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CONDOMINIUM MANAGEMENT AGREEMENT 
(the “Agreement”) 

 
THIS AGREEMENT made this [    ] day of [     ] A.D. 202[  ] 
 
BETWEEN: 

 
Condominium Corporation No. 2411591 
a condominium corporation duly constituted pursuant to the 
Condominium Property Act 
 
(hereinafter called the "Corporation") 

OF THE FIRST PART 
 
AND 
 
EMERALD MANAGEMENT & REALTY LTD., a body corporate 
with an office at the City of Calgary, in the 
Province of Alberta 

 
(hereinafter called the “Manager”) 

 OF THE SECOND PART 
 
WHEREAS the Corporation, pursuant to the Condominium Property Act, R.S.A. 
2000, c. C-22 and the Regulations thereto, as may be amended from time to time, 
collectively the "Act", is responsible for the enforcement of its bylaws (the 
“Bylaws”), and the control, management and administration of its real and 
personal property,  common property and managed property located at municipal 
address 330 Dieppe Drive SW, Calgary, AB  T3E 8B9, consisting of 211 units 
and commonly known as The Quesnay at Currie Barracks Condominium 
(referred to hereafter as the "Lands"); 
 
AND WHEREAS the Corporation, under its Bylaws and the Act is authorized to 
employ and hire such agents, including a property manager or property 
management company as its Board of Directors (“Board”) thinks fit in connection 
with the control, management, and administration of the Lands, and in the exercise 
and performance its powers and duties in accordance with its Bylaws and the Act;  
 
AND WHEREAS the Manager has agreed to render management services to the 
Corporation for the remuneration and subject to the terms and conditions set forth 
below; 
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NOW THEREFORE, in consideration of the mutual promises and obligations 
contained in this Agreement, the parties agree as follows:  
 
1. The Corporation hereby employs the Manager exclusively to manage the 
Lands for a period of one (1) year effective the 1st day of _____________, 
202____ and ending on the ___day of _________, 20___ (the “Initial Term”) 
and thereafter for yearly periods (“Renewal Term”) from time to time unless on or 
before sixty (60) days prior to the expiration of the Initial Term or any Renewal 
Term either party hereto shall notify the other in writing it elects to terminate this 
Agreement at the end of the said period, SUBJECT TO earlier termination as 
hereinafter provided.  
 
2. The Corporation hereby grants the Manager such authority and power as 
the Manager may reasonably require in the performance of its obligations under 
this Agreement, subject to the overall direction and control of the Corporation. The 
Manager agrees to manage the Lands to the extent, for the period and upon the 
terms and conditions herein provided. Particularly, the Manager agrees to diligently 
and honestly perform the following services in the name and on behalf of the 
Corporation: 
 
(a) The Manager shall collect and receive in trust on behalf of the Corporation 
all monthly assessments, levies, contributions and any other charges and 
assessments due to the Corporation from person(s) registered as the owner of the 
fee simple estate in a unit (“Unit Owner” or “Unit Owners”) in the Corporation for 
the operation and maintenance of the Lands. including any special levies, and 
contingency, repair and replacement reserve funds included therein or relating 
thereto. 
 
While the Manager shall make a good faith effort to collect such amounts, the 
Manager shall not be responsible for collection of delinquent assessments or other 
charges except that the Manager shall send an email or notices to defaulting Unit 
Owners of the arrears or delinquency. For steps required to collect such sums, the 
Manager may charge to the delinquent Unit Owner additional amounts incurred in 
collecting the arrears. The Corporation agrees that all service charges received for 
dealing with NSF returned cheques, auto-debit transactions, credit card payments 
and transactions, money transfers, or late charges will accrue to the benefit of the 
Manager. 
 
(b) In addition to charging interest on unpaid arrears as authorized in the 
Bylaws, the Manager, as agent for the Corporation, may recover from defaulting 
Unit Owners the costs incurred in preparing, registering and discharging any 
Caveat filed by the Manager on behalf of the Corporation and may similarly recover 
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from defaulting Unit Owners any other reasonable costs incurred by the Manager 
or the Corporation in protecting and securing the position and interests of the 
Corporation.  
 
The Corporation hereby authorizes the Manager, as its agent, to charge such 
interest and costs in accordance with the Act, and represents that the Bylaws grant 
the Corporation the power to collect such interest and costs, in so far as is 
permitted by the Act. 
 
(c) The Corporation and the Manager agree that, pursuant to the Act, all funds 
received by the Manager on behalf of the Corporation shall: 
 

(i) not at any time be commingled with funds of the Manager or any 
other condominium corporation; 

(ii) be deposited into separate operating and reserve trust accounts in 
the name of the Corporation; 

(iii) be maintained in trust where required by the Act or the Real Estate 
Act, for the sole benefit of the Corporation; and 

(iv) be dealt with by way of a separate accounting records and trust 
ledgers, with such records and ledgers to be available for review by 
the Board within seven (7) business days of their written request. 

 
(d) The Manager shall maintain records showing all its receipts and 
expenditures relating to the Lands in accordance with generally accepted 
accounting principles and shall promptly submit to the Corporation a cash receipts 
and disbursements statement for the preceding month and a statement indicating 
the balance or deficit in the Manager’s account for the Corporation on or before 
the last day of the following month. Any disputed charges must be brought to the 
attention of the Manager in writing within fifteen (15) days of receipt of the 
statement. If the Board fails to dispute a charge within this time frame, it will be 
considered undisputed; 
 
(e) Sixty (60) days prior to the expiration of the then current fiscal year of the 
Corporation, the Manager shall prepare and submit to the Corporation a 
recommended budget for the operation and management of the Condominium for 
the next fiscal year showing anticipated receipts and expenditures for such year 
and assist the Corporation in determining the appropriate amount of assessments, 
levies or contributions to be paid by each Unit Owner for common expenses in the 
manner provided for as required by the Act and the Bylaws and recommend such 
revisions thereto as may from time to time be appropriate. The manager shall 
arrange for distribution of such budgets to the Unit Owners as required by the Act 
and Bylaws. 
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(f) Any audit required by the Corporation shall be prepared at the Corporation's 
expense by accountants of its selection. The Corporation agrees that the right to 
audit must be exercised within twenty-four (24) months from the end of each fiscal 
year, otherwise the audit shall not be used to the prejudice of the Manager and 
items will no longer be subject to question.  
 
