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Welcome to our second edition of Alberta 
Condo Connections, produced with the 
excellent support of our partners, DEL 
Communications Inc.

Condo folks are too independent!

We formed COF because we believed condos 
needed to collaborate and share their 
experience.  Each Alberta condo doesn’t need 
to ‘re-invent the wheel.’ 

If you have a condo issue or question, many 
others have experienced these issues and 
can share the lessons they have learned. By 
making use of others’ knowledge, expertise, 
and experience you don’t have to learn the 
hard way. Check out our online forum, which 
can make your condo life simpler.

Independence and self-reliance can be valued 
personal attributes, but I think we take it too 
far in condos.

In my case, my condo is less than 200 metres 
from three other complexes totalling 170 
units.  The condos don’t even talk to each 
other!  As a group, they could have enhanced 
purchasing power with service providers. 
There could be significant benefits in 
contracting the same landscapers, snow 
clearance companies, etc., or working 
together to address nearby community 
issues.  Many times, service providers have to 
travel to your location and travel to each sites 
can be very costly.

Greetings from the COF President

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

TERRY
GIBSON

We are stronger together

Through the strength of membership, COF has:

•  Provided vital feedback to the Government of 
Alberta on condo legislation, requiring enhanced 
transparency and more accessible and less 
expensive access to documents for owners.

•  Advocated for age restrictions so senior-friendly 
condos could continue operating as 55-plus 
complexes.

•  Encouraged positive working relationships with 
government and industry.

•  Advocated for a dispute resolution tribunal, 
promised first by the government in legislation 
passed in 2014, but still not implemented.

Here is what you can do to support 
Alberta condos

We frequently hear complaints about the Alberta 
condo world, the complexity of condos, disputes, 
costs, insurance, and the like. You can do more 
than talk about Alberta condo issues by improving 
the Alberta condo world.

1.  Post your questions in our online forum and 
share your experience while you are there. No 
one has all the answers in this complex condo 
world, but collectively we know a great deal.

2.  Research and write brief articles for this 
magazine or our newsletters.  Subscribe to our 
newsletter feed on our website, 
www.cofsab.ca.
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Condo Owners Forum Society of Alberta
THE source for Alberta condo owner-led support, education, and networking.

3.  Join COF and encourage others to do the same.  If you 
aren’t a member, please become one.  If you are a member, 
please share our newsletters and magazine with your 
friends and colleagues and encourage them to join us.

4.  We need support from our members to enhance the 
organization. Please consider actively volunteering with 
us. Condo knowledge is not necessary. We all learn from 
researching topics and working together.

5.  Support your condo corporation.

6.  Learn more about condos. For most of us, our condos are 
our most significant asset. We need to manage our prized 
assets better.

7.  Learn by reading our articles and blogs, or write an essay 
and share your knowledge.

Sometimes you need to voice your opinion!

Many issues come up with different government departments 
and they don’t always look at how its policies affect 
condominiums. COF has identified many of these issues and, 
as we have said, work with government to advocate on your 
behalf, but sometimes they don’t always listen.   

The Utility Commodity Rebate Act (Bill 18), which enables 
the government to provide electricity and heating energy 
rebate programs, is an excellent example of where we need 

condo owners to stand up together, make some noise, and 
both collectively and individually say “this isn’t right, and we’d 
like you to change the policy or at least listen to our opinion”.  
Due to an oversight by the government, many Alberta condo 
owners will not receive the energy subsidies.

Our friend, Brian Shedden

Finally, we will be forever thankful for the wisdom of our 
former board member Brian Shedden, who recently passed 
away and had the vision and drive to initiate this magazine.  
Brian was a tremendous positive force in the Alberta condo 
world and will be missed by many.

Terry Gibson, a resident of Calgary, is co-founder and current 
president of the Condo Owners Forum Society of Alberta (COF). 
He is a public consultation professional with extensive real 
estate/housing experience. In his career, he has financed 
condos, overseen the construction of two large condo projects, 
and has lived in condos for over 24 years.

Gibson has facilitated many workshops on board governance 
throughout the province of Alberta for non-profit societies and 
condos, and has authored many information and education 
bulletins for condo stakeholders. He holds a Bachelor of 
Arts, Economics and Commerce degree from Simon Fraser 
University and a Diploma in Urban Land Economics from the 
University of British Columbia. n

#203, 13455 - 114 Avenue NW 
Edmonton, AB Canada  T5M 2E2

Fax. 780.448.7297

Maint. Emergency Line
After Hours 780.499.8424

Amanda Hrycun
Senior  Executive Property Manager, Associate/Condominium Associate Broker

Direct. 587.525.9736
Ph. 780.448.4984 ext. 352

amanda@ayreoxford.com

•  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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What was it that made you consider purchasing a condominium, rather 

than a single-family home?  

Robert MacLeod (RM): Fifteen years ago, we decided that we needed to move to the 

Calgary area to be strategically closer to family. In our search, we found Crawford 

Ranch nestled at the confluence of the Bow River & Jumping Pound Creek. There 

we found a house that backed on Jumping Pound and it was a condominium. Some 

attributes besides physical location we came to value include lawn care, snow 

removal, window washing, no fences, and great neighbours.

What do you perceive as the benefits of owning a condo versus a 

single-family home? 

It has allowed us greater freedom to travel and to explore other activities now that 

we are free from basic maintenance chores. Also, there was the opportunity to 

participate in local government through the condo board.

GET TO
KNOW US

Q&A with COF board member
ROBERT MacLEOD

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 fall 2022 issue we spoke with Robert MacLeod, a retired engineer and 
business manager with experience in the military, as well as nuclear, fertilizer, and 
electrochemical industries. MacLeod moved to Cochrane, Alta. in 2012 after his 
41-year career, and has also been active in Rotary International, both in Saskatoon 
and Cochrane. Upon moving to the Crawford Ranch area, he was recruited to stand 
for election to his condo board and has served on the board for the last nine years 
as president. As part of COF, his interests include promoting education of boards in 
good governance, renewal of his association’s bylaws, and advocating for effective 
dispute resolution on condo issues to avoid legal processes.
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Are there any downsides to condo living?

The need for fees in addition to municipal taxes to support 
common assets.

How long have you owned a condo? 

Sixteen years.

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

Current challenges include inflation and maintaining a healthy 
reserve fund. 

Also, the orderly succession of members of the board as 
governance can be an issue. While my current board has 
worked well together and abides by a strict code of conduct, 
there was a year when the elections at the AGM were 
dominated by a particular interest group. Once its mandate 

was achieved, those directors quit, leaving the remaining 
directors to complete the year and to elect a new board. 
Fortunately, our community is populated with intelligent and 
mature owners who helped in the choice to a new slate of 
directors.

Would you recommend condo ownership to others? 

Yes, especially serving on the board. It is a wonderful 
opportunity to meet the neighbours and to establish cordial 
relationships with most (if not all) of them. Owners can 
experience democracy at a very personal level.

