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President’s Message

Our World-Leading Condominium Act
I am writing this on November 3rd,
just two days after the new Condominium Act provisions have come into force.
By the time this issue of Condovoice
is published, we will all be starting to
adapt to the new requirements.
Condominium corporations should all
have received a bill from the Condominium Authority of Ontario (CAO);
payment is due by December 31 for the
period from Sept 1, 2017 to March 31,
2018. If you haven’t received a bill, you
should reach out to the CAO.
If you are professionally managed, you
should confirm with your manager that
they will have their application for licensing submitted to the Condominium
Management Regulatory Authority
of Ontario (CMRAO) by January 29.
Licensing will also be needed if you are
self-managed AND the individuals doing the management accept any form of
compensation for their work (including
the waiving of their maintenance fees).
More interesting to me are the new
information certificates. While many
are seeing these as a negative, administrative burden, I like to focus on the
positive side. Over the years I have sat
in the boardroom with some amazing
condominium boards. These are people
who volunteer countless hours for their
condominium, who sweat every minor
detail, and who make sure their neighbours’ money is being spent wisely. But
when I attend an owners’ meeting with
these same boards, I often walk into
a room of angry unit-owners who feel
that they are being kept in the dark.

They suspect the board of nefarious
activities and trust is nil. In some cases,
the board is communicating well and
these owners simply haven’t read what
has been provided to them, but sometimes it is because they have been so
busy in the boardroom, they have forgotten to share what is happening. The
information certificates are intended to
help fill this gap, keeping unit-owners
more informed about their very important investment.
One of the key pieces of information
provided is the information about the
corporation’s insurance deductible and
the amount that might be passed on
to a unit owner. The intent of this section is to make sure that unit owners
are aware of the potential financial
risk. Unfortunately, the form doesn’t
inform unit-owners that it is possible
for them to obtain deductible coverage when they buy insurance for their
unit. Perhaps this is something boards
can include in whatever covering
memo they issue with the information
certificates.
Change is always hard and adapting
to these new procedures will take time,
but the end result will be a positive step
forward for condominium owners.
I wish all of you the best for the holidays.

Sally Thompson, M.Sc., P.Eng.
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From the Editor

Too Legit to Quit
A wise, veteran condominium President
once told me that the most important task
any condominium President faces is to find
a capable successor.

out the status quo, being the watchful eye
of the established trusty President driving
the well-oiled machine servicing the community... “If it ain’t broke, don’t try to fix it.”

This is a challenge that is easier for some
than others, both in terms of the availability of suitable candidates and the political
nature of condominium communities not
always granting outgoing Presidents the
most graceful of exits to allow for seamless transition.

There is no one path that is the best for
every community. However, there is one
consistency that applies to every condominium in the province; the President does
not appoint herself/himself. Neither do the
unit owners at large. Officer appointment is
determined by the Board as a whole, with
each director afforded a vote if, at any time,
the majority of the Board considers it time
to re-visit office positions. This most often
takes place on an annual basis, either after
the AGM or at the beginning of each year.

The authors, the Canadian Condominium
Institute and its representatives will not
be held liable in any respect whatsoever
for any statement or advice contained
herein. Articles should not be relied
upon as a professional opinion or as an
authoritative or comprehensive answer in
any case. Professional advice should be
obtained after discussing all particulars
applicable in the specific circumstances
in order to obtain an opinion or report
capable of absolving condominium
directors from liability [under s. 37 (3)
(b) of the Condominium Act, 1998].
Authors’ views expressed in any article
are not necessarily those of the Canadian
Condominium Institute. All contributors
are deemed to have consented to
publication of any information provided
by them, including business or personal
contact information.

A few condominiums have introduced
term limits, to guarantee “new blood” and
to provide some idea of the lifespan of a director’s political career in the community
from the outset; while many do not have
such structure and have either an informal
succession plan in place or nothing at all.

Consider supporting the advertisers
and service providers referred to in this
magazine, recognizing that they have
been supporters of CCI Toronto.

Particularly when a director feels that they
excel at the role, it can be difficult to let
go of the reigns. In such a circumstance,
it can be easy to see the shortcomings of
prospective successors and view yourself
as The Last Jedi.

Advertisements are paid advertising
and do not imply endorsement of or
any liability whatsoever on the part of
CCI with respect to any product, service
or statement.

Publications Mail Agreement
#40047055 Return undeliverable Canadian
addresses to Circulation Dept.
2800 14th Avenue, Suite # 210
Markham, ON L3R 0E4
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While finding a successor makes good philosophical sense and looks great on paper,
the very concept can feel like a throwback
to Medieval Times - an era of queens and
kings which often gives way to a successor claiming the throne as opposed to an
amicable and graceful passing of the torch.

As many successful condominium Boards
of Directors thrive on bringing varying
perspectives into consideration, it can be
a challenge to wholeheartedly embrace
someone with different ideologies. This
can make it tough to foresee how the Board
could possibly continue to be effective with-

Ultimately, the burden of finding successors is not the President’s alone - the entire
Board should consider succession planning to be their responsibility and look
beyond the “top dog” spot in the process.
Many successful condominium communities have policies (written or unwritten)
concerning succession, such as appointing
the anticipated next President first to the
role of Vice President or actively trying
to identify and involve prospective future
directors. This allows for a smoother
transition and moves away from a system
that a condominium I know of considered,
perhaps tongue in cheek, where it wanted
to make it a policy to appoint the newest
member of their Board as President… before they had a chance to realize what they
were getting themselves into!

Marc Bhalla, BA, C.Med

Jeff Rodin
President
Condominium Insurance Solutions Inc.

Insurance

The Case for
Unit Owners’
Insurance
Why Would You NOT Insure One of
Your Biggest Investments?

This issue is hard to comprehend when you
factor in the amount of insurance companies that offer tailored products to meet
the needs of the condominium community.
Condominium unit owner insurance policies have been designed to fill in the gaps
of insurance between the corporation’s
policies and the unit owner’s policy. The
condominium corporation’s declaration or
their Standard Unit By-law (S.U.B.) will
define what is insured by the corporation’s
insurance policy. Any insurable items not
listed in the declaration or S.U.B. can be
covered by the unit owner’s insurance
policy. This sounds simple enough, right?

So why is there such a large percentage of
unit owners exposing themselves to financial risk? The answer is misinformation,
an example of which is illustrated in the
following question that I am confronted
with at 99% of all the town hall meetings
I attend. “If my property is damaged by
an event that I didn’t cause, will the individual responsible for the damages pay for
my losses?” This logic may seem flawless
to the uneducated consumer, but the reality
is that any insurable items not listed in the
S.U.B. are the sole responsibility of the unit
owner insurance policy, regardless of who
caused the loss. This gap in coverage can
easily be avoided if the owners have unit
owner’s insurance.
Loss Assessment Coverage is an example of
how the unit owner’s policy will respond to
a potential gap in coverage. This coverage
will respond if the corporation approves a
special assessment because the corporations Insurance was either inadequate or
exhausted to pay for an insurable claim.
How realistic is this event likely to occur? It
is quite possible. For example, if the corporation’s policy is cancelled for non-payment

and during this lapse in coverage a claim
occurred, this loss would be then passed on
to the unit owners as a special assessment.
The unit owners’ loss assessment coverage
would respond to this assessment whether
it was a property or liability claim.
Another question that I am often asked
at town hall meetings is “Why do I need
sewer backup coverage if I do not live on
the ground floor?” Once again this logic
could seem flawless, but this has created financial nightmares for many unit owners.
Municipal By-Laws are very clear with
respect to sewage water; anything that is
touched by sewer water must be removed
from the unit as it can spread disease.
Consequently, sewer backup claims can
be very expensive and are not uncommon
in highrise condominiums. Sewer backup
claims can occur on any floor; if a stacking line gets blocked this will cause the
sewer water to back up in the units above.
This coverage is usually added by endorsement, meaning that it has to be added to
a unit owner’s policy - a broker might advise the unit owner to add this coverage;
however many unit owners will decline
CONDOVOICE WINTER 2017
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ILLUSTRATION BY TOMIO NITTO

Would you NOT insure one of your biggest investments? According to a study
conducted in 2013 by Abacus data approximately “61 per cent of Canadian condominium (“Condo”) owners don’t know
or incorrectly assume their building’s insurance will cover damage to another unit
from water or fire that originated in their
unit, potentially rendering them personally
liable and putting them at financial risk.”
This study illustrates a real and significant
problem facing the condo community.
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this endorsement believing this coverage
is not needed.
Unit owner insurance comes with deductible coverage that deals with another potential gap in coverage. Insurance companies use deductibles as a means to mitigate
losses. For example, deductibles can be
used to reduce the financial impact of a
loss. Deductibles can also be used to deter
clients from submitting nuisance claims.
Consequently, if a corporation has experienced numerous claims it is common practise for the insurance companies to increase
deductibles. In some circumstances the deductibles can be quite harsh; for instance if
the building has suffered numerous large
water damage claims the insurance company can demand water damage deductibles
as high as one hundred thousand dollars.
How does this affect the unit owner with
respect to insurance? Currently, the Condominium Act allows the corporation to
collect the deductible from the unit owner
“If an owner, a lessee of an owner a person
residing in the owner’s unit with the permission or knowledge of the owner, or any other
person or thing that is prescribed, through

The corporation can
charge back the deductible
to the unit owner if they
caused the claim either
by an action that they
performed or an action
they didn’t perform
an act or omission causes damage to a unit,
the common elements or assets, if any, of the
corporation, subject to section (3), and if the
corporation has obtained and maintained
coverage for the damage under an insurance policy, the amount that is the lesser
of the cost of repairing the damage and the
deductible limit of the insurance policy shall
be added to the contribution to the common
expenses payable for the owner’s unit. 2015,
c. 28, Sched. 1, s. 91.” Therefore, the corporation can charge back the deductible to the
unit owner if they caused the claim either by
an action that they performed or an action
they did not perform.

Deductible coverage will respond to this
loss. However, it is very important that the
unit owner continually monitor the corporation’s deductibles to ensure that their
deductible limits match the condo corporation’s deductible limits.
There is no doubt that condominium insurance has inherent complications. For
instance, almost every claim is being processed by two different adjusters, insurance
companies and policies. The condominium
corporation is forced to adhere to the guidelines set forth in the Condo Act and maintain adequate insurance. However, there are
no laws or regulations in place that force unit
owners to purchase home owners’ insurance. The good news is that there are a lot of
proactive boards and property management
teams that are continually promoting town
hall meetings to educate their communities.
However, at the end of the day, it is incumbent on the unit owner to address these issues or face unforeseen financial losses. C V
http://abacusdata.ca/allstate-survey-condoowners-lack-of-insurance-knowledge-putsthem-at-financial-risk/
https://www.ontario.ca/laws/statute/98c19
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Our Business is to Make Yours Shine!
Our Business is to Make Yours Shine!

Whiterose Janitorial Services is a full-service company specializing in Condominium,
Retail, Commercial, Industrial, Shopping Centre & Institutional cleaning since 1986.
Whiterose Janitorial Services is a full-service company specializing in Condominium,
Fully insured & bonded, Whiterose is a member of the Canadian Condominium Institute (CCI)
Retail, Commercial, Industrial, Shopping Centre & Institutional cleaning since 1986.
and the Association of Condominium Managers of Ontario.
Fully insured & bonded, Whiterose is a member of the Canadian Condominium Institute (CCI)
and the
Association
of Condominium Managers of Ontario.
Key
Services
include:
•Key
Floor
cleaninginclude:
& refurbishing
Services

• Carpet installation & cleaning
• Floor cleaning & refurbishing
• Window & wall cleaning
• Carpet installation & cleaning
• 24-hour emergency services
• Window & wall cleaning
• Interior & exterior painting
• 24-hour emergency services
• Vent & duct cleaning
• Interior & exterior painting

• Live-in/-out superintendent duties
• Contract cleaning services
• Live-in/-out superintendent duties
• Garage cleaning services
• Contract cleaning services
• Marble polishing
• Garage cleaning services
• Construction cleaning
• Marble polishing
• Construction cleaning

• Vent & duct cleaning
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Visit our website or call us today
for your no-obligation quote!
Visit our website or call us today
WhiteroseJanitorial.com
for your no-obligation quote!
1-877-253-3648
/ 416-850-9676
C V CONDOVOICE WINTER 2017
WhiteroseJanitorial.com
1-877-253-3648 / 416-850-9676
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COMMITTED TO EXCELLENCE SINCE 1986

By Warren Kleiner
BA (Hons), LL.B
Partner, Shibley Righton LLP

Legislative Update

Welcome to
Ontario’s New
Condo World
One of the Biggest Changes is the New
Condominium Authority of Ontario

At the time of writing this article, we are
only a few weeks away from November
1, 2017, which will be the day that begins
the implementation of the biggest changes in the condominium industry that we
have seen in Ontario since the inception
of the industry and implementation of the
first Condominium Act in 1967.
Considering that there are approximately
10,000 residential condominium corporations in Ontario with approximately

800,000 residential units, it was time for
some changes.
The following is just a brief overview of some of
the changes as of November 1, 2017.
The Amendments to the
Condominium Act, 1998
The amendments to the Act will come into
force in stages. The first batch of amendments will be coming into force on November 1, 2017. These amendments primarily
relate to governance matters, communications with owners, mandatory disclosures
and training for directors, meetings and
voting, corporation records and the creation of the Condominium Authority of
Ontario.
The Condominium Authority
One of the biggest changes is the new
Condominium Authority of Ontario
(“CAO”). The CAO is focused on consumer protection with a view to supporting
healthy condominium communities across
Ontario. The CAO will be a source for
information, training, dispute resolution,
and other services.