(g) Subject to the provisions of and any restrictions contained in the Bylaws and 
at the direction and at the expense of the Corporation, the Manager shall cause 
the Lands to be maintained according to reasonable standards of maintenance 
consistent with their character, age, size and location, including arranging: 
 

(i) the cleaning, painting and such other regular maintenance and repair 
work, including replacement and renewal where reasonably 
necessary, those parts of the building(s) in the Condominium 
constituting common property or managed property, or which the 
Corporation is obliged to maintain, including, without restricting the 
generality of the foregoing, any recreational facilities and amenities 
and all parking areas as may be necessary or as directed by the 
Corporation;  

(ii) the maintenance of lawns, flower beds, shrubs and trees, i.e. 
mowing, cutting, trimming, pruning, cultivating, fertilizing, watering 
and aerating as may be reasonably required;  

(iii) spring and fall clean-ups; and  
(iv) the clearing of snow, slush, and debris from and maintaining the 

common and managed driveways, parking areas and walkways, in 
accordance with the requirements of the Bylaws and the 
Corporation’s insurer. 

 
(h) On the basis of the budget previously approved by the Corporation, the 
Manager shall negotiate agreements with, supervise and discharge all necessary 
personnel required to physically maintain and operate the Lands.  Any "on-site" 
personnel may be employees of either the Corporation or the Manager. The 
Manager shall supervise all such personnel and employees. All salaries, taxes, 
and other expenses payable on account of such personnel or employees shall 
constitute common expenses of the Corporation and not expenses of the Manager. 
 
(i) If applicable, the Manager shall execute and file all returns and other 
instruments and do and perform all acts required of the Corporation as an 
employer of any on site personnel in respect of Employment Insurance 
contributions and deductions, Canada Pension Plan contributions and payments, 
the Income Tax Act and any other employee and employer contributions or 
payments required under any social, labour or tax legislation in force from time to 
time, and, in connection therewith, the Corporation agrees, upon request, to 
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execute and deliver promptly to the Manager all necessary powers of attorney, 
notices of appointment and like approvals and directions.  
 
The Corporation hereby agrees to indemnify and save harmless the Manager from 
any costs, expenses, or damages of any kind which the Manager may suffer or 
incur as a result of managing personnel on behalf of the Corporation.   
 
(j) The Manager shall use reasonable efforts to ensure that no claim or lien 
shall be filed in respect of any work which may be carried out on behalf of the 
Corporation against title to the Lands or any unit therein and if a claim or lien shall 
be filed in respect of such work, it shall forthwith take all responsible steps to have 
same removed and discharged. 
 
(k)  Subject to the direction of the Corporation, the Manager shall negotiate and 
execute on behalf of the Corporation contracts for water, electricity, gas and such 
other services for that portion of the Lands constituting common property and 
managed property (but not any individually metered services to units) as may be 
necessary or desirable. The Manager shall also purchase on behalf of the 
Corporation such equipment, tools, appliances, materials and supplies as are 
necessary for the proper operation and maintenance of the Lands. All such 
purchases and contracts shall be in the name of and at the expense of the 
Corporation. Unless otherwise disclosed by the Manager and approved in advance 
by the Board, the Manager shall not collect or charge any undisclosed fee, rebate 
or discount and if any should be received by the Manager, the same will be credited 
to the account of the Corporation and the Manager shall credit the Corporation with 
any discounts, commissions or rebates obtainable as a result of purchases made 
on behalf of the Corporation or in pursuance of this Agreement. With advance 
approval by the Board, the Manager is authorized to use its personnel to provide 
service and maintenance to the Corporation charged in accordance with its hourly 
competitive rates.   
 
(l) The Manager shall pay from the funds it receives from the Unit Owners and 
the Corporation, but only to the extent thereof and in accordance with the Act, any 
taxes payable by the Corporation, all applicable building inspection fees, premiums 
on insurance policies and fidelity bonds of the Corporation, water rates and other 
municipal or governmental charges, and all other charges or obligations incurred 
by the Corporation with respect to maintenance or operation of the Lands incurred 
by the Manager on behalf of the Corporation pursuant to the terms of this 
Agreement or pursuant to other authority granted by the Corporation. In the event 
that insufficient funds are available to pay for these outgoings, the Corporation 
agrees that the liability for any consequence of any manner, which result from such 
insufficiency, shall be entirely that of the Corporation.  
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(m)  The Manager shall obtain insurance appraisals if and when requested by 
the Corporation, shall obtain suitable insurance coverage, and shall investigate, 
report, maintain appropriate records of, administer chargebacks for, and submit 
claims on behalf of the Corporation against its insurance policies as and when 
requested by the Corporation. The Manager agrees, to the best of its ability, to 
advise the Corporation of the nature and extent of insurance coverage required to 
be carried by the Corporation pursuant to the Act and the Bylaws, provided that 
the Corporation will indemnify and hold harmless the Manager in the event of any 
claim, suit or charge by any person or from any loss, costs or damages arising out 
of any claim, suit or charge by any person whomsoever relating to inadequate 
insurance coverage In the event the Manager has included the Corporation's 
insurance policy under the Manager's master insurance policy package and 
related programs, and the Agreement with the Manager is terminated, the 
Corporation is responsible for the placement and coverage requirement on its own 
policy effective the termination date of the Agreement. 
 
(n) The Manager shall keep the Corporation advised of the telephone number 
or numbers at which an agent or representative of the Manager may be reached 
at any time during normal business hours. The Manager shall also keep the 
Corporation advised of the telephone number at which their representative can be 
reached at other than normal business hours in the event of an emergency. The 
Manager shall report to the Corporation any major emergency or any persistent, 
flagrant, or serious violation of the Bylaws or any rules and regulations in force. It 
is understood and agreed by the parties hereto that the Manager shall, in its 
discretion, determine whether an emergency exists. The Manager shall use its best 
efforts to deal promptly with such infractions and deal immediately with any 
emergency arising in connection with the maintenance and operation of the Lands 
which is determined as such by the Manager. 
 
