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Presidents Message
By Dan Kelly, President CCI NWO

As incoming President of your chapter I am pleased

form of not only the condominium authority but also the

to report that the Ontario government unanimously

condo manager licensing authority.

carried the Protecting Condominium Owners Act on

The proposed legislation touches five key areas:

October 7 in its second of three readings, with the

consumer protection, dispute resolution, governance,

qualified support of the opposition parties. The provincial

condo management and finance. Its reforms are based on

legislature referred Bill 106, as it is known, to the

more than 200 recommendations to come out of a three-

standing committee on finance and economic affairs. If

stage public consultation spanning 18 months.

passed into law, the bill will update the Condominium
Act, introduce the Condominium Management Services
Act and amend other legislation including the Ontario
New Home Warranties Plan Act.

After committee stage, where members may hold public
hearings and consider revisions, the bill will be reported
back to the provincial legislature for third reading and put
to a final vote. For now, the current Condominium Act

MPPs from all parties welcomed many of Bill 106’s

remains in effect.

proposed consumer protection measures, such as
introducing an easy-to-read condo guide, standardizing
disclosure statements and preventing surprise increases to
fees. Other well-received features of the draft legislation
included basic education for directors and condo
manager licensing.
One of the most important parts of the bill is the
proposed legislation’s condo authority.

All the insurance products
you need, all in one spot.

The condo authority would maintain a registry of
the province’s condo corporations as well as deliver
education and dispute resolution services. The Ontario
government would fund its start-up costs, and its

At BrokerLink, we offer excellent insurance
packages for condominiums including rental
properties. Plus, get additional discounts when
auto and condo packages are combined.

operating costs would be funded through a combination
of user fees and a levy on condo owners of roughly $1
per unit per month.
It is expected that the condominium authority tribunal
will be a fast, cheap alternative to the courts with the
potential to divert around 75 per cent of cases from costly
litigation, mediation and arbitration.
Some of the issues raised by the opposition parties
included a desire to reform Tarion and concerns about

www.BrokerLink.ca

Call, Switch & Save.

(807) 622.6155

1139 Alloy Drive, Suite 110, Thunder Bay
Services available in Ontario through Canada Brokerlink (Ontario) Inc.™
BrokerLink & Design is a is a trademark of Canada Brokerlink Inc. used under
license. © Copyright 2013 Canada Brokerlink Inc. All rights reserved.

adding new layers of bureaucracy and red tape in the
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Ontario Proposes Bill to Reform Condominium Laws
Published on website, Canadian Underwriter.ca on 2015-05-29
The province of Ontario has introduced the Protecting

be required to publicly disclose information and be

Condominium Owners Act, which, if passed, would

subject to oversight by the provincial Auditor General.

“strengthen financial management rules for condo

To fund its services, the authority would have the power

corporations to help prevent fraud and mismanagement.”

to set its own fees, including a small fee for all condo

Bill 106, which passed first reading on Wednesday,
May 27, 2015, would require condo boards to issue
“information to owners on a regular basis on topics such
as the corporation’s insurance or any legal proceedings.”
It would also require condo directors to complete
training requirements and forbid condo corporations
from finalizing some contracts unless they have fulfilled
certain procurement process requirements, the Ministry

corporations -- about $1 per unit a month, which would
be collected from unit owners as a monthly common
expense.
Regulations under the proposed Protecting Condominium
Owners Act would also clarify rules related to reserve
funds by defining what adequate reserve funds are and
how condo corporations can determine if their reserve
funds are sufficient, the release noted.

of Government and Consumer Services said in a press

The bill amends the Condominium Act and the Ontario

release. It would give owners “more information about

New Home Warranties Plan Act and would enact the

their condo corporations’ financial matters and more

Condominium Management Services Act to address

control over important changes,” the ministry added.

five key areas of reform: dispute resolution, consumer

“We’re proposing legislation that would greatly increase
protections for condominium owners in Ontario, improve

protection for owners and buyers, financial management,
how condos are run and condo manager licensing.

how condo corporations are run and ensure that condo

For example, the proposed act:

boards are well governed,” said Liberal MPP (Sault Ste.

