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s I sit in my third floor office and look out my
window, I have a beautiful view of two white
cranes. Unlike the Whooping Cranes, these large
white metal cranes are far from endangered, but
rather are a common site in many of the major urban
centers across Canada; they are symbolic of the
condo construction boom.
With new condominium developments being started
every year, there are increased costs to construct
these condominiums. These cost increases can vary
not only by construction type (i.e. wood frame,
reinforced concrete, etc.) but also by geographic
location. For example, the City of Saskatoon is
currently experiencing construction cost increases of
fifteen to twenty percent due to a limited labor pool
and the price of certain commodities. In contrast, the
City of Windsor in Ontario is only experiencing
increases of approximately three to four percent due
to the poor economic conditions resulting from the
down cycle in the automotive industry. It is,
therefore, important to reflect these regional
construction cost variances in the Replacement Cost
Insurable Value of both newly constructed and
existing condominiums since section 65 of the
Condominium Act of Saskatchewan states:
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“Duty to insure
65(1) The corporation shall obtain and maintain
insurance on its own behalf and on behalf of the
owners with respect to the units, the common
property and the common facilities, excluding
improvements made or acquired by owners:
(a) against major perils in an amount equal to the
replacement cost of the insured property; and
(b) against any other perils that are specified in the
bylaws of the corporation or directed by the board.”
The calculation of this important replacement cost
value requires the expertise of an accredited
appraiser who can complete an insurance appraisal
of the condominium and provide the information in a
formal appraisal report. In addition, the
condominium’s By-Laws may have specific
requirements relative to the completion of an
insurance appraisal (i.e. an insurance appraisal must
be completed every three years with updates in the
interim years). Furthermore, your insurance broker
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insurance appraisal since the majority of the
building value is contained in the structural
elements of the building. If no architectural plans
are available, ask the appraisal firm if they can
assist you with obtaining the plans from other
sources, such as the Municipal Building
Department. If no plans are available, the
appraisal firm can measure the buildings to
determine the approximate square footage.

may recommend that an insurance appraisal be
completed if your condominium has:
1. An outdated insurance appraisal (typically
older than three years)
2. Never completed an insurance appraisal
3. Insurable values that have been developed
from less-than-reliable sources.
Once you have determined it is time to complete
an insurance appraisal, the next step is to engage
a qualified appraisal firm. To familiarize you
with what to expect, the basic steps involved
with the insurance appraisal process are:

- Are there any shared facilities? – With the
increasing complexity of condominium
complexes, shared facilities among
condominium corporations can be present. This
creates an issue since the boundaries of the
shared facilities can be entirely separate or be
part of one the buildings.

1. Request for a Proposal from an Insurance
Appraisal Firm

If the condominium is part of a complex with
shared facilities, it will take more time to
appraise the condominium since the
appraiser may have to review the architectural
plans, declarations, shared facilities agreements,
and consult with the property manager(s) of the
entire complex. In these situations, it is best to
complete a separate appraisal for each
condominium and the shared facilities at the
same time, since it will be more efficient to
review all the plans and documents at once.

This is your first contact with the insurance
appraisal firm. The typical details that
qualified appraisal firms require to provide a
proposal include:
- Condominium name and corporation
number a s applicable
- Condominium address
- Type of condominium (High-Rise, LowRise, Townhouse, etc.)
- Number of buildings/blocks
- Number of units
- Year built
- Amenities of the condominium (swimming
pool, tennis court, etc.)

The above information should provide the
appraisal firm with the details to send you a noobligation proposal.

- I s there a Standard Unit By-Law? – The
existence of a Standard Unit By-Law can
have an impact on the insurable value. The
Standard Unit Law sets out a list of standard
features that comprise each class of unit
being described in the by-law. The appraiser
will need to review this document to
develop the current costs since Standard
Unit By-Laws can exclude insurable
items such as floor finishes, countertops or
even all interior finishes of the standard unit.

