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I am honoured to have been elected as the
new president of the CCI National Board of
Directors. I was also delighted to have
attended and taken part in the 9th Annual
Joint Conference and Trade Show in Toronto on November 4 and 5. Congratulations
to CCI Toronto Chapter and the association
of Condominium Managers of Ontario
(ACMO) for organizing a very successful
Conference. The program was filled with
topics that were pertinent to the ever
changing environment of condominium living. For those who were unable to attend, I
suggest that you book your calendars for
the 10th Annual Conference to be held early in November, 2006 in Toronto.
During the six days surrounding the Conference, CCI National also held its Annual
General Meeting (November 4), Annual
Awards Banquet (November 4), Directors
Meetings (November 3 and 5) and an Executive Retreat (November 6 to 8). You will
read more about the CCI National meetings
as well as the Conference elsewhere in this
edition of the Review and you will see more
about some of the new CCI National initiatives as they are completed over the
coming months.
At the meetings, CCI National also
announced its new Executive for the 20052006 year. It is: Chair-Peter Leong;
President-John Peart; Vice President-Charlie Oliver; Secretary-Jamie Bleay; and
Treasurer-Peter Harris. This year’s Executive will have to work hard to maintain the
pace set by its predecessor. Not only was
every Chapter visited at least once over the
past year by the Executive but a visit was
also made with members of the Nova Scotia Chapter to New Brunswick to discuss a
potential chapter there. In addition, both
Deborah Howes and Peter Leong met with
the Honourable Joe Fontana, Minister of
Labour and Housing in June, 2005 to discuss matters of common interest and to
open an ongoing dialogue between the
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Federal Government and our National organization.
Plans are well underway for our CCI National semi annual meetings in Montreal on May
25 to 27, 2006. Michel Charlebois, President of the Association des syndicates de
copropriete du Quebec (ASCQ) has confirmed that sessions in both English and
French and topics that are both common to
all condominiums (Human Rights, Insurance, Enforcement) and unique to individual
jurisdictions are planned.
CCI has also accepted the South
Saskatche-wan Chapter’s invitation to hold
the 2007 National semi annual meetings in
Regina.
We were pleased to see the further
improvements that Tony Wadsworth has
made to the Risk Management Protocol
(RMP) and which were unveiled at the
National Board meetings. We anticipate
that they will make the RMP even more of
an important tool for condominium corporations across Canada to identify and
manage their risk. You can find out more
about the RMP as well as how to contact
Tony through the CCI website (www.cci.ca).
In this ever changing world, it is important
for an organization to revisit its objectives
and assess what new initiatives should be
undertaken. Our biennial Executive Retreat
allowed wide ranging discussions on tasks
competed and matters ongoing or to be
undertaken. Topics covered at the Retreat
included: further membership benefits;
increased web site content including an
online library of legal cases from across
Canada; increased connection with
Chapters; and liaison with National organizations having a commonality of interest
with CCI. Stay tuned for future announcements on all of these ideas.
John Peart, CCI National President
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Seasons New Board Members
Greetings
Jim MacKenzie, MBA, DAA, FCIP (Hons)

CCI-South Saskatchwean Chapter

The CCI National Board of Directors
and staff wish to extend warm holiday wishes to all CCI members,
Associates and Friends.
Kindly note that the CCI National
Office will be closed for the holidays from Friday, December 23rd
through Friday, December 30th.
The office will re-open on Monday,
January 2nd, 2006.

Visit our Website – Check
out our exciting changes!
“Forum” Discussion Board – feel
free to create, enter or monitor discussions on condominium issues
across the country;
“Members Only Section” – having
obtained your member’s password
from your local CCI Chapter, CCI
members are now able to access all
past issues of the CCI National
Newsletters, legal cases, and other
information of interest to the condominium community.
Check us out – we’d love to hear
your feedback and suggestions for
ongoing upgrades.

Jim is an insurance broker at Dusyk & Barlow Insurance Brokers Ltd.
in Regina, Saskatchewan. He is a past-president of the Insurance
Institute of Saskatchewan and a former member of the Insurance
Institute of Canada’s Board of Governors. He has a Master’s degree in
Business Administration from the University of Regina and also holds
the Insurance Institute of Canada’s Fellow Chartered Insurance Professional designation with honours, receiving the Institute’s James Richardson Award as the top
Canadian graduate with a management major in the program in 2005. In addition to
his work on the Institute board, he instructs courses for the Insurance Institute of
Saskatchewan and lectures in organizational behaviour at the University of Regina
Faculty of Business Administration. This fall he was elected as a director of the
South Saskatchewan Chapter of the Canadian Condominium Institute and appointed President’s designate to the national board. In his spare time Jim is an avid photographer and particularly enjoys black-and-white silver gelatin photography. He
has been married to his wife Lori for 15 years.

Ben Van De Walle, B.A.
CCI-North Alberta Chapter
Van De Walle & Associates
Business Value thru Governance and Software Services
St. Albert, AB
Ben has over 20 years experience with software technologies and
served on the board of numerous not-for-profit organizations. Following graduation
from the University of Alberta, his career began with Price Waterhouse and then
with a software development company. The past 10 years have been invested providing consulting services. One highlight was being the volunteer president for five
years of a not-for-profit organization realizing the construction, official opening and
the first two years of operations of a community centre. Ben was previously
involved in a UN/OASIS initiative to develop an international software standard for
electronic business over the Internet. In his spare time Ben enjoys hockey and a
variety of arts.

www.cci.ca
CCI Review
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CCI National
November Board Report
The Annual General Meeting of CCI
National was held in Toronto on
November 4, 2005. Held in conjunction
with the 9th Annual CCI/ACMO
Conference, it provided the forum for the
mixing of professionals, owners, suppliers and directors of condominium-related businesses in Canada. Fabulous
panel discussions, presentations and a
condominium-focused trade show created the forum for the interchange of
ideas, conversation on the status of our
industry and the show-and-tell by those
of us who affect and are affected by condominiums.
Attendance continues to climb, reflecting the growing lifestyle choice being
made by Canadians as the proliferation
of condominiums continues to outpace
previous years’ activities. Congratulations again to CCI Toronto and Area
Chapter and the many organizers of the
various events, to the speakers and to
the volunteers who worked so hard and
quite successfully to make this a well
received fusion of education, information gathering/dissemination, base of
meetings and an interactive social environment. To say all of this and knowing
it was a flawless Conference bodes well
for the 2006 Edition!!! Well done!!!