(o) The Manager shall, based on the information and documents made 
available to it, use reasonable efforts to keep an up-to-date record of the names 
and addresses of all Unit Owners and any tenant thereof of which it has knowledge.  
If the Corporation receives notices or notifications from registered mortgagees or 
other persons claiming an interest in a Unit, the Corporation shall forthwith 
communicate that information to the Manager. Any costs incurred in the research 
or verification of Unit Owner information are the responsibility of the Corporation. 
 
(p)  The Manager, on behalf of the Corporation, shall, on the application of a 
Unit Owner or any person authorized in writing by them, provide estoppel 
certificates as anticipated by the Act.    
 
Similarly, upon the written request of an owner, purchaser or mortgagee of a unit, 
the Manager on behalf of the Corporation shall within ten (10) days of receiving 
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that request provide to the person making that request all or any of the prescribed 
information or documents referred to in the Act and, within ten (10) days of receipt 
of written notice, make available for inspection by any registered Mortgagee the 
minutes and records referred to in the Act.   
 
The Manager shall, pursuant to the Act, be entitled to collect from and charge the 
requesting party, for its own account, a reasonable fee to compensate it for the 
expenses it incurs in producing and providing the certificates and other materials 
referred to herein on behalf of the Corporation. 
 
(q) The Corporation shall advise the Manager of any leases or other 
dispositions of common property, or any part thereof made by it, and the Manager 
shall maintain records of such leases and dispositions. 
 
(r) The Manager shall promptly file at the Land Titles Office any change in the 
name, membership, or address of a Board member, any change in the address for 
service of the Corporation, and within thirty (30) days from the conclusion of the 
Annual General Meeting, shall file a notice in the prescribed form stating the 
names and addresses of the members of the Board. 
 
(s) The Manager shall assist, advise, and co-operate with the Corporation in 
providing any documents requested by governmental authorities having 
jurisdiction in that regard. 
 
(t) On the express direction of the Corporation and at the sole cost and 
expense of the Corporation, the Manager agrees, in the name of and on behalf of 
the Corporation, to: 
 

(i) commence and prosecute proceedings to recover monetary 
sanctions and enforce any non-monetary sanctions pursuant to the 
Act or Bylaws with respect to contraventions of the Act or the Bylaws; 

(ii) impose and collect deposits under the Act; 
(iii) give notices to give up possession of Units under the Act; 
(iv) make applications to the Court under s.55 and s.56 of the Act; and 
(v) to account to the Corporation for any deposits received by it 

hereunder and to do all such things as may be reasonably required 
to complete the eviction of any tenant pursuant to the procedures 
referred to herein. 

 
(u) The Corporation agrees that the Manager shall not be responsible for failure 
to perform or having performed any of the above services caused by strikes, 
weather events, pandemics, unavoidable casualties, or any other causes beyond 
the reasonable control of the Manager, except lack of finances of the Manager. 
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(v) The Corporation and the Manager shall periodically consult with each other 
with a view to revising the Bylaws and any rules and regulations to further the 
harmonious and satisfactory operation of the Lands for the common benefit of all 
Unit Owners. At the request and cost of the Corporation, the Manager agrees to 
forward to the Unit Owners copies of any revised Bylaws, rules, or regulations. 
 
3. In discharging its responsibilities under Clause 2 hereof, the Manager shall 
not make any single expenditure nor incur any non-recurring contractual obligation 
exceeding Five Thousand ($5,000.00) Dollars without the prior consent of the 
Corporation UNLESS such expenditure or obligation is provided for in the current 
budget approved by the Corporation; the Manager has obtained at least two (2) 
quotes, or has obtained the prior approval from the Board.  
 
The Manager may, on behalf of the Corporation, without prior consent, expend any 
amount or incur a contractual obligation in any amount required to deal with 
emergency conditions which may involve a danger to life or property, or may 
threaten the safety of the Lands or the Unit Owners and occupants thereof, or may 
threaten the suspension of any necessary service to the Lands, provided that no 
such consent shall be required to repay any loan made by the Manager pursuant 
to the terms of Clause 10(b) hereof. 
 
4. The Corporation agrees to pay the Manager as compensation to it for the 
services to be rendered by the Manager in accordance with this Agreement the 
sum of $5,300.00 per month not including GST during the term of this 
Agreement, subject to any variation of such compensation set out in a budget 
submitted by the Manager and approved by the Board of Directors. Management 
fees are payable in advance on the first day of each and every month during the 
Initial Term or Renewal Term(s). 
 
If notice of termination is not received, the renewal rate for each Renewal Term 
shall increase by the greater of 2.5% of the management fee charged in the 
previous term or the amount of the Consumer Price Index for the City of Calgary 
for the year ended four months prior to the expiration date of the previous term, 
which amount shall be added to the management fee charged in the previous term. 
 
5. In addition to the Management fee, the Corporation agrees to pay the 
Manager additional fees outlined in Schedule A for services not specifically 
provided for in this Agreement.  
 
6. Notwithstanding any other provision of this Agreement, the Manager shall 
not be responsible for: 
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(i) the completion of original developer or builder construction or the 
remedying thereof, or the maintenance of, or repairs to individual 
dwelling units or portions thereof for which the Unit Owner is 
responsible; 

(ii) acting as liaison, agent or representative between the Unit Owners 
and the developer or builder, the Corporation, or any mortgagee of 
the Lands, unless the Corporation otherwise specifically authorizes 
the Manager to do so in writing; 

(iii) any costs that are incurred with the collection of condominium fees, 
contributions, assessments, and all other collections from Unit 
Owners, including the time of the Manager to prepare arrears notices 
and all associated administration in relation to the collections and 
assessments; or 

(iv) acting on or attending to in person, or acting in a capacity where 
peace officers, mediators or arbitrators should be involved or as 
acting as a third party in a complaint whereby criminal activity has 
taken place, is underway, or has been suspected. 

