
 
November 29, 2024 

Russ Morrow 
CEO 
Real Estate Council of Alberta 
 
Please see AMBA’s recommendations and commentary on Phase 3 of the Consultation regarding the 
Real Estate Act Rule Changes.  

Item 1: Aligning Mortgage Licence Classes with Consumer Expectations. 

Question #15 Mortgage Associate Broker  
What issues, challenges, or consequences do you see arising from creating an associate broker license 
class level in the mortgage sector? 

Commentary: The general consensus amongst the focus group was that a secondary position registered 
with RECA would be beneficial for business continuity and that additional education, in line with what a 
Broker Owner is required to take, should be expected for the position holder. The group feels that the 
new license class level should be voluntary, not mandatory for the mortgage sector.  

Question #16 Mortgage Sector Licence Class Name Changes  
What issues, challenges or consequences do you see arising from changing license class naming 
conventions in the mortgage sector to either of the proposals above? Which do you feel is most 
appropriate? 

Commentary: The focus group had very mixed responses to this question. Some individuals did not 
support the renaming of the mortgage licence classes. They felt this would create a significant amount 
of administrative work for Brokerages with minimal (if any) benefit to the consumer. In fact, it might 
create additional confusion for the consumer if there are too many classes. The members of the group 
that supported the naming convention changes felt Proposal B best aligns with how the industry is 
structured. However, their recommendation was to change “Associate Mortgage Broker” to “Managing 
Mortgage Broker”. The consensus was that “Associate” sounds more junior, and “Managing” sounds like 
a high-level position. 

Item 2: Mandatory Relationships and Private Lenders 

Question #17 – Requirement for a Mandatory Relationship with Individual Private Lenders  
What issues, challenges or consequences do you see arising from a requirement for mortgage brokers to 
represent the lender when they work with individual private lenders?  
 



 
Commentary: The group agrees that change is needed in this space but disagrees that the proposed 
mandatory relationship with the individual private lender is the solution. They feel that the shift in 
representation does not address the key issues; in fact, having Brokers educate the lender is a bigger 
risk. The unanimous opinion is that additional regulation should be required for these deals and the 
recommendation from the focus group is that there should be a requirement for the individual private 
lender to provide proof of education on the transaction, a proper onboarding form, a risk analysis and 
some variation of a course completion (could be a brief video). Additionally, since transactions with 
individual private lenders often begin as alternative deals with a signed service agreement, the group 
expects to maintain their client relationship throughout the entire transaction. They feel their fiduciary 
duty should be to the consumer regardless of the type of lender involved. The proposed regulation and 
education will ensure individual private lenders are informed, while ongoing client relationships provide 
professional advice to consumers, effectively protecting both parties in complex transactions.  

The request from the focus group is that as this is being developed/rolled out, RECA consults the 
industry for additional feedback. Overall, they feel this is a much bigger conversation that should be 
conducted directly with RECA. 

Item 3: Requiring Steps to Verify Information 

Question #18 – Disclosing Validation Steps Taken  
What issues, challenges or consequences do you see arising from removing ‘if any’ from Rule 72, and 
removing the implication that mortgage brokerages do not have to take any steps to verify information 
they submit to lenders? 

Commentary: The group supported this change. Their feedback was that it is already required under 
FINTRAC guidelines. 

Item 4: Addressing Industry Changes in Mortgage/Consumer Client Relationships  

Question #19 – Adding Definitions of Commonly-Used Words  
What issues, challenges or consequences do you see arising from adding these definitions to the Rules? 

Commentary: The group was in support of adding the definitions. However, they felt that “Individual 
Private Lender” is still too broad of a term. They recommend changing that definition to “Unlicensed 
Individual Private Lender”. The thought is that unlicensed needs to be added in order to provide clarity 
that this is an individual acting on their own versus an individual acting as part of a larger corporation.  

Item 5: Duty to Carry Errors and Omissions Insurance 

Question #20 – Registrar to Set Limits  
What issues, challenges or consequences do you see arising from permitting the Registrar to set the 
aggregate and per occurrence errors and insurance limits?  



 
 
Commentary: The focus group supports this change, provided the numbers are reasonable and 
appropriate for minimums. They feel the Registrar should not be prescriptive on maximums. 
Additionally, they think there should be more industry education around E&O policies and how spotty 
they can be regarding assistants and contractors. It was recommended that the association could assist 
with this. 
 
Question #21 – Requiring Reporting Reasons for Insurance Cancellation  
What issues, challenges or consequences do you see arising from requiring brokerages to report to the 
Registrar the reasons an insurer cancelled their errors and omissions insurance policy? 

Commentary: The group did not find any reasons not to support required reporting for the cancellation 
of an E&O policy. They questioned what RECA would do with this information: Would it become public 
information, or would relicensing be denied? 

 

Should you have any additional questions or require clarification on these items and commentary, 
please don’t hesitate to reach out.  

 

Sincerely,  

 

Emily St.Pierre 
Chief Executive Officer 
Alberta Mortgage Brokers Association 



ATTN: Janice Harrington, COO
Real Estate Council of Alberta
202, 1506 11 Avenue SW
Calgary, AB, T3C 0M9
consultation@reca.ca

CCI South Alberta
PO BOX 38107
Calgary, AB T3K 4Y0
Abbie@threebythree.ca

November 30, 2024

RECA - Stakeholder Engagement, Rules Review - Phase III

Janice Harrington,

Thank you for including CCI Alberta South in the shareholder engagement request related to the Real
Estate Act Rules Phase III. Through my position as a Director for CCI South Alberta, my team and I at
Three By Three Inc. agreed to continue with the documentation review. I am pleased to present the
following feedback and am open for a discussion in either my capacity as Director for CCI-SAB or as
an Associate Broker for Three By Three Inc. I understand my broker Elaina Kutz actively worked
alongside the Registrar to review competencies relating to RECA and we are all happy to be of
assistance with this evolving process.

Please see our responses below for Phase II of the rules review.

1. Licensing Framework – One Licence, Seven Authorizations
2. Permitting Virtual Offices
3. Modernizing Electronic Record Keeping/ Depositing Funds Electronically
4. Eliminating the Need for Two Cheques When Paying Commission Funds to Co-Operating

Brokerages
5. Amendments to Notifying the Registrar
6. Amending Incentives Rules
7. Require Written Service Agreements PRIOR to Providing Services
8. Commission Payments to Corporations
9. Prohibiting Representation of Any Kind for Personal Trades and Deals
10. Prescribing Bank Reconciliation and Discrepancy Requirements
11. Requiring Sequentially Coded Records
12. Prohibit Loans from Pooled Trust Accounts
13. Administrative Penalty Ranges and Amounts
14. Duty to Carry Errors and Omissions Insurance

On behalf of CCI South Alberta and Three by Three Inc.,

Licensing Framework – One Licence, Seven Authorizations
Abbie Thurgood
CCI Alberta South, Director
Three By Three Inc, Associate Broker

Cc: Elaina Kutz, Three By Three Inc, Founder & Broker



1. What issues, challenges or consequences do you see arising from the adoption of the
proposed licensing framework?

There has been a significant history of confusion concerning Property and Condominiunium management
duties. We continue to emphasize that condominium management is far different from property
management. Labelling the council ‘Residential Property Manager Industry Council” will continue this
misinterpretation trend as it does not delegate a separation between the two licensees. A difference
needs to be distinguished.