2. Site Inspection
After you authorize the service, the appraisal
firm should arrange a site inspection. The
purpose of the site inspection is to allow the
appraiser to record the architectural, mechanical,
interior and exterior features of the building.
For low-rise and high-rise style condominiums,
the appraiser will need access to the roof,
mechanical and electrical rooms, underground
parking garage, and amenities rooms. For
townhouse condominiums, the appraiser can
record most of the details from a walk-around of
the exterior of the condominiums.

- Are the architectural plans available? –
The construction of any new condominium
starts with detailed construction plans.
Therefore, the best source to develop
current replacement costs is the
construction plans. More specifically, the
architectural plans are most important for an

For all complexes, it is also helpful to see a
typical suite with the standard finishes of the
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the subject’s gross floor area with
additional consideration given to any
specialty features.

condominium. Furthermore, it is helpful if the
property manager or a site contact who is
knowledgeable about the building details be
available to answer any questions. Lastly, the
appraiser will need to borrow the architectural
plans from the condominium to assist with
developing the replacement cost of the
condominium.

After the Replacement Cost is developed in the
Insurance Appraisal Report, there should be a
formal review by another appraiser to verify that
the costing methodology and Replacement Cost
value are accurate. Upon completion of the
review, the Insurance Appraisal Report is issued
to the Condominium.

3. Development of Appraisal Reports
The development of the Insurance
Appraisal Reports starts with a review of
the architectural plans. The appraiser
will use the architectural plans to
calculate the gross floor area of each
floor plate of the building and verify
their notes relating to the structure of the
building(s). The appraiser will then enter
this information into a Software Costing
System such as the Marshall Valuation
Service. Additional costing sources and
internal databases should be used to
ensure the accuracy of the costs,
particularly in areas such as Western
Canada that experienced “hyper-flation”.
The appraisal method employed will be
the Segregated Cost Method, ModelBased Method or a combination of both
methods.

4. Insurance Appraisal Updates
If an Insurance Appraisal Report is more than one
year old, the corporation should get an insurance
appraisal update from the company that
completed the initial appraisal. Most insurance
appraisal companies should be able to provide the
update at a nominal cost.
The updated insurable value is typically the
replacement cost value from the initial appraisal
indexed up for construction cost increases.
Construction cost increases in Saskatchewan have
exceeded ten percent annually in the last few
years. This is significantly higher than the
Canadian Consumer Price Index, which has been
in the range of about two to three percent, and is
sometimes incorrectly used to update insurable
values.
5. Re-Appraisals

The Segregated Cost Method involves
estimating the current unit cost of
installed components, sections or
systems of the building structure under
appraisal. The unit price includes costs
of materials, labor, overhead, fees and
profits required to replace the building
components new, as of the date of
appraisal.
The Model-Based Method uses as a
basis the current cost per square foot of
other properties that are similar in
design, style, construction and function
to the subject property. This benchmark
cost is then adjusted to more closely suit
the specifications and construction
quality of the property being appraised.
Once adjusted, this unit cost is applied to

One appraisal is not enough! With constantly
changing construction costs, the condominium
should complete a full re-appraisal every three
years because:
1) The condominium may have had property
additions, deletions or changes to components of
the building. For example, many condominiums
are currently upgrading to energy efficient boilers
and chillers. This can impact the insurable value;
2) Some condominiums are choosing to pass a
Standard Unit By-Law, which can result in
changes to the amount of insurance needed by the
Corporation;
3) Indexing up of the initial appraised value
beyond two years becomes increasingly
inaccurate over time. By indexing up the past
appraised value, the corporation is not taking into
consideration specific cost increases to building
3

increases can vary significantly and are strongly
affected by the natural forces of supply and demand
as well as economic factors.

components such as steel frames and concrete
walls. A re-appraisal would result in a re-costing
of these building components to accurately
reflect their costs; and
4) The Corporation’s By-Laws may require
completion of an insurance appraisal every three
years.

To maintain an accurate replacement cost insurable
value, make sure that regular insurance appraisals
and updates do not become an endangered species
for your condominium!

