough, and there

I

targeting them with unfair enforcement of the bylaws.

are several condominium document review companies in

While I want to sympathize, having been president of one

this Province that can also interpret them), it seems a

board and a member of another – for a total of 5 years of

lukewarm justification to their failure to know the rules.

my life being on a condominium board – it’s difficult to get
charged up over an owner’s claim of improper treatment.

I won’t defend all bylaws as being good. I’ve blogged
many times how I find most bylaws to include some if not

The worst of these cases come from owners that move

many archaic or anti-owner biased that make for a poor

into a building without first reading the by-laws and

community, and a poor building. There are a billion stupid

understanding if their lifestyle complies with the rules.

rules codified into condominium bylaws.

Whether it is regarding pets (even caged ones like pet
spiders, snakes, and large sized fish tanks), parking (pets
and parking the two biggest issues that managers identify)
or the inability to meet a myriad of other rules (fresh cut

But when you are in a position of purchasing, and you fail
to read and understand the bylaws, I just cannot get up
the sympathy.

trees, balcony ornaments, window shade coverings, rental

My response does tend to be a bit more as they act – and

issues, for example) – the new owner always has the

I take about the focus of enforcement.

opportunity to review the bylaws before purchase.
Enforcement – letters of warning and fining are intended
I’ll ask, “Did you know the rules before you purchased?”

to bring owners into compliance. I’ve not been on a

and often the complainant will indicate they didn’t have

board yet that saw fines as a process for revenue. Indeed –

access to the bylaws (Section 44 of the Condominium

if a board could spend its existence without a single bylaw

Property Act of Alberta specifically allows potential owners

infraction to enforce – they would be much happier with

access to such documents, and they are part of the list of

that than any revenue they may receive from violators.

documents that the Real Estate Board includes for agents to

continued on page 3

Events Calendar
Luncheons & Courses starting November 22, 2011
Luncheons

Courses

• November 22, 2011

• Condominium Management

Condominium Insurance
Everything you wanted to
know and even some
things you didn't!
Presented by Arfan Devji
of The Cooperators

CCI is always looking for volunteers
to speak at our luncheons. If you are
interested in speaking at a luncheon
please contact Melanie at the CCI
Office by phone at 403-253-9082 or
e-mail southalberta@cci.ca.

101 Course
Danish Canadian Club, Calgary
Course Dates Coming Soon!
The Canadian Condominium
Institute, South Alberta Chapter
101 Condominium Course is a
3.5 hour session designed to
introduce and educate on board
governance, board meetings and
running an AGM. This our first
and only course geared to
Condominium Boards.

• Condominium Management 200
Practical Management Issues
Wednesday January 11 6:00pm-9:00pm &
Thursday January 12 6:00pm-9:00pm &
Saturday January 14 9:00am-4:00pm
Danish Canadian Club, Calgary
Level two of the Condominium Management Program is an
intermediate program designed for Condominium Property
Managers and Board Members who must control, manage
and administer the Condominium Corporation and complex.
It contains specifics of their roles and responsibilities in most
of the day to day activities, as well as resources to assist in
carrying out their duties.

South Alberta Chapter
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Advertising Opportunity
 Showcase your products & services to individual owners,
board and Property Managers of Calgary condominiums.
 The CCI Review is one of the many benefits enjoyed by
Members of the Canadian Condominium Institute, South
Alberta Chapter.
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in PDF
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to:
Please email
email advertisements
advertisements, preferably
info@cci-south.ab.ca
SouthAlberta@cci.ca

Bill Jeffray
Renfrew Insurance Ltd.
Ming Chow
MCM Property Management
Evelyn Thompson, ACCI, FCCI
Rancho Realty Services (1975) Ltd.
Andrew Fulcher
Prairie Management & Realty Inc.
Laurie Kiedrowski, LL.B.
McLeod & Company LLP

Advertising Rates (one issue):
Business card (3.5” x 2”)................................................ $75.00
 Page (3.5” x 4.25”) .....................................................$125.00
 Page (3.5” x 9” or 7.75” x 4.25”) ................................ $250.00
Full Page (7.5” x 9”) .......................................................$400.00
Please indicate which size advertisement you wish
to have included in our publication.
Name:
Company:
Address:

OFFICE ADMINISTRATOR

Melanie Bennett
Canadian Condominium Institute
South Alberta Chapter
PO Box 38107
Calgary, AB T3K 4Y0
Phone: (403) 253-9082
Fax: (403) 220-1215
E-mail: SouthAlberta@cci.ca
Website: www.cci.ca/SouthAlberta

2

Phone:
Email:

UPON RECEIPT AN INVOICE WILL BE SENT

Thank You for Advertising
in the CCI Review!






