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INSIDEResidential Tenancies Act & Ministerial Regulations AMENDMENT

Safer Spaces for Victims of  
Domestic Violence AuguSt 2016
By Jodi  Morris service AlBertA,  stAtute AdMinistrAtor/ 
director of residentiAl tenAncies (As Appointed)

“What You Need to Know”
On December 11, 2015, the Residential Tenancies (Safer Spaces for 
Victims of Domestic Violence) Amendment Act received royal assent. 
Service Alberta, the ministry responsible for administration of the 
Residential Tenancies Act, was tasked with operationalizing the 
amendments by summer of 2016. 

On August 8, 2016, the Government of Alberta announced that the 
amendments to the Residential Tenancies Act, along with the Termi-
nation of Tenancy (Domestic Violence) Regulation, came into force. 
This legislation supports victims of domestic and family violence by 
allowing them to end a tenancy agreement early to leave an unsafe 
home environment. 

What landlords need to know about:

Receiving notice of termination from a tenant/victim of  
domestic violence

A tenant, or someone acting on their behalf with their consent, may 
apply to the designated authority at the Ministry of Human Services 
to obtain a certificate to terminate the tenancy. The certificate is 
valid for 90 days from the day of issuance. Prior to the certificate ex-
piring, the tenant must serve their landlord with the certificate, along 
with a notice to terminate the tenancy. The notice to terminate must: 

• be in writing

• signed by the tenant

• set out the termination date

• served on the landlord at least 28 days before the day that the 
tenancy is to terminate

• be given during the 90 day period that the certificate is effective.

• be accompanied by a valid certificate to terminate the tenancy, 
signed by the designated authority

• served personally, by registered mail, or if a tenant is unable to 
serve the landlord personally or by registered mail, the tenant 
may effect service of the notice by sending it by electronic means 
that will result in a printed copy of the notice, order or document 
being received by an electronic device that is situated at the 
landlord’s address.

The tenant is still required to pay rent during the notice period. If 
requested by the tenant, a landlord must apply the security deposit 
as rent payment for the notice period. A landlord cannot pursue 
the tenant(s) for rent for the balance of the fixed term agreement. 
However this does not prevent a landlord from seeking reimburse-
ment, through the court or the Residential Tenancy Dispute Resolu-
tion Service (RTDRS), for previous rent or utility arrears, or costs for 
damage and/or cleaning to the premises. 

How do I notify the other tenants?

The landlord is responsible to notify the other tenants living in the 
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Editor’s 
Message
By rApHAel yAu,  cHAir rentAl GAZette

ARLA - YOu ASKED! 
Domestic Violence  
Clarification: 28 Day Notice

Market Analysis for Edmonton. 

Employment in the Edmonton region decreased by 
8,500 jobs in August 2016. Employment in public ad-
ministration and business services increased while the 
gain could not make up for job losses in professional 
services and information, culture and recreation. After 
sharp job losses in the first six months of 2016, em-
ployment in manufacturing, construction and energy 
were mostly unchanged in August, suggesting that 
employment in these sectors is beginning to stabilize. 

The unemployment rate was recorded as being 8.0% 
for August, 2016, up from 7.7% in July, 2016. The 
unemployment rate in Calgary for August was 9.0%. 
Continuing reductions in rental markets along with 
fluctuating energy prices brought the overall rate of 
inflation down in August.

We expect pricing on multifamily properties to edge 
downward this fall with capitalization rates hovering 
around 6%. This is mainly due to landlords competing 
for the best tenants, and offering incentives and com-
petitive rents to ensure stability in their buildings.

Raphael M.H. Yau, Partner, Multi-family Sales
Cushman & Wakefield Edmonton
Sources: CMHC, the City of Edmonton, RBC Economics

There would be no disclosure breach on the landlords 
part if they go to RTDRS or Court for an order to ter-
minate the tenancy, as this circumstance is captured 
under Section 4(f) of the Termination of Tenancy 
(Domestic Violence) Regulation as an allowable reason 
for disclosure.

