www.ccitoronto.org

VOL. 9, NO. 1 • FALL 2004

PUBLICATION OF THE CANADIAN CONDOMINIUM INSTITUTE - TORONTO & AREA CHAPTER
PUBLICATION DE L’INSTITUT CANADIEN DES CONDOMINIUMS - CHAPITRE DE TORONTO ET RÉGION

™

Performance Audits
Communicating
Financial
Issues in New
Condominiums
Is Your Condominium
Insured for its
Replacement Cost?
A New Concept in
Condominium Living
Has Arrived – Ontario’s
First Vacant Land
Condominium
The New Generation of
Condominiums

New
Condominium
Developments

Before and After
Turnover

plus…
Director’s Corner
Real Estate Corner
Membership Corner
Upcoming Events

Publications Mail Agreement #40047005

™

Canadian Condominium
Institute / Institut canadien des
condominiums
Toronto & Area Chapter
2175 Sheppard Ave. E., Suite 310
Toronto, Ontario M2J 1W8
Tel.: (416) 491-6216
Fax: (416) 491-1670
E-mail: cci.toronto@taylorenterprises.com
Website: www.ccitoronto.org

2003/2004 Board of Directors
PRESIDENT

Contents
Features

6

Performance Audits

8

The New Generation of Condominiums

Janice Pynn, RCM, ACCI, FCCI
Simerra Property Management Inc.

10

Denise Lash, B.Sc., LL.B., ACCI
(Co-Chair, Public Relations Committee)
Miller Thomson LLP
SECRETARY/TREASURER
Bob Girard, B.Comm (RCM)
(Member: Special Projects Committee)
Simerra Property Management Inc.

A close up look at Ballantrae Golf and Country Club, Ontario’s first Vacant Land
Condominium Corporation, reveals why the development has been the recipient of
numerous Builder Awards and has set the standard for the future!

12

Communicating Financial Issues in New Condominiums

15

Is Your Condominium Insured for its Replacement Cost?

18

Before and After Turnover

J. Robert Gardiner, B.A., LL.B., ACCI, FCCI
(Member: Conference Committee)
Gardiner Miller Arnold LLP

BOARD MEMBERS

Henry Cohen
(Member: Special Projects Committee)
YCC #0074
Armand Conant, B.Eng., LL.B., D.E.S.S.
(Chair, Legislative Committee)
Jones Rogers LLP
Tom Park, P.Eng., ACCI
(Member: Public Relations Committee)
Golder Associates Ltd.
Vic Persaud, BA
(Member: Special Projects Committee)
Suncorp Valuations Ltd.
Donna Swanson, FRI, ACCI
(Chair, Real Estate Committee)
Donna Swanson, Real Estate Broker
Steve Willerding, B.A., B.Ed.
(Chair, Special Projects Committee)
YCC #0244

EX OFFICIO BOARD MEMBER
Jasmine Martirossian, B.A., M.A., PhD.

ADMINISTRATOR
Lynn Morrovat

A New Concept in Condominium Living Has Arrived –
Ontario’s First Vacant Land Condominium
by Ruth Flanagan, Editor of “Home on the Green”

PAST PRESIDENT

Gina Cody, P.Eng., M.Eng., Ph.D., ACCI, FCCI
(Co-Chair, Public Relations Commitee
Chair, Education Committee)
Construction Control Inc.

by Janice Pynn, RCM, ACCI, FCCI
It’s all in the name. Author Janice Pynn examines the new types of condominiums
created under the Condominium Act, 1998 and the names used to identify each.

VICE-PRESIDENTS
John Warren, C.A.
(Chair, Membership Committee)
Adams, Masin & Tilley LLP

by Gina Cody, P.Eng., Ph.D., ACCI, FCCI
The Condominium Act, 1998 introduced mandatory provisions for Performance Audits.
What does this mean for condominium owners and how are they protected by the one,
two and seven year warranties offered by Tarion?

by John Warren, CA
The total of increased operating costs and required increased in reserve fund
contributions can often necessitate significant increases in second year budgets of new
condominiums. A wise Board will break the news to the owners as soon as possible.
Communication cannot be stressed too often or too much.

by Vic Persaud, BA
Is it necessary for a new Condominium to undertake an insurance appraisal? This
article examines the reasons why in many instances, the construction costs provided
by Developers can be considerably different from the actual replacement costs for the
corporation.

by J. Robert Gardiner, B.A., LL.B., ACCI, FCCI
The first several years of a Condominium’s life might keep Directors hopping, and Condo
Lawyer, Bob Gardiner outlines all the issues that they need to be aware of to ensure a
successful turnover.

Departments
4
27
28
33
30

President’s Message
Director’s Corner
Real Estate Corner
Membership Corner
Upcoming Events
Fall 2004

thecondovoice

3

™

President’s Message

N

ew Condominiums. They are everywhere. All across the GTA, the view of
construction cranes can be seen across the horizon. The condominium market
continues to grow – but purchasers are more discriminating and are spending
more time researching their purchases. In short, they are becoming condominium savvy.

Janice Pynn, RCM, ACCI, FCCI

Despite their caution and research before purchasing, however, many new condominium residents and especially new Board members may still be in for a shock during their
first two years of condominium living. There is a lot to deal with in those first two
years – electing the first Board of Directors, taking control from the Declarant at the
Turnover meeting, completing the Performance Audit, setting up the appropriate Reserve
Fund contribution and dealing with the financial implications of the first and second year
budgets are just a few of the issues to consider.
This issue of CondoVoice will examine many of those issues and offer help to newly
elected Boards. The best advice to new Directors is to become educated on your role
as a Director as quickly as possible (help is available through CCI’s Director courses –
see page 30), rely upon the advice and guidance of your corporation’s Property Manager,
Lawyer and other professionals, and finally, communicate with the owners! As John
Warren states in his article on page 12 “Communication can’t be stressed too often or
too much”.
If your corporation has not yet undergone it’s Turnover meeting, then more help is on
the way. CCI-Toronto will be presenting a three hour seminar on Tuesday October 5th
entitled “Condominium Registrations – Turnover or Transition?”. A panel of experts
will be on hand to offer tips on how to make a smooth and successful transition from the
almost completed construction site to a fully occupied condominium. Registration information is available online at www.ccitoronto.org or by calling the CCI-Toronto office
at (416) 491-6216.
Successfully navigating the challenges of the first two years of your condominium’s
existence can set the stage for the wonderful lifestyle and sense of community all residents dream of when making their purchase!
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Performance Audits
BY GINA CODY, P.ENG., PH.D., ACCI, FCCI

O

ntario’s new Condominium
Act (1998) which came into
effect on May 5th, 2001 introduced provisions for performance
audits of the common elements in residential condominium projects sold
after that date.
Under the new rules, a condominium’s Board of Directors must hire
an architect or engineer to undertake a
performance audit of the common elements - no earlier than six months and
no later than 10 months - after the registration of the building.
The aim behind the regulation is
to make sure any significant defects are
uncovered and promptly fixed by the
developer.
Prior to this mandated requirement, technical audits were prepared by
some Boards of Directors. The extent
of audit also varied between different
condominium corporations.
Under the new legislation, all
condominiums must retain an engineering or architectural firm to prepare a
report and submit that report to both
Tarion (Ontario New Home Warranty
Program) as part of the first year warranty claim and the developer.
From my perspective as an engineer, I believe a performance audit is
an innovative, progressive measure,
which will not only safeguard owners,
6
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but also protect the overall interests of
the developer.
Ontario’s condominium regulations are extremely stringent. In fact,
there’s nothing comparable on the
books in any other North American
jurisdiction.
But I also have some concerns
about the performance audit. The Board
of Directors for a new condominium
should be careful that the auditor doesn’t go overboard.
Factors to consider: What’s the
builder’s track record? Is the company
a first-time builder or have many successful projects? What is their track
record in responding to deficiencies?
Etc.
The purpose of a performance
audit is to identify any deficiencies in
the performance of the condominium’s
common element components. The
engineer or architect who does the audit
has entry and inspection powers and
must submit a written report with his
findings to Tarion before the end of the
11th month after the building is registered.
It should be noted that Tarion
(ONHWP) provides three levels of warranty on all newly constructed residential condominium projects. These are
as follows:

of possession.
Homeowners are responsible for
notifying both the builder and Tarion
(ONHWP) in writing of any defects
present in their units that are not part
of the common elements, before the
end of the first year. If Tarion does not
receive notice in writing within the warranty period, the claim will not be
accepted. Tarion does not accept E-mail
as written notice of complaint.
It should be noted that all warranties
given by manufacturers, suppliers and
subcontractors that extend beyond the
first year must be forwarded to the condominium corporation by the developer. In these cases, all claims must be
made directly to the manufacturer or
distributor.
Two-Year Warranty Protection
■

Water seepage through the basement
or foundation walls (in condominiums, this protection includes all
below-ground areas such as parking
garages)

■

Defects in materials and work
including caulking, windows and
doors so that the building envelope
prevents water penetration.

■

Defects in materials and work in the
electrical, plumbing and heating
delivery and distribution systems.

■

Defects in materials and work which
result in the detachment, displacement or deterioration of exterior
cladding.

