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It is an honour to welcome you to our first 
edition of Alberta Condo Connections, our 
Condo Owners Forum Society (COF) of 
Alberta semi-annual magazine.

In 2015, a small and feisty group of condo 
owners decided that Alberta needed a condo 
owner organization to ensure that owners’ 
interests were heard and respected by the 
government, condo service providers, and 
regulators. While other condo organizations 
were active in Alberta, none focused 
exclusively on condo owners’ needs.

Condos are a significant component of 
the Alberta housing stock. While detailed 
statistics are not available, condos are 
estimated to represent over 25 per cent of 
the housing market in the province – over 
8,800 condo corporations, 450,000 units, 
and an investment of over $100 billion. 
Did you know that most condos in Alberta 
consist of less than 12 units and are self-
managed?

Our focus is supporting Alberta condo 
owners on management and governance 
issues. We know that governance training 
is vital to provide a foundation for good 
management. We believe many condos could 
be managed better to improve residents’ 
quality of life and enhance property values.

For example, condo owners have frequently 
had questions, and their neighbours and 
condo managers cannot always provide 
the support they need. Condos are often 
‘reinventing the wheel’ as they cannot easily 
connect with others who have already 

addressed similar issues. We developed 
an online forum where owners share their 
experiences and seek advice to meet that 
need.

We also publish a monthly newsletter 
and conduct virtual programs with condo 
industry specialists.

By enhancing the quality of communication 
and education among Alberta condo 
stakeholders, we believe we will improve the 
value of our homes and the quality of life in 
our condominiums.

We have enhanced the focus on condo owner 
issues in working with the Government of 
Alberta on changes to the Condominium 
Property Act (CPA) by successfully lobbying 
for improvements to the education and 
competencies of condo managers.

Our current primary focus is to ensure 
improved ways to manage condo disputes. 
While the CPA amendments of 2014 provide 
for a dispute resolution tribunal, successive 
governments have treated this critical 
mechanism as a low priority. Differences 
of opinion are shared within our complex 
communities, but there are more effective 
ways to deal with those than courts. 
The courts should only be a last resort. 
Frequently, no one wins in the courts. 

If you want to learn about us, please visit 
our website at www.cofsab.ca or write us at 
info@cofsab.ca. n

Greetings from the COF President

Condo Owners Forum Society of Alberta
THE source for Alberta condo owner-led support, education, and networking.

TERRY
GIBSON
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What was it that made 
you consider purchasing a 
condominium, rather than a 
single-family home? 

Phil Rosenzweig: It’s what we could 
afford at the time we purchased our 
first home together in Winnipeg. Also, 
we both had busy careers and the 
fact that others would be responsible 
for repairs and maintenance on the 
property suited our busy lifestyle.

What do you perceive as the 
benefits of owning a condo 
versus a single-family home? 

Some benefits include shared 
maintenance, and repair and insurance 
costs. The maintenance is handled by 
others. It also holds its value and could 
be a good return on the investment. 

Are there any downsides to 
condo living?

Read your bylaws, just because you 
want to have two or three cats, doesn’t 
mean your bylaws will allow this. Same 
with renovations. Basically, when you 
buy a condo you are signing a contract 
with the condo corporation that you 
agree to live by a shared set of rules, 
namely your condominium bylaws. 

Also, you have to realize that you 
share aspects of the common area 
of the condo, utilities, and perhaps 
even common walls, etc. with your 
neighbours. As you are living in close 
proximity to one another, it helps if 
you can get along with other people. 
Depending on the type of construction 
of your building, you may be sharing 
more sounds and smells with your 

GET TO
KNOW US

Q&A with COF board member
PHIL ROSENZWEIG

The Condo Owners Forum Society of Alberta (COF) has been providing a voice for 
Alberta condo owners since 2015. The society is a resource for more than 300,000 
Alberta condo owners and it allows owners and occupants with the opportunity for 
networking, education, and advocacy.

The COF is made up of a board of condo owners around the province and in each 
issue of Alberta Condo Connections we profile a member of the board so you can 
learn more about who we are and why we are so passionate about the industry.

For our inaugural issue, we chat with Phil Rosenzweig, who currently resides in 
Lethbridge. Rosenzweig has lived in Edmonton, Winnipeg, Toronto, and Lethbridge, 
and obtained his property manager’s licensing from the Real Estate Council of 
Alberta (RECA) in 2015 and was a property manager for over two years working with 
over 20 boards, numerous vendors, and many condo owners.
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Building Envelope & 
Structural Consulting
Reserve Fund Studies 
Condition Assessments
Maintenance & Repair Projects
Parking Structures
Technical Audits
Energy Modelling

rjc.ca

Jamie Murphy (North-Central AB): (780) 452-2325
Ryan Coles (South-Central AB): (403) 283-5073 

neighbour than you would if you were 
in a single-family home. If you have 
super-sensitive hearing or smell, this 
close living arrangement may not be 
for you. 

Not everyone is cut out for condo 
living. Problems and disputes quite 
often occur when people move into 
condos and expect them to be the 
same as living in a single-family home.

How long have you owned a 
condo? 

For over 30 years in Winnipeg, Toronto, 
and Edmonton, and finally settling in 
Lethbridge.

What do you perceive as the 
biggest challenges facing condo 
owners?

Boards and condo owners can have 
different levels of education about 
their roles, responsibilities, and rights. 

I’ve lived in condominiums with good 
and bad boards. Bad boards can be 
bullies, have poor or irresponsible 
financial management, and little regard 
for the owners they serve. Some board 
members are extremely long serving 
and have little interest in serving the 
will of the people. 

Good boards are inclusive, transparent, 
and approachable. Owners can be the 
same; overly critical without providing 
solutions. Selfish to the extent of not 
being interested in any point other than 
their own, or completely uninvolved 
and disinterested and apathetic about 
what goes on in the governance and 
management of their building until it 
affects them directly. 

Many owners are completely in tune 
with participating in the community 
in which they live and volunteering to 
be part of building good neighbour 

relationships. The long-promised 
alternative dispute process for 
handling condo differences, both from 
the perspective of an owner and from 
the perspective of the board, has been 
a major flaw in keeping people on a 
level playing field in learning to live 
together. 

Would you recommend condo 
ownership to others? 

Absolutely! As long as you educate 
yourself on the differences between 
condo living and single-family home 
ownership. Like I said, condo living is 
not for everyone.

How has your membership in COF 
benefitted you as a condo owner? 

Being a member of COF, almost from 
its inception, has given me and other 
condo owners a sounding board and 
forum to discuss issues in my own 
condo and see if there are solutions out 
there that have been successful. 

Being a part of some of the advocacy 
initiatives have benefited all 
condominium owners in the province. 
The only way we can keep COF as a 
strong voice for condo owners in the 
province is to build the organization 
to a sufficient size so it can have 
some political clout with government, 
condominium professionals, and other 
condo owners so they listen to what we 
have to say and make a difference for 
condominium living in Alberta.

I would highly encourage all of you to 
join COF for education, networking, 
community, and advocacy. There 
are 500,000 condominium owners in 
the province, and it is only through 
increasing the number of condominium 
owner groups such as COF, that we 
can make a bigger difference in 
condominium living throughout the 
province. n
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Well, yet another term 
brought to us by the 
pandemic: supply 
chain.

