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Message from the President
JANICE PYNN
BY J A N I C E P Y N N , C C I N AT I O N A L P R E S I D E N T

If ever there was a time that a membership with your local chapter of the
Canadian Condominium Institute (CCI)
makes sense it is now.
We are facing some uneasy times in the
condominium market. We are reminded
every day by the newspapers how the
sales and resales of condominiums are
lower than the past year.
Remember that condominiums are a favoured housing
option for first time home buyers and empty nesters in all
areas of Canada. As a result the condominium market may
slow down for new starts; however it will continue to grow
as our communities age and young people look to start
home ownership.
When asked about how this recession affects our business as a management company, we are always quick to
remind people that we think that we are recession proof
as the buildings will always need a good manager. We
must be mindful, however, that the owners who are
required to make monthly contributions for their corporation’s services are affected. Owners are most concerned
about keeping costs down without jeopardizing value and
service. Now more than ever a building will require “curb
appeal” to maintain value over the building next door.

How do directors respond? How can a board evaluate the
corporation’s needs and make proper decisions to minimize risk and costs without proper education of their
directors. Many owners and residents believe that management of a condominium is easy. Management is neither
easy nor cheap. Management is not singular it is provided
by a team of professionals and board members.
Good directors and professionals who serve this market
are those who invest many hours learning all they can
about condominiums so that they may be the best that
they can be. Good education is only available from those
who have the experience in this market. This invaluable
experience is provided to members of CCI.
Whether it is networking or attending some of their director
sessions offered by the local chapters, all owners and
professionals will greatly benefit from a CCI membership.
Now more than ever we need to understand what we can
do together to ensure owners that their investment is
managed by the very best directors and professionals.
We also need to hear from owners and residents about
their issues and ideas for a better condominium community.
If you are not a member or your corporation is not a
member please visit our web page at www.cci.ca and
locate a chapter near you. Sign up and start being part of
the condominium community future and ensure the
success of our collective investment.

New National Director
JAM I E NYKOLAISH E N
Jamie Nykolaishen is a lawyer with Wallace Meschishnick Clackson Zawada in Saskatoon,
Saskatchewan. Jamie attended the University of Saskatchewan where she obtained a Bachelor
of Commerce in 2001 and a Bachelor of Laws in 2004, both with Distinction.
Jamie was called to the Saskatchewan Bar in 2005. Jamie’s practice focuses on general corporate,
commercial and business transactions, commercial and residential real estate and condominium law.
Jamie’s community involvement includes being a member of the Canadian Bar Association,
Saskatchewan Regional Economic Development Authority, volunteering with Habitat for Humanity Women Build, and
the Children’s Wish Foundation. She also enjoys studying Spanish, travelling, golfing, playing volleyball and baseball
and fishing.
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F E D E R AL B U D G ET N EWS

A R M A N D G . R . C O N A N T, B . E N G . , L L . B . , D . E . S . S . ( S O R B O N N E )

Home Renovation Tax Credit Applies
To Condos And Common Elements
Good news for condominium corporations.
The Home Renovation Tax Credit (“HRTC”)
announced by the Federal government in
its January 27th budget applies to condominiums and the common elements. The
not so good news is that it is still very
early in the program and the devil will be in
the detail as there are many questions and
scenarios to be answered.
CCI National has been researching the HRTC program and will
be advocating to the Federal government on behalf of condominium corporations, Boards of Directors and owners across
Canada to seek further details, information and clarification.
But in order to “get the word out” we thought that we should
publish what we have learned so far, and the following is a brief
summary.
It is a non-refundable tax credit for work performed and goods
acquired for eligible dwellings. An eligible dwelling must be an
individual’s principal residence or that of one or more of their
family members between January 27, 2009 and February 1, 2010.
It does not apply to commercial units; and for individuals who
earn business or rental income from part of their principal
residence the credit only applies to expenditures made for the
personal in-use portion of the unit.
The work performed or goods acquired must occur after January
27, 2009 and before February 1, 2010. Therefore, if you have a
project ready to go with the contract signed before January 28,
2009 then it will not qualify for the HRTC.
The tax credit is family-based. This means that a family will be
allowed a single credit that may be shared within the family.
Thankfully the credit is also available if two or more families own
the unit. In this case each family will be eligible for their own separate credit (i.e. each up to $1,350) as long as the balance of the
eligibility criteria are met.
It should be noted that the tax credit will not result in a cash
refund to the owners or cash to the corporation, but rather it is a
tax credit to be claimed only by the owner(s) and only for the
2009 tax year. The credit applies to eligible expenditures of more
than $1,000 but not more than $10,000. This will result in a maximum credit of $1,350 per owner.
For condominium corporations, the individual owners’ share of
the cost of eligible expenditures for common elements will
qualify (e.g. renovating the lobby or replacing the roof, etc.). This
share of the costs is in addition to eligible expenditures in the
unit, but to an aggregate maximum of $1,350.

Eligible expenditures incurred in relation to a renovation or alteration must be of an enduring nature and be integral to the unit
(or common elements). Note that eligible expenditures include
the cost of labour, professional services, building materials, permits etc. It is important to remember that eligible expenditures
exclude routine repairs and maintenance normally performed on
an annual or more frequent basis and excludes such things as
drapes, appliances, cleaning services, cleaning carpets, etc.
The goods acquired or services rendered must be provided by a
person who is registered for the GST/HST. If they are registered
then the provider does not have to be dealing at arm’s length
with the owner (corporation) in order for the owner to qualify for
the credit.
So remember that this tax incentive it is based on a tax credit and
will not improve the cash flow of either the owner or the corporation. However, it should provide an incentive for Boards to
proceed with eligible expenditures now rather than waiting until
next year, if for no other reason than one would expect significant
support of the owners for the project (where they may have
resisted or complained before) because they will be receiving
their proportionate share of the tax credit.
Unfortunately, the program will result in somewhat of an administrative nightmare and additional paperwork (principally for the property
manager) if the work is undertaken for the common elements, as it
will be the individual owners who will file for the tax credit.
As in any government incentive, there is a risk that it may be for
naught, at least for small projects inside a unit. The night the
budget was announced a small time contractor was interviewed
and he said that for the little guy, contractors prefer to be paid in
cash (the classic grey market) and thus will offer a discount
greater than the tax incentive. He went on to say that if invoicing
is required then contractors will inflate their costs in order to get
a piece of the incentive action.
This probably will not apply to larger common element projects
(competitive tendering and multiple quotes) but nonetheless it
could negatively impact the intended purpose of the tax incentive
– to encourage Canadians to undertake renovation expenditures
now in order to help stimulate the economy
So time will tell whether or not it will work. CCI National will be
researching the incentive further in order to be able to answer the
expected flood of different and unique questions and scenarios
that always arise in condominium corporations. We will report
back as new information becomes available. In the meantime,
everyone should seriously look into the incentive and seek professional advice as to its applicability to you and your proposed
renovation project.
Stay Tuned!!

