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President’s Message

Bob Gardiner, B.A., LL.B.,
ACCI, FCCI

During the past two months, the war in Iraq and fears about SARS have dominated the
news. I call it SARS Wars, although it has also been referred to as SMORS - Severe
Media Over Reaction re SARS.
In some condos, requisition battles are waged along racial/religious lines, or
based upon egos butting heads. In a few buildings, the war between existing and past
directors has caused such a disservice to the unit owners that police are expected attendees at every meeting. The diseases of intolerance, paranoia and egotistical self-interest call for a whole new type of medical practitioner - a condo psychiatrist. The techniques of defamation, misleading information and dirty tricks often means that the
lowest disgruntled unit owner can sink to the top of the heap by misleading gullible
owners how he/she will cut costs and provide much better services.
CCI’s new Directors’ Code of Ethics at least helps establish some basic ethical
standards for directors and we encourage boards to pass a resolution adopting the CCI
Directors’ Code of Ethics and to ask each of their directors to adopt it. Corporations
can forward the Directors’ Code of Ethics with their AGM or requisition meeting package, so that owners can ask each candidate whether or not he or she intends to comply with that standard (see page 21).
Some boards of directors and property managers recently have had to wage
SARS Wars. One condo was widely demeaned in the news as a location where a SARS
outbreak had occurred. Only after the publicity damage was done was it disclosed that
the person accused of having SARS only owned four units in the building (but did not
live there).
In another scenario, where sister condominiums shared recreational facilities, a
person being removed to hospital was incorrectly described as having SARS symptoms.
The board of the sister condominium posted a SARS Alert sign warning residents that
a suspected case of SARS had occurred in the next door neighbour building. Not only
was it inappropriate to erect a SARS Alert sign without approval by Toronto Public
Health, but an incorrect medical diagnosis was made without due diligence by the
board, causing a panic by over 100 residents of the neighbour building who bombarded the property management office within two days with questions such as: “Do I
have to tell my employer that all of the other employees must be quarantined?” In the
end, our firm’s injunction application brought an end to the SARS Alert sign only
moments before attending in court.
Contrast another high rise condo where one of several quarantined persons had
used the recreational facilities (including the swimming pool, exercise room and shared
facilities) the day before becoming quarantined as a probable SARS patient. Toronto
Public Health would not allow a notice to residents to be posted, in order to avoid creating a panic. The Corporation closed its recreational facilities and thoroughly cleaned
them (despite Toronto Public Health’s advice not to do so). Kudos go to the managers and directors who took it on the chin while doing the right thing by refraining
from erecting a SARS Alert sign, in accordance with Toronto Public Health recommendations thereby avoiding unnecessary panic.
Cheers,
Bob Gardiner, President
CCI-Toronto and Area
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SARS

–

Employment Concerns
BY LINDA KARDUM

Condominium corporations and
property management firms are not
immune from SARS. Both
Corporations and their property
managers need to be aware of their
rights and obligations with respect to
SARS-related employment issues
currently facing all employers.
Ensuring Safe Working Environments
Employers are obligated under the
Occupational Health and Safety Act (the
“OHSA”) to ensure that their working
environment is safe and hazard free; this
includes the obligation to adopt all reasonable measures to protect employees
from contagious and infectious diseases.
The duty imposed on employers by the
OHSA requires that employers educate
and instruct employees about potential
hazards and the methods to protect themselves from those hazards. It is important
to point out that this duty extends not only to
employees but to any worker providing his/her
services to a place of business. Employers
should therefore educate themselves to ensure
that proper medical precautions are taken to
secure a risk-free working environment.
However, despite an employer’s reassurance of safe working conditions, under the
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OHSA, an employee has the right to
refuse to work if they believe that the
working conditions pose a threat to
their safety or well-being. While the
OHSA identifies specific procedures to
be applied in the case of work refusal,
at the initial refusal stage the employee
need not be correct in his/her belief of
the existence of dangerous working
conditions; there must however, be
some evidence to validate the employee’s fears.

Pay and Benefits
If a doctor determines that an employee has been exposed to SARS they will
either be ordered to quarantine themselves or they may voluntarily choose
to do so. Since the quarantine period in
most cases is a minimum of 10 days,
the employee is faced with the prospect
of foregoing a pay cheque for at least
one week, which in many cases could
result in a financial strain to the
employee or his/her family.
As a response to the SARS outbreak, the federal government has
amended the Employment Insurance
Regulations to remove the standard
two-week waiting period for employees who are unable to work due to quarantine or symptoms resulting from
SARS.
Moreover, for those employees
who have contracted the disease “arising out of the course of employment”
the Workplace Safety and Insurance Act
will provide compensation, provided
however, that the employee is actually
displaying symptoms of SARS.
Symptom-free employees, whether
quarantined or otherwise do not qualify.
In some cases employees may
also benefit from health and/or shortterm or long-term disability benefits
offered by some employers.

