
" . 
, . . , 

THE REAL ESTATE COUNCIL OF ALBERTA 

IN THE MATTER OF Subsection 39(1)(b) and 41 of the Real Estate Act, S.A. 
1995, c. R- 4.5 

AND IN THE MATTER OF a Hearing Regarding the Conduct of Marc Wolf 
Registered as an agent (salesperson) with Trans/Act Real Estate Corporation and 
formerly registered as an agent (salesperson) with Impact Real Estate Group Ltd. 

ola Residential One Impact Real Estate Group 

To: 

And To: 

NOTICE OF HEARING 

Marc Wolf 

Trans/Act Real Estate Ltd. 
51 Shawnee Cres. S.W. 
Calgary, Alberta 
T2Y 1W3 

TAKE NOTICE that, at a hearing which has been scheduled before a Hearing Panel on 
January 8 and 9, January 16 and 17, and February 21 and 22, 2002 at 9:00 a.m. at 
the offices of the Real Estate Council of Alberta located at Suite 340 2424 4 Street SW 
Calgary, Alberta T2S 2T4, you will be required to answer the following allegations: 

224 Deerpark Place SE Calgary 

TRANSACTION #l/SALE FROM  TO'  

1) On May 12, 1999, Marc Wolf ("Wolf') was the Buyer's Agent in an offer to purchase 
for 224 Deerpark Place SE Calgary. was listed as the 
purchaser. The particulars of the offer were that would pay cash in the 
amount of $167,000.00. Wolf disclosed in paragraph 6.4 that the "Buyer is related to 
selling realtor." When title transferred, it was registered into the names of .g., Connie Wolf and Marc Wolf. 

TRANSACTION #2/SALE WOLFf ! TO

2) After May 12, 1999 but before June 1, 1999, you, Wolf, entered into a lease 
agreement with an option to purchase for 224 Deerpark Place SE. The Tenant was 

. The purchase price, had exercised his option, 
would have been S 191,599.00. Some time between June 1 and June 5 1999, 
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advised you that he was not going to proceed with the transaction and 
requested a return of his deposit. As no refund was forthcoming, reported 
you to the City of Calgary -Community and Social Services Development 
Department. You responded to complaint via letter to 

at the City. In your reply, dated July 28, 1999, you advised that on 
or about July 2, 1999, you attended 224 Deerpark Place SE in orderto either "obtain 
the monies owing as per [your] contract with or failing that, [you] were 
going to post an Eviction (sic) notice." Further, you advised that "It was only because 
[you] physically went to Deer Park Place that evening of July 2, 1999 that [you] 
learned of [the] fact, that was vacating the property." 

3) was not provided with a copy of the Lease/Option agreement. 

TRANSACTION #3/wOLF SALE TO AND 

4) On June 16th 1999, Wolf listed 224 Deer Park Place on the MLS listing service for 
the list price of $194,900.00. The seller is listed as undisclosed. 

5) On June 16th
, 1999, you, Wolf, acted as a dual agent for and 

as purchaser and, your wife, , as seller of 
224 Deer Park Place SE (the " offer"). The offer disclosure states that the 
"Buyer aware seller related to Realtor." WOlf, his wife and were the 
registered owners of the property on June 16, 1999. There is only one signature on 
the real estate purchase contract in the capacity of seller. 

6) The MLS input sheet for 224 Deer Park Place indicated a list date of June 16th 

1999, a sale date of August 5, 1999, an adjustment date of August 15, 1999, and a 
total of 50 days on the market. "Residential One Impact Group" was identified as the 
listing brokerage. 

7) The offer indicated a purchase price of $187,000.00, an offer date of June 16, 
1999, a condition date of June 25, 1999, and a completion date of July 27,1999. 

8) You, Wolf, drafted a waiver of the financing condition on July 6th 1999 for the 
offer and the names of the sellers had not been completed. 

9)  signed dual agency disclosure acknowledgement; however, did not. 

10) You, Wolf, did not provide and with a copy of the Real Estate 
Purchase Contract. 

11) You, Wolf, only showed your clients,  and one property, that being 224 
Deer Park Place. had requested you show them other properties. 
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12)This is conduct deserving of sanction, in that: 

TRANSACTION #lfSALE FROM TO 

(a) You, Wolf, failed to disclose, in writing to the parties to the trade, your 
direct interest in the property prior to entering into a trade in real estate, 
that being the purchase of 224 Deer Park Place SE Calgary in breach of 
Rule 29 (a) (i) of the Rules, (hereinafter "the Rules") made pursuant to the 
Real Estate Act and Section 1 (I) prior to October 1, 1999 and Section 2 (I) 
post-October 1, 1999 of the Code of Conduct (hereinafter "the Code"), 
made pursuant to the Real Estate Act. (Hereinafter the "Act") 

TRANSACTION #2/SALE WOLFf ! TO 

(b) You, Wolf, participated in the creation of a document that you knew was 
false and misleading in that you wrote a letter to the City of Calgary, to a 

 and advised that had purchased 
224 Deer Park Place S.E. and that he had defaulted on the agreement. 
You further stated that you had attended 224 Deer Park Place on July 2, 
1999 to obtain the monies owing to you under the contract or post an 
eviction notice, when, in fact, you could not complete the contract with 

 as you had sold 224 Deer Park Place to and on 
June 16, 1999, in breach of Section 3(d) of the Code prior to October 1, 
1999 and 4 (d) of the Code post-October 1, 1999. 

TRANSACTION #3/wOLF SALE TO AND 

(c) You, Wolf, failed to disclose, in writing to the parties to the trade, your 
direct interest in the property prior to entering into a trade in real estate, 
that being the sale of 224 Deer Park Place to and  in breach 
of Section 18 (3) (a) of the Act, and of Rule 29 (a) (i) of the Rules, and 
Section 1 (I) of the Code prior to October 1, 1999 and Section 2 (I) post-
October 1, 1999. 

(d) You, Wolf, by writing in the offer that the "Buyer aware seller related to 
realtor" participated in the creation of a contract, document or form of 
communication that you knew or ought to have known was false or 
misleading as you were the part owner of the property at the time, in 
breach of Section 3 (d) of the Code prior to October 1, 1999 and Section 4 
(d) post-October 1, 1999. 

(e) You, Wolf, participated in the creation of a document or form of 
communication that you knew or ought to have known was false or 
misleading by reporting to the Calgary Real Estate Board that the property 
was sold on August 5, 1999 with a possession date of Aug;Jst 15, 1999, 
when the property was sold on June 25 th and a completion date of July 27. 
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1999 in breach of 3(d) of the Code prior to October 1999 and Section 4 (d) 
post-October 1999. 

(f) You, Wolf, participated in the creation of a document that you knew or 
ought to have known was false and misleading by not signing the offer 
and waiver of conditions, in your capacity as seller, thereby in breach of 
Section 3 (d) of the Code prior to October 1, 1999 and Section 4 (d) post-
October 1, 1999. 

(g) You, Wolf, participated in the creation of a contract that you knew or ought 
to have known was not legally binding in that you did not sign the offer 
in your capacity as seller, in breach of Section 5 (c) of the Code prior to 
October 1, 1999, and Section 6 (c) post-October 1, 1999. 

(h) You, Wolf, concealed the pertinent fact that you were part owner of 224 
Deer Park Place, thereby in breach of Section 3 (c) of the Code prior to 
October 1, 1999 and 4 (c) post-October 1, 1999. 

(i) You, Wolf, failed to disclose that you and your family members had 
purchased 224 Deer Park Place thirty-five (35) days prior to the offer. 
You failed to advise and  that you purchased the property for 
$167,000.00, that being $20,000.00 less than what your clients, and 

, purchased the property for on June 16, 1999. By failing to 
disclose this relevant information to and , you breached 
Section 1 (e) of the Code prior to October 1,1999 and Section 2 (e) post-
October 1, 1999. 

U) You, WOlf, acted in a dual agency capacity when dual agency was not 
agreed to in writing by in breach of Section 2 (b) of the Code prior to 
October 1, 1999 and Section 3 (b) post-October 1, 1999. 

(k) You, Wolf, did not render a competent service to your clients, and 
, in that you did not exercise reasonable care and skill when you 

estimated the market value of 224 Deer Park Place SE Calgary in breach 
of your duties as an Agent and in breach of Section 5 of the Code prior to 
October 1, 1999 and Section 6 post-October 1, 1999 

(I) You, Wolf, did not provide and with a true copy of the Real 
Estate Purchase Contract in breach of Rule 28 (3) (a) of the Rules prior to 
October 1, 1999. 

(m)You, WOlf, did not act in accordance with your client's lawful instructions. 
requested that you show her other properties, you refused to do 

so, in breach of Section 1 (b) of the Code prior to October 1, 1999 and 2(b) 
post-October 1, 1999. 
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39 Queen Isabella Close SE Calgary 

TRANSACTION #1 TO 416754 ALBERTA INC. 