Like 2020’s “pivot” – 
a term we grew to dislike – the 2021-to-
present “supply chain” term is one we 
could have well done without.

Alas, the disruptions in both 
manufacturing and distribution, which 
is a world-wide phenomenon, is both 
very real and very unwelcome.

In your daily life, it may mean that 
grocery stores have fewer items on 
their shelves, a new car may be harder 
to find, and prices… well they just keep 
going up.

For the first time in many years, there 
is renewed concern over inflation. 
Prices keep going up, driving up the 
inflation rate, and with few tools in their 
tool boxes to combat inflation, central 
banks are now signaling an impending 
round of interest hikes, making 
consumers pay more.

So, how does this affect condominiums 

By Brian Shedden, BSS®, Principal, Entuitive

THE SUPPLY CHAIN

CONDO
conundrum

and what does it mean for your 
corporation?

Well, the biggest impact is on your 
reserve fund. This fund is updated 
every five years in Alberta and it is 
essentially an attempt to look 30 years 
into the future to forecast the financial 
resources that will be required at 
various times to ensure that the 
physical property of your corporation 
can be restored or replaced if 
needed. In most corporations, your 
contributions to the reserve fund 
typically represent 20 to 25 per cent of 
your monthly condo fees.

For many years, interest rates have 
been stable and low, and inflation 
has also been low as well. However, 
that all changed with the onset of the 
pandemic.

For those of us in the engineering 
world, this is what we are seeing:

•  Contractors are having difficulty 
getting the materials that they need to 
conduct their work.

•  Extraordinarily long lead times on the 

delivery of materials are leading to 
projects taking significantly longer 
than originally planned, leading to 
anxiety on the part of unit owners 
as they live in a construction site for 
many months.

•  The costs of projects are rising at 
a fairly alarming rate. Why? With 
so much uncertainty surrounding 
material costs, contractors are having 
to manage their risk by increasing 
their bid prices to cover the cost of 
the unknowns.

•  Reserve funds are taking significant 
hits as the costs to replace, which 
were in place when your study was 
conducted four years ago, may be 
largely irrelevant now.

•  The costs of adequately funding the 
reserves are driving up condo fees or 
leading to special levies.

This situation, like so many of the 
problems brought about by the 
pandemic, is having to be managed 
on the fly and that leads to increased 
uncertainty and increased costs. As 
there is only one person who bears the 
brunt of these increased costs, the unit 
owners, we are in the middle of tough 
times and the end is nowhere in sight, 
yet. n

This situation, like so many of the problems brought about by the 
pandemic, is having to be managed on the fly and that leads to 
increased uncertainty and increased costs.
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AAlberta condo owners are disappointed in Minister lberta condo owners are disappointed in Minister 
of Service Alberta, the Hon. Nate Glubish’s recent of Service Alberta, the Hon. Nate Glubish’s recent 
notice that a condominium dispute resolution notice that a condominium dispute resolution 
tribunal will not be implemented until the tribunal will not be implemented until the 

legislature has approved new legislation.legislature has approved new legislation.

In 2014, the Condominium Property Act (CPA) received royal 

assent and provided for the establishment of a dispute 

resolution tribunal. 

While Minister Glubish has acknowledged the importance of a 

tribunal and is committed to working with stakeholders in its 

development, this initiative should have been given a much 

higher priority by the government.

Solving disputes effectively is a high priority for all Alberta 

condominium stakeholders.

Why is this a problem for Alberta condo owners?

If we do not resolve our differences effectively, this

•  Negatively impacts community relationships, and

•  Lowers our property values.

Compared with other types of housing, we live close to our 

neighbours. Not everyone in the community sees the world 

the same way. We are all stakeholders in multi-million-dollar 

complexes.

Disputes and differences of opinion will always occur, and 

when they do, we need systems to address these differences 

effectively.

Many disputes are never addressed because the costs of 

accessing the court system cannot be justified for minor 

issues. Unresolved conflict in our condos is like emotional 

cancer that erodes relationships and negatively impacts the 

corporation’s operations.

When we do not resolve our differences, disputes are 

frequently referred to the Court of Queen’s Bench. This is 

not working for most condos because, in our experience, the 

courts are: 

•  Expensive and favour those with significant financial 

resources; 

•  Intimidating for most people;

•  Very slow; and 

•  Not effective, frequently resulting in lose-lose solutions. In 

many cases, a mediated or arbitrated method would have 

led to more effective resolutions, even win-wins.

While there is significant recent Canadian experience with 

dispute resolution, including the British Columbia Civil 

Resolution Tribunal and Ontario Condominium Authority 

Tribunal, we believe an Alberta–specific system is required. 

A tribunal may not necessitate the development of a large 

administrative structure or significant ongoing financial 

support from the Government of Alberta. 

The government has disregarded the strong feedback from 

condo stakeholders and has failed to support the Alberta 

condo world.

It is an irony that the Rental Tenancy Dispute Resolution 

Service (RTDRS), solving other residential interests, has 

operated successfully since 2013.

Why should this be a priority for government?
While the establishment of a dispute resolution tribunal will 

require initial seed funding from the government, we know 

that the tribunal would reduce

•  “Red Tape” for Alberta condo owners and the government;

•  Court workloads, allowing them to focus on other important 

issues; and

•  Ongoing government administrative costs for the court 

system.

Many disputes could be more effectively resolved through 

mediation, arbitration, or dispute resolution tribunal.

GOVERNMENT OF ALBERTAGOVERNMENT OF ALBERTA
disappoints condo ownersdisappoints condo owners
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Background
The December 2014 significant amendments to the 
Condominium Property Act resulted from many years of 
consultations with Service Alberta by condo stakeholders. 
Changing legislation is not easy and takes government and 
stakeholders a great deal of work.

Subsequent governments chose to make the establishment 
of a dispute resolution tribunal a low priority.

There are many other situations in Alberta outside of the 
condominium world where the legislation/regulation requires 
parties to seriously attempt mediation in disputes. Most 
industries have established systems involving mediation and 

arbitration to resolve disputes because it is smart business 
to do so.

Statistics

There are no current accurate statistics on Alberta condos. In 
2018, Service Alberta estimated there were

•  8,800 Alberta condo corporations, and

•  440,000 individual condo units.

Alberta condos
•  Are the fastest-growing part of the housing stock;

•  Represent over $100B to $150B of investments; and

•  Are home to 25±% of Albertans. n

As Minister of Service Alberta, I 
would like to thank you for your 
ongoing contributions to our work on 
condominium issues and to ensure 
that the condominium legislation 
is effective and supports good 
self-governance of condominium 
corporations.

Over the past several years, the 
condominium community has strongly 
advocated for the establishment of 
a tribunal to address condominium-
related disputes. This support was 
reiterated during the consultations 
that were conducted in 2020, and 
the feedback we heard was very 
clear that Albertans want and need 
improved access to justice to resolve 
condominium disputes.

As I indicated in our meeting on March 
8, 2022, I see the value in a system 
that can serve as an alternative 
to the courts for individuals in the 
condominium sector. I also firmly 
believe that such a system must 
be affordable. Through our work to 

date, including your input, it is clear 
that in order to make such a system 
affordable for users, investment from 
government would be required for up‐
front costs and ongoing operations.

