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Best Wishes to Mario Deo
What an honour it is to be selected to
serve as the President of CCI’s Toronto
and Area Chapter! I intend to serve
CCI, CCI-Toronto’s members and the
broader condominium community to
the best of my abilities over the next
two years.
Firstly, I extend my best wishes and
thanks to Mario Deo who has served as
our Chapter President over the last two
years. Mario’s commitment to CCI sets
a fine example for all of us to follow. I
am hopeful that Mario will continue to
serve CCI well into the future so that
we can continue to benefit from his
insights and knowledge.
Next, a brief introduction to those of
you who do not already know me: I
am a professional engineer who has
worked in the condominium industry since 1990, focussing on reserve
fund studies, performance audits and
building engineering. I have been a
Director of CCI – Toronto since 2008
with involvement on the Education,
Conference, and Legislative Committees. I also volunteer with ACMO and
Tarion. I have taken an active role in
the ongoing Condominium Act reform,
including sitting on the Expert Panel
that made key recommendations to
the Ministry. In 2014/15, I spent six
months working at the Ministry as a
Senior Policy Advisor focussed on the
Condominium Act.
We face an interesting landscape over
the two-year term of my presidency
that should generate some positive
change in the condominium industry
in Ontario.

I expect that many of the new Regulations for the Condo Act will be written
and most of the amendments to the
legislation proclaimed. CCI Toronto
has been an active participant in the
public consultations to date and continues to make representatives available
to the Ministry to help with Regulation development. We will work hard
to make sure that our members remain
informed about the status through
e-blasts and seminars, and we will
modify our course materials as needed
to reflect the changes.
The new Condominium Authority of
Ontario will also start its mandate,
likely enacting the condo registry
and some education and information
resources within the next two years. I
expect that the dispute resolution tribunal will take a bit longer to develop, but
we will track that too.
I am also excited to see the ongoing
growth of our CondoSTRENGTH program, which was homegrown in your
Toronto CCI chapter, but which
has been adopted nationally by CCI and
will be rolled out by the other chapters
across Canada. This program, for directors, by directors, connects condo board
directors so they can share successes and
challenges and learn from one another.
If you haven’t participated yet, watch for
information about upcoming sessions.
Finally, I expect that the Justice Cunningham Review will result in changes
to Tarion and the new home warranty
process. While this will only impact
our new condo members, it is still an
– continued on page 9
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Reach for the Sky
I will share a story about a situation that
arose in a community…
A tight-knit group were well served by a
respected, long-time leader. One day, the
leader’s world got turned upside down
when someone new arrived. The newcomer was able to easily win over others
through charisma, self-confidence and a
fresh vision; leaving the long-time leader
discouraged, confused and resentful.
As the long-time leader realized that he was
starting to lose the ear of the community,
particularly key members of it, he also realized that the newcomer was misguided.
The leader informed others but few seemed
to believe him – or care in any event. The
leader was worried that the community was
moving in a dangerous direction but came
off as being selfish due to his jealousy.
Does this seem like a situation that could
play out in your condominium community?
Sharing different points of view and working as a team can equip a Board of Directors to best serve the community, yet
personality differences and closely held
beliefs can pose challenges. Long standing directors can feel it important to honour the past while an eager new director
may prefer to look forward rather than feel
stuck in or restricted by days gone by.
Volunteering one’s time to serve on a
condominium board can feel thankless,
yet many do so for years and years. Some
develop a passion for serving and feel rewarded having influence. On occasion, this
is displayed by these volunteers showing
pride in their position, such as by getting
their own business cards.

Clearly, in such situations, a condominium director identifies him or herself – at
least in part – by their role. It naturally
follows, then, that friction can be created
when a proud and dedicated director feels
discarded. It is one thing to feel unappreciated, another entirely to feel ignored.
What is the answer? Let’s turn back to the
story for guidance…
In that instance, the newcomer came to realize that he was mistaken once the longtime community leader lost the favour of
the community. Both found themselves in
worse positions fighting. Then, the longtime leader realized the value that the
newcomer could provide notwithstanding his prior misunderstanding and encouraged the newcomer, pointing out the
positive contribution that he could make.
Ultimately, they succeeded by working
together and became great friends. The
entire community benefitted as a result.
The lesson here is applicable to most – if
not all – condominium boards. Working
with the members of your team rather
than against them can best serve your
community. You do not have to like your
fellow directors, but coming together with
open minds and parked egos can allow for
successes beyond your wildest dreams.
In the case of the story shared – that of
Woody and Buzz - this has resulted in a
fourth Toy Story film now in the works!

Marc Bhalla, BA, C.Med,
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Legal Issues
By Josh Milgrom, Hons. B.A., JD,
Lash Condo Law

COVER STORY

Get Ready
for LCBO
Home Delivery
Are We Exposing Ourselves to Liability
by Accepting Deliveries of Alcohol?

And who can forget about all the packages
your concierge accepts on your behalf, storing it away in the (likely undersized) mailroom until you arrive home.
There’s something exciting about being
notified that a package is waiting for you at
concierge. Perhaps it’s the nostalgic feeling you get when you receive an unknown
box, like a present on your birthday or
Christmas morning. Maybe you’re just
relieved you don’t need to leave work early
to go to the post office because you weren’t
home between the hours of 8:00 a.m. and
6:00 p.m. for the delivery. Whatever the
reason, it’s great to be able to arrive home

to your package waiting for you.
While many condos accept deliveries on
behalf of residents, for a variety of reasons,
some have made it policy not to accept any
parcels, and others are somewhere in between, limiting the type (perishable vs.
non-perishable), quantity, or size of parcels
that would be accepted for residents.

resident’s door, failing which, they will
leave a note for the resident to pick up the
package at the nearest Canada Post location. Conversely, where deliveries are accepted by concierge, Canada Post will leave
the delivery with the concierge on duty.

Enter LCBO’s home delivery service. And
– right on cue – a lawyer suggesting the
Corporation may be exposing itself to liability by accepting deliveries of alcohol.

Similar to the cashiers at the LCBO, Canada Post will not deliver LCBO shipments
to individuals (residents or concierge) who
appear to be under the age of 25 without
confirming their age. Shipments will also
not be delivered to individuals who appear
intoxicated.

Home Delivery
LCBO’s e-commerce website permits anyone who confirms they are over the age of
19 to place an order for delivery of alcohol.
Canada Post then delivers the shipment,
typically within two to four days. Where
there is no concierge, or if the concierge
does not accept deliveries for residents,
Canada Post will attempt delivery to the

Boards are always looking for ways to improve the condo and the residents’ experience, particularly measures which can be
undertaken for little or no cost. The convenience afforded by accepting LCBO packages might just be another to add to the list.
But before your mailroom starts looking
more like your neighbourhood pub than
a storage room, the following potential
CONDOVOICE WINTER 2016

CV

7

ILLUSTRATION BY STEVEN GUARNACCIA

For many condo dwellers, one of the most
desirable condo amenities is 24/7 concierge
service. Whether you’ve misplaced your
key, want to book the movie room, have
guests visiting, or just want a friendly smile
as you come and go, a concierge provides a
level of convenience second to none.

Enter LCBO’s home
delivery service. And
– right on cue – a
lawyer suggesting
the Corporation may
be exposing itself to
liability by accepting
deliveries of alcohol

drawbacks and issues should be considered.
Supplying Alcohol to Minors
Ontario’s Liquor License Act makes it an offence to knowingly supply liquor to a person under the age of 19. If a corporation’s
concierge staff supplied alcohol to a minor,
the potential liability and repercussions
could be significant.
Concierge staff are not ordinarily in the
business of checking or verifying the
identification of residents. Staff should be
educated on the relevant portions of the
Liquor License Act to ensure that all laws
with respect to distribution of alcohol are
complied with, if the corporation wishes
to accept alcohol delivery on behalf of residents.
The corporation should advise residents
picking up alcohol to always expect to show
identification to the staff to confirm they
are legal drinking age. Staff should receive
training on identification requirements and
should not feel embarrassed or hesitant to
request identification. When in doubt, staff
should request identification.

The corporation may consider a policy
where, regardless of age or frequency
within which residents receive alcohol shipments, residents are required to produce
identification. This takes any guesswork
out of the legal drinking age requirement,
and reduces the likelihood that the concierge will distribute alcohol to minors. A
zero tolerance policy with respect to alcohol distribution to minors and appropriate
disciplinary measures should be implemented in the event of a breach.
In addition, a detailed log, noting the date,
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$$$

$$

$
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Policies with respect to storage practices,
record keeping, and training with respect to
safe weight lifting restrictions in accordance
with the Occupational Health and Safety Act,
are matters with which all guards should
become familiar, in addition to policies with
respect to identification requirements.
Staff should receive training and be familiar
with the Corporation’s policies to ensure
compliance, consistency, and reduce the
chances of liability. The necessary training
must also be provided to temporary or fill-
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Training
Corporations that decide to accept alcohol
shipments should implement strict policies
and procedures for their staff.

Contact us today for a free on-site
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time, name, and age of the recipient could
be kept by concierge for future reference by
the Corporation, in the event an issue or
dispute arose with respect to the concierge
providing alcohol to a resident. This type
of log could also raise privacy implications
for the Corporation, which could be proactively dealt with through implementing a
privacy policy.

Like New, Only Better

in concierges who work at the corporation.
Despite a condo’s best intention, even the
most careful and highly trained staff can
create a situation where the Corporation is
exposed to some liability. These practices
will help mitigate risks to the Corporation
of an incident and potential liability.

Similar to the cashiers
at the LCBO, Canada
Post will not deliver
LCBO shipments
to individuals who
appear to be under
the age of 25 without
confirming their age

Space
Space is often at a premium in condos. For
many condos, mailrooms were constructed
prior to the proliferation of online ordering.
Generally designed for envelopes or small
parcels, mailrooms are now home to sometimes dozens of shipments a day, from farmfresh produce in an insulated bag, to china
from your gift registry, to your monthly
subscription to a sock club, and everything
in between. There is often just not enough
space in the mailroom to accept all of these
deliveries, which has led many condos to
introduce size or weight restrictions for
deliveries they will accept.

Whether through human error, theft, or
otherwise, there are times when a package
goes missing, is misplaced or becomes damaged. Who takes the blame? The board,
management, concierge? All of them? Before you know it, you receive a letter from a
disgruntled resident, or worse; you’re all in
small claims court fighting over the missing package.

Whether a few cases of that new Vintages
Pinot Noir on sale can fit in the mailroom
is something the Corporation will have to
consider. Similarly, policies outlining the
length of time that a resident has to retrieve
the shipment could be established, as well
as what the Corporation will do with abandoned shipments.

One way to mitigate this risk is to have all
residents who wish to have parcels accepted
on their behalf sign waivers, releasing the
board, management and concierge from liability in the event of loss or error. While
the waiver may not completely absolve the
parties from liability, it can help protect the
Corporation and limit potential liability.

Contracted Companies
Instead of liability falling squarely on the
Corporation where the Corporation employs the concierge, in situations where
concierge are supplied by a contracted
company, that company would also attract
potential liability. As such, the contracted
company may have or introduce its own
policies with respect to alcohol deliveries.
The Corporation should discuss these policies with the company to determine how to
work together to best service the Corporation’s needs.

A Corporation’s mail or storage room
should be protected from unauthorized
entry. The introduction of alcohol into
these rooms demands an even higher
level of protection and caution.

Practices, procedures, as well as the contractual arrangements between the Corporation and the contracted company can
help determine an appropriate allocation of
responsibility in the event of liability.
Theft or Loss
One of the problems corporations face
when accepting deliveries for residents is
theft, misplacing packages or mixing up
deliveries.

The shipments from the LCBO will be
clearly marked as coming from the LCBO.
With just a short time in an unlocked and
unattended mailroom, an unauthorized
individual would easily be able to locate
an LCBO shipment, leading to theft and
potential liability, particularly if the individual is a minor. Before accepting alcohol
deliveries, make sure that the storage area
can be locked and that steps are implemented to ensure the concierge practices extra
care in the mailroom.
Liability
There is little doubt that accepting delivery
of alcohol would expose the Corporation to
more liability than not accepting delivery
of alcohol. The purpose of this article is
not intended to advocate for or against

accepting alcohol shipments, but rather,
to highlight some of the considerations for
corporations in making a decision about
alcohol deliveries.
In much the same that hosting a movie
night or a holiday party also exposes the
corporation to some liability, a condominium corporation should not necessarily
shy away from a practice because doing so
may expose it to potential liability. After
weighing the risks, considering the level of
exposure, and implementing the appropriate safeguards, many corporation activities
that could have attracted liability are successfully implemented without issue.
When it comes to accepting alcohol deliveries on behalf of residents, each corporation should determine what is best for its
building and its residents. C V

President’s Message
– continued from page 3

important initiative for your CCIToronto Chapter to monitor so that
we can keep you, our members,
informed.
I look forward to working with
many of you over the next two years
as we work through all the changes
our industry faces. C V

Sally Thompson, M.Sc., P.Eng.

+
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Audio Podcasts
Now Available!

