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The opinions expressed in any article in  
The Rental Gazette are those of the author of  
that article and not necessarily those of the 
Alberta Residential Landlord Association.

INSIDE

An important research report released by the Centre for 
Public Legal Education Alberta(CPLEA) has been attracting 
attention. Titled “Domestic Violence: Roles of Landlords and 
Property Managers”, the Report explores the key roles that 
front line housing staff currently play and what they need 
to be even more effective. The Report is available at www.
cplea.ca/research.

According to principal researcher, Professor Lois Gander:

“We were incredibly impressed by the efforts some 
property managers make in helping their tenants. Staff in 
apartment complexes may be the first outsiders to spot 
trouble yet this work often goes unnoticed. We hope to 
change that. Our study recommends that a province-wide 
effort be undertaken to help front line staff recognize 
early warning signs of abuse and refer tenants to the 
services that they may need.”

The research was conducted by the Centre for Public Legal 
Education Alberta and the Faculty of Extension, University 
of Alberta. The project was funded by the Government 
of Canada’s Homelessness Partnering Strategy through 
Homeward Trust Edmonton’s Community Research Projects 
funding program. 

The CPLEA Report raised a number of legal issues about 
which there is a lack of clarity or a need for law reform. 
Professors Jennifer Koshan and Jonnette Watson-Hamilton 
of the University of Calgary Faculty of Law have analysed 
some of the issues raised in the CPLEA Report and will be 
analysing further issues in the months to come as part of 
a project called Domestic Violence and Access to Justice 
Within and Across Multiple Legal Systems, funded by the 
Social Sciences and Humanities Research Council.   

The CPLEA Report raised a concern that landlords and 
property managers have regarding what their obligations 
are to protect the privacy of tenants experiencing domestic 
violence. In an August 9, 2017 post on ABlawg.ca titled, 
“Landlords, Tenants, and Domestic Violence: Clarifying 
Privacy Issues” Professor Koshan addresses some of the 
concerns. Her main findings are:

• Privacy obligations of landlords come from several 
different statutes. The main statutes for private landlords are 
the Residential Tenancies Act and the Personal Information 
Protection Act. 

• The default rule under the Residential Tenancies Act is that 

How are Landlords and 
Property Managers to Deal 
with Domestic Violence?
By Jeff SurteeS,  CPLeA exeCutive DireCtor

CONTINUED PG 4

the Rental 
gazette

INSIDE
Welcome New Members .............2

Editor’s Message ........................3

Board of Directors ......................3

New Workplace Laws ..................5

Board Nominations .....................7

Condo Age Restrictions .............11

Economic Indicators .................12

Economic Indicators .................13

Suite Smarts ............................15



2   t he  re n t a l  G a ze t te a lb e r t a l a nd lo rd .o rgFALL 2017

PREVENT CRIME 
IN YOUR RENTAL PROPERTY 
REGISTER FOR THE CRIME FREE MULTI-HOUSING PROGRAM 

 
 

OCTOBER    
18 & 19, 2017 

KINGSWAY LEGION 
14339 - 50 STREET   NW 

 
 

TO REGISTER, CONTACT: 
City of Edmonton 
Landlord & Tenant Advisory Board 
6606 - 127 Avenue NW 

 
PHONE:  780-496-5959 
FAX:    780-496-5859 

WEBSITES: 
edmonton.ca/LTAB 
edmontonpolice.ca/crimefree 

This certification course is part of an 
internationally-recognized crime prevention 
program to help owners and managers keep 
illegal activity out of rental properties. The 
course is presented by the Edmonton Police 
Service and the City of Edmonton Landlord and 
Tenant Advisory Board. 

Certification sessions include manager training, 
landlord / tenant rights and responsibilities, drug 
and gang presentations, Safer Communities and 
Neighbourhoods (SCAN) and more. 

Welcome New Members!