■

Violations of the Ontario Building

One Year Warranty Protection
The common element components of
the condominium is free from defects in
work and materials, is fit to live in and
meets the Ontario Building Code
requirements for one year from the date

Code’s health and safety provisions.
Seven-Year Protection
Against Major Structural
Defects
All common element components are protected for
seven years against major
structural defects.

code and other government regulations.
If there is a deficiency in the finished building,
the developer, as well as
the condominium corporation and owners, have
been let down by the subtrade responsible. No good
developer would like to
have this happen and
should be as keen as the condominium
corporation to get the sub-trades back to
fix the problem.
I’m convinced that the requirements for these audits will produce
passing grades for most condominiums.
Much ado is being made about
the new provision. But let’s keep in
mind that many condominium Boards
have voluntarily conducted their versions of performance audits for years.
Now, officially, everyone is going to
have to do it. It’s going to be a big plus
for the owners and advantageous for
responsible developers.
With the new requirements for
more extensive inspection during construction being introduced by Tarion
(ONHWP) - and the Condominium Act
requiring a performance audit - Ontario
is definitely on the right track for establishing a higher standard for our condominium style of living.

The performance audit is a significant
reform. Its introduction means all
major components of a new building
must pass inspection.

A major structural defect is defined in
the Ontario New Home Warranties Plan
Act as:
■

Any defect in materials or work that
results in the failure of a load-bearing part of the home’s structure, or

■

Any defects in materials or work
that significantly and adversely
affects the use of a building as a
home.

At the moment, there’s no formal definition for a performance audit. What’s
going to be applied is a combination of
the two types of established audits - the
construction audit and the technical
audit.
The key fact to remember is that
whether all the building common element components are performing as
intended. Until now, it hasn’t been

mandatory to conduct an audit after a
building became occupied.
The performance audit is a significant reform. Its introduction means
all major components of a new building
must pass inspection. We’re talking
about mechanical, electrical and structural systems as well as windows,
doors, elevators, garages, roofing and
interior and exterior finishes. Also covered are the hidden components such
as air and vapour barriers, insulation
and paving, landscaping, exterior lights,
etc.
Condominium owners should
now be protected from performance
defects.
It should also be clearly understood that every developer employs
many specialist sub-trades to do the
construction work. The agreement with
each trade is that the work conforms to
all applicable design, Ontario Building

Fall 2004
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The New Generation
of Condominiums
BY: JANICE PYNN R.C.M., ACCI, FCCI, A.R.P.

Common Elements
Condominium Corporations

T

here is a new face on condominiums in Ontario with the
proclamation of the new Act.
The condominiums that we have all
known and worked with are now
known as “Standard”. How will we recognize the new generation? It is all in
the name.
Standard:
Peel, Toronto, Durham etc.
Standard Condominium
Corporation # –
P or T or D SCC #
Common Element:
Peel Common Element
Condominium Corporation # –
PCECC #
Phased Condominiums:
Peel Standard Condominium
Corporation # –
PSCC #
Vacant Land:
Peel Vacant Land Condominium
Corporation # – PVLCC #
Leasehold Condominium:
Peel Leasehold Condominium
Corporation # –
PLCC #

8
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The Condominium Corporation Act,
1998, Part 10
In a common element condominium there are no units. There are
however amenities, facilities or services that make up the common elements.
Common element condominiums are
roadways, sewage systems, and/or a
recreational facility like a golf course,
a ski hill or a recreation centre. The
benefit of using the common elements
and the corresponding responsibility for
paying for the cost of operating the
common element are attached to
“parcels of tied land” referred to as
POTL’s. The POTL’s must be physically located within jurisdiction of the
same land registry office and the
respective common interests appurtenant thereto cannot be severed from
the POTL. The failure to pay common
expenses will result in a lien registered
against the POTL owned by the delinquent owner. There is no warranty coverage by ONHWP for the common element condominium.
Purchasers buying a property
with an appurtenant interest in a common element condominium will be like
buying a non-condominium property
which happens to a have condominium
appendage. The purchase and sale of
the POTL will be conducted just like
any non-condominium home except for

additional disclosure requirements
relating to the common element condominium.

Phased Condominium
Corporations
The Condominium Corporation Act,
1998, Part 11
Phased condominiums have the
ability to add units and/or common elements that are built in subsequent phases to the original condominium. The
original declaration and description are
amended to incorporate the addition.
The registration of amendments maintains a single condominium and a single Board of Directors. Corporations
registered under the old Act developed
phases that operate as separate condominiums with separate Boards of
Directors.
A new phase cannot be added to
the original condominium until all the
services and facilities are complete or
adequate security posted with the relevant governmental authorities to ensure
completion. Phased condominiums
cannot be leasehold condominiums.
Phased condominiums are protected by
the warranties provided by ONHWP
and commence for the subsequent
phase upon registration of the amendment. The registration of an amendment
does not prolong the ONHWP warranty period with respect to any previous
registered phases.

Vacant Land Condominium
Corporations
The Condominium Corporation Act,
1998, Part 12
Vacant land condominiums are
those where there are no buildings or
structures on the units at the time the
declaration and description are registered. This allows the developer to
build the individual dwelling when the
vacant land units are sold. The developer may choose to permit the purchaser
or other builder to build the dwelling
unit.
Vacant land condominiums cannot be leasehold condominiums or
common element condominiums, but
they can be a phased condominium.
Prior to the marketing of the vacant
land condominium the developer must
obtain draft plan of condominium
approval and confirmation from the
local municipality confirming the services (if any) that will be provided by
the municipality on an ongoing basis.
This is similar to developers requiring
a draft plan of subdivision approval
prior to selling lots.
The declaration of a vacant land
condominium will likely set out restrictions with respect to the type, design
and maintenance requirements for the
units. The vacant land corporation
must maintain the common elements
and repair it after damage while the
owner of the unit must maintain the unit
including the structures and repair it
after damage. There is no ability in the
declaration to shift the responsibility
for maintaining and repairing the units
to the condominium corporation.
Purchasers will require typical home
insurance as opposed to a standard condominium package as the Act provides
that the owner of the unit has the obligation to insure the unit and any structures on the unit.
The mortgage that a purchaser
places on the property will indicate that
the land is vacant and that any mortgage loan intended to finance the construction will be a construction mortgage as opposed to a residential mortgage typically placed on a completed

home. Closing may occur without delay
because once the unit is ready for occupancy final closing can occur just as in
a subdivision home purchase.

Leasehold Condominium
Corporations
The Condominium Corporation Act,
1998, Part 13
A leasehold condominium is a
condominium developed on land that
is not owned by the condominium or
its owners but is leased from an owner
pursuant to a ground lease. Leasehold
condominiums are expected to be more
affordable because the land cost component is amortized over a 40 to 99 year
lease. This option also provides
landowners who cannot sell their land
by virtue of their charter to utilize their
assets for gain i.e. governments,
churches, universities, hospitals etc.
Leasehold condominiums cannot
be vacant land condominiums, common
elements condominiums or phase con-

dominiums. Leasehold condominiums
are sold, transferred and mortgaged like
units in a standard condominium. The
Tenant Protection Act does not apply.
Leasehold condominiums operate
much the same way as standard condominiums except the land rent paid
under the ground lease comprises part
of the common expenses and the unit
owners will have no interest in the land
or in the condominium buildings or
units at the termination of the leasehold
interest.
The leasehold condominium will
automatically be renewed for 10 years,
unless the ground lessor has given a
notice to terminate at least 5 years
before the end of the initial lease term.
If at least 80% of the unit owners vote
against renewal, the ground lease will
be terminated at the end of its original
term.

Fall 2004
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A New Concept in Condominium Living Has Arrived

Ontario’s First
Vacant Land Condominium
BY RUTH FLANAGAN, EDITOR OF ‘HOME ON THE GREEN’

B

allantrae Golf and Country
Club, Ontario’s FIRST Vacant
Land Condominium, has created a new standard that embraces the
future. This premier, award winning
adult lifestyle golf course community
is located on an oasis of a 418 acre
parcel of land, amidst a country setting,
minutes north of Toronto. You will discover it is sculpted out of the area’s
breathtaking natural terrain in the village of Ballantrae, east on Hwy. 48, just
north of the Aurora Road.
Unrivalled in Ontario, this lush
green landscape, dotted with 10+ acres
of ponds and 50+ acres of woodlot, was
purchased thirty-five years ago by
Schickedanz Bros. Ltd., a family of
builders for over fifty years.
The Vacant Land Condominium
was based on condominiums located in
Florida, which are owned by “Property
10
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Owner’s Associations”. The concept
of Property Owner’s Associations in
Florida, is the equivalent of Vacant
Land Condominiums here in Canada.
The main difference between a regular
Condominium and a Vacant Land
Condominium is that the owner owns
their land and their home in its entirety, as opposed to the Condominium
Corporation owning a portion of the
home (centre of walls out) and all of
the land. Monthly maintenance fees
include such items as grass cutting,
trimming, fertilizing and pruning of
shrub, tree and garden bed areas, snow
removal from the road, home driveways and walkways. Common element areas are also maintained.
In 1996 Schickedanz Bros. began
working in conjunction with others, to
have the Condominium Act amended
to allow for the concept of Vacant Land