Preceding the CCI National Annual
General Meeting, were two (2) days of
Board and committee meetings. While
housekeeping duties are mandated,
there emanated the strong awareness
that CCI is and will continue focusing its
energies in the coming years at the
Chapter level. The Board is excited
about initiatives considered from multiple approaches to enhance the chapter
involvement at all levels.
The enhancement of interaction
between the Executive of CCI and its
Chapters will be one step made to move
our organization into more real time
relationships. This is reflected though
the revised committee make-up, as well
as some of the specific undertakings for
the coming year.

Barry Scott accepts from Deborah Howes, National
CCI Chair, a plaque of appreciation for his contributions for the first national CCI Insurance Symposium
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The Communications Committee shall
launch its on-line library of legal cases
this year enabling a sole source of
access for members of CCI. As this web
site continues to evolve, sections such
as the Forum, by and through which
each of you have your own voice, enable
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issues of relevance to our industry to be
shared in the public arena.
The Constitution Committee review of our
constitution is expected to be completed
this year. Its challenge is to ensure that it
continues to reflect the needs and
demands of our Chapter constituencies.
The Government Relations Committee is
turning its head to those Federal
Departments and crown corporations
that affect or impact our industry.
Through this will be the cross- education
and contact development so essential as
this industry continues to mature.
The Risk Management Protocol is now
complete and in the market. This offers
condominium corporations and their
advisors an innovative tool through
which to analyse, evaluate and address
risk at all levels in the operation the condominium project.
The Media Training session was a hit at
the Chapter Clinic, affording all in attendance awareness on how to become
continued on page 5
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Jamie Bleay, President of CCI-Vancouver Chapter, gives his report to the AGM.

comfortable dealing with the many
facets of the media.
The Insurance Symposium held in May of
this year was also a tremendous success.
This pro-active step combined efforts of
CCI, the legal and insurance communities
in the provision of a broad spectrum of
reviews, comments, analysis and education on various aspects of insurance, risk
issues and how we can improve overall in
this area. I invite those with interest to
obtain copies of the speakers notes
through our National office.
Not to lose momentum, the National
Board shall host a similar symposium on
Human Rights issues. This is an area
where we see the need for a broader
base of awareness and understanding.
Stay tuned as we plan and deliver this
much needed gathering.
The CCI National Annual General Meeting
was held on November 4th. Each of the
fifteen (15) national CCI Chapters reported on the activities taking place across
the country. The Chair, Deborah Howes,
gave appreciation to retiring national
directors, Lucien Roy and Ambrose
Rechny; and Barry Scott was honoured
with a plaque of appreciation for his
development of the ’05 National
Insurance Symposium. Peter Leong, CCI
President, thanked Deborah Howes as
outgoing chair and presented her with
the Outgoing Chairman gavel plaque.
Following the CCI National AGM, the
National Awards Banquet was held.
Needless to say, given the strength of our
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education courses and the dedication of
so many individuals, this is a great opportunity to acknowledge and validate our
peers for both their commitment to our
organization and efforts to further the
intellectual capacity of this sector. CCI
National was pleased to honour with
FCCI’s: Craig Robson, Stephen Karr,
Jeffery Phillips and Joan Harrower.
Recipients of the Distinguished Service
Award were: William Dickson, Ambrose
Rechny, Michele Farley and Kay Stallard.
Hugh Falconar was honoured as the second inductee to the CCI National Hall of
Fame. (More information about the
award recipients may be found on page
16 to 18 of this newsletter and in the next
issue.) Congratulations to the 2005 winner of the Penman Smith Chapter
Newsletter of the Year, the CCI Golden
Horseshoe Chapter. Winner of the 2005
Chapter of the Year was CCI Huronia
Chapter – congratulations on a job very
well done!
Planning for the Spring Conference in
2006 is well underway. We are excited
to advise that it shall be hosted in
Montreal this year. Michel Charlebois of
Association des syndicats de copropriété du Québec (ASCQ) attended our
CCI National AGM offering the warm invitation for us all to join him on May 2527, 2006. This offers all of us the
opportunity to not simply experience
culturally rich Montreal but the opportunity to build awareness of the condominium lifestyle in ‘la belle province’!!!
Charlie Oliver, Vice-President
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Membership has its benefits, and advertising
is a key advantage to getting your company
and product information out to other members in the industry.
Rates
One Issue
Only

4 Issues
(Rate per Issue)

Full Page

$2500

$2125

1/2 Page

$1200

$1020

1/3 Page

$800

$680

1/4 Page

$500

$425

For all general enquiries and for more
information regarding advertising in
the CCI Review newsletter, please
contact Diane Gaunt at (416) 491-6216.