•

Requires developers to give condo buyers a copy of

Marie, Ont.), David Orazietti, in introducing the bill

an easy-to-read guide to condominium living at the

in the Ontario legislature. “The legislation, if passed,

time of sale;

would allow for two new authorities to be created: a
condo authority which would train and educate condo
directors, provide owners with a single source of reliable
information and help prevent common disputes; the
second, a licensing authority, would ensure training and
licensing for Ontario’s condo managers.”
The bill proposes the establishment of a Condominium
Authority – an independent, self-funded, not-for-profit
corporation - that would “provide quicker, lower-cost
dispute resolution,” the release said. The authority would

2
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•

•

•

Provides “clearer, more comprehensive rules to

firms by establishing a compulsory licensing system.

prevent buyers from being surprised by unexpected

Regulations under the act would set training and

costs after purchasing a newly-built condo;”

education requirements for condo managers and a code

Enables the government to create regulations for

of ethics.

standard condominium disclosure statements and

The bill was proposed following a review of the current

other documents, such as declarations; and

Condominium Act (passed in 1998), involving more

Amends the Ontario New Home Warranties Plan Act

than 2,200 submissions from condo owners, developers,

so that most of the warranty protections available to

managers and industry experts.

buyers of new condos would also apply to certain
condo conversion projects.

Ontario currently has about 700,000 condo units and
10,000 condo corporations. About 1.3 million Ontarians

The proposed act would also establish a separate piece of

live in a condo and more than half of new homes under

legislation - the Condominium Management Services Act.

construction in the province are condos, the ministry

Under this act, a new delegated administrative authority

reported.

would regulate condo managers and management

Five ways to curb utility costs in condominiums

A property management professional shares his approach to energy efficiency retrofits
Murray Johnson, Vice President of Client Service

during off-peak hours using variable speed drivers. This

Development at Brookfield Condominium Services Ltd.,

translates to less electricity to run the fan, but also less

spoke at the Canadian Condominium Institute-Toronto’s

electricity to cool the air passing through the unit in the

recent event The Utility Jolt – Shocked Again.

summer and less natural gas to heat the air passing through
the unit in the winter.

Intermittent pumping
Condominium boiler rooms often have full redundancy,

Toilet inserts

meaning they have three boilers for added capacity and in

The line in the toilet where the water stops after a flush

case one fails, said Johnson. Even if only one boiler is on,

denotes how much water is required to rinse clean the

water is continuously being pumped through each boiler,

bowl, explained Johnson. Any rippling that occurs once

losing heat as it passes through, before being pumped

the water reaches this line is a sign of water wastage. At

back into the building and beginning the cycle again. With

$18 apiece, toilet inserts are a cheap way to prevent this

controllers, these pumps can be programmed to switch on

water wastage. What’s more, the inserts alert suite owners

only when hot water is required.

to leaky flappers, another cause of water wastage, with a
whistling noise that persists until the flapper is fixed.

Variable speed drivers
The makeup air unit is what keeps a building pressurized,

Plumbing audits

so it can’t be turned off altogether, said Johnson. These

Johnson recommended spending the $8,000 to $10,000

units are, however, normally oversized, having been

it costs to do a plumbing audit every five years. This

bought off the shelf, so their fans can be slowed down

price estimate will pay for a plumber (accompanied
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by a security guard) to go suite-to-suite and check for

fee freeze, made possible by the energy savings from the

leaks, replace faucet cartridges (free for new fixtures),

lighting retrofit.

and do upgrades for interested owners who wish to pay
for them. The plumber also provides a full report on the
audit’s findings and the work done, which could result in
anywhere from a 15 to 30-per-cent drop in water use.
Lighting retrofits
Johnson is wary of sweeping LED lighting retrofits because
LED is a young technology that is designed to be seen,

After a condominium corporation carries out some of these
inexpensive, easy-to-do energy efficiency projects, it will
become harder to squeeze additional utility cost savings
out of the building, acknowledged Johnson. Speaking to
this, he recommended bundling energy retrofits that have
short and long payback periods, to reduce their overall
payback period.

not illuminate rooms. Instead, he pointed to induction

“Get on the energy train; keep going; remember the

lighting, an established and long-lasting technology. He

cumulative savings are greater than the short-term

cited a Toronto condominium corporation that replaced

satisfaction,” said Johnson.

their parking garage’s 150-watt high-pressure sodium
lighting with a mix of 40 and 60-watt induction lighting.
The corporation is now in the fifth year of a seven-year

Originally published in CONDOBUSINESS, May 2015
Wednesday, April 29, 2015
By Michelle Ervin Editor of CondoBusiness.