Condominiums. As a result, they were
very influential in bringing the idea to
Ontario.
The FIRST Vacant Land Condominium in Ontario was registered in
February 2002.
There are five
Condominium Corporations proposed
for this community with each having
an elected Board of Directors.
As word of this spectacular new
development spreads, visitors are
drawn to the gorgeous individual open
concept model bungalows set against
the tranquil beauty of the countryside
with convenient access to the quaint
shops and restaurants of downtown
Stouffville and Unionville. Markham,
Aurora, Richmond Hill and Newmarket
are a quick drive away for larger facilities. A new era has been entered by
offering an unparalleled way of ownership. Luxury has been re-defined!
Visitors become regulars and regulars
soon become homeowners.
This blueprint has become the
first class master planned community
that was envisioned. A forthright
approach has established a pattern for
meeting contemporary challenges with
“old fashioned substance”. Fifty years
of embracing a history of fortitude and
family values have arrived into the
twenty-first century!
Ballantrae Golf and Country
Club offers more to see and experience
in becoming the first class development
it was destined to be, in the planning
and development stages. There are 900
homes proposed for this community

and 400 homes are
occupied as part of
all condominiums
that will become a
Vacant
Land
Corporation.
T
h
e
Ballantrae Golf
Course
was
designed by internationally
renowned Golf
Course Architect,
Doug
Carrick.
Carrick has six
courses on Score
magazine’s top 100 designed courses,
including Angus Glen and the Magna
Corporate Centre course in Aurora.
Doug has been involved in the creation
of over 50 golf courses including many
of the best in Canada. The championship golf course was strategically
woven throughout the residential
community to create a wonderful and
tranquil setting. The course maintains
a combination of North American conditions on a Scottish links style layout

corner for relaxation by the doublesided fireplace, beckoning any time of
day. Access to tennis courts in season,
is just a step away! The Recreation
Centre will offer residents a magnificent place to host their private celebrations. A truly extraordinary experience
will be enjoyed by their guests.
Ontario’s first Vacant Land
Condominium has received the “Most

Walking trails throughout
the forest area are
enjoyed by many residents where the splendors
of nature’s canvas can be
viewed.
Construction of the
Community Centre began
in the Fall of 2003. The
Grand Opening is scheduled to take place on September 18th,
2004. Many amenities will be offered

Outstanding Adult Lifestyle Project”
award from the Ontario Home

A forthright approach has established a pattern for meeting
contemporary challenges with “old fashioned substance”.
with 3 tee decks suited for golfers of all
abilities. The generous fairways add
playability throughout the course and
formal bunkers along with bent-grass
hollows surround challenging green
sites. The course plays from 5041 to
6825 yards. Picturesque ponds and naturalized areas dispersed throughout the
course add to the beauty and challenge.
Professionals who are involved
in their careers, or are semi-retired,
along with retired men and women
make up the residents of Ballantrae
Golf and Country Club. As members
of the community, they are fortunate to
have access to a Clubhouse, where one
can savour the culinary delights of
gourmet dining amidst a splendorous
setting overlooking the 18th green.

to the residents of Ballantrae Golf and
Country Club. This former parcel of
land has been developed into a most
prestigious address on a scenic site. A
tour of the Recreation Centre shows
that architects “Rafael and Bigauska”
have designed a state of the art facility.
Peak Engineering & Construction Ltd.
have built an impressive structure with
an inviting character. The new centre
has “a year round appeal” as the view at
a glance, will provide solace in any season, as one enjoys the diverse activities. The appeal to unwind and relax in
the private indoor pool or separate
saunas for men and women invites all
your senses to be satiated. One will
certainly be entertained by the many
events to choose from, or select a cozy

Builder’s Association. The “Best
Lifestyle Community in Ontario”
award has been presented from the
Urban Development Institute of
Ontario. The Ontario Professional
Planning Institute has presented
Ballantrae Golf and Country Club with
an “Outstanding Planning Achievement
Award”.
Ballantrae Golf Club
received the prestigious Audubon
International Signature Certification in
August 2003 for the Ballantrae Golf
and Country Club. Ballantrae Golf
Club is the first course in Canada to
earn this award and one of only 43 golf
courses around the world.
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COMMUNICATING

FINANCIAL ISSUES
IN NEW CONDOMINIUMS
BY JOHN WARREN, CA

A

major financial issue for the
Board of a new condominium
is, at first blush, not financial
in nature and is that the Board must
obtain a clear understanding of the
quality of lifestyle that unit owners
want and will pay for before the best
financial decisions can be made.
This is no mean feat in any condominium but is especially difficult in
new condominiums because many
owners do not yet understand the costs
of the lifestyle they have chosen. If the
owners expect a first class building and
the Board decides to operate at the lowest cost then friction is inevitable if, say,
the Board hires the cheapest security
personnel but owners are looking for
concierge services that the personnel
hired can’t provide. The best Boards
develop a quality concept; communicate it to owners, listen to their comments and make revisions as consensus
emerges.
A further difficulty for new
Boards is that new owners are not generally aware of the compromises necessary in multi-unit living and they get
upset when living conditions do not
meet their individual needs. They need
to be informed that condominium living
is about consensus and while owners
will, legitimately, have a variety of
opinions on any given subject, the job
of the Board is not to satisfy every
owner on every occasion, indeed it is
probably impossible, and certainly
12
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financially prohibitive, to satisfy every
owner on any occasion; the job of the
Board is to make decisions that operationally and financially satisfy the
majority of owners; to make decisions
in the interest of everyone in the community and to operate the building as
required by the Condominium Act.
Once the Board has consensus on the
desired lifestyle, this gets easier to do;
they can proceed to obtain goods and
services with the best possible price,
quality and service conditions, confident that they will meet most owners
expectations.

While the developer is responsible for the first year deficit, operating
costs continue into the second year
when owners have to pay them. The
Board should identify as soon as possible whether there will be a first year
deficit that necessitates a second year
fee increase.
They should also commission a
reserve fund study quickly because the
reserve contribution in the developer’s
budget, typically 10% of operating
costs, is seldom enough and the study
will likely mean Directors have to
budget for contribution increases in

year two.
Utilities pose a particularly difficult problem for budgeting second year
costs. The developer budget was put
together about 3 years before the building opened and the developer did not
then know how the building would
operate; they had only averages or engineering estimates and so actual consumption figures may be substantially
higher than those used in preparing the
first year budget. The developer also
used utility costs current at the date they
prepared the budget and utility costs

Communication can’t be stressed
too often or too much. Directors
are advised not to hide problems
from the owners, but to
communicate, communicate,
communicate.
have increased significantly in the intervening years so that even if consumption estimates turn out to be fairly accurate, the cost for utilities will still be
higher. Combine the two, consumption
estimates that are too low and higher
than estimated costs for gas, electricity
and water and the excess of these costs
over the first year budget amounts can
be truly staggering.
Last, budgeting for the second
year is made more difficult if you are
one of the buildings that have difficulty with their utility meters, either one
or more are not installed, do not work
properly or the cut off for utility costs
at the date of registration is not accurate. The only solution is to identify
the problem early and work to solve it
as quickly as possible so that the corporation can get accurate consumption
figures for budgeting as soon as possible.
The total of increased operating
costs and required increases in reserve
contributions can necessitate significant
increases in the second year budget and
a wise Board breaks the news to owners as soon as possible. Owners, legitimately in my view, get angry when
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they are advised for the first time of a
significant increase in their costs one
month before the increase takes place.
No one likes surprises and depending
on how much costs increase in the second year, a lack of notice can make it
difficult for individual owners to
accommodate.
Communication can’t be stressed
too often or too much. Directors are
advised not to hide problems from the
owners, but to communicate, communicate, communicate. I understand that
delivering bad news is not high on the
list of the most appealing things for a
Director to do but it is, without doubt,
the best course of action.
Directors should not put off
delivering bad news because they are
not comfortable with meetings where
emotions may run high or they do not
think they will be able to deliver the
news properly. The corporation’s team
of professionals, management, lawyers,

auditors and reserve fund consultants,
can and will assist. Management and
lawyers have the skills to Chair these
meetings and can clearly explain the
responsibilities that Directors have
under the Condominium Act.
Management and Auditors are skilled
at explaining the reasons for cost
increases and reserve fund consultants
can explain their studies. These professionals have the knowledge and
communication skills to clearly explain
to the owners the costs of operating
their community of homes. In my
experience, clear and complete explanations satisfy the great majority of
owners; they want to know what their
money is being spent on and that it is
being spent well. Not to explain to their
satisfaction is not only a disservice to
the owners but I dare say is the greatest
source of friction and problems within
condominiums. I strongly suggest that
new condominium Boards post items

of interest or concern on notice boards;
issue newsletters and have owner information meetings to inform owners
about the issues the Board is dealing
with and to seek input. If the indications are that there will be a significant
fee increase in the second year then I
strongly advise holding an owners
meeting to address the financial issues
that cause the increase.
Being on the Board of a
Condominium is not only about running a physical facility well but also
about providing the surroundings and
services to the owners that best meet
their expectations within the framework
of compromise and the financial constraints that multi unit living imposes
and a solid team of knowledgeable professionals and timely communication
with owners are the best tools to help
achieve these goals.

SINCE 1927

CHECK US OUT!
www.ccfranzen.com
Tel: (416) 366-6473 bavery@ccfranzen.com
●
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Is Your New Condominium Insured for its

Replacement Cost?
BY VIC PERSAUD, BA (HONS.)

Insuring a condominium for its construction cost
often results in an under-insured or over-insured
condominium property.

