
of what to expect in the coming months. 
 
This month’s community focus is 
Homesteads. This neighbourhood has 
single family homes bookended by two 
village style condo developments. See 
page 5 for all the details. 
 
All the statistics for the month are found 
on page six. 
 
Remember to check out  my Blog 
(blog.ownthemountains.com) for more 
detailed market information as well as 
updates, announcements and Open House 
information.  Please do check it often.  
 
I hope you enjoy this issue. As always 
feedback welcomed   and thanks to all 
giving their comments  . 
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EXCELLENT SERVICE…WITH INTEGRITY, COMMITMENT, AND THOUGHTFUL ATTENTION TO YOUR DREAMS… 
 

Spring has finally come to the Bow Valley. With it a seasonal jump in the number of listings hitting the market this month. 
Fourteen of the 34 sales this month were sold in under 30 days of being listed. At the other end of the spectrum six homes 
that had been listed for over 240 days also finally sold – the longest being a Tourist Home zoned unit that was on the market 
444 days! - Rob 

Buyer Service Agreements Made Mandatory     
Effective July 1,2014 Buyer Brokerage 
Service Agreements will be mandatory 
for use in all Buyer Client/Realtor 
relationships in Alberta. What are these 
agreements and how does this change 
affect you? Read my analysis beginning 
on page two.    
 
Check out this month’s featured listing 
on page three – a single family 
manufactured home in one of 
Canmore’s best kept secrets- the  
neighbourhood of Grotto Mountain 
Village. Great value – in fact as we go 
to print on this edition it is conditionally 
sold! 
 
On page four we take a look at the 
seasonality of listings coming on to 
market and the spread between list and 
selling prices to give you a better idea  

PCS – Searching For A Home? 
The  Interface System with its PCS (Professional Client Service) is an exclusive Real Estate 
data base for the Bow Valley (Canmore, Banff, Exshaw, Harvie Heights, Kananaskis, Lac 
Des Arcs, & Dead Man’s Flats). Just give me a call or send me a note and I will set you up 
with a password to access the site so that  you can keep an eye on the properties that interest 
you – see what they are listed for, how long they are on the market and what they sell for.  
Call me at (403) 678-7568 or email me:  (rob@ownthemountains.com)  

Rob Karg 

mailto:rob@ownthemountains.com


Buyer Brokerage Service Agreement – What’s The Fuss? 
         

 
                                   
 
                    
 
 
 
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  
 
 

Upcoming Events in the Bow Valley: 
Every month brings new and exciting things to do and see in the mountains. To stay up to 
date on the latest happenings please browse and bookmark the following websites:   
 
Banff  National Park Bike Fest (June 12-15): 
 http://www.banfflakelouise.com/Area-Events/Festivals/Summer/Banff-National-Park-Bike-Fest  
 
5 Peaks Trail Race (June 14): 
http://5peaks.com/events/race-2-canmore-nordic-centre/  
 
Banff Summer Arts Festival  (June 14- August 24):  
http://www.banfflakelouise.com/Area-Events/Festivals/Summer/The-Banff-Summer-Arts-Festival  
 
Canada Day Celebration (July 1): 
http://www.canmore.ca/About-Canmore/Community-Celebrations/Canada-Day-
Parade.html  

 
Why are Buyer Brokerage Agreements becoming 
mandatory as of July 1, 2014? There are three primary 
motivations: 
(1) The role & responsibilities of the industry member 

are clearly defined and articulated, clearly 
understood and agreed to in writing. 

(2) The services to be provided are clearly understood 
and agree to in writing 

(3) The Buyer’s responsibilities are clearly understood 
and agreed to in writing. Written buyer service 
agreements provide the best protection for buyers 
and their representatives in the event a dispute 
arises regarding their respective roles or service 
being provided. 
 

Brokerage Agreements have been a common practice 
for many years on the residential side for Sellers; 
generally known as the ‘Listing Agreement’. Similarly it 
is common practice in commercial transactions for both 
Buyers and Sellers to have their own representation with 
written service agreements.  
 
