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Despite weather delays, manufactures  
delay, product quality issues, and non-
compliance of 65 residents, all the decks – 
except one have been completed.   
 
Current state: 

• 63 suites are 100% complete as veri-
fied by Building Science and Architect 
(BS+A) 

• 87 suites are at 97% or better as veri-
fied by BS+A. 

• Equalling 150 suites well on there way 
to completion.  

• Leaving 65 suites waiting on verifica-
tion by BS+A 

 
Recap of what was done: 
Demolition – This is the removal of the 
cladding around the door. Cladding is the 
application of one material over another to 
provide a skin or layer intended to control 
the infiltration of weather elements, or for 
aesthetic purposes. Cladding does not  
necessarily have to provide a waterproof 
condition but is instead a control element. 
This control element may only serve to 
safely direct water or wind in order to con-
trol run-off and prevent infiltration into the 
building structure. 
  
Skirt – This is the raising of the siding and 
the installation of the flashing around the 
balconies. Flashing refers to thin pieces of 
impervious material installed to prevent the 
passage of water into a structure from a 
joint. 
  
Curb –  On suites with brick around their 
balconies, concrete curbs (permanent 
boarder) were installed. All suites that re-
quire this work have had curbs installed 
except for the Juliet suites facing the front 
street. 
  

Door – The raising and re–installation of 
the doors. This is to ensure water does not 
penetrate base of patio door and leaking 
into suite.  
 
Cladding – The re–installation of the clad-
ding. This could be either brick or vinyl.  
  
Grading – The re–sloping and waterproof 
coating. A overwhelming majority of these 
have been completed and there are a few 
in progress. Grading is the work of ensuring 
a level base, or one with a specified slope, 
and directing surface run-off drainage.  
 
Work outstanding:  
• Two Juliet doors have been ordered 

and should be complete within the next 
two weeks. 

• There are still decks that have to be 
inspected by BS+A and minor deficien-
cies to be corrected by DBD 
(construction crew).  

• The plan is to have everything 
wrapped up over the next several 
weeks.  

• There is also some caulking to be 
done as well as replacing and painting 
some batons that were part of a 
Change Order to be completed. We 
will endeavour to address as much of 
this before the end of the season as 
possible.  

• There is also flashing work at the de-
mising walls to be completed but is not 
weather dependent. 

• There may also be some caulking to 
areas making up the common space 
on the exterior of the building to be 
completed 

(Continued on page 2) 

CONSTRUCTION UPDATE 
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• The goal has been to prioritize work to be done in suites and work that impacts residents by having 
entry into their units on a regular basis 

• Work on the remaining Garden Suites will be addressed next year, as BS+A has been working on a 
specific designs for these suites 

 
The Board understands the frustration, inconvenience, and protracted delays this caused for many Resi-
dents. The online schedule was not as flawless as we had hoped, many did not know their legal number 
– as we wanted to ensure confidentiality instead of using actual suite numbers. As we communicated, 
we knew this would not be easy nor unavoidable. Many have gone without the use of patios and most also had to cope with extra pa-
tio furnishings stored in your unit. Our biggest regret was not being able to communicate individually the ongoing status of each suite – 
as it relates to construction status.   
Regardless, we appreciate your dedication and support in accommodating beyond expectations – Thank you!  

Construction Resources 
Moving forward, we have identified a few areas of opportunities with BS+A and the contractor to ensure the following: 
 
• Minimum of 24 hours NOTICE will be provided prior to entering each suit for inspection 
• After inspection a checklist of what was inspected will be placed in suite for review (may include possible deficiencies identi-

fied) 
• Upon final inspection which meets all requirements; a final letter will be delivered to each suite – this is 

merely for notification and review purposes only and do not require any further action by the resident or 
owner. 

• Attached is a copy of the checklist reviewed for all final inspection by BS+A, for reference. (Pages 9-10 
of the newsletter) 

• Any deficiencies identified by resident and owner after Final Inspection Letter MUST be reported via the 
GGG Website 

  

Special Assessment  
Reminder (October 2013) 
The Corporation previously levied a special assessment for building envelope repairs; notice of the assessment dated October 1st 
2012 was mailed to all Owners. 
  
The due dates for payment of the special assessment was  
carried out as followed: 
 

• 1st half was due February 28th, 2013 
• 2nd half is due October 31, 2013 
 
 
The Board of Directors would like to thank the owners who have paid their assessment already.  This notice serves as a general re-
minder; if you have already provided payment for your portion of the special assessment you are not required to do anything further at 
this time. 
  