There are fundamental differences between commercial condominium management and residential
condominium management. A greater level of knowledge is required for commercial condominiums,
including understanding complex bylaws, permitting requirements, and additional inspection processes.
There is a big enough difference that it needs to be addressed appropriately.

Licensees working under multiple brokerages must ensure no confusion for the public. For instance,
when it comes to marketing and email signatures, the licensee should be required to clearly announce
their affiliations to prevent any misunderstanding related to the brokerages they represent. All emails
should state who wrote the email and the license type. For example, in the legal or medical field, there is
a clear statement of what the industry professional's capabilities are (ie: Doctor, Nurse, LP or Lawyer,
Paralegal). Currently, we have brokerages not signing off emails, making it difficult to hold the licensee
accountable for their work.

If you are operating as a realtor and not a condominium manager, it should be clear what capacity the
licensee is operating in.

Permitting Virtual Offices

2. What issues, challenges or consequences do you see arising from permitting virtual brokerage
offices?

We are in the 21st century and must adapt accordingly. If members of the public prefer to meet in person
or want a physical office associated with a brokerage, they can arrange this during the initial phase of
tendering the management contract. It's important to note that condominium management firms are not
directly comparable. While Brokerage A may prefer the traditional ways of business, Brokerage B may be
entirely online with effectiveness and efficiency. Each brokerage would attract the clientele based on their
business models.

It should also be noted that there is no need to prohibit brokerages from having a brick-and-mortar
location. This decision should be left to the discretion of the brokerage.

That being said, a virtual or brick-and-mortar space has different safety requirements for their space. It
should be noted in the rules that each space should be ensuring that the space is safe. Whether this is
cyber security awareness or a door lock and alarm system would depend on the business model. It is not
up to RECA to mandate specific safekeeping standards but to note that the business should include
reasonable safekeeping practices in its business model.
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Modernizing Electronic Record Keeping/ Depositing Funds Electronically

3. What issues, challenges or consequences do you see arising from modernizing Rules dealing
with electronic record keeping and online banking?

Modernizing is an evolutionary requirement. In this situation, awareness should be placed on the cyber
security of the online world and on ensuring safeguards are in place. What those safeguards are should
be at the discretion of the business, with examples provided by RECA. Items such as cyber insurance,
two-factor authentication, or perhaps vaulting items. Electronic record keeping and if backups are
required should be considered, perhaps a rule ensuring the brokerage has reasonable forethought into
cyber security practices and adjusting as needed.

Eliminating the Need for Two Cheques When Paying Commission Fund to Co-Operating
Brokerages

4. What issues, challenges or consequences do you see arising from allowing brokerages to pay
commissions from their trust account to their general or other account BEFORE paying
cooperating brokerages?

We don’t see any challenges with this proposal as long as adequate accounting measures are in place.
The only downfall might be that some brokerages who do not operate correctly and have a deficit in the
general account may not be able to pay out the full amount of the commission due to the agents. You
may find that this change results in some commissions being unable to be paid out due to insufficient
funds in the brokerages’ general account.

Amendments to Notifying the Registrar

5. What issues, challenges or consequences do you see arising from allowing brokers to approve
individual incentives at their brokerage.

We agree with this wholeheartedly. Ten business days is a reasonable time frame for licensees to meet.
Allowing for extensions at the Registrar’s discretion is necessary.

Amending Incentives Rules

6. What issues, challenges or consequences do you see arising from allowing brokers to approve
individual incentives at their brokerage.

This should be kept the same. All incentives must be offered by the brokerage. Brokers run the risk of
their licensees offering nonsensical inducements without the broker's knowledge, which the broker, under
law, would be responsible for.
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Brokers in larger brokerages with 100+ agents could not keep up with the incentives offered by individual
licensees.

Require Written Service Agreements PRIOR to Providing Services

7. What issues, challenges or consequences do you see arising from requiring residential,
property management, condominium management, and mortgage brokerage licensees to obtain
signed written service agreements PRIOR to providing any services?

A written service agreement must be entered into before any services are provided. This is a protective
measure for all parties involved.

Commission Payments to Corporations

8. What issues, challenges or consequences do you see arising from removing the requirement
for a licensee to own at least 50% of a corporation in order for that corporation to receive the
commission?

Inherently, there may be issues relating to ownership of the corporation further down the line with optics
ownership or division of assets, such as if an unlicensed spouse is the majority owner of the company.
Perhaps verbiage around the dissolution of the corporation or division of the corporation should be
considered if the majority shareholder is not the licensee.

Prohibiting Representation of Any Kind for Personal Trades and Deals

9. What issues, challenges or consequences do you see arising from prohibiting all relationships
with the other party during personal trades and deals?

We recommend having the licensees and the other party sign a formal document of disclosure and
consent detailing the conflict of interest before or at the time of the service agreement being signed.

Prescribing Bank Reconciliation and Discrepancy Requirements

10. What issues, challenges or consequences do you see arising from making the requirements
around bank reconciliations and discrepancies more prescriptive?

To see this as a consumer, this makes sense. However, the red tape and administrative burden on a
brokerage would be substantial and would not be a worthwhile endeavour.

Requiring Sequentially Coded Records

11. What issues, challenges or consequences do you see arising from removing the requirement
to sequentially code records in favour of a unique identifier?
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This would not apply to condominium management brokerages and relates to real estate transactions.
Condominium Corporations all have an identification number as determined at registration.

Prohibit Loans from Pooled Trust Accounts

12. What issues, challenges or consequences do you see arising from prohibiting loans from
pooled trust accounts?

We wholeheartedly agree that a trust account should not be available as collateral for a loan.

Administrative Penalty Ranges and Amounts

13. What issues, challenges or consequences do you see arising from allowing for Administrative
Penalty ranges and increasing maximum fine amounts?

A range is acceptable, but there needs to be reasonability to it as well. We see no consequences or
issues with this suggestion.

Questions 14, 15, 16, 17, 18, 19 - not related to Condominium Management.

Duty to Carry Errors and Omissions Insurance

20. What issues, challenges or consequences do you see arising from allowing for Administrative
penalty ranges and increasing maximum fine amounts?

A range is acceptable, but there needs to be reasonability to it as well. We see no consequences or
issues with this suggestion.

20. What issues, challenges or consequences do you see arising from permitting the Registrar to
set the aggregate and per occurrence errors and insurance limits?