Interview: Sally Thompson
Listen to Murray Johnson interview new
CCI Toronto President Sally Thompson
as they discuss her goals and directions for CCI Toronto over the next two
years, in this extended audio interview
at www.condopodcasts.com
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Governance
By Edmund Leong, CPA, CA,
Tator, Rose & Leong, Chartered Accountants

Document,
Document,
Document ...
There Is Often Confusion and
Frustration With the Auditors’
Documentation Requirements

In relation to condominium governance
and with property management, I find too
often that there is confusion and perhaps
some frustration with the amount of documentation the auditor requires.
Gaining a better perspective with the information that the documentation provides
as well as using such documentation to help
with the overall governance of a condominium then creates value. Management can
also turn the chore of documentation to a
tool for greater management efficiency. I
am a believer that if one takes the time to
do something, do that something well and

do it to create other benefits or efficiencies.
The first group of documents which are
normally generated by both the boards and
management companies are more verbose
than financial in nature.
Management’s and Board’s
Assessment of Fraud Risk
There is an adage that says if you don’t ask
then you’ll never know. So why not ask the
most difficult question directly and make
the respondent candid about responding
to fraud. The purpose and scope of this formal document is to allow both the board
and management to assess and document
the risks that the financial statements may
be materially misstated due to fraud. The
benefit of having this document circulating around is that all parties are aware that
the auditor is conducting his duties in being sceptical of fraud and questioning the
parties involved. As well, it sets a tone that
there are various other parties that need to
review and sign off on whether they were

exposed to fraud. It also gives opportunity
for the board and management to write details of any situation that they feel may have
been inappropriate. The required signoff of
this document alone is very powerful in the
discussions it creates within the Board’s,
as well as management’s, representations
therein.
Minutes of the Board meetings
The board meeting minutes have both a
legal and audit value with the information
that has been transcribed in them. In the
event of a legal dispute, the minutes should
reflect the details of the lawsuit and perhaps make reference to specific court or
legal documents discussed at the board
meeting. I find that it is useful to have attached to the minutes the legal document
that was discussed. For transparency and
for future board meetings, the prior minutes would then provide a good summary
of where things stand. The auditor needs
to have this information to assess if there
are any liabilities and contingencies that
CONDOVOICE WINTER 2016
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ILLUSTRATION BY TOMIO NITTO

Document, document, document... the audit professor would go on writing on the
chalkboard. The etching sounds of the
chalkboard just barely drowned out the
“whatever” that ran though my head that
day in class. Turning the tables around 25
years later, the irony is that I now use the
same repeated words to our new staff recruits at the beginning of each year.
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a condominium may have to report and
disclose in the notes to the statements.
Another good minute taking practice is
to document where there is a board vote,
which board member approved and what
was approved. Where the board votes on a
significant matter such as a special assessment or reserve fund expenditure, a good
level of detail should be invested here with
respect to reasons why the board has made
this decision. This benefits the board in the
future to have documented justification for
their decision for clarity and transparency
to the owners. The auditor will benefit by
having clear audit documentation that a decision was made and approved, which can
then be compared with the presentation
on the financial statements. The auditor
will also review minutes beyond the year
end date of the condominium to assess if
there are any subsequent events that would
need to be disclosed in the statements. The
owners do have a right to know what is
happening currently that may impact the
prior year financials from the outcome of a
subsequent event.
Legal confirmation
The auditor should query the condominium’s lawyer if there are any ongoing
claims or lawsuits that would materially
impact the presentation of the financial
statements. The lawyer would typically
reply in writing that there are no claims
ongoing; however, in the event that there
are claims, then it would be the obligation

The Management
and board should pay
particular attention
to the documentation
around the handling of
reserve fund bank and
investment accounts, as
the size and risk of loss
of such funds represent
the condominium’s
largest asset.
of the auditor to review such claims and
ensure that claims are properly accounted
for in the statements. The auditor would
not have the same capacity to assess the
validity of the claim as the lawyer, who
is intimate with the claim, and would
make his or her professional assessment
of the merits of the case as well as assess
the likelihood of the liability. This interaction certainly is of benefit to both current owners of the condominium as well
as potential buyers if a serious claim has
been made. Depending on how material
the claim is, it would be wise for boards to
consider having their lawyer draft a note
of disclosure in very specific terms, includ-

ing the nature and amount of the claim so
as to properly represent the details of the
case in the audited financial statements.
Internal controls
Most boards rely on the management company to establish and maintain proper internal controls for the governance of their
condominium. The board should obtain
and review the internal controls documentation from their property management
companies so it is aware of authorization
procedures, as well as processes undertaken by the management company, enacted in
their best interests. The auditor also needs
to document the internal control systems
and test such controls for their effectiveness. The management and board should
pay particular attention to the documentation around the handling of reserve fund
bank and investment accounts, as the size
and risk of loss of such funds represent the
condominium’s largest asset. Revisions to
the internal control documentation should
also be reviewed on a regular basis based
on new or greater risks the condominium
is exposed to.
The next series of material documents are
typically more financial in nature and are
generally used to support the capital, reserve and operating expenditures.
Capital acquisitions binder
It is both useful to management, as well as
for boards, to maintain a binder that holds

CONDOVOICE WINTER 2016
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CCI TORONTO CONDO MEMBER PROFILE

MTCC # 1136 Bamburgh Manor & Casitas
1881 McNicoll Avenue, Scarborough, Ontario M 1V 5M2
Profile Highlights
Bamburgh Manor & Casitas is one of the best Tridel community built in the GTA with
a unique layout of the townhomes - where the gated area is surrounded by
municipal parks on both sides, a lake and a small forest behind the community
center, creating a private residential area. The homes are designed with large space
and comfort in mind – something that you cannot find in new condos anymore.
When this community was built, the idea of condominium living was just in its early
stage. It’s a peaceful and quiet community that provides all the amenities that one
can desire including a recreation center, swimming pool, security and a private park
with a fountain; a “hotel like” living in your own home.

Date Built: 1996

Condo Style: Townhouse
Number of Units: 192

CCI Toronto Member
for over 15 years

Management Company: Del Property Management
LOOK FOR ANOTHER CCI- T CONDO MEMBER PROFILE IN THE NEXT ISSUE OF THE CONDOVOICE
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details of major capital assets acquired.
Typically, gym equipment and computers make up the bulk of the capital expenditures; however, I have seen assets such
as trucks, snow removal and landscaping
equipment. In the situation with reserve
fund expenditures, major acquisitions
could include new boilers, elevators, and
any other major tangible items. The auditor
would review the binder to support the existence of such assets. Board and management should maintain the binder for warrantees and perhaps create sub-folders for
the location and service logs of the capital
assets. The capital asset binder should be
maintained by the board at the site level in
the event there is a change in management.
The binder will then carry forward beyond
the fiscal year the asset was acquired as well
as with any property management changes.
Contracts binder
Similar to the capital acquisitions, a binder
should be maintained with copies of all the
current contracts in it. The auditor will
need to review the contracts to ensure that
there is proper authorization and disclosure
of the financial commitments of such contracts in the financial statements. I would
recommend that both board and management work together to create a spreadsheet
timeline that tracks the originating date
of the contracts as well as the end dates
of same. This will help in tracking what
contracts are out as well as give adequate
time to negotiate contracts well before the

I would recommend
that both board
and management
work together to
create a spreadsheet
timeline that tracks
the originating date
of the contracts
as well as the end
dates of same
renewal date. As well, this binder should
be maintained at the site level so that it
will carry on through fiscal years as well
as through property management changes.
Audit confirmations
The auditor should ensure the existence
and cut-off of various balances, and will
likely send out confirmations to support
his or her audit opinion. Most common is
the bank confirmation, which is sent to the
financial institution where the operating,
reserve and investments are held. The reserve funds are, in most cases, the largest
asset that a condominium would have. Accordingly, this is the most important third

party document that the auditor can obtain
to confirm the existence of the condominium’s investments. The auditor likely also
sends out condominium receivable confirmations, which have occasionally helped
out with collections, in my experience.
The auditor confirmation generally brings
a heightened attention to the outstanding
balance. I have had cases where the confirmation was misunderstood and the owner
ended up mailing a cheque back with the
confirmation, which we ended up having
to forward it to management. On the other
side, auditors send payable confirmations
to suppliers to verify the amounts owing
to them from the condominium. Insurance
confirmations are also sent, which the auditor should evaluate to ensure there is current coverage and determine whether such
coverage is generally adequate to cover
potential losses to the common elements.
There are, of course, various other documents that are required for the operation
of the common elements, as well as those
for legal purposes which should be evaluated with property management and with
legal counsel. Overall, the maintenance of
financial documents has never been easier
with the ability to cut and paste emails, attach PDF files, maintain records through
cloud storage and with mobile computing
and communications. The only difference
now is that the reminder of the etching of
the chalkboard is drowned out by the clicking of keyboards. C V
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FROM LEFT TO RIGHT:

PHOTOGRAPHY BY RON JOCSAK

Brad Foster, Property Manager
Yvonne Quinn, President
Donna Cox, Sectretary
Lyndsey McNally, Team Leader
Andre LeBlanc, Operations Manager
Jane McCarthy, Director
Chris Korol, Director
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Condo Profile
By James M. Russell
Newsletters et Cetera

Where did all our

money go?
The house that
dripped money
FADE IN:

SPECIAL EFFECTS:
Fog and scary music
ROLL CAMERA!

Winston Manor: the Movie is a modern
day horror story with a happy ending. Sort
of a cross between Disney’s Cinderella and
Christopher Lee’s, 1971 classic, the House
That Dripped Blood. Except Winston
Manor dripped money. Lots of it.
Act 1
Scene 1
“ Sorry… but your balance is zero.”
This tale of woe began on January 23, 2015,
when the owners of Winston Manor received a letter from their property manager
advising them that their siding contractor
had placed a lien on their six acre, 141 townhouse neighbourhood located near the intersection of Winston Churchill Blvd and
Dundas St. West in Mississauga. The letter
informed the homeowners that the Board
CONDOVOICE WINTER 2016
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was looking into “securing a loan to make
the make the outstanding payment”. Missing from the letter was any mention of how
much the corporation owed their contractor or what led to Winston Manor falling
behind in its payments in the first place.
That letter generated a range of emotions
and many questions, especially since their
auditor’s report, presented at the October
2014 AGM, but only representing their
economic health up to the March 2014 fiscal year end, stated that the corporation’s
reserve fund was a healthy $181,396 and
their finances were rosy. Quite naturally,
the owners of Winston Manor wondered
what happened to their money because,
by December 2014, cheques written by
Winston Manor’s Board began carrying
a stamp that read, “Please Hold - No Cash”.
Act 1
Scene 2
“Don’t blame the sinister sidings.”
The sidings on the townhouses of Win-

ston Manor were only manufactured to
last fifteen to twenty years, so by 2012, the
year the previous Board began replacing
the sidings, Winston Manor had already
celebrated birthday number twenty-three
and many of the cracked, and crumbling
siding panels resembled mummy’s cheeks.
Not only were the pressed wood panels unsightly but their sad state of decomposition
allowed the water from rain and melted
snow to run into the basements of some
units and, it was later discovered, that
moisture had also reached the drywall in
some units. And so, the Board embarked
on a multi-stage, multi-year siding replacement project that carried a total price
tag of 3.2 million dollars.
Unfortunately, somewhere along the line,
Winston Manor’s property manager, the
management company, and the Board
failed to faithfully exercise due diligence,
not to mention their fiduciary responsibility, because the siding project’s finances first went sideways then tanked.

Quite naturally,
the owners of Winston
Manor wondered
what happened to their
money because,
by December 2014,
cheques written by
Winston Manor’s Board
began carrying a
stamp that read, “Please
Hold - No Cash”.
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“We were never shown the books or the
monthly accounts as new Board members only the bank statements and the property
manager’s report, all of which contained
scant detail,” says Yvonne. She and Donna
Cox – the other resident, voted to the Board
at that October 2014 AGM didn’t realise until their first Post-AGM Board meeting the
depth of Winston Manor’s financial horror.
When Yvonne and Donna began asking
questions “They (the other three members of
the Board) did not want to consider anything
but a loan (to cover the outstanding amount)
and insisted that the corporation’s zero balance in one account and minus six-thousand
in another was ‘no problem’,” says Yvonne.
“They tried to convince us that we just
didn’t understand the numbers”, added
Barb Thyen, the Board’s current treasurer.
Not long after, that blood-curdling letter
advising them of the lien showed up at the
doors of all 141 townhouses.

small groups of residents begin holding
mini-meetings and a homeowners group
formed which was completely separate
from the Board.
From the discussions that took place at
the mini-meetings and during the larger
homeowners group, the residents created a list of a dozen or so questions they
wanted the Board, the property manager and the management company to
answer. On March 10, 2015, the residents
received a letter from the Board informing them that the corporation’s finances
were in the red and invited the residents
to a special meeting on March 25. The
purpose of the meeting was for residents
to make a change to their bylaws so that
the Board could “pursue a loan, not to
exceed $350,000.”
“The Board thought the meeting would be
an easy sell,” says Jane McCarthy, one of the
Board’s new directors.
Boy, were they wrong!

Act 1
Scene 3
“The suspense continues.”
Concerned that fraudulent activities may
have contributed to Winston Manor’s financial horror, some residents began making calls to the same auditor who told them
just seven months ago that the corporation’s finances were in good shape. As well,

Act 2
Scene 1
“Confronting the Beast”
The March 25, 2015, meeting was
standing-room-only with 120 to 130 of
Winston Manor’s 141 units represented.
Present also was their property manager,
the Board, the corporation’s legal coun-

sel, and a representative from the Bank of
Montreal – the designated lending institution for the bank loan option.
Sadly, the resident’s questions were met
with responses like, “I don’t know,” “I don’t
have that paperwork with me’, or “I’ll have
to get back to you on that”. Faced with a
dearth of helpful information the residents
rejected the idea of pursuing the bank loan
and opted instead for a special assessment
which would amount to an average of
$3,200 per townhouse.
Act 2
Scene 2
“Driving a stake through the monster’s heart.”
“The way the meeting was held was a
disgrace,” says Winston Manor resident
Lucy McIntosh. “We were all very angry,” says twenty-year resident Mary
Ellen Lefebvre. So angry that after the
March 25, 2015, meeting a few of the
residents drafted and began circulating
a petition that contained but one demand
– that the three long-serving members
of the Board resign. Toward the end of
April, a delegation of residents not only
hand-delivered copies of that petition,
signed by sixty-five percent of Winston Manor’s owners, to their five Board
members, their property manager, and
their management company. The Board’s
president resigned immediately, and the
property management company gave
Winston Manor thirty-days notice.
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Act 3
Scene 1
“The dawning of a new day.”

and residents of condominium corporations represented by the two leading
candidates.