In conclusion, as we continue to see new
condominiums rise across Canadian cities it is
important to keep in mind that the construction
costs associated with these condominiums continue
to rise as well. The extent of construction cost

Chetan Thakore, B.A., B.Comm.
Vice-President, Business Development
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Why Join CCI?

CCI Working For You
Working on behalf of the condominium industry
and its residents, CCI's objectives are:
- To educate ...through educational courses,
seminars, and networking, all designed to equip
condominium directors, owners and suppliers with
the skills and knowledge necessary to conduct the
affairs of a condominium corporation in a proper
and diligent manner.
- To offer professional assistance ...so members
may appeal to CCI for information and direction
on resolving condominium problems and for
referrals to appropriate professionals and services.
- To improve legislation affecting condominiums.
- To develop standards ...CCI has developed
standards of competence in six key areas
pertaining to condominium life. These cover law,
accounting, property management, insurance, real
estate, and building sciences.

The mission of the Canadian Condominium Institute
(CCI) as a non-profit corporation is to promote the
interests of groups involved in condominiums across
Canada, including unit owner, boards of directors,
managers, governmental authorities, lenders, and
others. CCI will achieve this mission by providing
leadership and expertise in matters related to the
condominium industry.

Features of Membership
 Attend

regular presentations by experts in various
condominium related fields.
 Stay on top of developments affecting your condo
and receive complimentary subscription to the
CCI Newsletter
 Network with other condominium owners/
directors.
 Support CCI'S lobbying to the government on
behalf of all condominium owners

For information contact:
Northern Saskatchewan Chapter
Canadian Condominium Institute
Box 7074
Saskatoon SK S7K 4J1
Email: NorthSaskatchewan@cci.ca
For more information visit the CCI website
www.http://cci.caNorthSaskatchewan/

About Us
The Canadian condominium Institute is an
independent non-profit organization formed in 1982.
It is the only national association to serve as a
clearing house and research centre on condominium
issues and activities across the country. It assists its
members in establishing and operating successful
condominium corporations through education,
information, dissemination, publications, workshops
and technical assistance. CCI provides objective
research for practitioners and government agencies
regarding all aspects of a condominium operation.
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Northern Saskatchewan Chapter

Seminar
Renting Condo Units What Owners and Tenants Need To Know
Panel members:
Naheed Bardai – Lawyer - Moderator
Terry Hymers, Lawyer, Office of the Rentalsman,
Saskatoon Branch
Donna Singbeil, Property Manager
Jamie Nykolaishen, Lawyer

Thursday, May 7, 2009
7:00 P.M.
Come early for registration

Mayfair United Church – 902 - 33rd Street West
Cost: Members $10.00 per person- maximum of $50.00 per corporation
Non Members $25.00

Presented by the Northern Saskatchewan Chapter, CCI
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Letter to the Editor
Recycling and Waste Management
with SARCAN to provide the service of collecting
the non-beverage glass, metals and plastics in order
to reduce the waste going to the landfill.

The Merivale on Main has returned beverage
containers to SARCAN for several years. As a Unit
Owner it is frustrating and discouraging when
additional items such as non-beverage items of
glass, metals and plastics are refused. The other
possibilities for these non-beverage items are
delivering them to designated collection locations,
contracting with Saskatoon Curbside Recycling, or
placing them in our waste collection bin. Taking
these non-beverage items to designated collection
locations is usually not economical. Contracting
with Saskatoon Curbside Recycling is costly.
Placing these items in the waste collection bins
continues to add unnecessary items to the landfill, as
well as additional cost for collection and disposal.

It is essential that the Ministry of Environment of the
Province of Saskatchewan arrange for practical and
effective solutions that are good for the environment
and helpful to the citizens of Saskatchewan.
In the City of Saskatoon there are several locations
that only receive paper/cardboard and milk
containers. It would be helpful to have containers for
glass, metals and plastics that can also be recycled.
With more collection containers available, as well as
greater accessibility for residents, more items would
be recycled.