There is a cost associated with the insurance coverage. Reasonable, good faith and
thoughtfulness need to be added into a process that cause an increase in operating
costs for the brokerage.

21. Requiring Reporting Reasons for Insurance
1. Cancellation What issues, challenges or consequences do you see arising from requiring

brokerages to report to the Registrar the reasons an insurer cancelled their errors and
omissions insurance policy?

We agree that the brokerage must report a termination of policy. We recommend the reporting be
within ten business days and in writing.
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The Alberta Real Estate Association (AREA) and its 10 member Boards/Associations are pleased 

to provide the following input into Phase 3 of RECA’s Rules review process. 

For the purposes of this response, we reconvened the working group that participated in Phase 

1. This working group is comprised of an appointed representative from each local 

Board/Association, tasked with refining and communicating our joint recommendations to RECA. 

Each Board/Association was updated throughout the process to ensure alignment and 

consensus. This submission can and should be seen as the collective work of our organizations 

on behalf of the 15,000+ licensees we represent. 

It is our hope that these recommendations can lead to amendments that reduce the regulatory 

burden on licensees without increasing the public safety risks surrounding trade in real estate. 

Thank you, 

Part 1 Standards Working Group 

 

Licensing Framework – One Licence, Seven Authorizations 

 

There is a reason other jurisdictions do not separate into “sectors” and instead have one real estate 
licence: the fiduciary duties to the clients remain the same regardless of what real estate service is 
administered. 

We previously submitted thoughts on returning to one licence, no sectors because RECA has not 
demonstrated, nor is there any evidence we could find, that consumers in Alberta are any safer than 
consumers elsewhere. Our earlier submission had not been reviewed by the committee when we met 
with them. We trust it has been now and consider that submission to represent our collective 
thoughts. 

Instead of realigning with the rest of the country, this proposal would take Alberta further apart, 
adding additional red tape through an additional “sector” and further division.  

RECA has not sufficiently demonstrated that there is a problem with status quo outside of a handful of 
brokers seeking to limit competition. As it is, brokerages currently comply with the Rules that have 
been set for the practices they practice within. Some limit the services they provide, but all must stay 
up to date in the four “sectors.” 

In the two main cities, where there are many brokerages, running a selective brokerage that 
concentrates on one type of real estate is not generally an issue. Outside of the two main cities, 
brokerages need to offer all four current authorizations in order to fully serve their communities. There 
are already underserved communities that cannot get condominium managers because there are no 
brokers willing to take on the burden. This would become worse under the proposed new licensing 
scheme, for example, if no brokers wanted to maintain the burden of property management. The 

Question #1 
What issues, challenges or consequences do you see arising from the adoption of the 

proposed licensing framework? 
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potential for seriously reducing needed services to the public in communities already underserviced 
would be high. 

The burden to maintaining full sector licensing is set to grow when each Industry Council starts 
prescribing re-licensing education without coordination and with the addition of another “sector.” 

Allowing someone to practice real estate for one brokerage and property management for another 
brokerage will also cause consumer confusion. Consumers are unlikely to distinguish between the 
brokerages and will likely pull in both brokerages should a conflict or lawsuit arise. Conflicting policies 
and educational requirements with different brokerages will increase licensee confusion and costs, 
leading to less informed licensees and higher costs to industry and public. 

There is only one small segment of brokers advocating for this change: institutional commercial 
brokerages. They are looking for a competitive advantage and an easier road to brokering (not having 
to stay informed on other sectors). But they are a small voice among many brokerages who service 
other types of commercial clients. 

Permitting Virtual Offices 

 

There are a couple potential challenges with a virtual office. The main one being public perception of 
professionalism. For example, a consumer having to drop a cheque off at a home address may affect 
their perception of the profession, although the use of cheques is increasingly rare. We also question 
whether RECA will have any issues with serving documents to an associate or associate broker’s 
address, rather than to the broker themselves. 

That said, we recognize that some other jurisdictions have moved to virtual offices successfully. 

But the current phrasing of the Rules also suggests that RECA must be allowed to conduct audits in 
person. This is a waste of time and money, when the records are all digitized, regardless of whether 
offices are virtual. For RECA auditors to travel across the province seems outdated, when they can be 
given access to the records from their desk and follow up questions via phone, videoconference, email, 
or some other form of communication. The public protection measure is in the audit of the trust 
accounts themselves. Increasing the efficiency and number of audits would contribute to increasing 
public safety. 

 

  

Question #2 – Virtual Office 
What issues, challenges or consequences do you see arising from permitting virtual brokerage 

offices? 
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Modernizing Electronic Record Keeping/ Depositing Funds 
Electronically 

 

There is no downside in modernizing the rules around electronic records and banking. We encourage 
the regulator to consider how to keep the language neutral enough to be relevant for the technologies 
of tomorrow. This is most achievable through using a permissive definition of “record” in Rule 1, and 
not further qualifying “record” in the text of the Rules. 

 

Eliminating the Need for Two Cheques When Paying Commission 
Funds to Co-operating Brokerages 

 

The challenge is that these monies are not protected once they leave the trust account. If a brokerage 
were to be in trouble, moving money owed to the cooperating brokerage into a general or other 
account would not be advisable. 

 

Amendments to Notifying the Registrar 

 

We appreciate that the regulator is looking to define “immediately notify,” as this was one of our 
requests. While 10 business days is an improvement to practice today, we question whether it is 
enough time for the simple notifications, such as an address change.  

Commonly, the events that trigger “immediately notify” are significant life-changing events, meaning 
the regulator is not top of mind. But the nature of their business means that licensees are easy to find. 

QUESTION #3 – Modern Rules for Electronic Records/Banking 
What issues, challenges or consequences do you see arising from modernizing Rules dealing 

with electronic record keeping and online banking? 

QUESTION #4 – Allow Commissions to General Account Before Paying 

Cooperating Brokerage 
What issues, challenges or consequences do you see arising from allowing brokerages to pay 

commissions from their trust account to their general or other account BEFORE paying 

cooperating brokerages? 

QUESTION #5 - Notification Period Amendments 
What issues, challenges or consequences do you see arising from defining ‘immediately 

notify’ as 10-business days, and allowing for an extension at the Registrar’s discretion? 
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There is little risk of the regulator not being able to reach them with the smallest amount of effort.  

We still recommend 30 days be the standard. 

We also do not favour Rules that leave decisions to the discretion of the Registrar. 

 

Amending Incentive Rules 

 

We support this change as being a good way for licensees to be creative with fewer restrictions. The 
only challenge we see is solvable by broker policy around what incentives will be approved and what 
assurances the broker has that the licensee will fulfill the terms of the incentive. At the end of the day, 
the broker is still responsible. 