 
(b) The Corporation further agrees: 
 

(i) to indemnify, defend, and hold harmless the Manager from and 
against any loss, damage or injury, claims, demands, actions, liability 
and suits in connection with the Lands, and from all liability for 
damage to property and for injuries to or death of any Unit Owner, or 
any officer, agent, or employee of the Corporation or other person 
whomsoever arising from actions taken by the Manager in 
performance of its duties under this Agreement, except where the 
loss arises from the gross negligence or unlawful act of the Manager;  

 
(ii) that it’s obligation to indemnify the Manager shall include, without 

limitation, payment of all costs, expenses, and legal fees incurred by 
the Manager in connection with any claim or suit covered by this 
indemnity provision. The Manager shall provide the Corporation with 
prompt notice of any claim or suit covered by this indemnity provision 
and shall cooperate with the Corporation in the defense of any such 
claim or suit; 

 
(iii) to promptly, or within thirty (30) days’, pay all expenses reasonably 

incurred by the Manager, including without limitation legal fees and 
disbursements on a full indemnity basis, to defend the Manager or 
the Corporation in any proceeding or suit involving an alleged 
violation by the Manager and the Corporation or either of them of any 
provision in any statute, regulation or bylaw, provided that if the 
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Manager shall be unduly negligent or has committed an unlawful act, 
the Manager shall bear the sole responsibility for legal fees and 
disbursements and nothing herein shall require the Manager to 
employ counsel to represent the Corporation in any such claim or 
suit; 

 
(iv) Each party’s total liability for any claim under this Agreement, 

whether in contract, tort, negligence, or otherwise, shall not exceed 
the total fees paid by the Corporation to the Manager in the twelve 
(12) months preceding the claim. Notwithstanding the foregoing, 
claims arising from the Manager’s gross negligence, fraud, or willful 
misconduct shall be subject to a liability cap equal to the limits of the 
Manager’s applicable insurance coverage at the time of the claim. 
Neither party shall be liable for any indirect, consequential, special, 
or punitive damages arising out of this Agreement 
 

(v) In connection with the Occupiers' Liability Act, RSA0-4, the 
Corporation specifically acknowledges and agrees that the Manager 
is not in physical possession of any of the Lands, nor an Insurer or 
guarantor of the Lands, nor (except as the Agent authorized and 
directed by the Board of Directors from time to time, expressly or by 
implication) does the Manager have any responsibility for, or control 
over, the condition of the Lands, the activities conducted on those 
Lands or the persons allowed to enter those Lands; 
 

(vi) To provide the Manager with all documents and records available to 
the Corporation which may be required by the Manager to properly 
manage and operate the Lands and to perform its duties hereunder, 
including a summary or list, as amended from time to time, indicating 
the ownership, occupant and mortgagee of each unit of the 
Corporation; 
 

(vii) to provide the Manager with a copy of the Bylaws and to notify the 
Manager from time to time of any amendments or additions thereto; 

 
(viii) that nothing in this Clause is intended to release the Manager from 

any liability to the Corporation in respect of a breach or default of any 
Manager's covenants and duties owed to the Corporation under this 
Agreement or otherwise as agent; and 
 

(ix) not to provide the Manager with any instruction that may be illegal, 
unethical, in bad faith or impossible to comply with. 
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7. To the extent that the Agreement is a developer's management agreement, 
the provisions of section 17 of the Act apply. The Corporation may, notwithstanding 
anything contained in this Agreement, or a collateral management agreement, 
terminate this agreement at any time after its Board is comprised of persons who 
were elected when persons who were at arm’s length from the developer owned 
or held units representing more than 50% of the total unit factors for all units. 
Notwithstanding the foregoing, this Agreement: 
 
(a) may not be terminated under s.17(2) of the Act without cause until one year 
has elapsed from the day that the Agreement was entered into, except when the 
Agreement permits termination at an earlier date; 
 
(b) may only be terminated under s.17(2) of the Act on the Corporation giving 
sixty (60) days written notice of its intention to terminate the Agreement; and 
 
(c) the Corporation is not liable to the Manager by reason only of the 
Agreement being terminated under s.17(2) or (3) of the Act. 
 
8. If this is a developer's Management Agreement, the Manager shall not be 
obliged to ensure that the developer complies with the obligations of the Act or any 
other law in force in the Province of Alberta. In particular, and without limitation, 
the Manager shall not be responsible for: 
 
(a) the developer's failure to complete any unit located on the Lands or the 
developer’s failure to complete the common property or managed property located 
on the Lands; 
 
(b) the developer's failure to build and construct the Condominium in 
accordance with all required laws including development permits and building 
permits; or 
 
(c) the developer's failure to deliver to the Corporation all documents and 
materials required by the Act in the manner prescribed by the Act. 
 
If the Corporation desires to have the Manager communicate with and otherwise 
deal with the developer, then the Corporation shall enter into a separate written 
agreement with the Manager, which shall itemize the responsibilities and 
obligations of the Manager and the consideration to be paid by the Corporation for 
the Manager communicating and otherwise dealing with the developer.  
 
9. The Corporation recognizes that the Manager: 
 
(a) is engaged in the competitive property management, condominium 
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management and property maintenance business; 
 
(b) The Corporation acknowledges and agrees that the Manager operates an 
integrated property services business and may, in its discretion, engage its own 
personnel, departments, or affiliated entities (including but not limited to 
maintenance, cleaning, landscaping, or repair divisions) to perform work or provide 
services on behalf of the Corporation within the scope of this Agreement. 
 
The Manager has disclosed such affiliations and the potential for the use of 
affiliated staff or contractors as part of its standard management operations, and 
the Corporation hereby provides its ongoing consent to such arrangements. 
 
All such work shall be performed at rates that are competitive and reasonable in 
light of market conditions, and the Manager shall disclose any material profit or 
markup to the Board upon request. 
 
(c)  requires all vendors and contractors to be vendor certified and carry 
appropriate insurance coverage.   
 
In the event the Corporation elects to contract vendors who do not hold the 
appropriate coverage and/or insurance, the Corporation agrees that it shall 
indemnify and hold harmless the Manager from any loss, costs, liability, or 
damages arising out of any claim, suit, payment surcharges and processing fees 
or charge whatsoever relating to inadequate certification or insurance, and any 
associated costs will be at the Corporation’s sole expense. 
 
10. 
 