Armand G.R. Conant, B. Eng., LL.B., D.E.S.S. (Sorbonne), is a partner in the full service law firm of Heenan Blaikie LLP, co-heading up its
extensive condominium and real estate department. Armand is President of CCI (Toronto), and is Chair of the Legislative Committee. Armand is
also a member of CCI National’s Government Relations Committee and assembled a “Condominium Primer”. Armand has written articles for such
publications as ACMO’s “CM Condominium MANAGER”, “Humber Happenings” and the “Real Estate News”. He has also lectured before ACMO,
CCI’s Directors’ courses, and at Humber College, along with presenting at various condominium conferences. Armand also is the first lawyer in
Ontario to be a court appointed full Administrator, to take over all the duties of a Board of Directors of, and run, a troubled corporation. Armand is
also an engineer and having received a Masters of Law degree from the Sorbonne (France), he is bilingual.
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BY J A N I C E P Y N N R C M , F C C I , AC C I , A R P

Creating the
Management Company
of Tomorrow-Today
A key element in the success of any
condominium corporation is the selection of a management company to carry
out the corporation’s affairs. Yet all too
often the selection process is a matter
of whim or desperation, rather than of
planning and evaluation. There are
three reasons for this dilemma:
1. The failure on the part of a
developer to recognize the need
for management, especially during
the development stage.
2. The inexperience of a Board of
Directors and lack of willingness
to pay for good services.
3. A shortage of qualified condominium
managers.
Fortunately, we are seeing less of the
developer who simply wants to construct a condominium and walk away
from it. Today’s more astute developers
realize their reputation benefits if they
provide the groundwork for ongoing
management systems for the condominiums they create.
Boards of Directors now deal with their
lack of experience by taking advantage
of the wealth of literature available on

condominiums by attending seminars
and conferences provided by the
Canadian Condominium Institute and
other resources. Board members in
many cases have lived in a condominium
and have previously served on a board
and/or committee. Experience is an
excellent teacher.
As to the shortage of experienced
managers, while professional property
management has been available as a
service for many years, firms did not specialize in condominiums until the mideighties. Even though experience and
education has hastened the professionalization of firms in this specialized area,
the number of experienced managers still
falls short when compared with those in
other property management specialties
created by the real estate boom of development of condominiums. Condominium
management is a field, which requires a
basic understanding of human behavior,
condominium, real estate and corporate
law, management fundamentals, accounting and budget process, insurance,
grounds and building maintenance, communication techniques, and time
management. To find, train and retain

managers with sufficient knowledge and
skills takes time – and the ability to pay
salaries commensurate with these skills
which is ultimately a function of the fee.
Condominium Management
Service Requirement Form and
Understanding the Fee
Define management services. It is critical to delineate the specific services
provided by the Management Company
and state how responsibility is divided
between the board and the manager.
The management fee is always based
on agreed-upon duties, so clearly specify the services to be provided, and the
fee to be charge for all services. Identify
extra services available and fee for
each. Specify how and why the fee may
be increased.
Every situation is unique; fee structure
should reflect specific situations. Competitive forces in the local area play a
major role in compensation.
Factors that the manager should consider in establishing the fee may include
the following;
• Type and size of property (luxury,
high-rise, garden, townhouse,
common element, etc.)
• Amenities/ancillary services;
characteristics of common areas
• Extent of manager’s experience
with this type of property
• Nature and type of condominium
(number of owner occupied units,
maturity of community, requiring
rehabilitation, new construction)
• Sophistication of board and /or size
of board
• Condition of property (good vs. poor,
rundown; new vs. old – management
intensity required)
• Location of property (proximity to
management office; proximity to
other properties managed; out of
town vs. in town)
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• Fiscal condition of the property
(internal accounting operation, budget
vs. actual expenses, assessment
collection history, adequacy of
replacement reserves, reporting
intensity)
• On site staff (amount of training
and supervision required; on site
management staff)
• Office time required, number of
meetings per month
• Demographics of residents
(life cycle stage; wealth; presence
of problem residents)
• Pending lawsuits and/or major
repairs needed
• Payroll burden, managers portfolio
size
• Reinvestment costs – education
and training of management staff,
computerization etc.
• Supervisory costs
• Reasonable Profit
Each variable will affect the cost of
providing management services. These
variables, when translated into dollar
amounts, represent the cost of management to the Condominium Corporation.
In addition to the regular day-to-day
operation there are special and extra
fees to consider. Delineate a fee basis
for compensation for any extra duties
performed. These may include but are
not limited to extra board meetings,
committee meetings, insurance claim
administration fees, fees for special
accounting and reporting requirements,

Form 14 administration, Alteration Agreement administration, investment plans,
Form 15 administration, project management etc., start up fee for computerizing
records, property assessment appeal
administration, mediation and arbitration
preparation, storage of corporation
records etc.
The manager should provide for additional compensation for any other
special or unusual function such as
attending zoning hearings and other
special meetings.
There is no standard or “normal” fee
or price per door. Each property and
situation is unique and the fee structure
should reflect this. In summary, the management agreement is based on both
parties’ clear understanding of what the
Management Company is committing to
and the time it will take. After careful
review of the needs of the property
and expectations of the board, the manager’s job will be well defined in the
management agreement and the exact
services that the monthly fee encompasses will be spelled out. The contract
should include all provisions outlined so
that the Management Company and the
Condominium Corporation are mutually
protected and have a clear understanding of their relationship.
Janice Pynn RCM,FCCI,ACCI,ARP,
CCI National President.
Reference Material used from Session
by Paul D. Grucza, CAI’s 49th National
Conference – Nashville, TN

Obituary Notice
White, Bernice Edith.
Bernice passed away on Tuesday February 3rd, 2009 after a brief, intense and
valiant battle with cancer. She was the beloved wife for 44 years of Ross White
and loving mother of Amanda Walker and Michelle Jeans.
Prior to her retirement, Bernice was an active member of the Certified General
Accountants Association of Canada and was also a former officer and director
of the Canadian Condominium Institute. Bernice taught the Effective Meetings
course at the Canadian Condominium Institute for several years and was well
known to be an excellent lecturer who could hold an audience’s attention. She
will likely be remembered by hundreds of condominium directors and property
managers for teaching them how to properly run directors’ meetings, annual
general meetings of owners and requisition meetings.
Bernice was also a well known artist for her North American landscape subjects
and was a member of a number of artistic societies
Bernice was an exceptionally warm and friendly person who was well-known
and well-liked throughout the condominium industry.
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CHAR LI E L. OLIVE R, B.COM M., CCI M

Blowing Hot & Cold
Questions & Answers
Q. Why does it take longer to

heat my oven and my hot
water tank in an apartmentstyled condo building?

Answer: Larger apartment-styled
buildings are generally supplied with
three-phase power by the electrical
utility company. This is dictated by
economics and results in less copper
wiring and better motor performance.
However, the voltage available from a
three-phase system is 208 volts rather
than the 220 volts customarily used in
residential construction. The electric
elements in your oven, coffee pot, etc,
are usually rated for 220 volts, and
when operated on the lower voltage
produce only 90% of the rated heat
output. Hence the time to cook a meal
or boil hot water is somewhat longer.

Q. Why is air distributed to the
corridors? Does this area
have to be heated?

Answer: Fresh outside air is supplied
to apartment building corridors for two
reasons. The first is to remove and
control odors and moisture generated
in the corridor, and the second is to
replenish air which passes from the corridor to the adjacent apartment units.
In a well designed apartment building,
exhaust devices within the units maintain the living spaces at a pressure
which is slightly negative with regards
to the corridor. This helps restrict cooking odors to the individual apartments.
The supply of air to the corridor reinforces this corridor/apartment flow.
Because the make-up air supplied to
the corridor is fresh outside air, it must
be heated. Otherwise the corridors
would be unacceptably cold during the
winter season.

Q. What is a “Heat Recovery

construction of the vent and its backdraft
damper, the second is that the vent is
usually located on an outside wall.

Answer: Modern building codes
require new buildings to have a minimum
level of air exchange to assist in the
maintenance of acceptable indoor air
quality. By exhausting air from the living
space and replacing it with relatively
clean outside air, cooking odors, pollutants released from carpeting and
furniture, and humidity are kept within
acceptable levels.

Commercial or industrial type outlets
are expensive and do not always solve
the problem. During periods of high
winds, the pressures created on windward building exposures often are
greater than the pressures which the
domestic exhaust fan can generate.
Hence, if the backdraft device is imperfect, cold outside air will actually flow
into the apartment.

To maintain acceptable thermal comfort,
the air brought in from outside must be
heated. This obviously comes at a price,
and hence the purpose of the Heat
Recovery Ventilator or HRV. This device
consists of an exhaust fan, a supply fan
and a heat transfer core, all contained in
a single metal enclosure. It functions by
passing both the warm exhaust air and
the cold outside air through the heat
transfer core where approximately 50%
or more of the heat is recovered. This is
done in such a way that contamination
of the fresh air stream by the exhaust air
stream is virtually non-existent. The
result to the occupant of the apartment
is roughly a 50% reduction in the cost
of running the ventilation system.