If you have not yet made payment, please ensure that payment is promptly sent to the office of C-Era Property Management & Realty 
at the following address: 
1537 - 9th Avenue SE, Calgary, AB T2G 5N4 
  
Your payment should be in the form of a cheque or money order made payable to ‘Garrison Green, CCN 0610287’. 
  
Note: We cannot accept payment by pre-authorized debit, debit card, credit card, or email money transfer. 
  
Previous reminders were sent via the following channels; a) Mailed out to owners, first week of September 2013, b) Posted on the 
GGG Website October 1, 2013, c) Posted on GGG Official Facebook group, and d) Sent out through email notification. Pursuant to 
the Corporation’s arrears policy, any assessments remaining unpaid after 30 days notice are subject to a Caveat and fine.  Subse-
quently, all special assessments that remain unpaid by 5:00pm on November 29, 2013 will be subject to a Caveat and fine of $1,000 
which will then be forwarded to legal counsel for collection along with all associated legal costs. 
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Paint Credit 
 

It has been brought to the Boards attention that some residents have been photo copying the paint credit 
forms and giving it to other residents that has not yet received this form from the Board directly. Once 
again, as previously communicated, this form will be sent by the Board after they have been given notifi-
cation by BS+A that the interior of their suite has been completed. All forms sent to C-Era to process will 
be verified to ensure they are in fact entitled for the paint credit. Please trust the process and allow for 
your suite to be verified first, after which your suite will be sent the paint credit form. 

Next AGM 
 

Once per year, within fifteen months of the last meeting, a Condominium Board is required to convene an Annual General Meeting 
of the Owners. At the meeting, the retiring Board provides Owners with operational and financial reports for the year past. Owners 
then elect a new Board, agree upon any outstanding old business and discuss new business, including appointment of auditors (if 
required). Next AGM is tentatively schedule for February 2014.  

Returning Suite Keys – Process 
 

Once suites have received final inspection letters by the Board of Directors, suite keys will be available 
for return. Residents will be responsible to co-ordinate with the on site manager to ensure your suite 
keys are returned. This will ensure accountability and accuracy. More information will be sent out in No-
vember via NOTICE.  

Mailroom Cleanliness & 
 Organization 

 
Video surveillance has identified Residents leaving empty envelops, flyers, and other unwanted mail from their 
mailbox on the counter in the mailroom. This is not permitted. There are three trash cans available to the mailroom 
to remedy unwanted trash. Should you receive mail that is not intended for you, please indicate "return to sender" 
and place in the metal mailbox on the wall next to the cork (message) board. We will coordinate with Canada Post 
to collect these mail.  

 
If the mail was sorted in error (you received somebody else's mail with the same address, different suite number than yours) please 
leave on the counter.  Canada Post will put the mail in the correct mailbox.  
 
As an added convenience, the Board has made a request with Canada Post to investigate in putting a community red mailbox outside 
5605 Henwood Street SW for outgoing mail.  We will keep you posted on their decision in the next newsletter (December).  
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Pet Policy Highlights –  

A Gentle Reminder 
Appendix A, Clause 2, (a) of the Bylaws of the 
Corporation clearly outlines the type, size and 
quantity of pet(s) allowed. They are as follows: 

 

⇒ Multiple fish in an aquarium 

⇒ Two small birds or one large bird in a cage. However, the 
Board has given approval for two birds of any size provided 
they fit in the same cage 

⇒ Either 1 cat or 1 dog, not one of each  

⇒ The cat or dog must not exceed 23 kilograms in weight  

 

Additionally:  

• The Management Company must be provided with a com-
pleted pet application form for pets that reside on the premis-
es. A copy of this form is available for download from the Cor-
poration website or can be obtained from the office of C-Era 
Property Management.  

 

• Approval of a pet application for a dog is subject to payment 
of a $500 non-refundable pet deposit. This pet deposit is re-
stricted to dogs, as they are the type of pets that primarily 
contribute to damage and premature wear and tear of com-
mon property areas.  

 

• You must pick up all feces produced by your dog both on and 
off your property. Ensure that you bring along a suitable 
means to pick up feces 

 

• Take your pet off the premises to urinate whenever possible 

 

• Carry or keep your pet on a leash at all times when on com-
mon property, whether indoor or outdoor 

 

• Barking dogs are of particular concern; if your dog has a ten-
dency to bark you must take appropriate measures to ensure 
the barking does not cause a disturbance for other residents  

 

 

It is the Owners responsibility to ensure compliance with all 
requirements established in this pet policy, including submittal 
of a pet application and payment of the pet deposit where appli-
cable. Failure to comply could result in a fine levied against the 
applicable Unit. This will be monitored through video surveil-
lance. The Board is currently looking at special identifiable dog 
tags for registered dogs. 