As outlined in Budget 2022, the 
Alberta government’s spending 
priorities this year focus on building 
our health system capacity, education, 
and economic recovery, including job 
creation. As a result, establishment 
of a tribunal will not proceed at this 
time. While this is disappointing 
news, my department will continue 
collaborating with stakeholders 
like you to develop a model for a 
tribunal that will meet the needs of 
the condominium community, and is 
affordable and effective.

As you may be aware, the 
remaining provisions from the 2014 
Condominium Property Amendment 
Act that relate to the establishment of 
a tribunal were repealed on December 
31, 2021. These provisions remained 
unproclaimed for more than five 

years, and the Statutes Repeal Act 
required they be repealed if they 
remain unproclaimed. I can assure you 
that when we are ready and able to 
establish a tribunal, new amendments 
to the Act will be developed that are 
clearly aligned with the proposed 
model.

Thank you again for working with 
us. Your input has helped my team 
put together a package of proposed 
amendments to the Condominium 
Property Act that will establish new 
rights for condo owners and volunteer 
boards to increase transparency and 
provide added flexibility. I look forward 
to introducing these amendments in 
the Legislative Assembly in the near 
future.

If you have any comments or further 
feedback, please contact my chief of 
staff, Kristopher Barker, at 
Kristopher.barker@gov.ab.ca.

Sincerely,  
Honourable Nate Glubish

Statement from the Honourable Nate Glubish, Minister for Service Alberta
Email sent to COF Alberta on March 24, 2022
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A best practice for condo boards is to proactively 
plan and schedule property care and maintenance 
for the year ahead. This benefits the owners/
tenants and ensures that finances and resources 

are organized and budgets are appropriately managed to 
keep things looking good and operating smoothly.

Planning your condominium’s year ahead maintenance 
in late fall/early winter will help streamline and prioritize 
projects and align them with the calendar year ahead. In 
addition, with this proactive prep work complete, your 
board can source quotes over the winter months for those 
specific spring and summer projects. This then allows them 
to take their time reviewing and comparing quotes, and 
then scheduling the work during your board’s preferred 
time. 

Many boards do not take this proactive approach, however, 
and only spring into action when the work needs to be 
done. With this approach, your board may risk having 
issues with coordinating board members, cost increases, 
issues worsening, service provider availability, and project 
scheduling.

To get it right, the first and best place to start is by 

Proactive & 
preventative 

maintenance for 
condominiums

By Sara Bushnell, Fire Ant Contracting
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reviewing your corporations’ reserve 
fund study. This will inform you as 
to what work may be required on 
your building and whether or not it is 
feasible. The study should also outline 
what needs to be done and when (e.g., 
this year, in three years, 10 years, etc.), 
along with estimated costs. Using this 
information, your board can better plan 
priority projects, helping to plan out 
the finances based on projected costs. 
From there, you are able to take these 
projections and determine how much 
needs to be collected from condo fees 
and put into the reserve fund to finance 
these projects. 

The typical types of projects a reserve 
fund study will highlight include 
roof repairs, window replacements, 
and the like, which are major cost 
expenditures. 

Unit owners’ self-maintenance

While outdoor care and maintenance 
items are tended to by your condo 
board, as a condominium or townhouse 
owner there are several interior things 
that you can and should keep on top 
of yourself! Proactively caring and 
maintaining your living space will also 
be of benefit years down the road 
when and if you plan to sell. It may be 
a wise idea to keep track of upgrades 
and improvements you perform on 
your home should the occasion arise 
that you do want to sell and to ensure 
that your unit owner’s insurance policy 
covers any betterments that you may 
have made. 

The following are some suggested 
preventative maintenance activities to 
do monthly and seasonally that will pay 
back in huge dividends.

Monthly: Check your HVAC system 
filters and if dirty, replace. Look for 
toilet and sink leaks that may cause 

water damage and replace dripping 
faucets. Perform grout and caulking 
touch ups where they have become 
aged. Clean or replace the kitchen 
vent hood filter if necessary. Allow 
access to test your smoke and carbon-
monoxide detectors. Check the outside 
perimeter of your unit and notify your 
board if anything may need attention. 
This could be observing for any ground 
depressions near the foundation 
that may need filling, which could 
potentially trap water or snow. Water 
issues could eventually lead to damp 
basements, settling, or foundation 
damage.

Spring: Perform HVAC system check, 
visual inspection of roof and gutter 
(from a safe vantage point or carried 
out by a qualified roofing contractor), 
and notify your board if you notice any 
snow and/or ice damage over winter, 
cracked sidewalks and driveways, 
window and door seals, storm windows 
and screens. Test/activate your sump 
pump. Many basement leaks occur 
during upcoming spring thaws, so 
check it now to be safe.

Summer: Inspect decks and siding (for 
signs of wear or damage), foundations 
and crawlspaces (for water seepage). 
Notify your board if you see anything 
that may require attention.

Fall: Check your HVAC system filters 
(replace if dirty), turn off water main 
to outside hose faucets, have your 
fireplace or wood-burning stove 
inspected by a professional, gutters 
and roofs, exterior grade/foundation 
observations.

Winter: Watch for ice dams in your 
eaves and roof and advise your condo 
board if there is buildup. This is a 
big issue in Calgary with constant 
temperature fluctuations! Check 
around windows and doors for drafts. 
If you have crawlspace or foundation 
vents, close them to avoid heat loss. 

Please reach out to the experts 
when you need help or advice on 
your proactive and preventative 
maintenance. Planning is the key 
to success; this includes using the 
expertise of industry professionals. n

Condo Document Inspection Centre Inc.

201, 735 - 12th Avenue SW, Calgary, AB T2R 1J7

@cdicinspections

What We Do

We provide an in-depth document 
review along with a one-on-one 
consultation to provide you with peace 
of mind when purchasing a condo.

What We Look At

We perform a detailed inspection of 
all documents, including the By Laws, 
Reserve Fund Study & Plan, Financial 
Statements, Annual General Meeting 
Minuites & Board Meeting Minutes, 
Management Agreements, Insurance 
Coverage, Special Assessments/Legal 
Action if any and much more.

403.228.6770     info@cdicinspections.com 

www.cdicinspections.com

• Offer to Purchase & MLS Feature Sheet
• Property Management Agreement
• Current Insurance Certificate
• Current Registered By Laws
• Disclosure/Information Statement
• Financials: 

• Current Budget
• Current Balance Sheet
• Most Recent Audited Financials

• Reserve Fund Study and Plan
• Annual General & Board of Directors Meeting Minutes 
• Most recent Post Tension Report / Engineering reports 
• Lease / Recreational agreements 
• Newsletters / Rules & Regulations

What We Need

Let us take the guesswork out of all the paperwork involved in buying 
a condo.  We’ll go through the report with you in detail and explain 
important elements about your condominium complex. 

We’re Here to Help



12 ALBERTA CONDO CONNECTIONS

If there is one value that the Condo Owners Forum (COF) 
is focused on, it is communication: clear, timely, and 
meeting owners’ needs. 

Owners want and need to be kept informed of the 
business of our condominium corporations – particularly 
on matters impacting finances, maintenance, and capital 
projects. It is also helpful to provide information to owners 
about their rights and responsibilities as owners and how 
a condominium corporation should function. We are all 

shareholders in a significant business corporation. It is an 

essential investment as our condominium homes represent 

a substantial portion of our assets for most of us. 