 

Require Written Service Agreements PRIOR to Providing Services 

 

While we agree that service agreements should not be signed after work is completed, we see this 
approach being problematic for several reasons: 

• Defining “service.” Many discussions begin in public at the grocery store, or a kids’ sport 
tournament, or a religious gathering. Consumers are not ready to sign paperwork at this stage, but 
licensees are providing service by sharing their insights. Even a market evaluation is typically 
completed before a consumer agrees to forming an agency relationship. 

• Consumer choice. While not all consumers, there are consumers who refuse to sign any 
documentation until they must, or consumers who move quickly at an open house or a first 
showing. This is particularly true on the buyer side of the transaction. The regulator should not be 
imposing its timelines on the consumer. 

We would be supportive of language that suggests it must be signed before a licensee enters into 
negotiations on behalf of the consumer or before undertaking contractual obligations. 

 

  

Question #6 – Individual Incentives with Broker Approval 
What issues, challenges or consequences do you see arising from allowing brokers to 

approve individual incentives at their brokerage. 

Question #7 – Written Service Agreement Timing 
What issues, challenges or consequences do you see arising from requiring residential, 

property management, condominium management, and mortgage brokerage licensees to 

obtain signed written service agreements PRIOR to providing any services? 
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Commission Payments to Corporations 

 

We applaud this approach as better accommodating licensee business models. 

 

Prohibiting Representation of Any Kind for Personal Trades and 
Deals 

 

It is worth noting that in real estate, these kinds of trades are not covered by REIX, so licensees already 
approach them with extra care.  

The discussion guide mentions the need to disclose the conflict of interest, which is necessary. But it 
does not demonstrate a need for this change. There is no evidence that licensees are misusing their 
rights currently. Disciplinary records also do not provide evidence that this has been a widespread 
problem. We do not think Rules should be amended just to solve hypothetical issues, when there are 
many of these transactions each year where all parties are informed and pleased with the results. 

There is middle ground in this instance. There is a way to improve consumer protection, while still 
allowing licensees to engage in personal trades: requiring broker involvement. Requiring broker 
involvement provides an additional layer of protection for consumers, while preserving the consumer’s 
right to choose how they are represented in a transaction. 

 

Prescribing Bank Reconciliation and Discrepancy Requirements 

 

This creates red tape for licensees, without any clarity on what benefit or protection it is providing the 
public. The extra layer of effort is demonstrated in instances where, for example, you would need to 

Question #8 – Payment of Commission to Corporations 
What issues, challenges or consequences do you see arising from removing the 

requirement for a licensee to own at least 50% of a corporation in order for that 

corporation to receive the commission? 

Question #9 – Prohibiting Any Relationship with the Other Party 

During Personal Trades and Deals 
What issues, challenges or consequences do you see arising from prohibiting all 

relationships with the other party during personal trades and deals? 

Question #10 – Prescriptive Bank Reconciliation Requirements 
What issues, challenges or consequences do you see arising from making the 

requirements around bank reconciliations and discrepancies more prescriptive? 
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calculate the interest on various security deposits monthly. This is a lot more work than using the 
Service Alberta interest chart, creating a large administrative burden, the costs of which would be 
borne by consumers. 

It would appear that the interest here is in making it easier for RECA auditors, which is not the goal of 
this Rules review. 

 

Requiring Sequentially Coded Records 

 

Giving brokerages the opportunity to use their own unique identifiers, which many already use in 
addition to sequential coding, is another way to allow for industry to keep up with current 
technological practices. 

 

Prohibit Loans from Pooled Trust Accounts 

 

We consider this to be a positive move. 

 

Administrative Penalty Ranges and Amounts 

 

We agree that the fines for every contravention should be set as maximums to allow for the Registrar 
to use their discretion in administrative penalties and feel these amounts are reasonable. 

 

  

Question #11 – Requiring Sequentially Coded Records 
What issues, challenges or consequences do you see arising from removing the 

requirement to sequentially code records in favour of a unique identifier? 

Question #12 – Prohibiting Pooled Trust Account Loans 
What issues, challenges or consequences do you see arising from prohibiting loans from 

pooled trust accounts? 

Question #13 – Amending Administrative Penalty Amounts 
What issues, challenges or consequences do you see arising from allowing for Administrative 

Penalty ranges and increasing maximum fine amounts? 
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Amend ‘Rural Real Estate’ to ‘Agribusiness Real Estate’ 

 

Agribusiness is a better descriptor of transaction type currently captured under “rural.” 

Prohibiting Pooled Trust Accounts in Property Management 

 

Pooled trust accounts are allowed under the Residential Tenancies Act and its regulations. It is not under 
RECA’s authority to allow or disallow the practice. Even if it were under RECA’s authority, changing the 
current practice would be a disservice to both licensees and consumers. 

First, moving away from pooled accounts would significantly increase banking and auditing fees. 
Property managers would need to set up individual trust accounts for each property or tenant, leading 
to higher monthly banking fees and transaction costs and astronomical yearly audit fees. 

Second, this change would create substantial administrative burdens. Managing multiple individual 
accounts means substantially more time spent on record keeping and compliance checks, which could 
necessitate hiring additional staff or reallocating resources ultimately increasing operational costs. 

Additionally, setting up Pre-Authorized Debit (PAD) and Pre-Authorized Payment (PAP) arrangements 
would become more complicated. Each trust account would need separate authorization for 
automated payments, adding to the administrative workload and costs to administer. 

Finally, reconciling individual accounts would be a logistical challenge. Property managers often handle 
hundreds, if not thousands, of units. This would lead to time-consuming reconciliation processes, 
increasing the risk of errors and mismanagement of funds. 

In summary, prohibiting pooled trust accounts would impose significant financial and administrative 
challenges on property managers, the costs of which would need to be passed on to the consumer. 

 

  

Question #14 

What issues, challenges or consequences do you see arising from the amending Rural real 

estate to Agribusiness real estate? 

QUESTION #22 – Prohibiting Pooled Trust Accounts 
What issues, challenges or consequences do you see arising from prohibiting 

property managers from using pooled trust accounts? 
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Property Management Financial Statements 

 

This is a positive move for property managers and their clients. 

 

QUESTION #23 – Allowing for Different Timelines for Preparing Client 
Statements 
What issues, challenges or consequences do you see arising from allowing property managers 

and their clients to agree on statement timelines that differ from the monthly statement 

requirement in the Rules? 











































 

 

 

 

 

AƩenƟon RECA                             November 25, 2024 

Re: RECA Rules Review – Phase 3 

 

Please find here   feedback on the Phase 3 RECA Rules review. Should you have any quesƟons or require 

clarity on any points, please do not hesitate to reach out. Thank you for your efforts to consult with the industry before 

implemenƟng these rule changes. Some rule changes will certainly serve to improve the industry while others will serve 

to harm both the industry and the public. We hope that there is a fulsome discussion about the detrimental effects of 

rule changes 1, 6, 7, 10 and 22, with emphasis on Rule changes 10 and 22.  