Bylaw infractions 
As most suites will be able to put items back on their patios/balconies, we wanted to take this opportunity to remind you of the  
following:  
• In accordance with Appendix A, Clause 24 of the Bylaws of the Corporation, an Owner or Occupant shall not store or keep any 

personal belonging, equipment or bicycles on their balcony or patio. The exception is barbeques, patio furniture, flowerpots and 
accessories thereto. 

 
• Failure to remove personal belongings, equipment and/or bicycles from a balcony/patio upon written request is subject to a 

sanction. 
 
• Using balconies or patios to section off pets is also prohibited.  
 

• Storage of items in parking stalls is strictly prohibited. The only storage containers permitted in the front 
of a parking stall are those which were provided by the developer. Should your balcony or patio is still 
under construction, only items that would have been on your balcony/patio as identified in the bylaws are 
permitted in your parking stall. Other items such as; television sets, fitness weights, shelf units,  

       carpeting, storage bins, boxes, etc are not permitted.  
 

• Items cannot be stored outside of or on top of the storage locker (cage); they must be placed directly 
inside the storage locker . 
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Reserve Fund Study  
Declassified 
 

The Condominium Act requires that the corpo-
ration maintain a separate fund to be used 
solely for the purpose of paying for the major 
repair and replacement of the common ele-
ments and assets of the corporation. This can 
include exterior wall claddings, roofing, win-

dows, doors, heating and cooling systems, site elements includ-
ing roads, sewers etc. The Reserve Fund is a fund of money set 
aside to provide for the repair and replacement of major compo-
nents of the common property. The Reserve Fund is usually held 
in secure, fairly liquid investments. It is not intended to be used to 
cover regular or annually recurring maintenance.  
 
A Reserve Fund Study is necessary in order for the Board of 
Directors to know if the amount of money currently in the reserve 
fund and the amount of contributions collected for the reserve 
fund are adequate to provide for the expected costs of major 
repair and replacement of the common elements and assets. 
Reserve Fund Studies are mandatory for all existing and newly 
registered condominium corporations. 
 
In Alberta any Condominium Corporation with greater than 12 
units is required by law to have a Reserve Fund Study done by a 
qualified person within two years of the Condominium plan being 
registered. After that, a new study is required every five (5) 
years. The Reserve Fund Study in Alberta covers all common 
components that require replacement within the next 25 year 
period.  An update study basically takes the original information 
and updates the key parameters such as common elements, 
age, costs, current reserve amounts and contributions. The first 
update can be without a site inspection. The next update is with 
an inspection with the need for site inspections alternating be-
tween each update. The same type of tables prepared as part of 
the original study are again submitted, with the updated infor-
mation. Without a plan to finance the repair and replacement of 
future common element items all monies must be provided by the 
owners at the time of the replacement. This can be financially 
very difficult for some owners and also provides for inequity for 
someone who has just bought into a property and finds out that 
he is now responsible for a major repair cost of a common ele-
ment. 
 
The Regulations to the Condominium Act note who is permitted 
to complete a Reserve Fund Study: 
 
 
• Members of the Appraisal Institute of Canada 
• Persons who hold a certificate of practice within the meaning 

of the Architects Act 
• Certified Engineering Technologists 
• Architectural Technologists 
• Holders of a CRP designation 
• Persons who hold a certificate of authorization within the 

meaning of the Professional Engineers Act 

• Quantity Surveyors 
 
Notwithstanding the above, there are regulations on who cannot 
prepare the Study which include members of the Board, the con-

dominium's property manager (unless they hold a CPM designa-
tion and have successfully completed the CPR at IREW), certain 
relatives of Board members, an owner or a resident in the-
condominium. In addition, the person/company being considered 
cannot have any direct or indirect interest in a contract or pro-
posed contract with any Board member outside of his/her capaci-
ty as a Board member. 
 
Aside from professional credentials, we want someone who has 
demonstrated experience with condominiums. Notwithstanding 
the Study being a budget document, it is also a technical report 
that involves the review of architectural and engineering draw-
ings and the visual inspection of common elements. A trained 
eye can identify building problems for which repair costs can be 
included in the Study. In addition, much of the future Reserve 
Fund expenditures will be due to building envelope (roofing, win-
dows, exterior cladding) and structural restoration (parking gar-
ages, balconies). These costs are often very site dependent for 
which "costing manuals" are of little use. Companies that have 
designed and administered these types of rehabilitation projects 
will be better suited to provide budgets for similar future work that 
the Corporation may be facing. 
 