Closing dates for submission are as
follows:
Spring Issue
– February 15th
Summer Issue – May 15th
Fall Issue
– September 1st
Winter Issue
– November 15th
Your comments, suggestions and
articles are welcome.
Please send them to the attention of:
The Editor, National Office
Canadian Condominium Institute
2175 Sheppard Ave. E., Suite 310
Toronto, ON M2J 1W8.
Views of the authors expressed in any
articles are not necessarily the views of
the Canadian Condominium Institute.
Also, the advertisements are paid
advertising and in no way recognized
as sponsored by CCI.
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CCI National Awards Banquet
We would like to thank the
following Awards Banquet
Sponsors:
Platinum Sponsor
CCI Toronto & Area Chapter

Gold Sponsors
CCI Ottawa Chapter,
Wilson Blanchard Management

Silver Sponsors
CCI Huronia Chapter,
CCI Nova Scotia Chapter,
Coulter Building Consultants,
The Byng Group

Bronze Sponsors

The Byng Group entered into the spirit of the Banquet – “Putting on the Ritz – A Black & White Affair” and won the
prize for best dressed in black and white.

CCI Golden Horseshoe Chapter,
CCI Manitoba Chapter,
CCI Ottawa Chapter
CCI Toronto Chapter,
High Clouds Incorporated,
Marten Morgan Finch Inc.,
Simpson Wigle LLP,
Suncorp Valuations Ltd.
Thank you to all attendees who
donated to the 50/50 “Habitat for
Humanity” draw and especially to
the draw winner, Tammy O’Neill from
The Byng Group, who donated her
money to “Habitat for Humanity”.

CCI Review
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CCI National Awards Banquet

Congratulations to Huronia Chapter: Chapter of the Year (L-R) Peter Leong (CCI-N), Huronia Chapter – Lisa Kay,
Michele Farley,Bob Skeaff, Chris Gibney, Lesley Burns, Jon Juffs.

Deborah Howes, Outgoing National Chair, Receives
Plaque from CCI-N President, Peter Leong.

Peter Leong congratulates Sherry Lloyd, the raffle winner of the painting done by
our own CCI-N past director, Bernice White, and donated by High Clouds Incorp.

Congratulations to Golden Horseshoe Chapter (GHC) Winning Penman Smith
Newsletter of the Year Award: (L-R) Ben Van De Walle from N. Alberta, winner of last
year’s award, presents the plaque to Kim Coulter, GHC President, with Peter Leong
(CCI-N President)

CCI Review

CCI-N Banquet Attendees – Charlie Oliver (Vice-President), Deborah Howes
(Outgoing Chair), Peter Leong (President), and Pat Cassid (Past Chair).
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Issue No. 12

Condo Cases
across Canada
I have been asked, and it is my pleasure, to provide
these brief summaries of recent court decisions across
Canada, respecting condominium matters. 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.
By James Davidson, LL.B., ACCI
Nelligan O’Brien Payne, Ottawa

THE HOT TOPIC: UNIT MAINTENANCE – THE ROLE OF THE CONDOMINIUM CORPORATION
Metropolitan Toronto Condominium
Corporation No. 545 v. Beulah Stein,
David Stein, Suzanne Drucker and Syed
Rizwan Warsi [June 29, 2005]

the costs then to be added to the owners’ common expenses). In the face of
this refusal, the corporation brought its
Court Application.

The condominium corporation made
application to the Court for an Order
granting the corporation entry (to residential units) in order to carry out
mould remediation on fan coil units.
The corporation relied on Section 117 of
the Condominium Act, 1998, asserting
that there existed an unsafe condition
(namely, the risk of dispersal of dangerous mould, due to inadequate
maintenance of the fan coil units).

The Court ruled against the corporation.

The corporation argued that its experts
had recommended a higher level (and
more expensive method) of mould remediation than had been carried out by the
respondent owners. The corporation
had directed all owners to arrange for
maintenance of their fan coil units in
accordance with the recommendations
of the corporation’s experts. Most of the
owners followed these directions, and
also used the corporation’s recommended contractor to carry out the work.
Some of the owners (the respondents in
the application) disagreed with the
mould remediation procedure directed
by the corporation. Those owners used
a lower-level, less expensive procedure.
They then refused the corporation’s
demand for access in order to arrange
for the higher-level remediation (with
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The Court came to the following conclusions:
(a)The fan coil units were, at first
instance, the responsibility of the
owners. The corporation could intervene only if the corporation could
prove that there was an unsafe condition. [The Court said that this was
the test under both Sections 92 and
117 of the Act.]
(b) There was no evidence that the
lower-level remediation did not
effectively eliminate the mould risk.
(c) Mould in the fan coil unit of a particular apartment was a risk only to that
one apartment. There was no evidence that the mould could move to
other apartments.
(d) The corporation was obligated to fully and fairly consider all reasonable
alternatives for the work. In this case,
this included the less expensive
method preferred by the owners.
(e) The corporation’s professional
advice did not clearly and absolutely
refute the remediation method preferred by the owners.
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[Editorial Note: In my view, this is a very
important decision. As far as I can recall,
this is the first reported decision dealing
with the rights and responsibilities of condominium corporations relating to repair
and maintenance obligations of the unit
owners. In this case, the Court essentially
says that the condominium corporation
must very clearly prove that there is a risk
of harm, if the condominium corporation
is to intervene. Furthermore, the Court
seems to be saying that the condominium
corporation must prove that there is a risk
of harm to other persons or properties
(outside the unit).
I would not have been surprised to see
the Court take another approach. In particular, I would not have been surprised
to see the Court decide that condominium corporations must be very careful to
protect the safety of all occupants of the
building. (Certainly we have seen the
Courts express these sorts of sentiments
in relation to in-suite smoke detectors.)
So, I would not have been surprised to
see the Court decide that condominium
corporations must take action if there is
any doubt about the safety of any of the
occupants (including all occupants of the
same unit which contains the risk). In
this case, the Court seems to be saying
that the condominium corporation must
clearly prove the existence of a risk and
must also show that the risk is to persons
or property outside of the particular unit.]
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Other Ontario Cases
Lewis v. Cantertrot Investment Ltd.
[August 24, 2005]
Class action by condominium
purchasers
The applicant sought certification of a
class consisting of the purchasers of
residential condominium units in the
project which was developed, marketed
and sold by the defendants. The Statement of Claim alleged that the
Defendants had misrepresented the
anticipated condominium fees. They
asserted that information provided in
the proposed condominium Declaration, the budget, and a sales flyer, was
“inaccurate, false, deceptive, misleading” and deficient in material respects.
The defendants asserted that any liability could only relate to a deficit
occurring in the first year of the condominium’s operations, pursuant to s.75
of the Condominium Act. The Court evidently did not agree.
The court found that there were common issues among the members of the
proposed class, and accordingly
expressed a willingness to certify the
class proceeding, subject to certain
procedural issues (issues respecting
calculation of damages) which the
Court asked to be resolved before finally deciding the matter.