Human Rights Concerns
Objectivity is easily lost when guided
by un-substantiated fears. In this

respect, it is important that employers
separate legitimate risks from unfounded ones in fulfilling their duties under
the OHSA. To do otherwise, could
result in discriminatory practices or
procedures contrary to the Ontario
Human Rights Code (the “Code”).

Employers will therefore be
obligated under the Code to both
protect employees from
discrimination and harassment,
in addition to accommodating
any disability resulting from SARS
to the point of undue hardship.
While the cause and treatment for
SARS is not yet clear, the disease has
been added to the Regulations under the
Health Promotion and Protection Act
as a communicable disease. It is there-

fore very likely that the disease itself
may constitute a “disability” under the
Code, since the Ontario Human Rights
Commission adopts a broad interpretation of “disability” which includes not
only objective physical limitations, but
also subjective beliefs and perceptions
of disability. Employers will therefore
be obligated under the Code to both
protect employees from discrimination
and harassment, in addition to accommodating any disability resulting from
SARS to the point of undue hardship.
Employees and employers alike
can obtain additional information
regarding SARS-related employment
rights and obligations from the Ontario
Ministry of Health and the Ontario
Ministry of Labour.

Linda Kardum is an associate lawyer
practicing condominium law with the
firm of Gardiner Miller Arnold LLP in
Toronto.

Local Condominium Community
Fights Back!
As the people and businesses of the City of
Toronto emerge from under the tremendous pressures placed upon them as a result of Severe Acute
Respiratory Syndrome (SARS), one community
decided to fight back and send the message that
their condominium community remains a safe,
vibrant and welcoming place in which to live,
shop, work and play.
Residents of Alton Towers Condominium, and their management team at
Simerra Property Management, joined forces with local business leaders,
community agencies, government, schools and churches to organize the Alton
Towers Street Festival. The event which took place on Saturday, June 7th,
2003 included such activities as: music, face painting, clowns, food, entertainment, celebrities, and a spectacular fireworks display. The organizing committee worked with local radio and television stations to promote the event
and solicit sponsors. Close to 10,000 up attended the event, which was an outstanding success. A perfect example of how community members can band
together in a celebration of community spirit!
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“LETTUCE INFORM YOU”

– We’re Going Green Toronto!
Part II of the “Let’s Talk Trash” series
BY JASON TOWER

GARBAGE – it’s simply a dirty word to most people – especially to the
residents of the G.T.A., as they’re in piles and piles of it these days and
are looking for somewhere to put it.

T

he City of Toronto and the
municipalities in the Greater
Toronto Area are very concerned about their garbage, as the City
of Toronto’s only major landfill site –
Keele Valley Landfill - has closed it’s
doors on the Greater Toronto Area’s
garbage. After twenty odd years of
accepting GTA trash, there won’t be
another single bag of garbage that ends
up there. The only thing that this landfill is good for these days is the formation of Toronto’s newest ski hill – a.k.a.
“Toronto Trash Mountain”.
Currently, the City of Toronto
ships the majority of its trash south of
the border to Michigan. Over 125 tractor-trailer loads of Toronto’s trash end
up there – every day.
What is the City of Toronto and
the surrounding municipalities going to
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do? They need answers as fast as their
garbage can pile up.
Single-family households have a
good track record when it comes to
recycling and reducing their waste.
Over the past five years across the
province, there have been numerous
innovative pilot programs to achieve
“maximum diversion”, and results from
these are very positive. Highrises are a
greater challenge, as their track record
is less than impressive compared to
their single-family household counterparts. Did you know that approximately 50% of the population of the City of
Toronto lives in highrise/multi-family
housing but only divert 10% of materials from landfill?
There is a lot of work to be done
in highrise buildings, and the City
believes “going green” is the ticket.
Did you know that the “greens” or
organic material in your garbage make
up approximately 40% of the trash that
is currently going to landfill? The

“black gold” as it is commonly referred
to, can be composted and kept out of
the 120 + trucks going to Michigan.
The City of Toronto estimates that in
2003, they will divert 129,900 tonnes
of organic material, or 14.3% of the
total waste stream, and in 2006, they
project that they will divert 191,400
tonnes, or 21.2% for a total increase in
overall diversion from 33.8% in 2003,
to 61.2% in 2006. Quite an ambitious
plan.

The Green Road
To try and deal with this issue, the
municipalities are both looking and acting. In the City of Toronto, a recent
bylaw (enacted 2001) requires a recycling program of some kind in existing
buildings that receive City service to
try and make recycling more convenient in an effort to increase diversion.
Currently, over 98% of the buildings in Toronto receive garbage collec-