Market Update - It is hard to believe that summer is 
over. With sunshine beginning to dwindle, and as we 
wake to frosty morning darkness, we are reminded 
to prepare our properties for the upcoming winter. 
The economies in Edmonton and Alberta continue to 
be shaky while oil prices hover below $50 per barrel. 
There have been numerous employment layoffs and 
an overall reduction on capital spending. The Canadian 
key household debt ratio has hit a record high with 
debt climbing to $1.68 for every $1 of disposable 
income. 

While the economy contracted in the second quarter, it 
is slowly improving throughout the third quarter as the 
oil sector is recovering its production capacity follow-
ing the Fort McMurray wildfires. It’s also good to see 
some improvement in oil prices as they timidly trend 
upward. Likewise, the external sector’s contribution to 
growth is expected to improve as a result of weaker 
Canadian currency and a stronger U.S. economy. 

In August, multifamily starts in Edmonton (which 
include semi-detached developments) reached 296. 
This is down from 776 during August last year, and 
represents a second consecutive month of year-over-
year decreases. Total year-to-date actual housing 
starts (10,028) are dramatically lower than 2014’s 
total during the same time period (16,874). “The trend 
in total housing starts moved lower in August as the 
pace of both single-detached and multi-family starts 
declined. The trend was at its lowest level since 2012 
as slower economic conditions have tempered housing 
demand,” said Christina Butchart, CMHC’s Principal, 

Under the Residential Tenancies Act (RTA) if a tenant 
(victim) terminates the tenancy due to domestic 
violence (with proper notice and the certificate issued 
by Human Services), the tenancy ends for all tenants. 
If the tenant or the other tenants in the unit do not 
vacate with the notice, the landlord may either pursue 
termination of the tenancy through the court or RTDRS, 
continue the tenancy, or in the case the other tenants 
want to stay, the landlord can choose to enter a new 
tenancy agreement with the remaining tenants. 
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same rental premises as the victim that the tenancy has been 
terminated. The legislation does not specify how the landlord is 
to notify the other tenants regarding the termination of tenancy; 
however, a landlord should ensure they have evidence to prove 
notification was provided, in case there is a dispute. A landlord 
cannot state the reason for termination when they notify the 
other tenants. The landlord is required to keep information re-
ceived from or about a victim of domestic violence confidential, 
unless the landlord is authorized to disclose that informa-
tion (see section on disclosure of information by landlord). 
Therefore, the landlord may state that a termination notice has 
been received and the termination date, but cannot identify the 
reason. Landlords may want to use the following wording in 
their written notification:

This is to advise (landlord) has received notice that the tenancy 
at (address of rental premises) will be terminated on (termina-
tion date). 

(dated and signed by landlord)

How do I serve a notification?

Landlords may choose to serve the notification to the other ten-
ants by personal service or registered mail. Alternative options 
for serving a notification to terminate include:

• Posting the notification in a conspicuous place on some part 
of the residential premises

• On any adult who apparently resides with the tenant

• Through electronic means

• Any other method where the landlord can prove notification 
was served

What if the other tenants want to stay?

Landlords and remaining tenant(s) may choose to enter a new 
rental agreement; however, neither party is obligated. 

Disclosure of information by landlord

A landlord must not disclose any information received from or 
about a tenant who is a victim of domestic violence to any other 
person, except for the following:

• in connection with the investigation or prosecution of an al-
leged offence under the Residential Tenancies Act (RTA);

- to the Minister and employees of the Minister responsible 
for administration of the RTA, or

- to the Director of Residential Tenancies or to a duly author-
ized delegate of the Director

• to the designated authority

• to a law enforcement agency, but only upon request made by 
the law enforcement agency in connection with an investiga-
tion,

• in connection with an emergency that threatens the life, 
health or security of an individual or the public,

• to a lawyer who provides services to the landlord,

• to a court or the Residential Tenancy Dispute Resolution 
Service for the purposes of a proceeding under the Act,

• with the consent of the tenant who served the notice

• to the extent that the information is available to the public, or

• as otherwise required by law.