PRESS RELEASE - TORONTO, ON – JUNE 24, 2015
Canadian Condominium Institute Welcomes Bill 106
Condominium owners across Ontario are rejoicing and they are not alone!
The Canadian Condominium Institute (CCI) is also

The proposed legislation includes mandatory education

celebrating Bill 106, the Protecting Condominium

for condominium directors. Tania Haluk, the current

Owners Act, which the Ontario government tabled on

Chair of the CCI Ontario Caucus states “The Canadian

May 27. Positive changes include strengthening financial

Condominium Institute has been front and centre

management rules for condo corporations to help prevent

in providing director education since 1982 and we

fraud and mismanagement.

anticipate, that despite mandatory education being

The Ontario Caucus of CCI, a national, independent, nonprofit body dealing exclusively with condominium issues,
has been among those pushing for legislative reform in

offered through a newly formed Condo Authority, CCI will
continue to be a long term source of ongoing training for
directors”.

Ontario for more than a decade. CCI members played an

The CCI Ontario Caucus appreciates the government

active role in the broad-based public consultations and

did not introduce a new Condominium Act, but rather

various working panels over the past two-and-a-half years.

aims to amend the present one. It welcomes the changes

Thus, it was an exciting day when the Bill was given First

which are extensive and significant. Among them, notice

Reading and passed.

of off-budget spending whereby a condominium board
would have to notify owners if it proposed an expense

4
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exceeding the budgeted amount by more than a set

discipline and regulation of condo property managers and

margin. CCI believes transparent financial management is

management companies.

the foundation of a successful condominium corporation
and community.

The Canadian Condominium Institute looks forward to Bill
106 receiving Second Reading then going to Committee

Bill 106 also calls for the establishment of a Condo

Hearings where CCI will offer more input and feedback.

Authority to oversee the education of owners and directors

Once the Bill passes the Third Reading by the Ontario

and to provide a dispute resolution service. It also creates

Legislature and receives Royal Assent from the Lieutenant

a second and distinct authority to oversee the licensing,

Governor, it will become law.

The Condo Board as Asset Manager:

Define your Vision, then Align your Decisions - By: Luc Dacquay, P.Eng. and Sally Thompson, P.Eng.
Every day, condominium boards are called upon to make

2. 123 Modest Street: Our property will be kept up so

important contracting and tendering decisions about their

that it retains the character and attributes intended by

properties. These decisions can significantly affect current

the original design. We will strive to keep maintenance

and resale property values, owner satisfaction, and the

fees competitive with surrounding buildings. We

long-term financial viability of the building. But for boards

will provide a neat, clean and safe environment for

to make the best possible decisions, they have to think

our residents, and we will ensure that our capital

like commercial real estate Asset Managers. This means

investments are practical but not extravagant

defining the Vision for the property, then ensuring that
capital decisions are aligned with that Vision.
As Asset Manager, the board should have a clear Vision for
the corporation. This Vision will be a function of the type
of building, including its size, age and location.

Consider the Different Visions for the Following
Two Hypothetical Properties:
1. 123 Highend Street: Our property will be kept

Clear Vision Leads to Good Decisions
1. The Vision informs decision-making: it provides a
framework to ensure that capital projects will be
successful. Without a clear Vision for the property,
there is a risk that the project will not meet the board’s
goals.
2. Thus, a critical function for condo board is setting and
adhering to the Vision for the property. By accepting

up so that it continues to be the most attractive

responsibility for the role of Asset Manager, the board

and valuable condominium in the Luxuryhill

will be starting on the right foot to ensure successful

Neighbourhood. We will upgrade our facilities and

project tendering and contracting.

amenities as often as required to remain at par or
ahead of new condominiums that are developed in
our neighbourhood. We will provide our residents
with a facility that meets the expectations of luxury
condo owners. We are not solely focused on the first

This article originally appeared in the Spring 2012 issue of
CondoVoice. Luc Dacquay Professional engineer with WSP.
Sally Thompson Former employee of WSP (then Halsall
Associates).

cost of work. We are also concerned about the impact
projects will have on the value of our condo units.
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Why Radon Testing Should be on Your Radar

Elevated indoor levels of naturally occurring radioactive gas pose health risk
After smoking, radon exposure is the next leading cause of