tion service. Failure to implement a
recycling program will result in
garbage collection being suspended
and/or cancelled, forcing the condominium corporation to contract out
their garbage pick-ups. The City has
reported that almost 100% of the buildings in Toronto have some sort of recycling program in place. In the summer
of 2001, in order to update the City’s
records of service, a comprehensive
information gathering-exercise took
place. Almost ten summer students
were hired to go building-to-building
to obtain accurate property information.
The purpose of this was to: (a) Obtain
an accurate database of the multi-family properties in the City; (b) See who
was currently obtaining City garbage
collection, and most importantly; (c)
See who had an active recycling program in place.
Typically, there is usually one of
two main recycling programs present
in existing highrise buildings.
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1. Depot-style programs require residents to travel down to the main
floor or the underground to
deposit their materials into recycling containers. A fairly inconvenient method, considering
garbage disposal is on every floor.
2. Chute room storage. Garbage
rooms would have to be made
large enough on every floor to
accommodate recycling containers where residents deposit their
materials. More convenient, but
very labour intensive for staff - not
to mention the constant upkeep to
control messes and odours in the
rooms and hallways.
The third, which is becoming
more and more common to satisfy the
new development requirements, are
automated systems. These systems
allow residents to dispose of their recycling and garbage using the existing single chute by means of a push-button just
above the chute door. Automated systems typically increase the recycling by
over 70%, while cutting the garbage output by almost 50% - simply because of
convenience. Another benefit of these
systems is that some systems are “organic” ready – for when the City starts to
collect this material from highrises.
For new buildings that are under
or have been recently completed, the
City of Toronto bylaw: City of Toronto
Requirements for Garbage and
Recycling Collection from New
Developments and Redevelopments
requires the developers to meet the following conditions:
1. Developers have to incorporate
waste disposal facilities to make
recycling as convenient as the
garbage system available to the residents (i.e. no more ground floor
recycling rooms), and
2. Developers also have to disclose in
writing to prospective buyers what
method of garbage and recycling
facilities exist (or is proposed) in the
building.
10
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So, in order for the Greater
Toronto Area’s municipalities to reach
their diversion targets over the next
twenty years, organic, or “wet” waste,
is a hot topic.
As part of the Mayor’s Task
Force on waste management, an apartment working group was formed
recently to further the research already
done on this segment of the population.
The Canadian Condominium Institute
– Toronto Chapter has been invited to
participate in this forum.
Based on the City’s research into
highrise recycling, there are certain
challenges that are not common to single-family housing when dealing with
waste and recycling:
• Less convenient to recycle than to
dispose of garbage.
• If a chute is not available, quite often
it has to be taken to a common area
and people are not always willing to
do this.
• Cultural barriers often exist.

• High turnover of residents often
makes it difficult to keep them
appraised of the recycling in the
building.
• Lack of storage area.
• Building management is not always
cooperative.
Organic collection is a bold and
ambitious step in order to reach high
diversion rates. Although a relatively
new collection concept, with successful
programs already in operation at single-family households across Ontario
– highrise implementation is a different story. This type of collection is very
difficult to introduce at existing buildings simply because of logistics.
Considering that most buildings have a
depot-style recycling program, location
of the depot in relation to the rest of the
building, storage of the organic waste,
and collection frequency are important
considerations – not to mention having
a good odour control and chute-clean-

ing program in place!
Under this proposal, the City
would change the way you separate
your materials. Currently, residents
have one recycling container for
“paper” items, one for “container”
items, and their garbage. In the new
plan, residents would have one bag or
container for all their recycling together, one bag / container for their dedicated organic, or wet waste, and their
residual materials or garbage.
The City is currently testing out
alternative collection methods. In addition to trying and making recycling as
convenient as possible in existing buildings, one method is a “deep-collection”
program, where residents bring their
materials outside to a large “cylinder”
in the ground, where they deposit their
organic waste. A good idea, but space
allocation and whether or not the residents would participate are questions.
Sensible for low-rise applications, but
the resident living on the 20th floor
might question their participation.
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More information on different testing
methods can be found on the City of
Toronto’s website www.city.toronto.
on.ca
To find out which methods will
prove successful in achieving high resident participation and waste reduction, it
is important to understand recycling
behaviour in residential highrises (yes,
they are a special group of people!)
In order to make the world of highrise residential waste reduction work,
there are three simple keys to success
(opposed to the four keys of property
management – people, pets, parking +
purple doors):
1. It must be simple
2. It must be convenient
3. A financial incentive (user-pay) is a
big driving force towards waste reduction
Who said garbage was just talking
trash? (or your greens?)
Jason is a partner of THE WASTE
SOLUTIONS GROUP, consisting of
Aqua-Jett Garbage Chute Cleaning +
Odour Control, Toronto Compactor +
Chute Service, and Tower Recycling
Systems Canada which supplies and
installs automated recycling systems for
both new construction and retrofit markets in Ontario.
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Returning to Nature
BY WAYNE BLAMPIED
HEALTHY LAWN CARE PRODUCTS

Beautiful lawns and
gardens existed before
synthetic fertilizers and
pesticides were invented.
Natural green spaces are
possible and contribute
to the environment.
People are looking at the
impact their current
practices are having on
the environment.
Chemical lawns and
gardens are seen as
having a major impact.