The CAO will offer a new, online dispute
resolution process, called the Condo Authority Tribunal (CAT), starting November 1, 2017. The CAT will have the exclusive jurisdiction to hear and make legally
binding and enforceable decisions about
condo disputes. Only disputes identified
by the government in the regulations can
be filed with CAT, which at first will be
limited to disputes about records of the
Corporation.
Information Certificates
Condominium Corporations will have to
provide new information certificates to
owners. These include Periodic Information Certificates (PICs), Information Certificate Updates (ICUs) and New Owner
Information Certificates (NOICs).
The PICs will have to be sent twice per fiscal year, within 60 days of the end of the
Corporation’s first and third fiscal quarters.
They will include information about legal
actions and judgments, insurance information including the maximum insurance deductibles that can be charged back to owners, information about directors involved
CONDOVOICE WINTER 2017
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ILLUSTRATION BY CLAYTON HANMER

By now, most of us have heard of Bill
106, Protecting Condominium Owners
Act, 2015. This is an Act to amend the
Condominium Act, 1998 and to enact
the Condominium Management Services Act, 2015. The amendments to the
Condominium Act, 1998 are a result of
an extensive review of the Condominium
Act, 1998 that was initiated by the Government of Ontario in 2012. The Condominium Management Services Act, 2015
will implement the requirement for the
licensing of managers and management
service providers (i.e. the management
companies).
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in legal action and if they are in arrears 60
days or more, budget information, reserve
fund balance, remaining contributions, anticipated expenditures, projected increases,
and more.
ICUs will have to be sent within 30 days
of changes to the address for service of the
corporation or the manager, changes to insurance or deductibles payable and any termination of an insurance policy. ICUs will
have to be sent within 5 days of a loss of quorum on the board, indicating the number of
vacancies and requesting owners who wish
to be candidates to notify the corporation.
A copy of the most recent PIC and ICU, if
any, must be made available at the annual
general meeting.
The NOIC is to be sent within 30 days to
new owners that notify the corporation of
their ownership and will include the most
recent PIC and ICU.
Preliminary Notices of Meetings
Preliminary Notices will now have to be
sent to owners at least 20 days before a No-

Condominium Corporations will have to
provide new information certificates to
owners. These include Periodic Information
Certificates, Information Certificate Updates
and New Owner Information Certificates).
tice of Meeting is sent that will provide basic information about the upcoming owners’
meeting. It will indicate the purpose and
projected date for the meeting and if the
meeting is to elect directors, it will include a
deadline for submitting a candidacy, candidate disclosure, and information or material
to be included with the Notice of Meeting.
Board Candidate Disclosure
and Training
A welcome new requirement is the disclosure obligations for board candidates. Each
candidate will have to disclose whether he/
she is 60 days in arrears or more in the payment of common expenses, whether he/she
is an owner or occupier of a unit, has been
convicted of an offence under the Act or
regulations in the past 10 years, is (or a fam-

ily member or tenant is) involved in legal
proceedings with the corporation, or is a
party to or has a material interest in a contract or transaction with the corporation
or the developer. These disclosures must
be submitted in writing to be included with
the Notice of Meeting or made orally at the
meeting. Corporations will be able to pass
by-laws to require additional disclosures.
All directors will now have to complete
prescribed training within 6 months of
being elected, re-elected or appointed to
the board. The courses are free and available online. There is no test or exam. The
training must be renewed every 7 years.
Records
Most records will have to be kept for a minimum of 7 years, including financial records,

CONDOVOICE WINTER 2017
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operating records and status certificates
etc… Fundamental documents such as the
declaration, by-laws, rules, current agreements and insurance policies will have to be
kept indefinitely. Proxies and ballots have
to be kept for 90 days unless the corporation
receives notice of a claim.
Records must be maintained in paper or
electronic format and electronic records
must be capable of being reproduced within
a reasonable time and must include a mechanism to protect against unauthorized access. Steps must be taken to protect against
loss, damage or inaccessibility such implementing an automatic back-up system.
There are now 2 types of records: core
documents and non-core documents. Core
documents include the declaration, by-laws,
rules and shared facilities agreements, if
any, the current budget and most recent
financial statements, most recent auditor’s
report, record of owners and mortgagees,
information certificates sent within the
last 12 months, recent minutes of owners
and board meetings and the most recent
plan for future funding of the reserve fund.
Generally, copies of core documents must
be provided at no cost. When a charge is

Those with more than 2 years’
experience will hold a deemed
transitional general licence and will
have 90 days to apply for a general
licence or a transitional general licence
applicable, the maximum charge is 20 cents
per page.
Requests for records must be made using
the prescribed form. The request must be
related to the person’s interests as an owner,
purchaser or mortgagee and have regard
to the purposes of the Act, although the requester does not have to provide the reason.
The board will have 30 days to respond to
the request using the prescribed form, and
if a request is denied, the reason must be
given. There is a form to then be used for
the requester’s response.
The Condominium Services Act, 2015
(“CMSA”)
The CMSA creates a new regime in Ontario
for the regulation and licensing of condominium managers and management service

providers. There are different categories of
condominium management licenses and
deemed licences for condominium managers. Included in the regime are educational
and examination requirements.
Anyone providing “condominium management services” will have to be licensed, subject to some exceptions. The
CMSA defines “condominium management services” to mean collecting or
holding contributions to the common
expenses or other amounts levied by, or
payable to, the corporation, or exercising
delegated powers and duties of the corporation or its board of directors including: making payments to third parties on
behalf of the corporation; negotiating or
entering into contracts on behalf of the
corporation; and supervising employees
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or contractors hired or engaged by the
corporation.
There are 2 main categories of licences: a
general licence and a limited licence. There
are also temporary categories of deemed
licences for those working as property
managers at the time the legislation comes
into force.
Those working for less than 2 years at the
time the CMSA comes into force will hold
a deemed limited licence and will have to
apply for a limited licence within 90 days.
Those with more than 2 years’ experience
will hold a deemed transitional general licence and will have 90 days to apply for
a general licence or a transitional general
licence. An applicant for a transitional general license must hold a deemed transitional
general license and will have 3 years to apply for a general licence.
An applicant for a general licence must hold
a limited licence (or a transitional general
licence) and have successfully completed
the educational and examination requirements for a general licence within the 5
years before making the application.
An applicant for a general licence must also
have 2 years of work experience within the
5 years before making the application. The
work experience must include: having

All directors will now have to
complete prescribed training within
6 months of being elected, re-elected
or appointed to the board. The
courses are free and available online.
planned and participated in board meetings, owners meetings including at least
one AGM; participated in preparing a budget that the applicant has presented to the
board; interpreted and presented financial
statements to the board; prepared and presented reports to the board; and, overseen
the maintenance or repair of units, common
elements or assets of the condominium.
An applicant is exempt from the educational and examination, and the work experience requirements if he/she has successfully completed the examination that the
Association of Condominium Managers
of Ontario (ACMO) requires to qualify for
the designation as a Registered Condominium Manager (RCM) or has successfully
completed all of the following courses developed by ACMO (or the applicable challenge examination): Condominium Law;
Physical Building Management; Financial
Planning for Condominium Managers; and
Condominium Administration and Human
Relations. There are also exemptions that

relate to the prior successful completion
of programs of study, training programs,
internship programs, apprenticeship programs, courses, seminars, lectures or tutorials, the successful completion of examinations or tests and prior work experience.
There are new rules for disclosures of interests. A licensee who, directly or indirectly,
has a material interest in a contract or transaction to which the client is a party or a proposed contract or transaction, is required to
disclose the nature and extent of the interest,
in writing, in accordance with the prescribed
requirements. If the interest arises after the
client enters into the contract or transaction,
the interest must be disclosed as soon as the
licensee becomes aware of the interest. If a
licensee is required to disclose an interest
in a proposed contract or transaction, the
licensee cannot enter into the contract or
transaction on behalf of the client unless the
licensee has disclosed the interest and has
obtained the written approval of the client to
enter into the contract or transaction. C V
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Joy Mathews
Partner, BPHE (Kin.), BA, MA, JD
Rutherford & Mathews, PC Barristers & Solicitors

Staff Bonuses

Holiday Gifts
or “Secret
Commissions”?
Do You Know the Difference?

Acknowledging the efforts of an outstanding
employee is always a good thing and leads to
many residual benefits: loyalty, better service, and R.E.S.P.E.C.T.! Holiday bonuses
are indeed a tangible way of demonstrating
that you value the respective employee’s contributions to your condo community.

What’s the Worst That Could Happen?
Secret Commissions!
Bribery has been considered an evil
practice which threatens the foundations
of any civilized society. Often receiving
front-page news headlines, governments
and big business are vulnerable to allegations of offering, giving, receiving
or soliciting items of value in exchange
of “greasing” transactions. Condominiums, as the fourth-level of government,
and their respective boards are no less
protected against disgruntled (and politically motivated) owners from such
attacks.
The Criminal Code sets out in Section 426(1)
(a) the offence related to secret commissions,
which provides as follows:
426 (1) Every one commits an offence who
(a) directly or indirectly, corruptly gives,
offers or agrees to give or offer to an
agent or to anyone for the benefit of the
agent — or, being an agent, directly or
indirectly, corruptly demands, accepts
or offers or agrees to accept from any
person, for themselves or another per-

son — any reward, advantage or benefit of any kind as consideration for doing or not doing, or for having done or
not done, any act relating to the affairs
or business of the agent’s principal, or
for showing or not showing favour or
disfavour to any person with relation
to the affairs or business of the agent’s
principal.
What does this mean? The key words
which are required to prove the offence
are “corrupt provider” or “corrupt receiver” and occurs when an agent dishonestly
accepts money or other benefits from another party in return for agreeing to depart from a duty he owes to his principal.
A likely analogous scenario in the condominium context would be when a director
offers or agrees to give something (e.g.
holiday gifts) to a person who acts as an
agent for the condo (e.g. property manager, superintendent, etc…) for the benefit
of that director only.
For example, if a board member wants
his washing machine fixed and mentions
that to the condominium’s superintenCONDOVOICE WINTER 2017
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ILLUSTRATION BY MAURICE VELLEKOOP

Why Bother Giving Gifts?
The friendly superintendent who always
smiles when you walk by. The diligent
property manager who responds to any of
your concerns, not only quickly but with a
sense of small-town friendliness (the kind
that promotes a close-knit community
and is so often missing these days!). Your
security guard who gives you the reassuring nod that everything is going to be
ok and the junior site-administrator who
seems to know where to find everything
in the office. These are the people who
work for your condominium corporation
and are deserving of special acknowledgment. Boards often struggle at how to acknowledge their praiseworthy efforts and
when the holidays approach, questions of
whether it is appropriate to provide a bonus become a pressing board issue.
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dent while passing him a gift card, that
might be considered a secret commission. On the other hand, if the superintendent does a good job and the board
wishes to provide a gift card as an acknowledgment of this work, that’s not a
secret commission.
Inducements, whether receiving or soliciting them, is the issue and they only serve
to disrupt good governance in a condominium which inevitably undermines
trust amongst its owners.
Things to Consider When Giving Gifts
Acting “corruptly” is the secrecy component of the above criminal offence - which
can quickly be resolved by being transparent and providing full disclosure. And,
guess what? Transparency and disclosure are prevalent themes in the New Act
amendments, too. Accordingly, good governance practices in condominiums are
all coming together and, in this (holiday)
spirit, here are some things to consider
when considering giving holiday gifts:
1. Disclosure in board meeting minutes:
the board should ensure that any gift
idea (whether monetary or otherwise)
is documented in the meeting minutes
of a duly convened board meeting.
2. Specific amounts allocated: rather than
merely stating generally in the minutes “board decides to give a gift to the
superintendent”, adding specificity will

4. Mandatory director disclosure requirements: to meet the new disclosure obligations required by the New
Act amendments, all directors will
be required to disclose whether they
have any direct or indirect interest in
a contract or transaction to which the
corporation is a party.

Directors would enjoy
the holidays much
more if they turn their
attention to adequate
disclosure and
transparency before
giving any gifts
aid in protecting the board from spurious allegations of improper action.
3. Disclosure in audited financial statements: the board should confer with its
auditor and consider disclosing the gift
in the corporation’s audited financial
statement. The auditor should also be
consulted to ensure whether such holiday bonuses are considered a form of
income for which mandatory employee
source deductions may apply (e.g. CPP,
EI, and personal taxes). In any event,
nothing speaks louder against allegations of “secrecy” when it’s included in
the audited financial statements!