Are there any exceptions?

A landlord may apply to RTDRS to set aside a notice if the 
notice to terminate and the certificate were not properly served 
on the landlord. This could include: 

• The tenant not providing at least 28 days’ written notice

• the tenant not providing the signed certificate from the desig-
nated authority confirming there are grounds for terminating 
the tenancy

• the tenant didn’t serve the notice and certificate to the 
landlord in person or by registered mail, or electronically as 
required

• the notice isn’t in writing or signed by the tenant, or doesn’t 
include the date that the tenancy will terminate

• the notice is served more than 90 days after the date on 
which the certificate was issued (invalid certificate)

For further information please see Service Alberta’s publication 
Residential Tenancies (Safer Spaces for Victims of Domestic 
Violence) Amendment Act, the Safer Spaces website at www.
saferspaces.alberta.ca or by contacting the Service Alberta 
Contact Centre toll-free at 1-877-427-4088. 

Consumer Tip Sheet – Residential Tenancies (Safer Spaces for Victims 
of Domestic Violence) Amendment Act: http://www.servicealberta.gov.
ab.ca/pdf/tipsheets/RTA_Safer_Spaces.pdf

Continued From Cover

Welcome New Members 2016
Owners, Operators & Property Managers

1185261 Alberta Ltd.  •  1819390 Alberta Ltd.  •  1919100 Alberta Ltd.  •  Shawn Bannerman  •  Peter Bell
Bentall Kennedy  •  Ofer & Giri Berenstein  •  Shhahir Bhani  •  Naomi & Dave BoychukHallie Broadribb

Barara Broere  •  Christ Brown  •  CasaWise Management   •  Natalia Chychkalo  •  Kim Coolidge  •  Jason Curoe
Gwen Deleon  •  Terri Demos  •  Dilys Dranchuk  •  Brent Davies  •  Evelyn & Craig Durrant  •  Sara Dvorak

Cindy Price  •  Licardo Elicardo  •  Anne Ewaschuk  •  Sami Fahmy  •  David & Christine Fitzpatrick  •  Mark Flitton
Chua Fong  •  Jeff Gosling  •  Barry & Joy Goy  •  Erick & Haller  •  Duncan & Diane Hebert  •  Joan Holben

Hope Street Real Estate  •  Jerald Hampton  •  JLL Canada  •  Travis Jones  •  Lenora Jones  •  Dorthy Kamenka
Leah Kenyon-George   •  Nicole Kinderwater  •  Kevin & Elizabeth Kohnke  •  Kokopelli Group  •  KRF Holdings  •  Parikh Kulgeet

Yat & Diana Kwong  •  Laurie Leeder  •  Gary& Linda Letkemen  •  David Lee  •  Li Yujie  •  Lotay Shubhneet  •  McKarl Holdings Ltd.
Sasha Milanovic  •  Kim Misick  •  Jasendra Nath  •  Chueze Ogoko  •  Kyle Pacholok  •  Adrienne Pan  •  Paresh Pandya  •  Vince Peacock  

Cindy Pearn  •  Du Peihang  •  Carol Penner  •  Nicole Pepin  •  Holly Perterson  •  RHI 2015- Series 1, Inc  •  Realstar Management
Lisa Roth  •  Mike Sawasyn  •  Jessica Sbardi  •  Bob & Sharon Schoepp  •  Lache Shantz  •  Henry & Jane Shea  •  Ken & Lynn Slamp

Sly Solutions  •  Keith Takaoka  •  Eden Tanasiuk  •  Bryon Tarby  •  The Quiet Properties  •  Angela Topping  •  Chandra Unguran
John Vendel  •  Vertica Resident Services  •  Shirley Vice  •  Wade Rent Property Management   •  David Watson  •  Shawn Wells