Most brokerages in the province of Alberta operate 
under what is called the Common-Law Brokerage model 
where the individual buyer or seller dealing with an 
agent of the brokerage is deemed to be a client of the 
brokerage itself. For example, you are working with 
me. I am an associate licensed to practice under Century 
21 Nordic Realty. You would be considered a client of 
Century 21 Nordic Realty.  
 
So what’s the difficulty? 
 

Most of the time it is not an issue unless the property you 
are interested in is listed by an agent associated with 
Century 21 Nordic Realty. At that point the brokerage 
has a conflict of interest because under Common Law it 
is deemed that every agent is completely knowledgeable 
of every transaction in the brokerage. Nice and clean 
from a ‘legal’ perspective but in reality we don’t have 
anything approaching that kind of knowledge of each 
other’s clients, transactions, searches, etc.   
 
 

 

The workaround is the ‘Agreement to Represent Both the Seller 
and Buyer’ . 
 
A few years ago a new model of brokerage called ‘Designated 
Agency’ was developed that changed the model from you being a 
client of the brokerage to one of being a client of an agent. Huge 
costs involved to ensure that there are no overlaps of information 
within the brokerage. This model required the use of written 
service agreements for both sellers and buyers.  
 
That requirement has now been extended to all Common Law 
brokerages effective July 1, 2014.  
 
Does this mean you are ‘forced’ to use a particular agent?  
A: NO but how you will use an agent’s time and services now 
must be defined and agreed to in writing.  
 
An unfortunate by-product of the sales process is that commissions 
are generally paid by those who by a product. They pay a 
disproportionate percentage of the costs for the sales, marketing 
and overhead for the business. In the specific case of Realtors we 
are supposed to show our clients ALL of the properties fitting their 
criteria that we are aware of including ‘for sale by owner’  homes 
such as have sprung up through organizations like Property Guys, 
ComFree, etc. These organizations typically pitch their clients on 
“save money by doing it yourself” but conveniently gloss overe 
fact that they have no safety net of proper representation and if 
anything does go amiss… the analogy that comes to mind is the 
fellow standing in the middle of  the road carrying a pocket knife 
while a modern warfare firefight rages around him. What are the 
odds of coming out of  it unharmed??? The point is these types of 
homes now have access to the MLS system but typically this type 
of  Seller refuses to pay a commission which would offset the 
Buyer Realtor’s cost of doing business. The Buyer Brokerage 
Service Agreement provides a mechanism to allow those Buyers 
wishing representation to be able to pay for those services.   
 

http://www.banfflakelouise.com/Area-Events/Festivals/Summer/Banff-National-Park-Bike-Fest
http://www.banfflakelouise.com/Area-Events/Festivals/Summer/The-Banff-Summer-Arts-Festival
http://www.canmore.ca/About-Canmore/Community-Celebrations/Canada-Day-Parade.html
http://www.canmore.ca/About-Canmore/Community-Celebrations/Canada-Day-Parade.html


This Month’s Featured Listing 
 
 
 

 
 

 
 
 
 

53 Grotto Way, Canmore  
A perfect retirement or starter home This 3 bedroom, 2 bath home has been extensively 

updated and upgraded to be virtually maintenance free for years to come. Located in one of 
the best kept secrets of Canmore you will love the views, proximity to trails and the outdoors. 

The back lane access provides access to garage and additional parking. The double car 
garage/shop is heated and wired for 220V making it ideal for your workshop. Contact me  for a 
list of all the upgrades and come compare for yourself. We think you will agree this home packs 

a LOT of value!! Home is currently conditionally sold. 

Priced at $445,800  
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How To Gauge The Health Of The Market – Part 2 
       

 
 
  Last month we looked at the  
 relationship of New Listings to  
 Sales as a gauge of how the  
 market is performing. This month 
 we expand  the scope to look at  
 the relationship of Active Listings  
 to Average Selling Prices.  If the  
 number of Active Listings is rising 
 over a period of time and the  
 Selling Price is decreasing it would  
 be a strong indicator of a falling  
 market.   
 