The remaining Board members promptly began researching management companies, first settling on ten candidates
then, pared the list down to five, then
two. The Board not only interviewed
the management companies but Board
members made site visits to their clients, interviewing the Board members

“We drew up a list of about twenty items
we wanted from the new management
company,” says Yvonne, “Things we
must have and things it would be nice
to have.”
“They were very thorough,” says Lyndsey McNally, Team Leader at Malvern

Condominium Property Management of
Winston Manor’s interview session with
her company. “We liked them (Malvern)
because they were very experienced, had
good references, excellent resident online portal and they impressed us as being very organised,” says Jane, who was
elected to the Board in 2015.
“They (the Board) are on top of all the
items for the corporation so you have
to work hard to keep them satisfied as a
client. But for people you like, for people that are fun you don’t mind working
hard,” adds Lyndsey.
“We are a very hands-on Board,” says
Yvonne. “We take our job very seriously.”
Act 3
Scene 2
“Cinderella Ending”
Winston Manor’s new siding has a twenty-five year warranty. The old property
management company and property
manager are long gone and so is the old
Board, the corporation’s previous lawyer, and their auditor. Winston Manor’s
reserve fund is replenished, their multiyear siding project is more than half
complete, and the residents finally have
a fiscally competent, hands-on, transparent, and caring Board and property
management company.
“We are lucky to have a very dedicated
hardworking Board who has worked
relentlessly to make things go better,
and they have been very successful,” says
Mary Ellen.
“Since the new Board took over there’s
starting to be a sense of community
again. That had gone,” says Lucy.
Sounds like a happy ending, but wait!
Where did that $181,396 go? Well, two
years after Yvonne and Donna began
asking that question they, and the other
residents of Winston Manor still have
no answer. What the Board does know
for certain is that the nightmare that
once gripped Winston Manor will never
happen again – not on their watch.
“CUT!”
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Case Law Update
By Mario D. Deo, BA, LL.B. Fine & Deo;
Andrea Fammartino, Associate, B.A.(Hons), J.D., Fine & Deo;
Julia Lurye, Associate, J.D., Fine & Deo;
Dalia Yonadam, Associate, B.A., LL.B. (Hons.), Fine & Deo

Decisions From
the Courts
Decision Making, the Authority of Condo Boards, Mystery
Leaks, and the Importance of Timely Repairs

3716724 Canada Inc. v Carleton
Condominium Corp. No. 375 (Ontario
Court of Appeal, July 22, 2016)
This recent unanimous ruling by the
Ontario Court of Appeal is significant as
there have been very few previous decisions about the decision-making authority
of condominium boards and the need for
the courts to show deference to condominium boards.
The Facts
In this case, the respondent, 3716724
Canada Inc., owned a number of commercial parking spots in a mixed-use
condominium. It rented them out on a
monthly basis; however, it wanted to start
renting out the spots on an hourly basis,
using a “pay and display” model instead to
increase its profits. The declaration specifically permitted the use of the parking
spots for a commercial hourly parking
business and the parking spots had been
used in previous years in a commercial
hourly parking business.
The respondent sought the Board’s approval to make the changes. The Board
was concerned about safety as the condominium was located in a high-crime area
with a significant transient population.

As a result of these security concerns, the
Board asked the respondent to obtain a
security audit to aid in making its decision.
The security audit concluded that one extra security guard would be sufficient to
address the security concerns.
The Board advised the respondent that
the security audit confirmed its concerns
and that it would not approve the requested changes unless the respondent agreed
to provide either (i) a parking booth at the
parking lot entrance with a full-time attendant; or (ii) a full-time security officer
who would patrol the area with the parking spots.
The respondent was willing to hire a security guard, but only if it was no longer required to make contributions to the security fees portion of their common expenses
or if the appellant was willing to share the
cost of the additional guard. The Board
refused this proposal and noted that it did
not have the legal authority to exempt the
respondent from its obligation to pay common expenses.
In response, the respondent brought an
application, alleging that the appellant’s
refusal to approve the requested changes

was unfairly prejudicial and unfairly disregarded its interests, contrary to s. 135
of the Act.
The Trial Decision
The application judge found that the respondent’s plan to operate a short-term
parking facility in the condominium was
a reasonable expectation. The application
judge “had no doubt” that the Board’s
concerns were reasonable. However, he
concluded that the appellant was not being reasonable by insisting on a full-time
security guard.
The Ontario Court of Appeal Decision
On appeal, the trial decision was overturned as it was found that the application judge relied on evidence that was not
properly before him and that the Board’s
decision should have been owed more deference. Ultimately, the Ontario Court of
Appeal found that the Board had acted
honestly and in good faith and that the
Board’s decision was within a range of
reasonable choices.
Author’s Note:
This case is significant as the Ontario Court
of Appeal’s ruling provides the most detailed
appellate guidance yet on how judges are to
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approach their reviews of condominium board
decisions, including how much deference is to
be shown to them. In addition, while Canadian courts have applied the business judgment
rule to condominium boards in the past, this
marks the first time Ontario’s top court has expressly affirmed that it is the correct approach.
LEAKS AND LIENS
Rao v. Toronto Standard Condominium
Corp. No. 1764 (2016 Carswell Ont
11364) – Decision of April 7, 2016
Water leaks are never fun, especially in a
condominium corporation. So who is responsible for the repair? Does the condominium corporation have a standard unit
by-law? How about the insurance deductible, will it cover the damage? The list of
questions goes on and on and sometimes,
the answers are not so black and white.
In this case, there was a water leak to the
ceiling of a condominium unit located immediately below the unit owned by the
plaintiff, Mr. Rao. This case is interesting because it raises the most commonly
asked question in water leak cases: who is
responsible for the payment of the resulting damages?

did not establish that the leak was a result
of any act or omission of Mr. Rao or any
failure of the plaintiff to maintain his unit.
There was no final report produced detailing exactly the source of leak, how or when
it was determined or how and when it was
stopped. The condominium corporation
failed to produce any credible evidence or a
reasonable explanation as to why the leak
continued notwithstanding the silicone
and caulking applications, as were done
and recommended by the corporation’s
plumbers. Most importantly, the corporation failed to reasonable explain why
the leak continued in the face of Mr. Rao

having stopped using the ensuite shower
altogether.
Authors comments:
This case highlights the importance of appropriate evidence to prove the cause of a water
leak.
York Region Condominium Corp. No.
922 v. Lu, 2016 ONSC 2565
This decision highlights the consequences
of a unit owner failing to cooperate when
repairs are necessary to his/her unit.
Lu was the owner of a unit in the condominium corporation. On January 8, 2014,

The condominium corporation determined that the water escape was from a
lack of silicone in Mr. Rao’s shower. The
condominium corporation asserted that
Mr. Rao was responsible for payment of all
water leak-related damages because Mr.
Rao failed to maintain his unit.
The condominium corporation repaired
the unit below Mr. Rao’s unit and charged
him for the repairs. Subsequent to the
repairs, a lien was registered on title to
Mr. Rao’s unit. The leak continued notwithstanding the repair to the silicone in
Mr. Rao’s shower and the plaintiff having stopped using his shower. The plaintiff commenced proceedings and claimed
damages.
The courts found that Mr. Rao was not liable for expenses he was obligated to pay
to the condominium corporation in relation to the leak. The condominium corporation was ordered to pay all amounts
back to Mr. Rao. As a result of the source
of leak not being definitively determined
to be from the plaintiff’s unit, the courts
found that the condominium corporation
CONDOVOICE WINTER 2016
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flooding was discovered in the basement
of Lu’s unit and an emergency clean up
and repair was carried out that day. After
the flood, the corporation required further entry into the unit to investigate it
and carry out additional repairs, including mould removal. There was a concern
that the mould could spread to other units
and the condominium corporation would
be in contravention of section 117 of the
Condominium Act, 1998.
Over the next 10 months, despite repeated
attempts by the condominium corporation to gain access to the unit and offers
to set up a meeting with the unit owner,
Lu refused to permit entry to the unit and
blocked a number of requests for entry
for superfluous reasons. For example, he
demanded authorizations, licencing and
background material for contractors and
other specialists hired by the condominium corporation to carry out repairs prior
to letting anyone into the unit.
This only served to delay the condominium corporation from complying with its
obligations under section 92 of the Act.
In October, 2014, counsel for the condominium corporation wrote to Lu, warning
that if he refused entry, then the condominium corporation would commence an
application against him seeking an order
for entry. Despite repeated warnings, the
owner first blocked access to his unit by
requesting confirmation that the lawyer
was authorized to act on behalf of the condominium corporation and to communicate with him regarding the repairs, and
eventually ignored any further demands
for entry to his unit.
The condominium corporation’s insurance company agreed to cover the cost of
the outstanding repairs for the basement
flooding in Lu’s unit. However, as a result of
Lu’s lack of cooperation, the condominium
corporation’s insurance company closed its
file and provided the corporation with an
estimated amount for the repairs.

the damage and carry out required repairs
to the unit and common elements.
Lu did not file any affidavit material. At
the hearing, he submitted to the Court
that he was open to the condominium corporation entering his unit at any time and
has told them so. However, Mr. Lu failed
to provide any documents confirming that
this was the case.
The Decision
The Court rejected Lu’s submission that
he was compliant with the condominium
corporation’s requests for entry to his unit
for reasons that “defy logic”. The Court
found that Lu continued to refuse entry to
his unit even after receiving the requested
information. Further, the condominium
corporation had a valid concern that the

mould may spread and has the potential
risk of both damage to the property or personal injury to persons on the property.
The Court held that Lu’s lack of cooperation was the sole reason for the condominium corporation having to issue an application, and the cause for delay in effecting
the necessary repairs to his unit. In addition, the Court found that Lu delayed the
application from moving forward expeditiously, resulting in unnecessary costs.
On the issue of costs, the Court noted that,
although it was hard to justify the amount
of costs sought given the actual amounts
at stake, given Lu’s conduct and attempt to
mislead the Court, costs in the amount of
$12,000 were appropriate and were awarded against Lu, payable immediately.
Author’s Comments:
This case highlights the consequences of a unit
owner refusing to permit entry to a condominium corporation on unreasonable grounds. Had
the unit owner been compliant, as he claimed to
have been, the repairs would have been carried
out with haste and for less cost. This is a lesson
for all unit owners to cooperate! C V

A Trusted Partner - Today and Tomorrow

A Trusted Partner –
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A Trusted Partner - Today and Tomorrow

The condominium corporation commenced
an application under sections 92, 117, 119,
and 134 of the Condominium Act, 1998,
for a declaration that Lu breached sections
117 and 119 of the Act, and for an order
permitting the condominium corporation
to enter the unit as necessary to investigate
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Liability & Safety
Megan Molloy, B.A. (Hons), LL.B.
Elia Associates, Professional Corporation

The winter season is upon us, and (not surprisingly), with this time of the year comes
rapidly falling temperatures. As Canadians, we are used to this weather – but our
winters can nevertheless be treacherous.
In addition to hazards caused by poor visibility and winter driving conditions on
our roads, icy driveways, sidewalks and
parking lots become prime spots for slip
and fall injuries.
While some enjoy taking walks in a winter
wonderland, the vision of residents struggling to make their way across a slippery
condominium parking lot in the middle
of a snowstorm is probably not what the
writers of the popular song had in mind.
We have all been there – getting to your
front door already makes you feel like you
are competing in an Olympic event – and
then, it happens. You fall. While a winter
wipeout can be embarrassing (especially if
it happens in front of an audience), it is no
laughing matter if someone gets injured.
But when a slip and fall incident happens at
your condominium - who is responsible?
You are an owner – but no one gave you

a shovel. So it can’t be your fault, can it?
In Ontario, the Occupier’s Liability Act,
R.S.O. 1990, c. O.2 (the “OLA”), supersedes the common law and establishes the
duty of care that occupiers owe to individ-

When a slip
and fall incident
happens at your
condominium
who’s responsible?
uals who enter their premises. However,
and perhaps not surprisingly, the rules
pertaining to the liability of owners and
occupiers of condominium corporations
differ somewhat from those relating to
more traditional types of dwellings, due
to the unique nature of this ownership.
A condominium corporation is a not-

for-profit entity that is governed by the
Condominium Act, 1998, S.O. 1998, c. 19
(the “Act”) (it addition to its own declaration, by-laws, and rules), with the goal of
controlling, managing and administering
the property and the assets on behalf of
the unit owners. A condominium corporation’s affairs are managed by a Board of
Directors, which has the task of ensuring
that the condominium corporation carries
out its duties in accordance with its statutory obligations. Although unit owners
may sometimes be responsible to maintain
and repair parts of the common elements
(usually in relation to exclusive use common element areas), for the purposes of
occupiers’ liability, it is the condominium
corporation that is deemed to be the occupier of the common elements (all areas
that are not the units) under Section 26
of the Act.
As the occupier of the common elements, a
condominium corporation has an affirmative duty under the OLA to “take such care
as in all the circumstances of the case that
CONDOVOICE WINTER 2016
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Slipping
(and falling)
in a Winter
Wonderland

is reasonable to see that persons entering
on the premises, and the property brought
on the premises by those persons are reasonably safe while on the premises.” This
duty of care applies whether the danger is
caused by the condition of the premises or
by an activity carried on at the premises.
Section 117 of the Act also puts a duty
While the purpose of the OLA is to “promote, and indeed, require where circumstances warrant, positive action on the
part of occupiers to make their premises
reasonably safe”, the courts have held that
the factors which are relevant to an assessment of what constitutes reasonable care
will necessarily be very specific to each
fact scenario. So does this mean that the
Board of Directors has to keep the common elements in perfect condition?
In the winter, poor conditions are the
norm, and condominium corporations as
occupiers of the sidewalk or parking lots
cannot be expected to ensure perfect conditions at all times. The courts have held
that the standard is one of reasonableness,
and not of perfection. This is particularly

Condominium
corporations as
occupiers of the
sidewalk or parking
lots cannot be
expected to ensure
perfect conditions
at all times

An occupier is, accordingly, not an insurer
of an individual’s safety. It follows, therefore, that a condominium corporation’s
duty to keep its premises reasonably safe
does not absolve an individual of his own
duty to take reasonable care. The “reasonable” aspect of the standard imposed
by the OLA implies a requirement that
an individual must take care for his own
safety to some extent. If the care taken
by an individual is unreasonable to ensure
his own safety, then he will have a hard
time demonstrating fault on the part of
the condominium corporation.

important when condominium corporations are dealing with egregious weather
conditions. There are many cases that recognize that ice is a natural hazard of Canadian winters – an expected risk that can
never completely be prevented. Especially
when considering the responsibilities of
those tasked with the responsibility of
maintaining a large premises, the courts
have confirmed that a few slippery spots
can reasonably be expected.