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

It has been a sounding board and I like the collaboration 
on important issues like alternative dispute resolution, 
advocacy, and service issues. n

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
Comprehensive personal liability coverage

For your personal insurance needs, contact us at: 
ABPersonal@hubinternational.com

For more info visit at:
hubinternational.com

Risk & Insurance | Employee Benefits | Retirement & Private Wealth
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As a condo board member, do 
you find yourself ‘reinventing 
the wheel’?

I became a board member 
in 2011 and subsequently wondered 
why none of the condos in Canmore 
(population 14,500) were getting 
together to share information. My 
observation was that we often had 
issues that were similar, but boards 
worked separately with their property 
managers, within their boards, or by 
themselves to solve problems.

Although relatively new to condo living, 
I thought I would try to create a local 
interest group that would promote 
collaboration on items of mutual 
interest. My initial thought was that 
the best candidates for membership 
would come from condos of similar 
size/structure. I talked with some 
condo owners and property managers, 
and while I achieved little in the way of 
positive results, I was able to garner 
enough interest to get a small group 
together. It worked, but not well 
enough in my opinion. The question 
then became how to fix it?

My next step was to determine the 
most important criteria for group 
success, and that was to focus on 
gathering together people with similar 

Let’s help ourselves
by helping each other
By David Minifie, condo board member (Crossbow Point condo; Canmore Place condo),
Member of the Canmore Condominium Interest Group

interests. That is, focus on condo 
board members who have as their 
objectives: to be committed to ongoing 
personal learning/development, 
and to achieve an elevated level of 
condo professionalism. Ultimately, I 
was looking for people interested in 
elevating the condominium to a level 
that would be recognized as well-run 
and with a great board. It did not matter 
if someone came from a nine-unit 
condo while someone else came from a 
114-unit condo. 

This approach grew membership to 
the current level of 16 representatives. 
While most of the members are 
presidents on their board, there is no 
officer designation required. We also 
maintain a database of member/condo 
information to assist our members 
in understanding other condos’ 
operations and structure.

We meet a couple of times a year. Our 
membership list allows any one of us 
to reach out for assistance. Maybe 
it is suggestions for a contractor, 
a ‘handyman’, property manager 
concerns, a reserve fund consultant, 
a lawyer for bylaws, a plan for bylaw 
updating (what worked, what were the 
pitfalls), dealing with insurance claims 
and coverages, electric vehicles, 

operating cost initiatives, or how 
we are dealing with the impact of 
increased electricity and natural gas 
rates. I am certain that you get the 
picture.

Members are encouraged to share and 
push out any useful information, such 
as a particularly informative article 
that they read, or possibly a chart or 
diagram created to assist in simplifying 
a presentation or explanation of a 
subject. 

The point is that we came together to 
create something of value to a part 
of the Canmore condo community. 
The group requires little management 
(need to plan and organize) to maintain 
operations. Group growth is now 
organic, and we are likely at optimal 
size for what we want to achieve. There 
is room in Canmore for other similar 
groups.

Board members need to be facilitators 
of community spirit. While there are 
many ways to do this, a condo forum or 
interest group provides the opportunity 
to share what works and what does 
not. Indeed, a condominium houses a 
community of people and is not a silo or 
warehouse of apartment units.

As a board member, if you want to 
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increase your value, your value to 
owners, colleagues and your condo 
community, you might want to reach 
out to others. Alberta has many small 
communities with condominiums. It 
does not matter whether your condo is 
located in a small town or a large urban 
centre, you have the opportunity to 
create a local interest group.

I hope you consider taking action. 
Regardless, the best of luck in your 

initiatives as a condo board member.

Following a 38-year career with a major 
bank, in 2010 David Minifie and his wife 
Susan retired to Canmore, Alberta, 
living in a condo purchased some years 
prior. Interested in applying some of his 
knowledge and skills that helped to build 
his career, Minifie joined the condo board 
and has served as its president for most 
of his 12 years on the board. In addition, 
he serves as president on another condo 

board where he has a rental property. In 
2018, he joined the board of the Canmore 
Seniors Association, serving as president 
for three years and continuing in the role 
of past president. Living in Canmore 
means getting out into the wild, and he 
volunteers extensively with Alberta Parks 
assisting in the areas of wildlife research 
and management. He can be reached at 
david.minifie+cofa@gmail.com. n

®

Property

®

Property

®

Property

Board members need to be facilitators of community spirit. While there 
are many ways to do this, a condo forum or interest group provides the 
opportunity to share what works and what does not. 
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Recently I’ve been out to a 
couple of networking events, 
reveling in the freedom of 
being around people again. 

One of the ongoing conversations 
I hear is about inflation and the 
economy, and, in my networking world, 
there is increased concern about how 
unprepared the majority of condos 
are to cope with costly infrastructure 
replacements.

These two factors are coming together 
to create what appears to be enough 
pressure to turn coal into diamonds 
in the world of condos and HOA’s. I 
agree wholeheartedly that condos 
are underfunded to meet capital 
replacements. What I’m not hearing is 
a reality-based discussion about this. 

Planning in
uncertain times By Suzanne LeValley

The discussion needs to get pulled 
back a bit to define where the problem 
originates and solve it at that level. A 
bit of reverse engineering, if you will.

These two factors – inflation and 
underfunded reserves – are the perfect 
illustration of why a better model is 
needed. Inflation is going to kick the 
daylights out of operating expense 
projections, and boards are going to 
be faced with the unhappy decision 
of raising condo fees significantly. In 
turn, they will be likely to face unhappy 
owners the next time there’s a meeting 
with them.

If history repeats itself, this means 
that a hard look is going to be taken 
at the portion of the budgets going 

into the reserve fund, and once again 
those contributions are going to be 
reduced or perhaps even eliminated 
in a ‘temporary’ measure to ease 
the financial burden on owners. In 
most of the reserve studies, I’ve 
seen cap inflation at 3.5 per cent 
annually, or thereabouts. So the 
problem of reducing or eliminating 
reserve contributions will quickly be 
exacerbated by the actual cost of 
capital replacements.

Borrowing is always an option. The 
problem with that option is that condos 
have no collateral and pay exorbitant 
rates of interest and incur massive fees 
and legal expenses when borrowing 
money. A condo I once managed 
renewed a loan after five years at 95 
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per cent of the original loan amount. 
Unless they special assess, the debt 
will likely never be repaid.

The major banks could offer condos 
some relief in the cost of borrowing, 
but can’t take on the high risk 
associated with private lending and 
high-interest rates. They are only 
willing to loan money that will be repaid 
long before the need to borrow might 
arise again. So one piece of advice 
for condos is to do a bit of research 
to figure out how to qualify for less 
expensive loans and try to position 
themselves accordingly if borrowing 
seems the best plan.

Establishing a five-year plan to 
reorganize a condo’s finances isn’t 
going to cure inflation, eliminate cash 
calls, or avoid monthly fee increases. 
But in the long run, it can save tens – if 
not hundreds – of thousands of dollars. 
A five-year operating plan will ensure 
that the needs of the condo are met, 
both in terms of monthly expenses and 

reserve contributions. It helps boards 
take a realistic look at where their 
finances are today and establishes 
a realistic plan to cure any deficits 
over a five-year period. Spreading the 
solution out over a longer period eases 
the financial burdens facing condo 
owners.