Once we have hired a consultant, he/she will require information 
about the condominium corporation. This will include the follow-
ing: 
 

• As-built drawings and specifications 
• The Declaration and Description 
• Reciprocal cost sharing agreements 
• Previous reserve fund studies 
• The most recent audited financial statements 
• What the current annual contribution to the Reserve Fund is 
• Repairs or replacements to the common elements that have 

already been completed and when. Similarly, scheduled 
future work needs to be accounted for 

• A summary of problems being encountered by the Corpora-
tion that should be reviewed. As an example, water penetra-
tion concerns 

 
The process is as follows: 
 
The consultant is provided the above information. One of the 
most important are the drawings. They will be reviewed prior to 
visiting the site in order for the consultant to become familiar with 
the overall design and construction schemes. 
 
In order to have an understanding on the current condition of the 
common elements, visual inspections are undertaken. Problem 
areas noted above can be reviewed. After the first study, the next 
study update can be completed without a site inspection. The 
next update must include a site inspection. 
 
The drawings are used to "take-off" quantities such as roofing, 
exterior wall cladding, asphalt, hallway finishes etc that will assist 
in preparing the replacement/repair cost budgets. It is recom-
mended that a draft report should be submitted in order for the 
Board and Property Manager to review it prior to it being final-
ized. The consultant should be available to attend a meeting to 
review the report. 
 
Upon receiving direction from the Board of Directors, the Re-
serve Fund Study is finalized and submitted. 
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As part of the Financial Analysis, the study must in recommended funding plan projected over 25 years from the date of the study. The 
plan must show: 
 

• The estimated cost of major repairs and replacements based upon current costs. 
• The same costs adjusted to account for an assumed inflation rate. The inflation rate must be stated in the study. 
• The opening balance of the reserve fund. 
 
The recommended amount of contributions to the reserve fund determined on a cash flow basis that are required to offset adequately 
the expected cost in the year of the expected major repair or replacement common elements and assets. 
 
An estimate of the interest earned on the reserve fund contributions based upon an assumed interest The study shall state the as-
sumed interest rate. The Condominium Act requires that interest generated by the Reserve Fund is reinvested into the Fund. 
The percentage increase in annual contributions to the reserve fund for each year of the 25 years study. 
 
The estimated closing balance of the reserve fund for each year. 
 
After receiving the final study, the Board has 120 days to prepare a plan that outlines the future funding of the Fund. Within 15 days of 
proposing the plan, the Board shall send a notice to all owners, containing a summary of the reserve fund study, a summary of the 
proposed plan and a statement indicating the areas if any in which the proposed plan differs from the study. The auditor shall also 
receive a copy of the reserve fund study and a copy of the proposed plan and a copy of the notice sent to the owners. The Board shall 
implement the plan within the next 30 days. 
 
It is recommended that the Board request a Draft of the Reserve Fund Study. This will not trigger the "120 day" time line to prepare a 
plan. This gives the Board more time to determine the plan which can then be included in the final reserve fund study report. 
 
Now, having said all that, Gateway Garrison Green will be due for a Reserve Fund Study by middle of next year – 2014.  The Board of 
Directors have been interviewing potential consultants to complete our next Reserve Funds Study as well as another consultant to 
manage the necessary repairs – outside of the day-to-day operation by C-Era.  Our hope is to work proactively with both consultants 
to ensure proper planning and projected repairs. An item of particular interest will be a long term solution for the excessive heating in 

the building, this may include changes to the windows. 

Christmas Tree & Decorations 
 
Usually right after Halloween, most people start dusting off their Christmas decorations. We felt it would be necessary to remind you 
of our Christmas Tree and Decoration policy as identified in the Owners Guide.  
 
Christmas decorations are permitted on suite doors and balconies/patios during this holiday season. However, please ensure due 
care with the installation and removal of your decorations to avoid damage (i.e. do not use screws or nails, try clear removable adhe-
sive instead). 
 
With regards to Christmas trees, we would strongly recommend that you do not setup a live tree, as they can be a fire hazard. Should 
there be a fire you will be solely liable for the costs of all damages.  
 