In the absence of timely information from condominium 

boards, rumours can abound, trust can erode, and 

dysfunction will reign – and it is tough for a board to manage 

a condominium without the support and understanding of 

its owners. 

Communications within condos and 
implementing a successful strategy

Condo owners speak 

BE CONNECTED

ECAA offers a wide range of training 
opportunities including educational  

seminars and code updating courses.

LEARN MORE, 
EARN MORE.

ecaa.ab.ca

•  Environmental • Geotechnical
• Material Testing • Civil Engineering

• Geotechnical Investigations • Environmental Site Assessments (Phase l, ll, lll) 
• Site Remediation, Biophysical, Wildlife, Fish Salvage & Rare Plant Assessment

• Materials Engineering, Inspections and Testing Services
(Soil, Aggregates, Concrete & Asphalt)

• Hazardous Building Materials Assessment

Phone: 403-458-4422     |     www.envirogeotech.com

1812 - 21 Avenue N., Lethbridge, Alberta T1H 4B6
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Through better communication, boards can gain credibility 
and build integrity. 

Board members and owners need to understand their 
responsibilities under the Personal Information Protection 
Act (PIPA), Alberta’s private sector privacy law. PIPA 
applies to condominium corporations, protects personal 
information, and provides a right of access to an individual’s 
personal information. 

Does your condominium have a PIPA policy? It should – it is a 
legal responsibility to do so. 

What can a board do to enhance communication? 

•  Produce timely newsletters that provide updated 
financial information and details on upcoming projects. 
The reporting frequency will vary depending on the 
condominium, but many well-run condominiums have 
monthly newsletters. At a minimum, quarterly newsletters 
are recommended. 

•  Have monthly meet and greet opportunities where owners 
and board members can informally talk and address owner 
questions. These sessions build relationships and address 
owners’ questions and concerns when they are small before 
becoming significant concerns. In the age of electronic 
communication, face-to-face communication is still the 
most effective, even if it does take more time.

•  Invite owners to attend board meetings to observe but not 
participate. This will help owners better understand the 
challenges facing a condominium board. Consider having 
a question and answer period at the end of the meeting. Of 
course, board members will still need in-camera meetings 
without others present to address confidential or personnel 
matters. It may be a way to encourage new volunteers for 
the board or committees of the board. 

•  Maintain a website where people can quickly obtain 
approved board materials, including agendas, minutes and 

“Lawyers you’ll swear by, not at”

Denise M. Hendrix

#500, 707 – 7th Avenue SW
Calgary, Alberta, T2P 3H6

Toll Free: 1-855-580-9400
Phone: 403-269-9400 Ext. 231

Fax 403-266-2447
www.hendrixlaw.ca

financial reports, newsletters, engineering reports, etc. 
This saves the board/property manager from compiling 
documents when requested by owners or prospective 
owners. If these documents are not provided, owners may 
have to pay fees to property managers and others to obtain 
the information, which adds to administrative costs and 
time delays. Some condominiums make some or all of this 
information available to the public, so that prospective 
purchasers can easily access materials and learn about the 
business of the condominium corporation. 

This article originally appeared in Condo Owners Forum 
newsletter #3: February 2016. n

Board members and owners need to understand their responsibilities 
under the Personal Information Protection Act (PIPA), Alberta’s private 
sector privacy law.
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Planning a
successful 
project
By Brian Shedden, BSS®, 
Principal at Entuitive

As a condominium unit owner, 
you may already have, or 
will someday soon, get to 
live through a restoration 

project.

One of the first things I ever learned 

as a part-time employee at a Beaver 

Lumber store in the 1970s was a lesson 

delivered by my boss at that time, Ross 

Jobe. His message to me was to “plan 

the work and work the plan”. As it is 

now 2022, I think you can appreciate 

that those words of wisdom have 

had some staying power, and it is still 

how I approach my current role as the 

leader of the Existing Buildings team at 

Entuitive.

Step 1: Defining the problem

It doesn’t matter if your condo is in a 

townhouse community, a four-storey 

apartment, or a 40-storey high-

rise; defining the actual problem is 

a process that does not change. A 

water-stained ceiling may be due to 

a leaky roof, but it may also be due 

to condensation build-up caused by 

warm, moist air leaking into the attic 

and then melting in a chinook, which 

is what has come to be known as “attic 

rain”.

Similarly, what appears to be a leaking 

window may be a failure in the seals 

between the window frame and the 

Specifically trained engineers engage in visual and exploratory reviews to determine the difference between a symptom and the cause.
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surrounding exterior wall. As projects 
beyond those, like replacing carpeting 
in corridors or re-staining the cedar 
siding, are pretty straightforward, 
projects that can impact your building’s 
structure (i.e., the building envelope, 
the structural wood framing, the 
concrete in your parkade) are generally 
much more complex than meets the 
eye and this is why this first step is so 
essential in a successful project.

As a condominium unit owner, one of 
the first things we need to know is that 
boards and property managers are not 
restoration specialists. They may be 
brilliant accountants, administrators, 
or doctors. Still, they should never 
proceed with a significant project 
without engaging a professional 
first to attend the site and conduct 
a condition assessment. Specially 
trained engineers engage in visual and 
exploratory reviews to determine the 
difference between a symptom and the 
cause. Only then can a detailed plan be 
established to design the project for 
success.

Step 2: Designing the project

Once the problem has been defined, 
the project must be adequately 
designed to allow for competitive bids 
by contractors. 

Here are the components of a well-
designed project:

A) Form of Contract. 

The most successfully used 
construction contract in Canada is 
the CCDC2 2020 stipulated price 
contract. This document is the result 
of decades of work by the Canadian 
Construction Document Committee 

(CCDC), which is a committee formed 

of owners, engineers, and contractors. 

The CCDC2 contract is what is known 

as a fixed price contract; one that 

cannot be changed unless the scope of 

the work changes. This provides cost 

certainty to an owner.

Symptom staining.

The underlying problem and damage due to water ingress.

B) Detailed specifications. 

Specifications typically include a 

detailed summary of the work to be 

completed under the contract, the 

types and qualities of materials to be 

used, warranty periods, etc.
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C) Project drawings. 

These are detailed drawings that 
illustrate the scope of the work to be 
carried out. Typically, they include 
overall drawings of the site and project 
areas, the methods of installing 
materials and connections between 
materials.

Step 3: Calling for bids

This is where you can be well served 

by a consultant specializing in the type 

of work your project entails. There are 

contractors of every stripe and quality. 

Still, you only want vetted contractors 

well experienced in the kind of work 

for your project, fully insured, and able 
to provide performance and labour 
and material bonds. No less than 
three contractors should be invited 
to bid on the project to ensure that a 
competitive process is undertaken, 
allowing you to compare apples to 
apples.

Step 4: Administering the 
contract

Once the bid process is complete, the 
contractor selected, and the contract 
signed, it’s time to start the project. 
Here are the steps to a successful 
outcome:

A) The start-up meeting.

Typically, this is attended by one board 
representative, the consultant and the 
contractor. The agenda would include 
the following:

a.  Detailed project schedule

b.  Determination of site storage areas

This sounds like a lot of work, and it is, but trust me, the failure to follow a program 
such as outlined above will most assuredly end in an unsuccessful project.