S.H. Vander Westhizen Medical  
Prof Corp  
Slater, Norma  
Spetter, Ruth  
Starker, Ewald  
Suhi, Jai Suhi Kai  
Swimmer, Krystal  
Tchokote, Georges  
Thavone, Andy  
Tonn, Greg & Denise  
Vaxvick, Glen  
Woolger, Vicki  
Yonelinas, Carlos

SERVICE MEMBERS
Abalon Construction  
Affordable Bathroom Solutions  
Alberta Facility Management  
Best Plumbing and Heating Ltd.  
Cedar Tree Flooring Inc.
Consolidated Civil Enforcement Inc.  
ENMAX Energy Corporation  
Euroshield Roofing (G.E.M. Inc.)
Hub International  
J M Van Ginkel  
OAB Reliable Cleaning  
Precise ParkLink  
The Garbage Man Waste Solutuions  
TradePros  
 

OWNER / OPERATORS
1264816 AB Ltd 
Almikhlafi, Mowaffaq 
Andersen, John  
Avail Properties Inc.  
Bosco, Nat
Cameron Lifestyles Inc.  
Cooper, Barbara  
Coruid Property Inc.  
Dahl, Lydija  
Davidsen, Oaklan  
Daytona Homes  
Eckford, Shaun & Kelsi  
Economy Management  
Ferchoff, David  
Filmer, Chu  
Fisker, Lisa  
George, Tanya  
Gervais, David  
Goy, Barry & Joy  
Gross, Randi & Harry  
Herchen, Hans  
Hudda, Naeema  
ICM Realty Group  
InvestPlus Reit  
Kinderwater, Nicole  
Lazarko, Charidy  
Lee, Omar  
Levitt, Elliott  
Litwin, Colin  
Mah, John  
Matthews, Gord  
Nesbitt, Miriam  
Ossoble, Agnes Agnes & Lyle  
Pan, Adrienne  
Paquin, Julie  
Prefontaine, Marie  
Rival Residential Developments  
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Editor’s 
Message
By rAPHAeL yAu,  CHAir reNtAL GAZette

Job growth has been steady in the first six month 
of 2017, and over the past twelve months, Alberta’s 
labour market has added 35,000 full-time jobs. 
The unemployment rate stood at 7.8 percent in 
July. Construction jobs are down. Conversely, the 
resource sector jobs are up more than 13 percent 
from a year ago, albeit from numbers that were 
depressed throughout 2015 and 2016.

We expect pricing on multifamily properties to 
be flat this fall with capitalization rates hovering 
around 6%. This is mainly due to landlords 
competing for the best tenants, and offering 
incentives and competitive rents to ensure stability 
in their buildings. While the rents have averaged 
downwards, a decrease in the vacancy rate should 
lead to stabilized pricing for multifamily properties. 
Landlords who charge market rents and provide 
deferred-maintenance-free accommodation are 
enjoying higher than average occupancy. Demand 
for multifamily remains high, and vendors are 
choosing to lower their vacancy and increase their 
overall net rents before selling their properties.

Raphael M.H. Yau, B.A. (Econ) Partner, Multi-Family 
Sales, Cushman & Wakefield Edmonton

Sources: CMHC, the City of Edmonton, ATB Financial

Market Update

So another summer has come to a close. With less 

and less sunshine, as we wake to the chilly air, 

we are reminded to prepare our properties for the 

impending winter. Our properties are something we 

have control over, unlike the economic climate. The 

economies in Edmonton and Alberta continue to 

be in recovery mode while oil prices hover around 

US$50 per barrel. Alberta is slowly emerging from 

two years of recession and the Canadian economy 

is actually beginning to outperform the US by some 

measures. 

Retail sales have edged higher as have housing 

starts, although the pricing on multifamily 

condominium product remains relatively flat. Oil 

prices remain just below US$50 and are expected 

to remain at that level throughout the remainder 

of 2017. Alberta experienced a net migration loss 

of 2,400 people in the first three months of 2017. 

Though the exodus is forecasted to slow as the 

economy recovers, by yearend the province will 

have lost 5,000 to 7,000 people.

Tourism, agriculture, and agri-food will lead 

growth, while the oil and gas sectors remain the 

key drivers of our economy. NAFTA trade talks with 

the U.S. remain an unsettling risk to our economy. 

Hurricanes in Texas and Florida may stall certain 

sectors of the U.S. economy and indirectly affect 

Alberta business.