If you do opt to purchase a live tree, please follow these simple guidelines: 
 

• Purchase a freshly cut tree 
 
• Keep the base in fresh water at all times 
 
• Turn off tree lights when not at home 
 
• Remove the tree within 14 days 
 
Live trees can also be messy and difficult to dispose of. If tree needles and decorations are 
found in the common property areas, a clean up fee will be levied against the responsible suite.  
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   Community Zone  

 
This month we would like to kick off the spirit of giving back to the community by offering a contest, with 
some fantastic prizes to give away. Only residents and owners are allowed to participate.  We have five 
prizes up for grabs:  
 
1. Two separate prizes of 4 hours residential cleaning session by Katie's Cleaning, 587-349-1980, k.kelsberg@hotmail.com, a 
 $150.00 value each – sponsored by the Board of Directors  
2. 50-minute life-coaching session and a free t-shirt "I Got Coached" by Change My Life Coaching, 
 www.changemylifecoaching.ca, info@ChangeMyLifeCoaching.ca, a $109.00 value, currently offering 
 Groupon http://www.groupon.com/deals/change-my-life-coaching – sponsored by Christopher Lawrence 'The 
 Change Coach'  
3. Vintage Roulette Wheel from Pottery Barn By Cunningham & Associates Inc. www.cainc.ca,  
 cunningham.inc@shaw.ca, 403-249-7126, a $225.00 value - sponsored by Annie Cunningham 
4. Gift Basket by C–Era Property Management and Realty, a $75.00 value – Sponsored by Candace Mehls 
 
 
For a chance to win, please answer correctly ALL the following Questions:  
 
1. Who is responsible for completing (verify) the final inspection in your suite (hint; 3 initials)? 
 
2. Fill in the blanks (2); Subsequently, all special assessments that remain unpaid by 5:00pm on ___  __, 2013 will be subject 
 to a Caveat and fine.  
 
3. True or false; The Management Company must be provided with a completed pet application form for pets that reside on 
 the premises (available at www.gatewaygarrsiongreen.com).  
 
4. In the middle of what year is the next Reserve Fund Study due?  
 
5. Is Gateway Garrison Green a Wood Frame building?  
 

 
All correct answers for each question above qualifies you to possibly win one of the five priz-
es outlined above.  Please submit your answers via the Website at 
www.gatewaygarrisongreen.com under 'contact us' before November 10, 2013 at 10:00pm. 
 
 The winners will be notified via email and will be posted on our Facebook group 
 page at www.facebook.com/groups/gatewayGG/ Remember you must correctly an
 swer each question, all those with the current answers will be placed in a draw for 
 each prize. Good luck.  
 If you would like to participate by sponsoring prizes for our next newsletter, please 
 send request via the GGG Website.  

Extra Garage FOB 
 
We communicated earlier this year that each suite will be entitled to two Garage FOB free of charge, regardless how many parking 
stalls you have registered to your suite. We do have a copious amount of unclaimed Garage FOB's in the Site Managers office waiting 
for pickup. Please make arrangements with the Site Manager to pickup these FOBs prior to the end of November 2013. Any suite that 
has not picked up their second Garage FOB will loose it, and any additional Garage FOB's will be charged for.  
 
The site manager can be reached by email at garrison.green@shaw.ca or by phone on 403-540-5025 during the site office hours; 
Monday – Friday from 10am until 2pm. 
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Condominium  
Comparisons 
 
Have you ever wondered how we stack up 
amongst other Condominiums in the area? 
 
Property 
# of Units 
Type of Bldg 
Comments 
 
Condo 1 
• 500 
• Concrete, Elevator 
• All utilities. Geo Thermal. UG parking; 

two lounges and two guest suites. Full 
gym. Part time site staff. 

 
Condo 2 

• 568 
• Wood Frame: elevator  
• All utilities: UG parking, three lounges; 

one small gym. Part time site staff 
 
Condo 3 
• 165 
• Concrete: Elevator  
• All utilities inc; owners pay in unit elec-

tric. no site staff, one lounge with con-
ventional heating sytstem with one 
level parkade 

 
Condo 4 
• 205 
• Concrete Elevator  
• All utilities except in unit electrical: 

pool; gym, social room. No site staff. 
Covered and surface parking 

 
 
Gateway Garrison Green (GGG) 

• 250 
• Concrete: Elevator  
• All utilities: UG parking, one lounge; 

two guest suites; full gym; part time 
site staff 

 
Condo 5 
• 218 
• Wood Frame: elevator  
• All utilities: owners pay in unit electric:  

ug parking two levels; sauna, hot tub; 
gym; no site staff 
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