CCI South Alberta President’s Letter
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By Stephen Cassady • President, CCI South Alberta Chapter

Given it’s a matter of enforcement – and creating a

manner that isn’t onerous to an owner, is fine in doing their

common set of rules that allow all owners to peacefully

best in enforcing any bylaws at all.

interact with one another – this might give you an
opportunity to negotiate. The easiest area to negotiate is a
time to come into compliance with the bylaws. You can
ask for time to get things in place – to find a home for a
pet, dispose of a vehicle and buy a smaller one, or get
window shades in one of the three condominium colours:
white, super awesome white, or eggshell white.
There was also a recent ruling from Ontario that the board
need not be consistent in its enforcement – so an owner
cannot claim that the board doesn’t have a right to enforce
parking, because they are failing to enforce a different
bylaw. A board, as long as they are acting reasonably to
enforce bylaws, and makes a reasonable action to do so in a

So, owners are in a tight spot. The best action is to get on
the board, find support for your ideas, and modify the
bylaws. It’s a long, cranky process. It’s difficult. It’s
aggravating. But it is something an owner can actively
work to change.
In the meantime – well, good luck. There haven’t been
many rulings that favor an owner when it comes to violating
the bylaws. Likely you’ll need to accept the current
requirements. Fighting can be emotionally fulfilling, but
likely will – in the end – tap your pocket book and rule
against you. It’s not the message I want to hand to unit
owners, but it is generally the history in the courts.

Membership Renewals 2011-2012 Year
Renewal notices were sent out at the beginning of June for the 2011-2012 year via e-mail to the contact person listed
for your membership. Please renew early so there is no delay in receiving notices.
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Upcoming Courses
South Aberta Chapter

Condominium Management 101
Danish Canadian Club, Calgary
Course Dates Coming Soon!
Contact the CCI office at 403-253-9082 or southalberta@cci.ca
or our website, www.cci.ca/southalberta, for more information.

Practical Management Issues

Level two of the Condominium Management
Program is an intermediate program designed
for Condominium Property Managers and
Board Members who must control, manage

The Canadian Condominium Institute,
South Alberta Chapter 101 Condominium
Course is a 3.5 hour session designed to
introduce and educate on board
governance, board meetings and running
an AGM. This our first and only course
geared to Condominium Boards.

Condominium Management 200

and administer the
Condominium Corporation and complex. It contains
specifics of their roles and responsibilities in most of
the day to day activities, as well as resources to assist
in carrying out their duties. Deadline to register is
January 3, 2012.To register for this course, contact the
CCI office at 403-253-9082 or southalberta@cci.ca.

Wednesday January 11th 6:00pm-9:00pm &
Thursday January 12th 6:00pm-9:00pm &
Saturday January 14th 9:00am-4:00pm
Danish Canadian Club, Calgary
Visit our website, www.cci.ca/southalberta,
for more detailed course descriptions.

Family Owned and
Operated since 1975
A Legacy of Integrity, Trust & Care
Property management counts. When it comes to protecting your
assets and serving your owners, you have to go with a proven partner.
t5IFPOMZDPOEPNJOJVNNBOBHFNFOUmSNUPPCUBJO
*40DFSUJmDBUJPO
t&YDMVTJWF7*1WFOEPSQSPHSBNT %JSFDUPSBOE3FTJEFOUXFCTJUFQPSUBMT
t'SFF%JSFDUPS0SJFOUBUJPO8PSLTIPQT
t1FSTPOBMJ[FE4FSWJDFGSPN&YQFSJFODFE&YQFSUT
3FBQUIFSFXBSETPGPVSWBTUOBUJPOBMSFTPVSDFTBOEQVSDIBTJOH
QPXFSXIJMFFOKPZJOHBMMUIFCFOFmUTPGTVQFSJPSMPDBMLOPXMFEHF
BDDPVOUBCJMJUZBOEDPOUSPM
For more information contact Michael Holmes, President/Broker.
403-693-0022 ext. 3304 or mrholmes@larlyn.com
5925 12th Street SE. Suite 212, Calgary

www.larlyn.com
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Specializing in Condominium Management

A Strategic Look at Condominium Cleaning
By Sharon Fuchs, Max 7 Cleaning Services Ltd.

he Happiest Place on Earth” might be an unusual

owners want their condo to increase in market value. An

place to begin thinking about condominium

important aspect to a condo’s marketability is its physical

“T

cleaning but Walt Disney knew the value of having a

appearance. It is the cleaner’s job to take note of anything

sparkling clean amusement park. Disney included the

in the building that may need repair and report it to the

operations manager of custodial guest services as part of

condo manager. The cleaner needs a good eye for detail,

the opening team when he expanded his operations for

especially since reporting problems before they grow may

Walt Disney World, Tokyo Disneyland, and Disneyland

save the condo board money.

Paris. The head custodian may not be a person that one
would think of as being an essential part of an opening

Provide Comprehensive Service

team, yet Walt Disney knew the value of his janitorial staff.

The role of the cleaner is to keep the condo looking good.

Sidejas, Disney’s operations manager of custodial guest

While this will include vacuuming, dusting, spot removal,

services, said that time changed the role of the janitors at

cleaning baseboards and garbage removal, some service

Disneyland. “They do more than just sweep up the trash.

providers will also do snow removal, lawn care and

Today’s custodians are taught to be helpful, engage the

recycling. In addition, some property services providers

guests, including carrying pouches with extra maps and

can perform minor services such as changing light bulbs,

stickers for children.” (Fields, 2011 )

repairing drywall or minor repairs.