For occupied areas/rooms of buildings, Health Canada has

lung cancer. According to Health Canada, it is responsible

set 200 Becquerels per cubic metre (Bq/m³) as the action

for approximately 16 per cent of the country’s lung cancer

level for mitigation. The term ‘occupied’ refers to those

deaths, claiming around 3,200 lives every year.

areas/rooms which are occupied by an individual for more

Radon is a naturally occurring radioactive gas caused by
the breakdown of uranium in soil, rock and groundwater.
The gas deteriorates into radon decay products (RDPs),
which, when inhaled, can adhere to lung tissue and emit
high-energy alpha radiation particles that can damage cells

than four hours per day. If radon levels exceed 200 Bq/m³
but are less than 600 Bq/m³, Health Canada recommends
mitigating the radon within two years. If levels exceed 600
Bq/m³, Health Canada recommends mitigating the radon
within one year.

and increase the risk of lung cancer.

Mitigation Strategies

Present at extremely low levels in outdoor air, radon can

In buildings without a robust mechanical ventilation

become a problem if it accumulates to elevated levels

system, the most common and effective way to mitigate

inside a building. Radon can potentially enter a building

radon is to install a sub-slab depressurization (SSD) system.

at any point where it is in contact with the subsurface soil

An SSD system draws air from beneath the building and

or rock, including through cracks, sumps, floor/wall joints

exhausts it to the outdoors where it is diluted to safe levels.

or unfinished floors in crawlspaces. Testing is the only way

If a building has a robust mechanical ventilation system,

to detect elevated indoor levels of the invisible, odourless,

the system can potentially be manipulated to dilute indoor

tasteless gas.

radon concentrations and/or pressurize a building to

Here’s what condo boards and managers need to know
about testing for and mitigating high radon levels.

Radon Testing

essentially ‘push’ the radon out.
Efforts to limit indoor
radon levels in newly
constructed buildings

There are two general categories of tests to measure radon:

are underway.

short-term tests (typically lasting 48 hours to seven days)

Specifically, the 2010

and long-term tests (ranging from 91 days to one year).

National Building

Radon levels in a building can vary significantly from

Code (NBC) defines

hour to hour, day to day and even more so from season to

requirements for Readily

season. Given these variances, long-term tests are better

Remediated New

at estimating the annual average radon concentration in

Construction (RRNC).

a building. Health Canada says that decisions for radon
mitigation should be based on the result of a long-term
radon test.

These requirements not
only limit radon entry
into a building, but
also make it simpler

6
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to mitigate radon concentrations after a building has

assistance is required, be sure to work with a certified

been constructed. Examples of these provisions include

radon professional. Health Canada and the Canadian

installing an airtight sump pit cover, caulking the slab

Association of Radon Scientists and Technologists

perimeter and penetrations, placing granular fill and a soil

(CARST) have established the Canada National Radon

gas membrane under the slab as well as roughed in piping

Proficiency Program (C-NRPP), which certifies and licenses

for an active SSD system, if required.

professionals. Local professionals are searchable on the

The radon-related aspects of the NBC have not been

C-NRPP website.

widely adopted in new construction in Canada. However,
given the health risks of high indoor radon levels, it’s no
surprise that more and more municipalities across the
country are starting to implement them.
Owners and managers of existing buildings can reduce
their risk by following Health Canada’s guidelines for
testing and mitigating high radon levels indoors. If

Scott Cryer (P.Geo.) is an operations manager with the Hazardous Materials group at Pinchin’s Mississauga, Ontario office. He is
also certified with the Canadian National Radon Proficiency Program (C-NRPP) as a radon measurement and mitigation provider
and a director with the Canadian Association of Radon Scientists and Technologists (CARST).

Condo Cases Across Canada

BY JAMES DAVIDSON, LL.B., ACCI, FCCI - NELLIGAN O’BRIEN PAYNE, OTTAWA

It is my pleasure to provide these brief summaries of

The Ontario Court of Appeal has upheld a lower Court

recent condominium Court decisions across Canada. I

ruling that the police have no right to gain access to a

don’t provide summaries of every decision rendered. I

condominium’s common elements without permission or

select a handful of decisions that I hope readers will find

a warrant (except perhaps in cases of “hot pursuit”). Here’s

interesting. I hope readers enjoy this regular column of the

my summary of the Court of Appeal’s decision:

CCI Review.
Note to readers: In B.C., condominium corporations
are “strata corporations” and in Quebec, condominium
corporations are “syndicates”.