Another benefit is that it makes sure 
that the owners today pay their share 
of future infrastructure replacement 
costs, rather than leaving unpaid 
contributions to the reserve that 
future owners will ultimately pay. 
The only alternative to this is to 
acknowledge that an investment in a 
condo is a declining investment that 
will eventually be of no value. That 
makes no sense at all. Chipping away at 
the problem over a reasonable period 
makes a whole lot of sense.

In these tough economic times, we 
all need to keep our eyes on the prize. 
In the world of real estate, it’s called 
protecting the equity. The only way to 

protect the equity is by protecting the 
asset. It’s time for new ways of thinking 
and new strategies that are clearly 
aligned with these objectives.

Suzanne LeValley, CPMÒ, has been 
engaged in property management 
since the early 1980s. She became a 
certified property manager (CPMÒ) 
in 1993 through the Institute of Real 
Estate Management in Chicago and 
its Canadian affiliate, the Real Estate 
Institute of Canada (REIC). LeValley 
spent the past 20 years devoting her 
career to condominium management, 
selling her business in 2021 to pursue the 
idea of developing operating plans for 
condos. She has volunteered extensively 
in the property management industry 
and served as national president of the 
Real Estate Institute of Canada from 
2011 to 2013. In 2015 she was awarded the 
prestigious Emeritus Award by REIC. You 
can get in touch with her at 
allthingscondo@icloud.com. n

It’s time for new ways of thinking and new strategies that are 
clearly aligned with these objectives.
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Condominium corporations are democracies at 
the entry point for condominium community 
living. Boards are elected every year at the AGM 
and the elected directors and these directors are 

responsible to the owners of the corporation. Our board 
abides by its code of ethics, works toward consensus, and 
remains open to the concerns of owners and renters.

My condo corporation, locally known as Crawford Ranch, is 
situated at the confluence of the Bow River and Jumping 
Pound Creek in Cochrane. It is a hybrid condominium 
community consisting of eight conventional units divided into 
two apartment buildings. The balance of the 78 units are bare 
land for which the owners have full responsibility for their 
property and their homes, including envelopes. These units 
include townhouses, duplexes, and detached homes.

A few years ago, the board of our condo provided advanced 
notice of the annual dandelion spray program for the year by 
our landscape contractor. 

A few owners (20 per cent of units) reacted and passionately 

expressed their views about the use of chemicals to control 
this weed and raised the issue to the board formally by 
requesting a special general meeting (SGM). The board 
needed to be creative in COVID times and reviewed the SGM 
process as defined in the C.P. Act & Regulation, as well as 
the condo’s own bylaws. The board also consulted with the 
owners and crafted a resolution for consideration by all 
owners:

“In accordance with the bylaws of the River’s Edge 
Condominium Association (RECA), a petition with signatures 
representing more than 15 per cent of the total unit factors 
has been presented to the RECA Board of Directors, obliging 
it to call a special general meeting to put the following 
resolution to the owners for a vote. Quorum for the special 
general meeting and proxy vote requires 25 per cent of all unit 
factors be represented and a simple majority will determine 
the outcome of the vote.

This special general meeting will NOT be held because of 
provincial (Service Alberta) directives over the control of the 

By Robert MacLeod

DEMOCRACY
and dandelions
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COVID-19 virus. The board asks that owners provide direction 
to the board through the exercise of their proxy through 
normal means, including submission of proxies to a director 
in person or by email, internal surface mail or through Canada 
Post. 

The resolution: 

•  A VOTE FOR means that two 4-D herbicide will no longer be 
used on common property or on private properties except 
for those whose owners choose to use it;

•  A VOTE AGAINST means that our landscaping contractor 
will continue to apply herbicides on common and private 
properties, excepting those owners that opt out of the 
herbicide application program.

The following links are provided if you would like to familiarize 
yourself with the issue of cosmetic use of herbicides. The 

RECA Board of Directors makes no guarantee of the validity 
of information in any of the following links: (24 URL links were 
listed for owner consideration with the board offering no 
guarantee of validity) ”.

After further discussion, the proxy ballots were counted and 
those opposed to chemical control were invited to validate 
the count. They declined to participate and accepted the 
board’s validation.

The results were as follows:
• For - 17
• Against - 43
• Abstain - 1

A total of 7,046 unit factors participated in the vote 
representing 70.46 per cent of owners.

Dandelions continue to be sprayed within the community. 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
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Condo conflict corner:
Are you willing to try?
By Paul Conway, Executive Director, ADR Institute of Alberta (ADRIA)

“  There should be an honest attempt at the reconciliation 
of differences before resorting to combat.”   – Jimmy Carter

The last issue of Alberta Condo Connections allowed 
me to outline the Alternative Dispute Resolution 
(ADR) options that should be available to every 
condo owner.  Sadly, they are not obligatory, and the 

Alberta Government has yet to act on its long overdue promise 
to establish ADR processes and a Condo Dispute Resolution 
Tribunal. Last issue’s article, and a webinar invitation that I 
accepted from the Condo Owners Forum (COF), also served to 
remind condo owners and boards that they need not wait. There 
are bylaw provisions that you can add now that will obligate 
those with grievances and disputes to participate in good faith 
negotiations, and/or mediation, and compel them to submit to 
binding arbitration when unable to reach an agreement on their 
own.  Such bylaws provide an off-ramp for escalating conflict 
and can allow boards and individual owners to avoid expensive 
and protracted litigation. Mediation creates opportunities to 
not only resolve the conflict, confidentially and quickly, but to 
reduce the likelihood of future conflicts.  

If bylaws are not in place, and if the Alberta Government has 
not yet acted, there are other questions you should consider.  
When a conflict arises, are you willing to reach out in an open 
and non-threatening fashion? Are you willing to listen?  Are you 
willing to compromise or, better yet, collaborate with others to 
find a solution?  Can you be patient?  Can you sustain a principled 
approach to problem-solving even when the other party seems 
unwilling or initially combative? I can’t promise that any such 
approach will be successful, but are you willing to try?  

A variety of condominium interests, including ADRIA and the 
COF, will continue to advocate for renewed provincial legislation 
that will compel disputing parties to access mediation and 
tribunal processes if unable or unwilling to resolve their 

differences.  That said, you need not wait. Read last issue’s 

article or write to info@adralberta.com to find bylaw 
clauses that will reduce the cost of conflict within your condo 
community. 

As individuals and volunteer board members, embrace the 
opportunity that the questions above suggest, and adopt a 
sustained effort to resolve conflicts through patient dialogue.  
Resort to confrontation and litigation only when all interest-
based options have been exhausted. There are a variety of 
ways to approach a conflict situation and ADRIA can offer 
suggestions. Are you willing to try?

Stay tuned for more Condo Conflict Corner articles and visit the 
ADRIA website at www.adralberta.com for insights into ADR 
resources and training that can positively impact condominium 
communities, if not other aspects of your personal and 
professional life.  