COF Annual General Meeting on
Saturday, September 24, 2022. ONLINE.

Look for more information and registration on our 
website and newsletter as we get closer to that date.

www.cofsab.ca

SAVE THE DATE
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c.  Documenting the existing conditions 
at the site, particularly landscaping, 
to ensure that any damage caused 
by the contractor can be easily 
identified at the end of the project.

d.  The contractor provides their safety 
protocols, insurance, and bonding 
forms. Always have the corporation 
named as additional insured on the 
contractor’s insurance.

e.  Dates for regular project meetings

f.  The process for the consultant to 
attend the site during the project 
to confirm that the contractor 
is adhering to the contract’s 
requirements and performing the 
work to the appropriate standard. If 
there are deficiencies, the consultant 
documents these and then ensures 
that they are corrected.

g.  Timing for payments: There 
should never be a deposit paid to 
the contractor. The contractor 
will submit their invoice once per 
month for the value of the work 
completed during the month. The 
consultant will review and amend, 
if necessary, the invoice, prepare 
the payment certificate and then 
issue both to the corporation for 
payment. Under the new Prompt 
Payment Act coming into effect in 
Alberta in 2022, the corporation will 
have 28 days to pay the invoice. A 
10 per cent Construction Lien Act 
Holdback is deducted and withheld 
from payment until the substantial 
performance of the project. Only 
when the project hits substantial 
performance (on projects up to $1 

million in value, that is 97 per cent 

complete and ready for its intended 

use), after checking to see if any 

liens have been placed, the holdback 

funds are released after the 45-day 

post substantial performance.

B)  Site review and 
documentation:

This is one of the most critical 

aspects of ensuring that the work is 

done correctly. At regular intervals, 

generally weekly, the consultant visits 

the site and visually reviews the work. 

As tradespeople come and go and can 

change mid-project, maintaining the 

standard of acceptability is essential 

to a successful outcome. A site review 

report is issued shortly after the site 

visit to document the conditions 

present, the deficiencies to be 

corrected, and provide the corporation 

with reliable information on the 

project’s status.

From beast to beauty.

®

Property

®

Property

®

Property

Now, this sounds like a lot of work, and 

it is, but trust me, the failure to follow 

a program such as outlined above will 

most assuredly end in an unsuccessful 

project. n
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Resolving condo conflictResolving condo conflict
(and avoiding litigation)
“Conflict is inevitable, but combat is optional.”
- Max Lucado

By Paul Conway, Executive Director, 
ADR Institute of Alberta (ADRIA)

Conflict surrounds us and 
fills our days. I experience 
internal conflict every 
morning when my alarm 
goes off. Scheduling 

conflicts, family decision making, and 
differing viewpoints are addressed, 
debated, and resolved daily. We actually 
benefit from hearing the views of others, 
as this allows better decisions to emerge. 
So, while we may never avoid conflict 
in our daily lives, we are able to choose 
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how we respond to conflict situations 
as they arise. How do you respond to 
unexpected conflict situations? How 
about your board or your neighbours? 
When conflict is poorly managed, 
individually or as a group, we find 
ourselves facing rigid and opposing 
positions, escalating tensions, lengthy 
resolution processes, and costly 
outcomes. Relationships suffer.

Conflict and disputes within the 
condominium community can quickly 
move us into polarized positions and 
anger unless we choose otherwise. 
Relying on litigation, lawyers, and 
the courts can not only be expensive, 
but can serve to prolong and deepen 
the conflict. Instead, dialogue and 
facilitation can work wonders if 
the parties are willing to listen and 
find common ground. What is often 
lacking are the skills and resources 
to move disputing parties into a 
collaborative space. The Alternative 
Dispute Resolution Institute of Alberta 
(ADRIA) is committed to assisting 
the condominium community to find 
better dispute resolution options, 
and to achieve better outcomes when 
disputes arise. 

Long-promised government reforms 
offer the promise of new resources, 

including mediation and tribunal 
processes. ADRIA and its non-profit 
partners, notably the Condo Owners 
Forum (COF), are committed to 
ensuring these government supports 
are put in place, but you need not wait. 
The decisions we make individually, 
and amendments to our condo bylaws, 
can make a huge and immediate 
difference. Condominium communities 
that commit to collaborative processes 
and open dialogue can avoid many of 
the costs associated with protracted 
conflict and litigation. Choosing to 
engage, and adopting bylaw provisions 
that mandate good faith negotiations, 
dialogue, and mediation will serve you 
and your residents well. Progressing 
from negotiation to mediation, and 
to binding arbitration if necessary, 
provides everyone with their best 
opportunity to resolve disputes early, 
confidentially, and at a lower cost (both 
emotionally and financially). You can 
access professional ADR assistance 
by visiting ADRIA’s online directory 
at www.adralberta.com/directory. 
Useful clauses for condo bylaws can 
be modeled around the example below. 
By contacting ADRIA, you can access 
expanded clauses for your bylaws that 
include good faith requirements, firm 
timelines, and/or Med/Arb provisions.

Any dispute arising will be resolved by:

a.  Discussion and Direct Negotiation 

between the parties. If a full 

resolution is not achieved, then the 

dispute or remaining issues will be 

resolved by:

b.  Mediation with reference to the 

professional practices, training, and 

accreditation policies of the ADR 

Institute of Alberta (ADRIA). If a full 

resolution is not achieved, then the 

dispute or remaining issues will be 

resolved by:

c.  Arbitration with reference to the 

professional practices, training, and 

accreditation policies of the ADR 

Institute of Alberta (ADRIA). The 

decision of the arbitrator will bind all 

parties.

Please visit www.adralberta.com 

for more information about ADR, or 

contact us at info@adralberta.com. 

Every condo resident and every condo 

board can make a difference simply 

by engaging in constructive dialogue 

and choosing an ADR option when 

conflict situations arise. Quicker and 

better outcomes can emerge, and 

relationships can be restored. ADRIA 

stands ready to assist. n

Suite 300, 6 Roslyn Road, Winnipeg, Manitoba, Canada  R3L 0G5
Toll Free:1.866.831.4744 | Toll Free Fax: 1.866.711.5282

www.delcommunications.com

We offer outstanding personal service and quality  in the areas of:
CREATIVE DESIGN  |  ADVERTISING SALES

TRADE PUBLICATIONS  |  QUALIFIED SALES & EDITORIAL TEAM

DEL Communications Inc. and you, 
THE KEY TO SUCCESS.
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The purpose of this 
article is to provide 
a basic overview of 
how condominium 
corporations can use 

powers granted to them to borrow 
funds on behalf of the owners. This 
article will give as much information 
as can be packed into it; but will not be 
able to answer every potential question 
the reader may have.

The first question generally asked is, 
“Why would the condominium need or 

want to borrow?” 

BORROWING BY CONDOMINIUM CORPORATIONS: 

How does it work? 

By Jim Wallace

The response may sound familiar 
to you; “repairs are needed to the 
common property and there is not 
enough in the reserve fund to cover 
the costs”. This response is true if the 
condominium corporation is an older 
property needing repairs for wear and 
tear and upgrading; or if it is a newer 
property that may need to correct 
construction deficiencies; or if the 
property is any age and situation in 
between.