(a) The Manager agrees that all monies collected by it on behalf of the 
Corporation shall be deposited and kept in a trust account (where required by the 
Real Estate Act and/or Condominium Property Act) in a Canadian chartered bank, 
trust company or Alberta Treasury Branch selected by the Manager.  Interest 
earned on the trust account will be distributed to the Corporation less an 
administrative fee and any costs and/or administrative expenses relating to the 
requirements of the Real Estate Act, the Real Estate Council of Alberta and the 
operation of the bank account, including but not limited to, the technology or 
platform used for the operation of the bank accounts and collecting payments. The 
Manager shall not be held responsible for or held accountable for the payment to 
the Corporation of any interest on such monies unless funds surplus to the current 
requirements of the Corporation are deposited in term deposits with such bank, 
trust company or Alberta Treasury Branch. Unless the Corporation otherwise 
directs the Manager shall use its discretion in obtaining such term deposits.  The 
Manager and the Corporation acknowledge that they are aware of and will abide 
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by the investment limitations of section 43 of Act, and the trust money rules of 
section 43.1 of the Act. 
 
(b) Subject to the Act, all expenses of operation and management may be paid 
from the funds the Manager receives from the Corporation pursuant to Clause 2(a) 
and deposited in accordance with subclause (a) hereof and the Manager is 
authorized to pay any amount owed to the Manager by the Corporation from such 
account at any time without prior notice to the Corporation. The Manager shall 
have no obligation to loan funds to the Corporation for any purpose whatsoever. 
At the request of the Corporation or should circumstances so dictate, the Manager 
may, at its sole option, loan funds to the Corporation. The Corporation shall pay 
interest on such loans at the rate of five (5%) percent over the Royal Bank of 
Canada commercial prime rate in Calgary.  The Corporation hereby charges the 
Land in favour of the Manager for any such funds so expended, loaned and/or 
advanced. 
 
(c) The Manager warrants and represents that all of its employees who are 
responsible for the safekeeping of monies of the Corporation are covered by 
insurance borne at the sole cost of the Manager. 
 
(d) The Manager shall obtain recommendations from the Corporation's existing 
insurers regarding the placing or updating of new or existing crime coverage/fidelity 
bond coverage issued in the name of the Corporation, for its exclusive benefit and 
at its sole cost, in accordance with the Bylaws. The Manager agrees to provide all 
necessary information and to cooperate in all reasonable limitations imposed on 
the Manager or the Corporation by the terms of such bond, and to provide a 
confirming certificate of same to the Corporation.   
 
11. During the Term, at its own expense, the Manager shall carry, keep in force 
until this Agreement is otherwise terminated, the following insurance: 
 
Fidelity Insurance or a Comprehensive Crime insurance with a limit of not less than 
one million dollars ($1,000,000) on all of the Manager’s or its Affiliate’s employees 
who from time-to-time will handle the funds of the Corporation and or in connection 
with the care and custody of keys and access to the Lands; 
 
During the Term and for a minimum of two (2) years from the termination of this 
Agreement, Professional Liability Insurance covering financial loss arising out of 
an error, omission or negligent act in connection with the services performed by 
the Manager, its employees or agents, with a limit of not less than two million 
dollars ($2,000,000) per claim, on a claims made basis and providing for full 
defence costs; 
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Commercial General Liability Insurance with a limit of not less than five million 
dollars ($5,000,000) per occurrence  against any claims for personal injury, death 
or property damage or loss for which the Manager may become liable from in or 
about and in connection with Manager’s duties.  The policy shall name the 
Corporation, and any other entity the Corporation may reasonably require from 
time to time as additional insureds and contain a standard form of cross-liability 
and severability of interest clause; 
 
Cyber insurance covering liability arising from and against breach caused by 
hacking or viruses, unauthorized release of and/or failure to protect private 
personal or corporate information, theft of hardware on which data is stored, and 
costs to restore and/or recreate lost data with a limit of not less than one million 
dollars ($1,000,000) per claim, on a claims made basis and provide for full defence 
costs;  
 
The Manager shall promptly provide the Corporation with confirmation of coverage 
under the policies specified in section 11 above and provide certificates of 
insurance evidencing that the Corporation’s interests are protected.   
 
 
12. The Corporation shall obtain and keep in force for the duration of this 
Agreement insurance in accordance with the requirements of the Act and Bylaws 
and name as additional insured the Manager, as their interest may appear. The 
Corporation shall provide such insurance and furnish such insurance certificates 
or memoranda within thirty (30) days from the date of this Agreement. 
 
13. In addition to the monthly compensation payable to the Manager herein, the 
Corporation agrees to pay to the Manager the fees outlined in Schedule A or the 
sum of seventy-five ($75.00) Dollars per each hour spent by the Manager in 
performing any extra or additional services referred to in Clause 2 herein, site 
inspections, meetings and other extra or additional services not specifically 
provided for in this Agreement, including but not so as to limit the generality of the 
foregoing; 
 
(a) the time of the Manager (and costs and disbursements) incurred in any 
proceedings or lawsuit involving the Corporation including the commencement and 
prosecution of legal proceedings pursuant to the Act and Clause 2 herein; 
 
(b) the time of the Manager (including all costs and disbursements) incurred in 
any insurance negotiations or dealing with insurance claims or insurance 
adjusters; 
 
(c) the time of the Manager incurred in supervising or managing any new or 
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replacement construction to the Lands with a value in excess of Five Thousand 
($5,000.00) Dollars; 
 
(d) if the Manager agrees to assist the Corporation, the time of the Manager 
(and costs and disbursements) incurred in performing clerical services such as the 
preparation and circulation of notices and newsletters and general 
correspondence of the Corporation and in producing and providing documents 
required to be given by the Corporation pursuant to the Act; 
 
(e) the time of the Manager for the preparation and implementation of a special 
levy, additional budgets in the same fiscal year, Bylaw revisions and special 
resolutions;  
 
(f) the time of the Manager incurred in investing surplus funds of the 
Corporation unless such funds are deposited in an interest-bearing savings 
account or a special term deposit at the Bank of the Manager; 
 