When you see the List Price to Selling Price ratio narrowing it shows significant activity in the 
marketplace in the form of Buyers willing to compete for the properties they find desirable.  In an 
overheated market you would see things like multiple offer scenarios and selling prices significantly 
above list.  Over the last four months the average selling to list price ratio for Single Family homes has 
moved from 96.6% to 99.3% of list price.  The condominium segment of the market has seen its ratio 
move from an average of 95.9% of list price in February 2014 to 97.8% last month. The 
Townhouse/Duplex segment of the market has seen its ratio increase from an average of 97.7% to 98.1% 
in the same timeframe. As you can see from the graph the differential across the board has tighten 
significantly from last summer till today even with the increased number of listings that have come onto 
the market this spring.  If the trend continues you can expect prices to rise as Summer turns into Fall. 
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Homesteads - Canmore 
The neighbourhood of Homesteads is a mixed 
community of bareland condominiums, single 
family homes and duplexes. You enter the 
subdivision off  Three Sisters Parkway either 
on Charles Carey or Walker Dr.  The Village at 
Homesteads is a bareland condominium nestled 
off the south end with 58 single family and 
duplex homes. At the north end of Carey are the 
Gladstone Mtn Resort with 22 townhouse and 
duplex style units and  Mountain Greens with 
26 townhouse style units ranging from 1-3BR 
in size. The rest of Carey, McNeill, Padmore 
and Walker are single family homes which 
range between 2000-3500 sq ft above ground. 
Most of the homes in the community were built 
in the 1995-2000 timeframe. The largest, most 
luxurious homes are at the east end of Walker 
with one home currently listed at $1.85M. The 
typical range for homes on Carey is $800K -
$1M. McNeill is slightly over $1M. Padmore is 
in between in the $900K range.  
 
Morris is an interesting street. As you head 
down the hill there are duplexes on both sides 
of the street. The ones overlooking the river 
offer spectacular views of the river. Along the 
bottom of Morris are single family in the $1M 
range.   
 
  

 
What are homes in this area selling for ? 

 
So far in 2014 two  3BR,4Bth Single Family homes have sold on lower Morris for full list price of $1.289M and $1.06M 
respectively in less than three days of listing. Padmore had a Single Family home listed at $899K and sell for $876K in 
19 days and a unit in Gladstone listed at $609,900 sold for $605K in 16 days. One lot on Van Horne was sold in 45 days 
for $1.033M. It had been listed for $1.099M. 
 
In 2013 there were 4 Single family homes sold in the community ranging in price from $780K to $1.288M. One lot sold 
on Walker for $1M and there was a 3Br, 2Bth unit in the Village that sold for $650K. 
 
In 2012 eight Single Family homes sold ranging from $560K for a home in the Village to $1.799M for a home on 
McNeill. Six townhouse style units sold in the $485K-$585K range and four half duplex units sold ranging in price from 
$635K to $719K .  

The lots along Van Horne sold in the period 2008-2014 have sold in the range of $845K -$1.89M . The homes are 
definitely estate style and offer some of the finest views in the Bow Valley. The area around the Prospect Heights, Van 
Horne and Morris streets are where the old mine works buildings once stood and several mine shafts have their 
openings still visible if you know where to look. The area below and to the right of lower Morris and Van Horne was 
originally envisioned and had development work partially done as part of the Mineside Golf Course under the original 
Three Sisters Master Development Plan. When that work was shelved the area was converted to green space. Easy 
access to walking trails along the river and the proximity to downtown have made this a highly desired community 
within Canmore with a good mix of mostly permanent residents along with pockets of weekend/vacation homes. A 
casual observation of the neighbourhood also shows a mix of families and empty-nesters/couples/ singles.     
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