The forecast for Alberta’s GDP growth in 2017 is 

3.2%, followed by a more modest growth rate of 

2.1% in 2018. The Bank of Canada has raised its 

benchmark interest rate by 0.25% in September, 

a second increase in 2017 which followed the 

first 0.25% increase in July. The BOC argues there 

are very positive indicators in the economy which 

spurred the increase earlier than most analysts had 

anticipated. An immediate result was the Canadian 

dollar increasing to its highest rate in two years, 

closing over 82 cents US.
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personal information received from a victim of domestic 
violence must not be disclosed. There are a number of 
important exceptions where it can be disclosed:

o To officials involved with an investigation into the 
incident;

o If requested by a law enforcement agency;

o In an emergency;

o To the landlords lawyer when asking for advice;

o To a court or the Residential Tenancy Dispute 
Resolution Service in a proceeding;

o With the consent of the tenant who is the victim;

o If it’s already public (but only facts that are already 
public)

o If any other law says it can be disclosed.

• The Freedom of Information and Protection of Privacy 
Act (FOIP) applies to information collected and stored by 
public bodies, not by private landlords;

• The Personal Information Protection Act (PIPA) applies 
to private landlords and property managers (whether 
they are corporations or individuals):

• The default rule under PIPA is that consent from the 
person who the information relates to is required before 
information can be collected or disclosed. Again, there 
are some exceptions where consent isn’t required:

o Where a reasonable person would consider that the 
disclosure is in the interests of the individual and 

consent can’t be obtained in a timely way;

o For the purposes of an investigation or legal 
proceeding;

o Where disclosure necessary to respond to an 
emergency that threatens the life, health or security 
of an individual or the public.

• Under PIPA, there is a process a tenant could follow 
to request disclosure from a landlord or property 
manager of all the personal information that relates 
to the tenant. A landlord can refuse to release that 
information to the tenant if it was obtained in the course 
of an investigation or legal proceeding. A landlord or 
property manager must (not just may) refuse to release 
the information if it would be reasonable to expect that 
releasing it would threaten anyone’s life or security.

In an August 14, 2017 post on ABlawg titled “Landlords, 
Tenants, and Domestic Violence: Who is a “Tenant” 
under the Residential Tenancies Act?”, Professor 
Watson-Hamilton writes about another important legal 
concern raised by landlords during the CPLEA study. Her 
main findings are: 

• For a variety of reasons there can be uncertainty 
about whether or not a person is a residential tenant 
in Alberta. The definitions of “tenant”, “landlord” 
and “residential premises” in the Alberta Residential 
Tenancies Act do not resolve the uncertainty;

• Whether or not a person is a tenant is an important 

question because tenants have both rights and 
responsibilities under the Residential Tenancies Act; 

• A person can be deemed to be a tenant in cases 
where the landlord might not expect that to happen. 
Examples cited by Professor Watson-Hamilton include 
where no written lease has been signed, where a 
written lease has been signed by only some of the 
people occupying the premises, where the potential 
tenant is a minor and where the landlord has not given 
explicit permission for a person to occupy the premises 
but permission is inferred from the landlord’s conduct or 
someone acting as the landlord’s agent.

Professor Watson-Hamilton goes on to look at the laws 
in several other jurisdictions and to suggest possibilities 
for reform. 

For greater detail I highly recommend reading the 
ABlawg posts by Professors Koshan and Watson-
Hamilton. Future posts will look at the power of 
landlords to suspend or terminate tenancies when 
domestic violence occurs, the power of landlords and 
tenants to change locks and bar access to the rented 
premises, who is responsible for cost of repairs for 
damages caused by tenants or their guests, and the 
implications of different forms of no-contact orders for 
landlords and property managers. 

Jeff Surtees is the Executive Director of the Centre for 
Public Legal Education Alberta (www.cplea.ca). He can 
be reached at jeff@cplea.ca. 

Continued From Cover

www.cwedm.com

       

Raphael Yau

Christopher Kamphius

         APARTMENT SALES

        LAND SALES

RAPHAEL YAU
Partner
(780) 917 8326
Raphael.Yau@cwedm.com

CHRISTOPHER KAMPHIUS
Partner
(780) 917 8348
Chris.Kamphius@cwedm.com

 
www.cwedm.com

EDMONTON MULTIFAMILY TEAM



 t he  re n t a l  G a ze t te      5a lb e r t a l a nd lo rd .o rg FALL 2017

ployee seeking the leave be the “primary caregiver” 
of the seriously ill family member.

