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Who Needs a Real Property Report? Part 1 
 
Let's do a quick review of this thing called the Real Property Report.  
 
A Real Property Report or RPR is more commonly known as a Survey or Survey Certificate. It is a two-
dimensional drawing of your property prepared by a professional land surveyor. This drawing precisely 
measures all of the improvements on your property including but not limited to house, garage, decks, hot 
tubs and fences. The size of each improvement is shown and how that improvement relates to your property 
lines. For example, how close is your house to the property line? What is the height of the deck and the deck 
railings, if any?  
 
In Alberta, (but not Ontario or British Columbia), the standard Multiple Listing Service (MLS) or Alberta 
Real Estate Association (AREA) real estate purchase contract says that the seller must provide the buyer 
with a current real property report and written evidence of municipal compliance. Sellers often don't have 
Real Property Reports. If they do have them, they are often unreadable or do not show the improvements on 
the property the way they are today. I often get calls where clients ask me, "the seller doesn't have an RPR, 
do I really need one?” The answer is, "it depends" but, like lots of things in real estate, you have to analyze it 
further and do a little more diligence. 
 
I was reminded of the importance of the Real Property Report when a small house in my neighbourhood was 
recently demolished and foundations poured for a new home. I love looking at new construction. So as soon 
as the foundation went in, I made sure my evening walk took me by the property. The first thing I noticed 
was that the foundation of the new home seemed to be awfully close to the neighbour’s property. The next 
night, I took my tape measure with me and measured from the new foundation to the wall of the 
neighbouring home.  
 
The distance was 5'2". City bylaws say that each home has to have a 4-foot side yard. In other words, there 
has to be 4 feet from the foundation wall to the property line. Therefore, the total between two homes should 
be 4 feet +4 feet equals 8 feet and we only had 5'2". Uh oh, something's not right. Surveyors had marked 
where the new foundation should be placed and I believe that the new foundation is properly placed with its 
4-foot side yard.  
 
The neighbour property is a revenue property and I'm sure the upstairs and downstairs tenants were shocked 
to come home one day and find that their sidewalk between the two houses had been torn up by the backhoe 
and deposited in the backyard. That's not surprising since if the total distance between the two properties is 
5'2" and the new property is accurately located with its 4-foot side yard then the neighbouring property only 
has a 14 inch side yard. 14 inches! The eaves of the new property will actually overhang the neighbouring 
property. The eavestroughs of the neighbouring property currently empty into the side yard and will have to 
be rerouted and the sidewalk will have to be relocated on the opposite side of the property.  
 
I talked to the investor who owns the neighbouring property and asked him if he ever had a Real Property 
Report. He said no because he didn't think he needed one. With a looming bill for new sidewalks, new 
eavestroughs, concern about a giant house very close to his property that takes away light and the ability to 
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do further development on his existing property, he now understands why a real property report would have 
been of great assistance when he was purchasing this investment property. This Tale illustrates just one of 
the many aspects and issues surrounding RPR's and we haven't even touched on municipal compliance. 
 
LESSONS LEARNED: 
 

1. Take time to educate yourself about the importance of the RPR and municipal compliance. Ask your 
lawyer or check Alberta Land Surveyors Association (ALSA) website. 

 

2. Current Real Property Reports and evidence of municipal compliance are part of the standard real 
estate purchase contract here in Alberta. 

  

3.  For any home purchase (not a condominium other than a bare land condominium) your first, basic and 
best position is, "I require a current Real Property Report and written evidence of municipal 
compliance." 
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LET US HELP YOU 

BUY & SELL REAL ESTATE IN ALBERTA! 
 
Barry C. McGuire (BA, LLB)    Phone: 1-780-423-9594 
Field Law      Fax: 1-780-428-9329 
Enbridge Centre     Toll Free: 1-800-222-6479 
2500 – 10175 101 St. NW    bmcguire@fieldlaw.com 
Edmonton, AB, Canada 

Questions about real estate? 
Email me, and I’ll get back to you promptly. 

 
 
 
 