In new construction, this problem can
be materially reduced by locating vent
outlets on the building roof where
pressures generated by the wind are
generally negative. In existing construction little can be done other than to
ensure backdraft devices are operating
correctly.

Ventilator”? What does the
HRV do in my unit?

This unit can be turned off if the occupant so wishes, or can be set to run only
when space humidity is high.

Q. How can I stop cold drafts

from coming into my kitchen
and bathroom vents,
especially in the winter?

Answer: Residential vents for kitchen
and bathroom fans are notoriously
drafty, especially during cold windy
winters. Two reasons generally contribute to this problem. The first is the

Q. There is condensation in my

dryer after use; why is this
and how can it be corrected?

Answer: The air leaving your dryer
when it is operating is warm and moist
because it is doing what it was
designed to do - remove moisture from
wet clothes. If the duct carrying this
moist air passes through a cold space
such as an attic, the moisture within the
duct is condensed. This moisture can in
turn, drain back to the dryer during the
off cycle.
To reduce or eliminate this problem,
ducts carrying moist air should be
insulated when they pass through cool
spaces.
Charlie L. Oliver, B.Comm., CCIM
Martek Morgan Finch Inc.,
St. John's, NL
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BY R O N DA N KS , B . A . , ( H O N S ) L . L . B . , A . C . C . I .

Director's
Responsibilities
Are You At Risk?
Are you doing the best job you
can do? If you are a Director of a
condominium corporation, ask
yourself the following questions:

• do you regularly attend Board

meetings;
• if you know that you will miss a
Board meeting, do you ask to
be supplied with copies of the
agenda, financial reports, and other
information that is to be presented
at the meeting;
• if a decision has been made at a
meeting that you have questions
about, do you ask those questions as
soon as you are in a position to do so;
• if a decision has been made at a
Board meeting from that you
disagree with, do you make your
objections known before the
decision is acted upon;
• do you always fully understand the
issues to be decided upon by the
Board;
• do you understand that some
discussions or decisions made by
the board must be kept confidential;
• are you familiar with the Condominium Act and your Corporation's
Declaration, By-Laws and Rules?
If you have answered "no" to any of
these questions, you may be placing
yourself at risk of breaching the standard
of care that is expected of you by reason
of being a director of a condominium or
strata corporation. There are however, a
number of measures that you can take to
in order to minimize your exposure.
If you know that you will miss a series
of Board meetings because of an
extended vacation, family issues or
business obligations, make arrangements for agendas, financial reports,
documents and other information to be
dealt with at those Board meetings to
be forwarded to you. Keep in touch in
a regular basis with your Property Manager and/or other Board members.
While you cannot appoint another
8
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Director to act as your proxy at the
Board meeting, you can at least express
your opinions to the other Directors prior to the meeting being held.
Under the new Act it is possible for Board
meetings to be held by way of conference
call if the by-laws permit it and the other
directors do not object. In order to establish an effective conference call, the
location at which you hold your Board
meetings must be equipped with a
hands-free speaker phone so that the
absentee Director(s) can communicate at
all times with all of the other Directors.
If you are absent from a meeting, ensure
that you still review the minutes for the
meeting before they are approved. If
there is anything in the Minutes that
you strongly disagree with, you should
immediately make your concerns known
to the other Board members, (and
Manager). If you are not satisfied with
the response you receive you might
consider distancing yourself from that
decision, in writing, either by letter or by
having it recorded in the minutes of the
next Board meeting. This also applies to
decisions made at meetings where you
are present. It is also a good idea to
keep your own notes of what went on at
meetings especially if you have disagreed with a decision.
Make sure you thoroughly review the
draft minutes of each Board meeting
before you approve them. Once they
are approved they become a corporate
record and any owner may review their
contents.
If you find as a Director that you
routinely miss 40 or 50 percent of all
Board meetings, then perhaps you
should consider resigning as a Director
and instead make your contribution to
the Corporation as a volunteer when
you are available.
In some cases, a Board may find that
one of it's Directors is continually

| CCI REVIEW

absent from meetings, shirks their
responsibilities by failing to come to the
meetings prepared, refuses to take on
any particular assignments or is
undermining the Board's position by
discussing Corporation business outside of the confines of the meeting. In
this case, the Board of Directors may
wish to consider going "on record" by
asking that Director to resign. The
Board of Directors does not have the
authority to force the resignation of a
Director, however, a non-confidence
vote would certainly undermine that
Director's position with the owners at
the next election. Under the new Act it
may also be possible to include provisions in the by-laws that impose
qualifications on directors that could
result in them having to leave office, for
example, where they have missed more
than fifty percent of the Board meetings
in a given calendar or fiscal year.
The owners themselves have the right
to remove a Director from office by following the procedures set out in the
Act. Removing a Director from his or her
position is a drastic measure and
should only be considered in the most
serious circumstances.
Generally speaking the owners are
entitled to be made privy to the same
information that the Board is as it
relates to the affairs of the corporation.
However, you must be aware that some
of the matters discussed at Board
meetings must remain confidential.
Directors should consider adopting the
CCI Code of Ethics for Condominium
Directors, (available on the CCI website
www.cci.ca). This will help to dissuade
rogue directors from disclosing confidential information or pursing their own
personal agendas to the detriment of
the condominium.
As a director you will have access to
information that, if made public, could be
quite damaging to the corporation, its
employees, one or more residents, or

other persons who have some relationship with the corporation. Most issues
that you deal with will only have to be
remain confidential until they are resolved
or where the information is no longer
relevant or damaging. In a few cases
information may have to remain confidential for a significant length of time.
Some examples of information
that may have to be treated as
confidential could include:

• information relating to potential or
ongoing lawsuits or insurance claims
involving the corporation;
• the contents of files relating to
individual unit owners;
• employee records, (but not
employment contracts).
• negotiations in respect of contracts or
the contents of bids for work to be
done for the corporation where the
final contract has not been let; and
• personal information relating to
residents, such as unlisted phone
numbers, spousal problems, health
problems, or financial difficulties.
If you discuss corporation business,
especially confidential matters, outside
the board room doors you run the risk of
incurring personal liability should your
action cause the corporation to incur a
loss. At the very least it would be considered unprofessional and may reflect not
only on your integrity but the remaining
board members as well. Even where you
strongly disagree with a decision of the
Board you must resist broadcasting your
concerns to other residents if the issue is
one that should remain confidential. You
should also understand that you have no

immunity from a libel or slander suit simply because you are a Board member.
Notwithstanding that it may have been
another Director or committee's responsibility to gather the information relating to
a particular decision of the Board, it is still
the obligation of all of the Directors to fully satisfy themselves that they have all the
information necessary to make an appropriate decision. The Director who shrugs
his or her shoulders when asked for their
opinion and suggests that they will go
along with the group is asking for trouble.
Make sure you have a working knowledge of the provincial condominium
legislation as well as your Corporation's
Declaration, By-Laws and Rules. The Act
imposes many obligations on a Board of
Directors. Additional obligations are
imposed in your Declaration and ByLaws. The Rules of the corporation must
be followed and enforced. If you make a
decision that is in violation of a provision
found in the Act or your corporate documentation, claiming ignorance will not
be a defence. Taking a condominium
administration course from the Canadian Condominium Institute, attending
condominium conferences or seminars,
and reading articles, newsletters or
books that relate to condominium law
and administration are all good ways of
increasing your knowledge. You should
seriously consider incorporating an
education fund into your annual budget
to ensure all of the directors, especially
first timers, receive the information and
training they need.
Also be aware that there are many other
statutes, regulations and by-laws that
affect the day to day operation of a

condominium corporation many of which
impose additional responsibilities on
directors, (e.g. the Income Tax Act,
the provincial Human Rights Codes,
environmental legislation. Occupiers
Liability Act and employment legislation).
Even though you may be permitted to do
something by the Act you may find
your actions have violated some other
legislation. This is where it becomes very
important to seek the advice of others.
While you do not have to become an
expert in condominium law and administration you should recognize your own
limits and know when you need to ask
for advice whether it be from the Corporation's solicitor, accountant, insurance
broker, engineer or your manager.
Under the local condominium legislation
and your corporate By-Laws, you as a
Director are usually indemnified by the
Corporation, (check your by-laws and
the Corporations Directors and Officers
insurance coverage to determine the
degree of protection they afford you) for
any claims that may be made against
you in the course of carrying out your
obligations. However, that indemnification
does not usually extend to situations
where you have been found negligent.
Directors of Condominium Corporations,
like the Directors of any corporate entity,
must understand their obligations to the
Corporation and be prepared to dedicate the time and effort that is necessary
to fulfil those obligations.
RON DANKS, B.A. (Hons), LL.B.,
ACCI, FCCI, is a partner with the
Hamilton/Burlington based business
law firm of SimpsonWigle Law LLP.