Condo boards are required by law 

to repair common elements on the 

property when necessary and cannot 

refrain from completing necessary 

repairs or absolve themselves of a 

difficult decision by deferring the 

repairs to a later date. This means 

they need to have the money to pay 

for the needed repairs in their reserve 

fund or acquire the amount needed 

if they currently do not have the 

money. Historically, condo boards, 

and the condominium managers that 

help them, have only had one option 
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available to them, this being the special 

assessment model where each owner 

is responsible for paying their share of 

the funds required with a due-date for 

the payments to be made.

What are the challenges with the 

special assessment model? 

There is a strong possibility that a 

portion of the owners are unable to 

obtain the funds within the timelines 

of the special assessment, as the 

owners may not be approved for 

additional loans or funds from their 
financial institutions. This in turn could 
negatively impact the ability of the 
condo board to sign the repair contract 
as the full amount of funds are not then 
readily available to cover the repair 
costs. 

This is one of the benefits to borrowing 
through the condominium corporation 
as it offers immediate relief for condo 
boards and owners alike, by alleviating 
the anxiety of owners who cannot 
raise the funds and taking the stress 
away from the condo boards needing 
the repair work to be completed. Many 
owners can come up with their special 
assessment by their own means, but 
how many would prefer to use a condo 
loan if it were available?

The following is an account of one of 
the condominium corporations I had 
an experience with to illustrate how 
the condo loan process can work. I 
will be using first-person terminology 
for comprehension purposes only and 
in no way intend for this to be taken 
as marketing or advertisement. I 
believe that sharing this example will 
help explain the steps involved in the 
borrowing option and sincerely hope 
it will assist you if you encounter this 
issue in the future. 

In 2018 I began working with a 
condominium corporation where 
the owners were facing a special 
assessment in excess of $20,000 per 
unit to repair their common property. 
Although the condominium corporation 
had been diligent in managing their 
reserve fund, it is not always possible 

to project the exact costs associated 

with repairing the common property 

until the time comes to actually do it. 

When the board released the special 

assessment to the owners, naturally 

there were many questions and 

uncertainty about how the individuals 

would be able to raise the funds to 

complete the needed repairs. 

I was contacted by a board member 

who was hopeful for a viable solution to 

their problem and what could be done 

for their owners. I met with this board 

and explained the borrowing option: 

•  Answered the many frequently asked 

questions; 

•  Discussed the positive and negative 

aspects of this alternative; and how it 

could affect the owners. 

I described how the loan would be 

obtained and what decisions the board 

would need to make to get it. I gave 

the assurance that I would work with 

the board throughout the process 

from start to finish to help answer any 

questions or address any concerns 

they may come across. 

Some particular points of interest to 

the board about a condo loan was that; 

•  All the required funds could be 

borrowed to cover the entire amount 

of repairs without having to remove 

money from the reserve fund;

•  There is no lien registered against an 

owners’ unit because of the loan; 

•  An owners’ condo fees would not be 

raised because of the loan;



22 ALBERTA CONDO CONNECTIONS

•  Owners were given an opt-in or opt-

out choice on participating in the 

loan;

•  In the future, if the current owner 

sells their unit, the loan can be 

automatically transferred to the new 

owner;

•  All owners were automatically 

qualified for the loan if they chose to 

opt-in.

The board had all the information that 

enabled them to decide if this was a 

potential option for their condominium 

corporation, and after carefully 

deliberating and discussing the issue, 

determined to initiate the first stage 

of the loan process which is getting 

proposals from multiple lenders. 

These proposals are based on a review 

of all the condominium corporation 

documents, such as the financials, 

bylaws, minutes, budget, reserve fund 

study, just to name a few. 

I explained that they did not need to 

have an exact dollar amount for the 

repairs to start the loan process as 

they could obtain the proposals with an 

estimated repair amount. This can save 

valuable time for the condo board and 

reduce the risk of delaying too long to 

start the condo loan applications while 

waiting for that exact dollar amount. 

Many other things can be done 

simultaneously during the loan 

process, such as; 

•  Getting scope and specs from an 

engineer for repairs and proceeding 

with tenders from contractors; 

•  Having an owners’ information 

meeting;

•  Proceeding with a vote on a borrowing 
bylaw at the owners’ information 
meeting; 

•  It is not required to finish one of these 
tasks before starting the next, the 
optimum result is to have the loan 
approved and the repair contractor 
ready to go at the same time.

The importance of a proposal is that 
it outlines the parameters of the loan 
with key points such as:

•  The amount of loan asked for and how 
the loan money will be transferred to 
the condo;

•  Interest rate, length of term and 
amortization, monthly payments, 
renewal information; 

•  Any loan conditions, clauses, 
restrictions, and legal wording. 

Once these parameters are known 
for each lender proposal, the board 
can decide on their choice of a lender 
and provide that choice and all the 
information related to the condo 
loan to the owners at an information 
meeting. At this meeting owners would 
be able to ask any questions they 
have on the condo loan process and 
vote on the condominium corporation 
borrowing bylaw agreeing to the loan. 

It is important for board members to 
know that proposals from different 
lenders will not always have the 
same parameters. When choosing 
a proposal, ensure you are aware 
of the differences and how those 
parameters interact with the specific 
circumstances or requirements of your 
condominium. 

It would be appropriate for boards 

to include their reserve fund study 
planner in the process of securing a 
loan and updating the reserve fund 
study at the same time, even if it is 
outside of the requirement for a study 
to be updated.

I met with the board again to share the 
proposals and to answer any further 
questions they may have on any of the 
proposals or the process. The condo 
board affirmed that the loan was a 
viable solution for their situation, 
chose a lender, brought the proposal 
and the borrowing bylaw forward to the 
information meeting for the owners to 
vote on, and the loan was ratified. 

The condo board then proceeded 
with the commitment from the lender 
and legal loan documents were then 
transferred to the condominium 
corporation’s lawyer for preparation 
and signing by the condo board. Once 
all documents were completed and 
verified, the funds were ready for 
dispersal. 

The condo board was impressed with 
the ease of the loan process and the 
quick turnaround time in which they 
were able to have the funds released 
to begin repairs. Overall, the board felt 
that borrowing was not as complex 
and difficult as they had envisioned or 
expected.

In conclusion, here are a few other 
observations to consider…

A major hurdle facing a condo board 
or their condominium manager in 
finding a borrowing solution for the 
condominium corporation is they 
discover that many banks or financial 
institutions in Canada are unwilling or 
unable to provide this lending due to 
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the simple fact that common property 

cannot be put up as collateral. Lending 

to condominium corporations is a very 

specialized market and there are only 

a small number of institutions in the 

whole country that know how to do it 

and are willing to do it.

Condominium corporation loans can 

be a beneficial and workable resource 

for condo boards and owners who 

are faced with the difficult reality of 

special assessments when the reserve 

fund does not have the adequate 

amounts necessary to cover repair 

costs. Condo boards and owners want 

a solution that is easy to understand, 

easy to use, and maintains or increases 

the equity value of their homes, and the 

borrowing option can help produce that 

result.

I hope that this article has been helpful 

and educational for you and I thank you 

for your time in reading it.

Jim Wallace is a highly respected 

member of the Canadian condominium 

industry. In 2014, Wallace created 

Condominium Financial, which is a 

member of the Canadian Condominium 

Institute’s (CCI) chapters in Alberta, 

Saskatchewan, Manitoba, all eight 

Ontario chapters, New Brunswick, and 

Nova Scotia. The company is also a 

member of CHOA in B.C.

