

Minutes of Special General Meeting 
Condominium Corporation 0221097
The Edge at Blackburne

Held:	Thursday, October 2nd     , 2025 @ 7:00 p.m. via “Teams”. 
Present:	Brian Lakusta, Simone and Laurette Baril, Maximiliano Pulunto (Proxy), Gary Cormick, Kofi Garbrath, Brendan Gervais, David Trofimuk and Joel Helm from Helm Property Management, Trevor Woods from Dwight’s Roofing and Ryan Pich from EE Clean.

Call to Order
Joel Helm called the meeting to order at 7:00 pm.

· Cedar Roof Condition and Maintenance Options:
Trevor, Simone, Brian, and Ryan discussed the deteriorating condition of the cedar roofs, the risks of inaction, and the available options for maintenance or replacement, with input from the board and condo owners.
· Current Roof Condition: Trevor explained that the cedar shakes are at the end of their life, with little moisture or oil left, leading to rot, splitting, and eventual leaks if not addressed. The tar paper beneath the shakes is the main waterproofing layer, and its exposure accelerates roof failure.
· Traditional Maintenance Practices: Trevor described previous maintenance methods, which included replacing missing, curling, or split shakes and using metal shims to protect the tar paper. This approach was intended to extend the roof's life until full replacement could be considered.
· Enhanced Maintenance Proposal: Trevor clarified that the new proposal involves more thorough maintenance, replacing more shakes and adding more shims, rather than just patching to get through another year. This is in response to the roof's advanced deterioration and the need for a more sustainable solution.
· Cost Discussion: Ryan and Brian confirmed that the cost for the shake maintenance is approximately $35,700, representing about 4-5% of the cost of a full roof replacement. The board has received this information, and it was included in the distributed package.
· Cedar Roof Restoration and Cleaning Process:
Ryan provided a detailed explanation of the restoration process, including chemical treatment, surface cleaning, oiling, and optional water-repellent coatings, with Trevor and brian contributing technical and cost details.
· Restoration Steps: Ryan outlined the restoration process: first, a chemical treatment to kill moss, mould, mildew, algae, and lichen; second, a surface clean using low-pressure water to remove silt and debris; third, re-oiling the shakes to restore pliability and water repellency; and finally, the option to apply a water-repellent or nano coating in the future.
· Cleaning Logistics and Warranty: Ryan noted that the cleaning process is messy but includes a full soft wash of the buildings, window cleaning, and gutter cleaning at no extra charge. The work comes with a five-year workmanship warranty covering cleaning costs and free repairs if issues arise within the warranty period, with annual drone inspections to monitor roof condition.
· Cost and Financial Comparison: Ryan stated the cleaning and restoration cost is just over $130,000, which includes product, labour, and warranty. brian compared this to ongoing annual maintenance costs, which have increased from $1,600 in 2021 to $5,000–$6,000 currently, and could rise further if the roof is not restored.
· Expected Longevity: brian shared information from industry contacts indicating that with repeated oiling every five years, cedar roofs can last 30–40 years or more, based on experience in BC. The process is new to Alberta, but test patches and industry feedback suggest similar results are possible.
· Project Timeline, Payment, and Execution Logistics:
Sydney, Joel, Trevor, and Ryan discussed the project timeline, payment terms, and execution logistics, including the possibility of starting in autumn, payment structure, and building-by-building scheduling.
· Timeline and Start Date: Trevor and Ryan indicated a desire to start the project in autumn if weather permits, but acknowledged that most work may need to wait until spring due to weather risks. Gary expressed concern about starting late in the season, preferring a spring start to avoid weather-related issues.
· Payment Terms: Trevor confirmed that no deposit is required due to a longstanding relationship with Helm. Invoices will be issued per building as each is completed, allowing for progressive billing and easier financial management.
· Execution Sequence: Trevor and Ryan explained that maintenance and cleaning will be performed building by building, with their teams overlapping to ensure efficiency. Ryan plans to double equipment to speed up cleaning, estimating 20–30 days for the entire complex, depending on weather and building size.
· Partial vs. Full Project Execution: Rob asked about the pros and cons of starting with one or two buildings as a trial. Trevor and Ryan confirmed they are flexible and can accommodate either a phased or full-complex approach, depending on the owners' preference.
· Questions on Risks, Unforeseen Costs, and Technical Concerns:
Sydney, Kofi, Rob, and Simone raised questions about unforeseen costs, the risk of shakes breaking during cleaning, and the impact on water bills, with Trevor, Ryan, and brian providing detailed responses.
· Unforeseen Costs: Sydney asked about the possibility of unexpected costs arising during the project. Trevor responded that after years of working on the complex and recent drone inspections, no surprises are anticipated, and the team is confident in their assessment.
· Shake Damage During Cleaning: Kofi inquired whether shakes might fall apart during cleaning. Ryan explained that a test patch was conducted to assess this risk, and only minor fraying was observed. Trevor added that if any shakes are damaged during cleaning, they will be replaced immediately.
· Water Usage and Billing: Simone and Brian discussed the impact of water usage during cleaning. brian estimated the cost per unit would be minimal (about $5–$10), and the board would reimburse owners for any noticeable increase in water bills.
· Long-Term Roof Longevity and HOA Restrictions:
Rob, Brian, and Trevor discussed the potential for indefinite roof life with ongoing maintenance and the impact of HOA restrictions on roofing material choices.
· Indefinite Roof Life: Rob asked if the restoration and oiling process could be repeated indefinitely. Trevor and Ryan confirmed that, in theory, with regular maintenance and re-oiling, cedar roofs can last for decades, as demonstrated by examples in BC and a 100-year-old roof in Kananaskis.
· HOA Restrictions: Brian and Trevor discussed the restrictive covenant requiring cedar roofs, which limits the community's options. Trevor encouraged continued efforts to negotiate with the HOA for more flexibility, while Joel noted that changes to the covenant are unlikely in the near future.
· Financial Implications: Brian highlighted the significant cost difference between maintaining cedar roofs and replacing them with shingles, noting that extending the life of the current roofs could provide financial relief and flexibility for future decisions.
· Project Approval and Owner Consensus:
Joel, Sydney, and Gary discussed the decision-making process, confirming quorum and outlining the board's role in approving the project based on owner feedback.
· Quorum and Voting: Sydney asked about quorum and the ability to make decisions at the meeting. Joel confirmed that quorum was met, allowing the group to vote and make decisions regarding the project.
· Board Decision Process: Joel clarified that while the board has the final say, the meeting was intended to inform owners and gather consensus. The board will deliberate and communicate their decision to Trevor and Ryan.
· Owner Feedback and Community Engagement:
Brian reported on efforts to inform owners about the project, including sharing videos and gathering feedback, which was overwhelmingly positive.
· Owner Outreach: Brian went door to door to show Ryan's restoration videos to owners, receiving positive responses and support for the project, with no negative feedback reported.
Follow-up tasks:
· Provision of Maintenance Cost Details: Send the detailed cost breakdown for the cedar shake maintenance to the condo owners who have not yet received it. (Trevor)
· Board Decision on Project Commencement: Deliberate and decide whether to commence the cedar roof restoration project in October or wait until spring, and communicate the decision to Trevor and Ryan. (the board)
· Water Bill Reimbursement Communication: Inform condo owners that any increase in their water bills due to the roof cleaning process will be reimbursed by the board. (the board)

Adjournment
The meeting was adjourned at 7:45 pm. 