5. Giving more than just money: although
the traditional holiday bonus was usually in cash form, gift cards are ubiquitous and used as an effective proxy for
money.
6. Managing employee expectations:
although it’s wonderful to share how
much you value your staff, giving bonuses can also create an unreasonable
expectation of future holiday bonuses,
especially when certain employees really don’t deserve it. The board should
be careful of not starting a precedent
which it cannot continue or creates animosity between workers.
The holidays are a joyous time, indeed,
and great care should be taken to avoid
unnecessary stress. Board members who
look for ways to acknowledge and appreciate their condo’s staff during these special
moments may choose to give gifts – however, the potential for serious negative
consequences exists and directors would
enjoy the holidays much more if they turn
their attention to adequate disclosure and
transparency before giving any gifts. C V
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By Scarlett Guy
MinuteTakers Inc.

Best Practices

Annual General
Meetings vs. Other
Owners’ Meetings
… What’s the Big Deal? and How Do
They Differ From Board Meetings?

First, it’s important to understand why
minutes of these types of meetings are required at all. Second, it is necessary to appreciate the difference in capturing minutes in a more public setting. And third,
certain challenging behaviours are often
manifested at these types of meetings
that a minute-taker needs to overcome.
Types of Owner Meetings
For condominiums, Annual General
Meetings must be held annually, within
six months of the Corporation’s fiscal year
end. These meetings typically consist of
four main items of business: (a) approve
the minutes of the previous meeting(s) of
the owners, (b) present the audited financial statements (c) appoint an auditor for
the Corporation, and (d) elect directors to
fill any available positions on the Board

of Directors. Other types of business may
also be added to the meeting agenda, as an
alternative to calling a separate meeting
to deal with these matters.
Special General Meetings are called for
specific purposes such as by-law approval,
to discussing and voting on the business
that is set out in a Requisition of 15%
or more of the unit owners, discussing
amendments to a Corporation’s declaration, and other matters that would require
a vote or consent by the unit owners.
Town Hall or Information meetings are
more casual in nature and provide the
Board with a forum to deliver status updates, or to provide information on specific matters, and to obtain feedback from
residents.
Requirement to Keep Minutes
of Owner Meetings
First and foremost, minutes are produced
as a legal record, to document the decisions made by the collective body of own-

ers that are binding on the Corporation.
It therefore behooves the Board to select
a professional, unbiased minute-taker
who is not drawn into ‘he-said, she-said’
micro-details or political statements that
are inappropriate for the purpose for
which the minutes are intended.
It is also important to have a proper understanding of what minutes, as a corporate record, should not consist of. They
are not intended to describe all of the details and/or tone surrounding a topic of
discussion or to document who voted how,
or who said what. (Passed motions should
simply state, ‘Motion carried’). Further,
there is no need to include the entire text
of reports made by the President or other
Board members (brief highlights of the
report can be included, but if desired, a
copy of the report can be appended to
the minutes as a Schedule). However, in
a condominium environment, it is helpful
to the Board if the minutes of the owner
meetings briefly summarize questions
and concerns raised from the floor, toCONDOVOICE WINTER 2017
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Every now and then I’m asked this question: “Why is the cost of minutes for an
owners’ meeting so much more than a
regular Board meeting?” That’s a good
question!

gether with the responses that are provided, to allow the Board and/or Management to follow up later to ensure that
any outstanding concerns are properly
resolved and communicated to any affected person(s).
Meeting Venue
Board meetings usually take place in a
boardroom or some other sequestered
space. For meetings of condominium
unit owners however, the venue typically
consists of a more public setting and in
spaces with the capacity to accommodate
larger numbers of people. A condominium’s party room can be utilized for this
purpose, but if the room lacks sufficient
capacity, such meetings would be held
off-site in a school, community centre,
library or other public facility.
The atmosphere at a meeting of owners
is also much more formal, with typical room set-ups involving a head table
occupied by the board of directors, the
manager, the recording secretary, and in
the case of Annual General Meetings,
the Corporation’s auditor and maybe its
lawyer. Facing the head table are rows of
chairs for the unit owners, who are usually required to register and obtain their
ballots prior to entering the meeting.
The Role of the Meeting Chair
It is critical to select the right person for
the job of meeting Chair – This person
must understand the fundamentals of
running a meeting to avoid inefficiency
and chaos. Although there is no need
for undue formality, certain protocols
should be kept in mind in order to set
an appropriate collaborative, respectful
and business-like tone for the meeting.
The Chair of the meeting must confirm
that notice of the meeting was sent to all
unit owners in accordance with the timeframes set out in the Condominium Act,
and an affidavit evidencing such proof
of notice should be readily available for
inspection at the meeting by any unitowner wishing to review it.
The Chair must also confirm that the
quorum requirements for the meeting
have been met. A Board meeting cannot
legally proceed unless a majority of the
number of persons of which the board
consists is present in person or via tele22
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conference. For condominium Annual
or Special General Meetings however,
a minimum of 25% of the units must be
represented either by proxy or in person
for a first or second attempt at a meeting,
with 15% for a third or subsequent meeting in order for the meeting to be legally
constituted. For meetings that require a
vote to remove directors or pass by-laws,
it must be confirmed that a quorum of at
least 50% plus one is represented. After
confirming that a quorum is present, the
Chair formally calls the meeting to order,
which signals that the meeting is open for
the discussion of official business.
It must be kept in mind that for Owner
meetings, no business can be voted upon
unless it has been specifically included
on the meeting Agenda. The Chair of the
meeting should ensure that the meeting
stays on task and that discussions are focused on the decisions that need to be
made. A decision should be clearly reiterated so that everyone, including the minute-taker, is clear on the final outcome.
Furthermore, it should be kept in mind
that whoever chairs the election portion
of the meeting is responsible for the outcome, and therefore adherence to proper
procedure is extremely important.
Finally, the Chair must ensure that ‘Other Business’ items relate to common issues of a general nature. Topics that are
specific to a certain unit or owner should
be addressed privately with the manager
and/or Board at a later time, outside of
the meeting.
The Role of the Minute-Taker
Minute-takers for Annual General Meetings and other types of owner meetings
require significantly more experience
and specialized expertise than is necessary for a typical Board meeting. Often
the pace at an owner meeting is fast and
furious and requires special skill in capturing queries by unit-owners and ensuring that all required information is
properly recorded; there are specific formats to follow.The minute-taker must be
able to keep up with the various speakers
and must take the time to sort out the
comments later to provide a concise but
informative record of the issues of concern and the responses provided. Furthermore, AGMs typically take several

hours longer than regular Board meetings in terms of advance preparation and
post-meeting editing.
Special Challenges Experienced
by Minute-Takers (and Chairs) at
Owner Meetings
The most successful and smoothly run
owner meetings are those that have been
prefaced by good communication from
the Board and Management throughout the year. Regular newsletters and
communiqués, and perhaps a Town Hall
meeting held six months prior to the
AGM or a month before a by-law approval meeting all serve to provide unit owners with the information they require in
order have their confidence in the Board
elected to oversee the affairs of the condominium. Without this type of ongoing
communication, unit owners can often
become frustrated by a perceived lack of
information, which can quickly lead to
suspicions and tension amongst the owners, often directed against the Board. As
a result, our minute-takers have had to
overcome many challenging behaviours,
which have included the following:
• A phalanx of security officers present
outside and inside the meeting room.
(Very daunting, especially if it is obvious that confrontational behavior is
expected)
• People coming up during the meeting
or while votes are being counted and
demanding to see the minute-taker’s
computer screen, looking over the minute-taker’s shoulder, dictating what the
minute-taker should put into the minutes, or directing the minute-taker to
include specific comments, etc. (Yes, this
actually happens sometimes – ugh!)
• Arguments or emotional outbursts
that result in a charged atmosphere
and/or erupts into chaos and sometimes violence. (In one case, a lawyer
chairing the meeting was punched in
the nose by a unit owner, resulting in
the police being called!)
• Angry and/or inappropriate comments directed at the innocent minute-taker rather than the person that
the remarks were intended for, as a
deflection tactic.

• Negativity that incites discord or dissatisfaction between unit owners and the
Board.
• Speaking out of order or lack of cooperation to focus on the business to be
conducted. (In some cases, meetings got
so out of hand that they had to be shut
down, with the business unconcluded.)
Other behaviours that are challenging to a
minute-taker include the following:

An owner meeting
is an opportunity to
contribute in a positive
way to the wellbeing
of a condominium
corporation

• Chairs who are not familiar with protocols and fail to call for motions when
required.

• One or two individuals who dominate
the discussion or similarly impede the
meeting. (This happens a lot!)

• Speakers who neglect to identify themselves. (In many cases, the Board wants
the minute-taker to document speaker
names and suite numbers, in case further follow-up is required after the
meeting.)

• Individuals jumping up to make motions on business that has not been
included on the meeting agenda, and
in many cases, refusing to observe the
Chair’s attempt to maintain order.

• Side conversations while the meeting is
in progress. (This makes it very difficult
for the minute-taker to hear/focus on
the central discussion.)

• Owners raising suite-specific issues or
demanding information on unresolved
lawsuits. (There is privacy legislation
and confidentiality guidelines that must
be adhered to.)

Some of these behaviours can be prevented
if the Board provides regular communication to the unit owners throughout the
year, and if the Chair encourages mutual
respect from the outset, ensuring that the
meeting’s rules of order are followed. Ultimately however, maintaining decorum
to ensure a productive meeting is a joint
responsibility between the Board and the
unit-owners.
Furthermore, in accordance with recent
workplace legislation, all parties are responsible for ensuring that the minutetaker, property manager, and other professionals present at the meeting can perform
their tasks in a stress-free and comfortable
environment.
An owners’ meeting is an opportunity to
contribute in a positive way to the wellbeing of a condominium corporation. Everyone should take a realistic approach in
balancing the needs of all unit owners and
the best interests of the entire organization.
Everyone is on the same ‘side’ when it comes
to protecting the valuable investment you’ve
made in the mutual property! C V
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By Ernie Nyitrai
Director, YRCC # 636

Ownership

Do You Really Own
Your Gatehouse?
Have All Your Common Elements Been
Properly Transferred to the Corporation
During the Turnover Process?

A Little Background First
Our condo shares a common gatehouse,
driveway, and a number of garden beds
with our sister condo. The costs for these
common elements are shared 50/50 between the condos. Our sister condo was
built around 30 years ago and our building 2 years later. We have been sharing
these costs ever since our condo was built.

Although we do not have a formal shared
facilities committee, both boards meet at
least 4 times a year to discuss issues concerning these shared common elements.
This procedure has worked very well for
both boards.
This article outlines how we found out
the gatehouse shared by the two condos
for 30 years was not owned by either of
the condos.
During one of our joint facilities meetings
we discussed the upcoming renewal of our
corporation insurance coverage. We noted
that if one of the many delivery and/or
moving trucks entering our property hit
the gatehouse requiring our corporations
to replace/repair it, we would probably
have to pay for these repairs or replacement
ourselves since our insurance deductible is
quite high. Therefore we wondered if we
might be able to get a separate insurance
policy for the gatehouse and have our insurance carrier pay for these damages, less the
deductible. We thought that this separate

coverage would carry its own deductible
which presumably would be lower than the
combined deductibles for our two condos.
In the process of collecting all the pertinent
information for our insurer, we reviewed
the plan of survey to see how the gatehouse
was identified on this plan. We then went to
the registry office and were informed that
the gatehouse was not identified as being
owned by our condo corporation.
Since our sister building was built first, we
thought that it might be owned by them. It
was not. Therefore neither of us owned the
gatehouse. The gatehouse was still owned
by the original builder of the condos. This
was even though our two condos were using it – and paying the costs of operating it
for nearly 30 years.
To further complicate matters, we found
that the builder was no longer in business.
Now What Do We Do?
We contacted our corporations’ lawyers
CONDOVOICE WINTER 2017
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This is not a facetious question. This can
be a real problem for your condo, much like
it was for ours. Although the focus of this
article is about a gatehouse, this question
could easily also apply to your community
centre (if you have one for your exclusive
use), an off-site parking location (if exclusively for the use of the condo), a parking
garage (if built for the exclusive use of the
condo, an outdoor swimming pool (if the
pool is identified as a lot on the corporation’s plan of survey), etc. Issues arise when
a condo’s builder/developer fails to assign
any one of these common elements over to
your corporation during the turnover process. This happened to us.
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who advised to us that in situations like
this, where property is missed during the
turnover procedures, the property missed
is deeded to the Province of Ontario. To get
the ownership transferred to our condos,
we needed to petition the Province. The
Province required a series of legal documents to be filed along with proof that the
gatehouse indeed belongs to the condos.
Fortunately, the Province did not want to
own property where the rightful owner
could be identified. They will work with
the rightful owner’s lawyers to ensure that
a smooth transfer occurs. This is what happened in our case.
How could this situation happen and how
could property rightfully owned by condos
be missed during the turnover process? As
inconceivable as this seems, our lawyers advised that this happens all the time.
Such errors usually happen in situations where the builder does not receive
any money for common element items
identified in the plan of survey, such as
gatehouses, community centres, outdoor

To further complicate
this issue, we found
that the builder is no
longer in business.