Paul Conway has been the executive director of the ADR Institute 
of Alberta (ADRIA) since 2014, where he has developed a deep 
appreciation for the benefits of ADR in all sectors of our personal 
and professional lives.  Conway managed workplace conflict 
throughout the bulk of his 35 years as a human resources officer 
in the Royal Canadian Air Force (RCAF). There he led almost 
100 mediators and trainers across Canada in the delivery of 
workplace interventions and skills training to shift the culture of 
conflict within National Defence and the Canadian Armed Forces. 
Conway believes that ADR communication skills are life skills 
and leadership skills, and that they offer better outcomes than 
protracted conflict or litigation.  

COF members can listen to Conway’s last COF Condo Chat at 
www.cofsab.ca/cof-condo-chat-dispute-resolution-with-paul-
conway/. n
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Do you have what you need? 

Boards of directors of self-
managed condo sites are 
an example of trying to be 
‘being all things to all people’. 

It’s a huge task and responsibility, 
even for small condos. The changes 
to the Condominium Property Act and 
the Regulation on January 1, 2020 
imparted a great deal of information 
to us, including new one-time and 
ongoing responsibilities. I have seen 
more than one competent, long-time, 
knowledgeable condo manager have to 
thoroughly research a change to make 
sure they do it right.

One overall task for which sites have 
brought me on board is to review their 
routines, practices, and documents on-

hand to ensure things are as they should 
be. What the boards do and how they do 
it works for them and always has. But 
as it turns out, things are not always as 
they should be. I have been in meetings 
and asked if their standard insurable 
unit description (SIUD) is registered, and 
unfortunately they didn’t know what I 
was talking about. Don’t get me wrong; 
this isn’t due to neglect or indifference. 
It’s because sometimes you don’t know 
what you don’t know.

The statement I’ve made to them, which 
always seems to put it into perspective, 
is “...one of these days one of your 
owners will list their unit and their real 
estate agent, or a prospective purchaser 
or their agent, is going to request a long 

list of current documents; you’re not 
going to be able to provide them, and 
an otherwise sure-to-go-through sale 
will come to a grinding halt, and you’ll 
have one very disgruntled owner on your 
hands“. I have even heard of legal action 
being commenced against a board in 
that scenario.

So, make sure you have what you should 
have, the documents are current, and 
include everything you’re required to 
have and do.  Even though you are self-
managed, don’t try to do everything.  
Get help and advice from professionals 
when you need it.  It will save you a lot of 
grief.

Paula Martin is a Calgary-based adviser 
to self-managed condos. n

By Paula Martin
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While we are seeing a reduction in the number of 
claims submitted, there is, unfortunately, an 
increase in the severity of claims payouts for 
damages.

What is causing higher claims payouts?

1.  Types of materials used when renovating (i.e. hard wood 
versus carpet)

2.  The cost of materials has increased significantly

3.  Rising deductibles

4.  Increased frequency of catastrophic losses (such as hail, 
wild fires, etc.)

Water gets a mention because it accounts for over roughly 60 

per cent of claims.  Some examples include:  
•  Windows being left open during cold temperatures
•  Fridge line and dishwasher leaks
•  Hoses to washing machines deteriorating and/or breaking
•  Overflowing toilets
•  Sprinkler head discharge due to human error (i.e. hanging 

clothes from the sprinkler head)
•  Pipes bursting due to faulty workmanship and lack of 

insulation
•  Sewer backup
•  Accumulation of snow on roofs
•  Re-circulation line failures

The majority of these common water claims are preventable.

INSURANCE
The importance of
risk mitigation

It’s easier to stop a problem from 
occurring than to deal with the 

outcome after it’s happened.

By Sherry Bignell, CIP, CAIB,
Vice-President, Team Leader –

Real Estate Division, BFL Canada
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Other common types of claims include: glass breakage from 
vandalism, fire, vehicle impact, and hail.

One of Ben Franklin’s most famous sayings was “An ounce 
of prevention is worth a pound of cure”.  In other words, it’s 
easier to stop a problem from occurring than to deal with the 
outcome after it’s happened.

There is always a cost associated with preventative measures, 
however, doing nothing often ends up costing more.

Maintenance and prevention can reduce the impacts on both 
insurance premiums and the building you live in, such as:
•  Increased insurance premiums due to losses which impact 

the overall operating budget
•  Rising insurance deductibles ($25,000 is becoming a 

standard)
•  Restrictive insurance coverages (i.e. reduced coverage for 

water, sewer backup or flood, water ingress exclusions)
•  The overall longevity of the building
•  Effect on owner morale (damage to personal belongings and 

living disruption)
•  Depletion of operating funds due to increased premiums and 

deductibles

The industry needs to see a shift in behaviours from both 
boards and owners.  Historically, insurance was often used as 
a maintenance policy, as this was easy to do when deductibles 
were lower, and small or tedious claims were being made to 
insurers. 

From a board perspective, strong maintenance programs 
and prioritization for all common property components 
is essential to reducing claims. This, in turn, will help in 
stabilizing insurance premiums and deductibles.  

Some examples of components that require preventative 
maintenance programs can include:
•  Heating, ventilation, and air conditioning systems
•  Plumbing systems
•  Fire suppression and security systems
•  Parkade (cleaning and post tension)
•  Roof inspections
•  Gutter and evestrough cleaning
•  Visual inspections of the siding, windows, and foundations 

(for leaks and cracks), decks, common area pavilions, 
common walkways, playgrounds

•  Visual inspection and maintenance of gym equipment, pools, 
hot tubs, and saunas

•  Visual inspection of lighting in hallways, stairwells, and the 
parkade

•  Cleaning sewer lines

With respect to units, owners have a duty to ensure 
components inside their units are in good working order, such 
as: 
•  Replacing hoses to washing machines every five years (both 

rubber and braided)
•  Knowing where shut off valves are located
•  Check condition of all water seals/caulking in the kitchen and 

bathrooms
•  Check toilets to ensure they are not leaking
•  If going away in the winter, don’t turn the heat off, or turn it 

too low
•  Don’t leave windows open during the usual heating season
•  Don’t flush items down the toilet that wouldn’t normally be 

flushed
•  Annually check batteries in smoke detectors and CO2 

detectors
•  Install water detection systems
•  Hire a professional for appliance, plumbing, or electrical 

repairs or work  (it safeguards proper work and provides 
a transfer of fault mechanism if the professional causes 
damage to the unit, other units, or common property)

Tips when hiring contractors (for both board of directors and 
owners): 

•  Obtain references for contractor’s you haven’t used before

•  Obtain a certificate of insurance from the contractor, this will 
provide evidence that they have commercial general liability 
insurance

•  Obtain a WCB clearance letter

If there is damage to your unit, other units, or common 
property as a result of a hired contractor doing repairs, 
renovations, installs, etc., the corporation’s policy is required 
to respond first (to initiate prompt and proper repairs). As long 
as the hired contractor has valid insurance, the condominium 
corporation’s insurer will endeavour to recover any monies 
paid out from the corporation’s policy from the contractor’s 
policy on a depreciated basis.