This same wisdom about the importance of your janitorial

Part of this comprehensive service often includes locking

staff can be transferred to condominiums. When you look

and unlocking doors for contractors and other personnel.

at your condo cleaner, what are the expectations that

The cleaner must help to ensure the safety of a building.

should be part of the service that they perform?

Cleaners need a high level of integrity and service.

Enhance market reputation.

Quality and Performance

The first responsibility of a great condo cleaner is to

The final part of the condo cleaner role is their quality and

enhance the reputation of the condominium. Condo

performance. This includes their knowledge and expertise.

owners want to live in buildings that are attractive and

Condo cleaners need to know about products that are

maintenance free. Condo owners are looking for a

green. They must know and use techniques for cleaning

building that is healthy and pleasant to live in. Condo

and the best equipment that will get the job done. In

1

addition, they must know the workplace
hazardous materials information system. A good
cleaner must take safety precautions both for the
sake of the building and to prevent injuries.
Lastly, the condo cleaner must have good
communication skills. A good cleaner will be able
to answer questions, provide assistance and be
there to keep the condo running effectively. Like

!" #

the janitors at Disneyland, a good cleaner will

$

make a difference to the atmosphere and
reputation of the condominium.
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1 Fields, E. (2011). Head Custodian Retires after 46
years at Disney. The Orange County Register. Retrieved
Oct 14, 2011 from http://www.ocregister.com/news/
happy-320894-good-bunch.html
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Save Water and Money:
Install High-efficiency, Watersense™ Toilets
When you install high-efficiency fixtures you’ll
save money and help conserve water – a
precious natural resource. Plus, you could be
eligible for a $50 City of Calgary Toilet
Replacement Rebate.

Simply Look for the WaterSense™ label

The City of Calgary Toilet Replacement Rebate Program

WaterSense is a program sponsored by the U.S.

was initiated in 2004 and has since been the catalyst for

Environmental Protection Agency (EPA). The WaterSense

the replacement of over 30,000 toilets citywide, saving

label helps customers identify high-performance, water-

over 1 billion litres of water since its inception. This

efficient fixtures that save money and maintain high

program continues to be an important initiative that helps

environmental standards - without compromising

achieve The City’s long-term water efficiency goals.

performance.

Now it is easier than ever to apply for a $50 Toilet
Replacement Rebate. The easiest way to identify an
eligible toilet is to look for the WaterSense Label on the
packaging.

Visit calgary.ca for Toilet Replacement Rebate program applications and more information.

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 changing market.
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Have you heard the Fire Alarm signals lately
in your condominium? (cont’d)
By Kirk Thordobson • Morrison Hershfield Limited

COMMERICAL

INDUSTRIAL

RESIDENTIAL

At Morrison Hershfield, we deliver innovative, cost effective and technically
sophisticated engineering solutions. Our award-winning firm is committed to
developing sustainable solutions that will help our clients achieve their goals.
Employee-owned for over 60 years, our talented professionals have a vested
interest in ensuring our clients’ needs are met.
Our Buildings and Facilities Group specializes in Condominium services in Design,
Construction Administration, Building Restoration, Reserve Fund Planning,
Deficiency Audits and Investigative Services.

Our Full Suite of Services
Building Conditioning Assessment
and Evaluation
Building Envelope Restoration
Building Code Reviews
Fire Protection and Life Safety
Construction Administration
Electrical Engineering
Energy Audits & Demand
Management
Structural Design
Roofing

Below-Grade Membranes / Concrete
Infrared Thermography
Litigation Support / Expert Witness
Advisory
HVAC and Plumbing
Mold Remediation
Integrated Multi-Disciplinary Design
Project Management
Reserve Fund Studies
Technical Audits / Warranty Reviews
Water Penetration Investigations

For more information, please contact the nearest office or visit us at:
www.morrisonhershfield.com
!
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NATIONAL OFFICE
2175 Sheppard Avenue East, Suite 310, Toronto, Ontario M2J 1W8
Tel: 416.491.6216 / 1.866.491.6216 • Fax: 416.491.1670
Email: cci.national@taylorenterprises.com • Website: www.cci.ca