NOW WHAT
DO WE DO?

swimming pools, etc. These items are
usually built by the builder, as an enticement for people to buy units in the condo.
While individual suites that are sold generate revenue for the builder, the common
elements, used to entice a purchasers, do
not. Therefore, this kind of thing that can
easily be overlooked during the turnover
process.

The lesson learned, through our experience, is to ensure that all common elements,
particularly those that have been identified
on your plan of survey, are properly transferred to the condo during the turnover
process. It is easier to do this while the
builder is still around.
Regardless of when the turnover process
occurred, it is still prudent for condos to
check their records to ensure that all common elements, specifically those identified
on the plan of survey of the corporation,
are indeed owned by the corporation.
Look specifically at the following common
elements, such as the gatehouse whether
owned individually or shared with another
corporation, stand-alone community centers, off-site parking used exclusively by
the corporation, etc. This could even apply to an outside swimming pool, or tennis
court(s), etc., if they are identified as a separate entity in your plan of survey.
This article is not meant to scare condo
boards, but to give them a heads up. We
hope your condo does not experience
what we did. C V
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By James Russell
Newsletters et Cetera

“Communication leads to community, that is, to
understanding, intimacy and mutual valuing.”
– Rollo May, existential psychologist and author

View

Where Communication is Key

It is communication that elevates SkyView-on-Yonge
to a level of excellence far above buildings with similar
amenities.
“One of the Board’s mandates is to be transparent by
maintaining excellent lines of communication that make
the residents aware of everything that is going on in the
building,” says the Board’s President, Paul Goldstein.

PORTRAIT PHOTOGRPHY BY RON JOCSAK
CONDOVOICE WINTER 2017
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Located at the corner of Yonge and Kempford Blvd.,
in the heart of Willowdale, a once distant outpost
of Toronto that earned its first post office way back
in 1851, SkyView-on-Yonge occupies nearly half a
city block. Built in 1985, the twenty-one-floor condominium complex consists of 11 commercial units and
282 suites ranging from 860 to 2300 sq. ft. SkyView’s
impressive list of amenities include:
•
•
•
•
•
•
•
•
•
•
•
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24/7 concierge service
Indoor and outdoor swimming pools
Whirlpool and separate men’s & ladies’ sauna rooms
Modern gym and two indoor squash/racquetball
courts
Billiard room with two regulation-sized tables
Library
Four-hole putting green
Car wash
Party-room with big-screen and full kitchen
Social events such as bingo and movie night,
bridge and golf tournaments
Fifty resident-owned ‘storage offices’, each approximately 200 sq. ft. in size and complete with
electrical outlets, air-conditioning, and ceiling
lighting – all the comforts of a small office.

TOP - LEFT TO RIGHT:

William Junger, Chair, Security Committee;
Paul Goldstein, President, Board Of Directors;
Irene Marcovitz, Co-Chair, Landscape Committee;
Émile Waitzman, Treasurer, Board Of Directors;
Moe Vyas, Secretary, Board Of Directors
Bottom - Left To Right:

E-J May, Co-Chair, Lobby Refurbishment
Committee, Member ,Operations Committee;
Sheila Sable, Chair, Social Committee;

The three-acre swath of lush green space surrounding SkyView-on-Yonge provides residents with a
welcome haven from the noise and traffic of Yonge
Street to the east. Multiple barbeque sites, picnic
areas, gardens, a mini-putting range and two tennis courts afford the residents an exceptionally wide
range of leisure activities.
One of the keys to the success of any condominium is
the participation of residents in the building’s affairs.
SkyView-on-Yonge has a long list of committees that
include:
• Social Committee, chaired by Gary Clute and
Sheila Sable
• Security Committee, chaired by William Junger
• Operations Committee, chaired by Cornelius Dragu
• Lobby Refurbishment Committee, co-chaired by
E-J May and Sandi Friedman
• Rules and Bylaw Committee, chaired by Sam Helfenbaum
• Landscape Committee, chaired by Merle Eisen
and Irene Marcovitz
• Finance Committee, chaired by Jerry Simon and
Lawrie Kaplan

LEFT TO RIGHT:

Samantha Clarke, Administrator
Jiten Khetia, Security Supervisor
Julian Ortiz, Superintendent
Bes Kondi, Property Manager
CONDOVOICE WINTER 2017
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1151 Denison Street, Unit 15
L3RUnit
3Y415
1151 Denison Street,
L3R 3Y4
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• Communications Committee, chaired by Amy
Canter
• And the Walkabout Committee
Walkabout Committee? I know what you Aussie’s are
thinking, but you are wrong. This is not, in the words
of the Oxford Dictionary, “A period of wandering in
the bush by an Australian Indigenous person”, rather
the Walkabout Committee, chaired by Marg Gray
and Susan Glickman, is an informal group whose
mandate is to take periodic walks throughout the
building and compile a list of small, but important,
areas that need minor repairs, furniture or plants
in need of rearrangement, or areas in need of cleaning. The list is then handed to their Board Liaison,
Philip Cohen. In order to maintain the beauty and
well-being of any condominium, ‘the devil is in the
details,’ and SkyView-on-Yonge’s Board is committed to ensuring that those details are addressed in a
timely and efficient manner.
Although communication is the key to SkyView-onYonge’s success, not all that communication is focused
on condominium affairs. Long-time residents Angie
Ducharme and John Windisman founded the buildCONDOVOICE WINTER 2017
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ing’s Meeting of the Minds, a group that
gets together weekly to discuss a range
of subjects – such as ‘Altruism’, ‘Lessons Learned from Life’, ‘About Famous
People’, ‘Laughter is the Best Medicine’
and ‘Nomological Determinism vs. Free
Will.” Fifteen to twenty residents regularly attend the meetings, held in the
party room. “We only have two rules,”
says John, “no condominium topics and
no debating.”
“People are the strength of SkyView-onYonge,” says Moe Vyas, the Board’s Secretary for the past two years. Moe and
his wife Nisha looked at forty-five condos
before deciding on SkyView-on-Yonge.
“I love it in this building. I wish we had
moved a few years ago to this particular
address,” says Nisha. Moe, an Aviation
Consultant and avid tennis player agrees
that he and his wife found just what they
were looking for in SkyView-on-Yonge.
“A south-western view overlooking trees
and incredible people. SkyView-on-Yonge
is the kind of community where it is easy
to strike up conversations,” says Moe who
was elected to the Board within a month
of he and Nisha moving in.
SkyView-on-Yonge’s Board is made up
of Paul Goldstein - President, Philip Cohen – Vice President; Emile Waitzman
– Treasurer, Moe Vyas - Secretary; Fereidoon Zahedi – Director; Marvin Miller
– Director; Bill Lifchus – Director; Paul
and Moe, both first time Board members,
say that they have learned a great deal
since being elected. “I always wanted to
serve on a board,” says Paul who adds that
his term of office over the past two years,
“has been a positive experience.”
As with any thirty-two-year-old building, repairs are an expected capital expense. Most recently those expenses have
included:
• A major overhaul of the chiller, completed this past March
• Installation of energy efficient LED
bulbs in the common area, garage, mechanical rooms and exterior parking
areas
• Replacement of the resident’s in-suite
filters and fan coils with energy efficient models (2017)
• Renovation of the hallways including

“Working at
SkyView-onYonge has been
educational,” says
Bes, “Everyday
I am learning
something new
but open communication with
the Board has
fostered a great
relationship.”
new carpet, sconces and wallpaper
• Cooling tower replacement (2016)
• Installation of an automated water
treatment system for the cooling tower
Quite unexpected however was the halfyear-long process of repairing the building’s
water-corroded post tension cables and anchors. “It (the need for repairs) came out of
nowhere. It was a huge financial commitment, which set us back with our refurbishment project,” says Paul. During the 70’s and
80s condominiums were sometimes constructed with steel cables running through
the building’s concrete support pads. The
purpose of the cables was to increase the
concrete pad’s weightbearing ability and reduce fracturing. But moisture is an efficient
corrosive, so eventually, the cables and their
anchors weaken. Although the repairs represented an onerous one million dollar plus
expense, they were a necessary one. As Paul
says, “The first responsibility of the Board is
the well-being of the building.”
The Board and management of SkyViewon-Yonge maximizes its communication
with residents through regular updates to
the common area notice boards; quarterly,
hard copy and digital versions of its newsletter, SkyView News as well as through

the corporation’s well-designed and userfriendly website.
Additionally, the Board and management
hold quarterly information and ad hoc
meetings. The last ad hoc meeting, which
often focuses on topical subjects, concerned
fire safety, a subject that was on the minds
of the Board, management and residents as
a result of the Grenfell Tower disaster last
June in London.
“The key to the success of any building is
the property manager, and Bes has a keen
insight into the operation of this building,”
says Paul. Like several members of the
Board, Bes Kondi is new to property management, coming from a successful career
as a sales manager. “Working at SkyViewon-Yonge has been educational,” says Bes,
“Everyday I am learning something new
but open communication with the Board
has fostered a great relationship.” Nisha
Vyas, in a letter published in the spring issue of SkyView News said, “Bes has worked
wonders and brought a semblance to this
building since he took over from the previous manager.”
Ever aware of the need to reduce their environmental footprint, the Board of SkyViewon-Yonge:
• Was one of the first in Willowdale to
launch a Green Bin project, which, over
the years, has diverted tonnes of organics from the landfill
• Is investigating different options for the
installation of electric car chargers
• Is researching the traffic flow patterns
in their garage and the possibility of
installing a timed traffic light at the garage door which would reduce carbon
emissions from vehicles and create a
safer environment
Rollo May’s words, although they date back
nearly a hundred years, ring true to the
Board’s commitment to communication,
a commitment that has created a sense of
community and empowerment. As Paul
says, “We (the Board) want the residents
to have the strength and power to ask and
to know what is going on in the building.”
That sound you now hear is Mr. May applauding the Board, management and residents of SkyView-on-Yonge. C V
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CONDOMINIUM
MANAGEMENT.
ELEVATED.

It’s more than a condominium. It’s one
of your biggest investments – and your
home. Shouldn’t every aspect of it be
of the highest quality?
For 40 years, ACMO has worked to
improve the quality of the condominium
management profession. With access to
quality education and a strong network
of professionals, condominium managers
with the RCM designation provide a higher
level of service to you, your fellow board
members, and the industry as a whole.
Bring a higher standard home. Choose a
manager with the Registered Condominium
Manager designation. | ACMO.org
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Case Law Update

Decisions From
the Courts
• Owner’s Unreasonable Expectations Over Parking Rights
• The Need for Legal Counsel to Review Status Certificates

In an effort to address the long-standing
parking problem, YRCC 759 enacted a
by-law in 2009 permitting the leasing of
two parking spaces to each unit owner.
Although it was later discovered that the
by-law was never registered on title to of
any of the units (making it non-compliant
with the requirements of the Condominium Act, 1998 (the “Act”)), YRCC 759’s
unit owners nonetheless acted as if it was
valid. Despite this, the monopolization
of parking continued to be problematic,
and in 2015, YRCC 759 implemented a
new by-law (and registered it on title) to

increase the number of parking spaces
leased to each owner from two to four.
Ms. Cheung challenged the by-law, advocating that her tenant, the restaurant:
i) should be able to monopolize “all” of
YRCC 759’s 162 common element
parking spaces;
ii) that in passing the by-law, YRCC
759’s actions were oppressive; and,
iii) that the by-law itself was unreason
able, and accordingly, violated the Act.
On July 5, 2016, the lower Court disagreed that Cheung’s expectations were
either legitimate or reasonable, finding
that the Act explicitly contemplated the
possibility of what YRCC 759’s by-law
achieved. YRCC 759 was successful in
having the application dismissed, and was
awarded costs in the amount of $60,000.
The unit owner appealed.
On August 3, 2017, the majority of the Ontario Court of Appeal dismissed the appeal
and upheld the decision of the lower Court,
confirming that a condominium corporation has the ability to lease its non-exclusive
use common element parking spaces to its
unit owners. The Court affirmed that Sec-

tion 21 of the Act provides a condominium
corporation with authority to lease a part
of its common elements by by-law, and further, that Section 56(1) of the Act enables
a condominium’s Board of Directors to
create by-laws to govern the use and management of the assets of the corporation.
Although the unit owner argued that her
expectation to have the use of all of YRCC
759’s common element parking spaces was
integral to her decision to purchase her
units, the Court of Appeal found it reasonable to assume that all other unit owners
would have had that same expectation.
The Court went on to distinguish parking
spaces from an exclusive use balcony, where
there would be no expectation that any other unit owner could use that owner’s space.
In reaching its decision that the 2015 bylaw was valid and complied with the Act,
the Court of Appeal adopted the reasons
of the lower Court, reiterating that it is
not the job of the Court to second-guess
or substitute its own decision for that of a
Board unless clearly unreasonable or contrary to either the Act or the corporation’s
governing documentation.
Affirming that that the by-law was reasonCONDOVOICE WINTER 2017
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Cheung v. York Region
Condominium Corporation
No. 759, 2017 ONCA 633
With parking coming at a premium at
YRCC 759, the popularity of a restaurant
(tenant) operating out of three units owned
by Ms. Cheung was causing significant
problems. Although YRCC 759 had 162
common element parking spaces, none
were designated for the exclusive use of any
of the units. From approximately 1989 to
2009, parking was on a first come, first
serve basis – meaning that all of YRCC
759’s parking spaces were routinely filled
by restaurant patrons to the detriment
of the complex’s other business owners.
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able and not oppressive, the Court of Appeal
agreed that the unit owner’s real complaint
was not that YRCC 759 treated her differently from other owners, but rather that it
did not treat her differently by permitting
her tenant to continue to monopolize all
the parking. While the purpose of the oppression remedy is to protect an owner’s
reasonable expectations, it was confirmed
that the unit owner’s unreasonable expectation lead to the parking problems at the
centre of the litigation in the first place.
In dismissing the appeal, YRCC 759 was
awarded costs in the amount of $27,759.12,
for an overall total of $87,759.12.