Rogers Cable Communications Inc.
v. York Condominium Corp. No. 312
[September 26, 2005]
Rogers Agreement does not confer a
right of first refusal
Rogers Cable Communications Inc.
(“Rogers”) asserted that the agreement
between Rogers and the Condominium
Corporation conferred upon Rogers the
right (a right of first refusal) to enter
into a bulk services agreement on
terms comparable to those contained
in any such offer received by the Condominium Corporation from another
supplier. The Court found that Rogers’
agreement did not confer any such
right of first refusal. The Court found
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that the agreement only required that
the Condominium Corporation delay
entering into another agreement for a
period of 10 days following notice to
Rogers of the offer from the other supplier. After the 10-day delay, the
Condominium Corporation was then
free to enter into the agreement with
the other supplier, if it so desired.

Citywide Lawn Care Ltd.v. London
Condo Corp. [July 29, 2005]
No fundamental breach of snow
removal contract
This small claims court judgment
applied the Supreme Court of Canada's
test that a fundamental breach of a contract must have the effect of depriving
the other party of substantially the
whole benefit that the parties intended
under the contract. The Defendant Condominium Corporation had entered into
a contract with a snow removal company. The Corporation terminated the
contract without providing sixty days
notice (as permitted under the contract)
when the corporation felt that the snow
removal company had not responded in
a timely manner after a heavy snowfall.
The Court held that the company's failure to remove the snow on the dates in
question did not constitute a fundamental breach, and therefore the contract
continued. The appropriate remedy
would have been for damages to be
paid for the unperformed obligations,
though the Corporation had not brought
forward such a claim. The Court awarded the Plaintiff Snow Removal
Contractor the equivalent in damages of
the sixty-day notice period under the
contract, plus prejudgment interest.

YCC No. 60 v. Smithers
(September 27, 2005)
The following two cases were heard
separately, but the decisions were rendered simultaneously.
“Determined” owner
In this application, the corporation was
essentially seeking a number of Orders
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from the Court to restrain the respondent from engaging in certain
behaviours which were alleged to be a
breach of one of the corporation’s rules.
The rule in question prohibited owners
from engaging in any noxious or offensive actions or activities which may be
or may become a nuisance to other
owners or occupants.
The behaviour in question involved commencing legal proceedings, allegations
of dissemination of false and malicious
information, pursuing claims of fraud
with the police, abusive language to
staff and members of the board of directors, engaging in “proxy fights”, and
requests for access to information.
While the court held that some of the
owner’s behaviour could be described
as rude and aggressive, the court
accepted that the owner’s intention was
to pursue her legal rights. The Court
therefore found that the behaviour constituted no breach of the rule.
Furthermore, the court found that
behaviour which affects non-owners and
non- occupiers (i.e. board members acting in their official capacities) could not
be the subject of a breach of the rule.
The court also dealt with the interpretation of the section of the former
Condominium Act (now section 55)
dealing with access to records. The
court confirmed that, while an owner is
entitled to review records, the owner is
not entitled to “engage in an investigation and demand responses from
Directors, Officers or managers”. The
Court said, in effect, that board members are not obligated to dialogue with
owners.

Smithers v. YCC No. 60
(September 27, 2005)
This Application was commenced by the
owner subsequent to the application
described above. This owner sought to
have all remuneration paid to Directors,
Officers and the property manager, not
approved by by-law, returned to the corporation. At the hearing, the owner’s
counsel limited the request to those
payments made in 2000.
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The question at issue was whether payments could lawfully be made without a
by-law.
The court held that all payments made
to Directors without a by-law having
been passed were a contravention of
section 28 of the Condominium Act
(now section 56) and must be repaid.
The court also held that even if these
directors were paid “as officers”, section 28(1)(c) (now 56(1)(d)) would apply
and a by-law was still required.
While the court was not required to deal
with the issue of past payments, the
court did state that where historical
payments were made in good faith, the
court would not have required repayment. The Directors were, however,
required to repay amounts received at a
time when the Directors were aware of
the need for a by-law.