your condo connection
Chairman
Janice Pynn, RCM, ARP, ACCI, FCCI
Simerrra Property Management, Toronto, ON
President
Jim MacKenzie, MBA, DAA, FCIP(Hon’s)
Dusyk & Barlow Insurance Brokers Ltd., Regina, SK
Vice President
Geoffrey K. Penney, B.A., LL.B., ACCI
Ottenheimer Baker Barristers & Solicitors, St. John's, NL
Members-at-Large
Bill Thompson, BA, RCM, ACCI, FCCI
Malvern Condominium Property Mgt, Toronto, ON
Kim Coulter, B.Tech. (Arch.Sc)., ACCI, FCCI
Coulter Building Consultants Ltd., Burlington, ON
Stephen Cassady
24/7Condo, Calgary, AB
Douglas J. Forbes, LL.B.
Thompson Dorfman Sweatman LLP, Winnipeg, MB
Secretary/Treasurer
Peter K. Harris, C.A., ACCI, FCCI
Harris & Chong LLP, Toronto, ON
2011-12 NATIONAL COUNCIL
Vancouver Chapter
Jamie A. Bleay, LL.B., ACCI
Access Law Group, Vancouver, BC
North Alberta Chapter
Jim Wallace
Condo Cash Program Inc., Sherwood Park AB
South Alberta Chapter
Stephen Cassady
24/7Condo, Calgary, AB
North Saskatchewan Chapter
Jamie Nykolaishen, LLB, ACCI
Wallace Meschishnick Clackson Zawada, Saskatoon, SK
South Saskatchewan Chapter
Vicki Radons, Regina, SK
Manitoba Chapter
Jane Lecours
Stevenson Management Services Ltd., Winnipeg, MB
Northwestern Ontario Chapter
Doug Shanks
Cheadles LLP, Thunder Bay, ON
Windsor Chapter
Bill Norris
Huron Shores Property Management, Windsor, ON
Huronia Chapter
Shari Davidson
Brookfield Residential Services, Barrie, ON
London Chapter
Don Peter, C.I.M., P.Mgr., CMM
Donald J. Peter & Associates Inc., Thedford, ON
Golden Horseshoe Chapter
Ron Danks, BA, LLB., ACCI, FCCI
Simpson Wigle Law LLP, Hamilton, ON
Toronto & Area Chapter
John Warren, CA
Adams & Miles LLP, Toronto, ON
Ottawa Chapter
John D. Peart, LL.B., CFP, ACCI, FCCI
Nelligan O’Brien Payne LLP, Ottawa, ON
New Brunswick Chapter
Phil Williams, Absolute Value Appraisals, Fredericton, NB
Nova Scotia Chapter
Carol Conrad, BA
Halifax, NS
Newfoundland & Labrador Chapter
Carol Burke, St. John’s, NL
NATIONAL OFFICE
Executive Director
Diane Gaunt
Administrator
Alison Nash
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* CCI is a government registered trademark
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Illegal Drugs & Your Insurance Policy
By Bill Jeffray

N

ews media reports, of drug “busts” related criminal
activity, house fires, high speed automobile take

downs etc., are common place. These are in the main just
“statistics’ to many of us because these circumstances
have never impacted our lives.

2. Landlord must conduct due diligence before renting to
anyone.
3. Check interior of your properties regularly (perhaps
every two months and not later than every three
months as a crop can be grown and harvested in that
period of time).

premises. Are damages caused by these activities covered

4. Check exterior for signs of any “physical” alterations to
the building.

by insurance? The answer is probably “No”. In the last

5. Does tenant insist on paying cash for the monthly rent?

several years, insurance companies, with the co-operation

6. Have the neighbours notice any activities that might
seem unusual.

May of these illegal activities are carried out in rented

of all levels of law enforcement in Canada, have made
exclude insurance coverage for these kinds of illegal

7. Does tenant resist landlord’s 24 hour request to view
the premises?

activities.

8. Be visibly in and around your unit.

many coverage amendments to insurance policies to

Because the trade in illegal drugs is such big business,

Once a landlord discovers something illegal happening on

today’s landlord must be very vigilant.

his premises it must be dealt with immediately to avoid
creating a commercial general liability situation. Be sure to
test for and remediate any mould, pollution issues,

Landlords Should:
1. Advise applicants (prospective tenants) that you
(landlord) do regular inspections at random intervals.

electrical issues and any structural changes that the tenant
may have made (or attempted to make) to the structure.
continued on page 11

Install new (QHUJ\(IILFLHQW
windows & Save Heating costs!
7KHALL WEATHER WINDOWS
TXDOLW\DVVXUDQFHJXDUDQWHHV
2YHU\HDUVH[SHULHQFHLQ&DOJDU\(1(5*<67$5TXDOLILHG
\HDULQVWDOODWLRQZDUUDQW\&6$&HUWLILHG3URGXFWV
0XOWLXQLWLQVWDOODWLRQH[SHUWV
/LFHQVHGERQGHGLQVXUHG:&%&HUWLILHG
&RPSUHKHQVLYHSURGXFWZDUUDQW
.QRZOHGJHDEOHVWDIIKHOS\RXFKRRVHWKHULJKWSURGXFW

&RQWDFW'DYLG&UHH
&DOJDU\5HQRYDWLRQ3URMHFW
6SHFLDOLVW

allweatherwindows.com
3352 - 46th AVE. S.E., Calgary, AB | www.peddieroofing.ca
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Illegal Drugs & Your Insurance Policy

(cont’d)

By Bill Jeffray

Any injuries to future tenants which can be directly traced
to the failure to completely remediate a rental unit that
had an “illegal drug operation” could lead to legal action
against the landlord by the new tenant. If the landlord
had “intentionally not done proper remediation: to the
unit the commercial general liability policy might not
respond because of the intentional action of the landlord.
Examples of these “exclusions” pulled at random from
“homeowners, rented dwelling and commercial”
insurance policies are as follows.

Home Owners Insurance Policy
Exclusions

any other cause or event that contributes concurrently
or in any sequence to the loss or damage.
Drug Operations
means cultivation, harvesting, processing, manufacture,
distribution or sale of cannabis (commonly known as
marijuana) or any product derived from or containing
cannabis or any substance falling within the Controlled
Drivers and Substances Act S.C.1996 C19.
Fungi
includes, but is not limited to, any form or type of mould,
yeast, mushroom, mildew whether or not allergenic,
pathogenic of toxigenic and any substance, vapour or gas
produced by, emitted from, or arising out of any fungi or

• caused by wet or dry rot, fungi or spores or acid rain.

spore(s) or resultant myeotoxins, allergens or pathogens.