However, this is in no way a full reprieve
for the condominium corporation. A condominium corporation will not be let off
the hook for injuries that occur from slip
and fall accidents on its property simply
because it is winter and some ice and
snow are to be expected. The Supreme
Court of Canada has held that “merely
because a visitor, upon arrival at a premises, sees that there is a risk in using the
premises cannot, in my opinion, relieve
the occupier of the duty placed upon him
by the statute.”

JCO & Associates have specialized in the refurbishment of condominium
common elements for over 24 years, offering cost effective, creative solutions that enhance the look and marketability of your condominium. We
pride ourselves in providing the highest quality of service and workmanship.
Please visit our web site at www.jcoandassociates.com to view our current
and past projects or contact us at 416-724-4237.

JCO is a member in good standing with ACMO (Association of Condominium Managers of Ontario), CCI (Canadian Condominium Institute), IDC (Interior Design of Canada) and
TCA (Toronto Construction Association). All our work is guaranteed and can be certified by a Performance Bond issued by Zurich Insurance for performance, material and labour.
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So what can a Board of Directors do to ensure that their condominium corporation’s
premises is ‘reasonably maintained’?
Generally, a condominium corporation
should develop and implement a system of
winter maintenance protocols to ensure
that individuals will be kept reasonably
safe on the common elements and should
also have its agents and/or employees perform routine checks and inspections within
reasonable time periods to ensure that the
system is functioning properly. A condominium corporation should also maintain
logs detailing all maintenance performed,
as well as inspection times and locations.
Condominium corporations can also discharge their duty of care as occupiers by
hiring a contractor to perform winter
maintenance on the common elements
and by hiring a property management
firm to supervise the contractor. In the
case of Murkute, the Court found that the
condominium corporation had discharged
its duty by having its contractor perform
daily checks of the common element areas, including areas where that incident
occurred, and applying ice melter on the
premises where necessary. In doing so,
the Court found that reasonable care was
taken by that condominium corporation
to see that its unit owners were reasonably
safe in using its premises.

A Board of Directors
can make a defence
by arguing that
the efforts taken by
the condominium
corporation were
reasonable in the
circumstances.
While exposure for occupiers’ liability
is not a novel topic of discussion, and the
courts have required occupiers of premises
to be cognizant of hazards on their properties for some time, it is always important to
remember that an occupier is not held to a
standard of perfection while discharging
the duty of care. If faced with a slip and fall
claim, a Board of Directors can make a defence by arguing that the efforts taken by
the condominium corporation were reasonable in the circumstances.
It will be important that the condominium
corporation evidences the actions it takes
to maintain its premises in the records and
logs that it keeps, which can be used assist

in demonstrating that its system of maintenance was both reasonable and fully operational on the date of the incident. A plaintiff
will have to establish that the condominium
corporation did not have a rational maintenance policy in place, or that the corporation failed to discharge that policy. Where
a unit owner’s behaviour contributed to the
incident, a defence of contributory negligence can also be raised.
While the basic duty of care and the standards outlined above may not apply to all
situations, and a determination as to what
is “reasonable” will be specific to each situation, ultimately, a condominium corporation can help to avoid liability by taking
active steps to ensure its premises are kept
that much safer.
In closing, here are some tips to help you
stay safe at your condominium corporation this winter:
• Drive slowly;
• Slow down and take small steps;
• Use handrails when climbing stairs;
• Wear shoes or boots with good traction;
• Stick to areas that have been cleared
and treated when possible;
• Keep hands out of pockets to help you
stay balanced (and to avoid a broken
wrist); and, finally:
• Stay indoors! C V

CONDOVOICE WINTER 2016

CV

31

32

CV

CONDOVOICE WINTER 2016

Financing
By Murray Johnson, RCM
Brookfield Condominium Services Ltd.
Paul Pittana
Equitable Bank

What to Do When
Shortfalls Occur
Condo Corporation Loans Can
Provide a Positive Solution

While typically it’s inexperienced condo
corporations that seek financing, we can
flip this around and look at how a financially healthy condo corporation could
strategically borrow and use the money
to its advantage. Perhaps the condo corporation could use the money to fund a

major capital repair or replacement sooner, or implement an energy retrofit, or
refinance an existing high interest loan.
In each of these scenarios, the condo corporation could implement a loan strategy
and potentially realize significant savings in the long run. This article will
demonstrate some positive and creative
ways Boards have used a condo corporation loan to benefit unit owners.
Before elaborating on these examples, it
is important to understand how a loan to
a condo corporation impacts the corporation’s finances.
A loan on a condo corporation’s balance
sheet is shown as a note payable under its
liabilities, which will decrease net assets.
The loan can be viewed as detrimental
to the condo corporation’s financial position, as the liability will sit on the corporation’s financial statements for years. On
the other hand, the loan might actually
benefit a condo corporation’s budget, by
improving cash flow for the corporation.
If financing a condo corporation creates
financial stability, and perhaps in some

situations a more positive cash flow for its
unit owners, then the loan can be viewed
in a positive way, improving the condo’s
financial well-being.
Let’s now take a look at three actual situations where Boards have used condo
corporation loans to benefit their unit
owners:
Early Window Replacement
There are many well-managed condo
corporations with adequately funded reserve funds that would never even consider a condo corporation loan. After all,
why would they need to borrow if they
are properly budgeting and allocating
sufficient monies to their reserve fund
and following the recommendations of
the reserve fund study? On the other
hand, a Condo Board that thinks proactively could evaluate a current situation and come up with a creative way to
complete capital projects sooner, creating
significant savings in the long run. Let’s
take a look at one such situation.
The condo corporation was well fundCONDOVOICE WINTER 2016
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ILLUSTRATION BY JASON SCHNIDER

When faced with a significant reserve
fund shortfall, one of the most difficult
choices a Condo Board and unit owners will face is how to raise the money
to complete necessary capital repairs. It
usually boils down to two possible choices: levy a special assessment against all
unit owners, or seek a condo corporation
loan from a lending institution. Unfortunately, this normally happens due to unforeseen circumstances that may require
funds beyond what was collected in condo
maintenance fees. This is not a pleasant
situation to be in, and often forces a Board
to make important, yet painful, financial
choices in order to restore financial stability to the condo corporation. Condo
corporation loans can provide a positive
solution to help manage a rather undesirable situation.

ed, with a current reserve fund balance
of close to $2 million. The most recent
reserve fund study concluded that the
reserve fund was adequate to meet the
future financial obligations of the condo
corporation. Although the study suggested that a full window and sliding door
replacement would not be required for
another 10 years, the Board had received
a number of complaints about leaky windows and doors from unit owners in the
past few years. The previous Board had
looked into an earlier window replacement but decided not to pursue the project
because they chose not to levy a special
assessment against unit owners. When
the current Board received a quote on the
window project that was substantially
higher than a quote obtained by the previous Board, they were concerned about
escalating costs and how much more the
window project might cost in the future.
The Board considered undertaking the
project earlier in order to avoid unnecessary expenditures on piecemeal repairs
over the next few years, while realizing
substantial cost savings in the long run.
The Board was able to secure five-year
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The Board concluded
that the risk of
inflation driving
up the cost of
deferring the window
replacement, as
well as the ongoing
repairs, outweighed
the added interest
expense over the
term of the loan

term financing for the entire project at
a cost of $1.5 million. By deferring some
lower priority projects and redirecting
the portion of annual reserve fund contributions relating to the future window
replacement, this enabled the condo corporation to pay off the loan in five years,

while still maintaining sufficient reserve
fund balances to complete other necessary repairs as suggested in the reserve
fund study. The Board concluded that
the risk of inflation driving up the cost
of deferring the window replacement, as
well as the ongoing repairs, outweighed
the added interest expense over the term
of the loan.
The net effect: The unit owners in the
condo received new windows and doors today, took on a $1.5 million loan that was paid
for by redirecting a portion of annual reserve
fund contributions towards the loan, resulting within five years, with no net impact to
monthly condo fees. While the balance sheet
may show debt, quality of life improves and
cash flow remains positive.
Refinancing of superintendent
suite/guest suite mortgage:
Many newly built condominiums include
superintendent units and/or guest suite
units as part of the common elements.
Builders typically include vendor takeback mortgages on these units and the
newly registered condo corporation
assumes the mortgages, sometimes at

pre-determined rates that may be much
higher than current rates. What if a Condo Board could find a lender that would
be willing to re-finance these units at a
much lower rate and save the condo corporation thousands of dollars over the
life of the mortgage? Let’s take a look
at how one condo corporation was able
to save thousands of dollars simply by
refinancing.
A newly registered condo assumed the
builder’s mortgages for the superintendent unit and two guest suites at a total
cost of $1 million. Each of the mortgages was a 10-year term at a rate of 8.0%,
with a 10-year amortization period. With
monthly payments of $12,064.09, after
five years in this mortgage, the condo
corporation would have paid principal
and interest payments of $723,845.40,
and the balance of the loan after five years
would have been $596,839.22.
One year after registration and paying
the builder’s mortgage for 12 months,
the balance was $931,497.52. The Board
then considered consolidating the mortgages into one condo corporation loan.

Although the
costs may be
partially offset
by government
financial assistance
programs, Boards
must determine
how to pay for
the up-front costs
of these energyefficiency projects

As there was no penalty to break any of
the mortgages, the condo Board was free
to re-finance at no cost, incurring only
legal fees. A lender came forward with
an attractive re-financing solution. The
new terms were at a rate of 4.50% for a 5
year term, with a 9-year amortization to

match the remaining amortization period
of the mortgage so that a borrowing bylaw would not be required for the new
loan. In this case, the monthly payment
starting in year two (i.e. the first year
of the new loan) dropped to $10,486.59,
a $1,577.50 (or 13%) decrease from the
original monthly payment. Over the first
five years, including the initial year of the
original mortgage, the condo corporation would make principal and interest
payments of $648,125.40, and the balance
after five years would be $563,074.81.
The net effect: The condo corporation
realized reduced borrowing costs of
$109,484, including $75,720 in lower
principal and interest payments, and a
loan balance that was $33,764 less after
five years. With today’s low interest rate
environment, it made sense for the Board
to seek a cost saving solution from another lender.
Energy Savings Offset Cost of Loan:
With energy costs on the rise, many
Condo Boards are seeking ways to reduce their energy bills. Some older condos are enlisting engineers or energy
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Audio Podcasts
Now Available!

Podcast:

Contract Tendering
In Part II of this podcast interview Warren Ragoonanan
and Shawn Pulver discuss tendering. Listen to the extended audio interview at www.condopodcasts.com

management firms to conduct energy
audits and identify energy cost-saving
measures. Energy savings will surpass
the cost of energy-savings measures, in
many cases with payback periods of less
than 10 years. Although the costs may
be partially offset by government financial assistance programs, Boards must
determine how to pay for the up-front
costs of these energy-efficiency projects.
One way for a condo corporation to fund
all, or a portion of, large energy retrofit
projects is to borrow money.
In this case, the condo corporation was
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looking at a half million dollar replacement of two year old boilers to higher efficiency boilers, variable frequency drives
(VFD’s), re-piping, lighting upgrades and
other lesser energy retrofits with a basic
payback of less than three years. As with
our previous example, they were also burdened with a vendor take-back mortgage
on two guest suites at a rate of 10%. By
borrowing enough money to cover the energy project and top up the reserve fund
to where it was anticipated it should be in
five years, the Board was able to maintain
fees flat for five years and went public with
that statement.

The net effect: Reserve fund annual increases, energy savings and minor operating
efficiencies all offset the loan repayment and
included fee stability projected for up to seven
years. None of this would have been possible
without a lower interest loan and a lender
that was willing to think innovatively.
At the end of the day, a loan to a condo
corporation, when viewed with a creative
outlook, can actually be used very strategically to benefit the collective good of all
unit owners and improve the corporation’s
cash flow. We get trapped into the traditional thinking that the debt on the balance
sheet is a negative thing. Balance sheets are
not cash flow and it is cash flow that establishes the quality and affordability of life in
a condominium community. Taking a more
strategic approach opens up possibilities,
such as moving three or four years of construction into one year, topping up reserve
funds to future balances, paying off mortgages and green loans at lower rates… but
all with the eye on cash flow and the impact
on fees. It’s not for every situation, but without an open mind you’ll never know what
you might be losing out on. C V
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CCI-T COMMITTEE UPDATES
CondoSTRENGTH Program

Communications Committee
CHAIR:

Marc Bhalla

MEMBERS:

Brian Horlick
Andrea Lusk
Megan Molloy
Shawn Pulver

Sue Langlois
Joy Mathews
Jason Rivait

CHAIRS:

Marc Bhalla

Ernie Nyitrai

MEMBERS:

Pamela Churchill
Patricia Elia
Josh Milgrom
Bill Thompson

Justin Dyer
Mo Killu
Les Shernofsky

COMMITTEE HIGHLIGHTS:

COMMITTEE HIGHLIGHTS:

Your Condo Connection video
series was released all at once,
with viewers encouraged to
“binge-watch”! The entire video
series is available at
www.YourCondoConnection.tv
for your viewing pleasure.