 

Responses to the rules review quesƟons: 

Q1: At   we believe Alberta’s current real estate licensing system effecƟvely balances client protecƟon and 

industry standards. Adding another licensing sector would increase complexity, burden licensees with addiƟonal costs, 

and risk leaving many communiƟes underserved. While specializaƟon works in major ciƟes, most brokerages outside 

urban centers must provide a full range of services to meet local needs. We believe this restructure will create confusion 

for consumers and added challenges for the majority of the industry. 

Q2:  supports this rule change 

Q3: y supports this rule change 

Q4:  supports this rule change. We believe allowing brokerages to pay commissions through their general 

account before paying the cooperaƟng brokerage would significantly streamline the process. This change would 

eliminate the unnecessary task of issuing two separate commission checks, making payments more efficient for 

brokerages. 

Q5:  supports this rule change 

Q6:  has concerns about this rule change. This proposal has the potenƟal to create significant dispariƟes 

between agents with substanƟal markeƟng budgets and those without. We are also concerned about the liability this 

places on brokerages if an agent offers an incenƟve they cannot fulfill. For example, if an agent promises a trip to Mexico 

for anyone who lists a property but fails to generate enough lisƟngs to fund the trip, who would be held accountable? 

Q7:   concurs that service agreements shouldn’t be signed aŌer the work is done, but the proposed approach 

creates unnecessary challenges. Many real estate conversaƟons begin informally, where consumers aren’t ready to 

commit to signing paperwork. Even market evaluaƟons oŌen happen before a formal agency relaƟonship is established. 

AddiƟonally, some clients simply prefer not to sign anything unƟl it’s absolutely necessary, especially buyers in fast‐

moving situaƟons. Imposing strict Ɵmelines doesn’t respect the way consumers naturally interact with the industry. A 

more pracƟcal soluƟon would be to require agreements to be signed before entering negoƟaƟons or taking on 

contractual obligaƟons. 







November 1st, 2024 
 
ATTN: Janice Harrington, COO 
Real Estate Council of Alberta  
202, 1506 11 Avenue SW 
Calgary, AB, T3C 0M9 
vía email: consultation@reca.ca 
 
 
Dear Janice Harrington, 
 
Re; Phase 1 Real Estate Rules consultation feedback response on behalf  

 

Thank you for the opportunity to provide feedback. After inhouse collaboration, we provide the following in 
response to your Real Estate Act Phase 3 Rules review Questions for Consideration: 

 
QUESTION #1 What issues, challenges or consequences do you see arising from the adoption of the 
proposed licensing framework? 
ANSWER:  

• Your notes mention one practice review audit and one reporting for year end, (same as now) 
however currently Condominium’s are separate.  

• We would be concerned about the loss of an individual’s license in a specific sector if the 
Brokerage employed with is not licensed in one of their licensed sectors and you are unable to 
find a brokerage to hold it for you. It would be nice to see this addressed 

• Would like to see an example of “exceptional circumstances” for registering with multiple 
brokerages in related sectors. 

• Currently, Property Management licenses follow Residential or Commercial licenses. So, you 
would not be able to hold a Residential Real Estate license at one brokerage and a property 
management at another, we would like to see these split outs to provide for those opportunities 
missing from the current model. 

 
QUESTION #2 – Virtual Office What issues, challenges or consequences do you see arising from 
permitting virtual brokerage offices? 
ANSWER: No Comment. 
 
QUESTION #3 – Modern Rules for Electronic Records/Banking What issues, challenges or consequences 
do you see arising from modernizing Rules dealing with electronic record keeping and online banking? 
ANSWER: Potential to identify the need for and implement Cyber Insurance limit requirements and Best 
Practices. 

 
QUESTION #4 – Allow Commissions to General Account Before Paying Cooperating Brokerage What 
issues, challenges or consequences do you see arising from allowing brokerages to pay commissions 
from their trust account to their general or other account BEFORE paying cooperating brokerages? 
ANSWER: No Comment. 
 
QUESTION #5 - Notification Period Amendments What issues, challenges or consequences do you see 
arising from defining ‘immediately notify’ as 10-business days, and allowing for an extension at the 
Registrar’s discretion? 



ANSWER: Clarity is good in most cases however 10 days could leave a long gap in the event of reporting 
crimes fraudulent in nature. 
 
 
Question #6 – Individual Incentives with Broker Approval What issues, challenges or consequences do 
you see arising from allowing brokers to approve individual incentives at their brokerage. 
ANSWER: Unfair advantages could be seen by the top tier Associates who can afford to offer bigger 
incentives. 
 
Question #7 – Written Service Agreement Timing What issues, challenges or consequences do you see 
arising from requiring residential, property management, condominium management, and mortgage 
brokerage licensees to obtain signed written service agreements PRIOR to providing any services? 
ANSWER: This is a best practice. 
 
Question #8 – Payment of Commission to Corporations What issues, challenges or consequences do you 
see arising from removing the requirement for a licensee to own at least 50% of a corporation in order 
for that corporation to receive the commission? 
ANSWER: No Comment. 
 
Question #9 – Prohibiting Any Relationship with the Other     Party During Personal Trades and Deals 
What issues, challenges or consequences do you see arising from prohibiting all relationships with the 
other party during personal trades and deals? 
ANSWER: No comment. 
 
Question #10 – Prescriptive Bank Reconciliation Requirements What issues, challenges or consequences 
do you see arising from making the requirements around bank reconciliations and discrepancies more 
prescriptive? 
ANSWER: This is a best practice. 
 
Question #11 – Requiring Sequentially Coded Records What issues, challenges or consequences do you 
see arising from removing the requirement to sequentially code records in favour of a unique identifier? 
ANSWER: Consideration for RECA Audit personnel in auditing poorly identified records. Perhaps 
elaborate on examples of unique identifiers and records on the methodology used. 
 
Question #12 – Prohibiting Pooled Trust Account Loans What issues, challenges or consequences do you 
see arising from prohibiting loans from pooled trust accounts? 
ANSWER: No comment. 
 
Question #13 – Amending Administrative Penalty Amounts What issues, challenges or consequences do 
you see arising from allowing for Administrative Penalty ranges and increasing maximum fine amounts? 
ANSWER: No comment. 
 
Question #14 What issues, challenges or consequences do you see arising from the amending Rural real 
estate to Agribusiness real estate? 
ANSWER: No comment. 
 
 
MORTGAGE BROKERAGE 
QUESTION #15 – Mortgage Associate Broker What issues, challenges or consequences do you see arising 



from creating an associate broker licence class level in the mortgage sector?    
ANSWER: Not our sector, but as a consumer, this still appears confusing. 
 
 
QUESTION #16 - Mortgage Sector Licence Class Name Changes What issues, challenges or consequences 
do you see arising from changing licence class naming conventions in the mortgage sector to either of 
the proposals above? Which do you feel is most appropriate? 
ANSWER: As a consumer, A is less confusing. 