13) On February 2ih, 1998, Wolf acted as an agent (salesperson) for 416754 Alberta 
Inc. on the purchase of 39 Queen Isabella Close SE Calgary. The sole director of 
416754 Alberta Inc. was  Marc Wolfs wife. The purchase price was 
$132,000.00. The particulars of the February 27, 1998 offer were a $29,000.00 
down payment and an assumption of the existing mortgage in the amount of 
$103,000.00 more or less. The completion date on the offer was set for Aprii 1, 
1998. 

TRANSACTION #2 416754 ALBERTA INC TO 

14) On April 22, 1998, Wolf acted as a dual agent for 416754 Alberta Inc., seller, on 
the sale of 39 Queen Isabella Close SE Calgary to . The purchase price was 
$157,500.00 (the " offer"). The particulars of the offer were a new 
mortgage in the amount of $149,625.00, and the balance of $7,875.00 to be paid by 
deposit and cash to close. The closing date of the sale was April 30,1998. Impact 
Real Estate is listed as the seller's and buyer's agent. The offer to purchase does 
not have the seller's initials in section 4.5 and section 10.5 is not completed. 

15) Title was issued in the names of and on May 20, 
1998. A new mortgage was placed on the property on the same day for the amount 
of $155,235.00. 

16) The MLS input sheet for 39 Queen Isabella Close SE Calgary indicated a listing 
price of $157,900.00, and the brokerage as "Impact Real Estate Group Ltd." The 
sale date is shown as May 22, 1998, with an adjustment date of May 15, 1998 and a 
sale price of $157,900.00. The offer to purchase and the title show a purchase price 
of $157,500.00. The MLS input sheet does not disclose the buyer and seller. 

TRANSACTION #3 I TO AND 

17) On May 28, 1998, Wolf acted as a dual agent for and as seller 
and and as purchasers on 39 
Queen Isabella Close SE Calgary (The "  offer"). and 
purchased 39 Queen Isabella Close SE Calgary for $178,735.00. The particulars of 
the offer were an assumption of a first mortgage in the amount of 
$155,235.00, a second mortgage in the amount of $8,500.00, an $8,000.00 deposit 
and $7,000.00 by further deposits on specified dates. The possession date on the 

offer was the next day, May ,1998. 
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18) Attached to the  offer and forming part of the contract was an Addendum "A" 
wherein and agreed to allow the release of the initial deposit of 
$8,000.00 to  and  A historical title search indicates the property 
was transferred into and names on July 8, 1998. 

19) The Mortgagee for the second mortgage of $8,500.00 was 416754 Alberta Inc. The 
sole director of 416754 Alberta Inc. is  Marc Wolfs wife. There is no 
disclosure on the offer that the second mortgagee was related to Wolf. The offer 
indicated that there would be seller financing. 

20) The MLS input sheet for the sale of  and to indicates the 
property sold to a purchaser named "  and the sale price was $183,135.00. 
The purchaser's names were and and the actual sale price was 
$178,735.00. Further, the MLS input sheet indicates an adjustment date of July 1, 
1998, and a sale date of July 21, 1998. 

21) was not provided with a true copy of the Real Estate Purchase Contract. 

22) This is conduct deserving of sanction, in that: 

TRANSACTION #3 I TO AND 

(a) You, Wolf, failed to disclose all relevant information to your purchasing 
client,  in that you did not advise her that you were involved in the 
purchase of 39 Queen Isabella Close by your wife's company, 416754 Alberta 
Inc., only 4 months prior for the amount of $132,000.00. You failed to advise 
your purchasing client, , that you sold 39 Queen Isabella Close SE 
Calgary, to  and only one month prior. 

(b) You, Wolf, failed to act in your client's best interest, in that you failed to 
provide the client with a list of the current prices of the properties in the area, 
and you failed to exercise care and skill when you estimated the value of 39 
Queen Isabella Close SE Calgary. 

(c) You, Wolf, failed to act in your client's best interest by not ensuring the 
client received independent advice with respect to releasing the initial deposit 
to the sellers, when you, as an agent for , were under an obligation to 
recommend that she obtain independent advice. 

(d) You, Wolf, failed to provide with all relevant information in that you 
failed to advise in writing that the second mortgagee was your wife's 
numbered company. 

(f) You, Wolf, did not provide with a true copy of the Real Estate 
Purchase Contract in breach of Rule 28 (3) (a) of the Rules prior to October 1, 
1999. 
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228 Queen Charlotte Way SE 

TRANSACTION #1 TO 416754 ALBERTA INC. 

23)On April 30 1998, Wolf acted as the Buyer's Agent in an offer between  as 
seller, and 416754 Alberta Inc., as buyer, in an offer for 228 Queen Charlotte Way 
SE. The purchase price was $139,000.00. The particulars of the offer were an 
assumption of mortgage in the amount of $89,000 with an $50,000 down payment. 
Completion date was to be October 31, 1998. Disclosure on the offer states "Seller 
aware buyer is related to selling realtor." 

24 )Upon transfer of the title on November 2, 1998 from  the new registered 
owner was not 416754 Alberta Inc. but 800008 Alberta Ltd., another company with 

 as the sole director. 

TRANSACTION #2-800008 ALBERTA LTD TO AND MARC WOLF 

25)On November 2, 1998, you, Wolf, re-listed 228 Queen Charlotte Way SE for the 
amount of $164,900.00. The listing brokerage was "Impact Real Estate Group Ltd." 

26)On November 11, 1998. 800008 Alberta Ltd. sold 228 Queen Charlotte Way SE 
Calgary to and Marc Wolf for the amount of $162,500.00. The 
particulars of the transaction were a new first mortgage of $154,375.00 and the 
balance of $8,125.00 by way of initial deposit and cash to close. Completion day 
was November 27,1998. Title was issued on December 14th 1998 to Marc Wolf and 

 Value of the property on the title was listed as $162,015.00. 

27)The MLS input sheet indicates a list date of November 2, 1998, a sale date of 
December 7 1998, and a December 15th 1998 adjustment date. 

TRANSACTION #3 At~D MARC WOLF TO 416754 ALBERTA INC. 

28)On June 11, 1999 and Marc Wolf transferred 228 Queen Charlotte Way 
SE Calgary to 416754 Alberta Inc. The consideration indicated on title was cash and 
mortgage. The value was listed as $162,015.00. 

TRANSACTION #4-416754 ALBERTA INC. TO 

29)On October 8, 1999, 228 Queen Charlotte Way SE Calgary was sold to 
for the amount of $180,000.00 (the " offer"). Particulars of the 

transaction were an assumption of mortgage of $158,000.00, a 510,000.00 second 
mortgage by seller financing, $2,000.00 initial deposit and 510,000.00 balance 
owing. Disclosure on the offer states "Buyer aware realtor is related to 
seller/owner." 
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30) signed dual agency disciosure acknowledgement; however, the listing 
agent and prospective buyer sections were not completed. 

31 )The Calgary Real Estate Board MLS input sheet indicated that 228 Queen Charlotte 
Way SE Calgary was listed on September 29, 1999, a sale date of November 4, 
1999, and an adjustment date of November 4, 1999. The days on the market are 
listed as thirty-six. The brokerage is listed as "Residential One Impact Group" 

32)This is conduct deserving of sanction, in that: 

TRANSACTION #4-416754 ALBERTA INC. TO 

(a) You, Wolf, participated in the creation of a document that you knew or 
ought to have known was false or misleading in that you made 
representations on the Calgary Real Estate Board MLS input sheet by 
stating that 228 Queen Charlotte Way SE Calgary was sold on November 
4th 1999, an adjustment date of November 4, 1999, with a total of thirty six 
days on the market. When, in fact, the property was sold to on 
October 8, 1999 and not November 4, 1999, and as such was only on the 
market for 9 days. Additionally, you, Wolf, indicated on the MLS Listing 
that the brokerage for the transaction was Residential One Impact Group 
when the brokerage was not the brokerage in the transaction, thereby 
breaching Section 3 (d) of the Code prior to October 1, 1999 and Section 4 
(d) post-October 1, 1999. . 

189 Wood Valley Drive SW 

TRANSACTION #1 PRUDENTIAL RELOCATION TO WOLF 

33)On or about September 28, 1997, you, Wolf, were the agent for a buyer listed as 
"Wolf' on an offer to purchase of 189 Wood Valley Drive SW Calgary. The 
particulars of the offer to purchase were a purchase price of $196,000.00, a new 
mortgage of $176,400.00, the balance of $19,600.00 to be paid by way of deposit 
and cash to close. The completion date was October 12, 1997. On or about October 
8, 1997, you, Wolf, completed a waiver of financing conditions for the purchase of 
189 Wood Valley Dr. SW. The waiver does not include the seller's name, and there 
is no date in the portion referencing the offer. . 

34 )On October 24, 1997, title to 189 Wood Valley Drive SW Calgary was transferred 
into the names of Marc Stuart Wolf and  

8 

" "-. 

lhoule
Typewritten Text
R.K.

lhoule
Typewritten Text
R.K.

lhoule
Typewritten Text
R.K.

lhoule
Typewritten Text
D.W.