• to buildings or structures used in whole or in part for
business or farming purposes.

Spore(s)

• loss or damage caused directly or indirectly, in whole or
in part by drug operations or by an activity or decision
of a government agency or other entity to prevent,
respond to or terminate drug operations regardless of

includes, but is not limited to any reproducing particle or
microscopic fragment produced by, emitted from, or
arising out of any fungi.
continued on page 12
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Illegal Drugs & Your Insurance Policy

(cont’d)

By Bill Jeffray

Rented Dwelling Insurance Policy

Spore(s)

Exclusions

includes, but is not limited to any reproducing particle or

• Any property lawfully seized or confiscated unless such
property is destroyed to prevent the spread of fire.

microscopic fragment produced by, emitted from, or

• Wear and tear, extremes of temperature, wet or dry rot,
fungi or spores, contamination.
• Resulting from an intentional or criminal act or failure
to act by:

arising out of any fungi.

Commercial Building Insurance Policy used for
Multi-Family Buildings
Exclusions

a) Any person insured by this policy.

Any damage arising directly or indirectly from the

b) Ay other person at the direction of any person
insured by this policy.

growing, manufacturing, processing or storing by anyone

c) Any tenant, tenant’s guests, boarders, employee or
any number of the tenant’s household whether you
have any knowledge of these activities or not.

kind the possession of which constitutes a criminal offence.

Fungi
includes, but is not limited to, any form or type of mould,
yeast, mushroom, mildew whether or not allergenic,
pathogenic of toxigenic and any substance, vapour or gas
produced by, emitted from, or arising out of any fungi or
spore(s) or resultant myeotoxins, allergens or pathogens.

of any drug, narcotic, or illegal substances or items of any
This includes any alteration of the premises to facilitate
such activity whether or not you have any knowledge of
such activity.
Caused by theft or attempted theft by any tenant, tenant’s
guest, any boarder of yours, employee or member of the
tenant’s household if the part of the dwelling containing
the property insured, normally, occupied by you, is rented
to others.
continued on page 13
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Illegal Drugs & Your Insurance Policy

(cont’d)

By Bill Jeffray

Infidelity or any dishonest act on the part of the Insured,

cover your loss in many cases there is an order from the

any other party with an insurable interest, or agents of the

Health Inspector deeming the property “uninhabitable”

Insured, or any other person to whom the property is

with the notice to that effect being placed on the

entrusted (such as a tenant).

property and the property title at the Land Titles Registry.
The cost of remediation can range from several thousands

Conclusion

of dollars to the extreme cases where the rental property

The late discovery of one of these illegal drug operations

has to be demolished.

in a suite is a very costly and time consuming event and
one which the landlord needs to take every reasonable
precaution to avoid.
Not only may you have issues around “no insurance” to

“Be vigilant” in inspecting your properties, read your
policy documents and speak with your insurance company
or insurance broker to clearly understand the extent of
your insurance policy coverage.

Bill Jeffray is the Executive vice President for Renfrew Insurance Ltd. and can be reached at 299-1000.

A Condominium Management Company YOU Can Depend On!

New Concept Management Inc.
Oīers a Unique Concept in Management.
•
•
•
•

We oīer Full Condominium Management
ParƟal Management, Self Management ConsulƟng
Document Reviews, Condo Building Foreclosures
Please contact our oĸce for more details.

Suite 101, 221 18 St. SE – Calgary, Alberta T2E 6J5
Main: 403-398-9528 – Fax: 403-398-0751
Email: info@newconceptmanagement.com Web: www.newconceptmanagement.com

Property
Management
Division

WILLIAM G. JEFFRAY
Executive Vice President
Director
wjeffray@renfrew-insurance.com
$YHQXH6:&DOJDU\$%76.
3KRQH  _)D[  
:LOO#ZMUKLQGFRP

RENFREW INSURANCE LTD

300, 334 11th Avenue S.E.
Calgary, Alberta, Canada T2G 0Y2
T. 403.299.1002
F. 403.266.5177
TF. 1.800.661.9897
renfrew-insurance.com
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Mandating New Home Warranties
– A Status Update
By Michael Ball, P.Eng.

A

s much of CCI’s membership is already aware, over the
past several years the Government of Alberta

Secondly, many Boards of Directors are relative laymen
when it comes to building deficiency inspections, and do

(Ministry of Municipal Affairs – MMA) have been

not necessarily know what they need to do or what to ask.

reviewing a justifiably perceived problem involving poor

This is not aided by a general lack of knowledge in the

quality home and condo construction. This issue is under

area of common property warranty claim requirements.

review in attempt to legislate amendments to current
legal requirements involving how the construction
industry functions.