The company is currently working 

in provinces from B.C. to N.S. and is 

expanding services across Canada. As 

a member of CCI, Wallace represents 

the institute at a variety of functions 

and events, helping to provide 

education through seminars, lectures, 

presentations, and conventions, 

enhancing the development and 

understanding of the condominium 

industry.  n

Condominium corporation loans can be a beneficial and workable resource for condo boards and owners 
who are faced with the difficult reality of special assessments when the reserve fund does not have the 
adequate amounts necessary to cover repair costs.
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The first question you probably have is, where 
do I go from here? Should I just take some other 
condominium corporation’s bylaws and modify 
them for my corporation, or should I just update 
them myself?

The answer is usually no. You should build your bylaws 

specifically for your corporation and use qualified and 

experienced professionals to do so, or your bylaws may not 

serve you as intended.

Where do I go for advice?

Some property managers are quite knowledgeable, while 

some are just familiar with the most-used sections of the 

Condominium Property Act. There are government sources, 

law firms, and condominium associations that can provide 

a lot of good information on their websites. You will need to 

search for what you need and then try to interpret what you 

So, you need
to update your
condo bylaws?

By Gary Caouette

have found, which may not be easy. The process will require 

many hours of your time and you may not find all the answers 

you are looking for.

Consultants and lawyers who specialize in the Act and any 

applicable laws are invaluable and pay for their services 

many times over when you use them to update your bylaws. 

You want your bylaws to comply with the Act, to stand up to a 

court challenge, and do what they were designed to do. 

Should I use a consultant or a lawyer?

The answer is you should probably use both, depending on 

your needs.

Lawyers who specialize in condominium property law are 

able to address all the legal questions that you might have 

and are able to create bylaws that will stand up in court.

Consultants guide you through the process and ensure that 
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you get bylaws that work for your corporation. Consultants 
minimize your costs by providing services that a lawyer may 
not be required for.

Consultants are able to follow up quickly and provide options 
and answers to many of your questions.

Update versus complete rebuild?

If your bylaws are old, have not been updated regularly, are 
non-compliant, or missing new changes to the Act, they may 
require a complete rebuild.

If your bylaws have been updated regularly and you just want 
to add a new bylaw or you want to update the new changes to 
the Act, they may only require updating.

What will it cost?

The cost will depend on what you want to be done and how 
many times you require revisions to each bylaw.  Building new 
bylaws where the Act is silent takes time and research, which 
may mean extra costs.

Consultants and lawyers may charge a flat fee for services 
or an hourly rate. Consultants normally charge around $175 
to $225 per hour and lawyers charge around $350 to $450 
per hour. You should budget a minimum of $7,500 and be 
prepared to go higher for a full bylaw rebuild depending on 
what you need. (Fees listed in this article are for budgeting 
purposes only and may not reflect your specific costs).

How long will it take?

How long it will take will depend on how long each group 
in the process takes to return the information required as 
the process continues and eventually the unit owners get 
to vote in a special resolution.  After a successful vote on 
the updates, the land titles office will need to register the 
document before it is enforceable. 

Expect it to take a minimum of 10 to 12 weeks or six to nine 
months depending on how quickly each task is completed.

Who should be involved in the process?

You have your experienced consultant, you have your 
experienced condominium lawyer, you have a bylaw 
committee of three to five people made up of members of the 
board and some unit owners. Who else is left?

The most important person in this process is the rest of the 

unit owners as a whole. The unit owners will have the final say 

with their vote. If they are not happy with the revisions they 

will not vote yes. All that work for nothing. 

Get all unit owners involved in the process just before the 

vote so you can really see what they are thinking. What 

may not be an issue to some unit owners may be a big issue 

to others. After you get the unit owners to tell you what 

they think, you can make revisions that will pass a special 

resolution vote.

Better bylaws make better-managed 
properties.

A proper set of bylaws will serve all unit owners well and save 

your corporation a lot of time and money. One successful 

court challenge of your bylaws may cover most of the costs of 

doing it right the first time.

Gary Caouette is a consultant at Bylaw Consultants. Reach him 

by phone at 587-991-0959, or by email at bylawconsultants@

gmail.com. Visit them online at www.bylawconsultants.ca. n
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This is meant more for presidents or treasurers; however, 
owners would be greatly informed by learning more about 
annual budgets and the mechanisms.

Firstly, I’d like to outline our current funding model within 
Alberta. We have an operating account and a reserve fund.

The operating account is used for monthly cash flow and it’s 
difficult to find any financial institutions that offer a rate of 
return for capital held. Meaning a “healthy” operating account 
of three months of contributions is depreciated through 
inflation. It’s my opinion that we keep the operating cash 
account as low as short-term fiscally responsible.

The reserve fund account is governed by the Act and 
restricts the use of capital for the benefits or improvements 
or special assessments. Meaning, that if you’re fully funded 
or overfunded, that capital can only be spent to maintain 
the assets’ appearance and square footage. This limits the 
“value add” that a corporation can provide to the owners. In 

By Neil Holatko 

addition to that, it’s in the best interest of owners that the 
reserve capital be invested under the Condominium Property 
Regulation Schedule 2. I encourage you all to investigate 
that through a third-party manager and avoid requiring 
GIC renewals from board members. That would reduce 
responsibility and prevent any loss of return for owners when 
the board struggles to become engaged.

Secondly, I’d like to introduce to everyone a factor that has 
not been defined (to my limited knowledge): Upkeep factor.

To attain this, we’ll need the average sale price of a unit, for 
example, two homes sold during the last three years, one at 
$300,000, and the other at $200,000. The average sale price 
is $250,000.

According to a Globe and Mail article about maintenance 
costs on a detached home from October 2011, they say that 
two- to four per cent of the value of the home can be spent on 
the upkeep of the home. 

UPKEEPUPKEEP
FACTORFACTOR
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For the whole conversation on Condo Owners Forum go to
https://cofsab.ca/cofsab-forum/discussion/upkeep-factor/

Two- to four per cent is a highly maintained asset, in my 

opinion, four per cent is high…

Another article from The Balance suggests a one per cent 

rule.

Corporations may fall below one per cent and you can 

determine your upkeep factor easily.

One per cent of $250,000 is $2,500.

Next, we need the annual contribution to the reserve fund.

If all units have a similar unit factor or square foot, go 

ahead and divide annual contribution by the units on 

the property. If your property has multiple tiers of units, 

this may require separate accounting for each, and then 

average that again. For this example, we’ll be using the 

same square footage for every unit.

Let’s say we have 40 units, and the annual contribution is 

$60,000. Divided, the unit contribution annually would be 

$1,500.

Now, take the unit annual contribution of $1,500, divided 

by the average one percent, $2,500. We have an upkeep 

factor of 0.6 per cent.

We can now say our corporation contributes 0.6 per cent of 

the average asset value to the reserve fund.

Now the annual budget upkeep.

It’s common to have many line items on the annual budget 

that fall into the upkeep factor, and for those you’ll need to 

better define each line… Insurance is not upkeep, however, 

lawncare/snow maintenance and management fees 

are. You’ll need to determine a full amount and perform 

the same calculation above by dividing it into units. Our 

example will be $65,000 in annual budget upkeep line 

items.