A

commonly misunderstood
issue at the turnover meeting
for a new condominium is
whether an insurance appraisal is
required. It is often assumed that a
developer’s construction cost is an
accurate reflection of the Replacement
Cost of the condominium and an insurance appraisal is not necessary.
Insuring a condominium for its construction cost often results in an underinsured or over-insured condominium
property. Identified below are a few
reasons why the developer’s construction costs may not be the same as the
current Replacement Cost of the condominium:
1)
The developer’s construction
cost may not include all the costs that
are incurred to build the condominium or may be based on reduced costs
due to efficiencies achieved by the
developer.
The developer’s construction costs may
not include “soft costs” such as
Architect Fees, Development Fees and
General Contractor Fees. All of these
items are costs that would be typically
incurred if the condominium had to be

rebuilt after a total loss. These costs
may be minimal to a developer who is
building multiple condominiums. As a
result, the full amount of these costs
may not be included in the developer’s
construction cost of the condominium.
A developer who is building multiple condominiums can also achieve
efficiencies with regards to material and
labour costs. For example, a developer
who is building ten condominiums will
have to purchase significantly more steel
girders from their supplier than a developer who is constructing only one condominium. As a result, the supplier is
more likely to offer a favourable purchase price to the developer that will
have to purchase steel girders for ten
condominiums. This cost saving in turn
reduces the construction cost for the
condominium. Insuring the condominium for the reduced construction cost
may create a deficiency in funds if the
under-insured condominium has to be
rebuilt in a total loss situation. The unit
owners could potentially be held responsible for the difference in funds between
the reduced construction cost and the
actual Replacement Cost in a total loss
situation.
2)
The developer’s construction
cost of the condominium may be limited to the proposed cost at the beginning of the tendering process.

It is often the case that the construction
cost for a condominium is determined
and fixed during the tendering process
for contractors. If this cost is utilized
for placement of insurance it may result
in an extremely inaccurate Replacement Cost since the time lag between
the tendering process and completion
of construction of the condominium can
sometimes take as much as three to four
years. Over that time period, the economy and material and labour costs
could change significantly. Some
examples of economic changes that
would affect the cost of construction
are changes in inflation and interest
rates.
Changes related to material costs
include shortages and surpluses of
material that can affect prices through
the law of supply and demand. For
example, shortages result in higher
prices for material and surpluses result
in lower prices for material.
The supply of labour will affect
construction costs for the condominium
in much the same way as material. For
example, a large supply of skilled
labour results in lower labour costs and
a small supply of skilled labour results
in higher labour costs.
It should also be noted that
changes in labour or material costs are
not always a gradual process. It is not
uncommon to see drastic changes in
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material costs over periods as short as
one year. For example, the price of
steel in the Canadian Marketplace has
risen 70% in the last year. Steel consists of approximately 10% of the total
cost of steel frame condominiums. This
may translate into a 7% increase in the
Replacement Cost of the condominium
in one year.
3)
The developer’s construction
cost may include costs for non-insurable items.
The developer may incur various costs
during construction that should not be
considered for property insurance purposes, such as:
“one-time” site clearing and
preparation costs
additional labour costs for overtime or bonuses
interest accrued in financing
arrangements during construction
■

■

■

These costs would not be applicable in a normal reconstruction scenario, since site preparation is a one
time cost, normal labour markets are
assumed and financing costs are not
considered.
In the instances when the developer’s cost is adopted and it includes
these additional non-insurable items,
the insured value will be overstated.
This may result in higher premium payments.
In conclusion, construction costs provided by developers can be considerably different from the Replacement
Cost of the condominium. In addition,
Section 99 (7) of the Condominium
Act, 1998 states that the condominium
should be insured for its Replacement
Cost. The recommended way to determine the Replacement Cost is to engage
a professional Appraisal Firm to complete an appraisal of the condominium.
This will not only ensure accuracy, but
will also transfer liability for the calculation of the Replacement Cost to the
Appraisal Firm.

For initial consultation
contact D. Cousins / R. Liscio
at (905) 792-7792

Asset Tracking
Guard Tour Systems
Biometric Access Control
Proximity Access Control
Key Management
www.deister.com

Deister Electronics, Inc.
1099 Kingston Road, Suite 212
Pickering, Ontario L1J 1H1
Tel: 905-837-5666 Fax: 905-837-0777
info@deister-electronic.com
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BEFORE AND AFTER TURNOVER
BY J. ROBERT GARDINER , B.A., LL.B., ACCI, FCCI

flicts, especially during periods
between interim occupancy and final
closings if the developer’s unit sales are
slow and a financial crunch occurs.

Steering Committee
Getting the Keys
If registration of a declaration and
description is the birth of a condominium, then turnover is like getting the
keys to the family car. A condominium’s turnover meeting and ensuing
events can be a tumultuous period in its
history. The Condominium Act, 1998
contains numerous provisions affecting
turnover issues, i.e., [s.43].

Some Condominium Corporations
establish an owners’ Steering Committee who may convey the concerns of
new unit owners to the declarantappointed Board of Directors. Often,
Steering Committee members have a
chance to learn about the operations of
the Corporation and are provided with
the opportunity to prove themselves as
potential directors.

A Vulnerable Stage

Procedural Advice

A Condominium Corporation can be
most vulnerable during the period
before and after its turnover meeting,
when the first owner-appointed directors are elected to form a new Board.
Before turnover, the Corporation
is normally run by a declarant-appointed first Board of Directors and managed by a property management firm
appointed by the declarant. While there
are many declarants, managers and
directors who have good reputations
and refrain from taking advantage of
their control, some shell company
declarants have been known to rip off
Condominium Corporations and their
owners. The declarant’s team is often
focussed on completing the sale of units
and sometimes that can lead to con-

Should conflicts arise, the declarantappointed Board commands the power
and access to the Corporation’s financial resources, property manager, solicitor, accountant and engineer, while
owners are often unable to muster the
wherewithal to retain professional services.
Owners should seek advice for
the appropriate procedural techniques
applicable before and at the turnover
meeting. Often that can be accomplished by contacting a property manager, lawyer, auditor or engineer who
can provide some startup advice with
respect to turnovers (check the
Professional Directories published by
the Canadian Condominium Institute or
the Association of Condominium
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Managers of Ontario, or call CCI at
416-491-6216).

Proxy
If it appears that the declarant-appointed directors will run for re-election at
the turnover meeting, owners may
decide to embark upon a proxy solicitation to elect owners to form the new
Board.
If you do not use the form of
proxy provided with the notice and
agenda of the meeting, then arrange for
a professional to approve your form of
proxy. For instance, you may wish to
type in the names of your candidates as
named candidates for election as directors. Ask each proxy grantor to initial
each such candidate’s name or else
print the candidates’ names into the
blank lines provided. A proxy is only
valid for election of a director if the
proxy grantor has approved the choice.
The proxy must be signed and
dated by one of the owners of the unit
(not by a tenant or another resident). It
has become usual practice for the proxy
to be turned in at the time of registration
to the Registrar who will issue one or
more coloured voting ballots to the
proxy holder, but no separate voting
ballot to elect directors, since the proxy
itself will be placed into the ballot box
by the Registrar to enable the proxy
grantor’s choice of directors to automatically be tabulated.
Unfortunately, people who give
proxies give up their right to vote for
other candidates who only announce

their candidacy from the floor. Prepare
a one page profile sheet for each of the
candidates. [s.52]

Access Records
Owners may obtain relevant information by making a written request to
examine the records of the Corporation.
[s. 55(3)] Legal cases such as McKay v
Waterloo
North
Condominium
Corporation No. 23 and Rohoman v.
York Condominium Corporation No.
141 confirm that the Corporation’s
records are an open book. Owners may
photocopy most records at a reasonable
cost upon reasonable notice, subject to
some confidential records which are not
accessible (such as legal opinions,
insurance disputes and records specific
to owners and units). [s. 55(4) and (6)]

Meeting Procedures
Before the meeting, become familiar
with the Corporation’s general by-law
(usually By-law No. 1) which deals
with many issues.
The meeting is not valid unless
proper notice has been given in writing
at least 15 clear days before the date of
the meeting (i.e., 17 days) to each
owner and mortgagee of record as of
the date 20 days before the date of the
meeting. The notice can be served personally, by pre-paid mail addressed at
the owner’s address for service that
appears in the Corporation’s record, by
fax or email if the owner agrees in writing with that method of delivery, or
delivered at the owner’s unit or mailbox for the unit, unless the owner has
refuted that method of delivery.
The notice must specify the
place, date and hour of the meeting and
the nature of the business to be presented, accompanied by proposed changes
to the declaration, by-laws, rules or
agreements or any requisition. Votes
other than routine procedures are permitted only for matter clearly disclosed
in the notice or agenda for the meeting.

normally those owners who own at
least 25% of the Corporation’s units
(although the quorum can be increased
up to 33 1/3% by by-law for normal
business, or to a majority of the owners
of all units with respect to enactment
of a by-law, or to 66 2/3% pertaining
to a substantial alteration, or to 80% or
90% when the declaration is amended
or other significant corporate changes
are made). Check out s. 45 - 54 pertaining to various voting and other
meeting issues.

Electing Directors
The agenda for the turnover meeting
may list various topics, but must
include an election of a new Board
whereby the unit owners (not tenants)
are entitled to elect directors. If all unit
owners voted together, they could
ensure the election of owner-appointed
directors. However, the typical reality
of non-resident, uninformed and apathetic unit owners means that a determined declarant can often exercise its
votes to control the election if it retains
a large block of unsold units.
Consumer-oriented declarants will
allow owners to take control at this
point.

Learn the Basics
Owners who are willing and/or eager
to become directors should familiarize
themselves with the provisions set out
in the declaration, by-laws, rules, management agreement, reciprocal/cost
sharing agreement, leases of common
elements, financial statements, budget
and insurance policy of the Corporation. Directors, or those interested in
becoming directors, should also review
the provisions of the Condominium
Act, 1998.