In addition to the above, there are concerns that the
typical one year warranty period is not long enough to
determine if there are inherent problems with many of the

One facet of this overall process involves the provision of

building systems, such as the building envelope. For

new home warranties. At this time, new home warranties

example, buildings with chronic leakage problems

are not legislatively required, although there are several

resulting in deteriorated cladding and framing do not

warranty providers operating in Alberta, and a large

often display findable and significant symptoms within the

percentage of new homes are covered under various (but

first year in which a one year warranty would be

similar) warranty coverage policies. There are, however,

enforceable.

many new homes without coverage. Also existing
warranty coverage, in some people’s opinion, is lacking in
many regards and there is substantial misinterpretation (or
lack of easily available information) involving coverage
starts times and durations.
Condominium common property is of particular difficulty
for several reasons. Firstly, the warranty programs tend to
start before there is a functioning Board of Directors
elected at the first AGM (the warranty period either
starting at first occupancy or at the time of Substantial
Performance). Without a functioning Board of Directors to
take action to audit deficiencies and submit claims
accordingly, much of the warranty period elapses before
the condominium has the legitimate ability to act.

To this end, MMA announced that mandated new home
warranties will soon be legislated. Their initial press
releases also suggested that the warranty periods would
be extended, including five year minimum warranties on
the building envelope against water penetration, and ten
year minimum warranties on the base structure.
After this information was released, MMA organized several
round-table format discussions involving industry
stakeholders (warranty providers, developers and builders,
insurance providers, financial analysts, lawyers, property
managers, and engineers, etc.). These discussions took
place over the summer of 2011. Being familiar with aspects
of the overall issue, this writer was involved on behalf of
CCI as well as the Building Envelope Engineering Industry.
In general, the purpose of these
discussions was an attempt by
MMA to determine how exactly
to detail and instigate the
pending legislation. The format,
in general, involved discussions
about a legislative template
which generally followed the
British Colombia warranty
program’s requirements, and
how this template may be
improved based on BC findings
as well as Alberta-specific
conditions. Topics ranged from
continued on page 15
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Mandating New Home Warranties
– A Status Update (cont’d)
By Michael Ball, P.Eng.

everything between whether a pre-manufactured home

envelope systems in terms of not only code

set onto a foundation should be warranted by a separate

compliance, but also manufacturer’s requirements for

provider, to whether or not a rural septic system is to be

installation. High-risk installations which have been

included in a standard warranty or not.

constructed in a non-compliant fashion, found to be

To summarize a couple of the more important discussions
pertaining specifically to condominiums:

Building envelope warranties
There has been significant discussion on this matter, as the
majority of the basis of the MMA’s involvement in the first
place surrounded building envelope failures and water
leakage damage. As noted above, MMA indicated that
they were considering implementing a 5 year warranty
against building leakage through the building envelope.

leaking or not, should be claimable.

Warranty provisions for
condominium common property
Condominiums are a home type that drastically differs
from free-hold homes. Most people know that when they
purchase a new house they are ultimately responsible for
everything within the property lines, and they are aware
of the warranty they have and that they are responsible
for making claims under that warranty for all items which
they now own. As such, many owners have home

CCI’s main comments to the MMA involving this matter

inspections completed as part of the process of property

include:

turn-over (similar to purchasing an older home), and if

• Five year mandated warranties are better than the
current situation; however, five years may still not be

they don’t, they at least know to go and look at the entire
property themselves.

enough. Many buildings experiencing chronic water

However, with condominiums, owners are only directly

infiltration past the primary (and secondary, if existing)

responsible for their unit, which more often than not is

planes of moisture protection do not observe physical

the interior drywall and inward. The Board of Directors,

water leakage into the unit. Therefore, many owners do

once elected, are responsible for the upkeep of the

not know they are having problems until significant

common property. However, with a new condominium,

deterioration (possibly of the structure) has already

most Boards do not foresee the need to complete

occurred. CCI has recommended that MMA perform

warranty inspections on common property elements, and

further research into actual rates of deterioration of

those that do are unaware of a process that they could to

building envelope elements constructed in Alberta, and

follow.

when this deterioration is first found. This should be
done in consort with the province’s building envelope

To this end, CCI has made the following main

experts and condominium managers / owners.

recommendations to MMA accordingly:

• Warranties covering instances of documented physical
water penetration are not necessarily of great benefit
the home owner in terms of warranty protection.

• Legislate (possibly in the Condominium Property Act
currently under revision) the requirement of a Technical
continued on page 16

Warranties should weigh on installation of building

Specializing in Insurance Appraisals
Commercial / Industrial / Multi-Family Residential
Including Condominium Corporations
Ph: 403-241-2535
Fax: 403-241-1120
TF: 1-866-941-2535
E-mail: info@relianceconsulting.ca
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Mandating New Home Warranties
– A Status Update (cont’d)
By Michael Ball, P.Eng.

Audit being completed by and for all newly

Status update

incorporated condominiums prior to the expiry of the

At the time of this writing, the MMA has not provided

mandated warranty, and involving all warranted

further information to the stakeholders involved in the

common property. The purpose of the Audit would be

round table discussions in 2011. It is this writer’s

to have an independent 3rd party review the common

understanding that MMA intends to have legislation

property and compile a deficiency list presentable as

drafted in the next few months, after all learned

part of a warranty claim package;

information has been thoroughly vetted by MMA.