cember 10, 2014 as a result of an agreement
of purchase and sale (“APS”) entered into
with Westmount dated August 11, 2014.
After Keele entered into the APS, it was
provided with a status certificate dated
April 11, 2014, which TSCC 1786 had
previously issued to Westmount in connection with a separate and failed transaction. Keele’s lawyers were subsequently
provided with two additional Status Certificates by TSCC 1786, dated October 20,
2014 and December 5, 2014, respectively.
The latter Status Certificates contained

several “warning paragraphs” of qualifications concerning the financial turmoil
experienced by the Corporation, including
the very real possibility of an impending
increase in common expenses or special
assessment; however, the Board had not
yet made a decision on what to do with the
Special Assessment.
On January 15, 2015, TSCC 1786’s Board
decided 1) to cancel the “Original” Special Assessment due to its non-compliance
with the Act; and 2) that a “New” Special

Author’s Note: Although many problems
faced by condominium boards are routine at
first glance, mundane issues can often turn out
to be more complex than they appear. This
decision reinforces that Courts will be reluctant
to interfere with the daily affairs of a condominium corporation, provided that the Board
has acted both reasonably and within the scope
of its authority granted by the Act and/or the
declaration, by-laws, or rules. We recently used
this same approach to successfully challenge a
Committee of Adjustments’ Minor Variance
at the Ontario Municipal Board, which was
based on the assumption that a single owner
had the use of 100% of the parking to the exclusion of all other owners.
Keele Medical Properties Ltd. v.
TSCC No. 1786, 2017 ONSC 1813
The background to this case is complex
but nonetheless relevant, and begins with
TSCC 1786’s tumultuous history with its
Declarant, Westmount, and its former Declarant-controlled Board of Directors. During the new Board’s efforts to reconstruct
TSCC 1786’s almost non-existent financial
history, it was discovered that a Special Assessment levied by the former Board against
owners of parking units only had resulted in
some unit owners paying amounts disproportionate to what was statutorily required,
and others contributing insufficient and/or
no monies towards same whatsoever. A legal opinion confirming that the Special Assessment was contrary to the Condominium
Act, 1998 was obtained by the Corporation
on November 14, 2015; however, no immediate decision was made by the Board about
what to do about it.
Keele acquired title to the commercial
units shortly after this discovery on DeCONDOVOICE WINTER 2017
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Assessment would be levied in the proportionate interests of all units as set out in
Schedule “D” of TSCC 1786’s Declaration,
to be implemented on March 1, 2015. Unit
owners who had contributed to the Original Special Assessment would receive a
credit of all amounts paid, to be applied as
prepaid common expenses towards future
common expense obligations at TSCC
1786, including payment of the New Special Assessment. Notice of the New Special
Assessment was issued by TSCC 1786 to
all unit owners on January 20, 2015.
Westmount had owned 79 of the 360 parking units at TSCC 1786 (21.9%), which
were subsequently transferred to Keele
as part of the purchase of the commercial
units. However, Westmount never contributed to, nor was it even assessed with
the Original Special Assessment. Thus,
no credit was applicable to these parking
units, and Keele was advised that it would
have to pay the New Special Assessment
for the commercial units in full.
Surprise! Keele refused to pay the New
Special Assessment, alleging that TSCC
1786 had misrepresented material information and that there was inadequate disclosure in the three Status Certificates it
received prior to its purchase of the commercial units, thereby rendering it exempt.
TSCC 1786 registered a condominium lien
against title to the commercial units on
May 29, 2015 to secure payment. Keele
then commenced this Application, also
arguing that the condominium lien registered by TSCC 1786 was invalid and,
therefore, unenforceable.
In considering the critical issue of the validity of the Special Assessment before it, the
Court reviewed the wording of the three Status Certificates issued to Keele and found
that each provided sufficient evidence of the
fact that TSCC 1786 was having financial
difficulty, with the October and December
Certificates containing additional information: 1) to unequivocally inform a prospective
purchaser that TSCC 1786 was operating at
a deficit; 2) that the Board was considering
the need for a Special Assessment; and 3)
that TSCC 1786 was in a state of administrative difficulty, without copies of all financial
records belonging to it and with incomplete
records of payments and owner contributions to reserve fund accounts.

Additionally, the Court found that subsequent to Keele’s receipt of the April Status
Certificate from Westmount, it had negotiated additional terms into Schedule “A”
of the APS, which provided Keele with a
contractual right to set-off monies otherwise payable under a vendor take-back
mortgage for any future special assessment, indemnification for any monies
owed on the Original Special Assessment,
and/or protection against an increase of
common element fees. This appeared to
the Court to suggest that Keele was aware
of TSCC 1786’s poor financial situation,
and had even taken additional steps to protect itself against future expenses. Application dismissed!
In the view of the Court, the “general but
no less material disclosure” that TSCC
1786’s Board was considering the need
for a special assessment, coupled with the
notice of TSCC 1786’s state of administrative difficulty, fully and accurately
informed the prospective purchaser of
TSCC 1786’s knowledge of the state of its
finances, including the potential of an impending Special Assessment in the 2014-

2015 fiscal year. Accordingly, finding that
there was adequate disclosure in the three
Status Certificates, the Court confirmed
that Keele was not exempt from paying the
New Special Assessment and found TSCC
1786’s condominium lien to therefore be
valid and enforceable.
Author’s Note: This case serves as a reminder to prospective purchasers of condominium units that it is crucial to have legal
counsel undertake a thorough review of a
Status Certificate to ensure the purchaser is
getting what they believe they have transacted for. For condominium corporations, this
case underlines the importance of involving
your legal counsel in drafting the appropriate
wording for a Status Certificate when unusual circumstances present themselves. Rule of
Thumb: provide sufficient information so that
a reasonable and prudent purchaser knows
to make further inquiries if inclined to do so.
Unfortunately, as this case underlines, litigation is sometimes unavoidable, even when a
condominium corporation adheres to (and
even goes above and beyond) this guideline,
and even when no further inquiry was made
by the purchaser. C V
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By John De Vellis
BA, M.I.R., LL.B.
Shibley Righton LLP

Employment

Amendments to
the Employment
Standards Act
Just What You’ve Been Waiting For –
More Legislative Changes!

While the condominium industry has justifiably been preoccupied with the longawaited amendments to the Condominium
Act, there are other important legislative
changes coming that could impact condominiums. One example is the extensive
amendments to the Employment Standards Act (ESA).
In 2015, the Ontario government commissioned a report to look at amendments to
the ESA and other employment legislation.
The purpose was to respond to changing
workplace trends, particularly the increase
in service sector jobs and temporary or
non-standard work. The review process
has culminated in a report, called The
Changing Workplaces Review, released
by the government in May 2017. Soon
thereafter, the government introduced Bill
148, the Fair Workplaces, Better Jobs Act,
2017. Not all of the 173 recommendations in
the Review report made their way into the
legislation, but there are still a number of
significant changes to the ESA that could
affect condominium corporations. Whether or not your condominium corporation

employs staff directly, these changes could
affect you, even if only financially.
The Bill has not yet been passed by the Legislature but is expected to be approved by
the Legislature in late Fall 2017.
The most direct financial impacts of the
changes are those that increase the minimum levels of pay, vacation pay and, for the
first time, introduce a new paid emergency
leave requirement.
The change that has been most discussed
is the increase to the minimum wage. The
minimum wage will be increased to $15 per
hour by 2019 (up from $11.60 as of October
1, 2017). It will be adjusted annually thereafter for inflation.
Minimum vacation entitlement is also increasing for some workers, in that workers
with more than five years’ service with the
same employer must now receive a minimum of three weeks’ paid vacation per year.
Currently, paid vacation is capped at two
weeks, regardless of the length of service.

New scheduling rules will mean that employees have to be paid for at least three
hours’ work if they were on call but not required to work, or were required to work,
but worked less than three hours. An employer can cancel a shift or on call requirement but must give the employee at least 48
hours notice. If the cancellation occurs less
than 48 hours beforehand, the employee is
still entitled to three hours’ pay.
As well, the Act will, for the first time,
contain mandatory paid leave. Currently,
employees whose employer regularly employs 50 or more employees are entitled to
up to 10 days leave without pay as a result
of a personal illness, or the death, injury or
medical emergency of an immediate family member. Under the amended Act this
personal emergency leave is extended to
all employees, regardless of the size of the
employer. As well, two of the ten days’ leave
will have to be paid days.
Unpaid leaves are also being increased.
Parental leave, for example is increasing
from the maximum of 35 weeks to 61 weeks.
CONDOVOICE WINTER 2017
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When coupled with pregnancy leave (17
weeks, which will remain unchanged) an
employee can now take up to 78 weeks off
following the birth of a child. (Pregnancy
leave is available only to a woman who
gives birth, but parental leave may be taken
by either parent).
There are also new provisions allowing
employees to take up to 15 weeks of unpaid
leave if the employee, or his or her child,
experiences domestic or sexual violence
or the threat of domestic or sexual violence. The leave must be taken for any of
the purposes of obtaining medical or legal

assistance in relation to the domestic or
sexual violence.
The provisions for family medical leave
are also being expanded. Currently, the
Act provides leave of up to 8 weeks without pay to care for an immediate family
member who is at risk of death within
26 weeks. That is being increased to 27
weeks if the family member is at risk of
dying within 52 weeks.
Equal Pay for Equal Work
A major focus of the Review Report was
the changing nature of work and in par-

ticular the rise in temporary or agencytype work. The legislation has a number
of features designed to ensure that agency,
temporary or part-time employees are
treated the same as full-time employees
doing the same work.
For example, the Act will now require that
employees whose only difference is their
employment status (i.e. full-time versus
part-time, seasonal or casual) be paid the
same rate of pay if they do the same job. As
well, a temporary help agency will be prohibited from paying an employee on assignment less than the employees of the client
of the agency who perform the same work.
Employees can still be paid differently if the
difference is due to a seniority system, merit
system or a system that measures earnings
by quantity or quality of production. In
other words, as long as the difference in
pay is not due to the fact that the person is
a part-time, seasonal or temporary worker,
the difference in rate of pay is permissible.
Lien Rights to Secure Unpaid Wages
The ESA will also have new enforcement
powers regarding any order to pay wages
made under the Act. The Director of Employment Standards will now have the ability to register a lien on real property (which
would include a condominium unit). The
lien will have priority over all subsequent
registrations. This could mean that a lien
registered under the ESA has priority over a
condominium lien if the condominium’s lien
is registered after the ESA lien. Currently,
condominium liens take priority over all
prior or subsequent encumbrances, except
for claims by the Crown or claims for taxes.
What does all of this mean for condominium corporations? Corporations who employ staff directly will need to be aware of
and budget for the new minimum wage,
increased vacation pay for some employees
and increased paid and unpaid leaves. Corporations with part-time or seasonal staff
may need to ensure that they are not paid less
than regular full-time staff who perform the
same work (unless the difference is due to a
pay grid based, for example, on a seniority
system). Even those corporations that do not
employ staff directly may see an impact as
staff members make use of the longer leave
provisions and contractors begin to pass on
their increased labour costs. C V
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Tator, Rose & Leong, Chartered Accountants

Finances

Warning Signs Condominium Audited
Financial Statements

If my professional standards would allow,
I would fill my audited financial statements with text bubbles, red underlining, yellow highlighter and with today’s
younger generation’s emojis to alert the
readers of actual and potential warning
signs. Unfortunately, the audited financial
statements are meant to service a broad
based set of readers, and adding a negative bias to the statements would certainly
conflict the auditor. Most of all, the lack
of professionalism of having on the statements an unhappy face with tears spraying
out of both eyes would certainly put me
under disciplinary review.
Having attended over 750 annual general meetings in my entire career, I have
found that the majority of the readers of
the financial statement are unit owners
who likely only see one set of financial
statements a year. There are those who
study public company financials for their
investments or look at their own business’
financials; however, the condominium

statements are quite different due to the
disclosure and funding requirements as
required by the Condominium Act and
audit standards.
I believe that if the auditor, board, management and owners can get a deeper understanding of the financial statements,
there would be less conflict as the communication lines as well as transparency
are spearheaded by the disclosures in the
audited statements.
Taking the statements from back to front
front, in my opinion, is the best way to read
the statements. The notes to the statements
are a wealth of information, and sometimes
the numbers do not tell the entire story.
Notes to the Audited Financial
Statements
One of the greatest caveats that can be
placed on the audited statement is the contingency note. In the event there is a reasonable possible loss that eventually will

be incurred, the statements must disclose
the details of this potential loss. However,
if the loss is highly probable and subject to
reasonable estimation then that loss would
have been already reported as a liability.
The warning signal here is that trouble
is looming ahead, and owners should be
aware of such matters to prepare themselves for this issue. A good example of
a contingency is a lawsuit commenced
against the condo for a slip and fall case
due to negligent snow removal. Owners
and prospective buyers should educate
themselves on the potential that this contingency may end up becoming a liability
which in turn would either increase condo
fees or force the board to levy a special
assessment to cover the costs of both the
legal fees and the settlement.
The commitment note disclosure is a disclosure where the condominium has entered into a financial agreement bound by
contract. Where this becomes a warning
sign is when a large commitment has been
CONDOVOICE WINTER 2017
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Reading and Deciphering the Actual and
Potential Warning Signs Embedded in Your
Condominium’s Audited Financial Statements