TRANSACTION #2 WOLF TO 416754 AB. INC. 

35)On November 11, 1997, you, Wolf, listed 189 Wood Valley Dr. SW Calgary for the 
list price of $259,900.00. The MLS input sheet indicates a first mortgage in the 
amount of $180,800.00 and a second mortgage in the amount of $28,500.00. The 
MLS input sheet indicates that the property was sold to 416754 Alberta Inc. with a 
sale date of March 9, 1998, an adjustment date of March 10, 1998, a sale price of 
$254,900.00, and the brokerage is listed as Impact Real Estate Group Ltd. 

36)The title to 189 Wood Valley Drive SW Calgary was transferred to 416754 Alberta 
Inc. on June 29, 1998. The sole director of 416754 Alberta Inc. is  Marc 
Wolfs wife. The consideration as set out on the title was cash and mortgage with 
the sworn value of $245,000.00. 

TRANSACTION #3-416754 ALBERTA INC. TO 

37)On March 27, 1999, you, Wolf, acted as a dual agent In the sale of 189 Wood Valley 
Dr. SW Calgary, wherein 416754 Alberta Inc. was the seller and and 

( ) were the purchc...::::!rs. Dual agency disclosure 
acknowledgment was executed. The particulars of the offer were a purchase price 
of $255,000.00, an assumption of the mortgage of $177,384.00, a second mortgage 
by way of seller financing for $37,616.00, and, the balance of the purchase price 
paid by deposits and cash to close in the amount of $40,000.00. All deposits were 
paid directly to the seller or the director of the seller, . Possession date 
was set for September 1, 1999. 

38)On June 24, 1999 signed an agreement to take possession of 189 
Wood Valley Drive SW Calgary as a tenant-at-will. Further agreements were 
entered into agreeing to allow the to take possession as of July 1, 1999, 
and if the transaction failed to complete, the would forfeit all the 
deposits and would be required to vacate the property. Rent in the amount of 
$1,500.00 per month was to be paid for the duration of the tenancy-at-will. A further 
agreement was entered into by the allowing for the deposits to be 
released to the seller. No dates were indicated on the latter two agreements. At the 
time of closing, the first mortgage was in the amount of $175,134.93, the second 
mortgage, by way of seller financing, was $40,427.88. Title to 189 Wood Valley 
Drive was transferred to the on September 16th 1999. 

39)The did not receive a copy of the Real Estate Purchase Contract. 

40)Wolf showed the only two properties. Both properties were associated 
with Wolf. 
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41 )This is conduct deserving of sanction, in that: 

TRANSACTION #2 \VOLF TO 416754 AB. INC. 

(a) You, Wolf, knowingly or recklessly made a representation in the course of 
advertising or marketing a property that was materially untrue. You listed on 
the MLS input sheet, in November 1997, that 189 Wood Valley Drive SW was 
listed with Residential One Impact Realty when the property was not listed 
with Residential One Impact Realty. 

TRANSACTION #3-416754 ALBERTA INC. TO 

(b) You, Wolf, did not fulfill your fiduciary duties to your purchasing client 
 specifically you did not act in your client's best interests, by not 

providing the with a list of the current selling prices of the 
properties in the area and you failed to use proper skill and knowledge when 
you estimated the value of 189 Wood Valley Dr. SW Calgary, in breach of 
your duty as an Agent and in breach of Section 1 (a) of the Code prior to 
October 1, 1999 and Section 2 (a) post-October'1, 1999. 

(c) You, Wolf, did not disclose all relevant information to the in that 
you did not advise the that the average price of homes on Wood 
Valley Drive was $215,575.00, that being $39,425.00 less than what the 

paid for 189 Wood Valley Drive SW, in breach of Sections 1 (e) of 
the Code prior to October 1, 1999 and 2 (e) post-October 1, 1999. 

(d) You, Wolf, did not use your best efforts to ensure that the 
obtain independent advice when a prudent industry member 

would conclude a client may be in a vulnerable position in that your wife's 
company was the seller; you acted in a dual agency capacity and your wife's 
company was the second mortgagee, in breach of Section 1 (k) of the Code 
prior to October 1, 1999 and 2 (k) post-October 1, 1999, and Section 1 (m) of 
the Code prior to October 1, 1999 and 2 (m) post- October 1, 1999. 

(e) You, Wolf, failed to act in your client's best interest by not ensuring that all 
deposits were held by an independent party, and by allowing the release of 
the deposit to your wife's numbered company prior to the completion date, 
thereby in breach of Section 1 (a) of the Code prior to October 1, 1999 and 
Section 2 (a) post-October 1, 1999. 

(f) You, Wolf, did not provide the with a true copy of the offer to 
purchase for 189 Wood Valley Drive in breach of Section 28 (3) (a) of the 
Rules prior to October 1, 1999. 
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189 Wood Valley Drive Continued 

TRANSACTION #4 TO WOLF 

42)On or about July 28, 2000, you, Wolf re-listed 189 Wood Valley Dr. SW Calgary on 
behalf of  The listing agreement indicated the brokerage as 
Trans/Act Real Estate with a list price of $274,900.00. The expiry on the listing was 
December 31, 2000. The real estate commission was seven percent on the first 
hundred thousand and three percent on the balance. The brokerage was offering 
other brokerages compensation of three percent on the first hundred thousand and 
one percent on the balance. No offers were presented during the listing period. 

43)One day after the listing expired, that being January 1, 2001, 
received a letter from the second mortgagee, 416754 Alberta Inc. The letter 
indicated that , as mortgagor, was in arrears and that the mortgagee was 
not going to renew the mortgage for a further term. signed the letter. 
Additionally. the letter advised that the interest rate would increase from fourteen 
percent to nineteen percent. 

44)On or about January 17, 2001, re-listed 189 Wood Valley Drive SW with 
Realty Executives Chinook City. The sellers' agents were and 

The list price was $229,900.00. The listing was to expire on May 1,2001. 

45)On or about February 8, 2001, received an offer from a purchaser 
named  Purchase price was $202,737.00. did not counter 
the offer. 

46)During the listing with Realty Executives Chinook City, Wolf met with the 
and advised them the list price was too low for 189 Wood Valley Drive SW. 

47)On or about February 15, 2001, Wolf acted as the purchaser's agent in an offer to 
purchase (the first offer) of 189 Wood Valley Dr. SW Calgary. The purchase price 
offered was $229,900.00. The buyer was 898665 Alberta Ltd. is the 
director of 898665 Alberta Ltd. The particulars of the offer were the purchaser would 
pay an initia! down payment of $16,871.00, assume the first and second mortgages 
of $172,737.00 and $40,292.00 respectively. The second mortgagee was held by 
one of numbered companies. The offer was countered by 

but not accepted by the purchaser. 

48)On or about February 19, 2001, Wolf acted as the purchaser's agent in an offer to 
purchase (the second offer) of 189 Wood Valley Drive SW Calgary. The purchaser 
was 898665 Alberta Ltd. The purchase price offered was $224,070.00. The 
particulars of the offer were $5,000 as a down payment, assumption of the first 
mortgage of $172,737.00, assumption of the second mortgage of $40,292.00, and a 
cash balance to close of £6,041.00. The offer included an extensive addendum that 
included a clause that set off the selling commissions against the purchase price, 
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the disclosure and other particulars. This offer was not accepted or even countered 
by  

49)On or about March 15, 2001, Wolf acted as agent for 898665 Alberta Ltd. in an offer 
to purchase of 189 Wood Valley Drive SW Calgary. The purchase price offered was 
$229,900.00 (the third offer). The particulars of the offer were an initial deposit of 
$11,041.10, assumption of the first mortgage in the amount of $172,737.00, 
assumption of the second mortgage in the amount of $40,292.00, and $5,829.90 by 
way of a set off of the selling agent's commission. accepted this offer. 

50)This conduct is deserving of sanction, in that: 

(a) You, Wolf, failed to advise you client that the 
listing fee that you were charging for the sale of 189 Wood Valley Drive 
was four percent on the first one hundred thousand and two percent 
on anything over one hundred thousand. You further failed to advise 

that you would offer other brokerages a selling 
commission of three percent on the first one hundred thousand and 
one percent on the balance over one hundred thousand, in breach of 
Section 4 (a) of the Code prior to October 1, 1999 and Section 5 (a) 
post-October 1, 1999. 

(b) You, Wolf failed to act in your client's best interest in that you failed 
to use reasonable care and skill when you estimated the value of 189 
Wood Valley Dr. SW Calgary, on July 28, 2000 in breach of your 
duties as an Agent and in breach of Section 2 (a) of the Code post-
October 1, 1999. 

(c) You, Wolf, interfered with the contractual arrangement relating to 
the listing between the and Realty Executive Chinook City, 
in breach of Section 7 (h) of the Code post-October 1, 1999. 