British Columbia Cases
Dockside Brewing Co. v. Strata
Plan LMS 3837 [August 23, 2005]
Strata Council Members did not act
honestly and in good faith
The Strata Council Members had the
Strata Corporation commence a lawsuit, and incur the resulting expenditure of approximately $200,000 in legal
costs, without the required vote under
the Strata Property Act. The lawsuit was
part of a strategy to advance the interests of some, but not all, of the Strata
owners. The Strata Council Members
were acting in a conflict of interest, as
they were part of the interested group.
The Strata Council members were
found to have acted in bad faith. The
Strata Council Members were ordered
to repay to the Strata Corporation the
legal fees of approximately $200,000.
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Adibfar v. Kaulius [October 18, 2005]
One parking space missing
The real estate listing for the Strata lot
stated that it included two parking
stalls. In fact, the owner of the Strata lot
was entitled only to one exclusive use
parking space under the governing documents of the Strata Corporation. The
purchaser was required to rent a second parking stall, at a cost of $20.00
per month. The Court found that the
vendor was liable for the damages
related to the missing parking stall.
Swagger Construction Ltd. v.
ING Insurance Co. of Canada
[September, 2005]
Claims against builders – insurance
issues
Most builders carry general commercial
liability insurance. This case dealt with
the following question: Do these general commercial liability insurance policies cover claims against the builder for
defective work or for damage resulting
from the defective work? The Court held
as follows:
The builder’s insurance coverage will
depend in each case upon the specific
wording of the policy. However, general
liability insurance policies, in virtually
every case, do not provide insurance
coverage for repair of the builder’s
defective work. Furthermore, general
liability insurance policies, in most
cases, do not provide coverage for consequential damages to the building. [An
example would be damage due to water
penetration as a result of defects in the
building envelope.] General liability
insurance policies in most cases do not
provide coverage for consequential
damage to any part of the builder’s
work (which would normally include
consequential harm to any part of the
building). Consequential harm to persons or to other property (not part of
the builder’s work) would, in most
cases, be covered by such policies.
Again, however, this will depend in each
case upon the specific wording of the
policy.
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New Brunswick
CCI...
A step closer
A New Brunswick Chapter of CCI is a
step closer to reality. Several National
Board members met in September with
interested condominium owners and
professionals in Fredericton.
There were over 25 in attendance as Pat
Cassidy, Deborah Howes and Charlie
Oliver provided an overview on the benefits of CCI. The session was well
received as was clearly evident by the
enthusiastic response of all attendees.
New Brunswick has 2,500 condominium
units in some 110 corporations. Leo-Guy
LeBlanc, of Service New Brunswick, provided a detailed background of the
Province’s current legislation and the
growing problems and difficulties being
experienced there. Similar to all
provinces in the past, existing first generation legislation simply cannot
address the current challenges facing
the condominium industry. While the
objective of revised legislation is essential, the formation of the Provincial
Chapter would provide a consolidated
reference point for education, training,
communication and influence to the
realtors, lawyers, unit owners and all
involved in the industry.
An organizing committee was formed
with the task of moving membership to
the level required for chapter status.
National, as with the other provinces,
maintains its commitment to work with
the local members to enhance and promote proper awareness at all levels of
condominium activity and support in
the much needed legislative revisions.
Organized by Patsy Ernst of the National
Board in conjunction with Judy Orr of
Fredericton, we applaud those who
attended and helped make this a most
successful start on a Local Chapter.
We shall keep our readers informed as
this transformation of condominium
awareness continues.
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The Invisible Director
By Ron Danks, B.A., (Hons.), LLP, ACCI, FCCI

Many condominiums directors complain
about apathetic homeowners. But what
about apathetic board members? Many
boards of directors have experienced
the difficulty of having to deal with an
individual board member who, once
elected, seems to disappear into the
woodwork. They may not attend many
meetings, or if they do, they do not provide any real input into the discussion.
Other symptoms of the invisible board
member might also include the failure to
complete assigned tasks on time, if at
all; never volunteering to take on work;
failing to read financial statements and
other reports provided in anticipation of
board meetings; and rehashing issues
that have already been dealt with at a
previous meeting, either because the
individual did not attend it, or didn’t pay
attention when the matter was discussed.
As in the case of rejuvenating an apathetic ownership there is no single cure
for dealing with the invisible board
member. There are, however, steps that
may be taken to prevent such an individual from getting on the board in the
first place or, once they are on, to draw
them out of their shell. Here are a few
thoughts:

description”. The description should
set out how many meetings board
members would normally be expected
to attend in the fiscal year, how long the
board meetings usually last, where and
when they are usually held, roughly
how many hours a director may have to
spend on corporation business during
the year in total, and any special tasks
that directors might be requested to
deal with. The job description should
be followed by a clear, concise statement indicating that anyone who is
elected to a position on the board will
be expected by the unit owners and the
other board members to live up to that
commitment. It would also not be a bad
idea to advise prospective candidates
that they will be expected to take a condominium administration course from
CCI at the earliest available opportunity
after their election, (at the expense of
the corporation). A similar statement
should be made at the annual general
meeting prior to the election of the
directors. You might go so far as to
require that anyone who accepts a
nomination stand up at the meeting
and agree that they will fulfill the job
description set out by the board to the
best of their ability.

Information package
Start at the beginning
When your corporation issues notice
for a meeting at which board members
will be elected, consider adding a “job
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Consider developing an information
package for new directors containing an
outline of their responsibilities; any policies that the board or previous boards
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may have developed in respect of the
administration of the condominium; the
minutes from the last 6-12 board meetings, (to give the new director a feel for
what has recently been going on at the
board level); a list of the other board
members’ names, telephone numbers
and addresses as well as those for the
property manager, auditor and corporation’s solicitor; and any other pertinent
information that you may feel is important in respect of your own site. You may
also want to round out that package by
providing copies of the Declaration, ByLaws and Rules, (assuming the new
director does not have an up-to-date
set), and providing other relevant materials produced by CCI and available
through local chapters.

Facilitate Involvement
Some individuals may make a very
good board member but may not be as
available to attend board meetings as
others. In that regard, every corporation should ensure that their By-Laws
include a provision that allows directors to be present by way of a conference call. This may mean acquiring a
conference call system for your board
room, or alternatively, making other
arrangements such that a conference
call can be used. Directors who are
going to be absent for a number of
months because of a long vacation,
(e.g. “snowbirds”), should be advised
that they will be expected to participate
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by conference call at board meetings. In
that case, you should ensure that any
reports, board minutes or other pieces
of information disseminated to the
board members will be sent to wherever the individual is vacationing. This
would not apply to a board member
who may be taking a two-week vacation
and as a result may miss one meeting.
Everyone deserves a break now and
then, especially condo directors!