The CondoSTRENGTH
program continues to grow in
popularity and on September 29th,
the third networking session for
directors was held at Walden Pond
11 (YRCC 636) in Markham.

FULL REPORT:

The Communications Committee was pleased to
once again assist the chapter’s Education Committee
with the circulation of our video series on You Tube
and through social media. However, unlike the past 2
seasons where new episodes were released each week
like a popular television show, this year, the committee changed its circulation strategy to recognize
that the way we watch television is changing…
Instead, the entire third season of the Your Condo
Connection video
series was released all
at once, with viewSe ason Three of
n
Condo Connec tio
ers encouraged to
st:
TV, with your ho
“binge-watch”! The
entire video series
is available at www.
YourCondoConnection.tv for your
viewing pleasure.

Murray
Johnson!

FULL REPORT:

The CondoSTRENGTH program continues to
grow in popularity and on September 29th, the
third networking session for directors was held at
Walden Pond 11 (YRCC 636) in Markham. Twentyfive people attended. The format at this session was
the same as earlier sessions with time for networking and rotating table discussions featuring success
stories. Ernie Nyitrai, director from the host condo
talked about their success in getting their significant minority involved in the activities of their
condo. Bob Girard, a director from YCC #50 talked
about their success in involving residents in helping
beautify the surroundings at their condo through
their “Adopt a Pot” gardening program. Lastly, JJ
Hiew , a director from MTCC # 1371, talked about
his condo’s success in getting a quorum for their
annual meeting using social media.
One significant result of this networking session,
was that the success stories became just the “icebreaker” for the group. Participants did not need
CONDOVOICE WINTER 2016
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to only discuss the relevance of the success story
to their condo. They could bring up any topic. By
doing this, all the participants were free to discuss
any issue of concern to their condo. This interaction
is the essence of the CondoSTRENGH program,
namely a program by directors for directors.

Membership Committee
CHAIR:

Vic Persaud

Chris Antipas Brian Antman
Ryan Griffiths
Brenda Hooper-Rowland
Doug King
		
MEMBERS:

COMMITTEE HIGHLIGHTS:

Representatives from the membership committee were part of panel
presenting a Bill 106 seminar to
the Greater Yorkville Residents
Association.
FULL REPORT:

The membership committee is pleased to welcome
Ryan Griffiths to the committee. Ryan is the
Director, Condominium Finance, at CWB Maxium
Financial and has been a CCI-Toronto member
for several years. Although a large majority of
members have already renewed for the 2016-2017
membership year, there are still a few members
who have not yet renewed so the committee has
been busy making personal follow up calls to those
members. The committee remains busy being
onsite at all CCI Courses and event to staff our
membership table where they are able to keep new
members up-to-date on current events and also
to answer questions from potential new members.
Representatives from the committee also participated recently at a Bill 106 seminar put on for the
Greater Yorkville Residents Association. Attendance at the session was great, and they helped to
spread the word on the great work of CCI on behalf
of the condominium community. If you are part of a
neighbourhood condo association and would like us
to present to your group, please contact our office at
info@ccitoronto.org.
38
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Special Projects Committee
CHAIRS:

Ernie Nyitrai

MEMBERS:

Bob Girard

Brian Horlick

COMMITTEE HIGHLIGHTS:

We are always on the lookout
for ideas on future topics for our
seminars and networking dinners.
Contact us at info@ccitoronto.org
with your suggestions.
FULL REPORT:

Life is full of hits and misses and planning seminars is no different. After three hugely successful
hits last year with our Fraud, Smoking in Condos
and Air BnBs seminars/networking dinners, we
had a bit of a miss with the fall seminar on Understanding Your Condo Fees. Due to low registrations, the session was cancelled, but the Special
Projects team is already hard at work planning the
next two winter and spring seminars. We expect
those to be big hits as well – and if you have any
ideas on topics for future sessions, please contact
us at info@ccitoronto.org. We’d love to hear your
ideas!

Education Committee
CHAIR:

Tania Haluk

MEMBERS:

Pam Boyce
John DeVellis
Bob Girard
Nancy Longuiera
Richard Pearlstein Bill Thompson
Sally Thompson

COMMITTEE HIGHLIGHTS:

CCI-T condominium corporation
members should remember that
every year, their paid membership includes two complimentary
registrations to the Level 101 –
Introduction to Condos course.
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FULL REPORT:

The education committee also welcomes a new
member to their committee. John De Vellis is
a lawyer with Shibley Righton and has been a
CCI-Toronto member since 2012. He joins a
committee which is hard at working developing a
new segment to our Level 300 – Advanced Condo
Practices course. This new material is expected
to be ready for the spring 2017 course offering.
Attendance at both the Level 101 – Introduction
to Condos and Level 102 – Condo Governance
fall courses were amongst the highest we have
seen. Directors (and others) are clearly seeing the
value of education offered through CCI programs.
CCI-T condominium corporation members should
remember that every year, their paid membership
includes two complimentary registrations to the
Level 101 – Introduction to Condos course. Is your
condominium corporation taking advantage of this
valuable benefit?
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Audio Podcasts
Now Available!

Committee Update
Podcast with
Armand Conant
Listen to an extended version of the
Government Relations Committee Report at condopodcasts.ca

CCI-T Welcomes
New Members
Condominium
Corporations
Members
DCC # 0076
DCC # 0142
HSCC # 0483
HSCC # 0627
MTCC # 0795
MTCC # 1319
NSCC # 0072
PCC # 0273
PCC # 0378
PCC # 0722
PCECC # 0085
PSCC # 0941
PSCC # 0993
TSCC # 1441
TSCC # 1542
TSCC # 1561
TSCC # 1723
TSCC # 2065
TSCC # 2123
TSCC # 2181
TSCC # 2265
TSCC # 2339
TSCC # 2419
TSCC # 2465
TSCC # 2474
TSCC # 2478
TSCC # 2492
TSCC # 2494
TSCC # 2509
TSCC # 2514
TSCC # 2520
TSCC # 2530
YCC # 0061
YCC # 0139
YCC # 0344
YRCC # 0772
YRCECC # 1310
YRSCC # 1308
YRSCC # 1317

Andrea
Fammartino
Fine & Deo Barristers
and Solicitors

Professional
Members:
Virginia Afanase
Harmony
Management Ltd

Clarified Air
Technologies
Frank Sultan

Allan Au-Duong
Criterium-Jansen
Engineers

Paul Gialedakis
Castle Condo
Management
Amy Heppler
Morrison Hershfield
Limited
Luis A.
Hernandez
Horlick Levitt
Di Lella LLP
Khalid S. Karim
Fogler Rubinoff LLP
Rajnoop Kaur Gill
Fine & Deo Barristers
and Solicitors
Chetan Phull
Fine & Deo Barristers
and Solicitors
Thomas Putman
Redwall Properties
Inc
Business Partner
Members:
Candoor Overhead
Door Ltd
Dennis Luciani
Canlight
Management Inc.
Donald Kason

Concierge Plus Inc.
Peter Pietrzkiewicz
CondoHive
Stephen Ilkiw

Condos.ca
Carl Langschmidt
Decca Janitorial
Services
James Wilson
Dotto-One (8241104
Canada Inc)
Ray Hutton
Elite Residential
Concierge
Services Inc
Salim Bel Mamoun
GPM Property
Management Inc.
Mo Killu
Mainline Fire
Protection Inc.
Rob Felstead
Monster Plowing
Company
Mikhail Evgrafov
Pollard Windows
and Doors
Paul Johnston
Simply LED
Lighting
Solutions Inc
Kenny Erlich
Tiron Contracting
Rajmonda Cukaj
Trust Flooring
Group
Daniel Haverland
Twiles Services
Stafford Moore
Individual Members:
A. Ramirez
D. Smith
S. Somerville
A. Winter
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Award Presentation:

And the Distinguished Service Award Goes to ...
Ernie Nyitrai, CCI Toronto Director

Left, CCI National Chairman, Bill Thompson, Centre, Ernie Nyitrai, CCI Toronto Director
Right, Tania Haluk, CCI Toronto Vice President

CV

Condovoice

photo provided by JJ Hiew
40

CV

CONDOVOICE WINTER 2016

“CV Selfies”
We are read by cats and dogs!

photo provided by Megan Molloy
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New Committee Member Profile:

Ryan Griffiths
Director, Condominium Finance, at CWB Maxium Financial
Ryan Griffiths is the Director, Condominium
Finance, at CWB Maxium Financial. Ryan’s
top priority is working closely with condo
boards and property managers to provide the
best financial solution for their needs. Ryan
specializes in arranging innovative financing
for major condominium repair and maintenance projects. As a
financial expert with 15 years of experience, Ryan enhances
the knowledge of his clients by providing the information and
tools they need to make informed financial decisions.
Ryan is an active and engaged member of the condominium
community. He currently serves as a board member for the Canadian Condominium Institute (CCI) Huronia Chapter and is
chair of the Professional and Business Partners Committee for
the CCI Golden Horseshoe Chapter. As part of his involvement

in CCI, Ryan has developed CCI material on financial borrowing and conducted speaking engagements on condominium finance topics at conferences and industry events across Canada.
Before joining CWB Maxium Financial, Ryan held various
roles in sales, credit adjudication and operations with recognized financial institutions, most recently as vice president.
CWB Maxium Financial is a leader in providing creative financing of up to $50 million to businesses across Canada and
has originated structured financial solutions for the condominium industry since 2002. CWB Maxium is the leading provider
of financing alternatives for special assessment projects and
maintains a strong presence in the condominium community
with active members across several regional chapters of CCI,
ACMO, and CHOA.

CCI Word Search Puzzle
BELOW

FLEECE

TION

BITING

FLU

LONGJOHNS

BITTER

FLURRIES

LUGE

BLANKET

FOG

MELT

BLIZZARD

FREEZING
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Looking for a quality management firm?

MAPLE RIDGE

Community Management
Tried Established in 1984, MRCM has served the industry for 32 years.
Tested MRCM is ACMO 2000 certified and are industry leaders and
innovators. As condominium specialists, MRCM offers a client-driven
approach while recognizing the complexities of each individual building
in our service delivery.

True

We are not affiliated with any developer or trade. Our single focus
is our client’s best interest, which we safeguard and protect at all times.

PROVEN

At MRCM we never forget that the communities we manage are places
people call home, and the service we have the honour of providing directly impacts
their quality of life and the appreciation of their property values.

5753 COOPERS AVE. MISSISSAUGA, ON L4Z 1R9 T 905-507-6726 1-855-507-6726 F 905-507-6722 W MRCM.CA
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CCI Was
There!
Representatives from CCI Toronto
attended the recent CCI-National
Leaders Forum in Collingwood,
where the networking program
included an Octoberfest Dinner at
the SideLaunch Brewing Company.
Left to Right: Marc Bhalla, 2nd Vice
President; Lynn Morrovat, Operations
Manager; Tania Haluk, 1st Vice President; Sally Thompson, President; and
Ernie Nyitrai, Board Member.
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The BSSO (Building Science Specialist of Ontario) Professional Designation
The BSSO was introduced to further OBEC’s
(Ontario Building Envelope Council) commitment
to raising the level of professionalism within the
Building Science practitioners community.
Obtaining the prestigious BSSO designation
signifies a high level of knowledge and capability
in Building Science theory and practice by
meeting strict educational and practical
requirements set forth by the BSSO Advisory
Board.

By achieving the BSSO designation you:
Confirm your broad competency and mastery of theoretical and practical Building Science
knowledge required to maximize value to your organization and clients;
Better position yourself for career advancement and greater earning power;
Demonstrate your commitment to continued professional development
and to upholding the highest level of professional ethical standards.

obec.on.ca
OBEC Designation Ad-V2.indd 1

2016-03-10 5:55 PM

ComField

Property Management Services

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

• EQUITY
CO-OPERATIVES
• INVESTMENT
PROPERTIES

CONTACT: SUZANNE BOTNICK
Business Development Manager

Tel: 416.640.6730 x.119 • Fax: 416.932.9435
2171 Avenue Road, Suite 303, Toronto, Ontario M5M 4B4
suzanneb@cfdi.ca • www.comfield.ca
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CondoSTRENGTH
Networking Event
Marc Bhalla (with cap) poses
for a photo with the 3 featured
directors at the event in front of
the CondoSTRENGTH banner.