629 Agate Cres. SE Calgary 

Transaction #1  Purchase 

51 )You, Wolf, on or about February 6, 1999, acted as agent for on the 
purchase of 629 Agate Cr. SE Calgary. The offer to purchase issigned in the name 
of  The particulars of the purchase were a new first mortgage of 
$130,625.00 and the balance of $6,875.00 by way of deposit and cash to close. The 
total purchase price was $137,500.00 and possession date was set for March 1, 
1999. When title was transferred on March 1, 1999, the title was in the name of 
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Transaction #2 to 

52)You, Wolf, acted as dual agent in the sale of 629 Agate Cres. SE Calgary from 
to and ( ") on or about 

March 20,1999 in the amount of $165,500.00 (The " purchase"). 

53)You. Wolf, led and to believe that  owned 629 Agate 
Cres. SE. You further advised that the mortgage on the property had just been 
renewed and that the property had been previously rented. 

54) and requested that Wolf provide them with a list of comparable 
properties in the area. No list was provided. 

55)You, Wolf, did not provide and with a true copy of the offer to 
purchase. 

56) instructed Wolf to include a number of terms in the offer to purchase. The 
specific terms wanted included were repairs on the property, some yard care 
and garbage removal. No provision was made for this request in the offer to 
purchase. 

57)That on March 24, 1999, you, Wolf, signed the waiver of conditions as witness to 
and signatures. 

58)You. Wolf, indicated "Residential One Impact" as seller's agent and buyer's agent 
on the offer to purchase. 

59)This is conduct deserving of sanction, in that: 

(a) You, Wolf, did not disclose all relevant information to and in 
that you did not advise them that you acted as the purchaser's agent in the 
purchase of 629 Agate Cres. SE Calgary three weeks prior to the 
purchase. Further, you did not advise and that the property 
was purchased for $28,000.00 less than what and paid on 
March 20, 1999, in breach of Section 1 (e) of the Code prior to October 1, 
1999 and 2 (e) post-October 1, 1999 and this was not in your client's best 
interest in breach of Section 1 (a) of the Code prior to October 1, 1999 and 
2 (a) post-October 1, 1999. 

(b) You, Wolf, knowingly or recklessly made a representation in the course of 
marketing 629 Agate Cres. SE Calgary that was untrue, in that you 
advised and that the mortgage on the property had just 
been renewed. The mortgage was not being renewed as it had just been 
placed on the property. Further, you led and to believe that 

owned the property, when did not own the 
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property. This is in breach of Section 3 (a) of the Code prior to October 1, 
1999 and 4 (a) post-October 1,1999. 

(c) You, Wolf, failed to provide and with a true copy of the offer 
to purchase, in breach of Rule 28 (3) (a) of the Rules prior to October 1, 
1999 and Rule 27 (a) post-October 1, 1999. 

(d) You, Wolf, failed to obtain dual agency agreement in writing prior to acting 
on behalf of and  in breach of Section 2 (c) of the Code prior 
to October 1, 1999 and Section 3 (c) post-October 1, 1999. 

(e) You, Wolf, did not act in accordance with your client's lawful instructions in 
that you did not draft the offer to purchase to include the terms requested 
by , in breach of Section 1 (b) of the Code prior to October 1, 1999 
and 2 (b) post-October 1, 1999 and your failure to draft the requested 
terms was not in your client's best interest in breach of Section 1 (a) of the 
Code prior to October 1, 1999 and 2(a) post October 1, 1999. 

(f) You, Wolf, knowingly made a representation in the course of marketing 
629 Agate Cres. SE that was untrue in a material respect in that you 
advised E!nd that you had spoken to your manager and he, 
(your manager), would not allow you to leave any documents with current 
market prices of homes in the area for and o review. When. 
in fact. you never called your manager,  to request that you 
be allowed to leave current market value information with and 

, in breach of Section 3 (a) of the Code prior to October 1, 1999 and 
4 (a) post-October 1, 1999. 

(g) You. Wolf, participated in the creation of a contract or document that you 
knew or ought to have known was false and misleading by indicating in the 

offer to purchase that "Residential One Impact" was the Seller's 
and Buyer's agent when you knew that Residential One Impact Real 
Estate did not have the listing for 629 Agate Cres. SE, in breach of Section 
3 (d) of the Code prior to October 1,1999 and 4 (d) post-October 1,1999. 

(h) You, Wolf, participated in the creation of a contract or document that you· 
knew or ought to have known was not legally binding, by witnessing the 
signatures of and when neither or  signed the 
waiver of conditions document, in breach of Section 5 (c) Code prior to 
October 1, 1999 and Section 6 (c) post-October 1. 1999. 

(i) You, Wolf, partiCipated in the creation of a contract or document that you 
knew or ought to have known was false and misleading by witnessing the 
signatures of and when and did not sign the 
waiver of conditions on the purchase of 629 Agate Cres. , in breach of 
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Section 3 (d) of the Code prior to October 1, 1999 and 4 (d) post-
October 1, 1999. 

168 Shawinigan Drive SE 

Transaction #1 Transfer to 

60)On or about August 6, 1991, and transferred 168 Shawinigan 
Drive SE as transferors to  as transferee. Title indicates that the true 
consideration paid by was cash and an assumption of mortgage. The 
value of the property was sworn as $124,000.00. Approximately 17 days later, the 
property was transferred or sold to and (the ) for 
the consideration of $136,000.00. 

Transaction #2 to 

61 )On or about June 26, 1997, the listed 168 Shawinigan Drive SW Calgary 
for sale. Wolf was listed as the seller's agent. The listing provided for an expiry date 
of December 25, 1997. The asking price was not included on the listing contract. 

62)On or about July 18, 1997, Wolf offered to purchase 168 Shawinigan Drive SW 
Calgary, Alberta for the amount of $157,900.00. The particulars of the transaction 
were a $500.00 deposit, new financing inthe amount of $118,475.00 with 
$38,925.00 cash to close the transaction. At the time of closing of the transaction, 

 first and second mortgage balances were $118,554.92. There were other 
financial encumbrances on the title that were paid out by lawyer. The 
difference between the new mortgage placed on the property, by Wolf, and the 
outstanding balance on the old first and second mortgages was approximately 
$130.00. In an undated memo, Wolf agreed to transfer 168 Shawinigan back to the 

on or before March 1, 1998. 

63)The MLS input sheet for 168 Shawinigan Drive SW indicated a list date of June 27, 
1997, a list price of $157,900.00, the Listing Brokerage as Impact Real Estate 
Group Ltd. and the purchaser as " " 

64)The statement of adjustments on the sale of 168 Shawinigan Drive SW Calgary 
indicated that the cash to close of $38,925.00 was not cash but was a credit to the 
purchaser, (Wolf), by way of promissory note in the amount of $13,925.00 and 
$25,000.00 by way of improvements. 

65)During the time that Wolf held the property in his name,  paid $1,300.00 per 
month to Wolf for rent. The rent was to cover the first and second mortgage. There 
was no second mortgage registered on the property during the time Wolf held the 
property in his name. 
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66)On or about June 3D, 1998, Mark Wolf transferred 168 Shawinigan Drive SW 
Calgary back to the for the amount of $142,000.00. The assumed 
the mortgage that had been placed on the title by Wolf with an original principal 
amount of $118,425.00. Wolf then took a $25,000.00 second mortgage on the 
property. 

67)168 Shawingan Drive SE was advertised for sale on the MLS on September 27, 
1999. 

68)This is conduct deserving of sanction in that: 

(a) You, Wolf, drafted a listing agreement for the sale of 168 Shawinigan Drive 
SW Calgary, and that you failed to indicate the asking price for the property, 
thereby rendering the terms of the contract uncertain. 

(b) You, Wolf, failed to act in your client's best interest when you offered to 
purchase 168 Shawinigan Drive SW from your , you did not ensure 
that you r client receive independent advice with respect to selling you 168 
Shawinigan Drive when it was your duty as their Agent to advise the 
to seek independent advice. 

(c) You, Wolf, participated in an offer to purchase that did not accurately 
reflect the true consideration paid by you for 168 Shawinigan Drive SW. You 
did not pay the balance due as set out in the offer to purchase of $38,925.00. 
The cash to close (balance owing) was never paid but was represented in the 
statement of adjustments as a promissory note and improvements. 

(d) You, Wolf, breached your duty of loyalty to the in that you 
purchased their property without first communicating to them all the relevant 
information. More specifically, you did not advise the of the cost of 
your services to take over 168 Shawinigan Drive for six months. This 
knowledge would have influenced the decision in determining if they 
should sell the property to you. Further, the transaction was not a righteous 
one in that you purchased the property for approximately $119,000.00, and 
not $157,900.00 as set out in the offer to purchase. 

(e) You, WOlf, breached your duty of loyalty to the in that you 
misused information provided to you by in that you knew the
were in the final stages of foreclosure, and at that time you offered to 
purchase the property for $119,000.00 and not the $157,900.00 as set out in 
the offer to purchase thereby advancing your own interests. 