Build confidence
A good chair will recognize that not all
individuals are good public speakers or
have the confidence to actively engage
in discussions during board meetings.
Such an individual is not necessarily
apathetic but simply may not be comfortable in speaking out, especially if
they are a new director. When faced
with such individuals, a good chair will
ask them for their opinion rather than
wait for it to be given. By slowly drawing such individuals into the flow of the
board meetings, you may be pleasantly
surprised at how quickly they can
become an active member.

Praise works
Don’t hesitate to praise a job well done
by a board member. This helps to build
confidence and encourages more participation. Use constructive criticism
judiciously. Even though you may think

that you are trying to help the individual
by pointing out some shortfall in the
work that they have completed, that
individual may perceive it as a rebuke
which causes them to withdraw even
further from actively participating in the
board. On the other hand, where an
individual director consistently fails to
participate in board meetings or fails to
complete assigned tasks on time without reasonable excuse, the remaining
board members may find it necessary to
censure him or her. Depending upon
the seriousness of the matter, the board
may choose to censure the individual
“off the record” or have it included in
the minutes recognizing that those minutes may be read by the unit owners.

Code of Ethics
As mentioned in the a previous issue of
the CCI Review, CCI National has developed a Code of Ethics for condominium
directors. This Code is based by and large
on a Code of Ethics that was developed
by Mr. Bob Gardiner, a partner in the
Toronto law firm Gardiner, Miller, Arnold
LLP. This Code of Ethics sets out the standards to which board members will be
expected to adhere to during their term of
office. It discusses such things as regularly attending board meetings, actively participating in the board, refraining from
discussing corporate business outside of
the boardroom, and treating other board

members with civility and respect.
Corporations might be well advised to
adopt this Code of Ethics, publicize it in
advance of elections, and prior to an election taking place. Ask the individual nominees to agree, in advance of their election, to abide by the Code should they be
elected. That agreement should be noted
in the minutes for the owner’s meeting. A
copy of the Code can be downloaded
from the CCI National web site.

And finally
When the president makes his or her
report at the annual general meeting,
he or she should make a point of thanking specific directors for their work on
the board in the past year, especially
those involved in unique projects, (likewise, someone should thank the
President). Retiring directors should be
thanked for their dedication to the corporation and their work on the board.
Consider giving a small gift or plaque to
retiring directors to show your appreciation. Letting people know publicly how
much they are appreciated will encourage other individuals of a like mind to
run for the board of directors.

Ron Danks, BA., (Hons.), LLP, ACCI,
FCCI. Ron is a partner with the Southern
Ontario law firm, Simpson Wigle LLP.
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An Ounce of Prevention:
Occupier’s Liability in Condominium Corporations
by: Deborah Bellinger, LLP
& Jean Francois Laberge, Student-at-Law

An ounce of prevention is worth a
pound of cure. Accidents can and will
happen. When they do, a Condominium
Corporation and its directors may be
subject to claims. Condominium Corporations across the country have obligations to ensure that their premises are
reasonably safe. Although the Corporation is not the owner of the common
property, it is legally responsible for the
care and control of the property and
must make all reasonable efforts to
ensure that the property safe.
Most provinces have adopted some
type of occupier’s liability legislation
which is typically drafted to displace the
common law duties. Generally speaking, these laws impose a duty upon all
occupiers of property to take appropriate actions in order to maintain a safe
and healthy environment for the people
who will be entering upon the property.

ments for the purpose of determining
liabilities that result from the breach of
the duties of an occupier of land.
The standard of care that applies in the
performance of the duty is one of reasonableness, not perfection. In the
Ontario decision of Britt v. Zagjo
Holdings Ltd.3 the Court affirmed that
Condominium Corporations are not
insurers:
The question of liability inevitably turns
on what kind of system the owner had
put in place to meet the statutory duty to
keep the premises reasonably safe. It is
important to emphasize, as all the decided cases emphasize, that the owner is
not the guarantor or insurer of the visitor’s safety, and hence does not have to
set up a fool-proof standard, nor does
the owner’s system have to be a model
of perfection. The standard is reasonableness in all the circumstances.

Under the provisions of the Occupiers’
Liability Act, R.S.O. 1990, c. O.2, an
occupier of premises owes a duty to
take such care as in all the circumstances of the case is reasonable to see
that both persons entering on the
premises, and the property that they
bring with them are reasonably safe.1
This duty applies whether the danger
iscaused by the condition of the premises or by an activity carried on on the
premises.2

The Obligation to Insure
A Condominium Corporation has many
duties and obligations and a corresponding statutory obligation to perform them. Some of the duties involve
accounting and paperwork – not the
sort of obligations that are likely to create risk of physical harm or injury or
damage to property. For those obligations, Corporations carry directors and
officers’ liability insurance.