A CondoSTRENGTH Director Networking Event took place in Markham on
Thursday, September 29, 2016. Themed
“Engaging Your Community”, condominium directors in attendance learned from
featured director success stories and shared
their own experiences attempting to engage their communities. All directors in

attendance took part in active two-way dialog, empathized with one another’s struggles - offering suggestions and ideas to help
- and celebrated successes, taking back to
their communities new ideas and insights.
Directors who arrived early shared photos
of their condos on their phones, not unlike
proud parents do of their children!
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GET THE FACTS ABOUT

BOGUS UNDERLAYMENTS

Sound Control by:

FIIC 69

TESTED WITHOUT A
SUSPENDED CEILING

Condominium Manager and Board of Directors

FREE WEBINAR

416-533-2855 • info@thefloorstudio.ca
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From Top:
Having a featured director from
the host condominium participate allowed all to better picture
the successful events that took
place in the very room they were
gathered.
Great insights shared from
experienced, successful condominium directors.
Whenever a group of condominium directors get together,
smiles are inevitable. Finally,
someone who can relate!
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AGM 2016

CCI Toronto & Area Chapter
Annual General Meeting

Thank you to all those CCI-T members who turned
out for the 2016 CCI Toronto & Area Annual General
Meeting. The meeting was held on Wednesday October
5th, 2016 at the Old Mill Inn and drew a crowd of over
125 members. The meeting was followed by a Wine and
Cheese networking forum and a great time was had by all.
As always, the elections were a highly anticipated event of the evening and this year
there were four seats to fill for the coming
year. CCI Toronto is pleased to announce
that returning to the board for three year
terms are directors: Marc Bhalla, Brian
Horlick, Sue Langlois, and Ernie Nyitrai.
Above:
CCI-T President, Mario
Deo, calls the 2016
CCI-T Annual General
Meeting to Order.
Above facing page:
AGM Head Table
left to right –
Lynn Morrovat,
(Operations Manager);
Vic Persaud,

(2nd Vice President);
Sally Thompson,
(1st Vice President);
Bob Girard,
(Secretary/Treasurer);
Mario Deo,
(President);
Bill Thompson,
(CCI-N President)
at podium

Among the guests in attendance that night
were CCI National President Bill Thompson and CCI National Treasurer, Peter
Harris. Bill spoke for a few minutes bringing members greetings and updates from
CCI National and congratulating the Toronto Board on their many initiatives and
accomplishments over the past year.
As in the past, the Annual General Meet-
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ing served as a forum for our annual
Awards Ceremonies. The Condominium
Newsletter of the Year this year went to
YCC # 362 for their excellent and informative community publication. The
eighth annual Condominium of the Year
Award recipient was also announced that
evening – as selected from the quarter finalists throughout the year. Congratulations go out to YRCC # 618 – Walden
Pond I. They will receive a custom made
street sign and a gala party valued at up to
$5,000 indicating that they are a recipient
of CCI’s Condo of the Year honour.
Also handed out that evening were our
Ambassador Awards for those who
served as CCI Ambassadors throughout

member

NEWS

the year to help recruit new CCI Members. 2016 recipients included: Brookfield
Condominium Services and Duka Property Management. Congratulations and
thanks to both companies!
CCI-T also took time to recognize and
thank the 2015-2016 corporate and event
sponsors which included: FirstService
Residential (premier level), Elia Associates, Fine and Deo, Malvern Condominium Property Management and Shibley
Righton, (Gold level), Maple Ridge Community Management and Horlick Levitt
Di Lella (silver level), Miller Thomson
(Bronze level) as well as our event sponsors: Adams and Miles, CCI Group, Equitable Bank, and WSP.

And the Awards go to ...
Clockwise from top Left:
YRCC 618 board members: Michael Halladay,
Lynda Leaf, Rosemary
Chalmers and CCI
Membership Chair,
Vic Persaud.
2016 Newsletter of the
Year Recipients
Left to right: YCC # 362
Newsletter Committee
Members: David Froud.
Shenaz Tolat, Shirley
Bar-el, Harriet Israel, Mike
Shahnazar and CCI-T
Communications Committee Chair Marc Bhalla.
Ambassador Recipients
for 2016 left to right:
Murray Johnson
(Brookfield Condominium
Services) with CCI-T
Membership Chair,
Vic Persaud.
Outgoing President Award
CCI-T President, Mario
Deo is presented with a
plaque of appreciation
from Vice President,
Sally Thompson, as his
term as President comes
to an end.
CONDOVOICE WINTER 2016
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AGM 2016
From top left to right:
Gold Level Sponsors
Left to Right:
CCI-T Sponsorship
Chair, Brian Antman
with Armand Conant
(Shibley Righton LLP),
Lyndsey McNally (Malvern
Condominium Property
Management), Patricia
Elia (Elia Associates)
and Andrea Fammartino
(Fine & Deo).
Premiere Sponsor
FirstService Residential
CCI-T Sponsorship Chair,
Brian Antman, centre
with Bogdan Raic (left)
and Zachary Gajdel from
FirstService Residential.
Event Sponsors
left to right; Brian Antman
– Adams & Miles LLP,
Peter Leong, WSP,
Paul Pittana – Equitable
Bank and Jon Juffs, CCI
Group Inc.
Silver Level Sponsors
Left to Right:
CCI-T Sponsorship
Chair, Brian Antman
with Michael Lepage
(Maple Ridge Community
Management and Brian
Horlick (Horlick Levitt Di
Lella LLP).
Bronze Level Sponsor
CCI-T Sponsorship Chair,
Brian Antman, left with
Warren Kleiner from Miller
Thomson LLP, right.
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SHAPING THE FUTURE

20th Annual Condominium Conference
The 20th Annual CCI/ACMO Joint Condominium Conference – Shaping the Future was a huge success.
This conference, which just keeps on growing, was held on November 11th and 12th, 2016 in the north building
of the Toronto Congress Centre. Attendance this year topped 2000 delegates and 242 exhibit booths.
Conference Co-Chair and
ACMO President, Robert
Weinberg, opened the conference on November 11th with
welcoming remarks, while his
Co-Chair and Past President
of CCI-T, Mario Deo, closed
the show on November 12th.
In between, delegates were
treated to a multitude of excellent educational sessions
offering outstanding learning
opportunities for both condo
directors and managers. The
keynote presentation by Jim
Carroll which kicked things
off on Saturday morning, was
another highlight of the conference. Recognized worldwide as a ‘thought leader’, Jim
certainly inspired our audience and got them thinking
about global change, business
transformation and more! Sincere appreciation is extended to all of the speakers and
moderators who participated
this year as well as to all of
the committee members from
both CCI-T and ACMO who
contributed countless volunteer hours planning for this
year’s conference.
The trade show is an integral
part of the conference and affords additional learning op-

From top left to right:
1. Session rooms were
full as directors and
managers assembled for
condo education.
2. CCI-Toronto President,
Sally Thompson moderated the popular Rapid
Fire Engineering session.
3. ACMO President, Robert Weinberg welcomed
delegates to the 20th
Annual Condominium
Conference
4. Keynote speaker, Jim
Carroll was a conference
highlight.
5. The conference dinner
featured the smooth
sounds of Motown music.
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portunities about new products and services available in the market. This year
delegates were offered a record number of
240 different booths to visit this year. Be
sure to check the conference website at
www.condoconference.ca for a full list of
these exhibitors, along with their contact
information. Check them out the next
time you need to find a new supplier! You
will also find a list of this year’s conference sponsors to whom we are deeply appreciative of their support.
Our sincere appreciation is also offered to
our valued conference partner, Fine and
Deo Barristers and Solicitors. Our ongoing partnership with Fine and Deo allows us the ability to put on this exceptional show at reasonable prices and their
support is truly appreciated.
Mark your calendars now for next
year’s conference taking place on
Friday November 10th and Saturday
November 11th, 2017 at the Toronto
Congress Centre. We look forward
to seeing you there!

From top left to right:
6. Vital Safety Services
was the recipient of the
2016 Best Booth Award.
7. The 2016 trade show
featured close to 250
vendors.
8. Remembrance Day
was commemorated
onsite with a bagpiper
and moment of silence on
the tradeshow floor.

Twitter Chat Highlights

Over the lunch hour on Thursday, October 20, 2016, CCI Toronto hosted its seventh Twitter Chat session featuring guest tweeters Mo Killu,
Josh Milgrom and Sue Langlois as they gathered to discuss various issues relating to security in condos.

The #CondoChat capture is available for viewing at https://storify.com/CCIToronto/condochat-security, Our next Twitter chat will take place on February 2nd
2017 from noon to 1:00, on the subject of Condo Vacation Disasters. Featured guest tweeters will include Tim Duggan, Maria Durdan, and Chris Antipas.
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Community
By Kanika Gupta
Resident of Fly Condos

Building a
Community
in a Condo
Feeling Connected Plays a Large
Role In Our Happiness Levels

Condominiums are often referred to as
communities. After learning about a clear
link of belonging to a community to increased happiness, I asked myself is the
condominium that I live in really a community?
Is there a culture, shared traditions, activities that keep me connected with the other
people that I co-habitate with? Considering anyone’s presence is rarely acknowledged in the elevators (everyone is fixed
on their phones), I did not know a single
person on my floor and the only people
I knew were my fellow Board Members
and select staff in the building, the answer
was clear.
So, what does community mean in the

context of living in a condominium? It
is unreasonable to expect everyone to be
friends; however, there are many people
sharing a very small space. In my opinion, community is a place where you do
know some people, where everyone feels
equal and welcome - as though a bit of
their identity is tied to a larger collective
- and where everyone can contribute towards something larger than themselves.
Ultimately, being part of a condominium
community is knowing that you belong that you are known, respected and valued.
Who doesn’t want to be happier? Like the
people in the documentary who all identified as belonging to a close-knit society,
I wanted to live in and belong to a community where I know my neighbours and
feel connected to something greater than
myself. The evidence also exists: a thriving community equals a stronger, better
condominium.
I’m mindful of the fact that I live in a condominium that is occupied vastly by renters, some of whom have no vested interest

in staying with our building beyond the
term of their lease and which happens to
be located in the heart of downtown Toronto, where a more transient lifestyle exists. While it is possible for a community
to be established in any condominium, I
did not want to wait 20 years for my building to have a thriving community, nor was
I interested in moving. So, I consciously
set out on a new mission: to build a community in my condominium.
I served as a director in the first year of
operation of my condo. The very long
meetings were packed with critical decisions like deciding whether or not to sue
the builder, addressing performance audit
concerns, renegotiating contracts, budgeting and setting baseline policies and
procedures to ensure a well-run condominium. While “Building a Stronger and
Connected Community” was never explicitly included as an agenda item, it was clear
to the Board that people are core and a
lot of problems, including those related to
misuse of common elements and security
could be avoided if residents felt connected
CONDOVOICE WINTER 2016
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A documentary called Happy peaked my
interest to better understand community.
The movie discusses the key ingredients
that are necessary to living a happier and
more fulfilling life. According to the research, feeling connected to a community
plays a large role in our happiness levels.

to something greater than themselves.
There is no blueprint for building a community in a brand-new condominium. As
such, the first year was very much experimental. We rolled our community building efforts in a multi-phased approach:
Phase 1 - Get people out of their units
and engaging with their neighbours in a
friendly and welcoming environment
Phase 2 - Foster a greater sense of civic
responsibility among the residents.
Phase 3 - Create a culture that transcends
roles; where owners, tenants and staff all
feel equally invested and part of the community.
To accomplish Phase 1, we tried many activities to see what resonated. With the
help of volunteers, management, staff and
the support of the rest of the Board, we
hosted regular movie nights, board game
nights, free yoga and salsa dance classes
and weekly running club meet ups. We
started a library with hundreds of books,
welcoming parties - and other initiatives
to better greet new members of our community - networking and mingle nights,
a garden club and planned group outings
outside the building.
Our greatest challenge was not in finding
people to volunteer their time to organize
these various community activities, but

54

CV

CONDOVOICE WINTER 2016

rather to engage residents to come out to
them. Many people are more comfortable
keeping to themselves as they are shy or
hesitant to engage with complete strangers in a public setting. While people read
the notices, they still have their apprehensions and fears of coming out of the
comfort of their individual units. Tackling
this cultural shift takes time and requires
creative solutions.
Perhaps equally challenging is figuring
out how to properly evolve our organizational structure and team to roll out this
unchartered and ambitious vision with
everyone on the same page. Operating
within the constraints of a condominium
corporation, where decisions must be approved by the Board while simultaneously
ensuring everyone responsible for implementing these decisions (staff, volunteers,
community members) are continuously
engaged and in alignment with a broad,
rather intangible vision is not always
straightforward. It is important to create a
structure that provides clear direction and
focus, while still leaving room for growth
and adaptation to the changing needs of
the community.
Results are not immediate. While anecdotally we received a lot of positive feedback, a lot of investment still needs to be
made to accomplish a much longer term
goal. Within 6 months, our efforts engaged approximately 20% of residents, at
a net cost of $0 to the corporation. Main-

taining this positive start, and sustaining
these engagement levels will be a challenge. The impact of all these efforts is
largely unquantifiable and intangible.
How do you measure people’s happiness
levels and connectivity to the condo community that they belong to? It also takes
time for a shared culture to get established
among members. In the long run however,
I believe the investments made will lead to
a stronger, better maintained, safer and
more enjoyable condominium community.
Lessons Learned and Advice
Determine what community means to you
It is important to establish a set of guiding principles that reminds everyone what
they are working towards. Are you striving to create a building that is more livable
for everyone? Would a long-term goal
mean converting short-term renters into
longer-term residents or owners, who are
more vested in maintaining and respecting the building?
Establish who you wish to serve
Every building is comprised of a diverse
population with varied interests. Be mindful of this diversity as you plan your activities. It is impossible to please everyone,
and trying to do so will only fragment
your efforts.
Encourage participation at all levels
Ultimately, community is driven by the
people that make it up. It is important to
create space for everyone to be able step

up and share their interests with their
neighbours. The scope will constantly
evolve and expand, as new people enter
and leave the community, therefore all
must feel engaged and encouraged to introduce new ideas and to play an active
role in maintaining a sense of community.
Management, staff, committee members,
volunteers, and board members all have a
role to play and should all feel as though
their contributions are equally valued and
appreciated.
Alignment of goals
The goals and mandate should be centered
around what is best for the building, and
not driven by the individual interests of
members. If the Board sets a clear mandate
to begin with, volunteers can understand
what is expected of them at the outset. As
the vision continues to evolve, it is important to engage all those contributing their
efforts to ensure that everyone continues
to work in the same direction.
Set a clear governance structure
Some of the best communities are those
which are self-organized without a specific overseeing authority. Others thrive

with structure. If you choose structure, it
is important to create one that everyone
will work within.
1) Establish what a committee will look
like and how it will operate: set a clear
process for assigning new members and
removing non-contributing members;
decision-making processes; structure
and roles; expectations around communication, etc.
2) Set clear and transparent guidelines
for the approval of new ideas, ensuring
everyone feels as though they are being
heard
3) Determine how much authority each
individual member will have and make
sure that they are aware of their boundaries
Check in with members and evolve structure when necessary.
Creating a clear structure makes it easy to
manage turnover and creates guidelines
that are fair and objective for all. This will
allow everyone to focus their efforts and
energies on participating and building
community.