65,000 divided by 40 = 1,625 divided by 2,500 = 0.65 per 
cent.

We now know we contribute 0.65 per cent of our asset 
value to the annual budget for upkeep.

Finally, the corporation upkeep factor is 0.6 + 0.65 = 1.25 
per cent.

1.25 per cent may sound great, but this hardly equates 
to the real impact of corporation woes. Large-scale 
emergencies may put your reserve fund into peril at any 
moment. Again, overfunding this structure doesn’t add 
value for modernization or additional square footage. 
Funding for that is not structured and is the puzzle piece 
missing in the condominium sector.

We should be striving for one per cent in both reserve and 
the operating. Now, one per cent in operating would mean 
overpaying for our manager or maintenance, however, 
it would be far more prudent to set the additional funds 
above the two-to-three-month holding into a GIC ladder 
within the operating.

You could then offset the annual budget with the 
investment return and use the capital amount to hedge 
against future special assessments. This leads to a far 
better future funding approach for corporations that 
benefits owners today and tomorrow.

Furthermore, I have begun detailing examples of this 
structure with multiple compounding provisions, over the 
long term and know that the owners have an appetite for 
any sound planning.

The next step is developing policies that not only 
encourage portfolio growth, but protect this structure like 
the reserve fund governing policies.

If properly structured, we could use this tool to effectively 
reduce and permanently eliminate contributions. n

It’s common to have many line items on the annual budget that fall into the upkeep factor, and for those 
you’ll need to better define each line… Insurance is not upkeep, however, lawncare/snow maintenance 
and management fees are.
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There are a number of 
insurance changes that 
took effect on January 
1, 2020, however, the 
hot topic that everyone 

is talking about is deductible 

assessment.

As of January 1, 2020, the board can 

The importance 
of owners having 
insurance to cover 
the corporation’s 
insurance deductible

recover the corporation’s insurance 

deductible from an owner for damages 

that originate in or from the owner’s 

unit or an exclusive use area, to a 

maximum of $50,000.

What does this mean?

If the corporation’s water deductible 

is $25,000, and there is damage that 

stems from within an owners’ unit 
in the amount of $40,000, the board 
has the authority to recover $25,000.  
Alternatively, if the board has a 
$25,000 deductible, but damages are 
only $20,000, the board only has the 
authority to recover up to the amount 
of damages, that being $20,000. If the 
corporation has a deductible that is 
over $50,000 and damages exceed the 
deductible, the maximum the board 
can recover is $50,000.

A deductible cannot be charged 
back to an owner in cases where 
the damage arose out of:

•   A defect in the construction of the 
unit or exclusive-use area;

•   Damage attributable to an act 
or omission of the corporation, 
a member of the board, officer, 
employee or agent of the corporation, 

By Sherry Bignell
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or any combination of them;

•   Normal structural deterioration of 

the common property, managed 

property, or any property the owner is 

not responsible to repair or maintain.

Did boards have the ability to 
recover deductibles from owners 
prior to January 1, 2020?

In Alberta, unfortunately, there is no 

consistency in individual corporation 

bylaws. Prior to January 1, 2020, 

depending on how a corporation’s 

bylaws read, if the bylaws had a 

deductible assessment clause, the 

board then had the authority to recover 

the deductible from an owner within 

the structure and any limitations of 

that clause.

What has changed?

With the deductible assessment clause 
forming part of the Condo Regulations 
to the Act, the regulations supersede 
the bylaws, specifically with respect 
to deductible assessment, therefore 
allowing boards to recover deductibles 
as outlined in the regulations, 
regardless of how the current bylaws 
read.

How can owners protect 
themselves?

Condominium unit owner’s policy

The new regulations also outline that 
corporations can pass bylaws that 
would require owners to purchase 
deductible insurance. Regardless of 
whether this is done or not, owners 

Condo Unit
Owners Insurance
Let’s help you avoid unexpected
losses or gaps in your coverage.

Tailored coverage for unit owners includes:

Personal property coverage
Deductible reimbursement coverage
Loss assessment coverage
Unit improvements and betterments coverage
Additional living expense
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Risk & Insurance | Employee Benefits | Retirement & Private Wealth

need to protect themselves, and they 

can do that by ensuring they have a 

condominium unit owner’s policy. 

Deductible assessment coverage is 

part of a condominium unit owners 

policy.

Note: different insurance companies 

have different names for coverage, 

deductible assessment coverage may 

be found under the loss assessment 

coverage, if you are unsure, reach 

out to your personal insurance 

representative.

Certificate of insurance

As an owner, it would be prudent to 

obtain a copy of the corporation’s 

certificate of insurance (which will 

evidence the corporation’s insurance 
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deductibles). Provide this document to 

your personal insurance representative 

to ensure your limit of insurance for 

deductible assessment matches the 

corporation’s highest deductible (for 

either water, sewer back-up, or all 

other losses). If owners do not have 

an insurance policy, based on the new 

legislation, and damages originate 

from within your unit, you can still 

be held responsible to pay up to the 

corporation’s deductible.

Maintenance & prevention tips

It is prudent for owners to ensure their 

units are properly maintained to try 

and reduce or stop damage stemming 

from within their unit. Some things that 

owners can do to prevent or reduce 

damage:

•   Do not leave your windows open 

during cold temperatures

•   Inspect fridge lines and dishwasher 

lines

•   Do not flush foreign objects down the 

toilet

•   Do not leave a running dishwasher or 

washing machine unattended

•   Do not hang anything from a sprinkler 

head

•   Check caulking around doors, 

windows, or other wall penetrations 

such as plumbing and air conditioning 

units. If the caulking has deteriorated 

(not a solid line), replace it.

•   Sewer systems can become plugged, 

causing a reduction in treatment. 

If drains are slow or backing up, or 

there is an unpleasant sewage odour, 

consult a professional to help prevent 

major problems.

•   Check the condition of all water seals 

and caulking in your kitchen and 

bathroom such as: bathtub, faucets, 

showerhead, toilet, and dishwasher. 

Leaks around these fixtures can 

result in water damage to floors, 

walls, and fixtures. Replace caulking 

seal as necessary.

•   Know where the shut off valves are 

for all major sources of water in your 

unit. In an emergency, shut off valves 

allow you to turn off the water supply, 

thus minimizing the risk of water 

damage.

•   Replace rubber hoses to washing 

machines every three to five years. 

Rubber hoses tend to deteriorate, 

so it is recommended that newer 

reinforced braided hoses are used 

as they are more durable. Reinforced 

braided hoses should be replaced 

every five years.

•   Visually inspect pipes and fixtures 

around your unit for rust or corrosion.  

If rust or corrosion is identified, you 

should call a professional.

•   If you have a wood-burning fireplace 

in your unit, ensure to have it 

inspected and cleaned annually.

•   Holidays – turn off all the water at 

the main valve and drain the system 

before you leave for vacation. 

Arrange for a reliable relative or 

friend to check your unit to ensure 

the furnace hasn’t shut off, which 

could cause pipes to burst.

•   When going on vacation, do not turn 

your thermostat off or down too 

low. It is recommended to set your 

thermostat between 16 to 19 degrees 

Celsius. n

It is prudent for owners to ensure their units are properly maintained 
to try and reduce or stop damage stemming from within their unit. 
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