S

ynthetic horticulture has come
about by our attempts to dominate and control nature. The
plants in our yards have become chemically dependent. As we use more pesticides, we move away from the techniques which reduce the need for them.
Pesticides treat symptoms but do not
address the problems. Plants have
become more susceptible to diseases
and other stresses. This susceptibility
makes them difficult to maintain. The
more we use chemicals, the more likely we are to need them.
The good news is that condominiums can have lush, green grounds
while eliminating or reducing the use
of chemicals on their properties.
Natural practices boost the strength of
the lawn and garden making them
healthier and more weed and disease
resistant.
A healthy lawn is easy to care for,
more weed resistant and safer. It has

many insects, molds and microbes each
with a special purpose. Most are beneficial. Natural landscape practices can
reduce water and air pollution and the
health risks associated with chemical
and pesticide use. Condominium managers and board members can be
assured that owners and their families
are safe using the property. The condominium can post that their grounds are
pesticide and chemical free, increasing
the prestige and value of the property.
Many municipal governments are
working at banning pesticides.
Planning ahead will mean that condominiums will be prepared if such bans
come into effect.

How to Go Organic?
The objective is to increase the organic content of your soil and bring back
the biological life of the soil and restore
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the balance of nutrients
which are necessary to
plant life.
• Incorporate lots of
organic matter into
your soil.
• Reduce or eliminate the
use of pesticides and
synthetic chemicals.

sewage or rendering products.
If you are reluctant
to convert all of your
grounds to natural landscape practices all at once,
try a small area. Once you
are comfortable you can
convert the rest of the
property.
Natural horticulture
works with nature. Nature has managed
to do well without man-made synthetics. It only needs some care and proper nutrition. As we take care of the soil,
nature brings back the checks and balances which can reduce insects, disease
and weeds.

Many municipal governments are working
at banning pesticides. Planning ahead will
mean that condominiums will be prepared
if such bans come into effect.

• Choose high quality natural fertilizers which are plant and mineral
based.
• Use a mulching mower to reduce
lawn waste and add organic material to the soil.
• Use compost to increase the soil’s
structure and it’s ability to store
water. Municipal compost is available in most areas.
• Aerate the soil to reduce compacted
soil. Soil compaction inhibits the
amount of nutrients and water reach-

ing the roots. It can be the result of
long term chemical fertilizer use.
• Let the grass grow to a height of 3 to
3-1/2 inches. This will help shade
the ground during the period when
weed seeds germinate, thus reducing the number of seeds that germinate successfully. It will also allow
the grass to retain water better.
Ask questions before you use natural
products. They are not all created equal.
Look for products which do not contain chemicals, animal by-products,

Gardiner Miller Arnold LLP
Barristers and Solicitors

The Condolawyers™
(Winning Condominium Law Solutions)
We led the battle for improvements to the
new Act and Regulations
Our standard of excellence focuses on practical
legal solutions for Condominium Boards
J. Robert Gardiner Mark H. Arnold Gerald T. Miller
Linda Kardum Alyssa Minsky

1202 - 390 Bay Street, Toronto, Ontario M5H 2Y2
Tel: (416) 363-2614 Fax (416) 363-8451
www.gmalaw.ca
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ALTERATIONS TO COMMON ELEMENTS

A Headache for the Board?
Not Anymore!
BY MICHAEL PASCU
FINE AND DEO LLP

Not long ago under the old Condominium Act,
whenever a unit owner proposed to make an
alteration to the common elements, even
something as simple as a balcony enclosure, the
board members invariably reached for the medicine
cabinet for fast headache relief.

N

o wonder, considering all the
issues the board had to worry
about, such as whether the
owner had obtained a building permit,
whether to hire an engineer to assess
the feasibility and impact of the proposed alteration, whether the contractors carrying out the work were bonded and insured, whether the work
would disturb other unit owners, and,
most importantly, whether the owner
would pay all the costs associated with
the alteration. It was enough to make
your head spin!
Unfortunately, even after the
alteration was made, the headaches usually continued.
After all, there
remained pesky questions like: Who
would be liable for any future damage
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or loss associated with the alteration?
Who would pay for the maintenance
and repair of the alteration? Who would
pay for the removal of the alteration, if
necessary? Even if the unit owner
entered into an agreement with the condominium corporation that dealt with
these issues, how easy was it to
enforce? And what happened if the unit
owner sold the unit and moved on?