(g) the time of the Manager (and costs and disbursements) incurred by 
imposing and collecting deposits under s.53 of the Act, giving notices to give up 
possession of Units under s.54 of the Act and making applications to the Court 
under sections 55 and 56 of the Act; 
 
(h) the time of the Manager (and all associated costs and disbursements) 
incurred in responding to or participating in any complaint, investigation, or 
proceeding initiated under the Real Estate Act, including matters before the Real 
Estate Council of Alberta, any provincial tribunal, or any other regulatory or 
administrative body, where the complaint or proceeding relates to the Manager’s 
role in managing the Corporation, whether against the Manager, the Board or the 
Corporation. This also includes time spent responding to, investigating, or 
defending against complaints, allegations, negative public reviews, or defamatory 
statements made against the Manager, the Board or the Corporation, including 
engagement with legal counsel, public relations support, or other professional 
advisors as necessary; and 
 
(i) the time of the Manager (and all associated costs and disbursements) 
incurred in addressing excessive or unreasonable communication from a member 
of the Board, Unit Owner, or other stakeholder, including when such 
communication exceeds normal operational inquiries or reasonable response 
expectations, requires escalation to senior management or executives, or disrupts 
the efficient management of the Corporation. The Manager and the Corporation 
agree to act in good faith in managing communications, ensuring that reasonable 
inquiries are addressed while excessive or disruptive interactions are mitigated. If 
deemed necessary, the Manager may request that the Corporation designate a 
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single point of contact for further communications with the individual.  
 
Additionally: 
 
(j) The Corporation agrees to pay the Manager a fee of $10.00 per unit per 
annum payable on the first day of each term plus GST for the Manager’s services 
in performing its duties within the Manager’s and/or Corporation’s technology 
platforms. The Manager may adjust the fee amount by providing the Corporation 
with written notice of such adjustment at least ninety (90) days prior to the effective 
date of the adjustment. Any such adjustment shall be reasonable and reflect 
current market rates for similar services. The Corporation acknowledges that there 
may be circumstances beyond the Manager’s control that could result in a fee 
increase, such as changes in market conditions, tech providers, or regulatory 
requirements. 
  
(k) The Corporation agrees to reimburse and pay the Manager for all 
photocopying, postage and/or courier fees incurred for the purpose of sending 
notices, letters and accounting statements to Unit Owners.  
 
13.  The Manager or an officer or employee thereof shall, at the request of the 
Corporation, attend six (6) Board meetings and one (1) Annual General Meeting 
per Term and if the Corporation requires additional or extended attendances, the 
Manager shall be entitled to be paid its charge out rates for such attendance which 
are subject to Schedule A and at the date of this agreement are as follows: 
 
(a) One hundred ($100.00) Dollars for the attendance of the Manager at any 
meeting of the Board or the Corporation between the hours of 9:00 am and 4:30 
pm, weekdays; 
 
(b) Two Hundred ($200.00) Dollars for the attendance of the Manager at any 
meeting of the Board or the Corporation for a period of two (2) hours, and one 
($100.00) Dollars per hour or part thereof for any meeting in excess of two (2) 
hours in length between the hours of 4:30 pm and 8:00 pm, weekdays; and 
 
(c) Three Hundred & Fifty ($350.00) Dollars per hour, or any part thereof for 
any such further attendances at meetings held on a Friday, Saturday, Sunday, or 
Civic Holiday, or between the hours of 8:00 p.m. and 8:30 a.m., weekdays.  
 
14. The Manager shall conduct property inspections at least twice per year and 
provide a written report to the Corporation detailing any problems or issues 
requiring attention. The report shall include recommendations for remedial action, 
if necessary, and an estimated timeline for completion. The frequency and scope 
of additional property inspections shall be based on the Manager's rates, which 



 

 

 

Page 17 of 24 

shall be determined by the level and experience of the individual performing the 
inspection.  
 
In such instances, the Manager shall provide the Corporation with a written 
proposal detailing the frequency and scope of additional inspections, along with 
the associated rates, for the Corporation's review and approval. 
 
15. The Manager and the Corporation shall mutually agree on meeting dates 
for attending the Board and Corporation meetings. The Manager shall be given no 
less than one (1) weeks’ notice of any upcoming meetings. The meetings may be 
held in person, via telephone conference, or virtual conference, and may be held 
on any day of the week as agreed upon by the parties. 
 
In the event of inclement weather or other circumstances beyond the Manager's 
control, the Manager may participate in the meeting via telephone conference or 
virtual conference. The Corporation shall provide the Manager with reasonable 
notice of any such change in meeting format. If a meeting is cancelled or 
rescheduled, the Corporation shall provide the Manager with at least forty-eight 
(48) hours' prior written notice and shall make a good faith effort to reschedule the 
meeting at a mutually convenient time. If the Corporation fails to provide the 
Manager with the required notice of cancellation or rescheduling, the Corporation 
shall be responsible for paying a fee equal to one (1) hour of the Manager's time 
at the Manager's standard hourly rate. 
 
16. The Corporation agrees that the Manager shall not be required to record 
minutes of the meetings of the Board or the Corporation. The Manager is not 
required to be the custodian of the official records and documents of the official 
records. Such records and documents shall be retained in the offices of the 
Manager for the duration of the agreement with the cost of storage will be paid for 
by the Corporation. 
 
17. The Corporation shall, from time to time, designate one individual who shall 
be authorized to deal with the Manager on any matter relating to the management 
of the Lands. In the absence of any other designation by the Corporation, the 
Chairman or President of the Board shall be deemed to be the designated 
individual.  
 
The Corporation and the Manager acknowledges the importance of maintaining a 
professional and respectful working relationship with the Manager. In instances 
where the designated individual or any Board member engages in conduct that is 
unprofessional, disrespectful, or otherwise creates a difficult working environment, 
the Manager may request that the Corporation designate an alternative 
representative. The Corporation agrees to reasonably consider such requests in 
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good faith to support a productive and collaborative working relationship.  
 
The Manager also reserves the right to refuse abusive correspondence from any 
Unit Owner(s) or Board member and report such violations to the Board. 
 