• Legislate that, for condominiums, common property
warranties commence at the time of the election of the
first Board of Directors. This provides condominiums
with sufficient time to ensure that their interests are
conserved in this regard, without expiry of the
warranty.
• Due to a conflict of interest, limit the ability for the

CCI will continue to provide both experience and
expertise to the studies being completed by MMA, as well
as feedback to its membership on factual information as it
becomes available.
In the meantime, MMA is interested in hearing about
condominium problems involving poor construction

original builder, developer, and/or other affiliated

practise and premature deterioration. You can contact CCI

building party, to influence a condominium

– South Alberta (at SouthAlberta@cci.ca) in order to

corporation’s Board of Directors, as a Director(s), on

received email contact information for the appropriate

matters concerning warranties.

contacts at MMA, should you wish to write to them
concerning this matter.

Michael Ball, P.Eng., Principal, Manager Building Science, Morrison Hershfield Limited and Director, CCI – South Alberta
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Individual Membership
As of November 1, 2011

David Bee

Ed Heck

Lisa Parsons

Sharon Bowes

Kim Hoecherl

Peter Petrik

John Burton

Philip Horch

Wes Richardson

Stephen Cassady

James Kelly

Gerrit Rosenboom

Tracey Cote

Suzanne Longley

Barry Rosenfelt

John Cox

Gale McCombie

Christina Stammis

Harold Hansel

Paul McKenna

Mary Waldbauer

Cathy Haslam

David McVicar

Susan Wennerstrom

Condominium Corporation Membership
As of November 1, 2011

Agora Condominiums

Fletcher Village

Rocky Ridge Villas

Aviara

Fresco Gardens

Rosewood Estates

Beddington Terrace

Glamis Terrace

Rutland Mews

Brighton Court

Glenbrook Meadows

Sierras of Country Hills

Brookside Village

Heritage Manor

Sierras of Taylor Drive

Carefree Resort on Gleniffer Lake

Holly Springs

Sierras of Tuscany

Chaparral Pointe Adult Condominiums

Killarney Grande

Springview Court

Chateaux on the Green Phase II

Killarney Meadows

Storybook Village

Christie Point

Kingswood Estates

The Homesteads

Coach Bluff Villas

Legacy Estates Somerset

The Mansions at Prominence Point

Coachway Green

Lowery Gardens

The Redwoods Retirement Residence

Colonial House

Marda 17

The Tudors at the Landings

Colonial House

Mount Pleasant Court

The Victoria

Condominium Plan 9210296

Oakhampton Court

Trailside Lodges

Country Lane RV Park

Orchard Place

Varsity Estates Villas

Dalton Square

Park Place

Varsity Towers

Dana Village

Pine Pointe Place

Vulcan Town Greens

Dorchester Square

Ranchland Meadows

Westgate on 8th

Dreamview Village Edgemont

Renfrew Villa

Dreamview Village Riverbend

Rio Vista Villas

Whitehorn Village Retirement
Residence

Edgepark Villas

River Grande Estates

Willow Tree Village

Evergreen Village

Riverview Court
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Professional Membership
Canadian Condominium Institute – South Alberta Chapter as of November 1, 2011

Accounting/Finance
Ryan Ardron

Manulife Securities Inc.

403-230-3909

Sylvia DeLauretis

Sylvia F. DeLauretis Professional Corporation

403-270-8989

Jason Espetveidt

Gentworth Financial Canada

403-831-9745

Debbie Hensman

Thompson Penner LO LLP

403-283-1088

Stephen A. Tomchishin

William J. Rhind & Associates Ltd.

403-287-9140

Arbitration & Mediation
Paul Blakeney

Community Mediation Calgary Society (CMCS)

403-269-2707

Michelle Phaneuf

REA-Reaching End Agreements

403-243-0147

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

Dennis Anderson

Benchmark Management Ltd.

403-247-1014

Susan Eyre

C-ERA Property Management & Realty

403-266-0240

Grant Pocza

Comres Property Management Ltd.

403-328-0344

Brian Lilley

Condofax Corporation Services Ltd.

403-452-8995

Don Davies

Condominium First Management Services Ltd.

403-299-1810

Doug Davies

Condominium First Management Services Ltd.

403-299-1810

Bob Davies

Condominium First Management Services Ltd.

403-299-1810

Linda Grey-Martin

Condominium First Management Services Ltd.

403-299-1810

Gordon Sieb

Diversified Management Southern

403-230-7376

Lauretta Enders

Emerald Management & Realty Ltd.

403-237-8600

Ed Tkachuk

Hearthstone Property Management Inc.

403-314-0099

Sandra Johnston

Insight Condo Services Inc.

403-288-1630

Peter Best

Magnum Property Management Ltd.

403-250-7999

Dana Gysen

Maverick Management Inc.

403-287-7770

Maria Bartolotti

New Concept Management

403-398-9528

Dwayne Ropchan

Parterre Property Services Inc.

403-241-2162

Andrew Fulcher

Prairie Management & Realty Inc.

403-995-2810

Evelyn Thompson

Rancho Realty (1975) Ltd.

403-253-7642

Eleanor Kidder

Royal LePage Integrity

403-932-2101

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
continued on page 19
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Professional Membership
Canadian Condominium Institute – South Alberta Chapter as of November 1, 2011

Consulting
Nina Bhasin

Condo Document Inspection Centre Inc.