The subsequent event note, where financial
and legal problems exists, provide a
valuable window for warning signs of
issues that will arise in the next fiscal year
entered into after the year end. A large commitment would be, for example, a contract to
replace the roofing subsequent to the corporations’ year end. Given that such a large
project would have likely been budgeted for
in the reserve fund study, the reserve fund
would likely have room to absorb this cost.
However, if the roofing work arose much
earlier or was more costly than expected,
then the burden of such work could also result in a special assessment from the owners.
The board and management should have a
good understanding of the major project, as
well as should have consulted with the engineer about the major commitment. Owners
should become aware of large future projects
and ascertain if there is any future financial
impact to their condo fees accordingly.
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Subsequent events are material events that
occurred after the fiscal year end of the
condo and up to the auditors’ report date
found on the auditors’ report. Generally,
the matters disclosed as a subsequent event
can be legal, financial or both in nature.
The auditor should have inquired with the
board, management as well as the condominium’s lawyer to ensure that all material
subsequent events are adequately disclosed.
The subsequent event note, where financial
and legal problems exist, provide a valuable
window for warning signs of issues that will
arise in the next fiscal year. Having a handle
on these issues and keeping all parties informed of progress in the current fiscal year
increases both transparency as well as trust
with all parties involved.

Emphasis of matter note disclosures come
about when the condominium corporation
has materially violated the act and its regulations. These note disclosures would appear
after the audit opinion as well in the notes
to the financial statements. The appearance
of these notes would indicate that there has
been some carelessness with respect to the
handling of both the financials and as well as
the operations of the condo under the Condo Act. The most common violations that I
come across include the improper handling
of the reserve bank accounts and its investments. Some of the main rules which are
commonly violated, are as follows:
• The total of the reserve cash and the
reserve investments have to be greater
than or equal to the reserve fund balance;
• The corporation must maintain at
minimum an operating and a reserve
bank account;
• The bank accounts need to be in the
name of the condominium corporation
• Reserve fund investments must be
eligible (typically GIC, Government
Bonds, and TBills);

• The condominium corporation must
have a borrowing bylaw if it chooses
to take on debt; and
• The reserve fund study must be updated every three years.
Repetitive and numerous violations are
a strong indicator that there is wanton
disregard for the act and sends a warning signal to readers that the corporation
is not well managed. Trust for those in
the fiduciary role would be weakened and
gives for poor optics of transparency.
Statement of General Fund
Operations and Fund Balance
This statement is commonly known outside of condominium corporations as the
income statement. I find that, at some of
the AGM’s that I present at, there are often questions about the adequacy of the
ending general fund balance, which is essentially the cumulative excess of income
over expenses (surplus) or cumulative excess of expenses over income (deficit). The
industry rule of thumb is that the surplus
should equate to 2/12th of the annual budgeted expenses. This rule of thumb essentially allows for some buffer in the event

Having all parties become educated
readers of the financial statements
enhances the relationship between
owners, management and the board
that unforeseen expenditures arise and to
allow for positive cash reserves for large
expenses that may occur in one month
over another. However, the rule of thumb
should factor in the time of year the corporation’s fiscal year ends at. If the condo’s
year end is in the winter months, the surplus may be non-existent as it is burdened
by larger-than-average utility bills. The
warning signal should be raised where
there are perpetual deficiencies below the
rule of thumb. I find that condominiums
that have an extreme amount of pressure
from owners demanding that the Board
not raise condo fees in light of increasing
expenses, end up in this situation. This
then in turn causes deficiencies in attempting to keep up with ongoing expen-

ditures and as well keeping the reserve
fund in line with the funding plan.
Large variances between the actual expenditures versus the budget and the fiscal year are warning signs that there were
unforeseen expenditures that attempting
erode the surplus. The reader of the statements should pay particular attention to
variances in utilities as they can make up
30-40% of the total budget in some condominiums. Increases in demand or rate
changes can cause havoc to the corporation as the reaction time to increase condo
fees may not happen until near the end of
the fiscal year, which may only correct the
following year’s utility charges. However,
this would still leave a shortfall in the cur-
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rent year over expenditure. Astute management should catch onto this trend early enough to buffer in an increased budget
in the following fiscal year and convey to
owners early enough the reasons and the
necessity of the increase in condo fees.
Another line item on the statement that
can trigger a warning signal is a substantial increase in legal fees. This may indicate an ongoing lawsuit which may cause
contingencies for the corporation or there
may be substantial changes to the corporations bylaws. In either event, the reader
should be warned and become aware of
the reasons for the increases in such fees
to ensure they can discuss with board and
management the legal and financial implications of the advent of increased fees.
Statement of Reserve Fund
Operations and Fund Balance
This statement shows the activity inside
of a corporation’s reserve fund including
the opening balance, transfers to reserve,
investment income, expenditures and
ending balance. Generally, if the engineer
predicts accurately the required annual
expenditures, the reserve fund ending balance on the reserve fund statement should
follow the engineer’s cash flow summary.
If your ending reserve fund balance has
a large variance (eitherpositive or negative) it, is a warning sign that the board
elected to chose a different path than was
prescribed by the engineer. At times, there
may be some solid reasons for spending
more ,such as an unforeseen expenditure,
cost increases, or compliance with code.
On the other hand, if necessary expenditures have been intentionally delayed,
this may mean that the item outlived the
engineer’s expectation or in the worst case
scenario, the board decided to defer necessary maintenance. In any event, readers of
the financial statement should be reading
the reserve fund statement alongside with
the engineers report and should query the
variances and the reasons for the variances against the study.
Statement of Financial Position
Commonly known as the balance sheet,
this statement discloses the assets and
the liabilities of the corporation. Typical
warning signals here would be excessive accounts receivables and or accounts
payables. Condo corporations fortunately
48
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have the right to lien unit owners for the
collection of receivables; however, this
process is not timely where the corporation requires cash over its receivables.
Good management should have receivables down to a manageable level and not
allow for any condo fees to go outstanding
more than 60 days. Care should be taken
to differentiate condo fees, receivables,
and interest receivables, which is interest
on investments earned prior to maturity.
Large payables, on the other hand, also
indicate cash flow issues as the timely
payment of the vendors has been delayed
due to a shortfall in cash. This duality of
the problem that this creates is that vendors become less responsive to the corporation’s needs when called upon if they
are owed funds. The quality of service, as
well the appearance of corporation can be
hampered quite noticeably. Think landscaping and snow-removal.
Auditor’s Report
The auditor’s report is the auditor’s opinion as to whether the statements are free
of material misstatement. If there is no
reservation of opinion, then the statements are adequately presented. To be
clear, a clean audit opinion does not necessarily mean that the condominium is in
good financial shape. However, in the case
where there is a reservation of opinion,
this is the auditor’s formal warning signal
which indicates that there generally has
been some information or documentation
that the auditor could not gain access to
form his or her opinion. This is not a great
situation for a condominium to be in as
it really casts doubts for the reader as to
why documentation went astray or was
perhaps hidden from the auditor. The
warning signals of poor record keeping
or, in the worst case, fraud, could exist as
the auditor could not verify the completeness and the existence of expenditures,
revenues, liabilities, and/or assets.
Having all parties become educated readers of the financial statements enhances
the relationship between owners, management and the board. The audited financial statements tell part of the story
and the rest can be simply followed up on
management and the board via regular
communication, alignment of objectives,
and expectations. Smiling face with open
mouth and smiling eyes emoji. C V
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The Condo Cup

Condo Cup Recap
On Wednesday, October 25, 2017, Team CCI faced off
against Team ACMO in the first Condo Cup Charity
Hockey Game. Over $7,000 in charitable funds were raised
to benefit Soldier On, a program that helps current and
former members of the Canadian Armed Forces overcome
physical and mental health challenges through sport.
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BELOW FACING PAGE:

Team CCI and Team ACMO
BELOW CLOCKWISE FROM UPPER LEFT:

Team Captains, Marc Bhalla and Dean McCabe holding the charity donation cheque to ‘Soldier On’.
Getting ready for a pivotal face off!
Team CCI Captain Marc Bhalla (#17) stopped on the door by Team ACMO net minder, Sven
Sequiera. Sven earned the Team ACMO MVP honours for his efforts.
(Inset photo) Solider On representative, Bruce Matthews presents Ryan Griffiths with the Team CCI
MVP Player trophy.
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CCI-T Welcomes New Members
Professional
Members:
John David Ashworth
Ploughshares Conflict
Management Consulting
Justin McLarty
Deacon, Spears, Fedson +
Montizambert
Emily Ng
Deacon, Spears, Fedson +
Montizambert
Rachel Smith
Deacon, Spears, Fedson +
Montizambert
Puja Walia
Deacon, Spears, Fedson +
Montizambert

Individual
Members:
F. Deo
P. Dias
B. Doslo
M. Feltus
J. Fine
G. Nespoli
S. Schell
S. Smith
Condominium
Corporation
Members
DCC # 0134
MTCC # 0745
MTCC # 0890
MTCC # 0949
MTCC # 0961
MTCC # 0962
MTCC # 1403

NCC # 0037
NSCC # 0082
PCC # 0022
PCC # 0607
TSCC # 1465
TSCC # 1810
TSCC # 2013
TSCC # 2325
TSCC # 2424
TSCC # 2484
TSCC # 2566
TSCC # 2574
TSCC # 2577
TSCC # 2580
TSCC # 2587
TSCC # 2588
TSCC # 2591
TSCC # 2598
TSCC # 2602
YCC # 0222
YCC # 0237

YCC # 0249
YCC # 0375
YRCC # 0807
YRCECC # 1338
YRCECC # 1347
YRSCC # 1335
YRSCC # 1341
Business
Partner
Members:
CIBC Wood Gundy
Will Mackay
ComField Management
Services Inc.
Suzanne Botnick
CPO Canadian Properties
Operator Management Inc.
Vadym Kpyen

LPS International
Investments Ltd.
Alicia Mei Ching Wong
Nu-Trend Construction
Brandy Andrews
Solid General
Contractors Inc.
Carlos Munoz
Specialized Pipe
Technologies
Liz Jones-Villeneuve
Unattended Markerts Inc. Grabngo Microshops
John Douangprachanh
Zoran Properties Inc.
Mara Milenkovic

Upcoming Events
Mark Your Calendars!