(f) You, Wolf, failed to disclose all relevant information to the in that 
you failed to advise the that you were going to register a $25,000.00 
mortgage on the property when you transferred the proper::y back to them. 
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(g) You, Wolf, advertised 168 Shawingan on September 27,1999 without the 
approval and knowledge of the in breach of Section 3 (b) of the Code 
prior to October 1, 1999 and Section 4 (b) post October 1, 1999. 

136 Deer Moss Cres. SE 

Transaction #1 Buchholz to 

69)You, Wolf, acted for the purchaser  on January 27, 1998 for the 
purchase of 136 Deer Moss Cres. SE Calgary, Alberta. The particulars of the offer 
to purchase and amendments thereto were a purchase price of $154,000.00, a 
completion date of March 27,1998, and a new mortgage of $146,300.00. The 
balance of the purchase price was to by paid by deposits in the amount of 
$7,700.00. The seller was  

70)When title transferred from on March 24, 1998 the title was in the name 
of  and  A new mortgage in the amount of 
$149,957.00 was registered on the same day. 

71 )On April 8, 1998, you, Wolf, re-Iisted 136 Deer Moss Cres. SE for the amount of 
$179,900.00. The MLS input sheet indicates the seller as undisclosed. 

72)On April 8, 1998, you, Wolf, received a full price offer to purchase for 136 Deer 
Moss Cres. SE. The purchasers were and . Another 
industry member represented the purchasers. The names of the sellers, 
and  are not on the offer to purchase. The offer was subject to financing 
and a home inspection. The offer did not proceed as the inspection indicated the 
roof and foundation required repairs. 

Transaction #2 to 

73)On April 11, 1998, you, Wolf, received an offer from 
for 136 Deer Moss Cres. SE Calgary. The particulars of the offer were a purchase 
price of $1'79,900.00. an initial deposit of $10,000.00, an assumption of mortgage in 
the amount of $149,950.00, and a balance owing of $19,950.00. The sellers' names 
are not on the offer to purchase. You were acting in a dual agency capacity. 

74 )The dual agency disclosure notice didn't include the sellers' names. 

75) was not provided with any current market value information on 136 
Deermoss Cr. SE and she viewed only one property. Further, you advised 
that you needed $30,000.00 down, and if didn't have the $30,000.00, 
then they would not get the property. 
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76)This is conduct deserving of sanction in that: 

(a) You, Wolf, failed to disclose all relevant information to your client, 
 in that you did not advise that you were involved in the 

purchase of 136 Deer Moss Cres. in January 1998 for the amount of 
$154,000.00, that being $25,900.00 less than what purchased the 
property for in April 1998. 

(b) You, Wolf, failed to disclose all relevant information to your client, 
 in that you failed to advise that you and the seller, 

and  had worked together in the past. 

(c) You, Wolf, did not use reasonable care and skill in drafting the offer to 
purchase in the transaction in that you did not complete the name of 
the sellers in the offer to purchase. 

(d) You, Wolf, did not act in your client's best interest in that you did not 
provide your client with any current market value information on 136 
Deermoss Cr. SE, and you did not show your client,  any other 
properties so that she could make an informed decision on the purchase of 
136 Deermoss Cr. SE. 

10701 Hidden Valley Dr. NW 

77) listed 10701 Hidden Valley Drive NW Calgary. was a personal 
friend of the seller, . 
viewed 10701 Hidden Valley Drive NW ("Hidden Valley") which was listed at 
$164,900.00. Wolf attended the showing and was the agent. 

78) had a $10,000.00 deposit to purchase the property. This information was 
provided to Wolf. The assumable mortgage on Hidden Valley was $146,500.00. 

instructed Wolf to draft an offer for an assumption of mortgage of 
$146,500.00 and the $10,000.00 deposit making the offer $156,500.00. Wolf 
advised that the seller would not take less than the list price of $164,900.00, 
but with Wolfs help  could purchase the property. Wolf advised  that he 
would lend $8,000.00 to to purchase Hidden Valley. 

79)Wolf drafted an offer, as agent, for the purchase of Hidden Valley on 
March 31, 1997. The particulars of the transaction, as set out in the offer to 
purchase, are an assumption of a mortgage in the amount of $146,500.00 with the 
balance of the purchase price to be paid by cash to close and deposit in the amount 
of $10,005.00 for a total purchase price of $156,505.00. Completion date was for 
May 1, 1997. Wolf advised that he would pay the $8,000.00 dollars directly 
to the seller of Hidden Valley thereby making the total purchase price $164,505.00. 
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80)Thereafter, Wolf attended Hidden Valley Drive and spoke to the seller and  
Wolf advised both the seller and only had $10,000.00 to put 
down as a down payment. advised Wolf and the seller that he would cance! 
the listing and back out of the deal, because only had $10,000.00 to close the 
transaction. If continued to act, the commissions would account for most of 
the $10,000.00 deposit.  advised Wolf and the seller that if he stepped out of 
the transaction, there would be some equity left for the seller. cancelled the 
listing and Wolf wrote a new listing with a list price of $156,500.00 and a 
commission of $250.00. The listing brokerage was Impact Real Estate. 
asked Wolf how he intended to be paid, and Wolf replied that he would work 
something out with  The selier accepted the offer of $156,505.00. The offer 
included a clause that if the mortgage was less than what was set out in the offer to 
purchase, then the purchase price would be adjusted accordingly. The financing 
schedule sets out this agreement with the wording" Cash to assumption of 
mortgage will not exceed $10,000 (ten thousand dollars). Actual purchase price will 
be adjusted accordingly." 

81 ) and Wolf agreed that the $8,000 loan to purchase the property of Hidden 
Valley would be secured by a promissory note that could be registered against the 
title. No time was set to register the promissory note. The interest rate was 16%. 

82)Due to the high interest rate, borrowed the funds from a relative and paid 
Wolf back the $8,000.00. 

83)ln September of 1997, decided to sell Hidden Valley and was advised that he 
paid $156,505.00 for the property. to inquire why 
documents indicated he had paid $156,505.00 for Hidden Valley. informed 

that he paid a $18,005.00 down payment for the property and not 
$10,005.00 as he had paid Wolf the extra $8,000.00 directly. 

84 )This is conduct deserving of sanction in that: 

(a) You, Wolf, did not disclose all relevant information to your principal, , 
in that you did not advise that the selier of Hidden Valley had accepted 
an offer of $156,505.00. 

(b) You, Wolf, did not disclose all relevant information to in that you did 
not advise that you never paid $8,000.00. 

(c) You, Wolf, did not act in your client's best interest by charging 
commission or remuneration in the amount of $8,000.00. 

(d) You, Wolf, breached your fiduciary duties to your client, in that you 
allowed your own personal interests to conflict with the obligations you owed 
to your principal, by obtaining S8,OOO.00 from under false pretenses 
and by charging 16% interest on S8,000.00 in the promissory note. 
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79 Shawinigan Dr. SW 

85) listed 79 Shawinigan Dr. SW Calgary on May 13, 1998. The list 
price was $169,900.00. 

86)Wolf acted as the Buyer's Agent on an offer to purchase for 79 Shawinigan Dr. SW 
on June 17, 1998. The buyer is listed on the offer to purchase as "Wolf." The 
disclosure on the offer states, "The seller is aware that the buyer is related to the 
selling Realtor." 

87)ln an undated letter to  Marc Wolf states "this is to advise you 
that Royal Bank has required me to sign with for the mortgage. I therefore will 
be on title. Thanks Marc." 

88)Thisis conduct deserving of sanction, in that: 

(a) You, Wolf, failed to disclose your direct interest in the property prior to 
entering into a contract to purchase 79 Shawinigan Drive SW in breach of 
Rule 29 (a) (i) of the Rules, made pursuant to the Real Estate Act. 

76 Shawglen Way SW 

Transaction #1 Purchase 

89)You, Wolf, acted as the purchaser's agent in an offer to purchase of 76 Shawglen 
Way SW on March 16, 1998. The name of the buyer is not listed on the offer to 
purchase. The signature of the purchaser is . The particulars of the offer are 
a purchase price of $116,000.00, new financing for $87,000.00, with the balance of 
$29,000.00 to be paid by deposit and cash to close. Completion date was scheduled 
for June 1, 1998. 

90)On or about March 20, 1998, you, Wolf, drafted an amendment to the real estate 
purchase contract and named as the buyer of 76 Shawglen Way SW. 

Transaction #2 Undisclosed Seller ( ) to Buyer

91 )On June 4 1998,you, Wolf, listed 76 Shawglen Way. The MLS input sheet indicates 
a list price of $144,900.00, the seller as undisclosed, a buyer named  Wolf 
as agent for the buyer and seller, and a sale price of $139,900.00. The adjustment 
date on the MLS input sheet is September 1, 1998. 
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Transaction #3 Seller undisclosed to  Purchase 

92)On September 1, 1998, you, Wolf, re-listed 76 Shawglen Way for the list price of 
$156,900.00. The seller was undisclosed on the MLS input sheet, the purchaser 
was and the sale price was $152,000.00. The purchaser's agent did not 
receive a copy of the final accepted offer. 