Kellen Westman  •  Tracy Williamson  •  Shane & Rachel Wilson  •  Hoa Wong  •  Melissa Wood  •  Kim Worbeck  •  Jeff Wright  •  Ayed Ziyed

Preferred Service Members
A Step Up Cleaning Services  •  Awesome Yard Services  •  Bath Fitter  •  Belvedere Roofing Ltd.  •  CertaPro Painters

Golden West Group of Companies Inc.  •  HEP Structures  •  Hydro-Flo Plumbing and Heating  •  Japco Pest Control
Kraus Flooring  •  Nava Cabinets  •  Precise Parklink  •  Protec Pest Control Services  •  Protec Pest Control Services

RE/MAX Commercial CENTRAL Property Management   •  Screen Savers Inc.   •  Thermo-Tech Mechanical Services Ltd.  •  Yardi
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LANDLORD & TENANT ISSUES

CORPORATE & COMMERCIAL TRANSACTIONS

CIVIL LITIGATION

PROJECT FINANCE

CONSTRUCTION ISSUES: TENDERS, BONDS, BUILDERS

Phone: 780.425.9510
Toll Free: 1.800.661.7673
Email: mail@rmrf.com www.rmrf.com

E. (Sonny) Mirth, Q.C. 
Partner
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When Disaster Strikes:  
Information for Landlords
By Judy fenG, BcoM, Jd,  cpleA

CONTINUED PG 7

Albertans are no strangers to natural disasters. In recent 
memory, there was the Slave Lake fire in 2011, the floods 
in Southern Alberta in 2013 and the devastating wildfire 
in Fort McMurray earlier this year. When a flood, wildfire, 
extreme storm, tornado or some other natural disaster 
impacts your rental property, will you be prepared as a 
landlord to deal with the aftermath? Here is some infor-
mation that may help you when disaster strikes: 

What happens to the rent payment? 

The tenant should keep paying rent unless the tenancy 
has been frustrated. Frustration occurs when something 
happens that is out of the control of both the landlord 
and tenant, making the agreement impossible to fulfill. 
There are many reasons why a tenancy can be frustrated 
including if:

• the property is destroyed

• there is an order under the Public Health Act saying that 
the property is unfit for human habitation 

• the property is so damaged that a reasonable landlord 
would not fix the damage

• the property is so damaged that a reasonable tenant 
would not be willing to continue living there

If the tenant chooses to treat the rental agreement as 
frustrated, this means that the tenant stops paying rent 
and moves out. If you think that the tenant moved out 
without proper reason to do so, then you can make an ap-
plication in RTDRS or in Court against the tenant, or keep 
some or all of the security deposit, or both.

Tip: Following a disaster, talk to your tenant right away 
about what is expected regarding rental payments. Any 
agreement on rental payments should be in writing. 

Who pays for damage?

In most cases, the landlord or the landlord’s insurance will 
pay for the repairs to the property and structure. Tenants 
are usually responsible for replacing any of their goods 
that were damaged or destroyed. If you have insurance, 
read the policies carefully and contact your insurance 
company right away. You can also contact the municipal 
or provincial government to see if there is any financial 
assistance available. 

Can I use the tenant’s security deposit?

A tenant’s security deposit is not meant to cover the cost 
of repairs from a disaster. It is meant to cover what the 
tenant is responsible for when the tenant moves out such 
as unpaid rent, cleaning costs or fixing damage beyond 
normal wear and tear. For example, if a tenant damaged 
a wall but then smoke or fire destroys the entire wall, you 
can’t deduct a charge to repair the wall from the security 
deposit.

If the tenant treats the lease agreement as being frus-
trated and moves out without providing proper notice, you 
may be able to use the security deposit to cover the rent 
that wasn’t paid during the notice period. If the tenant 
breaks a fixed term lease, you may also be able to use the 
security deposit to cover some or all of the remainder of 
lease. The tenant would have to make an application to 
the RTDRS or Provincial Court to get the security deposit 
back. More information on security deposits and dispute 
resolution processes can be found on our website, www.
landlordandtenant.org/ 
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10 tips for landlords following a disaster

Tip #1: Communicate with your tenant as soon as possible. 