Education Extravaganza!
Level 101 and Level 102 Courses offered
on the same day with a mini trade show.
Breakfast, Lunch and coffee breaks
included!
Holiday Inn Toronto Yorkdale – 3450
Dufferin Street
Saturday, March 24, 2017
8:30 a.m. to 4:15 p.m.
Cost: $175.00 for Members, $400 for
Non-members – plus HST
For further course information or to
register online for upcoming events visit:
www.ccitoronto.org/Education
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CCI Word Search Puzzle
ACCESS
ACT
ADDRESS
ADJUCATORS
AGM
APPOINTED
AUDITOR
AUTHORITY
BALANCE
BASIC
BILL
CCI (15)
CERTIFICATE
COMMUNITY
CONDOMINIUM
CONVERSION
CORE
DATABASE
DECLARATION
DEDUCTIBLE
DEFICIT
DIRECTORS
DISCLOSURE
DISPUTE
ELECTED
ELECTRONIC
ENGAGEMENT
EXPENDITURES
FEE

FILED
FISCAL
FORM
FORUM
FUND
GUIDE
ICU
IDENTIFY
INCREASE
INFORMATION
INSURANCE
JUDGMENT
LEGISLATIVE
LICENSING
MANAGERS
MANDATORY
MEETINGS
MINUTES
MODULES
NOIC
ONLINE
OWNERS
PERIODIC
PIC
POSTED
PROPERTY
PROTECTING
PROXY
PUBLIC

QUARTER
RECORDS
REFORM
REGISTRAR
REGISTRATION
REGULATORY
RESERVE
RESIDENTIAL
RESOLUTION
RESOLVE
RESOURCES
RETENTION
RETURNS
REVIEW
SECTION
STATEMENTS
STRUCTURE
SURPLUS
TARION
TOPICS
TRANING
TRIBUNAL
TURNOVER
UPDATE
VARIOUS
VOTE
YEAR
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2017 AGM Recap
Thank you to all those CCI-T members
who attended the 2017 CCI Toronto & Area
Annual General Meeting on October 2, 2017
at the Holiday Inn at Yorkdale. The meeting
was followed by a Wine & Cheese networking
forum, and everyone had a great time.
1

2

This page left to right from top:

1/ CCI-National Chairman, Bill Thompson, provides greetings on behalf of the
National Executive Board
2/ CCI-T President, Sally Thompson, calls the Annual General Meeting to order
3/ CCI-T Communications Committee Chair, Marc Bhalla (left) with winners of
the CCI-T Newsletter of the Year Award - From TSCC #2176 – Desmona Cole,
Kalianda Chan and Margaret Heilig
4/ Condo of the Year Recipients from YRCC # 0798 l to r: Alexander Vainshtein
(Malvern Condominium Property Manager) and board members Farzad Lahouti,
Bernard Betel, Stephen Pollishuke, Sami Hamam and Vic Persaud, CCI-T
Membership Committee Chair
Facing page left to right from top:

5/ Another well attended CCI-Toronto Annual General Meeting!
6/ CCI-T Membership Chair, Vic Persaud presents an Ambassador certificate to
Mimi Young from Connium Property Management
7/ CCI-T Membership Chair, Vic Persaud presents an Ambassador certificate to
Eddie Lok from Comfield Property Management
8/ Gene Lewis (FirstService Residential) accepts a Premier Sponsorship plaque
from CCI-T Sponsorship Chair, Brian Antman
9/ CCI-T Sponsorship Committee Chair, Brian Antman with 2016-2017 Corporate
Bronze Sponsors, Sue Langlois (Digi-Notice), Jon Juffs, (Macintosh Perry),
Edgar Vargas (WSP Canada) and John Tan (Adams & Miles LLP)
10/ 2016-2017 Corporate Gold Sponsors l to r: Tim Duggan (Horlick Levitt Di
Lella), Evan Shkolnik (Cion Coulter), Patricia Elia (Elia and Associates), CCI-T
Sponsorship Chair Brian Antman, Lyndsey McNally (Malvern Condominium
Property Management) and Armand Conant (Shibley Righton LLP)

3
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COMMUNITY.
FUTURE.
MAPLE RIDGE.
APPOINT WITH CONFIDENCE
Award-winning management firm, serving the condominium industry since 1984.
At Maple Ridge Community Management, COMMUNITY always comes first.
5753 Coopers Avenue Mississauga, ON L4Z 1R9
905.507.672 www.mrcm.ca
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CV Selfies
CCI-T Board Member Ernie Nyitrai
enjoys his copy of the Condovoice
in Budpest, Hungary. Where will
Condovoice take YOU?

Marc Bhalla with his issue of
Condovoice in Vancouver, BC
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REPORT

Conference Committee Report

21ST Annual
Condominium
Conference
The 21st Annual CCI/ACMO Joint
Condominium Conference was the
Highlight of our Fall Events

Co-Chairs opening welcome remarks

Known as the premier condominium conference in Canada, this
outstanding networking and educational event was held on November 10th and 11th, 2017 in the north building of the Toronto
Congress Centre. Attendance this year reached 2200 delegates and
suppliers – the highest attendance to date!
Conference Co-Chairs Robert Weinberg and Sally Thompson
opened the conference on November 10th with welcoming remarks
noting the multitude of amazing educational sessions offering outstanding learning opportunities for both condo directors and managers that would be offered over the next two days. Joining them
at the conference opening was Assistant Deputy Minister Glen
Padassery from the Ministry of Government and Consumer Services, who provided an update on behalf of the Minister relating to
the revised Condominium Act and new Regulations which came
into force on November 1st.
On November 11th, delegates were treated to updates from Tom
Wright of the Condominium Authority of Ontario (CAO) office and
from Robin Dafoe of the Condominium Management Regulatory
Authority of Ontario (CMRAO). The conference wrapped up with
a plenary session discussing the latest case law featuring condo
lawyers, Jonathan Fine, Brian Horlick and James Davidson, with
“Judge” Murray Johnson as moderator.
The trade show is an integral and valuable part of the conference
and offers the opportunity to learn about the latest new products and services available in the market. The trade show floor
was also the locationwhere delegates gathered to commemorate
58
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2017 Conference Preview

Remembrance Day on November 11th, complete with a piper,
wreath and moment of silence.
In case you missed the conference, be sure to check the conference website at www.condoconference.ca for a full list of over 240
exhibitors who participated this year. You will also find a list of
this years’ conference sponsors to whom we are deeply appreciative of their support.
Our sincere appreciation is also offered to our valued conference
partner, Fine and Deo Barristers and Solicitors. Our ongoing partnership with Fine and Deo allows us the ability to put on this
exceptional show at reasonable prices, and their support is truly
appreciated.
Mark your calendars now for next year’s conference taking place on
Friday November 16th and Saturday November 17th, 2018 at the
Toronto Congress Centre. We look forward to seeing you there!

Opening panel from left to right: Chris Jaglowitz, Armand Conant, Maria Dimakas and Dean McCabe

Assistant Deputy Minister Glen Padassery

The closing panel with “Judge” Johnson, James Davidson,
Jonathan Fine and Brian Horlick

The Pipes

“Judge” Johnson

Saturday opening session with Tom
Wright and Robin Dafoe
CONDOVOICE WINTER 2017
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By Brian Horlick
B.Comm., B.C.L., LL.B., ACCI, FCCI
Horlick Levitt Di Lella LLP

condominium

owners

Timely ideas, insight, inspiration
and information of particular
interest to condominium owners

By Luis A. Hernandez
B.A., J.D.
Horlick Levitt Di Lella LLP

Condo Living

Why Should You
Attend Your Annual
General Meeting?
Because You Should Be the Change
you Wish to See in Your Condo

The purpose is of this article is to explain
AGM basics, and attempt to convince you
that attending the AGM is of the utmost
importance and that every smart condo
owner should attend this once-a-year event.
What is an AGM?
An AGM is a yearly meeting of the owners of a condominium corporation where
owners are given an opportunity to discuss the affairs of the corporation and
vote on several items. Subsections 45(2)
and (3) of the Condominium Act, 1998

(the “Act”) set out that an AGM should
be held not more than three months after
the registration of the corporation and,
subsequently, within six months of the
end of each fiscal year of the corporation.
The purpose of the AGM is, in part, for
owners to:
• approve and/or amend the minutes of
the previous AGM;
• elect directors;
• approve and/or reject proposed
amendments to the declaration, bylaws, rules, and/or agreements;
• review the audited financial statements
• appoint the auditor for the following
fiscal year; and
• discuss the affairs and business of the
corporation
Why should you attend your AGM?
Reason # 1 – To meet quorum and allow
the corporation to transact business
Undr section 50 of the Act, a certain minimum number of owners who are entitled

to vote must be represented at a meeting of
owners, whether in person or by proxy. This
minimum number of owners represented
is what is referred to as a quorum. The Act
currently states that the quorum for business to be transacted at a meeting of owners, including an AGM, is at least 25% of
the owners in a condominium corporation.
Regrettably, owner-apathy is quite pervasive in condos and even a low percentage such as 25% of owners can prove
difficult to obtain. Keep in mind that it
is not required that 25% of owners physically attend the AGM, but that they be
represented. Meaning that an owner can
simply fill out a proxy and deliver it to
property management to count towards
the quorum, but even this simple step
which aids the corporation to properly
function is often ignored.
In light of prevalent voter apathy, with
the amendments to the Act set out in the
Protecting Condominium Owners Act,
2015 (“PCOA”) and Regulation 48/01,
CONDOVOICE WINTER 2017
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ILLUSTRATION BY JAMIEE BENNET

Being a condo owner means that every
year you will receive a package, likely in
the mail, notifying you of your condominium corporation’s upcoming annual
general meeting (AGM). This package
will emphasize the importance of AGM
attendance, but will also tell you that if
you cannot attend in person, then you
can submit a proxy so that your unit is
represented. Unfortunately, many condo
owners do not attend their AGMs, and
many will not even submit a proxy.

ComField

Property Management Services

Where Value and Community Count
Providing Property Management for:
• CONDOMINIUMS
• Residential
• Retail
• Commercial
• Industrial

Tel: 416.640.6730 x.119 • Fax: 416.932.9435
2171 Avenue Road, Suite 303, Toronto, Ontario M5M 4B4
suzanneb@cfdi.ca • www.comfield.ca

CONDOVOICE WINTER 2017

CCI Coming to You Live From the
Lobby of our Condo of the Year

• INVESTMENT
PROPERTIES

Business Development Manager

CV

condovoice

Audio Podcasts
Now Available!

• EQUITY
CO-OPERATIVES

CONTACT: SUZANNE BOTNICK
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On Thursday, October 12th, CCI Toronto presented its
first Facebook Live event in the lobby of Landmark III, the
Condo of the Year. Marc Bhalla led a discussion between
a lawyer, property manager and condominium directors
about AGMs – Fans and Hecklers. The video recording
of this presentation has proven to be very popular, with
over 1000 views, and we are pleased to now release a
podcast edition of this presentation.

the Government of Ontario has introduced reduced quorum requirements for
AGMs. In this new legislative scheme,
corporations will have two opportunities
to meet the 25% quorum threshfold, failing which, the threshold lowers to 15% on
the third and any subsequent attempts to
call the meeting.
By attending the AGM in person or by
proxy, you are doing your part to make
sure the corporation can continue to
function properly.
Reason # 2 - Your votes are important
As mentioned above, the AGM is the opportunity for owners to vote for several
important matters that will affect the
corporation, including: the appointment
of the auditor, the election of directors,
and the approval and/or rejection of
amendments to the declaration, by-laws,
rules, and or agreements. Additionally,
during the AGM there will be a number
of procedural votes – which proxies do
not address – that permit certain agenda
items to be completed, such as the approval and/or amending of the minutes.
Condo communities are relatively small
democratic bodies, so every vote on these
important topics carries weight.
Reason # 3 – You can ask crucial questions you may not be able to ask otherwise
Attending the AGM will not only allow you to exercise your vote, but it will
allow you to ask questions to make the
most informed decisions regarding your
condominium. One of the most valuable aspects of an AGM is the ability to
hear your auditor’s presentation of the
financial statements and to ask him or
her questions. Your auditor is a professional chartered accountant whose role
is to review the corporation’s financial
statements to ensure that the accounting
for the corporation is done in accordance
with generally accepted accounting principles. The AGM is your opportunity to
ask the auditor about his or her practices,
opinions on the financial statements, and
whether the corporation is in compliance
with the Act. Since the auditor reports to
the owners, and not the board of directors
or property management, the auditor is
appointed by the owners. Typically, prox-

The AGM is the best forum to have
the board of directors, property
management, and the other owners
listen to your concerns and have
meaningful discussions about them
ies do not include an option to vote for the
auditor making the importance of attending the AGM greater.
Furthermore, attending the AGM allows
owners to properly vet the candidates for
director positions on the board of directors. You may have recently read any of
the numerous articles in major Canadian
publications regarding the rising rate
of individuals who have been elected to
boards of directors, including some individuals having no affiliation with the condominium corporation of which they are
running for. Another disconcerting trend
is for candidate directors being found
to have conflicts of interest as a result
of relationships with developers. There
has also been a rise in transient tenancy
operators running for and attempting to
control boards where they have tenancy
interests in the hopes of curbing potential
restrictions to short-term tenancy offerings. If owners attend their AGM, they
can ask questions of candidates to figure
out whether those individuals are running to contribute to the condominium
community or whether they are running
to further their own special interests.
Fortunately, with PCOA, the Government of Ontario has attempted to address
election issues by introducing provisions
requiring mandatory disclosures of director candidates. However, without owners
attending AGMs in person and exercising their vote, unscrupulous individuals
may still fall through the cracks and get
elected to the board. One of the easiest,
and most common ways, for such candidates to fall through the cracks is by way
of proxy fraud. There have been many
reported incidents of proxy fraud which
have resulted in major headaches for corporations, including expensive litigation.
If owners attend the AGM in person, the

risk of proxy fraud is lessened greatly. If
an individual attempts to use a fraudulent
proxy representing your unit while you
are in attendance, it should be fairly easy
for property management to make such a
discovery and bring these issues to light.
Reason # 4 – Make your voice heard
Under the Act, owners are only expected
to meet once a year – at the AGM – to
discuss the affairs of the corporation.
Therefore, the AGM is the best forum
to have the board of directors, property
management, and the other owners listen to your concerns and have meaningful discussions about them. In turn, it
allows you to listen to the other owners
regarding their concerns and offer your
input on their comments. At the end of
the day, condominiums are self-governing entities which require community
discussion and participation from all
the stakeholders to best represent everyone’s interests.
If you are a clever reader who is wellversed in condominiums, you might ask:
don’t we have minutes to tell us what happens at the AGM? Great question, but
the reality is that even though AGMs are
supposed to be minuted, and often professional minute-takers are retained for these
services, the minutes cannot cover the full
scope of the discussions which take place
during a meeting. Minutes are intended
to provide more of a summary of the discussions and events at a meeting; minutes
are not the same as transcripts which are
verbatim reports of what is said at a meeting. Moreover, the minutes from AGM are
not typically sent to the owners until they
are included in the following year’s AGM
package. As such, owners relying solely
on the minutes may not become aware of
issues or discussions until a year after discussions and/or decisions took place.
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Reason # 5 – AGMs are once a year!
Your AGMs are once a year! We cannot
repeat this enough. In all likelihood,your
condominium is one of the linvestment
you make in your life, and you are being given a once-a-year opportunity to
get caught up with the goings-on of that
investment. When you think about all
the time and money that’s been invested
into your condominium, why wouldn’t
you take an evening of your time to ensure that you are up-to-date with what is
happening in your corporation and lend
your voice to discussions which directly
impact you?