93)This is conduct deserving of sanction, in that: 

Sale to 

(a) You, Wolf, failed to name the purchaser in the offer to purchase thereby 
rendering the parties to the contract uncertain. 

to 

(b )You, Wolf, failed to provide a true copy of the offer to purchase, to the 
buyer's agent in breach of Rule 28 (3) (b) prior to October 1, 1999 and Rule 
27 (b) post-October 1, 1999. 

67 Fyffe Road SE 

94)You, Wolf, acted as the agent for "Wolf' as purchaser on 67 Fyffe Road SE. The 
particulars of the offer were a sale price of $142,500.00 with new financing in the 
amount of $135,375.00. Completion date of the contract was June 1, 1999. 

95)On or about April 30, 1999 the condition precedent was waived and the offer to 
purchase of 67 Fyffe Road SE. became a firm deal. 

96)On an undisclosed day in May 2000, you, Wolf, sent a note stating 
that the mortgage company required you to be on title of 67 Fyffe Road and 
requested advise the listing realtor. 

97)This is conduct deserving of sanction in that: 

(a) You, Wolf, participated in the creation of a false and misleading document 
in that you drafted a letter to , one year after the real estate 
transaction closed, stating that you were required to be put on title, in 
breach of Section 3 (d) of the Code prior to October 1, 1999 and Section 4 
(d) post-October 1, 1999. 

21 

lhoule
Typewritten Text
D.F.

lhoule
Typewritten Text

lhoule
Typewritten Text
A.N.

lhoule
Typewritten Text
A.N.

lhoule
Typewritten Text

lhoule
Typewritten Text

lhoule
Typewritten Text
J.N.

lhoule
Typewritten Text

lhoule
Typewritten Text
J.N.

lhoule
Typewritten Text
J.N.

lhoule
Typewritten Text
D.C.

lhoule
Typewritten Text
D.C.

lhoule
Typewritten Text
D.C.

lhoule
Typewritten Text



Failure to cooperate with an Investigator of the Real Estate Council 

76 Shawglen Way SW 

98) You, Wolf, attempted to mislead the Investigator, Mr. Dan Gilliland, by stating your 
only involvement with 76 Shawglen Way SW Calgary was when you acted as agent 
for as purchaser on March 16, 1998. When asked by the Investigator 
"Did you have any involvement, Marc, in the subsequent sales of 76 Shawglen Way 
Southwest"? You answered "No." The Investigator asked you again if you had any 

. involvement with the subsequent sales of 76 Shawglen Way SW by asking you the 
question "That was the only time that you were involved, is when sold it to 

"? You answered "Yes." 

99) The Investigator then showed you an MLS input sheet wherein you listed 76 
Shawglen Way SW for the amount of $144,900.00. The list date was June 4,1998 
and you acted as a dual agent for the seller and buyer. The MLS input sheet 
indicated that the seHer was undisclosed, the buyer as and the possession 
date as September 1, 1998. You advised the Investigator that you were involved in 
that sale. At that same time, you also advised the Investigator that you were not 
involved in the subsequent transaction of 76 Shawglen Way SW. 

100) You, Wolf, were then shown an MLS Listing input sheet that evidenced that you 
re-listed 76 Shawglen Way SW on September 1, 1998 and that you were the 
seller's agent. The list price was $156,900.00. The property was sold to 
for $152,000.00. The MLS input sheet indicates a seller as undisclosed. 

136 Deermoss CR. SE 

101) You, Wolf, advised the Investigator that you did not fill in the sellers name in the 
real estate purchase contract between and as 
sellers and as purchaser because you did not know who owned 136 
Deermoss Cr. However, you were involved in an offer to purchase of the same 
address only 3 days prior. You knew who the sellers were on April 11, 1998 
because you had conditionally sold 136 Oeermoss Cr. on April 8, 1998. 

102) You, WOlf, advised the Investigator that when you act in a dual agency capacity, 
you tell your clients that they can make another offer that may be lower than the 
list price. However, you, Wolf, did not allow to offer a lower than list 
price. 

224 Deerpark Place 

103) You. Wolf, advised the Investigator that the  purchased 224 Deer Park 
Place 0:1 a rent-to-own basis. You advised the Investigator that "Like [ said, they 
[  bought it with tne intention of moving in, I don't know how much or 
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whatever they did after that." When, in fact, you, Wolf, wrote a letter to the City of 
Calgary in June 1999 and explicitly stated that the resided in 224 Deer 
Park Place for one and half months. 

104) You, Wolf, advised the Investigator that it was your son,  that entered into a 
rental agreement with an ." .. option to a fellow [ ] who didn't complete it. And 
he moved out and then he {Marc's son] just sold it to someone. To ... to a ... to a 
couple that was looking for a property." When, in fact, you, Wolf, entered into the 
agreement to lease with an option with  and, you, Wolf, sold the property 
to and  

168 Shawinigan Drive 

105) You, Wolf, advised the Investigator that the occupants of 168 Shawinigan Drive 
SW were tenants when, in fact, the occupants were the and they owned 
the property. 

106) You, Wolf, advised the Investigator that the sold 168 Shawinigan Drive 
SW to you and thereafter decided to continue to reside in the property. Further, 
you advised the Investigator that the "after a while they said look, you 
know ... we're interested in buying it back, can we work out a deal"? When, in fact, 
you, Wolf, had agreed to transfer 168 Shawinigan back to the  when you 
purchased the property on July 18, 1997. 

Paragraphs 98 to 106 as set out above is conduct deserving of sanction in that: 

110) You, Wolf, failed to cooperate with the person conducting the investigation by 
providing inaccurate and misleading information to the Investigator of the Real 
Estate Council of Alberta in breach of Section 38 (4) of the Real Estate Act. 

AND FURTHER TAKE NOTICE that the Hearing Panel may make one or more of the 
orders outlined in section 43 of the Real Estate Act, including but not limited to an order 
for cancellation or suspension of any authorization issued to the industry member by 
the Council, a fine and costs. 

AND FURTHER TAKE NOTICE that the following Hearing Panel members will hear the 
charges against you: 

1.Barry Gogal 
2.Glen Chapman 
3.David Hicks 
4.Ken Green (alternate) 

If you have any objections to the composition of the Hearing Panel, you must notify the 
Real Estate Council of Alberta of your objections, together with the reasons for your 
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objections within 14 days. If you fail to object to the composition of the panel within 14 
days, the proposed panel will hear the charges against you. 

AND FURTHER TAKE NOTICE that oral submissions shall be heard by the Hearing 
Panel. If you fail to attend the hearing, the Hearing Panel will hear the case and make a 
decision in your absence. 

DATED at the City of Calgary, in,the Province of Alberta, this 4 day of December 2001. 

Real Estate Council of Alberta 

Bob '-' 
Executive Director 
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THE REAL ESTATE COUNCil.. OF ALBERTA 

IN THE MATTER OF Subnct10n 39{1)(b) and 41 of the R#!Qt Enllle Ad, S.A. 1995, 
c..R.-4,S 

AND IN TB:E MA TIER OF a Hearn. nprd.iDg the c:-ond .... ct Dr Man: won 
~ oed.s B. agent (aalespcnoQ) 1Irith Tt'IIJJJJlAa Re;aJ Estate C~rponlt:Um BDd 
fOl"Ulerly regbtereci IrS an agent ($aln;penoa) ...Jth Impllct ~ EJhlte Group Ltd. 

o/a Residential o~ Impru:.1 Rral ESlate Group 

llear1ng Data: 

B.ny Gttpl., Chairm.a.rl 
CI-eu Chaparu 
DaYid Elick. 

MsTC Wolf - DO au. own beCa.l:f 

Jocr::i)'11 Caldwell - on behalf of tb~ 
Ex..ca.fiv£ Director of tbe Real Eatate 
CoaaeiJ Dr Albc:rta 

March 6 &: 7-, April ~ & 6:. 1002 
CalpQ' Albert. 

DECISION 

UPON this mancr coming before the Hearing Panel of the Real Estate Council of 
Allx::tu at a Hearing Held rm !he dates DOt~ abo~ AND UPON b.earing COUl1.f;c[ for Lhc 
lU:al Estate Council of ~ AND UPON he.ari.Dg M:a:n;:: Wolr, AND UPON .b.c::ari:ng 
the wito.c:s&(;s and evidence presented at the Hearing; 

THE HEI\.RlNG PANEL HEREBY FINDS AND ORDERS AS FOLLOWS; 



1.BACKGKO~~FACTS 

Thl~ matter in VONCS aUegariOllS of conauct dc:sc::n'ing of sa.ncrion arising aut of multiple:: 
real estatel:nllJ,S.aC[jons between 1997 and 2000 in relation to ell:Ven separate: rr::sidc:ntial 
pr0pcri..ie5 in Calgary. The details of the various traD&i1Idions and propc::rtiC1i are far too 
cuml::Jc::r.9omc:: to 5C1. ODI be:(e. 