In Ontario, Section 26 of the Condominium Act, 1998, S.O. 1998, c. 19 confirms that the Condominium Corporation is the occupier of the common ele-

Many other obligations relate to the
property. A failure to perform these
duties, or unreasonable delay in their
performance, may result in dangerous
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conditions that in turn may expose the
Corporation to risks. In Ontario, Condominium Corporations must carry coverage for the liabilities arising as a result
of a breach of its duty as occupier of the
common elements or land that the corporation holds as an asset.4
Documented Due Diligence
In the event that an injury or damage
occurs and a claim is advanced against
the Corporation, the Corporation wants
to be able to produce evidence of an
established system of risk management
and response.
As a first step, the corporation should
maintain written policies with respect to
the extent and frequency of inspections
to be undertaken to ensure that the
property is reasonably safe. The corporation should then document all steps
taken and be able to show that it followed through on its self-imposed system. The ability to show that the corporation has turned its mind to these
issues, addressed them in policies,
taken all steps required by the policies,
and promptly addressed risks, may be
enough to respond to most claims.
Adopting policies or rules with respect
to inspection and failing to take the
steps contemplated by the policy or
rule, or failing to document that such
steps have been taken may only serve
to demonstrate that the Corporation
has recognized the risk, implemented
presumably reasonable steps to
address it and then failed to perform its
obligations in that regard.
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Workplace Safety
When a Condominium Corporation hires
or contracts a person to perform services for the Corporation, the property
becomes a workplace.
In Ontario, and in other provinces, there
are statutory provisions governing
workplace safety. In Ontario, the obligations of an owner, employer or supervisor of a workplace are set out in the
Occupational Health and Safety Act,
R.S.O. 1990, c. O.1.
In the case of Regina v. Wyseen5, a window-cleaner fell to his death while
under subcontract. The Ontario Court of

Periodic inspection and review of the
workplace will help to demonstrate due
diligence on the part of the Corporation
in its management of risks. In some
provinces, regular inspection of the
workplace is also required by the provisions of governing legislation.7
Hiring Contractors
Hiring qualified contractors for regular
maintenance work may help to shift liability away from the Corporation,
though it may not be sufficient to avoid
all claims or potential liability for damages or injury suffered by unit owners or
third parties. Snow removal contracts
provide an obvious example. Incidents

tractor is performing its obligations,
then the Corporation may be assuming
responsibility for any injury or damage
that occurs as a result. Where the performance of the contractor contributed
to the injury or damage, then the
Corporation may have a claim against
the contractor in contract or in negligence, but is ultimately responsible to
the injured party for any breach of its
duty to ensure that the property is reasonably safe.
Criminal Liability
On November 7th, 2003, the Federal
Government passed an Act to amend
the Criminal Code (criminal liability of
organizations), S.C.2003, c.21 (“Bill C45”). Bill C-45 establishes criminal liability for organizations and individuals
when they fail to take reasonable steps
to prevent workplace accidents that
affect workers, or the public in general.
Bill C-45 creates additional legal liability
for all persons directing work in a workplace.
As the “owner” for the purpose of determining liability resulting from a breach
of the duties of an occupier of land,
Condominium Corporations and their
directors are subject to criminal prosecution for criminal negligence causing
injury. Again, the test in defending such
actions will be whether or not the directors and officers are able to demonstrate that they took reasonable steps
to prevent bodily harm.

Appeal found that the Occupational
Health and Safety Act applied to the
employer and that an employer’s duty
under the Act could not be avoided by
contracting out the work to independent sources.
To fulfill their obligations with respect
to workplace safety, Condominium
Corporations are required to create and
post a workplace safety policy.6 An
employer would typically have a general
workplace safety policy and would supplement it with project specific policies
where justified by the nature of the
work to be undertaken and the risks
that may reasonably arise in that work.
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of slip and fall may be followed by a
claim on the presumption that the fall
would not have occurred but for a dangerous condition. If the scope of work
and frequency of the work is clearly
spelled out in the contract, and the
Corporation is taking steps to ensure
that the contractor performs in accordance with the contract, then some protection may be gained if an accident
occurs.
If, on the other hand, and in an effort to
cut costs, the Corporation agrees to
terms in the contract that may not
ensure reasonable safety, or if the
Corporation fails to ensure that the con-
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Liability for damage caused to the
Natural Environment
The obligation to ensure the safety of
persons and property have been
extended to the natural environment.
Most provinces have adopted some
type of environmental protection legislation.8
Under Ontario’s governing legislation, it
is an offence to discharge into the natural environment any contaminant that
causes or is likely to cause an adverse
effect.9 Where a person causes or permits the discharge of a contaminant into
the natural environment, so that land,
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reasonable steps to ensure that one
owner does not create a hazard for the
others. Rules, inspections, and a
prompt response to identified risks in
the units and common elements will be
essential in demonstrating due diligence.

water, property, animal life, plant life or
human health or safety is injured, damaged or endangered or is likely to be
injured damaged or endangered, the
person may be ordered to repair such
damage or injury.10
As occupier of the common elements,
Condominium Corporations, directors
and managers must be mindful that any
environmental contamination that arises on or about the property may give
rise to additional liability to third parties
for damage resulting from the discharge. In addition to potential for
clean-up orders, fines and imprisonment for the failure to comply, the
Corporation is at risk of claims by owners and third parties where they suffer
injury or property damage from a spill
originating on the property.
Fire Safety and Prevention
Under Ontario’s Fire Code, an owner
means any person, firm or corporation
having control over any portion of the
building or property and includes the
persons in the building or property11.
The owner has many obligations directed at ensuring the safety of occupants
in buildings through the identification
and control of fire hazards, maintenance
of life safety systems (including smoke
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alarms), and establishing a fire safety
plan in buildings where required.
The requirements are specific. For
example, lint traps must be cleaned to
prevent the accumulation of lint that
creates an undue fire hazard.12 A rule
would help to demonstrate that the corporation is mindful of the need to
ensure that owners with ensuite laundry
are aware of this requirement. Chimney
flues and flue pipes must be inspected
annually.13 Such inspections may be
best carried out by the Corporation,
even if the chimneys are owner responsibility under the declaration.
The requirements for fire safety plans
vary depending upon the size of the
building and the nature of its construction.14 More stringent plans and fire
safety equipment are required for
midrise and highrise buildings than is
the case for lowrise. The plan must be
approved by the Chief Fire Official and
should be prepared by a consultant who
has knowledge of the specific requirements.
In order to discharge the obligation to
manage the property and ensure that
unit owners comply with the Fire Code, a
condominium corporation must take
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Together, these various statutory provisions demonstrate a strong trend
toward corporate responsibility. This
trend was born of a need to force corporations to put safety of persons and
property users ahead of economic interests. There is good news for Condominium Corporations. A Condominium
Corporation, unlike a commercial property or rental building, is operated in
large part by the homeowners. The
owners clearly have more than an economic interest at stake. Condominium
Corporations are, for the most part, well
adjusted to the notion that they must
raise sufficient funds to satisfy their
legal obligations and duties. The cost of
compliance will not be the issue.
Awareness and careful documentation
will remain of key importance in ensuring that these important obligations are
fulfilled.
submitted by:
Condominium Practice Group
Deborah Bellinger, LLP & Jean Francois
Laberge, Student-at-Law
Nelligan O’Brien Payne
66 Slater, Suite 1900
Ottawa, Ontario K1P 5H1
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Awards