CCI National Chapter Contacts
CCI-National
E-mail: cci.national@taylorenterprises.com
Website: www.cci.ca
CCI-Vancouver
Email: contact@ccivancouver.com
Website: www.cci.ca/Vancouver
CCI-North Alberta Chapter
Email: info@cci-north.ab.ca
Website: www.cci-north.ab.ca
CCI-South Alberta Chapter
Email: info@cci-south.ab.ca
Website: www.cci-south.ab.ca
CCI-North Saskatchewan
Email: northsaskatchewan@cci.ca
Website: www.cci.ca/northsaskatchewan
CCI-South Saskatchewan
Email: cci@accesscomm.ca
Website: www.cci.ca/ssc

CCI-Manitoba
Email: ccimanitoba@cci.ca
Website: www.cci.ca/Manitoba
CCI-Toronto & Area
Email: ccitoronto@taylorenterprises.com
Website: www.ccitoronto.org
CCI-Huronia
Email: ccihuronia@cci.ca
Website: www.cci.ca/Huronia
CCI-London & Area
Email: ccisw@cci-sw.on.ca
Website: www.cci-sw.on.ca
CCI-Ottawa
Email: cciottawa@magma.ca
Website: www.cci.ca/ottawa
CCI-Golden Horseshoe
Email: email@ghccci.org
Website: www.ghccci.org

CCI-Windsor-Essex County
Email: amthielk@clarkslaw.com
Website: www.cci.ca/Windsor
CCI-Northwestern Ontario
Email: ccinorthontario@shaw.ca
Website: www.cci.ca/NWOntario
CCI-Nova Scotia
Email: info@ccinovascotia.ca
Website: www.ccinovascotia.ca
CCI-Newfoundland & Labrador
Email: mbutt@martek.ca
Website: www.cci/newfoundland
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BY K I M C O U LT E R , B . T E C H ( A R C H . S C . ) , AC C I , F C C I

More than Meets
the Eye
Ask anyone what one of the most common materials used for wall construction
is and likely the answer will be brick.
While it may appear that a masonry
veneer wall is simply bricks held
together with mortar, there is much
more to this type of wall construction.
The purpose of this article is to provide a
primer on some of the basic components of a masonry veneer wall system
and their contribution to its successful
performance.
Backup Wall
Masonry veneer on its own does not
have the necessary strength to accommodate the loads that can be imposed

When it comes to
the anatomy of
masonry veneer
walls, there’s often
more than
meets the eye.
upon it, the primary one being wind.
Therefore, the wall must be “tied” back to
a structural backup wall that will carry
the imposed loads. The construction of
this wall can vary from concrete block,
steel reinforced concrete, steel studs or
even wood studs on lowrise housing.
The backup wall also acts as the primary
platform for many of the veneer wall
components including the air and vapour
barriers, insulation and interior architectural finishes.

the anticipated loads. Ties are also necessary to prevent the brick from being
pulled off, again due to wind loads on
the leeward side of the building.
Intermediate Supports
The veneer must be continuously supported at regular vertical intervals. This is
often achieved by using shelf angles that
are secured into the structural floor framing. The lack of continuous support can
lead to the brick veneer being over
stressed due to carrying too much of its
own load. This can often occur at building corners where the shelf angles stop
short of the corner or are not mitred to
the angle on the adjacent, return wall.
Vertical cracking of the masonry often
results.
Movement Control Joints
Masonry veneer walls will expand and
contract due mainly to temperature
changes and moisture conditions,
necessitating movement control joints.
Their omission or improper placement
can result in cracked walls. Vertical joints
are used to accommodate horizontal
movements and are typically necessary

Masonry Ties
Ties are necessary to secure the masonry
veneer to the backup wall and, in so
doing, transfers the wind loads to the
backup wall. Ties can range from corrugated metal straps to wire-type ties,
located at a specific spacing to handle
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in long walls, at offsets and at wall
intersections.
On highrise construction, horizontal
joints are necessary to address vertical
building movements. For example, with
clay brick that will expand due to moisture and temperature, and the structural
frame that supports it shrinking (if a concrete frame), there must be an allowance
for this movement. This is customarily
provided by an expansion joint directly
under the shelf angle support. Without
this joint, adjacent brick panels can
expand into each other, causing the brick
panel to bulge outward and/or the brick
units to fail under the excessive stresses
they will incur.
Rain Screen Components
The key philosophy in handling water
and building envelopes is to understand
the forces that cause water to enter the
component and eliminate them as much
as possible by what is called rain screen
technology.
In most parts of Canada, brick veneer
walls are subjected to numerous

Vertical cracking.

Brick failure due to no control joint under shelf angle.

freeze/thaw cycles. Veneer walls that are
constantly saturated and allowed to
freeze, then thaw over many cycles will
start to deteriorate. One of the more
common failures in this regard is brick
spalling where the face of the brick
literally splits away from the remainder.

The air barrier can range from simply
being the interior backup wall surface
(though this can still be quite air permeable) to something achieving better
performance using independent membranes adhering to the backup wall.

With respect to masonry veneer walls,
the following are the key components of
a basic rain screen masonry wall:
Masonry Units and Mortar. The mortar
and masonry units work together to provide a reasonably water resistant wall.
Both components are manufactured or
mixed to meet required performance
criteria as set out in the national and
provincial building codes and standards.
Weep Holes and a Clear Air Space.
Wind striking a masonry wall causes a
positive pressure on the wet brick surface. If one can equalize the pressure on
either side of the masonry veneer, the
force is substantially reduced; hence
there is a reduction in the amount of
water entering into the wall system.
This “pressure equalization” is accomplished by using a combination of weep
holes and by having a clear air space
directly behind the brick. This cavity
needs to act as a chamber; therefore it
must incorporate some form of air
barrier and also be compartmentalized
to obtain optimum pressure equalization.

The air space must be unobstructed.
Effort must be made to keep the space
clear of mortar when the brick is being
laid. A mortar filled space allows water to
flow or wick across the air space to the
backup wall and into the interior of the
building, as well as impeding water flow
out of the weep holes.
The weep holes also provide a means of
drainage for any water that does get
past the brick veneer. These are located
at the veneer supports, such as at shelf
angles or at foundation walls.
Flashings. Knowing that even with the
best-constructed masonry walls, water
will get past the veneer, there must be
provisions made to have the water drain
out. Another key component, and one
that is often poorly installed, is the
internal flashing. Its role is quite simple in
directing any water accumulations within
the air space back out via the weep
holes. It is usually located wherever
there is a supporting member such as a
shelf angle or foundation wall. Flashing
material can vary from polyethylene
sheeting, sheet metal such as copper, or
PVC membranes.