There are seven new leaves of absences that will 
come into effect in 2018, which are set out below. For 
all leaves, employees are eligible to receive them after 
being employed for at least 90 days.

• Death or Disappearance of Child Leave: If an 
employee’s child dies or goes missing, employees 
will be entitled to up to 52 weeks of leave if the child 
disappears as the probable result of a crime or up to 
104 weeks if the child dies as the probable result of 
a crime.

• Critical Illness of 
Child Leave: If an 
employee’s child 
becomes critically ill, 
that employee will be 
entitled to up to 36 
weeks of leave.

• Long-term Illness 
and Injury Leave: Em-
ployees will be entitled 
to up to 16 weeks of 
leave per calendar year 
for illness, injury or 
quarantine of the em-
ployee. The employee 
will have to provide 
a medical certificate 
setting out the estimate 
duration of the leave.

• Domestic Violence 
Leave: An employee 
will be entitled to up 
to 10 days of leave if 
they become victims of 
domestic violence.

• Personal and Family 
Responsibility Leave: 
Employees will be 
entitled to up to 5 days 
of leave per year where 
leave is necessary 
for the health of the 
employee or for the 

employee to meet their family responsibilities in 
relation to a family member.

• Bereavement Leave: Employees will be entitled to 
up to three days of bereavement leave on the death 
of a family member.

• Citizenship Ceremony: Employees will be entitled 
to up to half a day leave to obtain a certificate of 
citizenship.

For all of the above leaves, employers cannot termi-
nate or lay off employees while they are on leave. 
Employers must reinstate employees returning from 

On June 7, 2017, the Fair and Family-Friendly 
Workplaces Act (Bill 17) received royal assent. This 
Act sets out much-publicized changes to Alberta’s two 
major pieces of employment and labour legislation: 
the Employment Standards Code and the Labour Rela-
tions Code. The Employment Standards Code sets out 
the minimum requirements that all employers much 
provide to employees in Alberta. The Labour Relations 
Code sets out the law in Alberta with respect to the 
organization and regulation of unions and unionized 
workplaces.

Bill 17 contains significant changes that are meant to 
modernize the laws in Alberta with respect to work-
places. The changes to the Employment Standards 
Code will take effect on January 1, 2018. As such, it 
is essential for employers to understand the changes 
and modify their practices and policies as necessary 
so their workplace rules comply with the new statutory 
requirements.

Most Alberta employers are non-unionized workplaces. 
As a result, this article will focus on the changes to 
the Employment Standards Code, with a brief mention 
of the changes to how a union can be certified in a 
workplace.

Leaves of Absences

The Employment Standards Code currently contains 
a few mandatory leaves - maternity, reservist and 
compassionate care - where employers are required to 
keep positions available for employees. The changes 
in Bill 17 that we expect will have the most significant 
effect on employers are the substantial increases in 
the leaves of absences available to employees. The 
changes to the current leaves include the following:

• Maternity / Parental Leave: Employees become 
entitled to maternity and parental leaves after be-
ing employed for 90 days, rather than one year as 
required under the previous legislation. In addition, 
maternity leave is increased from 15 weeks to 16 
weeks.

• Compassionate Care Leave: Employees become 
entitled to compassionate care leave after 90 days 
of employment. The possible length of compassion-
ate care leave is extended from 8 to 27 weeks. The 
changes also remove the requirement that the em-

CONTINUED PG 6
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leave to their previous position or alternative work of a 
comparable nature.

In summary, there will be many more circumstances 
where employees will be entitled to seek and receive 
unpaid leave.

Overtime

Bill 17 makes two key changes to overtime agree-
ments with respect to employees taking time in lieu 
of overtime. First, the time in lieu will have to be taken 
within 6 months of when it was earned, rather than 3 
months. Second, unlike the previous legislation where 
employees received 1 hour in lieu for every 1 hour of 
overtime, employees will receive 1.5 hours in lieu for 
every 1 hour of overtime.

Averaging Agreements

Compressed work weeks, which permitted employees 
to work up to 12 hours in a day without being paid 
overtime in the old legislation, will be removed from 
the Employment Standards Code.