403-228-6770

Janet Porteous

Condo-Smart Inc.

403-247-2802

Randy Brown

Fahrenheit 451 Fire & Security

403-256-6622

Dolores Herman

HighClouds Inc.

403-919-3809

Sharon Fuchs

Max 7 Cleaning Services Ltd.

403-836-7377

Jodi Scarlett

ProStar Cleaning & Restoration

403-234-7827

Gordon Black

Trebor Holdings Ltd.

403-288-5172

Gerald Quigley

Condospec Inc.

403-245-3666

Engineering & Technology
Don Allen

Excalibur Efficient Buildings Ltd.

403-243-0626

Drew Campbell

Halsall Associates Ltd.

403-255-7946

Marc Doucette

Chisholm Mechanical Contractors Ltd.

403-279-7868

Ron Kellam

Kellam Berg Engineering & Surveys Ltd.

403-640-0900

Michael Ball

Morrison Hershfield Ltd.

403-246-4500

Fred Edwards

Read Jones Christofferson Ltd.

403-283-5073

Sherry Bignell

BKI Risk Management

403-276-8766

Bill Jeffray

Renfrew Insurance Ltd.

403-299-1002

Michael Acheson

The Cooperators/Rockyview Insurance Services

403-948-1195

Katherine Rumford

Crawford and Company (Canada)

403-441-4860

Alexander Bruce Cameron

Cameron Horne Law Office LLP

403-531-2700

Richard I. John

Richard I John Professional Corporation

403-205-3949

Gordon Van Vliet

Macleod Dixon LLP

403-267-9346

Heather Bonnycastle

McLeod & Company LLP

403-873-3703

Laurie Kiedrowski, LL.B.

McLeod & Company LLP

403-225-6413

James Polley

McLeod & Company LLP

403-873-3709

Jeffrey H. Selby

Parlee McLaws LLP

403-233-7117

Dionne Levesque

Schuette Law

403-705-1264

John McDougall

Scott Venturo LLP

403-231-8206

Insurance

Legal

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

Gerald Rotering

Discover Real Estate

403-703-0675

Eleanor Kidder

Royal LePage Integrity

403-932-2101

Carrell Gentray

Re/Max House of Real Estate

403-240-1401
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Sponsor Membership
As of November 1, 2011

Accounting/Finance
Home Investment Management Inc.
Manulife Securities Inc.
Pacific & Western Bank of Canada
Strata Capital Corporation
William J. Rhind & Associates

Richard Strand
Ryan Ardron
Brian Conley
Terri-Lynne Belzil
Stephen Tomchishin

403-229-1485
403-230-3909
403-781-5231
780-863-7872
403-287-9140

Condominium Management
Astoria Asset Management Ltd.
Condeau Management Services Ltd.
Condominium First Management Services Ltd.
Diversified Management Southern
Emerald Management & Realty Ltd.
Gateway Property Management
Larlyn Property Management Ltd.
MCM Property Management Ltd.
Monday Management & Condominium
Services Corp.
New Concept Management
Rancho Realty (1975) Ltd.
Sunreal Property Management Ltd.
Ultimate Property Management Inc.
York West Asset Management Group Inc.

Lorelei Talbot
Andy Tarr
Linda Grey-Martin
Joanne Sieb
Lauretta Enders
Gary Gunsey
Michael Holmes
Ming Chow

403- 948-0337
403-531-1588
403-299-1808
403-230-7376
403-237-8600
403-283-7118
403-693-0022
403-262-7955

Pamela Wilson
Chris Burns
Bev Bando
Mike Stevens
Judy Walker
Angela Bardsley

403-230-9405
403-398-9528
403-253-7642
403-343-0200
403-287-3056
403-294-0411

Stephen Cassady
Debra Bunston
David Cree
Susan Peddie
Heather Hendrie
Bob Poole
Brent Trevors
Mike Albert
Erich Krause
Nelson Gaudry
Steve Richards
Harold Weidman
Brent Applegate
Jody Roberts
Catherine McKenzie
Ivy Younge

403-770-2939
403-209-3608
403-720-8055
403-235-5400
403-268-5247
403-242-6660
403-660-6303
403-453-2114
403-249-4610
403-346-6666
403-287-2540
403-241-2535
403-398-0996
403-640-1334
403-255-7535
403-262-7733
403-279-8321

Charlene Francis

403-259-2122

Darren Cherban
Joan Montgomery

403-520-7778
403-287-7700

Consulting
247Condo
Alberta Real Estate Association
All Weather Windows
Building Works Ltd.
City of Calgary Water Services
Exactet Systems Inc.
Good Under Pressure
Konstruktor Corporation
Mold Squad-A Division of Building Works Ltd.
Property Solutions Advisory Inc.
Reggin Technical Services Ltd.
Reliance Asset Consulting Inc.
Skyline Roofing Ltd.
SIS Supply Install Services (1994) Ltd.
Trotter and Morton
True Exteriors Ltd
Unicrete Products Ltd.

Developer
Homes by Avi Inc.

Disaster Restoration
First On Site Disaster Restoration
Service Master of Calgary Disaster Restoration
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