The key point with flashings is that they
must be continuous. Holes and joints
must be sealed and where the flashing
does terminate, a “return” or end dam
must be provided to prevent water from
draining into an adjacent component (as
an example, where a flashing intersects
a window).
Thermal Insulation
Insulation is required to control the flow
of heat through the wall. The combinations of insulation types and locations
are numerous, though one of the key
approaches is to install the insulation in
a manner that reduces the amount of
“thermal bridging.” Thermal bridges are
where sections of the wall assembly cannot be insulated due to interfering building components. This can contribute to
incidences of surface condensation,
cold floors or dust marking on the inside
surfaces of exterior walls. For this reason, it is desirable to insulate over the
outside face of the backup wall.
Drip Edges and Sills
Another key issue with masonry walls is
to reduce, as much as possible, extraneous water saturation of the brick from
adjacent surfaces. The accompanying
photos show how two masonry piers
built within 20 feet of each other, facing
the same direction and at the same
building height, have fared so differently.
Pier A has its limestone cap well projected past the face of the masonry pier.
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Brick spalling.

Pier A.

Water that drains off the cap will drip
past the face of the pier with little water
absorption taking place. With Pier B, the
front face of the limestone cap is flush
with the masonry. Water drainage from
the cap is flooding the face of the pier.
The resultant water absorption, combined
with numerous freeze/thaw cycles has
caused the masonry to spall. This
spalled brick is then more susceptible to
water penetration.

water, deterioration such as corrosion
and brick spalling will take place. Mold
growth is also to be expected.

Air and Vapour Barriers
Today’s buildings are often humidified.
Depending on the amount of water
vapour, humidified air that exfiltrates
through the wall assembly (due to air
leakage) will eventually reach building
components that, if cold enough, will
cause the moisture in the air to condense
out. If allowed to occur unimpeded, or at
a location that cannot accommodate the

The vapour barrier/retarder is necessary
to reduce the amount of water vapour
transmission that naturally takes place
through the building components.
However, the amount of water deposition due to water vapour pressure differences through the building envelope is
minimal compared to that produced by
air leakage. This is why a well-designed
and constructed air barrier is key to a
wall’s successful performance.
Sealants
While brick veneer walls in themselves
can be very durable, it is often the other
building components constructed into
the walls that with poor maintenance can
lead to premature brick deterioration.

Bad caulking.
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Pier B.

Penetrations through the walls for
windows, doors, vents, pipes, etc., are
typically sealed with caulking. When the
caulking isn’t replaced and allowed to
crack open, the surrounding masonry
can be exposed to severe wetting that
with freeze/thaw cycling can lead
to localized masonry deterioration.
Accordingly, what would have been a
simple caulking contract often turns into
a masonry restoration project.
Summary
A brick veneer wall is more than just
bricks and mortar. The wall is actually a
system of interdependent components
that, when working together, will provide
a well-performing and durable wall
cladding.
Kim Coulter, BTech (ArchSc) is
president of Coulter Building
Consultants Ltd., Consulting Engineers
and Building Scientists in Burlington,
Ontario. Kim is a member of the
National Building Code of Canada
Standing Committee on Environmental
Separation. This committee was
responsible for writing the 1995
National Building Code of Canada
Part 5 on building envelope design.
He is also president of the Golden
Horseshoe Chapter of the Canadian
Condominium Institute.

BY J A M E S DAV I D S O N , L L . B . , AC C I , F C C I

Condo Cases
across Canada
ISSUE NO. 25

It is my pleasure to provide these brief summaries of recent
condominium court decisions across Canada. I don’t provide
summaries of every decision rendered. I select a handful of
decisions that I hope readers will find interesting. I hope
readers enjoy this regular column of the CCI Review.
THE HOT TOPIC:
COURT ORDERS SALE OF UNIT AFTER LENGTHY HISTORY OF
PROBLEMS DUE TO OWNER’S MENTAL ILLNESS

ONTARIO CASE
Metropolitan Toronto
Condominium Corporation No. 946
v. J.V.M. (Ontario Superior Court of
Justice) (December 29, 2008)
The owner, J.V.M., suffered from paranoid
schizophrenia. In the fifteen years that
she lived in her unit, her symptoms varied
in intensity, but there were numerous
problems, including noise (screaming,
banging, profanity), foul odours, accumulation of debris in the unit, fire hazards,
insect infestations, etc. This “cycle” of
problems was expected to continue
despite ongoing psychiatric treatment,
ongoing support from the owner’s outreach worker and the owner’s limited
family support. The Court said that the
owner’s illness was a disability under the
Human Rights Code. Therefore, the
condominium corporation had a duty to
accommodate the owner, to the point of
undue hardship. The Court said that the
condominium corporation had fulfilled
this duty.
The Court reviewed the fifteen-year
history, which included numerous com-

plaints, unit inspections, dealings with
police, dealings with doctors, paramedics
and other health officials, dealings with
social workers and family members,
dealings with fire officials, dealings with
sanitation contractors and unit cleanups, dealings with the Office of the
Public Guardian and Trustee, and Court
proceedings. Again, the Court said that
the condominium corporation had a duty
to this disabled owner, but also had
obligations to the other owners. The
hardship of the accommodation was ultimately borne by the other owners and
the Court was required to balance the
interests of the disabled owner and all
other owners.
The Court was also required to consider
a previous Court Order, made in 2004.
At that time, another Judge had reviewed
the history up to 2004, and had made
the following Orders:
• An Order for regular inspections of the
unit, at times to be determined by the
condominium corporation;
• An Order that, in the event of noncompliance with the requirements of

the Act and the Declaration, By-laws
and Rules of the corporation, “there
shall be an Order requiring that the
respondent vacate her unit and list the
same for sale”.
Although the owner had subsequently
breached the Act, Declaration, By-laws
and Rules, the Court, in 2008, ruled that
the previous Court Order did not prevent
the current Judge from exercising discretion about whether or not the unit should
be sold. Nevertheless, the Court went on
to decide that the condominium corporation had accommodated the owner to
the point of undue hardship (since
2004) and the Court ordered that the
owner vacate and sell her unit.
The Court also held that mandatory
mediation and arbitration did not apply in
this case.

QUEBEC CASES
9171-3792 Québec Inc. v.
Appartements condominiums
Trafalgar (Superior Court of
Québec) (May 1, 2008)
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Board’s decisions not subject to
Court approval
Certain owners were not happy with
decisions of the Board respecting
required major repairs. They sought
Court intervention. Except in the cases
of fraud, abusive behavior or illegality, the
Court was not prepared to direct the
actions of the Board. If owners believed
that they suffered damages due to faulty
decisions of the Board, their remedy
was to consider claims for monetary
compensation.
Fortier v. Syndicat des
copropriétaires condominium
Les Châtelets (May 27, 2008)
Co-owners not entitled to
see all accounting documents
of the syndicat
Owners in the syndicat sought access to
all documents regarding the financial
operation of the syndicat and the management of the building. The Court said
that Article 1070 of the Civil Code entitles
owners to see the financial statements
of the syndicat, but not all of the other
detailed accounting documents (which
are management tools for the Board of
Directors).

BC CASES
Peterson v. Proline Management
Ltd. (British Columbia Court of
Appeal) (December 29, 2008)
Injury to strata lot owner.
No breach of fiduciary duty by
condominium corporation
The plaintiff, a strata lot owner, was
injured when she fell over a 26-inch wall
at the edge of the patio outside her
condominium. Although the Trial Judge
concluded that the strata corporation
was partially responsible for the plaintiff’s
injuries, the Trial Judge also found that
the limitation period for asserting the
claim had expired. [See Condo Cases
Across Canada, Part 20, November 2007]
The Trial Judge also found that there was
no breach of fiduciary duty (which would
have been subject to a longer limitation
period). The plaintiff appealed this
finding. The appeal was dismissed. The
Court of Appeal agreed that there was
no breach of fiduciary duty because the
strata corporation had not assumed any
discretionary power to act in the best
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interests of the plaintiff owner. The corporation’s relationship to the plaintiff was
defined by the by-laws of the strata corporation and the corporation’s control
and occupation of the common property.
The limitation period for the plaintiff’s
claim against the strata corporation with
respect of these obligations had expired.
The longer limitation period for a breach
of a fiduciary duty did not apply.
Buchanan v. Strata Plan VR 1411
(Supreme Court of British
Columbia) (July 23, 2008)
Court prepared to order winding up
of strata corporation
The owners of this three-unit strata
property did not agree on how to manage
the property. Significant repairs were
required. An administrator was appointed.
One of the owners wanted to carry out the
required repairs. The other two did not.
After a review of all of the circumstances,
the Court said: “It is my conclusion that
viewed overall, the cost of repairs in this
case will likely significantly exceed the
associated increase in value.”… “The
good intention of the Strata Property Act
notwithstanding, this strata property is
dysfunctional both on a structural and
organizational level.”… “I am prepared to
order the winding up of this strata
property but before doing so, I wish to
allow counsel and the parties to contemplate the possibilities as there may be
better ways to realize their respective
interests.”