18. The Corporation, following turnover under section 29 of the Act, hereby 
authorizes the Manager to sign all cheques, drafts, instruments, and documents 
not required to be signed under the corporate seal of the Corporation on behalf of 
the Corporation without co-signing by any Board member or officer(s) of the 
Corporation. 
 
19. The Manager acknowledges that it has reviewed and is aware of the 
provisions of the Bylaws and the Act, however the Manager is not responsible for 
compliance by the Corporation or by any of the Unit Owners in respect of any 
ordinances, laws, rules or regulations and whether municipal, provincial, federal or 
made by any public authority or official thereof having jurisdiction over it, except to 
notify the Corporation, or forward to the Corporation, any order, complaints, 
warnings, notices, summonses or like documents received by it relating to such 
matters. The Corporation represents that, to the best of its knowledge, the 
Condominium complies with all such requirements and agrees to indemnify and 
hold harmless the Manager, its agents, servants and employees, of and from all 
loss, cost, damage, expense or liability whatsoever which may be imposed on 
them or any of them by reason of any present or future violations or alleged 
violation of such laws, ordinances, rules or regulations, except where unlawfully or 
negligently omitted or violated by the Manager or any of its agents, servants or 
employees. 
 
20. At all times the Manager shall act in the best interests of the Corporation 
and all information on the development and management of the Lands, or of any 
units or part thereof, and of the Corporation, whether financial or otherwise, shall 
be treated and held confidentially. 
 
21. The Manager agrees to use its best efforts to abide by the Act and Bylaws 
of the Corporation as amended from time to time and each party hereto 
acknowledges and agrees that this Agreement is subject to the provisions of the 
Act and the Bylaws. The Manager agrees that it will perform its duties and 
obligations in a manner consistent with the Bylaws. 
 
22. Words and expressions which have a special meaning assigned to them in 
the Act or the Bylaws have the same meaning in this Agreement unless a contrary 
intent is expressed in the Agreement. 
 
23. This Agreement shall terminate at the end of the period specified in Clause 
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1, or upon any of the following events: 
 
(a) the insolvency, bankruptcy, or voluntary winding-up of the Manager; or 
 
(b)    the termination of the condominium status of the Lands or the Condominium 
Plan.   
 
24.  Termination for Cause (with Opportunity to Cure) 
 
(a)  If either party alleges that the other is in material breach of this Agreement, 
the alleging party shall deliver written notice describing the breach in reasonable 
detail. 
 
(b)  The party receiving such notice shall have sixty (60) days from receipt of 
notice to cure the breach. If the breach cannot reasonably be cured within that 
period, the breaching party shall have such additional time as is reasonably 
necessary provided diligent efforts to cure are being made. 
 
(c)  If the breach is not cured within the applicable period, the alleging party may 
terminate this Agreement upon a further thirty (30) days’ written notice. 
 
(d) If the breach is cured within the applicable period, the notice of termination 
shall be of no force or effect. 
 
25. Termination Without Cause 
 
(a)  The Corporation may terminate this Agreement without cause upon not less 
than sixty (60) days’ written notice to the Manager. 
 
(b)  If the Corporation terminates this Agreement without cause within the first 
twelve (12) months of the Term, the Manager shall be entitled, as liquidated 
damages and not as a penalty, to an amount equal to one (1) month’s management 
fee in addition to all fees earned to the effective date of termination. 
 
(c)  The Manager may terminate this Agreement without cause upon ninety (90) 
days’ written notice to the Corporation. 
 
(d)  During any notice period, both parties shall continue to perform their 
respective obligations in good faith. 
 
26. Dispute Resolution: The parties shall make reasonable efforts to resolve 
any dispute, difference, or alleged breach of this Agreement through good-faith 
discussions between senior representatives. If the matter is not resolved within 
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sixty (60) days after written notice of the dispute, either party may pursue any 
remedies available at law. Nothing in this clause limits either party’s right to take 
immediate steps to protect its legal rights. 
 
27. In the event the Corporation attempts to terminate this Agreement at any 
time other than those specific above, the Manager shall be entitled to collect as 
liquidated damages an amount equal to the Management Fees that would have 
been payable until the end of the Initial Term or Renewal Term, as the case may 
be. Such fees will be paid to the Manager from the Corporation’s account prior to 
the termination date. 
 
28. Upon termination of this Agreement the Manager shall, within a reasonable 
time thereafter, not to exceed ninety (90) days: 
 
(a)  Render a final accounting to the Corporation and pay over any balance in 
the Manager’s trust account remaining to the credit of the Corporation, less any 
amounts necessary to satisfy obligations of the Corporation and any commitments 
made by the Manager to others prior to the date of termination; 
 
(b)  Surrender all post-dated cheques from Unit Owners together with their 
accounts receivable balances, all keys and access fobs to the Lands; 
 
(c)  Allow the Corporation, at its expense, to copy any books, records, and 
documents prepared or maintained by the Manager which relate to the Lands and 
are required to be maintained by the Corporation under the Condominium Property 
Act (the “Act”) or Regulation. For clarity, the Manager retains ownership of its 
internal working papers, proprietary systems, templates, and formats used in 
connection with the management of the Corporation, while the Corporation owns 
the underlying data and records required under the Act. 
 
(d)  The Corporation shall assume the obligations of any and all contracts which 
the Manager has made for the purpose of arranging the services to be provided 
pursuant to this Agreement, unless the Manager has advised the Corporation in 
writing that the contracts have been terminated effective the same date as this 
Agreement. Any contracts and insurance policies held under the Manager’s master 
agreements or programs shall be terminated by the Manager effective the last day 
of management. 
 
(e)  Following termination, the Corporation shall continue to indemnify and 
defend the Manager for any actions taken on behalf of the Corporation during the 
Term of this Agreement. 
 
(f)  Any post-termination services or assistance requested by the Corporation 
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beyond those expressly set out above shall be billed at the Manager’s standard 
hourly rates as set out in Schedule “A,” and may require an advance retainer 
payable prior to commencement of such services. 
  