[s. 47]

CCI Basic and Advanced
Courses

Owners whose common expenses are in arrears for 30 days or more
lose their right to vote. A quorum is

Directors can benefit by acquiring a
wide range of skills taught at the CCI
Basic Course and the Advanced

Course. Call CCI for a brochure and
ask your Condominium Corporation to
reimburse you for the course fee. CCI
(Toronto & Area)’s Basic Course runs
for six Wednesday nights in September
/October, or March/April.
The
Advanced Course runs for four Wednesday nights in January - February.

First Board and First Owner
Directors
Within ten days after registration, a
declarant must appoint the first board
of directors consisting of at least 3
directors which manages the affairs of
the Corporation until the turnover meeting. [s.42(1)(3)(4)]
The first board must call and
hold an owners’ meeting by the later of
30 days after the declarant has transferred 20% of the units in the
Corporation, or 90 days after the first
unit is transferred. [s.42(6)]
A quorum of 25% of the nondeclarant owned units may elect two
directors to the first board which is
increased accordingly. [s.42(8)(9)]
The first board need not call the
owners’ meeting if the declarant has
informed the first board in writing that
it no longer owns a majority of the units
(because then the turnover meeting
must be called). [s.42(7)]

Owner Occupied Director
The right of owners of at least 15% of
owner-occupied units to elect an
“owner-occupied director” to the board
does not come into effect until later on,
after the first board is obligated to call
a turnover meeting and at annual meetings, each three years thereafter. [s. 51]

Turnover Notice and Meeting
The declarant-appointed board must
give notice of a turnover meeting of
owners within 21 days after the declarant ceases to be the registered owner of
a majority of the units. [s. 43(1)] That
occurs when more than 50% of the unit
transfers are registered. The turnover
Fall 2004
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meeting must be held within 21 days
after notice has been given. [s.43(3)]
If the board fails to call the meeting within the required time, any owner
or mortgagee having the right to vote
may do so. [s.43(2)] The main point of
the meeting is to give owners the
opportunity to elect directors, usually
with the result that the declarantappointed directors are replaced.

If a declarant fails, without reasonable excuse, to deliver the required
documents and items, the Ontario Court
(General Division) may order compliance, payment of damages, a fine of up
to $10,000 and costs. [s.43(9)]

Turnover Documents

The new directors should not sign a
comprehensive release for items
received, but should obtain professional advice to carefully check each
required item against the mandatory list
and acknowledge in writing only what
has actually been delivered.
Ask your property manager or
lawyer to confirm in writing that all
appropriate items have been received.
In particular, obtain the Corporation’s
engineer’s advice as to whether all
architectural, structural, engineering,
mechanical, electrical and plumbing
plans have been documented as “asbuilt” plans.

Once the new Board has been elected at
the turnover meeting, the declarant
must turnover 7 categories of listed
documents and items.[s.43(4)] Those
time-sensitive items are provided
immediately at the meeting and the balance of 12 categories of documents are
turned over within 30 days. [s.43(5)]
These categories of items must be provided at the declarant’s expense, except
for required reserve fund studies and
any performance audit which must be
prepared at the expense of the
Corporation. [s.43(6)]
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Confirm Appropriate
Documents

Audited Turnover Financials
Within 60 days after the turnover meeting, the declarant must provide the new
board audited financial statements (at
the Corporation’s expense) prepared by
the auditor as of the last day of the
month in which the turnover meeting
is held. [s. 43(7)]

Turnover Offence
It is an offence for a declarant to fail to
provide the turnover documents, audited financial statements or any of the
Corporation’s trust funds. A declarantappointed first Board would also be
held accountable for failure to hold a
turnover meeting and to keep the
records listed in s. 55. [s. 137]

New Directors’ Meeting
The new owner-elected directors
should promptly call and hold a directors’ meeting after the turnover meeting. Directors should elect a President

from amongst themselves and appoint
or elect a Secretary, together with any
other officer such as a Vice-President
or Treasurer. It is important to review
the officers’ responsibilities under Bylaw No. 1 and to establish appropriate
committees involving interested
Steering Committee members and other
owners and tenants, where possible.

Financial Review
The newly-elected directors should
promptly take charge of the Corporation’s finances. The new Board must
determine whether the year-to-date
financial performance is on track in
relation to the current-year budget. Is
the current budget realistic or are
adjustments required? The Board must
also ensure that any recalcitrant owners are liened for common expense
arrears within 90 days of when they fell
due. [s. 85]

Status Certificate
Review the Status Certificate. Is the
current budget accurate? Have appropriate amounts been contributed to the
Corporation’s reserve fund to date?
Make sure required information about
the reserve fund contained in the Status
Certificate is accurate. Does the
Corporation have knowledge of any circumstances that may result in an
increase in common expenses or a special assessment (such as potential construction deficiencies)?
The Status Certificate must also
state the number of units leased during
the prior fiscal year. Update the directors’ names and addresses. Is the
Corporation a party to a legal action or
is any judgement outstanding? Has an
inspector or administrator been appointed by the Court? Is the Corporation
amending its declaration or description?
Is it considering any substantial alteration to the common elements or a substantial change in assets or services
which the board has proposed but not
yet implemented? Are all the appropriate agreements listed and being
complied with?
Fall 2004
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Is Clothes Dryer Fire Prevention in Your Budget?
Priced from $18.00 per year, per suite.
That’s .05 cents a day for peace of mind!
* Our service is professional, neat and thorough.
* Our employees are insured, polite and uniformed.
* Our excellent customer service and professionalism
puts your residents at ease and reinforces their trust in
you as Directors and Management.

Safe ‘n Clean Home Services 1-877-835-7627
Fax. 519-620-2365 (e-mail) safenclean@rogers.com
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Check with the Corporation’s
solicitor to confirm that appropriate terminology is being used and to avoid
potential claims by purchasers who
relied upon misinformation or failure
by the Corporation to address any of
the 18 criteria listed in the Act.
Status Certificates must be delivered by the Corporation to purchasers
within 10 days of receiving a request
and payment of the $100 fee. [s.76(3) &
Form 13]

Warranties and Maintenance
Arrange for the property manager to
check out all existing warranties and
guarantees for all equipment, fixtures
and chattels so that written warranty
claims deadlines can be diarized and
submitted to manufacturers or suppliers before their expiry date. [s. 96]
The manager should review the
table provided by the declarant depicting the maintenance responsibilities and
ensure that all appropriate maintenance
and repairs are carried out on time. [s.

be involved in lecturing or writing
about condominium issues.

Agreements
The Board is entitled to terminate specified agreements upon at least 60 days
written notice within 1 year after the
turnover meeting. Such agreements
include contracts entered into by the
first Board for the provision of goods or
services on a continuing basis, business
leases of all or part of the common elements or agreements providing facilities to the Corporation for profit. First
year agreements with telecommunications providers or other condominiums
may not be terminated by the turnover
Board. [s.112]
Check the property management
agreement in general. A management
agreement entered into by the first
Board may be terminated by the
turnover Board without cause by giving at least 60 days written notice to the
manager. Many property managers

appointed by declarants provide first
class quality services on an ongoing
basis; unfortunately, some don’t. [s. 111]
Often the Corporation’s solicitor can
re-negotiate improved provisions in
various first year contracts.
Any party to an agreement for
mutual sharing of facilities or services
entered into before the turnover meeting may, within 12 months following
the election of the new Board, apply to
court to amend or terminate the agreement or any of its provisions if the disclosure statement did not clearly disclose its provisions and if the agreement
or any of its provisions produces a
result that is oppressive or unconscionably prejudicial to the Corporation
or to any of the owners. [s. 113]

Auditors
After turnover, Corporations having
fewer than 25 units need not appoint
auditors if all owners consent in writing
continued on page 23

43]

The manager, lawyer or insurance agent should review the schedule
defining a standard unit for each class
of unit to determine the Corporation’s
responsibilities for making repairs to
improvements after damage and to confirm that the Corporation’s insurance
policy provides corresponding protection. [s. 56(1)(h)] [s. 89] [s. 99]
Appropriate measures must be
taken to mitigate damage in the case of
worsening building deficiencies. Any
safety or security concerns should be
given top priority.

Professionals
The newly elected Board should interview experienced lawyers, auditors and
engineers familiar with the particular
issues that confront Condominium
Corporations. Property managers
should be active members of ACMO
and should have a Registered
Condominium Manager (R.C.M.) on
staff. Other professionals should
preferably be active members of CCI,
having an ACCI designation, and may
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KEEP THE AIR
IN YOUR CONDO
HEALTHY
PREVENTION OF:

• Odours migrating from
suite-to-suite
• Odours in hallways
• Virus, bacteria, mould and
pollen growth
• Fires and Floods

ONTARIO

WE PROVIDE:

• Corridor Air Shaft Cleaning and Balancing
• Garbage Chute and Compactor Cleaning
• Fan Coil Maintenance and Mould Remediation
• In-suite Portable HEPA Filters: 99.97% efficiency
• Interior Dryer and Duct Cleaning
• Bathroom and Kitchen Exhaust Vent Cleaning
Please contact Les Woods at:
Certified Clean Air Services

905-602-1555
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until the next annual meeting. It is a
bad idea to hire an auditor who is not a
condominium specialist and capable of
ensuring compliance with s. 60 - 69,
115 and many other provisions and
issues.