THE HOT TOPIC - When can the police gain
access to the common elements?
R. v. White (Ontario Court of Appeal) July 7, 2015
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Police illegally entered onto condominium’s
common elements.
The lower Court held that the police had illegally entered
onto the common elements of a ten-unit condominium
apartment building. The police had obtained a search
warrant, on the strength of information gained as a result
of the illegal entry. The lower Court ruled that all of the
resulting evidence (obtained with the search warrant) was
inadmissible. See Condo Cases Across Canada, Part 42,
May 2013.
The Crown appealed the resulting acquittal of the
accused. The appeal was dismissed. The Court of Appeal
said: Although (the accused, who was a resident in the
condominium) did not have absolute control over access
to the building, it was reasonable for him to expect that
the building’s security system would operate to exclude
strangers, including the police, from entering the common
areas of his building several times without permission
or invitation and investigating at their leisure. It was
reasonable for him to assume that although access to
the building’s storage area was not regulated, it was not
open to the general public. And it was reasonable for him
to assume that people would not be hiding in stairwells
to observe the comings and goings and overhear the
conversations and actions within his unit.

The (Crown) asserts, but did not establish, that the searches
were authorized by law because the police had an
implied invitation to enter common areas of the building
to conduct non-intrusive investigative steps. Although it is
clear that the police, along with members of the public,
have an implied license to enter a property and to knock
on the door, this is for purposes of communicating with the
resident. In this case, the police did not use their implied
license to knock on the (accused’s) door. On the contrary,
the police did everything possible to conceal their
presence in the building.
In my view, the trial judge’s conclusion that the evidence
obtained by the police during the three visits to the
condominium prior to obtaining a search warrant was
obtained by trespassing on private property is correct.
The evidence of (one of the condominium’s directors) that
consent to enter the building would have been granted
had the police asked, cannot be relied on to provide
retrospective license to the police to enter the building
surreptitiously. Indeed, the action of the police in obtaining
after-the-fact authorization from the condominium
residents to allow the police to enter the building in the
future suggests that they were aware of Trespass to Property
Act concerns. In summary, the Court of Appeal held that
the search was unlawful and that the resulting evidence
was properly excluded.

In any event, the fact that a relatively large number of
people may have access to a building’s common areas
need not operate to eliminate a reasonable expectation
of privacy. It is one thing to contemplate that neighbours
and their guests, all of whom may be strangers to
another resident, might be present in the common
areas of a building, but another to say that a resident
has no reasonable expectation of privacy as a result. An
expectation of privacy may be attenuated in particular
circumstances without being eliminated.

8
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BC Case - Binichakis vs. Porter (B.C. Supreme Court)

accordance with the by-laws.

May 7, 2015.

According to the Court, the common expenses payable

Various claims against strata corporation (including claims

by the commercial owners should have been significantly

for harassment, intimidation, assault, defamation and

lower. The Court ordered appropriate adjustments (for the

oppression) dismissed. Slip and fall claim permitted to

year 2014/2015). The Court also held that the board had

continue

acted unfairly and without proper regard for the interests

The plaintiffs owned a strata lot. They asserted various
claims against the strata corporation and against former
members of the strata council, including claims for:

of the commercial owners. As a result, the Court made the
following Orders:
•

The Chair would be immediately removed from the
board and would be barred from standing for election

•

Harassment and intimidation Assault

•

Breach of a parking agreement

•

Breach of an agreement for security services

•

Trespass to property (trespass to the plaintiffs’ vehicle)

•

Occupiers Liability (slip and fall)

•

Defamation

Ontario Cases - Simcoe Condominium Corporation No.

•

Oppression (including failure to produce documents

89 vs. Dominelli (Ontario Superior Court).

and improper levying of fines)

in 2015.
•

All other board members, apart from Mr. Verjee, would
be prohibited from being candidates in the upcoming
election.