 
QUESTION #17 – Requirement for a Mandatory Relationship with Individual Private Lenders What 
issues, challenges or consequences do you see arising from a requirement for mortgage brokers to 
represent the lender when they work with individual private lenders? 
ANSWER: No comment. 
 
QUESTION #18 – Disclosing Validation Steps Taken What issues, challenges or consequences do you see 
arising from removing ‘if any’ from Rule 72, and removing the implication that mortgage brokerages do 
not have to take any steps to verify information they submit to lenders? 
ANSWER: Provides clarity on expectations. 
 
QUESTION #19 – Adding Definitions of Commonly-Used Words What issues, challenges or consequences 
do you see arising from adding these definitions to the Rules? 
ANSWER: Provides clarity. 
 
MORTGAGE AND CONDOMINIUM MANAGEMENT  
QUESTION #20 – Registrar to Set Limits What issues, challenges or consequences do you see arising from 
permitting the Registrar to set the aggregate and per occurrence errors and insurance limits?   
ANSWER: Some restrictive wording seems to be deemed appropriate rather than a blanket permission. 
 
QUESTION #21 – Requiring Reporting Reasons for Insurance Cancellation What issues, challenges or 
consequences do you see arising from requiring brokerages to report to the Registrar the reasons an 
insurer cancelled their errors and omissions insurance policy? 
ANSWER: No comment. 
 
PROPERTY MANGEMENT 
QUESTION #22 – Prohibiting Pooled Trust Accounts What issues, challenges or consequences do you see 
arising from prohibiting property managers from using pooled trust accounts? 
ANSWER: Provides more consumer protection. 
 
QUESTION #23 – Allowing for Different Timelines for Preparing Client Statements What issues, 
challenges or consequences do you see arising from allowing property managers and their clients to 
agree on statement timelines that differ from the monthly statement requirement in the Rules? 
ANSWER: Leaves it at the discretion of the client and property needs especially for single family home 
management. 
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Phase-3-Discussion-Paper Q. & A. 

Nov. 25, 24  

   

Question #1 

What issues, challenges or consequences do you see arising from the adoption of 

the proposed licensing framework? 

 

I strongly oppose the proposed licensing framework. 

 

A career in real estate is typically a lifelong journey. With all due respect, this proposal 

in short serves RECA and the Industry Council(s), not consumers, businesses, 

stakeholders nor industry members.  

 

Under the proposed licensing framework, I would be required to choose a sector that 

would result in losing other classes of licensing that have been in good standing for 

nearly 20 years because of my current choice of employment, with an employment 

contract restricting outside employment. I am not able to register with multiple 

brokerages for each of my trade authorizations as it is a clear conflict of interest, nor 

will my current non-broker-owned brokerage have any incentive to seek authorization 

in every sector. 

  

Thereby limiting my future employment and professional options that unfairly and 

offers no option to grandfather existing authorizations. There are hundreds of 

individuals like me, who have diligently earned and maintained their licenses. It's not 

merely a matter of fairness; it's about being unjustly restricted from rightful future 

employment, business, and educational opportunities and raises the question that this 

proposal restricts the free and fair competition in all sectors that I/we are currently 

authorized for. 

 

Question #2 – Virtual Office 

What issues, challenges or consequences do you see arising from permitting virtual 

brokerage offices? 

 

I would oppose this proposal. The public, municipal, provincial and federal law 

agencies need a physical location to do their work given the nature of our industry, not 

just Alberta, but nationwide.  

Also, business licenses with any municipality a brokerage does business in will have 

zoning that may not allow a brokerage to obtain a business license. I also view this as 

a security risk, since all business addresses, with a proper business license, are public 

information. 

 

QUESTION #3 – Modern Rules for Electronic Records/Banking 

What issues, challenges or consequences do you see arising from modernizing 

Rules dealing with electronic record keeping and online banking? 

 

I would support this proposal. It just makes sense as it is important to keep in line with 

current technology and streamline workflows.  

 

QUESTION #4 – Allow Commissions to General Account Before Paying Cooperating 

Brokerage 

What issues, challenges or consequences do you see arising from allowing 

brokerages to pay commissions from their trust account to their general or other 

account BEFORE paying cooperating brokerages? 
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I would support this proposal provided that a proper accounting of trust commissions 

transferred to general operations is retained and supported with related 

documentation. 

 

QUESTION #5 - Notification Period Amendments  

What issues, challenges or consequences do you see arising from defining 

‘immediately notify’ as 10-business days, and allowing for an extension at the 

Registrar’s discretion? 

 

I would support this proposal; however, I believe 30 days would be more appropriate. 

 

Question #6 – Individual Incentives with Broker Approval  

What issues, challenges or consequences do you see arising from allowing  

brokers to approve individual incentives at their brokerage. 

 

I would oppose this proposal. This could potentially cause public confusion with 

advertising only under the brokerage brand and lead to confusion. Also, I could see 

this leading to the temptation of unauthorized incentives being offered because the 

public has no way to confirm if it is legit on a case-by-case basis.  

 

Question #7 – Written Service Agreement Timing  

What issues, challenges or consequences do you see arising from requiring 

residential, property management, condominium management, and mortgage 

brokerage licensees to obtain signed written service agreements PRIOR to  

providing any services?   

 

I can’t really support or oppose this proposal. I cannot relate to a contract signing after 

the fact, but I would have to ask a lawyer if contract law supersedes this proposal. 

 

Question #8 – Payment of Commission to Corporations  

What issues, challenges or consequences do you see arising from removing the 

requirement for a licensee to own at least 50% of a corporation in order for that 

corporation to receive the commission? 

 

I would support this proposal. 

 

Question #9 – Prohibiting Any Relationship with the Other Party During Personal 

Trades and Deals  

What issues, challenges or consequences do you see arising from prohibiting all 

relationships with the other party during personal trades and deals? 

 

I would strongly support this proposal. 

 

Question #10 – Prescriptive Bank Reconciliation Requirements  

What issues, challenges or consequences do you see arising from making the 

requirements around bank reconciliations and discrepancies more prescriptive? 

 

I would oppose this proposal. I cannot relate to not taking immediate steps to resolve 

any discrepancies or not completing bank reconciliations within 30 days. However, if 
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an audit reveals a pattern of a lack of or no action being taken all the time, that 

brokerage should be penalized, not the whole industry who is in fact doing everything 

proposed under these questions.  

 

Question #11 – Requiring Sequentially Coded Records  

What issues, challenges or consequences do you see arising from removing the 

requirement to sequentially code records in favour of a unique identifier?  

 

I would support this proposal. 

 

Question #12 – Prohibiting Pooled Trust Account Loans  

What issues, challenges or consequences do you see arising from prohibiting 

loans from pooled trust accounts? 