A condominium corporation is made up of everyone that owns 
a unit in the property, and it takes actions from everyone to 
reduce risk. 

You can’t predict when a major fire, disaster, or accident will 
occur, however, a loss prevention program from both an owner 
and board stance can help reduce the impact of an incident, or 
potentially eliminate risks altogether. n



20 ALBERTA CONDO CONNECTIONS

Unfortunately for condo 
owners, the headlines in the 
news lately are nothing new 
(see references at the end 

of this article). Multi-unit residences 
have been plagued by reconstruction 
costs, inflation, lawsuits, and higher 
than expected replacement expenses. 
While the headlines are irresistible to 
read – how can condo owners protect 
themselves from these costs? 

They can start by focusing on a healthy 
and growing reserve fund. A well-
managed reserve fund can reduce the 

Protecting and growing 
your reserve fund By Kit Richmond

potential for special assessments and 
unexpected, or significant, increases in 
condo fees to unitholders.

As a condo board member, your 
fiduciary duty is to act in the best 
interest of unitholders to mitigate and 
manage future planned and unplanned 
expenses. With recent changes in 
the Condominium Property Act (CPA), 
boards are able to explore additional 
options for reserve fund management. 
In the past, boards were limited to 
Guaranteed Investment Certificates 

(GIC’s) and high interest accounts, this 
limited the boards’ financial flexibility 
and created a situation where many 
boards felt they were playing ‘catch-
up’. 

Where to start? 

Most boards base their current reserve 
fund allocation on a reserve fund study. 
This shows the estimate of future 
predictable costs that the unitholders 
will need to fund. Such a study will 
provide an assumption of how fast 
the reserve fund will grow. This 



21ALBERTA CONDO CONNECTIONS

number, along with contributions from 
unitholders, will need to be achieved 
if the condo board hopes to fund the 
future projects. When considering 
this figure, is it a reasonable number 
given inflation, your current accounts, 
and GIC holdings? Are escalating 
construction costs taken into effect? 
If the board is concerned that the 
fund will not be able to meet these 
anticipated expenses, there are 
options to improve the health of the 
reserve fund. 

New options available

The CPA now allows reserve funds 
to be invested in certain types of 
bonds, notes, and securities that 
were not previously available. For 
example, mutual funds, exchange-
traded funds, or individual stocks can 

now be considered. The benefit of a 
wider investment selection, if utilized 
properly, is the potential to provide 
long-term growth, sustainability, and 
inflation protection. A portfolio should 
be designed specifically to meet the 
Schedule 2 rules for investment listed 
in the CPA, allowing for the potential 
growth required. 

How should you approach this 
with your board?

Set time aside for a discussion in the 
regular board meeting to begin the 
process. Your goal will be to introduce 
the concept and strike a committee 
to engage a condo investment 
professional to discuss the merits and 
drawbacks of different reserve fund 
strategies. If changes are required, the 
changes must be in line with the CPA 
Schedule 2 rules, condo bylaws, and 
internal policies. To enact the changes 
required could mean condo policies 
may need to be revised.  

What are the investment criteria? 

The CPA is prescriptive in the product 
types and amounts of each security 
a condo reserve fund can hold. Your 
condo investment professional must 
strictly abide by Schedule 2 rules to 
ensure your board is onside with the 
Act – not only to manage risk, but 
protect the board and unitholders. 

What are the benefits to the 
board and unitholders?

A reserve fund that is invested properly 
provides long-term advantages 
to all stakeholders. From a board 
perspective, a professionally managed 
reserve fund provides consistency 
in investment approach, annual 
record keeping, and reduces the 

risk associated with investment 
management. Independent 
management allows for consistent 
application of risk controls and reduces 
the potential for fraudulent activity. 
As a unitholder, members will be 
confident knowing their reserve fund is 
well managed and progressive in their 
approach. This will help to maintain 
purchasing power over time, avoid 
special assessments, and keep condo 
fees lower.

With many challenges involved in 
managing a condominium, boards 
need strong partners to help them 
navigate uncertainty and create value 
for unitholders. The management 
and growth of the reserve fund is a 
critical piece to meeting your future 
challenges as a community and board. 

If additional information is required 
to assist your condo board with the 
management of the reserve fund, 
please reach out to our team for 
assistance and information.  We have a 
platform specifically designed to meet 
these requirements.

Kit (Christopher) Richmond is a wealth 
advisor with the MacDougall Wealth 
Management Group at National Bank 
Financial. In his role and with the 
MacDougall team, Richmond delivers 
tailored investment, financial planning, 
and wealth advice to families. Our team 
focuses on risk management, wealth 
creation, protection, and transition.

Richmond holds a Bachelor of Science 
in Business Administration from the 
University of Colorado and is currently 
completing his Masters of Business 
Administration from the University of 
Calgary.
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Disclosure:

National Bank Financial - Wealth 
Management (NBFWM) is a division of 
National Bank Financial Inc. (NBF), as 
well as a trademark owned by National 
Bank of Canada (NBC) that is used under 
license by NBF. NBF is a member of 
the Investment Industry Regulatory 
Organization of Canada (IIROC) and the 
Canadian Investor Protection Fund 
(CIPF), and is a wholly-owned subsidiary 
of NBC, a public company listed on the 
Toronto Stock Exchange (TSX: NA). 
The particulars contained herein were 
obtained from sources we believe to be 
reliable but are not guaranteed by us 
and may be incomplete. The opinions 
expressed herein, which represent my 

informed opinions rather than research 
analyses, may not reflect the views of 
NBF. The information contained herein 
has been prepared by Christopher 
(Kit) Richmond, a wealth advisor at 
NBF. I have prepared this report to the 
best of my judgment and professional 
experience to give you my thoughts 
on various financial aspects and 
considerations. The opinions expressed 
are based upon our analysis and 
interpretation of these particulars and 
are not to be construed as a solicitation 
or offer to buy or sell the securities 
mentioned herein. The securities or 
sectors mentioned in this letter are 
not suitable for all types of investors 
and should not be considered as 
recommendations. Please consult your 

investment advisor to verify whether 
the security or sector is suitable for you 
and to obtain complete information, 
including the main risk factors.
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We specialize in separating 
the interior from the exterior 
by understanding and applying 

the science behind how 
your buildings work
Building Science Engineering • 

Roofing • Cladding • Window Design • 
Structural Engineering • Reserve Fund Studies

exp com

Johnathon Bain, P.Eng., Building Science Manager 
403.519.6084  |  johnathon.bain@exp.com

NOT getting your Energy Rebate?

Neither are thousands of other condo owners.

Watch for more on this issue at

www.cofsab.ca/not-eligible-for-utility-rebates
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ASSET MANAGEMENT LTD.  
 

Mission: 
To position Astoria Asset Management Ltd. as your 

“Value-Based Choice” property management company.