Tip #2: Stay updated on the state of the rental property. 

Tip #3: Make sure that you have current contact information for your tenant.

Tip #4: Be patient. 

Tip #5: Talk to your insurance company right away. 

Tip #6: Get agreements in writing whenever possible. 

Tip #7: Gather any pictures, videos or documentation of the property before the disaster.

Tip #8: Take pictures and videos of the property when it is safe to return to the property. 

Tip #9: Check with the government for information on financial assistance.

Tip #10: Keep receipts of any expenses incurred. 

For more information on landlord and tenant issues, go to our website: http://www.
landlordandtenant.org/ 

CPLEA has developed information sheets for landlords and tenants impacted by wildfire 
and flooding. You can download the resources for free on our resources page: 

http://www.landlordandtenant.org/resources/

Judy Feng, BCom, JD, is a staff lawyer at the Centre for Public Legal Education Alberta. 
She can be reached at info@cplea.ca. 

This article is for general information purposes only and is not meant as legal advice. If 
you require legal advice, please consult a lawyer.

Continued From P6
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Financing Multi-unit Projects
cAnAdA MortGAGe & HousinG corporAtion

When financing the purchase, refinance or construc-
tion of a multi-unit residential building it pays to do 
the math and compare financing options. Should the 
loan be CMHC insured or not? Some might question 
paying the CMHC premium. Compare the potential. Do 
the math and the answer becomes clear: paying now 
saves later. 

Canada Mortgage and Housing (CMHC) Mortgage Loan 
Insurance enables approved lenders to help borrowers 
purchase, build or refinance multi-unit properties (five 
or more units) including apartment buildings, student 
housing projects, condominium projects, retirement 
residences and long-term care facilities. Mixed-use 
properties, such as apartment buildings that include 
commercial space, also qualify where the commercial 
component is limited.

Potential owners seeking a loan for a multi-unit prop-
erty should match their financing requirements with 
the most competitive financing terms available from 
their lender by considering several factors including 
the size of the loan, term of the loan, amortization, 
interest rate, repayment options, recourse and other 
factors which can vary considerably. 

The lender, which could be a bank, trust, credit union, 
loan company or government financing program, 
generally considers the following fundamentals when 
evaluating a multi-unit project opportunity: the type of 
property, the quality of the property, any environmental 
concerns that exist, the location / market, the perfor-
mance of the asset including ability to debt cover, the 
likelihood of high tenancy, the ownership form, the 
property management, the borrower quality and the 
overall probability of timely payments. 

Each loan for a multi-unit property is packaged differ-
ently and each lender will have a specific process to 
evaluate and assess the financial viability of a transac-
tion. The financing solution identified by the lender 
will need to be aligned with the prospective owner’s 
investment goals.

Managers of a number of Canadian sole proprietor-
ships, family-owned businesses, corporations, part-
nerships, REITs and other forms of trusts are CMHC 
clients. 

Acquiring CMHC Mortgage Loan insurance for a multi-
unit property is a straightforward and transparent 
process as long as borrowers provide adequate docu-
mentation and bring realistic turnaround expectations 
to the table when applying for a loan. In most cases, 

CMHC will provide the lender with a preliminary review 
of the application in a few days and a final decision 
within a few weeks. 

Traditionally, lenders are prepared to offer terms of 
up to 75 per cent loan-to-value (LTV) on loans for 
multi-unit housing. However, borrowers often qualify 
for as much as 85 per cent LTV from their lender with a 
CMHC-insured loan. 

Lenders are always more comfortable when multi-unit 
mortgage loans are protected by an external insurance 
provider. Since they are sheltered from risk, lenders 
are prepared to offer significantly lower interest rates 
on CMHC-insured mortgage loans. 

The following example illustrates the potential savings 
using CMHC insurance for refinance transactions. 