The condominium corporation’s rules prohibited dogs that

On a Summary Judgement Motion, all of the claims were

exceeded 25 pounds. One of the residents had a dog that

dismissed for either lack of proof or due to expiry of the

weighed over 25 pounds. She claimed that she needed the

limitation period, except for the slip and fall claim. That

dog because of a disability; and she produced letters from

claim was allowed to proceed to trial against only the

a doctor to support her claim. The doctor’s letters stated

strata corporation.

that the resident had a medical condition and that the

Alberta Case - Zul K. Verjee Professional Corporation

dog was an important part of managing her related stress.

vs. Condominium Corporation No. 9012335 (Alberta Court

The condominium corporation asked to receive more
detail (from the doctor) as to the nature of the disability

of Queen’s Bench) June 1, 2015 .

and why it could not be accommodated by the resident

Board improperly determined common expenses

having a smaller dog (i.e. a dog under 25 pounds). The

This condominium is a mixed residential-commercial

condominium corporation asked for the resident’s consent

project in Calgary. The applicant was one of the
commercial owners. The Applicant alleged that the board
had unfairly imposed excessive common expenses on
the commercial owners. In the past, the board had levied
common expenses based upon unit factors, even though
the corporation’s by-laws called for a different method. For
the 2014/2015 budget, the board applied a new method
which the board felt was in keeping with the by-laws.The
Court determined that the board’s new budget was not in
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to speak with the doctor (to obtain the requested additional
detail). This consent was not provided. The Court held that
there was no proven disability for purposes of the Human
Rights Code, and ordered that the dog be removed.
The Court said: The test for disability requires medical
evidence, a diagnosis of some recognized mental disability,
or “working diagnosis” or “articulation of clinicallysignificant symptoms” that has “specificity and substance”.
Dr. Vanderwater’s medical evidence to assert (the resident’s)
diagnosis did not provide that there is no evidence before
this court that Dr. Vanderwater’s generic labelling of
(the resident’s) diagnosis as a “medical condition” falls
under the definition of “disability” within the meaning of
section 10(1) of the Code. They should have provided the
requested information. The (condominium corporation) was
entitled to adequate, objective medical information with a
diagnosis of a mental disability and information about (the
resident’s) disability-related needs. By refusing to provide
such information, the respondents failed to cooperate in the
accommodation process.
Editorial Note: I note that there was no discussion, in this case, of the customer service standard under the Accessibility for
Ontarians with Disabilities Act. Perhaps the parties concluded that it didn’t apply in this case.

How to Handle Unit Owners who act Abusively
A property manager shares tips for responding to inappropriate behaviour
It is common for a condominium corporation to have a

responsible for dealing with owners. Often, an owner who

unit owner who is unhappy with whatever is being done

acts abusively is looking for a reaction. If the board keeps

in the building, and always criticizes things and insists that

the following tips in mind when responding to such an

things should have been done differently. This same owner

owner, it has a better chance of defusing the situation.

may even sometimes complain about his fellow residents.

Set Rules

Complaints and criticism are one thing, and can certainly
be valid. Sometimes, however, an owner crosses a line,
acting abusively towards the management company’s
employees, the board, and other residents. Abusive

If owners want to raise their concerns at a board meeting
or annual general meeting (AGM), it’s important to set
ground rules.

behaviour can take the form of threatening e-mails and

Advise owners that they can make arrangements to present

foul language, and in some instances can get physical.

their concerns at the next board meeting, but attach a

As the condo corporation’s governing body, the board is

10

time limit to their presentation. Likewise, provide AGM
attendees with rules of conduct before the meeting.
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If owners interrupt, the chair can tell them they can’t be

time, it may want to consider hiring a security company to

heard at that time, as the meeting must proceed according

be present, just in case.

to the agenda. However, these owners should be told that

It is important to keep a record of all the telephone calls,

they will have a chance to speak at the appropriate time.

e-mails and letters that contain any harassing, abusive, or

Stay calm, stick to the facts

threatening comments. Ultimately, if an owner continues

If an owner uses foul language in letters, e-mails, or phone

corporation’s lawyer send that owner a letter.

his or her abusive behaviour, the board should have the

calls to board members, management staff, contractors

Boards and management should always welcome an

or other owners, tell the owner to stop. However, leave

owner’s legitimate concerns, even if it is coming from the

emotion out of it. One way of doing this is to simply

same person time and again. However, it is important to

say, “Your point has been noted and the matter will be

distinguish between a chronic complainer and an owner

considered.”

who resorts to unacceptable behaviour.