Monday to Friday - 8:30 am to 4:30 pm
403-948-0337 (Airdrie) • 403-356-2873 (Olds) 

#202, 150 Edwards Way NW, Airdrie, AB  T4B 4B9 
info@astoriamanagement.ca • www.astoriamanagement.ca 

• As we grow and market our services in communities near you, our 
team of property managers will continue to expand with vendors, 

clients and even our neighbours that value professional work ethics and 
dedicate themselves to achieving successful properties.

• No matter the size of the property or the magnitude of the 
current condition, our responsibility is to act and council 

in the best interest of our clients.

• Astoria Asset Management manages all different types of properties, 
from condominiums, homeowners’ associations and commercial 

buildings to rentals, we truly value every property the same. 

“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

We deliver
uncompromising 
performance.

We are Entuitive.

BUILDING ENVELOPE 

STRUCTURAL ENGINEERING

BUILDING RESTORATION

SPECIAL PROJECTS

FIRE ENGINEERING

PEDESTRIAN MODELLING

entuitive.com
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WOOD DESIGN SERVICES 

SUSTAINABLE BUILDING CONSULTING

ADVANCED PERFORMANCE ANALYSIS

BRIDGE ENGINEERING

CONSTRUCTION ENGINEERING 

TRANSPORTATION STRUCTURES
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PERSONAL SERVICE
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Helping your 
members stay 
connected is
WHAT WE DO.
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A resident/owner portal is an online platform that 
allows members of your community to view 
announcements from management, pay fees, 
submit maintenance requests, and perform other 

common tasks. Often, they are available to users through 
mobile apps. These platforms make life easier for both 
owners and managers as the self-service tool lets users do 
more for themselves, and offloads some manual work from 
busy staff members. 

Condominium corporations are not required to provide 
residents with their own portals, but many have elected to 
use some form of software due to its efficacy and utility. In 
the past, it may have also been marketed as a luxury asset or 
perk, but that is no longer the case. 

Owner portals are essential to facilitating and maintaining 
streamlined operations and better communications. They 
allow boards and managers to get more done in the same 
amount of time and they also help create happier residents. 
We do almost everything online, so why make condo 
members pay fees with cheques, submit paper service 
requests, or book amenities using a binder? If your condo 
community is ready to invest in a resident portal, make sure 
you keep these things in mind when making a final decision. 

Digital resident portals 
are no longer a luxury, 
they are a necessity
By Phillip Livingston, Director of Marketing for Condo Control

You shouldn’t have to pay a fortune for a good 

resident/owner portal

Since this software is no longer a luxury, you shouldn’t 

have to pay a premium for it. Make sure you are investing 

in a platform that will deliver value for what you are 

paying. Ask about all of the features and functionalities 

available, and whether some features are extra. 

Keep in mind that the cheapest option isn’t always 

the best option either. While requirements will vary 

depending on the corporation, you will want to invest 

in a portal that allows owners to create detailed 

profiles, make payments, book amenities, receive 

announcements, view events, and submit service 

requests. 

The portal should be intuitive and easy to use

The best resident portals will require little or no training 

to use. You should be able to instruct members on how 

to sign up for an account in three to five steps. Find the 

right balance between simplicity and functionality. Apps 

are generally designed to be user-friendly, so look for a 

portal that is accessible through mobile.

Phillip Livingston.

Owner portals are essential to facilitating and maintaining 
streamlined operations, and better communications. 
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Condo Control makes user-friendly 
software that takes the chaos out of 
condo management. 

You will want to invest in a portal that allows owners to create 
detailed profiles, make payments, book amenities, receive 
announcements, view events, and submit service requests. 

Apps are generally designed to be user-friendly, so look for a 
portal that is accessible through mobile. 

Make sure there are people available to help you if 
there is a problem with the software 

There’s nothing worse than spending money on a service that 
your members don’t use. To prevent owners from abandoning 
the portal, ensure that the company that provides the portal 
has a team available to assist board members and residents. 
The whole point of the portal is to solve problems for 
residents, not create more problems. 

Online resident portals make it easier for corporations 
to keep everyone on the same page. Even those who are 
apprehensive about technology should have no trouble 

with this platform. The best portals are simple, improve 
efficiencies, and most importantly, are heavily used by 
residents.  

Phillip Livingston is the director of marketing for Condo Control. 
He has a knack for helping condo communities identify and 
overcome roadblocks that slow productivity. 

Condo Control makes user-friendly software that takes 
the chaos out of condo management. Our platform gives 
communities better control over communications, operations, 
and security. n
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Balconies are a feature 
of many condominiums. 
Balconies are typically 
constructed of wood 

or concrete, and the structure is 
often covered with a protective 
membrane. It is important to 
understand how balcony protection 
works to understand how to care for 
it and when to report concerns to the 
condominium board. Ideally, balconies 
will be inspected every few years by 
a knowledgeable person engaged by 
the board, but owners can also play 
an important role in balcony condition 
review. This article will focus on wood 
balconies.

Wood balconies 101
By Stacey McDougall, P.Tech.(Eng.), LEED AP BD+C, NCSO

Exposed wood balconies are designed 
so that airflow around the balcony 
structure allows the wood to dry, 
reducing the opportunity for rot. Wood 
elements should be painted or stained 
regularly to protect the wood and any 
structural members with rot or that are 
heavily curled/cracked and replaced 
during painting programs. Alternately, 
the wood structure may be covered, 
typically with either a vinyl membrane 
or a liquid-applied pedestrian deck 
coating. The vinyl membrane is 
susceptible to damage from sharp 
objects, which may include furniture 
feet. Both types of membranes will 
be damaged if objects are scraped 

over the surface, like chairs, so we 
recommend ensuring furniture feet are 
padded. The weight of objects placed 
on a balcony should also be considered. 
Very heavy objects, such as hot tubs 
or deep planter boxes, should not 
be placed on balconies without first 
confirming that the structure can 
support the load, typically through an 
engineering review. 

The vinyl membrane has a life 
expectancy of 15 to 20 years, 
depending on weather, quality of 
the membrane, and the skill of the 
installer. Metal flashing is installed 
around the edges of the balcony, and 
the membrane is glued to the deck 
sheathing and either welded to the top 
surface of the flashing or clipped to the 
bottom edge. In our experience, the 
clips fall off well before the membrane 
reaches the end of its life cycle, and 
will need to be reset periodically to 
prevent the membrane from curling up 
at the edges. At the end of its life cycle, 
vinyl membrane is removed entirely 
and replaced, which necessitates 
removal of cladding at the base of 
the balcony wall if present. Holes in 
the membrane, failures in the welded 
seams, or areas where the membrane 
doesn’t fully cover the sheathing will 
allow water to penetrate the wood 
structure and should be reported to the 
condominium board so repairs can be 
made. Proactive replacement is the key 
to avoiding wood rot. 

Liquid-applied pedestrian deck coating 

Stacey McDougall.