CMHC insures the entire amortization period of the loan and coverage is transferable between 
CMHC-approved lenders. Added flexibility enables the borrower to renew a mortgage with no need 
to re-qualify. Mortgage loan insurance application fees and premiums can also be rolled into the 
mortgage loan and are based on a sliding scale, dependent upon the LTV ratio of the application. 
The higher the loan-to-value, the higher the insurance premium will be.

As CMHC-insured financing offers the potential for lower interest rates over the life of the mort-
gage, improved cash flow may be realized over the amortization of the mortgage loan, providing 
borrowers with the opportunity to use these savings for other purposes.

To learn more about the benefits of Mortgage Loan Insurance, please contact CMHC Jessica Har-
land, Manager Multi-Unit Client Relations at 403-515-2943 or jharland@cmhc.ca. Details can also 
be found at www.cmhc.ca.
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Edmonton. Guess who’s back?
4Rent.ca welcomes Carolyn Porteous’ return to the industry and 
into our publishing family. Get in touch with Carolyn and start renting!

See page 22

BRAND NEW RENTAL HOMES 
NORTHRIDGE VILLAGE

EDMONTON
FREE BI-WEEKLY

June 21–July 5, 2014 | Vol. 4, Issue 13

carolyn@mediaclassifi ed.ca | 780.984.4902 | 4Rent.ca
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SuItE SMARtS E-Learning
By JonAtHAn Bussey,  ArlA 1st vice-president

Fact or Fiction? 

Many governed residential tenancy laws that may 
affect you have been amended. The truth is, staying 
current and knowing what you need to know is what 
saves money vs. incurring unforeseen expenses. The 
most effective way to maintain this is by tapping into 
local resources, whereby guidance through experience 
and the current rights and responsibilities reflected 
within the Alberta Residential Tenancy Act and Ministe-
rial Regulations are molded together. 

This sounds like a lot of time to track this down; 
something most of us consider very precious. There is 
an alternative; one that is created for Alberta Landlords 
and refined that can be worked on at your own pace 
and timeline. This is called Suite Smarts. 

This interactive online program has been developed 
to engage a user of any skill and experience level 
and is ideal for someone looking to bring themselves 
up to speed on the latest without being tied down or 
obligated to a schedule. After completing Suite Smarts, 

you will have the tools to walk away feeling empow-
ered and energized with becoming more assertive 
in your decision making and peace of mind that a 
support network is in place that you can further take 
advantage of. 

To find out more information on how you can register 
you or your team, visit www.suitesmarts.ca

Building Smart & Pro�table Landlords One Suite at a Time!

How well do you know
Alberta’s Residential
Tenancies Act?
Take the journey with Adam Smart and learn 
about the Alberta Residential Tenancies Act.
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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
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1-844-856-9876

IN MEMORY 
Dougald McKay Miller
MArcH 7,  1939 –  septeMBer 24,  2016

has never given up the battle ensuring that Leo 
Teskey remains behind bars for the remainder of 
his years.  

The Alberta Residential Landlord Association 
honored Dougald by naming its Annual Golf Tour-
nament after him. Dougald was a true Scotsman 
who loved a good joke and a great game of golf.   

Through this tragic journey Lesley has been the 
pillar of inspiration and strength for Dougald right 
up to the very last moment of his life.  

The Board of Directors, staff and members of the 

Alberta Residential Landlord Association (formerly 
known as EAA) extends its deepest condolences 
to Lesley during this truly sad time.

It is with deep sadness we announce the passing 

of  DOUGALD MILLER, former Board Member of 

the Edmonton Apartment Association (EAA).  

In 2000 while serving as an EAA Director, Dou-

gald was savagely beaten by Leo Teskey in his 

apartment building and for the past 16 years has 

been left in a vegetative state unable to care for 

himself. Dougald received 24 hour care from the 

wonderful staff at Capital Care Norwood.

Over the course of the last 16 years, his loving 

wife, Lesley, stood by his bedside and became 

the voice of justice on behalf of Dougald.  Lesley 
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