Instead, the legislation will allow employers to enter 
into averaging agreements with one employee or a 
group of employees. The averaging agreement can 
cover a cycle up to 12 weeks in length, averaging the 
employee’s hours over that cycle. It must:

• be in writing,

• provide a start and an end date for a term less than 
two years,

• specify the number of weeks which will be averaged,

• specify the scheduled daily and weekly hours of 
work, up to 12 hours a day and 44 hours a week,

• set out the manner in which overtime pay or time off 
with pay will be calculated.

If you have employees who work fewer days per 
week and more than 8 hours per day, you will want to 
consider putting in place an averaging agreement or 
otherwise be subjected to increased overtime costs.

Holiday Pay

Employees will become immediately eligible for holi-
day pay. They will no longer be required to work for 30 
days before being entitled to holiday pay.

Administrative Penalties

Bill 17 will contain a new administrative penalties 
system that will allow for the imposition of penalties 
up to $10,000 per day for each contravention. This will 
be administered by Employment Standards officers 
and will likely be a very significant tool of enforcement 
after it is adopted and the officers are trained. A similar 
system was adopted under the Occupational Health 
and Safety Act in 2013 and has seen increased use 
every year since.

Union Certification

Of the changes to the Labour Relations Code, ques-
tions arise as to how employees can unionize. The 
amendments in Bill 17 will set out that if more than 
65% of employees in a proposed bargaining unit sign 
up with the applying trade union, then certification of 
the bargaining unit will be automatic and not require a 
representation vote. It will still require a union to apply, 
rather than a group of employees doing so indepen-
dently. These changes will take effect September 1, 
2017. It is not anticipated that these changes will 
make a substantial difference to most non-unionized 
employees.

Conclusion

In light of the numerous changes and the enhanced 
risk of liability arising from the administrative penalties 
regime, all employers should review their policies 
and procedures to ensure their workplace will comply 
with the new laws before they take effect on January 
1, 2018. Since the Employment Standards Code sets 
minimum requirements, any contractual terms that 
do not meet those requirements will be void and 
unenforceable. Therefore, employers should review 
all existing employment contracts they have with 
their staff to ensure that all leave requirements and 
overtime requirements are in line with the new legal 
landscape.

Continued From Page 5
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Call to Members 
Board Nominations 2018/19
By LyNN BiGGS,  exeCutive DireCtor

The Nomination Committee will consider ap-
plications received by individuals or company 
representatives incorporating all membership 
levels (i.e., 1-9 units, 10-75 units, 76-250 units, 
251-500 units, 501+ units and its Preferred Ser-
vice Members) to fill any vacant board position(s).  
Watch for the Mailchimp broadcast directed to 
your inbox in order to apply.

Lynn Biggs, Executive Director 
Alberta Residential Landlord Association 
Email: director@albertalandlord.org 
Fax (780) 423-5186 

Thank you, in advance, for your interest  
and commitment to the Alberta Residential 
Landlord Association.

BOARD OF DIRECTORS

On November 24th, the Alberta Residential 

Landlord Association will be hosting its  

Annual General Meeting & Christmas Social  

at the Chateau Louis Conference Centre.  

President Jonathan Bussey, Chair of the Nomi-

nation Committee, calls upon its members who 

wish their name to stand for nomination to 

submit their name along with an accompanying 

Short Bio for committee consideration.  This is 

an excellent opportunity for Members to share 

their knowledge and expertise while continuing 

to shape the future and ongoing success of the 

association.  

1-800-639-8846  |  awwreno.ca

• 5 year installation warranty
• Over 30 years experience
• Licensed, bonded, insured, WCB certified
• Comprehensive product warranty
• Knowledgeable staff
• Commercial financial solutions

000071.31.01.17

FOR WINDOW & DOOR REPLACEMENT#1

APARTMENTS TOWNHOMES HIGHRISES
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COMPLETE BUILDING ENVELOPE RENEWALS
Specializing in windows, doors, siding and vinyl decking

(780) 757-3930 • capitall.ca

11567 - 149 Street, Edmonton, AB T5M 1W9

BEFORE

AFTER

TENANTS INSURANCE PROGRAM
CUSTOMIZED RISK SOLUTIONS FOR LANDLORDS

 – Designed from the ground up for apartment owners, 
landlords and property managers

 – Easy and effective method of tracking whether 
tenants have insurance

 – Reduced net claims to the owner’s insurance program
 – Owner’s insurer can recover funds for damages when 

tenant is liable

For more information:
BFL CANADA Insurance Services Inc.
Cindy Sommer, Client Executive
403 451-4156 | csommer@bflcanada.ca

bflcanada.ca

BFL CANADA_ARLA_Alberta_2016.indd   1 08/06/2016   3:12:45 PM
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Feeling empty?
We’ll fi ll you up.