Through an effective partnership between
government, industry and consumers, SARCAN
provides employment, reduction of waste going to
landfills, good stewardship of recyclable products,
and a concern for the environment. Since SARCAN
already collects various kinds of beverage
containers, it seems reasonable and practical that
other non-beverage items of glass, metals and
plastics could also be collected.

The goal to reduce, reuse and recycle is essential for
sustaining the environment. Improvements to our
present situation can be achieved through the
cooperation of citizens, government and industry.
I encourage you to contact:
- Ms. Nancy Heppner, Minister of Environment,
Legislative Building, Regina, SK S4S 0B3.
- Your Member of the Legislative Assembly.
- Environment Services, City of Saskatoon,
222 – 3rd Avenue N., Saskatoon, SK S7K 0J5.

This would significantly reduce the waste going to
the landfill and reduce the cost for collection and
disposal at the landfill. Since the City of Saskatoon
bears the cost for the collection and disposal at the
landfill, perhaps the City of Saskatoon can partner

Sincerely,
Howard Ulmer

We Want To Hear From You
In the previous issue of the Condo Voice we
introduced a column "Ask An Expert". If you have a
question that requires an expert's response, let us
know. We will find an expert to provide an answer
for you.

Your letter to the Editor would be welcome. If you
have a question or wish to raise an issue with the
NSCCI Board, we would be pleased to hear from
you. With your permission the letter will be
published in this column.
We are also interested to learn what topics for
articles would be of interest to you. Call, write or
e-mail us and we will make every effort to answer
your request.
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CCI Seminar - November 20, 2008 Condo Insurance
The members of the panel – Nahed Bardai, Elaine
Pegg, Glenn Silliphant, and Dave Prociuk provided
much valuable information about the complex issue
of insurance for condominiums.

condo is insured to full
replacement cost. As
well, make sure the
board has a copy of the
condo plan and bylaws,
as this will help in the
event of a claim. If
you have a claim and
feel you are not getting
your questions
answered by your
adjuster, make sure you call your broker, as your
broker will be happy to help you with your claim
and answer any questions.

Lawyer, Naheed Bardai
pointed out it is necessary
to establish what is
standard in a condo so
owners know what is
included and have the
basis to be used for an
insurance claim. It has to
be proved there was an
act of omission. Owners
must know what the boundaries are in their condo
and what are common areas. Residents should
check their condo plan to identify what are
stipulated as the unit’s boundaries.

Dave Prociuk provided
an outline of the
Insurance Adjuster's
role, with some humor
added in. All the
insurance companies
involved must be
consulted. The condo
board should stipulate
one person to act as
liaison for negotiating with insurance companies to
avoid confusion. The first task is to identify what is
damaged and who owns it. Establishing if omission
or negligence was involved is required. Condo
board should put together a list of standards for
their building. Owners should obtain insurance for
any upgrades in their unit. Owners need to know
the content of the condominium's insurance policy
and the amount of deductible.

Glenn Silliphant has been
with the New Home
Warranty program for 37
years. New Home
Warranty is a private, nonprofit organization that
provides protection for new
home owners. It provides a
recourse when defective
workmanship is discovered, but doesn’t include
incomplete work and does not include issues
outside the home. New owners must write the
builder outlining the problem prior to end of
warranty. When an issue is fixed, the warranty on
that area is the same as the original warranty.

All speakers provided a great deal of helpful
information in their presentation. The case studies
that followed covered many topics. It was a very
informative evening.

Elaine Pegg, who is an insurance broker, pointed
out some of the issues. Is the insurance policy in
order? She highly recommends getting a
professional appraisal done to make sure you’re
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Individual Chapter Members
Gordon Dick
Distinguished Service Award
CCI National Board

Membership Fees 2008 - 2009
1 - 6 units $75
7 - 24 units $100
25 - 50 units $125
51+ units $175
Business Corporate Members $300
Individual Membership $75
Make cheques payable to:
CCI Northern Saskatchewan Chapter
P.O. Box 7074
Saskatoon SK S7K 4J1
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