Exposed wood balconies are designed so that airflow 
around the balcony structure allows the wood to dry, 
reducing the opportunity for rot.  
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typically consists of a waterproof base 
layer and a sacrificial top coat. The 
coating should extend over the top of 
the flashing to the edge of the balcony. 
Assuming the coating was installed 
properly, an additional top coat can 
be applied without removing the 
pedestrian deck coating, typically on 
an approximately 20-year cycle, with 
localized full system repairs. Any areas 
where the coating is worn through or 
missing should be reported. This can 
include scrapes and burns, as well as 
original installation deficiencies. 

Any soft spots on a wood balcony 
should be reported to the condominium 
board, as these may indicate rot 
in the deck sheathing and pose 
a safety hazard. Repairs to wood 
structure rot are expensive, and 
depending on the structural design 
of the building, may involve work 
inside units, which is disruptive to 
residents. Early identification of 
issues will prevent structural damage 
and reduce repair costs significantly, 
which benefits everyone. A building 
envelope consultant can assist in 
identifying areas of concern and 
ensure replacement/maintenance 
programs incorporate best practices 
for durability and longevity.       

Stacey McDougall, P.Tech. (Eng.), LEED 
AP BD+C, NCSO, is a technologist with 

RJC Engineers. Specializing in building 
science and restoration, she also 
has a background in structural field 
review. McDougall is a key member of 
RJC’s Reserve Fund Study practice 
and believes in the importance of 
collaboration and education.

RJC Engineers

Specializing in structural engineering, 
building science, structural restoration, 
structural glass and façade engineering, 
and parking facility design and 
restoration, RJC Engineers is one of 
North America’s leading engineering 
firms. Throughout our 75-year history, 
we have demonstrated creative 

Any soft spots on a wood balcony should 
be reported to the condominium board, 

as these may indicate rot in the deck 
sheathing and pose a safety hazard. 

thinking, prompt service, and technical 
excellence.

RJC’s engineers and technologists 
have diverse backgrounds, and many 
specialize in analyzing existing facilities. 
From the initial discussion about a 
potential problem, through design 
to successful resolution – we assign 
and engage a team that is competent 
in assessment, maintenance, and 
restoration of structures and building 
enclosures. n 

Very heavy objects, such 
as hot tubs or deep planter 
boxes, should not be placed 
on balconies without first 
confirming that the structure 
can support the load, typically 
through an engineering review. 
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The first thought you probably had was, “what have 
I gotten myself into?” The answer is usually more 
than you thought of when you said yes.

But, with a little help from knowledgeable board 
members, condominium managers, industry experts, and 
specialized condominium consultants, you will learn what you 
need to learn.

Where do I go for advice?

Some condominium managers are pretty knowledgeable 
and are able to provide a great deal of support and guidance, 
while some may lack the experience and resources necessary 
to support your corporation. Self-managed corporations may 
not have the experience necessary as well. 

There are government sources, law firms, and condominium 
associations that can provide good information on their 
websites. You will need to search for what you need and then 
interpret what you 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.

Condominium managers, consultants, lawyers, and industry 
experts specializing in the condominium industry are 
invaluable and pay for their services many times over when 
you use their advice to guide your board to a decision.

Should I use a consultant?

The answer is you should use a consultant when you have 
general condominium industry questions and an industry 
expert to help you with more specific questions. It will 
depend on what your condominium corporation’s particular 
requirements are, but consultants can guide you in the right 
direction quickly, saving you time and money.

Should I update my condominium knowledge 
or not?

You have a fiduciary responsibility as a board member to the 
condominium corporation and its unit owners, and there can 
be consequences for your actions or inaction.

By Gary Caouette

So, you are a new board 
member, what do you do now?



29ALBERTA CONDO CONNECTIONS

All good board members want to do their best to serve the 
corporation as well as possible and achieve this by using 
common sense and by spending some time learning what 
it means to be a board member. You are not alone as most 
new board members are in the same position as you. Your 
ability to get things done, save the corporation time, save the 
corporation money, and make your time on the board more 
enjoyable and rewarding will improve greatly with proper 
guidance and direction.

If you do not have the knowledge or if you do not have the 
proper guidance and support, you should seek out the 
knowledge you need.

What will it cost to update your knowledge?

The cost will depend on what knowledge you require or how 
many hours of consultation you need.

Condominium industry training courses and sessions 
will cost anywhere from $50 to $450 each (and there are 
a number of them) depending on the level of training you 
require.

Consultants may charge a flat fee for services or an hourly 
rate, depending on your needs. Consultants normally charge 
around $175 to $225 per hour, and lawyers and engineers 
can charge $350 to $450 per hour, rates will vary greatly by 
industry.

The right consultant or industry expert will save you more 
money than you spend on their services.

How long will it take?

If you attended all of the training sessions and courses 
offered by the condominium industry it would take around 60 
hours of time to complete most of them. Worth the time and 
effort, but may not be practical for everyone. 

If you were to add all of the ongoing monthly condominium 
webinar learning sessions from lawyers, industry experts, 
and condominium associations over the course of a year, you 
would most likely total around 100 hours.

How long it will take will depend on how much condominium 
industry knowledge each board member brings to the new 
board each year. With ongoing changes to condominium 
legislation and industry best practices, you should expect to 
spend a minimum of 10 to 20 hours each year updating your 
knowledge of all things condo. 

Who should be involved in the process?

While it may seem like a good idea to have one board member 
attend the consulting sessions and then pass on this 
knowledge to the other board members, this may not work as 
each board member may have a different level of knowledge 
and understanding. More questions may arise from board 
members when you return to the board to share what you 
have learned that you might not have answers for.

The cost for training one board member versus seven board 
members at one time (using a consultant) is almost the same 
with a minimal amount of extra time required. All board 
members should be involved in the consulting sessions when 
possible.

Educated board members make for better-
managed properties

A knowledgeable board of directors will serve all of its unit 
owners better and will save your condominium corporation a 
lot of time and money.

Gary Caouette is a consultant at Bylaw Consultants. n
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The Freedom to Care Act received royal 
assent and became law on June 17, 
2021. When it was proclaimed, and even 
when it was debated in the legislature, 
the Freedom to Care Act was touted – 
amongst other things – as legislation that 
would protect volunteers on non-profit 
boards and charities from spurious 
litigation while they were doing their 
jobs to the best of their abilities. In other 
words, the Freedom to Care Act would 
protect them from being sued.

For any of us who have been on condo 
boards for as long as I have, the threat 
of being sued by your neighbours was 
always a clear and present danger. So 
much so that many people would have to 
think long and hard about running for their 
condo board if, at the end of the day, all 
they could expect would be the threat of 
some disgruntled owner to take the board 
and them personally to court because of 
something the board did or didn’t do.

The Freedom to Care Act also allowed 
non-profits to apply for exemptions to 
other legislation or policies when they 
impeded the activities of an organization 
to carry out its society objectives. We 
estimate that over 40,000 volunteers are 
working on behalf of their condominium 
communities in this province.

At the heart of the matter is the 
interpretation of a condo board and its 
other volunteers as members of a non-
profit organization, and as such, should 
be covered under the protection of the 
Freedom to Care Act.