      APARTMENT RENTALS SIMPLIF IED –  NATIONWIDE

CAROLYN PORTEOUS  |  CAROLYN@MEDIACLASSIFIED.CA  |  780.984.4902

Find an Apartment to Rent

Keyword, ID Code
Search

View My Places

top full site

Select a City

Download our app from itunes

Report a 
Problem

©2014 Media Classifi ed Corporation

Login

FREE BI-WEEKLY
March 26–April 9, 2016 | Vol. 6, Issue 7EDMONTON

EDGEWATER ON JASPER
FAMILY FRIENDLY COMMUNITY

See pages 28 & 29

RIVERVALLEYRENTALS.CA8532 JASPER AVENUE

EDGEWATER ON JASPEREDGEWATER ON JASPER
FAMILY FRIENDLY COMMUNITY

8532 JASPER AVENUE

4rent.ca/4students

SPRING/SUMMER 2016
VOLUME I I  |  ISSUE I

rental properties near universities and colleges

ARLA_Newsletter 8x10.25_cporteous.indd   1 2016-04-18   4:02 PM



10   t he  re n t a l  G a ze t te a lb e r t a l a nd lo rd .o rgFALL 2017



 t he  re n t a l  G a ze t te      11a lb e r t a l a nd lo rd .o rg FALL 2017



12   t he  re n t a l  G a ze t te a lb e r t a l a nd lo rd .o rgFALL 2017

CANADA MORTGAGE AND HOUSING CORPORATION 

Edmonton CMA Apartment Vacancy Rate
Vacancy rates have moved higher
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CANADA MORTGAGE AND HOUSING CORPORATION 

Edmonton Per cent Change of Average Rent
Rents declined in 2016
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Economic Indicators: Housing Starts, Q2 2017 

 
Edmonton’s housing starts see a modest decrease in Q2  

July 11, 2017 
Edmonton builders broke ground on a total of 2,158 housing units in Q2 2017, which represents 
a modest decrease of 0.6% when compared to the 2,172 units started in Q1 2017.  
 
While single-family units were up markedly—with a gain of more than 51% compared to Q1 
2017—the overall decline was caused mostly by multi-family housing starts, which, after a very 
solid gain in Q1 2017, were down by 22.5%.  
 
On a year-over-year basis, housing starts have increased by 10.4%. New single-family 
homes increased by a very solid 36.5% in Q2 2017 when compared to Q2 2016 while 
multi-family units saw a 4.5% reduction. 

 
Source: Canada Mortgage Housing Corporation  

 
Quarter-over-quarter, the number of new housing units were up at the Edmonton Census 
Metropolitan Area (CMA) level with a 11.1% increase from Q1 2017 to Q2 2017. This rise was 
driven by a very strong gain of 62.2% for single-family starts. 
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Economic Indicators: Housing Starts, Q2 2017 

 
On a year-over-year basis, the number of new housing starts in the Edmonton CMA increased by 
6.7%. Multi-family homes were down by 12.3% while single-family home starts were up by 
41.3%.  
 

Q1 2017 Housing Starts – Edmonton City and Edmonton CMA  

Source: Canada Mortgage Housing Corporation 

Significance 
Total housing starts in Q2 2017 eased for the City of Edmonton with the main source of 
weakness seen in multi-family housing. High inventory levels in the resale and new housing 
market along with a historically high vacancy rate in the rental market will constrain starts at 
current levels over the remainder of 2017.  
 
Limitations 
While the number of single- and multi-family housing starts does offer an indication of the 
construction building sector’s performance, housing starts are not distributed evenly across 
quarters and figures can often fluctuate dramatically. Therefore, the figures should be 
interpreted in the context of other economic indicators.  

 
 

Contact 
John Rose       
Chief Economist         
Financial and Corporate Services    
780-496-6070       

Single-Detached Multi-Family Total Single-Detached Multi-Family Total
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