29. The Corporation acknowledges that the Manager collects, uses and 
discloses personal information only for the purposes related to the management 
of the Lands, and only with consent, or as permitted by law.  Personal information 
will only be provided to, or be accessible by: our employees who need the 
information in the performance of their duties; parties representing the Corporation, 
such as financial institutions; service providers, in the performance of their duties 
on behalf of the Corporation; and anyone who is otherwise authorized by law. 
Consent may be withdrawn for us to collect, use and disclose personal information, 
as long as there are no legal or contractual reasons preventing to be done so. The 
withdrawal of consent may impact the Manager’s ability to continue to provide 
service to the Corporation. 
 
30. 
 
(a) Any notice or demand required or permitted herein shall be in writing and 
shall be effected by sending the same in a postage prepaid envelope by registered 
mail, by electronic mail, or by courier addressed to the Manager as follows: 
 

EMERALD MANAGEMENT & REALTY LTD. 
1036 - 10th Avenue SW, Calgary, AB T2R 1M4 

 
and addressed to the Corporation c/o the President or Chairperson at their address 
shown on the records of the Manager. Any such notice shall be deemed to have 
been received on the date of delivery or on the third (3rd) business day following 
mailing or delivery as aforesaid.  

 
(b) Either of the parties hereto may change its address for notice by sending 
written notice to the other party. 
 
31. This Agreement shall enure to the benefit of and be binding upon the parties 
hereto and their respective successors and any permitted assigns. 
 
32. This Agreement may be executed in one or more counterparts and all 
executed counterparts together shall constitute one agreement. This Agreement 
shall not be binding upon any Party unless and until executed by all Parties. A 
signed copy of this Agreement delivered by electronic mail or other electronic 
transmission shall be deemed to have the same legal effect as delivery of an 
original signed copy. 
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33. Each section of this Agreement is distinct and severable. If any section of 
this Agreement, in whole, or in part, is or becomes illegal, invalid, void, voidable or 
unenforceable by any Court of Competent Jurisdiction, the illegality, invalidity or 
enforceability of that section in whole or in part will not affect the legality, validity 
of enforceability of the remaining sections of this Agreement, in whole or in part. 
 
34. This Agreement, together with Schedule A, constitutes the entire agreement 
between the parties and supersedes all prior agreements, understandings, 
negotiations and discussions, whether oral or written. There are no 
representations, warranties, or other agreements in connection with this 
Agreement, except as specifically set out in this Agreement or in a separate written 
agreement executed by both parties. No party to this Agreement has been induced 
to enter into it in reliance on any warranty, representation, opinion, advice, or 
assertion of fact, whether made orally or in writing, except to the extent it has been 
reduced to writing and included as a term of this Agreement or in a separate written 
agreement executed by both parties. Any waiver, modification, or amendment of 
any provision of this Agreement shall be in writing and signed by both parties. 
 
35. This Agreement shall be governed by and construed in accordance with the 
laws of the Province of Alberta. 
 
36. Terms and expressions in this Agreement, where applicable, shall reflect 
the meaning assigned to them under the Act. 
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37. In the event on any conflict between this Agreement and the Act, the latter 
shall prevail to the extent of the conflict. 
 

IN WITNESS WHEREOF the parties hereto have caused these presents to 
be executed under their respective corporate seals as of the day and year first 
written above. 

  
Condominium Corporation No. 2411591 

 
 

PER: _________________________________________ 
PRESIDENT       
 

 
PER: _________________________________________ 

SECRETARY 
 

 
EMERALD MANAGEMENT & REALTY LTD.  

 
 

PER: __________________________________________ 
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SCHEDULE “A” 

Corporation Additional Services Fee Schedule 
Additional Services 
Those services not specifically provided for in the Agreement 
Including but not limited to: work on special resolutions, copying of invoices, investment of funds in 
accordance with the Act, special general meetings, town hall meetings, key/FOB/intercom 
programming, etc. 

$75.00/hour 

Additional Meetings  
Monday – Thursday (8.30 am – 4.30 pm) 
Monday – Thursday (4.30 pm – 8.00 pm) 
 
Monday – Thursday (8.00 pm – 8.30 am) 
Friday – Sunday & civic holidays 
*time charged includes travel time 

 
$100.00/hour 
$200.00/hour for (2) hours + 

$100.00/hour thereafter 
 
$350.00/hour  

Additional Site Inspections – *time charged includes travel time $75.00/hour 

Arrears Collection (notices and/or demand letters) 
Please note that this may be billed back to the unit owner where allowed by the Bylaws, the Act, and 
the Court of King’s Bench. 
 

1st Notice    $75.00 
2nd Notice   $75.00 
3rd Notice  $150.00 
4th Notice  $225.00 

Budget 
Preparation and implementation of additional budgets in the same fiscal year. 

 
$75.00/hour 

Bylaw Revision 
Assistance and/or administration support as requested by firm or legal council 

 
$75.00/hour 

Caveat 
Preparation, posting & discharge. Please note that this may be billed back to the unit owner where 
allowed by the Bylaws 

$600.00/caveat 

Elevator Move-ins/outs 
Administration, scheduling and any supervision 
* Please note that this may be billed back to the unit owner where allowed by the Bylaws and the Act 

$75.00/hour 

Insurance Negotiations Current rates 

Legal, Regulatory or Tribunal Actions $75.00/hour 

Additional Team Support 
Executive Staff 
Administrative Staff 

 
$150.00/hour 
$75.00/hour 

BEVA Inspections 
(buildings 5 storey’s and higher as per City of Calgary bylaws) 

 
$750.00 

Emergency Support Services 
PM on call 
Site attendance 
*after regular business hours 

 
$125.00/hour 
$450.00 based on a 3 hour minimum, 

$125 thereafter 

Newsletters & Special Communication Bulletins $75.00/hour 

Photocopying & Postage 
Black & White copying 
Color copying 
Postage 

 
$0.25/copy 
$1.00/copy 
Current Canada Post rates 

Project Management $75.00/hour or as otherwise 
agreed 

Special Levy Administration 
Under 50 units 
Over 51 units 

 
$450 
$750 

Special Note: 
Services and/or support required after the termination of this Agreement and/or transfer to a new management company, will be 
charged at the current hourly rate. A retainer payable in advance may apply. 
 

 
Note: Pricing is reviewed twice a year and subject to change upon notice as permitted by the Agreement. 