You need only look at the preamble to 

the act to see where this question might 
arise. The preamble in the act sets out the 
reasons why this act was put in place in 
the first place. They are:

“WHEREAS Alberta’s volunteers and 
non-profit organizations are vital to their 
communities for programs, services, and 
opportunities they provide in the province.

WHEREAS volunteers may face barriers 
related to their fear of personal liability in 
performing their roles.

WHEREAS non-profit organizations 
may encounter regulatory barriers to 
performing social good, limiting their 
freedom to care; and

WHEREAS the Government of Alberta 
recognizes the important role that 
Alberta’s volunteers play in contributing to 
the province and the economy and wants 
to ensure that volunteers and non-profit 
organizations are supported to continue 
to provide programs and services that 
create vibrant, welcoming and engaged 
communities;” 

Let’s look at these introductory phrases 
and see if they apply to condominiums.

1.  WHEREAS Alberta’s volunteers and 
non-profit organizations are vital to their 
communities for the programs, services, 
and opportunities they provide in the 
province.

When the Province – through the 
Condominium Property Act – requires 
condominiums to be governed by a 
board of directors, as well as when the 
group of owners is bound by a set of 

bylaws which that board of directors 
is obligated to enforce and is for the 
protection of all owners’ common good, 
that is a community. When that group of 
owners either volunteers for or financially 
supports the activities that happen for the 
common good of the group, that satisfies 
me that they are satisfying the needs of 
the community.

2.  WHEREAS the Government of Alberta 
recognizes the important role that 
Alberta’s volunteers play in contributing 
to the Province and the economy and 
wants to ensure that volunteers and 
non-profit organizations are supported 
to continue to provide programs and 
services that create vibrant, welcoming 
and engaged communities;

There are estimated to be more than 
one-million people living in condominiums 
in Alberta.  With close to a quarter of 
the housing stock in the province and 
the most rapidly expanding type of 
new residential building going on in the 
province, condominiums represent a 
substantial value to the economy of the 
province. 

In terms of affordability and allowing 
first-time homeowners, including many 
with young families and seniors, and 
many who are downsizing or wishing to 
remain in an affordable home of their 
own, the contribution of transactions, 
contracts with building trades and service 
providers, investments, and property 
taxes within Alberta’s economy of 
condominium ownership are substantial. 
The contributions to this style of living 

Condominium board and 
committee members: 
Alberta’s forgotten volunteers
By Phil Rosenzweig

Phil Rosenzweig.
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by condominium board members and 
volunteers are also substantial.

One only must look at the definition of a 
‘non-profit organization’ in the act to see 
that condominium corporations must be 
considered.  In the Freedom to Care Act, 
Definitions 1(g) “non-profit organization” 
means (i) an entity organized and 
conducted for public benefit and operating 
primarily for a charitable purpose and 
incorporated by or under any Act of 
Alberta,

Or (ii) an entity designated as a non-profit 
organization by the Lieutenant Governor in 
Council in the regulations.

At this point, the question becomes are 
condominium corporations working for 
‘public benefit’ and operating primarily for 
a charitable purpose?

The Canada Revenue Agency (CRA) 
answers the following question: What 
are the differences between a registered 
charity and a non-profit organization?

“From an income tax perspective, non-
profit organizations are associations, 
clubs, or societies that are not charities 
and that are organized and operate 
exclusively for social welfare, civic 
improvement, pleasure, recreation, or any 
other purpose except profit. No part of 
their income is payable to, or is otherwise 
available for the personal benefit of any 
proprietor, member, shareholder, trustee, 
or settlor thereof.”

The Act’s definition of what charitable 
objects are is used almost word for word 
in the CRA’s definition above, “charitable 
purpose” includes a benevolent, 
philanthropic, civic, educational, 
health, humane, welfare, religious, 
cultural, artistic, sport, recreational, 
environmental or tourism purpose, so long 
as the purpose is not-for-profit”. 

Further, the CRA has the following 
definition of non-profit organizations:

“Non-profit organizations are 
associations, clubs, or societies that 

are not charities and are organized and 
operated exclusively for social welfare, 
civic improvement, pleasure, recreation, 
or any other purpose except profit.”

I maintain that condominium corporations 
do fall under the definition of a non-
profit organization under the Freedom to 
Care Act and the charitable objects they 
support. Do I think condo corporations 
should be able to register as charities with 
the federal government? No, of course 
not. I think they support the charitable 
objects allowed for as a non-profit 
organization under the Freedom to Care 
Act.

They do organize for the social welfare 
of the public in particular by providing 
good governance and maintenance and 
shepherding investments to maintain 
individual values (condo owners) and of the 
public in general in being able to supply 
affordable homes to persons who may not 
be able to enter the single-family home 
market. They provide civic improvement 
in maintaining services, landscaping and 
the public appearance, as well as, in many 
cases, recreation amenities. They do not 
operate for profit.

Why does it matter?

The Freedom to Care Act is seen 
as landmark legislation protecting 
volunteer’s freedom to join non-profits 
without having to worry about being 
sued. It allows non-profits to apply for 
exemptions from rules that may overly 
curtail the reason it operates. 

With the protection of this Act, we may be 
able to look at the insurance section of the 
Condominium Property Act 47 7 requiring 
a corporation to: 

(1) A corporation shall place and maintain 
insurance against the following: any 
liability incurred by a member of the board 
or an officer of the corporation arising out 
of any action or omission of the member 
or officer with respect to carrying out 
the functions and duties of a member or 
officer except as a result of a failure to 

comply with section 28(2).

Perhaps condominiums will be able to 
lessen the cost of insurance to their 
owners. On that note, to leave potentially 
tens of thousands of volunteers working 
on behalf of their communities out of 
this legislation strictly because they are 
working within the condominium sector is 
unreasonable.

What happens next?

Condo Owners Forum (COF) is writing 
to Minister Ron Orr, Minister of Culture 
and the Status of Woman, under whose 
department the Freedom to Care Act was 
enacted and administered. We are asking 
him to confirm that this legislation covers 
Alberta condominium board members and 
volunteers. 

If his department cannot, we would 
appreciate understanding why 
condominium board members are not 
covered and whether his department 
would consider changing the legislation 
to protect Alberta condominium board 
members. 

This is being sent at the time we are 
writing this article. We hope that 
Minister Orr realizes how important 
our condominium volunteers are to a 
large segment of the population. If the 
legislation was that much of a watershed 
piece of legislation to the non-profit world 
in this province, shouldn’t we have been a 
part of it?

Phil Rosenzweig is a long-serving member 
of the Condo Owners Forum Society board 
of directors and has been on the board of 
many non-profit organizations. He lives 
with his wife Irene in Lethbridge, Alberta.

*1  Alberta Freedom to Care Act – Alberta 
Queen’s Printers https://www.qp.alberta.
ca/1266.cfm?page=F25P4.cfm&leg_
type=Acts&isbncln=9780779825592

*2  What is the difference between a registered 
charity and a non-profit organization? https://
www.canada.ca/en/revenue-agency/services/
charities-giving/giving-charity-information-
donors/about-registered-charities/what-
difference-between-a-registered-charity-a-
non-profit-organization.html. n
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