 

I can’t oppose or support this proposal. While there is risk as you mentioned, I believe 

that tight internal controls and risk management procedures would address this 

concern. By deleting Rule 102, it could cause other clerical issues for many brokerages 

that have a business model that has operated for years with no issues. Again, I would 

lean towards narrowing in on specific brokerages, rather than the whole industry. 

 

Question #13 – Amending Administrative Penalty Amounts  

What issues, challenges or consequences do you see arising from allowing for 

Administrative Penalty ranges and increasing maximum fine amounts? 

 

I would oppose this proposal. If there are repeat offenders, no amount of money will 

be a deterrent for a person that is able to retain their license. Perhaps consider a 3 

strikes system as to when an increase in sanctions is warranted for an individual rather 

than towards all industry members, who are most of the non-offenders. 

 

Question #14  

What issues, challenges or consequences do you see arising from the amending 

Rural real estate to Agribusiness real estate? 

 

I would support this proposal, as written. 

 

QUESTION #22 – Prohibiting Pooled Trust Accounts  

What issues, challenges or consequences do you see arising from prohibiting 

property managers from using pooled trust accounts? 

 

I would oppose this proposal. While I do not currently handle pooled trust accounts, I 

know of a great number of brokerages that have built their entire operations on having 

the ability to use pooled trust accounts. While I understand these statements are not a 

typical workload for auditors and investigators, perhaps more oversight or targeted 

reviews are required by RECA instead? It would be devastating for brokerages who have 

diligently upheld their fiduciary duties to now change their entire model, workflow, 

efficiency and workforce; it would be grueling to say the least. It seems 

counterproductive to use modernization as a reason to change some rules but then 

establish real estate rules that do not align with international accounting standards and 

commonly accepted financial reporting practices under GAAP. 
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QUESTION #23 – Allowing for Different Timelines for Preparing Client Statements  

What issues, challenges or consequences do you see arising from allowing 

property managers and their clients to agree on statement timelines that differ 

from the monthly statement requirement in the Rules? 

 

I would oppose this proposal. The industry should be consistent and monthly. This 

proposal is akin to having different colored stop signs at intersections.  Whether a 

brokerage is assuming management of, or wrapping up services, under audit, etc. All 

financials industry should be uniform and be prepared and disclosed consistently 

industry wide. 



RECA's Phase 3 Consultation Response

Key changes to the Licensing Structure:

Licensing Framework – One License, Seven Authorizations

1. Attracting and Retaining Agents: One of our primary concerns is that agents may prefer to
work for brokerages that hold all licenses. Even residential agents may seek out companies
with comprehensive licensing to refer clients with diverse needs, including commercial,
property management or rural real estate. This could make it more challenging to attract and
retain talent at our brokerage.

2. Potential Loss of Business Opportunities: If our brokerage cannot offer certain
authorizations, agents looking to expand their capabilities may feel compelled to leave for
firms that do provide those options. This could result in lost revenue.

3. Competitive Dynamics: The proposed framework allows agents to register for unrelated
sectors at different brokerages under an additional license. However, this creates a
competitive environment where agents may gravitate toward firms that offer a full suite of
licenses, believing it will better serve their clients. In a business where recruitment is a top
priority, the cost and convenience of having all licenses at one brokerage can lure agents
away from our firm. As I am fully aware, if an agent holds a license at another brokerage,
that brokerage's full intent is to get that agent to fully transition to their brokerage for the full
suite of licensing they offer.

4. Market Perception: The perception of our brokerage in the market could be affected. If
agents and clients see us as limited in our offerings due to the proposed structure, it may
hinder our competitive edge against more diversified firms.

Permitting Virtual Offices
I fully support the proposal to permit virtual offices for brokerages. Since 2005, I have been

operating as a virtual brokerage while working around the restrictions set by RECA. This change
aligns perfectly with my experience and the evolving needs of our industry. The flexibility and cost
savings associated with virtual operations can enhance our ability to attract and retain talent, adapt
to market changes, and ultimately better serve our clients.

Modernizing Electronic Record Keeping/Depositing Funds Electronically

I am fully supportive of the proposed modernization of rules related to electronic record keeping and
online banking. We have already implemented payment processing for deposits to trust, and I
believe this shift is crucial for keeping pace with the advancements in technology and the way
business is conducted today.

I do feel the main challenge is:

1. Data Security: With increased reliance on electronic records and online banking, ensuring
the security and confidentiality of sensitive client information is paramount. There will need
to be detailed protocols in place to protect against data breaches and cyber threats.
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Eliminating the Need for Two Cheques When Paying Commission Funds to
Co-Operating Brokerages

We believe that eliminating the requirement for two cheques when paying commission funds to
cooperating brokerages is not a burden; rather, it serves to protect agents and their commissions.

Currently, we receive the lawyer's cheque and deposit it into our trust account. From there, we issue
a cheque to the cooperating brokerage through the trust account, and then we transfer the
remaining balance into our general account. This system provides a clear, structured process for
managing funds, ensuring that commissions are handled appropriately.

By allowing brokerages to move commission funds from the trust account to their general account
prior to paying commissions, we are introducing efficiencies that can streamline the transaction
process. However, it’s essential to address potential issues and challenges associated with this
change:

1. Responsibility for Payments: When commission funds are transferred to a general account, there
must be clear accountability to ensure that payments to the cooperating brokerage are made
promptly and accurately. If the funds are not in trust, it raises the question of who is responsible for
the payment if disputes arise.

2. Risk of Misallocation: With the ability to access commission funds more freely, there is a risk that
brokers could inadvertently or intentionally spend those funds, leading to disputes over payments
owed to cooperating brokerages. The trust account has specific rules and protections that help
mitigate this risk, and it’s crucial to ensure that similar safeguards are maintained.

Amendments to Notifying the Registrar

Clarification of wording: Extenuating circumstances?
10 Business Days in place of immediate notification seems to be too long.

Amending Incentives Rules
Allowing brokers to approve individual incentives at their brokerage could lead to several significant
issues, challenges, and consequences:

1. Increased Competition Among Agents: If individual agents are allowed to offer unique
incentives, it could create a competitive environment where agents feel pressured to continually
enhance their offerings to attract clients. This might lead to a “race to the bottom,” where agents
provide unsustainable or overly aggressive incentives, potentially compromising their
professionalism and the integrity of the brokerage.

2. Inconsistency in Offerings: Allowing for individual incentives could result in a lack of uniformity
in the services and offers provided by agents within the same brokerage. This inconsistency may
confuse clients and dilute the brand identity of the brokerage, making it harder to maintain a
cohesive business strategy.

3. Broker Management Burden: Granting brokers the responsibility to approve individual
incentives could increase their workload and complicate management. Brokers will need to ensure
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that all incentives comply with legal and ethical standards, which could be challenging, especially
with numerous agents and varying incentive structures.

4. Discontent Among Agents: Agents might feel resentment or favoritism if they perceive that
certain agents receive approval for more attractive incentives while others do not. This could lead to
a toxic work environment, affecting morale and collaboration within the brokerage.

