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We Will Start in a Few Minutes

© 2021 Condo Owners Forum Society of Alberta
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Welcome to COF CondoChat!
Condo Owners Forum

The Source
for Alberta Condo Owner-led

Support, Education and Networking
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Welcome

Thank-you!
for being members of 
Condo Owners Forum

Society of Alberta
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• THANK-YOU to all of you who submitted questions.
• If we have time, we will open up the meeting for other 
questions.

• We are planning future ”Ask a Lawyer Questions”
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Upcoming Event

Please join us Saturday April 10 @ 10 AM
for a CondoChat on

Replacement Reserves
• Register on Eventbrite – if you have questions please 
send them before to info@cofsab.ca
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Condo Owners Forum Society of Alberta 

The Source
for Alberta Condo Owner-led Support, 

Education and Networking
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Our Mission

• To provide condo owners, residents and businesses 
with opportunities for networking, education and 
advocacy
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Our Objectives

• To improve the management and value of our properties

• To strengthen the governance of our corporations

• To enhance the public perception of condominium living 
and foster a greater sense of community and 
collaboration amongst all stakeholders
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CAUTION

Slide: 8

We are recording this 
webcast

You can access the 
recording soon on 
www.cofsab.ca
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Welcome/Logistics

• Please ‘mute’ your microphones
• If you have a question – enter it in ‘CHAT’
• Keep chat running!
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Introducing

HUGH WILLIS
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Question

• What is the impact of Bill 53 – AGM Attendance and on-
line meetings?

• Please comment on Bill 53 and how it affects section 
31 of the Act.

• Are condo corporations forced to hold either a virtual 
AGM or a hybrid (both in-person and electronically) 
AGM?
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Question

• How do unit owners who are not on a Board ensure that 
the Board is doing quality due diligence on 
budgeting? On Reserve Fund Studies? Etc.
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Question

• How do you accommodate the need for fresh faces on a 
board (turn-over) vs. consistency?
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Question

• Could you outline the process or steps for initiating 
bylaw infraction sanctions or levies under under the new 
Condominium Act as amended.
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Question

• What place does mediation or arbitration have in solving 
disputes in Alberta condominiums?

• What is your opinion on the dispute resolution tribunal 
promised by Service Alberta in the 2014 amendments to 
the Condominium Property Act?
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Question

• \What is the legal process to have exterior windows and 
doors made a Unit responsibility, if not currently noted 
as such on a Condominium Plan?
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Question - Bylaws
• How do you approach creating new by-laws?
• Do you have a template of questions to ask and by-laws that related to differing 

types of condominiums? (Many By-Laws seemed to be cookie cutter by-laws that 
did not fit our type of condo).

• We have been through a process to try to amend our by-laws. It has not been 
successful and has been very costly. The Board has lost the trust of many 
owners.

• Q: Our Board did not receive the required 75% approval for an update in our 
bylaws.  Some owners believed that the draft bylaws contravened the 
Condominium Property Act.  What can the owners do to force the board to direct 
the lawyer to remove the conflicting section or to force the lawyer to do so without 
requiring action by the
board?
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Question
• Our Board received a a Reserve Fund Study that was produced 

by a person who was not qualified to provide the study. 
Furthermore, the lack of qualifications was known or ought to have 
been known by the Board of Directors.

• Q:  Is a replacement reserve study that was submitted by 
unqualified “provider” to the Board valid?

• If valid, for what purposes and with what limitations?
• If not valid the, what remedy exists for the condominium 

corporation to correct for the defects so that it can resume its 
financial operations with confidence in the corrected study 
contents?
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Question

• What can be done if a tenant refuses to get liability 
insurance? If there is a claim is the owner responsible?
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Question

When the above condo has a leak and damages the 
condo below, who is responsible for repairing the condo 
below?
• The above owner?
• The below owner's insurance?
• If the cost of the repair is below the deductible who 
then?
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Question

• FINES: Our Board is under the impression that even 
though we have bylaws and policies with financial 
sanctions in place, it is very unlikely that we will ever 
collect any fines that are imposed on owners who fail to 
respect these rules and procedures.  Please comment.
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Question

• What is the best way to address underground utilities 
such as sewer infrastructure that is shared between 
other condominium corporations? Should legal 
agreements be put in place?
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• I saw two SIUD’s for our complex – one from our old 
Insurance Evaluation / Reserve Fund Study Company and 
then for the new company our Board engaged. The detail 
level and the accuracy level in the new company was much 
poorer.

• The changes last year with by-laws and the SIUD was not 
well handled by my Board. They were not detail orientated.

• Do you have any comment about the quality of SIUD’s and 
Reserve Fund Studies and if the poor quality of have 
created many legal issues?
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Question
• I live in a large residential condominium.  Apart from normal monthly condo fees, 

our corporation get additional revenue from the rental of guest suits, our 
entertainment lounge, and second parking stalls and second storage lockers.

• I read in in the Condo Act that the financial operation of our condo is funded 
through the Reserve Fund, the Operating Account and, if needed, a Special Levy. 
However, in our Auditor’s Report, there are only two fund types reported: 1) 
Unrestricted and 2) Reserve.

• Our Board has: 1) Recently used the Unrestricted Fund to make a very large first 
time (not replacement) purchase of an equipment and, 2) Is now planning on 
using the Unrestricted Fund to replace an outdoor recreation facility that the 
developer built with a completely different project.

• Can the Board do this without violating the Act?  If not, what procedures should 
the Board follow?
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Question

• I am handicapped (in a wheelchair).  The condo 
installed an access ramp, but I don't think it is safe. 

• Shouldn't they have to consult with me?
• I have suggested mediation, but the Board has not 
responded. 

• What can I do when I write the condo Board of Directors 
and they never respond to me?
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Question

Is a Condominium

• A legal entity? - if so, where is this stated in 
Condominium Property Act (CPA)?

• A Corporation? - if so, where is this stated in CPA?, or
• Property – i.e. land and/or land and building(s)?
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Question

• What is a Bareland condo? 
• As I understand  the definition, some people add 
additional adjectives like “pure” “true” which muddles 
the definition.

• From my understanding, there is no set criteria which 
Corporations must have or must not have in their 
bylaws to distinguish them as Bareland.

• Please comment
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Question
• Our condominium is part residential part commercial. At one point all the 

commercial property was owned by a single entity. At some point the commercial 
property was subdivided and the condo factors were unequally distributed. (unit 
factors per sq. metre are not equal to what they were on a per unit basis). The 
owner/developer kept the low unit factor units and sold off the now higher 
weighted unit factor properties.

This appears to be legal under section 20(6) of the condo act.

It looks to me like "re-subdivision" was used to get around the requirement to 
have a special resolution to reapportion the unit factors.

Is this illegal, legal but immoral?

Is there any liability attached to the board for this activity?
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Question

• Understanding unit boundaries is still a concern for our Board. Our 
existing and draft bylaws assign responsibility for electrical, 
HVAC, and plumbing that serve only the unit to the unit, with 
corporation responsibility ending at the point of service to the unit. 
I'm confused how this meets our condominium plan, which defines 
unit boundaries by floors and ceilings, per the Act, but walls are 
defined to the centreline of party walls and the exterior finishing 
surface. How does responsibility for these systems fall in this 
circumstance?

•
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We Need Your Help

Please
• Complete our post-event survey
• Let us know if you have suggestions for future chats or 
programs

• Let your friends and neighbours know about COF.
• If you can volunteer to help us, please contact us at 
info@cofsab.ca
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Condo Owners Forum Society of Alberta 

The Source
for Alberta Condo Owner-led Support, 

Education and Networking
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