M'IU't: Wolf was involved in all transactions in quC5ticn. Iq many cues he was bom the 
agent (sa.h~:lpcrson) and the owner, Qr a relative of the owner, of me property involved in 
th~ tralJ.SaCtion. 

AlthoUgh each tran.,saction ir; scparan: aod distinct, II r=ommon parrem can be obsenred fa 
rdlltion to most of the propc:rtiC3: 

• Mr. wolf {or a. party rd . .atcd to him) 'lllDUld pu:rch:a.!!le a ccsid.tb.tial pXopeIty. 
- lY1.r. Wolf (ar the n:1aJx::d party) woulcl fi:J::mncc the pun:ba.Bc by high I1ltio mortgage. 

Often the&e W(;tt CMHC Olortg;a~c:lS. 
• The property would t:h<:n b<: sold 10 a nc:w pun:hascr (often 'Nithin weel::! ofthc initial 

purchase) for a price tba.t was SC"Ycral t.bou.san.c:1 doUa:r13 (oftc;n Ic;n,s of tho~ of 
do~) higher than the prior pun:hasc price. 

• The Dew purebucr(s) would have poor credit history or cJibct problems that wollld 
prc::vc:nt thc:m from obta.ining IIlortp1gt: financing. 

• To facilillllc tbr: tr:aDsactioo., the puccbabcr Wi'IS required to PlY several thous.md 
doll..s,rs as a dr:po8it The high ntio mortgage 'WOU.ld be as.sw:necl The dlortfall wo1,Jld 
be financed by a sccood .mortgage from Mr. Wolf (or the ttla1ed vendQr). 

• ~. Wolf would act as agent (saleafel$On) for both the vendor and purch~r in the 
sc.cQnd tra.:a.:s.act:i on. 

- The idr::otity of the veru:kJr would frl;quently be cOflCC8..l~ particularly .... bc:rc: Mr. 
Wolf, llim~lf. was the~. 

• Gc:,:nc:nuly~ the IN.fcl:l.a.!;.crs were unsophisticated lD n:a.l e.s1a.te tra.l'I.5actiOD.!. They 
pla.ced a grt:8t d.c:al of trUst in Mr. Wolf d.! thou agent. particuLarly in n::latiQJt to 
ensw:ing tha1: the purchase price was n:a.!!OtJah1c and that the tra.n.saction llfaB !air. 

• ~y. lhs: pLCpCrty in qUl:':'Stloa WIl5 the CX'lly one Mr. Wolf l!I..buwcd. tbe:: 
purchl!sers. Fn:quently. they were told th.a1 the::n: were ~o other suitable: propc:rt.ie:s 
available. 

- "!be; sale pri~ from Mr. Wolf (or h.iJs. rebaed vendor) to tbr: new purcl:ra.sc:n; was 
a.r:tiflciall)' i.n.flated. . :an c:xpcn: pWr.U$Ct, ~tificd that in ~c:r-al 
i.nstanC\:;:~, the l.l'Ue value of the property was tens of tho'U!l.aOds of dollars lo;vcr EhSll 
the amOWlt paid t.o Mr. Wolf COX' the l':lated vl;'ooor) by his clients. 

• U!>I.l.al1 y. ~ wa.s little IX no negotiation regarding thr pu.n:h:t.sc pricc beaaw.c Mr. 
Wolf would advUi:: ~ clients that he knew t.bc vendoc would .oot acc:cpt a lower 
pril:.C. 

• Mr. Wolf would not disclose to his clients (!hI:: new purchasers) the previous s.ak 
price, even thoug.h in rn.any c:a.sc:-s the pn::vi~ sale;: took place only several weeks 
earlier -.ad for 8u.bstant:i.ally lr.:s.:s woocy. 
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• In virtually evY:rrj ca&(:. Mr. Wolfammgc:d for his clients to use the same lawyer: 
. 

• The: oct n:5ult wa:s Iha:t Mr. Wolf (or Lhe n:lata:f vendor) would profit from [be 
tra..ns;action aI the: C1!.pell!C ai, and l1.tlk.oown to, hilS pun;ba.acr clicn1zi. 

Again, the above J>UIrulliJry i6 intended ocly to describe a very general trend or panern the 
Panel noticed in relatloIJ, to the nwmy tTao58Ctions that were reviewed during the Hearing. 
Mosr: of the tram.ac:ti.oJ.J.S involved unique fa.c:'ts and mucb man: ~l t:ha.r:I 'WbBt is 
described above. 

The-: nwncro~ txansac:tiOI1.8 an: spcclfically describ1::d in PIU"aSfl1phs 1 through 97 of the 
24 page Notice of He::ar.i.ng dated December 4, 200 1. For eilSC of referc:t«;;c, a copy of the 
compldJ: Notic:x: uf Hc:z:rio,g is ~tta.cbed as Scb:=dwe • A" [0 !:his Decision. and is rdi:m:d 
'to below a!!o the: Notice of Hearing. 

During th.c: Hc:ari.ng the: Exc:curive Direcror c.al.led n~ ""';tnc-16C$ in n:lation to the 
rn..artJ:n set out: tn the Notice of Hc:ari.t:lg... MI. Wolf c:fccted not to call any I:vidc:ncc in 
defetua:: of the ch.s:rgcs 8.gllin.st him. 11u: Panel coocill.dcs that., with the ~t:eptia.n of the 
ma:t:1:er3 set out in paragn\phs 22(f), 41(c:), 50(c), S9(c) and (f). 76(a), (b) and Cd). S4{b). 
and 93(b), all of which Wl::.:S:l:: wi.thdraW"Q at t.bc: eooclusioo of t'hl: Hearing" the Exec..rtive 
Din::x;:1I::Jr bas provrn the factlJ.Dl allegations ~ oul i.e. paragraphs 1 thraugn 97 of the 
Notice ofHeari:ng. 

The Panel ...u.o nnds that Mr. Wolf strilc~d the transactions and dealt with hilS clients i:c 
lh<= mannr:r dc:sc:ribed ~yc: far th. purpose of fi~cjnl gain. for h.in::u;,clf or for a related 
party. :at the expcn.s.e ofh.i5 cllenl&. 

In the 'Notice of Hearing the Execu.tive Director also charges, that Mr. Wolf failed to 
cooperate -wilh an Inve-stigator of the Real E&'tith:: Counc;;il by providing i..naccurll,!l: or 
misleading infarma.tion to the: ill'Ye$tl.J,;B.tor. 

The factual allegations i.e rc::lation to the failure to cooperate charge are coatainc:d i.e 
pal1lgrapb! 98 to 106 of the Notice ol Hc;aring. Again, Mr. Wolf elected 10 CAll no 
rndcnce in dcfc:occ of ~ charg.c:s.. Tbt: Panel finds that the E:\.ccunvc;: Dircc\Df bas 
pro-ven thefa.c:bJ.aJ allcg:atiaos in these pa:rilgn!.phs. 

At ~his point, it is appropriate to note that at the Hearing the Executive Director attc::mpted' 
to tntroduce a report flom aD ex.pen hand:writing amdyst. 1bc expert was u.nable 10 
personally ancnd Drld give:: evidence. Tht: Pa:oel uphc::ld Mr. Wolf's objectioo and refused 
to allow the :report to be introduced illto evidc::nce. As a rc::st:1lt,. the Hearing Panel did oot 
review or consider the repoI1 in making its findings. 
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CONDUCT PESERVlNG OF SANCTION 

In light of the above,me Hc.ari~ Paru:l finds that Mr. Wolfi3 guilty ofcondu~t dt:servinb 
of sanc:tion a.! follows: 

1. Breach of Fiau.ciary Duties I f:ill.ing to act in a clients' bc::$t W1.l::rats. E.x.ampJcs of 
sudncandUC[~ 

• ,Failing to disc:lo:!C to clients his intcn:.st in property or his relationship to 
the vc:ndor of propcrty (see Notice of Hcariog, p~g:raphs 12(1:1.) and (0), 
22(01) and g8{Q) for a .few examples of such amduct); 

... Failing to c::lisclose to, or cooce.aling from.. I:ri.s &;;bC1'U!l his i,nvotV'eme.nt io a 
n::ccn[ prior &alQ of the ~ property at a substantially lower price: (:sec 
Notice of Hc:ari.ng,. paragx-aph5 12(i), 22(~) 4lnO S9{a) for a few cx:.amplr;:s of 
such cooduct); 

... Providiot false or misle.adi:ag iDfannatiQD to clients (sec: ~Qticc of 
H C ar111g, paragraphs S9(b) and 84{a) one (d) for exampl~ of Iillch 
coru:hlct); 

• Failing to follow Lawful ins~ObS of clientK 'by :refusio,g to she ... them 
other prope:rtia; as n::::qucsted esc: Notice of He:.:ri:og, paragraph 12Crn) for 
.aD c;QI:rq:dc of such c::onduct);"' 

... Faili.ng to recc:n:nmcnd that clicQts obtain indcpegdc:nt legal advice (liICC 

Notice ofHc:aring, parag.r.aph:s 2.2ee), 41(d) aod 68(b) for a fe..., ~Ies 
of :!nlch coodoct); - . 