Headaches, headaches,
headaches!
Well, not any more! Now, Section 98
of the Condominium Act, 1998 provides more effective headache relief
than a cabinet full of aspirin. Under

Section 98, before obtaining the board’s
permission to make any alteration to the
common elements, the unit owner must
enter into an agreement with the condominium corporation in which, if the
board so wishes, the entire burden and
cost of carrying out the alteration (as
well as maintaining, repairing, insuring, and ultimately removing it) may
be passed on to the unit owner.
A Section 98 agreement should,
for example:
a)

set out the specifications of the
alteration that would be permitted
to be installed;

b) require the owner to obtain building permits and any other necessary governmental approvals;
c)

require the unit owner to provide
a deposit to cover the condominium corporation’s anticipated
administrative and legal costs
related to the alteration;

d) impose reasonable restrictions with
respect to how the alteration work
would be carried out;
e)

require owners to pay all the reasonable costs that may be incurred
by the condominium corporation
with respect to the alteration work,
including legal and administrative
costs, maintenance, repair and
removal costs;

f)

set out the respective duties and
responsibilities between the condominium corporation and the
owner with respect to the alteration; and

g) specify who will have ownership
of the alteration.

by the condominium corporation can
be added to the owner’s common
expenses and be enforced as such.
What happens if the owner sells
the unit and moves? The agreement
automatically binds subsequent owners
of the unit.
In short, a registered Section 98
agreement is a powerful and effective
headache remedy, as it allows the board
of directors to maintain control over the
alteration and ensure that the condominium corporation incurs no costs or
liability with respect to the alteration.
So now, when a board is faced with a
proposal by a unit owner to alter the
common elements, the medicine cabinet ought to remain untouched.

What if the owner breaches a Section
98 agreement? No problem! The condominium corporation may carry out
any work required to be done by the
owner, and all reasonable costs incurred
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We aren’t so
Different!
BY DENISE LASH, B.SC., LL.B., ACCI

A

t the recent Community
Association Institute’s (CAI)
52nd National Conference in
Dallas, Texas, members of both our
Toronto Chapter and National, attended to see what challenges Condominiums are facing in the U.S.
The sessions that were most well
received included Effective Communication, Board Members and Managers:
- Better Relations are Possible!, Bill of
Rights and Responsibilities: - You Can
Make a Difference, Toxic Mould,
Technology on the Move, Creating the
Future while Managing the Present,
Building Effective Teams and the
Realities of the New Insurance
Marketplace.
It seems as if we are all dealing
with similar issues, such as: relationships between Board Members and
Property Managers, new problems to
deal with such as mould, changing technology and how the insurance industry
and its policies and coverage for condominium corporations are changing.
CCI (Toronto), CCI (National)
and ACMO are now working with CAI
in the hope that we can pool our
resources together and offer greater
resources for all our members.
CCI and ACMO have formed a
CAI Task force with committee members from both ACMO and CCI to work

together and explore new initiatives. Those members include:
Gina Cody, Janice Pynn,
Denise
Lash,
Jasmine
Martirossian, Peter Leong,
Deborah
Howes,
Jim
Bezemer, Laura Lee, Larry
Holmes, Don Braden and
Diane Gaunt.
We are fortunate to
have CAI’s Board of
Trustee Member, Jasmine
Martirossian on this
committee who has
been instrumental in
bringing the organizations together. Many
of CCI members will
remember Jasmine
from our recent
ACMO/CCI conference as a speaker in
the session on
Communications.
Ellen Hirsh De Haan past
President of CAI and a Florida attorney, was also involved as the keynote
speaker of last year’s ACMO/CCI conference. We hope that both Jasmine
and Ellen, will attend this year’s
ACMO/CCI conference on Building
Better Communities on November
7and 8th.

For more information on CAI
see their website at
www.caionline.org
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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.

Assured Results
CMSC
t. 905-826-6665, 1-800-265-3263
e-mail: cmsc@acmo.org
web: www.acmo.org
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Director’s Corner
BY BOB GIRARD

The Act states that a Director can
avoid the breach of duty by Acting in
good faith, based upon an opinion
from a professional and other persons
who lend credibility to their opinion.
How can a Director avoid potential personal liability?
Who are the professionals?
They are lawyers, accountants, architects, engineers and qualified consultants in
the areas of Insurance, Utilities, Elevators, Fire Retrofit, Reserve Fund Studies,
Financial Planning, Pest Control, Masonry, Decorating and Interior Design,
Human Resources, etc.
You need an expert opinion when: interpreting the Act, dismissing staff,
bylaws are added or changed, determining the enforceability of new rules,
reserve fund studies or funding, investments, legal letters or liens, human rights
issues, compliance to city or fire codes, entering into a contract or agreement,
cutting high energy costs, assessing balcony repairs, parking and roof slabs,
addressing water penetration and mildew problems, pest control and help in
choosing the appropriate property manager for your site.
From your Property Manager, you need someone who can determine when
professionals’ opinions are to be sought. They must know their limitations,
know the Act, be up to date with what resources and services are available, be
schooled and trained with the latest technology and be appropriately accredited
as an RCM or CPM. The Property Management Company should be ACMO
2000 certified.
Corporations should already have budgeted for accounting and legal services; the latter should be adequately budgeted until the new Act has been tested
sufficiently. It is an economy of scale: the cost of professional advice versus
the cost of re doing, repairing or representing the corporation and/or Directors
in mediation, arbitration, court or before the Human Right Tribunal. Do it right
the first time! Professional fees associated with Reserve Fund items are also a
Reserve Fund expense and not an Operating Fund expense.
A more in-depth knowledge base does not make directors’ decisions more
vulnerable to liability when exercising their duties, but enables them to more
readily understand and request the obtaining of professional advice to avoid
down-the-road expenses. Courses given by the CCI and ACMO can certainly
give a sense of comfort in assessing the situation as presented and acting in a
timely manner, thus avoiding additional costs later and any potential personal liabilities.