Kearsley v. Strata Plan KAS 1215
(British Columbia Supreme Court)
(November 24, 2008)
Owner not entitled to keep solarium
A strata owner installed a solarium on
her limited common property (the patio
in front of her unit) with the consent of
the strata corporation and the neighboring resident. The solarium enclosed an
exterior window of the neighbour’s unit.
The solarium was constructed without a
building permit. After construction of the
solarium, the municipality advised that a
retroactive building permit could be
issued provided the particular window
(partly common property and partly a
portion of the neighbour’s unit) was
replaced with a fire retardant window.
The neighbour refused to allow the window to be replaced. The owner of the
solarium argued that the window
replacement could not be refused (by
the neighbour or the corporation)
because the solarium had previously
been approved.
The Court said that the strata corporation and the neighbour had mistakenly
assumed that the solarium was permitted without any change to the neighbour’s unit (i.e. the window). They were
not obligated to consent to the window
change. The principle of estoppel did not
apply.

OTHER ONTARIO
CASES

McMillan v. Canada Mortgage
and Housing Corporation
(British Columbia Court of Appeal)
(December 19, 2008)

Associated Mechanical Trades Inc.
v. Kurzbauer (Ontario Superior
Court of Justice) (November 14,
2008)

No basis for claim against CMHC
(for a “leaky” condo)

Condominium-wide construction
lien can be vacated against one unit

The lower Court ruled that CMHC did
not owe a duty of care to individual home
owners, and accordingly could not be
sued by owners of “leaky condos”. [See
Condo Cases Across Canada, Part 20,
November 2007]

A construction lien was registered
against all of the units in the condominium (for work done on the common
elements). One of the owners wanted to
vacate the construction lien only as
against the owner’s unit. The Court said
that the construction lien could be vacated against a particular unit by posting a
portion of the construction lien attributable
to the owner’s common interest as specified in the condominium Declaration
(plus a similar proportion of the 25%
security for costs).

The plaintiffs appealed to the British
Columbia Court of Appeal. The Appeal
was dismissed. The Court of Appeal
agreed that CMHC did not owe any duty
of care to homeowners in the context of
CMHC’s role as insurer of a mortgage.
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1240233 Ontario Inc. v. York
Condominium Corporation No. 852
(Ontario Superior Court of Justice)
(January 2, 2009)
Condominium corporation’s promotional fund within corporation’s
objects and duties. No oppression
This commercial condominium – a retail
mall – established a promotional fund for
marketing and promoting the mall for the
benefit of the unit holders. For many
years, owners were not forced to pay
into the fund. In 2005, the condominium
board began to treat the promotion fund
as a common expense, applying to all
unit owners in accordance with their
proportionate shares. The applicant unit
owner (having a proportionate share of
approximately 26%) argued that this was
oppressive and unfairly prejudicial.
The Court held that the promotional fund
was a proper common expense. There
was nothing in the condominium corporation’s governing documents that would
prevent the condominium corporation
from incurring expenses for promotion
and marketing. The Court said: “Such
expenditures are consistent with its
duties to manage and administer the
corporation.”

NEWFOUNDLAND
AND LABRADOR
CASE
Tremblay v. Campbell
(Newfoundland and
Labrador Supreme Court)
(December 15, 2008)
President of condominium
corporation sued personally
for defamation
The President of a condominium corporation sent a defamatory letter to one of
the owners of the condominium. The
letter was distributed to all of the occupants of the condominium (some being
tenants). A copy of the letter was also
received by the condominium’s banking
institution and the owner’s employer.
The Court held that the defendant was
liable to the plaintiff for defamation and
that the defences of fair comment, qualified privilege and justification were not
established in this case. The Court also
held that the defendant’s written apology

was “equivocal” and accordingly did not
justify any reduction in the amount of
damages awarded.

time of the plaintiff’s purchase) and the
plaintiff therefore was not entitled to
continue using the stall.

The condominium corporation was not a
party to the lawsuit.

ALBERTA CASES

[At the Hearing, the condominium corporation said that it was prepared to allow
the plaintiff to use the particular parking
stall until the plaintiff sells the unit. This
was accepted by the Court.]

1016637 Alberta Ltd. v.
Condominium Corporation
No. 891 0469 (Alberta Court of
Queen’s Bench) (November 27, 2008)

McKenzie v. Condominium First
Management Services Ltd. (Alberta
Provincial Court) (October 10, 2008)

Court approves special resolution
amending condominium plan
The condominium corporation adopted a
special resolution authorizing an amendment to the condominium plan (whereby
the windows and doors would be made
part of the common property). The
condominium corporation applied for
Court approval of the special resolution
in accordance with Regulation 71
under the Condominium Property Act.
Approval was granted by a Master of the
Court. Some of the owners appealed.
Their primary concern was that notice of
the application had not been given to all
owners and mortgagees.
The Appeal was dismissed and the
Master’s Order affirmed. The Master had
considered the prejudice to owners and
mortgagees and had implicitly granted a
waiver of the notice requirement.
Lightner v. Condominium Plan No.
772 3097 (Alberta Court of Queen’s
Bench) (January 6, 2009)
Leases of parking stalls not
binding upon condominium
corporation
The condominium corporation leased to
the builder, for a term of 101 years,
certain portions of the common property
which were designated for use as parking stalls. It was a term of the agreement
that the builder could then further
assign the leases of stalls to subsequent
purchasers of the condominium units.
The plaintiff was one of the purchasers
who had received an assignment of one
of these parking stalls. The Court determined that the leases were not in compliance with the Condominium Property
Act, because the parking stalls were not
sufficiently delineated on the condominium plan. The Court said that the corporation had also given the plaintiff owner
adequate warning of the problem (at the

Unit owner can sue condominium
manager for negligence
One of the unit owners in the condominium sued the condominium corporation’s management company for damage
caused to two vehicles when one of the
vehicles slid due to snow and ice on
one of the condominium roadways. The
Court expressed doubt about the right of
the unit owner to sue the manager for
breach of contract, but concluded that
the unit owner could assert a claim
against the manager in tort (i.e. for
negligence). The Court found that the
manager was negligent and awarded
damages to the owner.