Performance Audit
An engineer or architect must conduct
a post-construction performance audit
to determine deficiencies in some
“major components” of the common
elements for possible Tarion Warranty
Corporation (“Tarion”) (formerly the
Ontario New Home Warranty Plan)
warranty claims. The performance
audit must be conducted 6 - 10 months
following registration of the declaration and description at the
Corporation’s cost as part of its first
year budget.
The performance auditor must
examine the buildings, landscaped
areas, Tarion inspection reports and
other major components. Owners must
be consulted about actual or potential

damage to units arising from defects in
the common elements. The performance auditor has power to require entry
to units, obtain information or hire
experts. No person may obstruct or
provide false information to the performance auditor.
The performance auditor’s report
must be filed with the Board and Tarion
before the end of the 11th month after
registration, whereupon it is deemed to
become a Tarion notice of claim. [s. 44]

Tarion Warranty Claim
Diarize the Tarion warranty dates and
ensure that the performance audit and
any other warranty claim is delivered
to the vendor, builder and Tarion within the limitation deadlines. Involve
your engineer and lawyer promptly
after registration of the Condominium
Corporation.
In addition to the performance
audit, condominium directors would be
wise to obtain a more extensive
Technical Audit Report completed by

an engineer independent from the engineer who undertook the Bulletin 19 or
38 Tarion Technical Audit. Warn unit
owners to file their own Tarion warranty claims for deficiencies in their units
within their limitation deadlines (particularly within the first year after
receiving their Certificate of Possession
when taking interim occupancy of the
unit). Keep in mind the various Tarion
restrictions which will often prevent the
Corporation from recovering much
more than 40% of its actual construction deficiency expenses, as compared
to the higher net dollar recovery which
can often be expected by involving an
experienced condominium litigator
early in the construction deficiency
process.

Reserve Fund Study
If the turnover meeting is held more
than 9 months after registration of the
Corporation, the declarant must delivcontinued on page 26
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er a reserve fund study at the Corporation’s expense to determine the adequacy of the Corporation’s reserve fund for
major repairs and replacement of common elements and assets of the
Corporation. [s. 43(5)(j) and (6)]
In any event, new Corporations
must acquire a reserve fund study
within the first year after registration.
That study provides the engineer’s
guestimate of the amount of owners’
contributions to the reserve fund which
would reasonably be expected to provide sufficient funds for major repair
and replacement of the common elements and assets of the Corporation,
calculated on the basis of expected
repair and replacement costs and the
life expectancy of the common elements and assets components. [s.94]

description and after receipt of the
audited year end financial statements,
check the Corporation’s first year budget provided by the declarant as part of
the disclosure statement. Analyze
whether the Corporation’s actual financial performance during the first year
resulted in either excess expenditures
or decreased revenues, in which case
the declarant is responsible to reimburse the Corporation for any such
budget deficiency (except if the deficiency is caused by the turnover
Board’s termination of specified agreements). [s. 75] Note the first year budget criteria set out in s. 72 (6).
Involve your accountant, manager and lawyer in this review.

Reserve Fund Summary and
Funding Plan

Watch out! The turnover Board only
has 30 days after reviewing the first
year audited financial statements to
notify the declarant of any budget shortfall. The declarant must pay in 30 days.
The first year budget must contain a
statement of fees, charges, rents or
other revenue to be paid to or by the
Corporation or by any owner for the use
of the common elements or other facilities unless a turnover meeting has been
held. [s. 72 (6) (g)]

The Corporation must conduct periodic reserve fund studies and updates of a
prescribed class, performed by a prescribed person in accordance with standards applicable to particular classes of
studies. The cost of conducting the
study is a common expense which the
Board may charge to the reserve fund.
[s. 94(7)]

Within 120 days of receiving the
reserve fund study, the Board must propose a funding plan to ensure that any
shortfall will be topped up within a prescribed period (one year in the case of
a new Corporation). [s.94(8)]
Within 15 days thereafter, the
Board must forward to the owners and
to the auditor a notice containing a
summary of the reserve fund study, a
summary of the funding plan and a
statement indicating the differences, if
any, between the funding plan and the
reserve fund study. [s.94(9) & Form 14]
The Board implements the funding plan 30 days later. [s.94(10)]

Budget Deficiency Deadline

Indemnification

directors and officers from most liabilities. In many cases, indemnity and
save harmless provisions should be
amended in view of case law which
absolved an insurer from paying out on
an errors and omission claim because
the court held the condominium was
liable to do so under the standard wording of its by-law indemnity clause. [s.
38]

The indemnification By-law
clause will not protect directors or officers from any liability or expense
incurred with regard to any action or
proceedings where he or she is
adjudged to be in breach of his or her
duty of honesty and good faith. [s. 37]
Ensure that the Corporation has
purchased the obligatory errors and
omissions insurance. [s. 39]

Conclusion
The first several years of a
Condominium’s life might keep directors hopping, but an experienced property manager and professionals can
solve many of the above concerns to
keep the Corporation on an even keel.
J. Robert Gardiner is a partner in the
legal firm of Gardiner Miller Arnold
LLP practising law at Toronto. He is
past President of the Canadian
Condominium Institute (Toronto &
Area).

Ask your lawyer to confirm that the
indemnification provisions set out in
By-law No. 1 appropriately protect

The Natural
Fertilizer
Company
Healthy Lawn Care Products and Services Inc.

First Year Budget
During the first year after registration of
the Corporation’s declaration and
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P.O. Box 51089, Unit# 379, 25 Peel Centre Drive
Brampton, Ont. L6T 3M2
Tel: (416) 543-2766 1-877-4UR-SOIL
Fax: 905 790-1430
E-mail: info@healthylawncare.com
Web Site: www.healthylawncare.com

™

Director’s Corner

QUESTIONS & ANSWERS BY MR. D.

Q:

A few owners in our Condominium are not happy
with the Reserve Fund study’s figures and feel that
the estimates for future expenses are way too high, as well
as some of the future expenses themselves. They are contemplating having an independent study done in order to compare the study done by the Board’s engineers. What is your
opinion as to the feasibility of their proposal?

A:

As this is a responsibility of the Board of Directors,
obtaining an independent study might prove
difficult, as any responsible engineering firm who was
qualified to perform a Reserve Fund Study would report
directly to the Board and not to individual owners. There
would also be the cost of obtaining such a study, they do not
come cheap, and assuming one can find a qualified
engineering firm to perform the study, once prepared, the
Board is under no obligation to look at it let alone act on it.

Q:
A:

Do I have to pay the Special Assessment?

In a word, Yes. Unfortunately this is the only way
the Board has to collect monies that were not budgeted for and there were not sufficient reserve funds available to pay for the expense.

If you have a question for Mr. “D.” please send it to:
Canadian Condominium Institute
Toronto & Area Chapter
2175 Sheppard Ave. E., Suite 310
Toronto, Ontario M2J 1W8
Fax: (416) 491-1670
E-mail: cci.toronto@taylorenterprises.com
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Letter to the Editor

The Editor, The Condo Voice
Re: Lisa Kay’s Article – Summer
Edition, 2004 – How to Relieve
Tension When Your Condo Faces a
Cash Shortfall.
Dear Sir/Madam,
The article articulates the need for compliance with the Condominium Act
1998 and underlines the intention of the
lawmaker ie. maintenance of Condominiums to sustain the quality of enjoyment of the facilities by owners and to
“ensure preservation of market value.”
In dealing with the situations
where a Reserve Fund Study reflects a
“shortfall’, she explores the three
options available to Directors viz: defer
or prolong needed major repairs and
replacements, levy a special assessment
on owners or borrow and let the owners
service the loan.
Unfortunately, in dealing with the
question of debt servicing, she posed a
question which may be raised by disgruntled owners – ‘Why should I pay
today for something that will be
enjoyed by other for years to come?”
This question is disturbing because it
reflects a misunderstanding of the logic
which justifies the existence of a
Reserve Fund and the purpose for
which the Fund is established.
The “Accounting and Auditing
Guidelines for Ontario Condominium
Corporations” prepared by a “Task
Force” of the Institute of Chartered
Accountants of Ontario and published
in November 2001, succinctly expresses the purpose of the Reserve Fund by
way of an example “if the expected life
of a roof is 20 years, funds should be set
aside annually so that by year 20, there
are adequate funds to cover the cost of
the roof replacement”. In short, “the
Reserve Fund provides a mechanism to
share the cost amongst all owners from
years 1 to year 20” during which time
the asset was used by them.
If this is clearly understood then
no owner in year 20 can say he/she is
28
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paying for something which others will
enjoy for years to come. He/she is paying for what they and others have used
up in the 10 or 20 years before the
repairs are required.
The only solution to relieve tension is for Condominium Directors,
Management Companies and Auditors
to ensure that Reserve Funds are adequately funded so that ‘shortfalls’ are
unlikely to be found. The Government
provided an amnesty to recalcitrant
Boards and Management Companies to
correct their lapse, over a period of 10
years, hoping that by then the cash
flows would improve and the Reserve
Funds would be much closer to what
they should be than is the case today.
This is the message which the
Condo Voice should disseminate. The
Condominium Institute has not exercised the control required of its members to implement the Condominium
Act. Sooner, rather than later, the
Government shall be coerced to create
an Institution to regulate the
Management Companies and Directors
so that the Reserve Fund “shortfalls”
become negligible or non-existent.
Respectfully,
Thomas H. Stowar
President, Resfund International Inc.

Managed
Quality
The ACMO 2000™ quality of
service certification program
offers condominium corporations an assurance of consistent, high-quality service.
ACMO 2000 firms are:
• CERTIFIED by CMSC, with operational systems that meet
ACMO 2000 standards.
• COMMITTED to customer service through the company-wide
use of written procedures.
• EFFICIENT AND EFFECTIVE in
their internal structures and
service operations.
• AUDITED on an ongoing basis by the Business Development Bank of Canada.
• A NSWERABLE to the CMSC
complaints procedure in the
event of unresolved disputes.