CCI suggests all Condo boards adopt the following:

“

DIRECTORS’ CODE OF ETHICS
RE: CONDOMINIUM CORPORATION NO.

.

I have consented to act as a Director of the Corporation and I agree to comply with the following Directors’ Code of Ethics throughout my terms as a Director:
Honesty and Good Faith – I will act honestly and in good faith. I will do nothing to violate the trust of the unit owners I serve.
Care, Diligence and Skill – I will exercise the degree of care, diligence and skill of a reasonably prudent person in comparable circumstances. I
will make a concerted effort to attend all Board and owners’ meetings. I will act responsibly and with due diligence to become familiar with the affairs
of the Corporation and to uphold its Declaration, Description Plans, By-Laws, Rules, Resolutions, Policies, Agreements and Requirements of the
Condominium Act and other legislation.
Conflict of Interest – I am not currently aware of any actual or potential conflict of interest with respect to any contract, transaction, building deficiency claim, warranty claim, legal action, proceedings or any matter detrimental to the Corporation. If I become aware of any conflict, I will immediately disclose it to the Board. I will not promote my own interests or those of any owner, resident, family member, friend or contractor to the detriment
of the Corporation. I will not seek any special benefits or privileges as a Director or Officer or accept any compensation either personally or on behalf
of any other person except as permitted by a By-Law. I will act only in the best interests of the Condominium Corporation as a whole and I will not favor
the interests of any individual or group of owners or residents.
Confidentiality – I will not disclose to any person (including my spouse) information decided by the Board to be confidential or privileged or which
reasonably ought to be deemed confidential. When in doubt, I will request determination by a resolution of the Board.
Good Conduct – At all times, I will conduct myself in a professional and businesslike manner at meetings of Directors or Owners. I will approach all
Board issues with an open mind, preparing to make the best decisions on behalf of the Corporation. I will act ethically with integrity and in accordance
with legal criteria. I will comply with rules of good conduct and will deal with others in a respectful manner. I will comply with principles of good governance and procedural rules of order.
Support – I will abide by decisions of the majority of the Directors even though I may disagree, but I reserve the right to express my own views to owners upon non-confidential issues.
Defamation – I will not make erroneous or defamatory statements about the Corporation or any owner, resident, director, officer, manager, staff or
contractor of the Corporation.
Minimize Conflict – I will attempt to prevent or minimize conflict and disruption and will promote good relations amongst persons involved in our
Condominium Community. I will promote a first class image for our Corporation, its units, owners and residents.
Education – recognizing that governance of a Condominium Corporation involves complex and changing requirements, I will continue to educate myself
by reading relevant magazines (such as CCI’s News & Views, CM Magazine or Condominium Business Magazine). I will support attendance by one or
more Board members at any condominium seminars presented by the Canadian Condominium Instituted (CCI), including CCI’s Basic Directors’
Course and CCI Advanced Directors’ Courses at the cost of the Corporation.
Agreement – I hereby agree to comply with the provisions set out in this Directors’ Code of Ethics.
Dated at

this

day of

, 2002

WITNESS:
SIGNATURE

PRINT NAME OF DIRECTOR

UNIT NO.

[Produced by: J. Robert Gardiner, B.A., LL.B., ACCI, FCCI., President, CCI Toronto & Area Chapter]

Canadian Condominium Institute / Institut canadien des condominiums
2175 Sheppard Ave. E., Ste. 310, Toronto, ON M2J 1W8 ¥ Web site: www.cci.ca Tel.: (416) 491-6216 ¥ Fax: (416) 491-1670 ¥ E-mail: cci.national@taylorenterprises.com
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Member Profile

Mark Your
Calendars!

Marie Milligan ACCI

CCI Fall Basic Directors’
Course
The dates for the Fall Basic
Directors’ Course have been set!
This authoritative six night course
is packed with up-to-date information and is a ‘must’ for all condominium directors and owners who
want a better understanding of the
way condominiums function and
should operate.

M

arie began her career in Property Management in 1978 and has held the
position of General Manager for YCC 382, also known as the Palace
Pier, since 1985.

Marie is a member of CCI Toronto and Area Chapter and served on the Board of
Directors from 1995 to 1998, with two of those years spent as Membership Chair
and one year as Vice President. Since 1998, Marie has remained an active member
of the Chapter; she has participated as a speaker at several condominium conferences, she has organized and participated in CCI sponsored seminars and has contributed articles for the Condo Voice. On June 9th, 2003, Marie and the Board of
Directors of YCC 382, hosted CCI-Toronto’s most recent President’s Club seminar
which was a sell out success.
Marie is also involved in a neighbourhood Condominium Association and has written articles for this group of condominiums that work together for the common
interest of the area residents.