Ask the owner(s) to refrain from calling or suggest they take
a different approach. It is very important that the board

Shlomo Sharon is CEO of Taft Management Inc. He can be
reached at shlomos@taft-forward.com
Originally published in CONDOBUSINESS - Thursday, July 2,
2015 - By Shlomo Sharon

members and management staff never threaten owners.
If an AGM chair reacts emotionally to an owner who
stands up and tries to control the meeting, that owner may
escalate the disruptive exchange and force the chair to end
the meeting.
Remember that meetings are conducted in accordance
with an agenda, and the chair should keep the meeting on
track. If the disruption occurs during the “Other Business”
section of the meeting, the chair should stick to the facts

HELPING YOU AND
YOUR CONDO BECOME
BETTER ACQUAINTED

and avoid the emotional aspect.

Ensure Safety
Given the risk that abusive behaviour can turn physical, it’s
important to ensure everyone’s safety.
If an owner continues to be disruptive during an AGM,
the chair should not hesitate to ask that owner to leave the
meeting. The board should also advise the owner that the
issue was noted and will be reviewed by the board at a
different time.

COMPLETE CONDO IMPROVEMENTS
AND UPDATING
DESIGN | PLANNING | REMODELLING

If a disruptive owner refuses to leave the meeting, call

807 623 2906

security and/or the police. As a last resort, this measure
should only be used if the owner has refused to comply
with the chair’s direction. Sometimes, if the board is aware

927 Alloy Dr.
Thunder Bay, Ontario
P7B 5Z8

PALISADECONTRACTING.COM

that an owner(s) might try to disrupt a meeting ahead of
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BILL 106

Protecting Condominium Owners Act

Once passed into law Bill 106, will “strengthen financial

to oversight by the provincial Auditor General. To fund its

management rules for condo corporations to help prevent

services, the authority would have the power to set its own

fraud and mismanagement. It will require condo directors

fees, including a small fee for all condo corporations --

to complete training requirements and forbids condo

about $1 per unit a month, which would be collected from

corporations from finalizing some contracts unless they

unit owners as a monthly common expense.

have fulfilled certain procurement process requirements.
It gives owners “more information about their condo

Regulations under the proposed act also clarify rules
related to reserve funds by defining what adequate reserve

corporations’ financial matters and more control over

funds are and how condo corporations can determine if

important changes,”

their reserve funds are sufficient.

“This legislation greatly increase protections for
condominium owners in Ontario, improving how condo
corporations are run and ensure that condo boards are
well governed,” said David Orazietti, the Liberal MPP
who introducing the bill in the Ontario legislature.
The bill proposes the establishment of a Condominium
Authority – an independent, self-funded, not-for-profit
corporation - that would “provide quicker, lower-cost
dispute resolution,” the release said. The authority would
be required to publicly disclose information and be subject

Buying or Selling
!!

reality
into rea
lity!!
vision
turnn you
we
we tur
yourr visi
on into
AVISTA REALTY GROUP LTD.

Rajni Agarwal
Broker of Record
626-3842 cell

640 Beverly St. | office

12

Malcolm Clark
Broker

473-7105 cell

807.344.3232

Barb McEwen
Salesperson
626-3860 cell

Wes Case

Salesperson
631-1604 cell

Brad Hilger
Salesperson

474-1231 cell

Toll Free 1.888.837.6926 | email. info@avistarealty.ca | www.avistarealty.ca
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CCI Northwestern Ontario Chapter Membership
CCI-NWO has 34 member condominiums, representing 1,504 units
Condominium Name 		

Units

Total Units

0-49 		
48
Banting Place 					
50-149 		
72
Boulevard Park Place				
0-49 		
48
Brookside Manor 				
24
Brookside Place 				0-49 		
0-49 		
36
Fanshaw Place 					
30
Fanshaw Place II 				0-49 		
0-49 		
26
Foxborough Greens				
50-149 		
54
Glengowan Place 				
70
Guildwood Park 				50-149 		
0-49 		
40
Guildwood Park					
0-49 		
40
Guildwood Park					
67
Harbourview Terrace I 				50-149 		
0-49 		
35
Harbourview Terrace II
38
Hilldale Gardens 				0-49		
0-49		
40
Islandview Kenora				
0-49 		
36
King Arthur Suites
0-49		
24
Lakeview Suites 				
0-49 		
13
Leland Court					
50-149 		
98
Maplecrest Tower 				
0-49 		
48
Mariday Suites 					
29
Marina Park Place 				0-49 		
50-149 		
53
McVicar Estates		
0-49 		
17
Parkview Condo 				
54
Parkview Meadows I & II 			50-149		
50
Parkview Meadows III 				50-149 		
0-49 		
31
Parkwest Manor I				
0-49
		