SASKATCHEWAN
CASE
Condominium Plan No. 81R14133
(c.o.b. Sierra Village Condominium
Assn.) v. Muxlow Development Corp.
(Saskatchewan Court of Queen’s
Bench) (November 13, 2008)
Condominium corporation’s claims
barred by limitation period
On October 9, 2001, the condominium
corporation commenced a Court action,
in negligence, against the defendant
municipality. The Court held that the
action was not commenced within the
applicable one-year limitation period and
accordingly was out of time. According
to the Court, the limitation period had
started on November 10, 1999, when
the condominium corporation received
its first engineering report respecting
the problem. The Court rejected the
argument that the limitation period did
not begin to run until the condominium
corporation had obtained a “reasonable
assurance of success” (from a second
engineering opinion and a legal opinion).
James Davidson, LL.B., ACCI, FCCI,
Nelligan O’Brien Payne LLP,
Ottawa, ON
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chapter
C H AT T E R
To r o n t o C h a p t e r
Greetings and best wishes to all for a happy and successful
2009!
The CCI Toronto & Area Chapter is pleased to announce that
Armand Conant was elected as Chapter President following
the Annual General Meeting held in November 2008. Deep
appreciation is extended to John Warren who served as
President for the past two years and who will remain on the
chapter Board as Past- President. CCI Toronto Directors are
also pleased to welcome Sally Thompson and Gordon Chong
to the Board. Sally is an Engineer with Halsall and Associates
and Gordon sits on the Toronto Chapter board as a Condo
Director but also brings a wealth of experience working in
politics and housing related and other initiatives.
Congratulations go out to Janice Pynn for her appointment as
the CCI National President, which took effect at the CCI
National meetings in November 2008. Although the CCI
Chapter will miss Janice’s involvement directly at the Chapter
level, we wish her all the best in her new role with National.
Congratulations are also extended to Harry Herskowitz with
Delzotto Zorzi for receiving his FCCI designation and also to
Christopher Jaglowitz with Gardiner Miller Arnold LLP who
recently earned his ACCI designation. Congratulations to all!
The CCI Educational Program for the winter and spring is now
in full swing with four different levels of courses running

between January and May. Visit the CCI-T website at
www.ccitoronto.org for full details
CCI-Toronto will once again take part in Springfest, taking
place this year on April 1st at the Metro Convention Center. In
addition to the CCI Booth in the Trade Show area, CCI Toronto
will be presenting a seminar on Bill C-45 – presented by Gina
Cody, Jeff Jeffcoatt from Construction Control and Cheryl
Edwards from Heenan Blaikie LLP. Plan on attending!
Lynn Morrovat, CCI Toronto and Area Chapter Administrator

South Saskatchewan Chapter
Hello from a frigid Regina! I sincerely hope Spring has found us
by the time these words make their way to you.
Our chapter has held two seminars in the past few weeks. One
in January was on board meeting failures. We had a rousing discussion on mistakes that boards make, and how to avoid them.
Many participants gave great advice from their own experiences.
The second seminar was our annual wine and cheese seminar,
"Our Condo Has a Problem!". We invite members to attend to
discuss problems they've been having and we have a group discussion on what can be done. We were particularly pleased to
welcome a brand new condominium corporation (and new
chapter member) to the meeting to help answer some of the
new board's questions about the turnover from the developer.
We are already looking forward to summer. We have a seminar
series planned for people who are considering buying a condominium for the first time.
We have begun a closer working relationship with the North
Saskatchewan chapter of CCI. By the time you have read this,
we will have met with the North Saskatchewan board and hope
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to be able to help each other to grow our chapters. There is also
much that we can work on together, for example our work with
the provincial government with respect to condominium legislation.
I look forward to seeing many of you at the Spring conference in
Hamilton.
Jim MacKenzie, MBA, DAA, FCIP (Hons) CCI
President, South Saskatchewan Chapter

chapter

C H AT T E R

Golden Horseshoe Chapter
Our last entry in Chapter Chatter advised that the Chapter’s
attention was turned to our Conference and Trade Show,
“Condominium 2009 – Condos Are For People,” scheduled for
May 23, 2009 at the Hamilton Convention Centre, Hamilton,
Ontario. Preparations are now in full swing, with all trade show
booths sold and all major sponsorship opportunities filled. (A
few smaller sponsorship opportunities still exist for any interested parties.) We are pleased to specially acknowledge our
Diamond Sponsor, Wilson Blanchard Management Inc.
Speakers at the event include a range of stellar condominium
professionals including managers, lawyers, accountants and
engineers, in a dozen seminars covering such topics as: The
3 Evils (mould, asbestos & second-hand smoke); Condo
Makeover (planning for major upgrades); Vital Signs
(understanding the key indicators of a healthy condominium);
Building Communities; Difficult People; Small Condominium
Management; and more.
Registration at the event is $75 for CCI members ($150 for
non members) prior to April 1, and $95 ($150) thereafter. GST
is additional. Details can be found on our Chapter website at
http://www.ghccci.org/C2009_Registration.html.
Other activities at the Chapter include:
• removing the “members only” restricted access from our website – its numerous articles, other information and resources
are now accessible to any and every visitor to the site;

• facilitating further discussion about the issue of fair taxation
of condominium units in relation to municipal services (more
on this in later reports); and
• the introduction of a new “green” initiative for the Condo
News, our quarterly magazine. As a first step, the first issue
for 2009 was printed on entirely 100% post-consumer recycled paper. There are mixed reviews as to the quality and
benefits of that particular paper choice, so the board of
directors is examining further printing alternatives while continuing to focus on making reasonable efforts to lessen our
Chapter’s impact on the environment.
Michael H. Clifton, M.A., LL.B., ACCI (Law)
CCI – Golden Horseshoe Chapter (Director)

Windsor-Essex County Chapter
Great Seminars are planned for 2009. Our focus will be on
educating boards on strategies to avoid unnecessary increases
in common fees through presentations involving how to handle
insurance claims and how to comply with fire safety regulations.
Michele Farley, President of FCS Fire Consulting Services Ltd.,
will be travelling to our Chapter to speak to us on this latter
subject on April 23, 2009 at 7:00 p.m. Please mark your
calendar. You won’t want to miss the latest cases on fire safety
and compliance with the Ontario Fire Code. What you don’t
know, may hurt you.
Our 2008-2009 membership continues to increase due to
the growing recognition of the benefits of CCI, including
Mandatory Continuing Education (MCE) Credits for real estate
professionals and political lobbying efforts for consumer
protection issues. Our local website and Chapter, known to
condominium communities throughout Canada, can provide
links to your business and we would encourage you to take
advantage of this marketing service. There are great advertising
opportunities for our business and professional members in our
Directory and Newsletter circulations, as well. We will be
circulating 5000 copies of our newsletter throughout Windsor

and Essex County and advertising rates for members start at
only $50. Don’t miss this excellent opportunity to reach your
target market at these low rates.
We would also like to hear your ideas for seminar topics and
other issues that affect your condominium. For more information on how to become a member of the CCI Windsor-Essex
County Chapter or to become more involved in our Chapter,
please call 519-978-3237 or visit our website at
www.cci.ca/Windsor.
Andrea M. Thielk, BA, LLB, JD, ACCI (Law)
President, CCI Windsor-Essex County Chapter
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Nova Scotia Chapter
Our CCI Board and committees have been knee deep in
snow, as well as our three main annual objectives, Outreach,
Education, and the CCI 2011 National Spring Conference.
The first of our series of educational seminars took place recently
to a full house. Participants learned about the many complexities
of Condominium insurance and Condo building safety issues.
Many came away with a whole new outlook on these issues.
The review of the Nova Scotia Condominium Act went public,
as revisions proposed by the Condo Act Review Committee
were mailed out to most Condominium Corporations in Nova
Scotia, along with a questionnaire soliciting their input. The
Review Committee includes three CCI NS Board members, a
past CCI National President, government representatives, as
well as legal and condo-owner stakeholders. The Committee
will meet again in March to review all responses, prior to
sending the revised Act to the government for final approval.
One focus of the proposed changes is to provide far greater
protection to the Condominium purchaser, primarily in relation
to construction deficiencies. Other objectives include facilitating improved Condominium Board governance of By-Laws /
Rules and Regulations, and to clarify several “grey areas” in the
existing Act.
Recession woes don’t appear to be deterring Condominium
development in Nova Scotia! New developments continue to

be planned and built, both in the Halifax (HRM) urban core and
throughout the province, primarily in oceanfront communities.
With the increasing surge of condominium development, our
Outreach Committee must meet the challenge of ensuring the
message of CCI support is received by these new Boards and
Owners, many of whom are first time condo purchasers.
The CCI 2011 Committee is cooking up the lineup for the
National Spring Conference, to be hosted in Halifax. While it is
too early to release details, let me just say that what has been
solidified so far will have participants entertained, toured, wined
and fine dined in fine Maritime style in and around some of the
most unique sites that the “Bluenose” province has to offer!
Dan Galletti, President, CCI Nova Scotia Chapter