DONNA
SWANSON
ACCI, FRI

Real Estate
Broker
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This course will be held at the
Quality Hotel and Conference
Centre (formerly the Ramada Don
Valley Hotel) at 185 Yorkland
Blvd., beginning Wednesday,
September 24th and running for six
consecutive Wednesday evenings
from 7:00 to 10:00 p.m. (October 1,
8, 15, 22 and 29). Cost for members is $300 and non members is
$400 (GST inclusive).
For further details, or to register,
visit the CCI-Toronto Web site at
www.ccitoronto.org or call the
office at (416) 491-6216.

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

Special Announcement
for Professional Members holding the

ACCI designation

TABCON ENGINEERING
494 McNicoll Avenue, Suite # 201
Toronto, Ontario. M2H 2E1

In order to improve the process and enhance the reputation of the ACCI designation, CCI National set up a task force with the mandate (among other things) to
make recommendations regarding renewal status, continuing education and qualifications of ACCI professionals. At its November 2002 meeting, the National
Board approved the following recommendations from the task force:
a.

ACCI professionals may now hold multiple designations as long as they apply
for each additional designation, write the required exam, pay the application
fees, receive approval from CCI, and then re-qualify for each designation held.
These professionals may now also use the approved professional designation
to denote the field in which they hold the ACCI designation. For example, a
Realtor on their business card may be denoted as ACCI (RE); and Engineer
may be denoted as ACCI (P.Eng); or a Reserve Planner who is also a
Condominium Manager may be denoted as ACCI (RFSP, CM), etc.

b.

ACCI professionals must now apply for renewal of their ACCI status every
two (2) years commencing July 1, 2003; meaning that prior to June 30, 2005,
the first renewal process must have been completed.

c.

To renew the ACCI designation every two years, the ACCI professional must
i. declare that he or she has completed a minimum of 18 hours of continuing education within the two year cycle,
ii. pledge to abide by the CCI Code of Ethics for Professional
Members, and
iii. be recommended by the Chapter and approved by the National
Board.

d.

Continuing education hours may be completed in each two year cycle through
any combination of:
• Attending courses, seminars or conferences related to condominium or
their profession;
• Writing articles, instructing or speaking at seminars or conferences in condominium or their related profession;
• Actively participating in their CCI Chapter or National Board or committees
which involves the use of their professional skills.

Tel.: (416) 491-7006
Fax: (416) 491-5661
E-mail:

tabcon@tabcon.com

Web site: www.tabcon.com
TABCON ENGINEERING have been involved in
Condition Surveys, Building Sciences, and Structural
Analysis for the past Seven years. The Principal, Mr.
Arthur H. Tabrizi, B.E. P.Eng., brings over 19 years
of Engineering experience and also offers extensive
expertise in the Preparation of Reserve Fund Studies
which under the new Condominium Act of Ontario is
a requirement. Mr. Arthur H. Tabrizi has recently
retained the services of Mr. A.W. Wallace to assist
him in working with Boards of Directors on the
preparation of specifications and financing major
restoration projects and Reserve Fund Studies.
Mr. A.W. Wallace, prior to his retirement was
involved in condominium management for the past
30 years, was President of his own company
“Wallace, McBain” for the past fifteen years and has
been active in the condominium community for well
over 30 years both at the legislative level and the
technical level. Mr. Wallace was also President of
ACMO.
The following is a list of services Tabcon
Engineering offers:
I- Building Sciences:
•
•
•
•
•
•

Condition Survey, Assessment and Investigation.
Reserve Fund Studies & Technical Audits.
Concrete Rehabilitation – U/G Parking Garages.
Balcony Rehabilitation and Railing replacement.
Brick and Heritage Building Stone Rehabilitation.
Building Envelope, Curtain Walls, Glazing,
Windows.
• Preparation of Specification, Contract
Administration.
II- Structural & Geotechnical Design
•
•
•
•
•
•

Structural Design, Residential & ICI.
Retrofit & Custom Design.
Temporary shores for excavations or slabs.
Deep Foundations, Piles and Retaining Walls.
Investigation of building settlements.
Underpinning existing structures.
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Membership Corner

Welcome to the Following New
CCI-Toronto Members
Individual Members

Professional Members

Michael Farago
Paul Gulesserian
John Haydock
Anita Lauritsen
Frank Mayer

J.E. (Jerry) Paskowitz
Sloan Paskowitz Adelman LLP
Sponsor (Trade) Members
Nello DiCarli
Metro Chute Service Inc.

Corporate Members
DCC #0124

Nello DiCarli
Metro Compactor Service

MTCC # 0710
MTCC # 1368

Nello DiCarli
Metro Group of Companies

PCC # 0420

Nello DiCarli
Wilkinson Chutes Canada

PSCC # 0685
TCC # 1437

Tony Kelly
Ontario Playgrounds

TSCC # 1448
TSCC # 1460
TSCC # 1465
TSCC # 1468
TSCC # 1471
TSCC #1484

Oral Ramlochan
Morse Canada Systems Inc.
John VanEkeren
Able Tree Service Inc.