• Failing to pro",idc: c;\jc:nts with copic:s of s:lle contracts and other 
docu.mc:o.ts (s.ec Notic:.e of HeariDg, paragraphs 12(1) and 41(f) for a few 
ex.axnplc=s of SDCh c::oo.d:u(:O; 

• Using c:Qllfidc:ntiaJ dient informatica for penooo.al benefit (!iCC Notice of 
liearing., paragraph fiS( r;:J for an c:x.ample of :iuch ccnd.w:t); 

---=-• Obts..ining money from a c:lient under f.aJ.~e pn:tcnscs (set: Notioe of 
Hc::a:ri:ng, paragraphs ~c) and (d) for IUl ~lc of such c::on.du.ct). "' 

2. Creating False or Misleading Documents. Examples of such condud inclu&:; 
Using a document with forged 6ignatwl;"'.S (so: ~otic:.e of Hc:arin~, 
paragraph 59(h) and (\) for an c;;u.mplc: of such condus;r); 

.. Indic::.atinS in. purchase: cont:ra.ctst:hat he: ""as "related" to tb.c; seller, when in 
fact he was an owner of the: property. and therefore was the:: seHer (sec: 
Natice afHc:ariJ:I..g. pangrllpb 12(d) fot" an c;.;.amplc of such c:onduct); 

• wetting fabe purc;bollSC priCC:5 i.n.t:o pu.n:hase document! (s.ee NlXicc: of 
Hearing, p8.l"'iigrapb 68(c) for an c~cunple of SllCh conduct). 

3. Failin,g to comply "\II'ith Dual Agcocy DisclOS'Un: n::qu~_ :EXamples of such 
coI;.dl.lC't inc 1 u de; 

• Failing to obtain consent from client!l to act in a dual agency capacity (see 
Notic!: of Hca;;ing, pa.r21graphs 12(j) and 59(d) for examples of suc:h 
Cl;JndUCI); 



4. Trading in Rc:al Estate outside the: acopc of the brok~rage ;vith which he waJ 
Iiccm.sed. Examples of such conduCT inc:lud.e": 

• See Notice: of Hc:ari:ng. p;migrapbs 32(&), 41 (3) and 59(g} fur C:J..3lllplcs of 
~ucb cxmdllct. 

5. Failing to c:~er.ate With all iovc:sti.gatoT of tbe Real Estate Cowu:::iJ of Albcna. 
ExtU'Dples of such condw:t include: 

• Making f.alse st:m:;:Uta1tJ to an iDvc::sti,r;atw (seeNofu:e of Hearing, 
parag:ra.pbs 101 ~ 104 and l06 far cx.amp1ett of TOUCh condu(:t); 

• Ancrnpting to rai$le:ad IUl il1vestip1or (see Notice of Hearing, p!:lfitgraplu 
98 ilnd 99 for an eXWllplc: of su.;;h coodw;t). 

It must be: po.i.oJ:ed QUI thal the a'boYC is DOt intended to be ao exbau.stive list or each act' 
on Mr. Wolf's part that constitutes c.ondtl.ct dc::sc:rvinl': of sa.ac:tjon.. Simply put. there are 
f:tr too many i.nstaoces of cpoducr deserving of sanction to list 'theJIl all hen:. Tile above 
is m;:rely intended to list the ~nera.l categories of conduct tb~t a.re ~iog of sanction, 
....-irb cx8Tllf'ks of CZlCb :z.s proVcll in evidence at the Hearing 

finally, ir is n;.lcvllIlt to note thAt. in addition to the above, the Hc::a.ri.og Panel found Mr. " , 
WoIrs conduc;:t a1 the bearing to be ovc:::rtly contemptuow of th~ Reel £.stale CQUncil and 
i~ !!itaff. the disciplinary process gc:n.cnllly. some of lin: wi'lnc:::iscs at Ibc!ic::ar.ing, and the 
ExC'CtlriVl': Director and ~l.a.rly the E;x..cc:urive Dizectm's C:OIlJl;ll.C) personally. lDdeo:i, 
at ant! point du::riJJg the Hearing Mr. Wolf t:ocouragc;::d the Panel to find him in contempt. 

SANCUON 

At the cOllch.r.sion of the Hearing the Panel :Ld.vised thr paniC'S UlIrt it would fiIllt make a 
dc=tennlnatlon as to whether tht:re ""115 c:oodu.ct descrving of I5a1'lCtion ~farc hearing any 
subm..i.s!ioU$ as to the level or amoW11; of SIl.tU:tiOll. 

In light of the ~vc findings. it is nCT\ll( ncces.sa::ry to co~id.c:r suomjs.sicns as to sao..ctioo. 
The Hearing will not be rec::.onvened fOT this purpo.se. Submissio;ru; regarditlg s.anc;::tlo.n 
will be rec.c:iva:1 in writing fro:r:n the pa.rties. 

The Ex.:c:cutive Djn:.ctor is h\j:reby dircc;tcd to supply to the Pand and to Mr. Wolf bU 
-rinc::n submi:ssioo.s 00 sanction. togt:thc:r with any .supporting illlilioritiC"5, within one 
wc::c:k of th.i~ Decillion. Me. Wolf will luJyc D:DC wt;:e.k fram receipt of the uc:Cutivc: 
Dirtx:tor's '&uhm.is.:rion within which to re:::spQlld. 

MI. Wolf's written sul:1missioo sbould be addressed 10 M11. Monica BlmTlan, Hearing 
Secretary at me;; office of the Real Estate Council of Alberta (SUlte: 340. 2424 - 4- St., 



S.W., Calgary, AB. T2S 2T4; Fax no: 4{]3-228~3(65). Ms. Bu.rman will ensun; that the: 
submission l:S forwa.rded to the:; PaneL 

The Panel will thro i!i5uc iI Decisioo n:~Dg swx;ticn. 

DA TED at the City of Ed.monton. in the Province of Alberta, this .1..:1-:- day of 
Ap(iJ.  
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THE REAL ESTATE COUNCIL OF ALBERTA 

THE MAlTER OF SubleclioD 39(l)(b) 111U141 oftlt.It",,1 E ..... Act, SA 1~9S, 
c.R..cS 

AND IN THE MAl 1 0 OF a Bania.: np.rdiJI.: die aJlJdm of Mo.n: Wolf 
JlegbIlJl"'ed as _ ageut ( .. kspencaa) witIa T:nmlll Aq """ FAtate Corpcrradc;al ad 
fonnerly .t"eIjall:r'ed ".D.Il a.eIIl <-al~pt'InOII) with Impact Real E.ta~ Graup Ltd. 

01. Reaidl9ltial ODe' Impat:t a". Est.1J: CrOll, 

Bar-ry GogaI. CbairJDua 
Glen Chapaaaa 
David HiC!u 

ippelll"8llCll'l (by wdtbut $ubllliaioa): MIU"C Wolf - .. hn OWD beh.Jf 

.1ocelyJa C.ldw.::U - Oll bdIatr uf the 
Exec:v.tin Dicr::ctor afthl! Real E.tak 
Co_ell Df ~rta 

SANCTIONS DECISION 

UPON' this· J;n.atn::r a:unixl, beck bcfQI'C the H.c.s:I:':mg Pamd of the Real Est3lc 
Coonci! Qf Albc:rta for 1he pu:rposcs of ~ S~ AND UPON the Haning 
IPmcl having preViously made a Decision dan::d April 17.2002 in wbich it war; hdd thal 

a.in c:ow:hJc:t on. the part of Man:: Wolf is dc:;x:;rving of sanc;tiOq; AND UPON the 
caring "fBnc:1 in its April 17. 2002 Dr::cisicm 'Uving apn:ssly n::sc:rvcd jurisdiction 
~ Sanction; AND UPON bavic,g n:.Bd and c:on:aidcn::d the Written SubmissiQM 

regarding Sanction Itlll:n:nitted by both th.e ExcCI,ltive Di-rec.:for UlQ Marc Wolf;. 

1. Mr. Wolf's license to trade in real estIrte ~ hereby iml:nediateJy fe'Vokc:d; 
2. Mr. Wolf shall pay a fioe in the BI'POWlt ofS25,OOO; 
3. Mr. Wolf sh:cUl pay coS't!J of the InVQtigation and .H.euing in the amount. of 

S49.816~ 
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4. Mr. Welf shall not he entitled to 1"I>flPply for a Ucetllle under [he Rral EslaJ.r. .Act 
far a period of7 yc:ars trom the diill:C of this docision; 

DA TltD at the City of EdJnont.cm, in the ~ of Albena. this _ ..... '€ __ 
of May, 2002. 

HEARING PANEL of the 
Stile Ccnutcil ofi Ib 
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