31
Parkwest Manor II
			
32
Pine Crest Manor 				0-49 		
0-49 		
36
Signature Court 					
21
Silver Harbour Estates 				0-49 		
22
The Carriage House 				0-49 		
0-49 		
48
Varsity Square 					
0-49 		
42
Victoria Park					
150+ 		
151
Waverley Park Towers 				
•
•
•
•
•
•

PLumbINg
HvAc
bOILerS/FurNAce
HOT WATer TANkS
AIr cONDITIONINg
geNerAL rePAIrS
& mAINTeNANce

Business Partners
DRD Construction
Exterior Finishing
First General - Thunder Bay / National Professional Services
J.D. Barnes
North-West Electric
Palisade Contracting
Paul Davis Systems of Thunder Bay
Vector Construction Ltd.

Professionals
Avista Realty Group Ltd.
BrokerLink Insurance
Carrel + Partners LLP Lawyers
Cheadles LLP Lawyers
Laird Scrimshaw - Lawyer
LCPS Professional Corporation
Northwestern Property Management
Oakrun Property Management
ReMax First Choice Realty
Steen Property Management Inc.
WSP Canada Inc

YOUR SOURCE FOR
RESERVE FUND STUDIES
1269 Premier Way
Thunder Bay, Ontario
P7B 0A3
T 807-625-6700
F 807-623-4491

24/7 NATIONAL ServIce | LOcALLY OWNeD & OPerATeD

NServIcePrO.cOm

(807) 623-4000

www.wspgroup.com/canada
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CANADIAN CONDOMINIUM INSTITUTE
Northwestern Ontario Chapter presents:

Northwestern Ontario Chapter

Bill 106

PROPOSED CHANGES
to the Ontario Condominium Act

CCI Seminar
Saturday, November 7th, 2015
MASONIC TEMPLE – Blue Room

Guest Speaker
Armand G.R. Conant
B.Eng., LL.B, D.E.S.S. (Sorbonne)
Armand heads up the condominium law department of the full service
law firm of Shibley Righton LLP and represents numerous condominium
corporations across central Ontario.
Armand resides in Toronto, is a Past-President of the Canadian
Condominium Institute (Toronto), where he also serves on the Board of
Directors and is Chair of the Legislative Committee which has completed
and submitted an extensive legislative brief to the Ontario government
with recommendations for changes to the Condominium Act, 1998.
Armand is also the Co-Chair of the joint ACMO and CCI (Toronto)
Government Relations Committee and a member of CCI National’s
Government Relations Committee and he assembled the 2nd Edition of the CCI National
publication “Canadian Condominium Legislation – A Coast to Coast Comparison”, which is a
comparison of condominium legislation from every jurisdiction across Canada. In addition, Armand
is a member of the Discipline Committee for the Association of Condominium Managers of Ontario
(“ACMO”).
Armand has written articles for such publications as ACMO’s “CM Condominium MANAGER”, CCI
(Toronto)’s “the Condo Voice”, “Humber Happenings”, the “Condominium Law Letter”, “Canadian
Real Estate” and the “Real Estate News”. He has also lectured before the ACMO, CCI’s Directors’
courses, and at Humber College on various aspects of condominium law, along with presenting at
various condominium conferences, including the Annual ACMO/CCI-T Conference and the Toronto
Condo Show and has appeared on television shows to discuss condominiums. Armand also is the
first lawyer in Ontario to be a court appointed full Administrator (appointed under the
Condominium Act, 1998), to take over all the duties of a Board of Directors of, and run, troubled
corporations.

Starting at 9:00 am to 1:00 pm
Check in begins at 8:30 am
To be held at:

MASONIC TEMPLE, 1600 Dease Street, Lakehead Shrine Club
Advanced registration is required as seating is limited.

ENROLLMENT FEES: CCI Members $60 | Non‐Members $95
Owners, if your condo is a CCI-NWO member you pay the CCI members fee.
(includes HST) coffee, tea and snacks included

For early registration and information contact us at nwontario@cci.ca
Visit our website at: http://cci‐nwontario.ca/about‐us/welcome‐to‐cci