Don’t expect perfection
If we knew all the answers, then there
would be nothing new to create. With so
many moving parts, it is completely reasonable to expect mistakes or for some
activities to not succeed. Rather than
scrutinize missteps under the microscope, it is important to create a culture
that highlights and celebrates successes
while creating room for open constructive
dialogue on how things can be improved
moving forward.
Have fun!
You may not see direct results - changing a
culture of apathy and getting people out of
their comfort zones is not easy. Investing
your time and energy to serve the greater
good can come with many silent rewards.
Encouraging volunteers to share their
interests and offering gestures to make
them feel valued can make putting in the
effort more enjoyable. The rest will come
from within.
Building community need not be such a
serious undertaking, after all it’s all about
connecting people and helping them feel
happier. C V

SUMMA PROPERTY MANAGEMENT
PROFESSIONAL PROPERTY MANAGEMENT & CONSULTING
“Your property deserves personal attention and service.”
• Professional Condominium Property Management with
attention to detail.
• Superior Service and a commitment to quality property
management.
• We take pride in managing your property.

CALL 647-341-7990

propman@summapm.com • www.summapm.com
Have questions about property management?

www.askapropertymanager.net

When experience and quality count!
REIC/ICI
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CONDOMINIUM LAW GROUP
The Condominium Law Group
at Fogler, Rubinoff LLP
is committed to providing quality
legal services to condominium corporations
throughout the Greater Toronto Area
and surrounding areas including Hamilton,
Kitchener-Waterloo, Barrie and Collingwood.
For more information or a fee quote
please contact a member of our team:

Lou Natale

416.941.8804
lnatale@foglers.com

Carol Dirks

416.941.8820
cdirks@foglers.com
“The ACCI designation easily
identifies those individual
professionals with the skills
and abilities needed to bring a
high standard of care to their
client's condominium

David Thiel

416.941.8815
dthiel@foglers.com

Khalid Karim

416.864.7402
kkarim@foglers.com

communities.”
name:
profession:
location:
chapter:

Alana Betts, ACCI
Property Manager, St. George Property Management Inc.
Thornhill, ON
CCI Toronto Chapter

National

your condo connection
...to professionals
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For more information on
how to obtain your ACCI or
on why you should hire an
ACCI professional, please
visit:

www.cci.ca

Fogler, Rubinoff LLP
Lawyers
77 King Street West
Suite 3000, PO Box 95
TD Centre North Tower
Toronto, ON M5K 1G8
Tel: 416.864.9700 Fax: 416.941.8852
foglers.com
Professional members of CCI and ACMO

Energy Efficiency
By Luigi Benetton
Luigi Benetton Communications

CHP: Combined Heat
and Power Systems
Condo Boards Need to Ask the Right Types of Questions

The recent release of the latest iPhone
caused now-predictable excitement among
millions of consumers. Condominium board
directors might feel something similar
when they learn of combined heat and power
(CHP) systems.
In essence, these systems use generators to
create electricity and heat for use on the condo’s property. Benefits to condos include potentially lower electricity and heating costs
as well as emergency backup power. Condo
board directors who watch their cash flow
could be tempted to line up for a system right
after they pick up their iPhones.
But CHP systems aren’t iPhones. They require a longer-term commitment, cost much
more and involve more complex technology.
So, the decision-making process for choosing a CHP system has to be more sophisticated. Interested boards need to ask the right
types of questions – questions like these…
Can the condo afford a generator?
In many cases, the answer is not outright.
Few condos, as non-profit corporations, can
afford to spend hundreds of thousands of
dollars to buy and install a generator.
In some cases, older condos have set aside
funds to replace emergency backup generators. They may be able to take advantage of
government incentives, too.

CHP providers are starting to offer energy
supply agreements (ESAs) to deal with the
affordability barrier. The provider buys and
installs a generator. It recovers its investment, and earns a return on that investment,
by selling electricity from the generator to
the condo for between one and two decades.

chp

Condo
Systems

ates revenue only when it generates electricity. Any down time means revenue
loss, a problem the provider will race to
rectify.

Does the CHP provider offer savings
on the electricity and natural gas bill?
Providers who use the ESA business model
may sweeten the pot by offering a discount
on the price of the electricity they charge
for as compared to the price charged by the
local electric utility.

Besides electricity consumed, would
the CHP provider charge the condo for
anything else?
The provider would have costs beyond the
generators. These include:
• natural gas to run the generator
• regular maintenance
• monitoring
• repairs
• insurance for the asset

Since they also generate heat that can be
used for hot water and space heating, the
condo could realize savings on its natural
gas bill.

Providers may charge separately for these
costs or they may bundle the costs into the
price charged for electricity. Such charges
would also affect the duration of the ESA.

What happens if a generator breaks down?
The provider will monitor generator performance at all times, so breakdowns should be
rare – if they happen at all.

The provider may also charge the condo
for the equivalent of natural gas saved
when using heat from the generator to
heat the building and hot water.

If a generator does stop providing power, the
condo draws power from the grid instead.
Condo residents wouldn’t notice: the system
would switch over with nary a flicker of a
light bulb to alert them.

Would the generator cause
noise or vibration?
Certain types of generators are known to
run loud. They can still prove to be good options if the provider takes steps to mitigate
noise and vibration so they don’t disturb
residents.

If an ESA is in place, the provider gener-
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Can the CHP power a whole complex?
Certain legislation demands all buildings
acquire a minimum percentage of their electricity from the grid, so providers can’t sell
the condo any power generated in excess of
that limit.
That said, during power outages, this limit
wouldn’t apply. The CHP system may be
able to work a little harder to make up for
the lack of electricity coming from the grid,
essentially allowing the condo to keep its
lights on (and heat, and air conditioning, and
refrigerators, and so forth).
What is the maintenance schedule?
Like any engine, a generator must be maintained. How often will the provider’s staff
visit the condo to ensure the generator is
running properly? Will they do so based
on run time? Fuel consumption? Another
measure? What is the manufacturer’s recommended maintenance schedule?
If the provider’s revenue model is based on
selling electricity to the condo, the provider
must be proactive in maintaining the generator. The condo will automatically switch
to the grid to meet energy needs not met
by the generators, so if they fail, the condo
gets 100% of its electricity from the grid, and
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the provider’s revenue sinks to zero until the
generator runs again.
Result: The provider’s financial imperative
to recoup its investment and earn a return
on that investment means any board that
signs an ESA ought to have well-maintained
generators.
Could the condominium obtain
service and replacement parts
from companies other than the
CHP provider?
The generator can be expected to outlast the
ESA as well as the condo’s relationship with
the provider. Condo boards must assure
themselves that they can keep the generator
running until the end of its useful life with
parts, including software, and the experts
who know how to install and replace them.
What happens at the end
of an ESA?
• Could the condo keep the generator running?
• Could the condo realize more of the savings due to the spark gap? (The difference between the price of electricity from
the grid minus the cost of generating
one’s own electricity on-site.)
• Who owns the generator? The provider

or the condo?
• What would a buyout cost?
• What maintenance options would be
available?
What legal obligations does a
board have to fulfill?
Aside from the Ontario Condominium Act,
municipal and other provincial legislation
may apply. For instance, certain cities require condos to assess the impact on the
grid of adding an on-site generator. Also, a
change to a condo’s infrastructure may require formal buy-in from all owners.
Legislation does have its positive side. For
instance, Independent Electricity System
Operator (IESO) regulations no longer
mandate that fuel for standby generators be
stored on site. This opens up generators to
a natural gas distribution system that has
proven reliable, even during power outages.
What other questions do we need to ask?
A board’s CHP checklist can be much longer
than this. What questions would you add?
This article was written with interviews from
CHP service provider RIKOS Energy and
files from interviews with other industry professionals. C V
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Timely ideas, insight, inspiration
and information of particular
interest to condominium owners

Condo
Etiquette
Condo Etiquette is a regular
Condovoice feature whereby
condo residents, owners and
directors can share their
thoughts on a variety of
common (or not so common!)
condo etiquette situations. For
this issue, we asked readers:
BACK BY POPULAR DEMAND

Share Your AGM Experience:
What advice would you give to someone who is preparing to attend their very first Annual General Meeting?
Advice for Directors
1. Take notes. This shows owners that
you care and gives you a point of reference for follow-up. – Marc B.

4. Listen. – Jan A.

2. Have the current Board introduce
themselves and new owners at the
AGM. – Anonymous

6. Advertise. Run a door prize to attract
participation. – Henry J.

4. Let the chair, chair and speak only
when it is appropriate. Don’t let yourself get baited into going off topic.
– Anonymous

5. Hiding will only make it worse, LOL
– Anonymous

Advice for Owners
1. If there are police present, do what they
say!
– Anonymous

2. The auditor is not the enemy!
– Anonymouss
3. It is okay to leave if New Business gets
tiresome. The only official business
that can be conducted is that which is
on the agenda anyway.
– Joan T.
4. Appreciate that your Board is made up
of volunteers. This is your chance to
express your concerns and ask questions, but do so respectfully.
– Ben G.
5. Don’t be the person who frustrates
everyone by ignoring the agenda and
going off on a tangent! – Anonymous

While we appreciate your contribution, we regrettably cannot offer any guarantees that your submission will be published in view of volume limitations.
The publication of submissions is at the sole discretion of CCI Toronto’s Communications Committee and your submission of the content provided above is
considered to be your full and final release of any ownership rights thereof. Please contact info@ccitoronto.org with any questions or concerns.
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EXPERTS IN THE
BUILT AND NATURAL
ENVIRONMENT
BUILDINGS
u
u
u
u
u
u
u

Investigations/Condition Surveys
Structural, Mechanical & Electrical Engineering
Repair/Restoration Consulting
Energy Efficiency/Sustainability Consulting
Performance Audits
Reserve Fund Studies
Building Deficiency Claims

MUNICIPAL INFRASTRUCTURE
ENVIRONMENT
INDUSTRIAL & ENERGY
TRANSPORTATION

www.wspgroup.com

ENGINEERING A WORLD OF POSSIBILITIES
Toronto
Markham
Burlington
Barrie
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416-487-5256
905-475-7270
905-799-8220
705-735-6450
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Cambridge
St. Catharines
Windsor
Ottawa

226-765-0800
905-687-1771
519-974-5887
613-829-2800

Peterborough
Kingston
Cornwall
Thunder Bay

705-743-6850
613-634-7373
613-933-5602
807-625-6700

Best Practices

condominium

owners

By Brian Antman, CPA, CA
Adams and Miles Chartered
Professional Accountants

Condominium Act of Ontario and the
Declaration, Bylaws and Rules of Each
Corporation Govern How We Live Together
Whether you are a new owner or have
lived in a condominium for many years,
you should understand how the Board
of Directors governs your condominium. Condominiums, by their nature, are
about communal living and how that happens is prescribed by the Condominium
Act of Ontario and the Declaration, Bylaws and Rules of each corporation. It is
within the parameters of these documents
that the Board of Directors must operate.
Directors are responsible to ensure that
the requirements of these documents are
complied with and in particular they are
legally responsible to ensure that the common elements, assets and ultimately your
investment is properly managed.
It is most important that Directors have
the tools to carry out their functions effectively. The Condominium Act of Ontario
sets out only basic criteria to be a Director.
Currently a Director must be; at least 18
years old; not an undischarged bankrupt;
and not mentally incompetent. A few condominiums have passed bylaws with additional qualifications, such as the requirement to be a unit owner. Like most other

elected officials, condominium directors
do not need to be educated in their duties
either to be elected or to continue to hold
office, though this will change when the director education provisions of the amended
Condominium Act come into force in the
next year or so. These programs provide
the information a director needs to function effectively.
The Board of Directors have an obligation
to carry out the duties of its condominium
corporation, which includes, but is not limited to, the following:
• Ensure owners are complying with the
Condominium Act, Declaration, Bylaws
and Rules;
• Maintain and repair the common elements;
• Maintain an adequate reserve fund;
• Ensure the reserve fund study is done
within one year of registration and then
updated every three years;
• Develop an annual budget that will provide the goods and services necessary to
maintain the quality of life within the
community;

• Ensure all common element assessments are collected;
• Ensure all expenditures are authorized
and have been recorded;
• Ensure all monies are accounted for, all
records have been maintained and that
they are reviewed on a regular (monthly) basis;
• Obtain the appropriate level of insurance, including directors’ liability insurance; and
• Ensure the Annual General Meeting is
held within six months after the fiscal
year-end.
Whether your corporation is a small townhouse community in rural Ontario or a large
high-rise in downtown Toronto, directors
need to view condominium operations as
a business. All new directors should read
the corporation’s Declaration, Bylaws and
Rules immediately after they are elected
to ensure they have a clear understanding
of the duties of the corporation and reread
these documents every few years to ensure
their requirements remain current.
Directors should take an annual walk
CONDOVOICE WINTER 2016
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ILLUSTRATION BY TOMIO NITTO

Communication
Between Owners &
Directors is Vital

Ensure owners are complying with the Condominium Act, Declaration,
Bylaws and Rules • Maintain and repair the common elements • Maintain
an adequate reserve fund • Ensure the reserve fund study is done within
one year of registration and then updated every three years • Develop a
annual budget that will provide the goods and services necessary to maintain the quality of life within the community • Ensure all common element
assessments are collected • Ensure all expenditures are authorized and
have been recorded • Ensure all monies are accounted for, all records
have been maintained and that they are reviewed on a regular (monthly)
basis • Obtain the appropriate level of insurance, including Directors liability insurance; and • Ensure the Annual General Meeting is held within
six months after the fiscal year-end • Ensure owners are complying with
the Condominium Act, Declaration, Bylaws and Rules • Maintain and repair the common elements • Maintain an adequate reserve fund • Ensure
the reserve fund study is done within one year of registration and then
updated every three years • Develop a annual budget that will provide
the goods and services necessary to maintain the quality of life within the
community • Ensure all common element assessments are collected •
Ensure all expenditures are authorized and have been recorded • Ensure
all monies are accounted for, all records have been maintained and that
they are reviewed on a regular (monthly) basis • Obtain the appropriate
level of insurance, including Directors liability insurance; and • Ensure the
Annual General Meeting is held within six months after the fiscal year-end

condominium

owners
through the building with the property
manager to get a good look at all the physical assets. They should review the monthly
financial statements and the prior year’s audited financial statements for any qualifications or other issues raised from the audit.
Directors have the legal obligation, set

out in the Condominium Act, to act honestly, in good faith and to exercise the
care, diligence and skill that a reasonably
prudent person would exercise in similar
circumstances. In short, they should think
through their decisions using common
sense and without personal bias.