Va n c o u v e r C h a p t e r
CCI Vancouver is working toward implementing our 2009
programs, including ongoing lunch and learn meetings and
8 seminars which will be presented at various venues around
the Lower Mainland. Other initiatives include conducting a
mass mail out, using postal code information, for Lower
Mainland condominiums, of the benefits of CCI.
We had held our Annual General Meeting in December, 2008
and despite a small turnout, we managed to elect 7 board
members to our board! This was an increase of 4 from our
2008 board! Our 2009 board includes:
President – Jamie Bleay
Vice President – Paul Duchaine
Treasurer – Jim Allison
Secretary – Christina Garson
Members at Large – Louis Cotsiris, Sabrina Tu,
and Jennifer Durham
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We continue to work hard to recruit new members for our
chapter. Our marketing committee is fine-tuning the revision of
our website and with the newsletter committee, is looking at
new ways to expand the distribution of our newsletter.
Jamie Bleay, LL.B.
President, CCI Vancouver Chapter

chapter
Newfoundland and Labrador Chapter
Hello from Newfoundland. We are through the half-way mark
for winter here and are beginning to see ‘light at the end of the
tunnel’. From our perspective, that’s always a promising place
to be.
While things are still moving forward with our legislative
reform, we thought this time we would give you an update on
condominium trends here in Newfoundland.
In the grand scheme of things, we are still a relative newcomer to this condominium arena but we can say that the market
in Newfoundland and Labrador is thriving. To quote local real
estate agent, Kay Haynes of Sutton Group, the market right
now is “Hot, Hot, Hot!” And having been involved with condos
since their earliest inception here, Kay would know. The industry in general and developers in particular are responding to
the needs of the public. And this growth is still being driven by
“young” seniors, empty nesters and baby boomers. With the
resources to “buy into” this lifestyle, it is seen as a very popular option to traditional housing.
Attention to detail by contractors and really listening to and
anticipating current and future needs of their clients means a
growing sector of the population is embracing the ‘condo’
lifestyle. Details such as increased door widths, wheelchair
accessibility, garages and neighbourhood amenities provide
more owners with the potential ability to stay in their homes
longer – certainly an appealing option for many.
Condominium developments are springing up all over the St.
John’s and Mount Pearl area. The downtown core of St. John’s
continues to be a very appealing location and a current project
will take maximum advantage of the Narrows’ views with an
outside glass elevator. Many of the upcoming projects enjoy
significant pre-sales and some even boast waiting lists.
The price range has obviously increased, however, opportunities still exist for first time buyers to own their own ‘home’ without breaking the bank. An interesting note and a good indicator of the overall market is that some of the earliest retrofits
marketed approximately 10 years ago are currently reselling
for 2-3 times their original sales prices!
It is obviously an exciting time to be involved in this market and
more and more investors (local and extra-provincial) are also
weighing in as they recognize the great potential for growth
and expansion. The housing market here is witnessing
unprecedented sales pricing and a growing number of buyers
are making condominiums their first choice when considering
their housing needs.
Until next time …
Mae Butt, Vice-President, Newfoundland
and Labrador Chapter

C H AT T E R

North Saskatchewan Chapter
The North Saskatchewan Chapter of CCI has had a busy
few months, holding seminars on mediation and insurance
matters. We are now hard at work planning the next seminar
on how to deal with Tenants. As in much of the country, the
housing market has cooled in Saskatoon but while growth has
slowed, it has not stopped construction of condominium
projects in Saskatoon, which have been on the rise in recent
years.
Saskatchewan is in the process of reviewing and revising its
Condominium legislation and CCI North Saskatchewan is
involved in that process.
Chetan Thakore, our long time President stepped down but
remains an active member of our Board of Directors. Naheed
Bardai has been elected President and Jamie Nykolaishen was
elected Vice President. We want to thank Chetan for his many
years of service.
Gail Armstrong, CCI N. Saskatchewan Chapter

Huronia Chapter
CCI-Huronia is managing a busy and productive spring
schedule, Presidents' Club, Level 200 Directors Course, condominium questions, management inquiries, and supplier concerns. More and more, the voices of condominium owners are
being heard through this volunteer organization. We are the
liaisons with CCI-National, the other CCI chapters Canadawide and ACMO, the managers association.
Drop us a line, send an email, call if you like and we will listen
to your ideas, concerns, and requests. There is no shortage of
willingness, though sometimes time pressures can be an
issue. The best way to help is get representation on the
Board which is currently looking for individuals representing
financial wizards, condominium owners, or service companies.
The next best thing is to advertise with us: either in print,
online, or by sponsoring an event. Finally, your membership
counts and we appreciate it very much. Ask the people who
come to your corporation if they support CCI-Huronia and
congratulate them if they do and send them our way if they do
not. We will get them the information they need to better
understand the benefits of membership.
I am so very pleased to see how effectively and willingly our
Board, despite numerous other professional and personal
commitments, is able to do so much very good work for
condominium communities in this growing region.
Jonathan Juffs, President, CCI Huronia Chapter
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London & Area Chapter
The mountains of snow that accumulated over the past months
are fading; and while it may be wishful thinking, Spring is on the
horizon (that’s a given, “when” is not). Was it my imagination or
was it just that much colder than other years?
It was months of work for our snow clearing crews in the area.
They went non-stop for months and at all hours in bitter cold
temperatures. Despite the unending accumulations of snowfall,
they did a fabulous job of keeping the properties clear. I had the
opportunity of chatting with owners across the area and they
were so grateful to the crews for the great job they did in their
properties. Occasionally there were glitches along the way;
however, the crews were on them quickly and efficiently,
with very few exceptions. They, in turn, were grateful for the
patience and assistance of owners. The need for loader work
was increased substantially this year. The crews worked hard to
move the snow to whatever spaces could be used in order to
avoid the alternative, the very expensive trucking from the
property. We appreciate their determination on that avenue. And
so I pass along those thanks to all the crews. THANK YOU!
The weather didn’t stop the many interested parties from
attending our January seminar “Condominium Documents: are
they working for you?” Our very popular and always ready to
participate, Barry Scott, LL.B., ACCI, FCCI and Jeffrey Bell,
LL.B. provided an excellent presentation on updating and
enforcing condominium documents. Then with anticipated end
of winter and the fervent hope of spring, the March seminar
“Mother Nature in Condominium” was timely. Presenters Jay
Murray of Tender Lawn Care, Brian Hollis of McCallum
Aluminum Limited and Rod Campbell of AddAline Asphalt
Maintenance reviewed what and how weather and environment
affects the properties and provided steps on protecting,
preparing and planning for the months ahead – (to get ready for
winter again?)
And Spring will be in the air when we gather together for our
annual and ever popular “There are no stupid questions!” seminar on May 5th. Our legal experts will be present to brief us on
some current case law and answer your questions. RSVPs can
be made to the Administrator at ccisw@cci-sw.on.ca or by
phone at 519-453-0672.
Directors continue to participate in the Condominium Round
Table. We appreciate the participation of directors from near
and far as we discuss current issues and share information.
Meeting dates and agenda items can be found in the
Professional Service & Trades Directory 2009 (sent to members in December) or on the website www.cci-sw.on.ca. We
welcome everyone. Advance RSVP is required as lunch must
be ordered.
The 2009 2-day Condominium Course has been scheduled
and the venue confirmed at the Mocha Shrine Centre for
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Saturdays October 3rd and October 17th. For a description of
the course, refer to the Professional Service & Trades Directory
2009, the London & Area Chapter website or call the office.
To be included in reminder E-mails of upcoming events, please
send an E-mail to ccisw@cci-sw.on.ca.
We wish you a safe, enjoyable and warm Spring.
Trish Kaplan, Administrator, CCI London & Area Chapter

MARK YOUR
CALENDAR!
CONDOMINIUM

2009
“Condo’s Are For People”

CCI Golden Horseshoe Chapter’s
Conference and Trade Show –

Saturday, May 23, 2009
At the Hamilton Convention Centre
For program information
and to Register:

www.ghccci.org/ C2009_1.html