By attending the AGM in person
or by proxy, you are doing your
part to make sure the corporation
can continue to function properly
Watch Brian Horlick discuss the importance of attending the AGM on CCI’s
Condo Connection video series.

The video may be watched at
www.yourcondoconnection.tv
CV

Condominium corporations are statutorily obligated by the Act to provide
owners with at least fifteen (15) days of
notice before the day of the AGM, and
with the PCOA amendments, there will
now be a preliminary notice sent twenty
(20) days before the mailing of the notice for the AGM. As such, most people
should be able to arrange their calendars
to accommodate an AGM. And for those
of you inconvenienced by the AGM and
who would rather watch the hockey game
or that wild-card baseball game after a
long day of work, just remind yourself
that it is only part of one evening that
you are giving up. In the grand scheme
of things, the well-being of your investment is likely to be more important to
you than the one-night performance of
that all-star rookie that everyone can’t
stop talking about (you know exactly
who I’m talking about).
Conclusion
Gandhi has often been misquoted as
saying that you should “be the change
you wish to see in the world”. This
would-be Gandhi quotation can nonetheless be adapted to the condo context: you should “be the change you
wish to see in your condo”. Attend your
AGM for the reasons above and for
many more! Ultimately, your condominium is your home, an investment,
or both and your involvement is pivotal
for the success of your community. Noone is suggesting you have to be actively involved in the community or even
run for a board position,, but at the
bare minimum, attending your AGM
should be a priority to stay informed
and to exercise your voting rights.
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Tune in to...
Educational Videos

tion
Condo Connec ost:
h
T V, with your

CCI Condo
Connection TV

Murray
Johnson!

Check out CCI Condo Connection TV for a
variety of educational videos!

Season 1
Why Live in a Condo – featuring Murray Johnson
The Right Fit – featuring Lisa Kay
Owner Roles and Responsibilities – featuring Bill Thompson
Interpreting Status Certificates – featuring Armand Conant
Understanding Condo Finances – featuring Brian Antman
Smooth Moves – First Day – featuring Richard Pearlstein
Where Do I Go For Help – featuring Bill Thompson
Fitting In – featuring Sue Langlois
Balancing the Needs of the Community – featuring Marc Bhalla
Who Makes the Final Decisions – featuring Ernie Nyitrai
Reserve Funds – featuring Sally Thompson
How Do I Make My Condo Great – featuring Vic Persaud

Season 3
Top 5 Responsible Neighbour Tips – featuring Tania Haluk
Air Flow - Weather Stripping, Odours, Cooking
– featuring Sally Thompson
Suite Seasons - Seasonal Change Over – featuring Paul Belanger
Balconies - BBQ’s, Cigarette Butts – featuring Mo Killu
Feeling Violated - Right To Enter – featuring Denise Lash
Condo Security – featuring Quintin Johnstone
Fire Safety In Condos – featuring Michele Farley
What Can I Change/What do I own/Illegal Reno
– featuring Ashley Winberg
Leasing My Unit /Airbnbs – featuring Joy Mathews
Pets - Owner and Non Owner Rights – featuring Stan Morris

Season 2
What is a Condo? – featuring Patricia Elia
Why Should I Attend the AGM? – featuring Brian Horlick
What do Condominium Boards Do? – featuring Yehudi Hendler
What Does the Manager Do? – featuring Bob Girard
Rule Enforcement – featuring Audrey Loeb
What Do My Monthly Fees Cover? – featuring Park Thompson
Condominium Liens – featuring Maria Durdan
Debunking Low Fees in Condo’s
– featuring Mario Deo and John Warren

Season 4
Access to Records – featuring Patrick Greco
Communications – featuring Sue Langlois
Water Damages – Vacation Disasters – featuring Mark Shedden
Workplace Harassement – featuring John De Vellis
Online Delivery – featuring Tania Haluk
Successful Committees – featuring Dean McCabe
Changing Contracts – featuring Tim Duggan
Parking, Storage Charges, Usage and Towing
– featuring Bob Vertatschitsch
Borrowing for Condos – featuring Paul Pittana

To watch Condo Connection TV, visit www.yourcondoconnection.tv
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By Ken Dearlove
CPA, CA.
PCC # 171, Applewood Landmark

The Last Word

To Inflate, or
Not to Inflate?
(With Apologies to the Bard)

Many attempts have been made to explain
the “mysteries” of a Reserve Fund Study.
With new Directors coming on to Condo
Boards every year, having little or no experience with the Condo Act & Regulations,
the need to explain these “mysteries” will
continue until they have been removed. I
believe that the use of inflation and interest
factors, particularly when applied to Contributions and Expenditures over the next
30 years, adds significantly to the confusion.
All the reader sees, in the Cash Flow Table,
is (mostly fixed) increases in Contributions
year after year. Often, they do not see, or
even realize, that inflation is included in the
Expenditures. Effectively, by year 30, inflation represents an increase of almost 80%
over the original cost estimate, yet this is
not brought to the attention of the reader.
Thus, the Cash Flow Table can be very misleading and confusing to those who are not
accustomed to working with numbers.
Section 29 of the Regulations uses an array of different terms for what in essence

are opinions or guesses – hopefully
educated– on which the whole Study is
predicated. Costs of major repair and
replacements are to be “estimated”, ie:
a calculated figure based on facts. “Expected Costs” are those that are “likely”
to occur, based on previous estimates.
Annual inflation and interest rates are
to be “assumed” – an assumption requires no factual base! These Estimations, Expectations and Assumptions
are the building blocks on which the
“mysteries” of a Reserve Fund Study, or
more particularly the Cash Flow Table,
are based.
There are only two requirements for a
real/verifiable number in the Cash Flow
Table: the current year’s Contribution
and the opening balance for the current
year (which should be based on the latest
audited financial statements).
All the “mysteries” of a Reserve Fund
Study could be eliminated by setting inflation and interest to zero percent, along
with strict adherence to the formats of the
Component Inventory and the Cash Flow
Table as required by the Regulations.
This would mean that all expenditures
and annual contributions on the proposed

Cash Flow Table would represent current
values, and could be stated as such in the
headings of that document. Everyone will
then be able to relate to this.
The application of an inflation factor to
each year’s expenditures represents only
one variable. Why pick only one, when
there are many other variables that would
affect the final costs, any one of which
could have a much greater effect than inflation, such as:
1. The personal opinion of the preparer,
as regards current costs,
2. The amount of contingency (usually
5% to 15%) that the preparer applies
to current costs,
3. The current cost can vary from supplier to supplier, and the choice of supplier/quote (and therefore price) is a
Board decision,
4. The scope of work completed can be
different from that assumed by the preparer,
5. A new Board, or even the same Board,
at a later date, can defer an expenditure, bring it forward or even deem it
as not being necessary,
6 Conversely, a Board can consider Items
not on the Study as being essential,
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That is the (#1) Question. To answer that,
many other questions must first be asked,
such as, does adding inflation to a Reserve
Fund Study serve any useful purpose, and
how accurate are the results?

7. As a result, at year-end, the actual expenditures may bear little resemblance
to those included in the Funding Plan,
8. Changes in Technology can also increase or decrease the cost,
9. Government Incentives/Rebates that
become available on energy saving
projects, and
10.Additional, or changes in taxes – by
whatever name – by Federal and/or
Provincial Governments.
Most of the above will come into play at
some point in every year, so what purpose is served by applying further complications, such as an unknown levels of
inflation and interest? Once the current
cost has been determined by the preparer, no more Estimations, Expectations or Assumptions are necessary. Just
the realization that unforeseen changes
will happen.
Since a Reserve Fund Study is required
to be updated every three years, the cumulative effects of all these variables will
become apparent at that time and would
automatically be included, along with
interest earned, in the calculation of the
Annual Contributions required for the
next three years. Of course, none of this
conforms to the current thinking of those
that prepare Reserve Fund Studies, but
it does conform to all the requirements
of the Condominium Act which permits
the author to make assumptions about
inflation and interest. With the Act and
Regulations currently under revision,
now would be a good time to put into effect some of the simplifications that Zero
Inflation and Zero Interest offers, thereby
removing some of the “mysteries”.
Including an inflation and interest factor
back in 1998, when the industry was in
its infancy, might have appeared to be “a
good idea at the time”, but possibly they
had not recognized all the unknown variables. There was probably little, if any,
input from industry leaders or the “grass
roots”. Now we are giving feedback, but
are they listening/ reading?
Again, does adding inflation and interest
to a Reserve Fund Study serve any useful
purpose?
Maybe there is no simple answer! C V
68

CV

CONDOVOICE WINTER 2017

Advertiser’s List
COMPANY

PAGE

COMPANY

360 Community Management Ltd.
13
ACMO
36
AcoustiGuard-Wilrep Ltd.
64
Adams & Miles LLP
41
A.R. Consulting
23
Atrens-Counsel Insurance
2
Atrens Management Group Inc.
48
Berkley Property Management Inc.
62
Brown & Beattie Building Science Engineering
47
Cion Coulter Engineers & Building Scientists
38
Comfield Management Services Inc.
62
Condo Mediators.ca
40
Canadian Properties Operator Management Inc. 36
Criterium – Jansen Engineers
12
Crossbridge Condominium Services
46
Davroc - Consulting Engineers
42, 60, 62
Deacon, Spears, Fedson & Montizambert
49
Dryerfighters Inc.
56
Duka
10
Eagle Audit Advantage Inc.
36
Elia Associates
Inside Front Cover
Elite Residential Concierge Services Inc.
18
FirstService Residential
6
Gardiner Miller Arnold LLP
Outside Back Cover
Glendale Properties Inc.
56
Green Leaf Landscaping
23
Goldview Property Management
42

PAGE

Horlick Levitt Di Lella LLP
34
ICC Property Management Ltd.
32
Ingerv Group Ltd.
20
Integrated Contracting Solutions
18
LAR
42
Larlyn Property Management Ltd.
60
Lionheart Property Management Inc.
15
Lumon Canada Inc.
64
Maple Ridge Community Management
56
McIntosh Perry
24
Miller Thomson LLP
49
Morrison Financial Services Limited
65
Nadlan-Harris Property Management Inc.
64
Percel Inc.
11
Priority Submetering Solutions
39
RBG Security Inc.
16
RespondPlus
44
Rikos Engineering Limited
7
Shibley Righton LLP
Inside Back Cover
Summa Property Management Inc.
27
Suncorp Valuations Ltd.
62
Synergy Partners
56
Tator Rose & Leong
62
Trinity Engineering
53
Water Matrix
14
Whiterose Janitorial Services Ltd.
8
Wilson, Blanchard Management Inc.
19

CV

Publication

of the Toro

Condovoice

nto and Area

Multi-Resid

ice

Chapter

of the Can

Legal Ram
ifications

’t We All
Just Get Alon
g?

When it Com of Drones
es to Dro
nes,
Not All Tha
t’s Fun is
Safe

Reduce, Reu
se
and Recycle

ential Buil
ding
Recycling
Programs

adian Con

Togethernes
s is Suc
dominium

Institute

The Import
anc
Communic e of

ation
Can We Com
municate
Effectively
Within Our
Condominiu
m Commun
ity?

Villa Giardin
o
cess

• Spring

... AND MO

ISSUE :

OUR

LOVE & HATE
(MOSTLY HA

condov

Remembering
Tendering
It Can Work for
Corporation /7

RELATIONSTE)
HIP
WITH

the
Don’t Shoot r!
Minute Take

Your

Tales From the

Airbnb

Front Lines /55

Bureau
Competition
tigation
ITCs Inves
to You/61
Understanding
What it Means
Explained /25
Input Tax Credits
onsible Dog
Resp
a
Ownership
The Role of d /51
in Condos /65
Condo Boar
r
Preventing Wate
and MORE...
Damage/29
nto.or g
www.c citoro

ian Condo minium
of the Canad
Area Chapte r
the Toront o and
Public ation of

2016 •
Institu te • Fall

Rules Were Meant to be...

COMING

S
GREA OON:
CONDOT CANADIAN
See page CONTE
58 for de ST!
tails!

Toronto
Toronto
and

and
AreaArea
Chapter
C

Chapter

Toronto and Area
Area C
Chapter
Chapter
Toronto and

Area
and Area
Toronto
Toronto and

RE !

2017 • www
.ccitoronto.

SPECIAL

V
oice

Advertise
in the
Award
Winning
Condovoice

V
vo

Shared Fac
ilities
Agreement
s
Why Can

org

CONDOVOICE WINTER 2017

CV

69

70

CV

CONDOVOICE WINTER 2017