Dear Mr. Stowar,
It was a pleasure reading your comments. The condominium style of living
would be greatly enhanced if your
views were shared by all those involved
in the condominium industry.
Unfortunately, raising the reserve
fund contribution has never been popular by those owning condominiums,
and for many years our condominiums
have been under funded.
Let’s hope your message is heard
by all those involved in the condominium industry.
Dr. Gina P. Cody, P.Eng.
Co-Chair Public Relations Committee

Assured Results
CMSC
t. 905-826-6665, 1-800-265-3263
e-mail: cmsc@acmo.org
web: www.acmo.org

™

Real Estate Corner

ACCI

New Publication!

“Essential Issues for Realtors
in the Condominium Act, 1998”

If you are a professional member of the Canadian
Condominium Institute, you should seriously
consider applying for your professional
accreditation. Successful candidates are entitled to
use the designatory letters ACCI as recognition of
their high degree of skill, professionalism and
outstanding achievements.

Now Available!
A new publication entitled
“Essential Issues for Realtors in
the Condominium Act, 1998.”
A valuable educational tool
for all realtors in Ontario dealing with the selling of new
and resale Condominiums.
Written and designed by
Craig Robson, Michael
Clifton of McCarter Grespan Robson Beynon Thompson
LLP and Ron Danks of Simpson, Wigle LLP, this 118 page
book covers key issues of concern to realtors.
Divided into four chapters the book deals with Condominium
Law, Buying and Selling New and Proposed Condominium
Units, Buying and Selling Existing Condominium Units and
the top Ten Common Issues of Concern to Purchasers. Also
included in the Appendix are many of the forms associated
with the Act and Regulations such as the status certificate and
notice to the Corporation to Lease a Unit.
To order your copy, visit the CCI Website at
www.ccitoronto.org or call the office at (416) 491-6216. Cost
is $30 including taxes and shipping.

Candidates for the ACCI accreditation must be a
professional member of CCI, have at least three
years of professional condominium experience,
have contributed to the condominium community by
teaching courses, writing articles, participating in
seminars or providing other services and complete
the ACCI examination. We are pleased to announce
that exams have now been prepared that reflect the
changes in legislation. For further information,
please contact:
CCI Toronto and Area
2175 Sheppard Ave. East
Suite #310
Toronto, Ont.
M2J 1W8
Phone: (416) 491-6216
Fax; (416) 491-1670
Email: ccitoronto@taylorenterprises.com

The CCI Toronto Chapter wishes to thank Mr. Michael Pascu of the law firm Fine & Deo for his article in the Summer 2004 issue of the
Condo Voice entitled "The Case of the Blue Stained Deck" and regrets that his contact information was omitted at the time of printing.
Mr. Pascu may be reached at Fine & Deo LLP at (905) 760-1800.

DONNA
SWANSON
ACCI, FRI

Real Estate
Broker

·
·
·
·
·

For your Real Estate Needs call:
416  515  2121

Real Estate Broker- specializing in Condominium Sales since 1982
Previous condominium owner, director & president of condominium corporation
ACCI  An Associate of the Canadian Condominium Institute
Current Director of Toronto Chapter of CCI
FRI  Fellow of the Real Estate Institute of Canada

E-MAIL :

dswanson@trends.ca
Fall 2004
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Upcoming Events
Register Now for CCI Toronto's
Fall Seminars:

Mark
Your
Calendars ...
Fall Basic Level Directors’ Course
Six Week Program beginning
September 22, 2004
CCI-Toronto will be offering the Fall session of
the Basic Level Director’s Course beginning
Wednesday September 22, 2004. This informative
course will be continue for six consecutive
Wednesday evenings from 7:00 to 10:00 p.m. each
evening at the Ramada Don Valley Hotel at 185
Yorkland Blvd. Cost for CCI members is $300 and
non-members are $400. For further information or
to register, please visit our website at www.ccitoronto.org or call the office at (416) 491-6216.

8th Annual ACMO/CCI
Condominium Conference
Friday November 5th and Saturday
November 6th, 2004
This year’s conference and trade show promises
to educate and entertain from start to finish. Your
suppliers and trades will be exhibiting on
November 5th from 8 am to 6 pm.
Seventeen sessions with over 50 expert speakers
will offer something for everyone! Full conference
details and registration information is available to
download from our website at:
www.ccitoronto.org or by calling our offices at
(416) 491-6216.
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Condominium Registrations:
Turnover or Transition?
Tuesday October 5th, 2004
CCI Toronto is pleased to present this 3 hour seminar
especially developed for Directors of newly - or soon to
be registered condominiums. As part of the newly
elected Board of Directors or the Steering Committee,
find out what you need to know to make a smooth and
successful transition from the almost completed
construction site to a fully occupied condominium.
Find out from the Pros how you can work with the
Developer and the Management Team to make the
transition smooth rather than antagonistic.
This session will be held at the Novotel North York, 3
Park Home Ave. - Gibson Ballroom on Tuesday
October 5th from 7:00 to 10:00 p.m. The cost for CCI
members is $50 and non members $60
See flyer insert or visit our website at
www.ccitoronto.org to register.

The President’s Club: “The Board –
A Call to Duty
Monday October 18th, 2004
The seventh in a series of President’s Club seminars will
focus on the role of the Board and will include such
topics as: ‘The Role of the Director’, ‘Who’s Next’,
‘Directors and Meetings’, ‘Communications: Directors
/Management/Owners’ and Board Liability.
This session will be held at the site of the New York
Towers Condominiums at 3 Rean Drive (Bayview and
Sheppard) on Monday October 18th from 7:00 to 10:00
p.m. The cost for CCI members is $30 and non members
$40. Space is limited so register early!
See flyer insert or visit our website at
www.ccitoronto.org to register.

Resource
Corner
Condominiums in Ontario

CCI Toronto Reception
and
Annual General Meeting
This is your once a year opportunity to come out and
meet with the CCI-Toronto and Area Board of Directors
and other CCI Members at our Complimentary Wine
and Cheese Reception and Annual General Meeting.

Thursday, November 25th, 2004
7:00 p.m.
Location:

CCI Head Office
2175 Sheppard Ave. East
Suite #310
Toronto Ont, M2J 1W8
(Sheppard and Consumers Road – west of Victoria Park Ave.)

Come out and voice your concerns, tell us how we’ve been doing over the
past year and exercise your right to vote for the 2004-05 Candidates.
Nominations for the Board are now being accepted and all CCI Toronto
members are invited to stand for election. Candidates for the CCI Toronto
Board can be Professionals or Directors of Condominium Corporations.
If you can’t attend, we encourage you to forward your proxy to the office,
in order that your vote will still count!
The member’s Wine and Cheese Reception will commence immediately
following the Annual General Meeting and is a terrific forum to meet and
mingle with other CCI members in a casual and informal setting. We hope
to see you there*!

* Reception is complimentary to all CCI-T members, but we ask that you
pre-register for this event by calling (416) 491-6216.

Mark Freedman and Harry Herzkowitz
Law Society of Upper Canada
(416) 947-3300
Continuing Legal Education Department

The Condominium Act 1998
- A Practical Guide
J. Robert Gardiner
Canada Law Books Inc.
1-800-263-2037 (905) 841-6472

The Condominium Act
- A Users Manual
Audrey Loeb
Carswell Publishers
1-800-387-5164 (416) 609-5164

Accounting and Auditing
Guidelines for Ontario
Condominium Corporations 2001
The Institute of Chartered Accountants of
Ontario
69 Bloor St. East
Toronto, Ont. M4W 1B3
Tel: (416) 962-1841 or
1-800-387-0735
(ask for Customer Service Dept.)

Buying a Condominium
- What you Need to Know
(Booklet)
Ontario New Home Warranty Program
Condominium Office
1091 Gorham St. Unit B
Newmarket, Ont. L3Y 7V1
(905) 836-6715 / 1- 888-803-9913
Free copies.

!

NEW

Condominium
Buyer’s Guide
(Booklet)
Canada Mortgage and
Housing Corporation
1 (800) 668-2642
Website: www.cmhc.ca
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John M. Warren, C.A.
Tony Sokic, C.A.

515 Consumers Road, Suite 100
Toronto, Ontario
M2J 4Z2

416-502-2201
fax: 416-502-2210
solution@amtca.com
website: www.amtca.com
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Membership Corner

Welcome to the Following New
CCI Toronto Members
Corporate Members

Individual Members

DCC # 102
MTCC # 735
MTCC # 820
MTCC # 904
MTCC #1131
TCECC# 1558
TSCC #1487
TSCC # 1541
TSCC # 1566
TSCC # 1557
TSCC # 1591
TSCC # 1597
TSCC # 1599
TSCC # 1606
YRSCC # 1011

Velinka Baladi
Dennis Kirstine
Rosaline Mesrobian
Professional Members
George Larter
Comfield Management Services
Tom Deutsch
Gold Seal Management Inc.
Heather Picken
Lawrence Lawrence Stevenson LLP
David Thiel
Pacey Dirks & Thiel LLP

Have you
Renewed Your
Membership with
CCI?
The CCI membership year runs
from July 1st to June 30th. Already,
a large percentage of CCI – Toronto
members have renewed their memberships for the 2004-05 year. If
you have not already done so –
don’t delay. Membership renewal
kits were mailed out on June 1st and
reminders for those not renewed as
at August 13th were send on August
16th. If you have not received your
renewal information, please contact
our membership department at
(416) 491-6216.