The Condominium Act states that as long
as directors rely on the advice of qualified
professionals, they will not be held personally liable for the results of decisions
made. Experts include engineers, lawyers,
public accountants, and appraisers and auditors. Directors should only hire professionals that are experts in their field and
conversant with the requirements of the
Condominium Act. Membership in CCI
or ACMO (Association of Condominium
Managers of Ontario) may indicate that
these professionals have experience in condominiums. The Board should select three
or four firms, check their references and
when appropriate, interview them before
making their selection.
Communication between owners and the
directors is vital. Directors should: find out
from owners what issues they might have
with the operations of the corporation;
keep them informed of what’s happening
through newsletters, emails or a website;
and hold town hall and budget meetings.
The Board can provide some time at each
meeting when owners can bring their concerns to the board. Minutes should be kept
of all meetings and made available to owners (except for matters governed by privacy
legislation). Minutes are not only part of
the corporate records but also a powerful
tool to demonstrate that decisions of the
Board are properly made.
It is most important for directors to remember that they are dealing with their
neighbours who also have a vested interest
in the community and that mutual respect
is required for their community to operate
harmoniously.
In short, directors should educate themselves on condominium matters, make decisions with care and proper due diligence,
budget sufficient funds to ensure that the
quality of life within the condominium is
maintained, communicate with owners
early and often and ensure all owners are
treated fairly and with respect. Doing so
will go a long way to making their condominium a great place to live. C V
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Communication

condominium

By Selena Livingstone
Board Member at MTCC # 997 and
Board Consultant, Attentive Condo Management Consulting

owners

A Picture is
Worth a
Thousand Words
I Recently Used a Tool to Effectively
and Concisely Communicate With
Owners Which I Would Like to Share

I am a Board Director at a 14 story high
rise and one thing I’ve learned for sure is
the importance of knowing when and how
to share information. If you are a Director
of a Condominium Corporation you have
probably experienced at some point, problems and complaints from owners which
may be due to a lack of consistent, effective
and respectful communication.
Another Board member and I recently used
a tool to effectively and concisely communicate with owners which I would like to
share with other Directors as we feel this
will help you win with your owners.
I am sharing this as a positive example
of creative communication, a wonderful
experience and helpful tool in building
trust between Owners and Directors.
Owners appreciate hearing good things
instead of always hearing from the Board
when it’s a negative issue. I have been a
Director for going on 9 years here at our
condo and I certainly have found that
good communication, proper ethics and

a willingness to learn are really the keys
to running a successful corporation. We
have always had a culture of encouraging
new and all Directors to take ongoing
educational courses offered through the
Canadian Condo Institute. It was at a 2
day weekend course recently which one of
my fellow Directors and myself attended,
where we formulated our idea for a way to
communicate to the Owners at our upcoming AGM.

During the course there was a brief discussion on whether a Board should allow
their Owners to view the mechanical room
equipment and other “back of house” areas.
It was deemed however that due to safety
and insurance liability concerns it was not
recommended. That was when we developed the idea of showing our Owners ALL
of OUR hidden components and behind
the scenes workings of our building which
they don’t have the privilege of viewing. We
wanted to do something for our Owners,
include them in something that normally
only the Property Manager, Superintendent and Directors have access to, so they
could see for themselves.
We came up with the idea of a 15 minute
slide show tour of our building and presenting it at our Annual General Meeting.
A picture is worth a thousand words as
they say and in our experience worth the
effect in improving trust, transparency and
giving all Owners pride of ownership. Our
Board always includes in our annual report
how well maintained our boiler room is by
CONDOVOICE WINTER 2016
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Electricity Guru
Hey man, did u know Suite
Metering can reduce electricity
costs by 30%??

What are we gonna do with all
these savings!!?
IDK, buy more pizza?

1-866-836-3837
info@prioritymeter.com
prioritymeter.com
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Submetering. Good For You.
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condominium

owners
Our Board always includes in our
annual report how well maintained
our boiler room is by our Super but
this time we actually showed them
in a picture, several actually
(Got a big chuckle) plus the current work
being done on the spa hot tub.

our Super but this time we actually showed
them in a picture, several actually. It builds
trust in the Board and Management knowing their building is well looked after and
they get the bigger picture of their home
and what the Board is actually responsible
in overseeing. They get a greater sense also
of the responsibilities of the Management
Company and the Superintendent, along
with what is being maintained and what it
takes to keep their asset in working order.
By going on the tour with the Super and
the Property Manger the Board also shows
their interest in learning and communicating to Owners.
The Superintendent and Property Manager took my fellow Director on an extensive

tour of the building and she snapped many
pictures and asked A LOT of questions. After editing and selecting which pictures to
use, she put together a PowerPoint presentation with wording on each slide describing the pieces of equipment and how they
worked and in some cases worked together.
She plugged the presentation into our party
room TV and delivered it with great information and humour and the Owners attending the AGM loved it! She explained
the type of roof we have, pointed out the
boilers, the old and the new, the plumbing
stacks, the elevator room and the cleanliness of all, the tech/telephone room, the
chiller on the roof and explained how the
carbon monoxide detectors work in the garage so you won’t die – unless you want too!

Some of the comments from our owners
after the meeting were: “That was the best
AGM ever” – “I was so impressed to see
the pictures. I guess I sort of thought the
building ran itself” etc. Very positive feedback was received from the owners. In fact
owners left with smiles and milled about
chatting for some time. This is an example
of how it helped create a sense of shared
community and ownership.
Overall, our recent AGM was a big success
in part because of this thoughtful presentation, something so outside the normal
type of Directors report the Owners were
used to, and so it is our wish to share it, so
other Directors can enjoy the reward we
felt; Happy Owners! Take pictures, get to
know your building, give a little presentation and deliver it with humour and most
importantly have fun. We hope this idea
will help foster good relations for you and
your corporation and it is something that
helps you win with YOUR Owners! C V
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Alphabet Soup
In an effort to help condo directors navigate their way through finding qualified industry professionals to work with, CCI
presents Alphabet Soup, a quarterly column to help directors make meaning of what the letters for various industry
designations mean. This article will focus on acronyms commonly used in the industry which you may be unfamiliar with.

ILLUSTRATION BY JASON SCHNIDER

Common
Acronyms
You Should
Know
Whether you are new to condominiums
or have lived in one for several years, you
will be bound to come across acronyms
commonly used in the industry which
you may be unfamiliar with. Let us help
you demystify these terms.

CCDC
The Canadian Construction Documents
Committee is a national committee responsible for the development, production and review of standard Canadian
construction contracts, forms and guides.

AGM
An Annual General Meeting of the unit
owners required by the Act where board
members are elected and the financial
statement for the previous year are presented to the owners.

CEA
Common Element Assessment refers to a
monthly payment made by each unit owner to cover the maintenance of common
elements and other common expenses;
also commonly known as maintenance
fees.

ADR
Alternative Dispute Resolution refers to
dispute resolutions processes outside the
traditional litigation approach. ADR (especially mediation) is usually focused more
on the parties’ interests rather than rights.
BATNA
Best Alternative to a Negotiated Agreement– what is the best I can expect if we
don’t come to a negotiated agreement?
66
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RFS
Reserve Fund Study - A study that is performed to ensure that a proper level of
contributions is collected from owners
to cover future major repairs and replacement. A reserve fund study will include
a thorough inspection, by qualified persons, of the common element areas, and
dialogue with the Board of Directors and
Property Management.

MLATNA
Most Likely Alternative to a Negotiated
Agreement– what is the most likely alternative if we don’t come to a negotiated
agreement?

WHMIS
The Workplace Hazardous Materials
Information System is Canada’s national
hazard communication standard. The
key elements of the system are cautionary labeling of containers of WHMIS
“controlled products”, the provision of
material safety data sheets and worker
education and training programs

POTL
Parcel of Tied Land means the parcel of land
owned by an owner who also has an interest
in a Common Element Condominium.

WATNA
Worst Alternative to a Negotiated Agreement– what is the worst I can expect if we
don’t come to a negotiated agreement? C V

Advertiser’s List
COMPANY

PAGE

360 Community Management Ltd.
15
ACMO (Comp)
13
Adams Miles LLP
27
A.R. Consulting
43
Atrens-Counsel Insurance
21
Atrens Management Group Inc.
40
Brookfield Condominium Services Ltd
60
Brown & Beattie Building Science Engineering
32
Canadian Design & Construction Inc.
36
Canlight Management Inc.
31
CCI Group Inc.
43
Cion Coulter Engineers & Building Scientists
26
Comfield Management Services Inc.
44
Comfort Property Management
32
Criterium – Jansen Engineers
12
Davroc Consulting Engineers
28, 44, 56
DEL Property Management
14
Donna Swanson Real Estate Brokerage
58
Dryerfighters Inc.
67
Eagle Audit Advantage Inc.
62
Elia Associates
24
Enerplan Building Consultants
35
Equitable Bank
34
Fine & Deo Barristers and Solicitors
Outside Back Cover
FirstService Residential
10
Fogler Rubinoff LLP
56
Gardiner Miller Arnold LLP
5
Glendale Properties Inc.
28
Green Leaf Landscaping
67
Horlick Levitt Di Lella LLP
Inside Front Cover
ICC Property Management Ltd.
Inside Back Cover
JCO & Associates
30
Larlyn Property Management Ltd.
64
LEaC Shield Ltd.
67
Malvern Condominium Property Management
6
Maple Ridge Community Management
42
Metro Jet Wash
22
Miller Thomson LLP
28
Morrison Financial Services Limited
25
Nadlan-Harris Property Management Inc.
35
Ontario Building Envelope Council
44
Ontario Playgrounds
44

COMPANY

PAGE

Percel Inc.
Priority Submetering Solutions
Purple Hearts Security
Rikos Engineering Limited
Rutherford & Mathews
Shibley Righton LLP
Summa Property Management Inc.
Suncorp Valuations Ltd.
Tator Rose & Leong
The Floor Studio
The Roofers
Toronto Hydro (Context Creative)
V-Cal Foundation Crack Repair
Whiterose Janitorial Services Ltd.
Wilkinson Chutes Canada
Wilson, Blanchard Management Inc.
WSP

20
64
58
8
20
18
55
28
28
46
46
42
64
2
58
54
60

For Clothes Dryer Fire Prevention – duct cleaning does
not meet the requirements...and cleaning your lint trap
is not enough.
Only DRYERFIGHTERS has the Experience to Service
your Dryers for Appliance Manufacturer and OFM
Prescribed Interior Dryer Cleaning for Fire Prevention.
We’ve cleaned over 200,000 Clothes Dryers and ducts
in the Ontario Condominium Market.
Dryer Fires are Real – Firefighters know it, your Dryer
Manufacturer knows it – your Insurer knows it – You
Should know it too.

BULK SERVICE AT THE BEST PRICE!
(905) 455-2203 / info@dryerfightersinc.com
www.dryerfightersinc.com
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The Last Word
By Sue Langlois
Digi-Notice

Caustic
Communication
Can It Work in Your Condo?
More and more condominiums have adopted digital signage as a critical part
of improving overall communications at
their property. A captive audience and the
ability to remotely change notices make
them a handy tool indeed.
Now that the market has adopted the technology, the strategic planning can begin
in earnest. I call this the fun part, and it
means carefully planning, creating and
executing the creative content so that it
has the most impact, so that you can realize a return on your communication hardware investment.
I have long been a proponent of watching the “tone” used when crafting notices
for a condominium audience. Residents
should always be treated with respect,
and educated about aspects of condo life
rather than berated for not following the
rules. However, that is not to say that your
content can’t be creative when it comes to
delivering the message.
An excellent example of this occurred
at one of our west end condominium clients. A big issue for them was residents
tossing all sorts of items from their balcony. The thoughtless acts of disrespect
caused extra work for the superintendent, lowered morale and displayed a
total lack of pride of ownership/renter68
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IMAGE PROVIDED BY DIGI-NOTICE

ship. After consulting with the board of
directors and determining the audience
demographics, our creative team went
to work. What they came up with was a
list of the top five items chucked off the
balconies, presented in a rather shocking display that was quickly dubbed “the
shame campaign”.

paign and they stuck to it. When it first appeared on the digital screens in elevators,
there were some who responded in shock
and decried its presence. But when the
board and management team explained
its necessity, the benefit of its message and
the positive impact it would have on property values, everyone got onside.

The board loved it and were committed
to using the campaign’s shock factor to
get resident attention focused on this important issue. The result? “A one hundred percent change in behaviour, practically overnight”, reported board director
Jon. “Not only did people stop throwing
things, the entire building took on a more
polished atmosphere as our superintendent was able to concentrate on tasks
other than cleaning up the grounds. Residents displayed a better attitude overall.”
That’s not to say it was easy. Jon and his
board made a commitment to the cam-

Caustic communications can definitely
have a positive impact but it is worth noting that aside from the creative itself, the
planning and execution of such a campaign
is also highly critical to its success. The
target audience is key (I wouldn’t run this
for just any audience) and the “airtime”
should be carefully gauged for maximum
impact without being overdone. Also, the
creative was designed to provide shock,
then logic and finally escalation to pride
of ownership/rentership.
Caustic, perhaps. Effective? You bet. C V

1151 Denison Street, Unit 15
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