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REPORT RE TURN-OVER MECHANICS 

1 THE COMPANY 

Northstar Residents Association Ltd. was incorporated on December 18, 2000 as a Part IX 
Company under the Companies Act of Alberta, which is one of the ways to create a not-for-profit company 
in Alberta. 

It entered into a Turn-Over Agreement with Genstar dated January 25, 2001 (a copy of which is in 
the Brochure) and since that time, has filed its Annual Returns, but has not carried on any active business 
nor had any revenues or expenses.  Accordingly, as at March 31, 2016, the Association has no assets nor 
liabilities and no bank account.  Although this might seem a little unusual, this is the manner in which 
Genstar has set-up the Association and the turn-over.  It is reflected in all documents to date as well as in 
the original Brochure and is the model that Genstar has been using in all of its communities with a Residents 
Association from Lake Bonavista to the present.   

Although not required under the Turn-Over Agreement and although the Association will be 
collecting the 2016/17 encumbrance fees which are due April 1, 2016, in order to ensure that the 
Association has sufficient operating funds for its first few weeks, Genstar has advised that it will be providing 
the Association with seed money in the sum of $75,000.00 on or before April 1, 2016.  A small portion of 
this amount is in lieu of a property tax adjustment which I will discuss shortly. 

As indicated at the start of the meeting, the Articles of Association of the Company were recently 
amended to confirm that the quorum for the turn-over meeting is one of the Subscriber Members (Genstar 
nominees) and to reduce the quorum at annual general meetings or special meetings of the Members from 
the original requirement of 10% of the Members to fifty (50) Members, in order to avoid quorum issues at 
meetings.  This can be amended in the future by Special Resolution if that is the wish of the Members. 

We will update the Minute Book to reflect the change in directors as a result of this evening's 
meeting, effective April 1, 2016.  We will also change the registered office of the Company from my law 
firm's office to whatever address your new Board determines, and we will then send the updated Minute 
Book as directed by the new Board. 

2 TRANSFERS OF LAND 

In accordance with the Turn-Over Agreement, we will transfer title to the parcel of land on which 
the community building is located and also to the seventeen (17) entrance parcels and six (6) linear park 
parcels within the Panorama Hills community.  These transfers are prepared and executed, and will be 
submitted to Land Titles for registration as soon as the new Board of Directors determines what address 
they wish to use for title purposes.  In accordance with the Turn-Over Agreement, the transfers will be 
registered at Genstar's expense.  Taxes for all parcels have been paid in full for the 2015 calendar year.  
The Association will be responsible for the taxes for 2016 when they are due on June 30th.  To avoid the 
necessity of a re-adjustment, the Turn-Over Agreement indicates that there will be no adjustment for 
property taxes for the 2016 calendar year.  Taxes for 2015 were $11,466.34 and if adjusted, the adjustment 
amount would be approximately $2,867.00.  This was one factor in setting the amount of the seed money.   

3 CAVEAT re RESTRICTIVE COVENANT 

Also pursuant to the Turn-Over Agreement, immediately subsequent to the registration of the 
transfers, Genstar will be registering a Caveat pursuant to a Restrictive Covenant Agreement.  This 
Restrictive Covenant Agreement is in the form included in the Brochure and prohibits the further subdivision 
of any of the community building parcel, the entranceway parcels or the linear park parcels, prohibits the 
construction of improvements not consistent with the objects of the Residents Association, and prohibits 
carrying on commercial businesses from any of the parcels. 
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4 BILL OF SALE 

We have also prepared a Bill of Sale in order to transfer the personal property used in connection 
with the community building from Genstar to be used exclusively in conjunction with the Company.  Any 
necessary personal property used in respect of the entranceway parcels and linear park parcels (such as 
lawn mowers) are provided by contractors. 

5 GENERAL CONVEYANCE 

We have prepared a General Conveyance of anything else necessary to operate the Residents 
Association.    Under this Agreement, Genstar also conveys to the Residents Association all existing 
encumbrance arrears, so that if they are subsequently collected, the Residents Association can keep them.  
Genstar will also be conveying to the Association the Panorama Hills domain name and existing website. 

6 MANAGEMENT AGREEMENT 

A Management Agreement is in place between the Residents Association and FirstService 
Residential (Alberta).  This Agreement appoints the Manager to collect the encumbrance fees, to operate  
and maintain the facilities, and to employ the necessary staff to carry out these functions.  The management 
fees are $2.70 per unit per month.  The Agreement has a one year term which is automatically renewable 
annually thereafter unless either party provides notice that they wish to terminate the agreement.  The 
Company may also terminate the Agreement for cause if FirstService Residential is breaching the terms of 
the Agreement.  If the Association chooses to terminate the Agreement with FirstService, then it would have 
the option to enter into a management agreement with a different company or to self-manage (which I would 
suggest would be a major task for a volunteer board of directors). 

7 UTILITY ACCOUNTS 

Genstar had set up utility accounts in respect of the community building and the entranceway parcels and 
linear park parcels and these will be transferred to the Residents Association c/o Panorama Hills e-
Community Centre (88 Panamount Hill N.W., Calgary, Alberta T3K 5R9) on April 1, 2016, so nothing further 
is required to be done in this regard. 

8 INSURANCE 

Genstar has been handling insurance through its corporate insurance program which is a bulk program 
covering all of its operations.  Accordingly, the insurance is not transferable to the Association.  Genstar 
has advised that it will leave its insurance in place until mid-May when its policy year expires in order to 
allow the Board of Directors sufficient time to set up its own policies. 

9 ENCUMBRANCE TRANSFERS 

The most difficult part of the Turn-Over is to transfer the encumbrances which are registered 
against everyone's title from Genstar to the Residents Association.  There are approximately 6,642 
encumbrances to transfer and as a result of Land Titles procedures, we can only transfer seven of the 
encumbrances in each transfer document.  This will mean about 950 separate transfers.  So as not to blow-
up the Land Titles computer, we will be submitting these in small batches and would expect to complete 
this task in two or three months.  The Land Titles fees for registering these transfers will be almost 
$60,000.00.  Pursuant to the Turn-Over Agreement, Genstar is responsible for these costs. 