Eliazeth Bronson
The Dominion of Canada General
Insurance Company

Publication Updates

www.ccitoronto.org

CCI’s popular publication ‘A
Shortened Version of the Condominium Act for Directors’ has
recently been expanded to include
the complete English version of the
Act – along with many of the forms
associated with the Regulations in
the appendix. A must have resource
for all new directors on your Board.
Order your copy today!
The Sixth Edition of the enormously popular ‘Condominium Handbook’ by lawyer, Gerry Hyman is
now available through CCI-Toronto.
In addition to generally updating the
handbook, this sixth edition, specifically deals with the various problems created by the new legislation
and with the manner in which condominium corporations and their
advisors have attempted to deal with
those problems.
See page 35 for Order Form.
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Barristers and Solicitors

CONDOMINIUM SECTION
Jones, Rogers LLP is a full service business law firm with
a specialty in condominium law representing many
condominium corporations in Toronto and the GTA. We
work closely with our clients to find practical, cost
effective solutions to problems.
Armand G. R. Conant
Mary G. Griffith
Jeffrey M. Warren
Tiffany Little (Litigation)
Suite 1600, 155 University Avenue
Toronto, ON M5H 3B6
Tel: (416) 361-0626 Fax: (416) 361-6303
Email: conant@jonesrogers.ca www.jonesrogers.com
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ORDER FORM

“Bookstore”

“Bookstore”

™

ORDER FORM
Name:
Company Name:
Address:

Phone: (

)

Fax: (

Note: If not shown,
shipping costs will vary
for volume orders;
please phone CCI.

)

Email:
MEMBER
COST

PUBLICATION
The Condominium Act, 1998 (Including selected forms and extracts of
Ontario Regulations 48/01 and 49/01)
Volume Discount Pricing:
1-9
10-24
25-49
50-99
100 +

@
@
@
@
@

Member
$16.00 each
$15.50 each
$15.00 each
$14.50 each
$14.00 each

$16.00

NON-MEMB
COST

QTY

SUB-TOTAL

SHIPPING

$20.00

$2.00/ea

Non-Member
$20.00 each
$19.50 each
$19.00 each
$18.50 each
$18.00 each

$4.00
$5.00
$8.00
$10.00
To be determined

The New Condominium Act: What’s New for Directors?
(Published papers)

$30.00

$38.00

$3.50/ea

CCI Director’s Binder (includes The Condominium Act, 1998)

$26.00

$30.00

$3.00/ea

Condominium Handbook for Directors, Managers,
Owners and Purchasers (2001, by Gerry Hyman)

$15.00

$20.00

$2.00/ea

Condominium Meeting FAQ’s by Fine & Deo

$12.00

$15.00

$2.00/ea

$25.00/ea
or $40.00
for both

$30.00/ea
or $50.00
for both

$3.00/ea

$6.50

$8.00

Disaster Planning (Published papers) and
Disaster Plan Workbook: A Draft Disaster Plan for High-Rise Hazards
please indicate choice

“Buying a Condominium” Booklet (by Audrey Loeb) ................... ❍
or
“Living in a Condominium” Booklet (by Audrey Loeb) ............ ❍
Volume Discount Pricing:
1-25
@
26-100 @
101 + @

Member
$6.50 each
$5.00 each
$3.00 each

$1.50

Non-Member
$8.00 each
$6.50 each
$4.50 each

Reserve Funding for Condominiums: Provincial Legislation
and Commentary on Local Practice

$5.00
$8.00
To be determined

$15.00

$16.50

$2.00/ea

NEW!

The Condominium Act 1998 - A Practical Guide
(2001, by Bob Gardiner)

$65.00

$65.00

$5.00/ea

NEW!

The Condominium Act: A User’s Manual
(2001, By Audrey Loeb)

$66.00

$66.00

$5.00/ea

NEW!

Condominiums in Ontario: A Practical Analysis of
the New Legislation
(2001, By Harry Herskowitz and Mark F. Freedman)

$55.00

$55.00

$6.00/ea

Essential Issues for Realtors in the Condominium
Act 1998
(2004, By Craig Robson, Michael Clifton, Ron Danks)

$25.23

$25.23

$3.00/ea

NEW!

Total Shipping Costs

Send to:
Canadian Condominium Institute
2175 Sheppard Ave. E., Suite 310
Toronto, Ontario M2J 1W8
Fax: 416-491-1670

Method of Payment

GST # 899667364 RT0001

Sub-Total

$

$

GST

$

Shipping

$

TOTAL

$

PLEASE NOTE: Payment must accompany order. Orders will not be processed until payment, in full, has been received.

❍ Cash
❍

❍ Cheque
❍

Card #

Expiry Date

❍
Name on Card
Signature
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David F. Alexandor, Q.C.
LAWYER

%

MEDIATOR

%

ARBITRATOR

Conflict Resolution Consultant
_____________________________
•Advice on disputes involving owners, developers,
property managers and shared facility condos
•Independent investigations and evaluations
•Extensive condominium and business experience
•Experienced lecturer, trainer, coach, facilitator

_____________________________
Roster Mediator - Toronto
Ontario Mandatory Mediation Program
ADR Institute of Ontario
Ontario Bar Association, ADR Section
Member: ACMO and CCI Toronto
Ontario Society for Training and Development

______________________________
90 Eglinton Avenue East, Ste. 420
Toronto, Ontario, M4P 2Y3
P: (416) 483-8600 F: (416) 483-2737
davealex@ interlog.com
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LAST CALL!
™

Attention All Condominium Corporation Members:

WE WANT YOUR
NEWSLETTERS!!
Do you think your corporation’s newsletter is well designed, informative, interesting and award worthy??
CCI-Toronto is pleased to announce the Condo Newsletter of the Year Award. To enter, please submit current
copies of your condominium’s newsletter to the CCI-Toronto office at 2175 Sheppard Ave. East, Suite #310,
Toronto, Ont. M2J 1W8.The closing date is September 30th, 2004. The winner will be announced in early
October 2004 and will receive a complimentary registration for three directors to attend the CCI October
seminar. In addition, that corporation will be awarded a plaque at the CCI-T Annual General Meeting in
November 2004 and will have their name published on our website and in the Winter 2004 Condo Voice.
Newsletters will be judged on style, presentation and content.

BML

Bonita Management Ltd.

“The Professional Difference”
Specializing in Condominium Townhomes since 1977

Stephen N. Stern, C.R.P.M.

— MEMBER—

PRESIDENT & CEO
505 Consumers Rd., Suite 702, North York ON M2J 4V8
Tel. (416) 491-9009 Fax (416) 491-7990
info@bonitamanagement.com

www.bonitamanagement.com

Ruth Lazare
Vice President, Condominium Division
Yonge-Eglinton Centre
Greenwin Tower
20 Eglinton Avenue West Suite 1600
Toronto, Ontario M4R 2H1
416 487-3883
Fax: 416 487-5344
www.greenwinpm.com
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ATTENTION
Advertisers and Writers!
Are you interested in advertising or
writing for “The Condo Voice” or the
“Professional Services Trade Directory”?
WRITING FOR “THE CONDO VOICE”
As a member, are you interested in writing for “The Condo Voice”? If
you are a condominium director and have a unique tale to tell or advice
to relay to other condominium boards, please let us know! If you are a
professional or trade member offering products or services to condominiums and have a relevant article, let us know!
The subject matter should be current, concise and helpful. The topic
should relate to the management of condominiums and not be of a commercial nature. Please either mail or email your article to the editor.

INSERTS
Inserts can be placed in the envelope containing “The Condo Voice”.
Limited to CCI members only, professionals and trades can supply
copies of their flyers and brochures for insertion in a newsletter issue.
A fee of $600 plus GST will apply.
GST must be added to all rates. All enquiries should be directed to the
the advertising representative, Marie McNamee at (416) 918-4321 or
visit www.ccitoronto.org for more information.

™

The CCI T Newsletter is published 4 times per year – Spring, Summer,
Fall and Winter, by the Canadian Condominium Institute - Toronto &
Area Chapter.
Newsletter Directors: Denise Lash/Gina Cody/Henry Cohen/Tom Park
Editor: Lynn Morrovat
Advertising: Marie McNamee
Composition: E-Graphics
Publications Mail Agreement #40047005 - Return undeliverable
Canadian addresses to Circulation Dept. 2175 Sheppard Ave. E.,
Suite 310, Toronto, ON M2J 1W8
The author, 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.
Consider supporting the advertisers and service providers referred to in
this Newsletter, recognizing that they have been supporters of CCI.
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.
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You have enough to worry about.

Let Rogers™ Cable handle all your building’s communication and entertainment needs, and we
promise to keep it headache-free. Because we know that the last thing you need is more stress.
DEDICATED SERVICE Get
a direct line to a Rogers
representative who’ll assist
you with all your cable service and
maintenance needs.

LATEST TECHNOLOGIES Keep
your building on the cutting
edge with Rogers Hi-Speed
Internet, Rogers Digital Cable™, HighDefinition TV, Video-on-Demand, and
much more‡.

Call 1-866-567-5778 or visit rogers.com
Rogers, the Mobius design, Rogers Cable and Rogers Digital Cable are trademarks of Rogers Communications Inc. Used under license.
‡Not available in all areas. Digital terminal required for Digital Cable, Video-on-Demand.

TM

COME SEE US Find us at
most trade shows. We’ll be
happy to show you how
easy cable technology is.

Construction Control
Full colour pick up film from OBC of last issue
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