5. Potential for Ethical Issues: Individual incentives could open the door to ethical concerns, such
as pressure on clients to accept offers that may not be in their best interest. This could lead to
conflicts of interest and damage the reputation of individual agents and the brokerage as a whole.

6. Regulatory Compliance Risks:With individual incentives, there may be a higher risk of violating
regulatory requirements. Agents may inadvertently create incentives that conflict with existing rules,
leading to compliance issues that could attract penalties or legal challenges for the brokerage.

7. Erosion of Client Trust: If clients perceive that agents are offering incentives that may
compromise their interests, it could erode trust in the brokerage and the industry as a whole. Clients
might question the motivations behind agents’ actions, potentially leading to skepticism about the
value of services provided.

8. Impact on Recruitment and Retention:While some agents might be attracted to the flexibility
of offering individual incentives, others may leave brokerages that do not permit such
arrangements. This could lead to instability in brokerages and impact their ability to retain top talent.

9. Market Saturation of Incentives: As agents begin to differentiate themselves through various
incentives, the market could become saturated with similar offers, diminishing their effectiveness.
Clients may start to view incentives as a standard practice, reducing their perceived value.

Require Written Service Agreements PRIOR to Providing Services

Impact on Client Relationship Development: The need for a signed agreement upfront might
deter potential clients who are not yet ready to commit. This could lead to lost opportunities,
particularly in a competitive market where building rapport and trust is crucial before formalizing a
business relationship.

Client Confusion and Hesitance: Consumers might be hesitant or confused about the need to
sign an agreement before discussing their needs or receiving initial advice. This could create an
impression of a transactional relationship rather than a consultative one, making clients feel
uncomfortable or pressured.

Potential for Missed Opportunities: Some clients may be reluctant to sign an agreement without
first understanding the full scope of services and benefits. This could hinder licensees from
engaging with potential clients effectively, especially during initial consultations.

Defining Services:We need a clear definition. Define at what point an activity qualifies as a
service. Is the service a one time service or on-going? What type of intersection qualifies as a
service? ie. Video meeting? Phone calls (you see where I am going with this).
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Commission Payments to Corporations: Personally, I feel this is going in the opposite direction. I
already have an issue paying a realtors commission to a corporation with other non-licensed
shareholders.

Potential for Abuse or Misuse: Allowing commission payments to corporations that a licensee
does not control could open the door to unethical practices. Licensees could collaborate with
non-licensee shareholders to funnel commissions in ways that might circumvent regulations or
create conflicts of interest.

Licensing Requirements: Commissions are typically tied to the performance of licensed activities.
If a shareholder of a corporation is not a licensed realtor, it raises questions about their
qualifications to receive commissions tied to real estate transactions. Maintaining a clear connection
between licensing and compensation can help uphold professional standards in the industry.

Risk of Fraud: Paying commissions to corporations raises concerns about the potential for
fraudulent activities. If a broker cannot verify the legitimacy of the corporation or the individuals
involved, they may inadvertently facilitate unethical practices, including money laundering.

Prohibiting Representation of Any Kind for Personal Trades and Deals

Ethical Considerations

1. Conflict of Interest:When an agent has a personal stake in a transaction, their ability to act in
the best interest of their client is compromised. The dual role can lead to conflicting priorities, where
the agent may prioritize their own financial gain over the needs and interests of their client.

2. Transparency and Trust: Clients expect their agents to provide unbiased advice and
representation. When an agent is involved in a personal transaction, it can create a perception of
mistrust, as clients may feel that the agent's advice is influenced by their personal interests.

3. Professional Standards: Upholding high ethical standards is crucial for the reputation of the real
estate industry. By prohibiting agents from representing clients in transactions where they have a
personal interest, the industry reinforces the expectation that agents will always prioritize their
clients' best interests.

Practical Solutions

1. Referral to Another Agent: Encouraging agents to refer clients to another agent within the same
brokerage or to an external agent is a practical solution. This approach ensures that clients receive
professional representation free from any conflicts of interest, allowing for unbiased negotiation and
advocacy.

2. Client Autonomy: Allowing clients to find their own representative empowers them and respects
their autonomy in the decision-making process. This can foster a sense of trust and confidence in
the client-agent relationship, knowing that their agent is committed to their best interests.
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3. Clear Communication: Agents should clearly communicate their conflict of interest to clients
and outline the steps they will take to ensure the client receives proper representation. This
transparency is vital for maintaining a professional relationship and upholding ethical standards.

4. Documentation: Implementing formal procedures for documenting the referral process and the
rationale for not representing the client can further protect both the agent and the client. This
creates a clear record that can be beneficial in case of any disputes or misunderstandings.

Prescribing Bank Reconciliation and Discrepancy Requirements

I agree with this proposal.

Requiring Sequentially Coded Records

I agree with this proposal.

Prohibit Loans from Pooled Trust Accounts

I agree with this proposal

Administrative Penalty Ranges and Amounts

Concerns Regarding Increased Fines

1. Deterrent Effect vs. Fairness:While increasing fines aims to create a stronger deterrent against
misconduct, there is a risk that such measures may disproportionately impact smaller operators or
newer agents who may struggle with compliance rather than seasoned professionals who might
more readily absorb increased costs. It is crucial to balance the need for deterrence with fairness
and proportionality in penalties.

Issues Related to Ranges and Maximum Increases

1. Ambiguity in Enforcement: The introduction of penalty ranges might lead to ambiguity about
what constitutes a "serious" breach versus a minor infraction. I don’t believe this is defined. This
lack of clarity could result in confusion for licensees trying to navigate compliance and might deter
honest mistakes from being reported or corrected due to fear of severe penalties.

2. Compliance vs. Revenue Generation:While RECA states that fine recovery makes up less
than 1.5% of their revenue, there may still be concerns that increased penalties could inadvertently
create a culture where compliance is viewed more through a lens of revenue generation rather than
consumer protection and professional integrity.
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Amend ‘Rural Real Estate’ to ‘Agribusiness Real Estate’

Scope of Definition: The term "agribusiness" primarily implies commercial agricultural operations.
This may lead to ambiguity regarding properties that have mixed-use components, such as those
that include both agricultural and residential uses. Stakeholders may struggle to determine whether
a property fits within the new definition, particularly if the farming aspect is not prominent.

Potential Market Impact: Changing the terminology might affect market perceptions of rural
properties. Buyers and sellers might react differently to the term "agribusiness," which could
influence property values and market dynamics. For instance, properties that were previously
marketed as rural homes may now be viewed primarily through an agricultural lens, potentially
deterring some buyers.

Impact on Non-Commercial Agricultural Use: The proposed change may overlook
non-commercial agricultural properties, such as hobby farms or small-acreage properties used for
personal farming. These properties might not be classified under "agribusiness," which could limit
their visibility and accessibility within the market.
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