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
Offices, 2175 Sheppard Ave. East,
Toronto, Ont. M2J 1W8. Closing date
is September 30th, 2003. The winner
will be announced in early October
2003 and will receive a complimentary registration for three to CCI’s
Presidents’ Seminar and will have
their condominium’s name posted on
CCI-T’s website and published in the
Winter issue of the Condo Voice.

VCC # 0019
Newsletters will be judged on style,
presentation, and content.

YCC # 0414
YRCC # 0846
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" If it's broke, fix it. "
Financing your needed repairs now
so you don't have to apologize later.

CAUTION

BROKEN
SIDEWALK

PROVIDING COST EFFECTIVE FINANCING

ROMSPEN INVESTMENT
C O R P O R A T I O N
We provide cost effective financing, allowing you to top
off your reserve fund now, so you can take care of those
needed repairs before they become costly emergencies.

Sheldon C. Esbin

Call 416.966.1100

Spring 2003

Martin H. Stoller
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Bits & Pieces

Don’t forget to Renew Your CCI
Membership!
The CCI Membership year runs from
July 1st to June 30th. By now, all CCI
members will have received their
renewal information package. Don’t
forget to send yours in today! CCI
members receive special member discounts on everything from courses and
seminars to publications and more! If
you have not received your renewal
invoice, please call our membership
department at (416) 491-6216.

Recently had your AGM?
Make sure that all new directors on
your Board have a copy of CCI’s
Shortened Version of the Act… available through the CCI Bookstore, the
CCI-T office at 416- 491-6216 or via
the Web at www.ccitoronto.org/
Resources/order.pdf). This handy publication is a must at all board meetings!
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Download the Condo Act
Regulations and Forms from the
CCI-T Website

diligence and skill? The answer is
through education….CCI courses, seminars, publications and the annual conference!

If you’re looking for the complete set of
Condominium Act Regulations and
associated forms, visit CCI’s Website
at www.ccitoronto.org/News/condoact
98.htm … Free of charge!

Feature Your Building in The
Condo Voice

The Importance of Being
Knowledgeable
As a condominium director, don’t be
caught in a potentially dangerous situation without having taken some care
in diligently learning the ins and outs
of the Condominium Act, 1998. The
sheer volume of chapters and regulations in the Act dictates that directors
must read and digest the legislation in
order to adequately govern their condominium.
How can a director acquire the
skills and knowledge to exercise care,

The Condo Voice is published four
times per year, winter, spring, summer
and fall. If you are a director or property manager and would like to see
your corporation featured in a newsletter, please forward both interior and
exterior original photos of the building
along with a 500-750 word article
describing an interesting or unique feature of your corporation. We would be
happy to consider your article for an
upcoming issue!

Resource
Corner
Condominiums in Ontario
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

MILLER THOMSON

LLP

Barristers & Solicitors, Patent & Trade-Mark Agents

O N TA R I O ’ S L E A D I N G
CONDOMINIUM LAW
PRACTICE
In addition to our condominium experti s e ,
our firm has experts in all areas includi n g
employment, construction, planning,
insurance and environmental law. We
have offices in Toronto, Markham and
Waterloo-Wellington to better serve your
needs.
John A. (Sandy) Kilgour
416.595.8501
skilgour@millerthomson.ca

Audrey M. Loeb
416.595.8196
aloeb@millerthomson.ca

Denise M. Lash
416.595.8513
dlash@millerthomson.ca

Warren D. Kleiner
416.595.8515
wkleiner@millerthomson.ca

Tina Flinders (Law Clerk)
416.595.8524
tflinder@millerthomson.ca

Patricia M. Conway (Litigation)
416.595.8507
pconway@millerthomson.ca

Call toll free: 1.888.762.5559 ext. 2968
or visit our website at www.millerthomson.com

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

For initial consultation
contact D. Cousins / R. Liscio
at (905) 792-7792
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ELLJAY CONDOMINIUM MANAGEMENT
7805 BAYVIEW AVENUE, SUITE 514,
THORNHILL, ONTARIO L3T 7N1
PHONE 905-731-7505 FAX 905-731-3291
our name tells you our profession
FULL MANAGEMENT
PARTIAL SERVICES
BOOKKEEPING ONLY

CUSTOM PROPOSAL
TO YOUR SPECIFIC NEEDS

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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ATTENTION
Advertisers and Writers!
Are you interested in advertising or
writing for “The Condo Voice” or the
“Professional Services Trade Directory”?
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
CCI-Toronto office at (416) 491-6216 or visit www.ccitoronto.org for
more information.

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.

™

The CCI-T Newsletter is published 4 times per year – Spring, Summer,
Fall and Winter, by the Canadian Condominium Institute - Toronto &
Area Chapter.
Newsletter Director: Denise Lash
Editor: Lynn Morrovat
Advertising: Marie MacNamee
Composition: E-Graphics

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.

www.ccitoronto.org
www.ccitoronto.org

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