Hall of Fame
The Hall of Fame Award was created in recognition of outstanding efforts to
further the aims and purposes of the Canadian Condominium Institute during more than two
decades of volunteer service.

Hugh Falconar, AIIC, ACCI, FCCI
Ladies and Gentlemen, the CCI National Board is recognizing the contribution and efforts of
a leader in condominium – Mr. Hugh Falconar.
For almost 20 years, Hugh (along with his wife Jean) operated Falconar Insurance Associates
Ltd., brokerage and consulting firm, and became, in the words of Sandi Cooper “a guru when
it comes to insurance”. Initially Hugh began his career as an account executive of Osler,
Hammond & Nanton Limited in 1961 which through evolution and merger became Reed Shaw
Osler, Reed Stenhouse and eventually AON Corp. They sold the brokerage in 1996.
Now when one thinks of a guru, one might conjure up images of snake charmers and the like.
Perhaps that is due to Hugh's infamous "standard crawl out clause" which in effect, if inserted in an Insurance Policy allowed an Insurance Company to avoid paying out any claims (fortunately Hugh did not try such a stunt). Rather, Hugh has become legendary in, not only
Alberta, but the entire country when it comes to condominium insurance.
That Hugh was prepared to share his knowledge with others is an understatement. He was a frequent conference speaker, both
nationally and provincially, and has written widely on the topic of Insurance.
Hugh was actively involved in the amendments to the Alberta Condominium Property Act that were eventually proclaimed in
September of 2000. Indeed he caught a serious problem with respect to the condominium insurance regulations, which if gone
unchecked could have lead to some very interesting results. Fortunately, the Government closed the "loophole" that Hugh discovered.
As an Insurance Broker, Hugh had a substantial portfolio of condominium corporations but he also represented the insurance
needs of a number of municipalities, including some in what is now Nunavut.
Now, Hugh is not known as being a boisterous soul. In fact, he is rather quite and unassuming, however, he has made a huge contribution to the condominium community. One could say his involvement in the industry spans an ocean of accomplishment. In
1983 he was awarded the designation of Associate of the Canadian Condominium Institute (ACCI) and was also made a Fellow of
the Canadian Condominium Institute in 1998. He was an Associate of the Insurance Institute of Canada (AIIC). Hugh served on
Board of the North Alberta Chapter as the Education Coordinator for many years. He was also on the National Board from 1984 to
1997, serving on the National Insurance Committee. Hugh was a Founding Member of the North Alberta Chapter and was made an
Honorary Member of the North Alberta Chapter in September, 2004.
A proud moment for Hugh was when he obtained the Ontario Appeal Court Justice Honourable Alan Rosenberg’s signature to the
document enabling CCI to form l’Institute Canadien des Condominiums. This was especially a proud moment as Hugh was born
and raised in Quebec. The Honourable Mr. Rosenberg was one of the movers and shakers that had a lot to do with the formation
of CCI.
Hugh taught condominium insurance for CCI for many years. Besides writing numerous articles on condominium for such publications as In•Site, the North Alberta Chapter journal, his articles have appeared in ACMO’s Condominium Manager and CCI’s
Review. His prescriptions are found in the Alberta Condominium Act of 2000, and its predecessor, and in the Condominium
Property Act Regulation. He took the trouble to write “Manuscript” insurance policies, custom composed insurance contracts
especially tailored to the client’s needs, as opposed to standard insurance policy forms. As one happy client said, “Hugh sheds
a ray of bright sunshine on the subject of insurance.” [George Walker, P. Eng., A.L.S. of Walker Consulting Group]
Hugh was not content to give only to condominium; his volunteer work spread into the broader community. Hugh is a past president of the Canadian Club of Edmonton, a past Regional Vice President, Alberta, of the Association of Canadian Clubs, a Past
President of the Rotary Club of Edmonton Strathcona. He is a Paul Harris Fellow of Rotary International. Hugh is a Chartered
Insurance Professional (CIP), a designation of the Insurance Institute of Canada.
On a more personal note, Hugh is the grandfather of seven, the father of three and has been the husband of two, along with
being the "pappie" of two dogs as well. Hugh has been a great educator, always willing to share his experience and knowledge
with others and, most of all, a friend to a great number of us in CCI.
Ladies and Gentlemen, please join the CCI National Board in honouring our 2005 CCI Hall of Fame Inductee, Mr. Hugh Falconar.
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CCI Fellowship
The CCI Fellowship was created to recognize and honour professional associates of CCI whose
meritorious service to the Institute or to the condominium industry best exemplifies the standards that
we expect of our professional members.

Joan Harrower, ACCI, ACM
Joan has been involved in the
Condominium Industry for the past 20
years with a vast experience including
Professional Management, Self Management, Board Member, Landlord and
Occupant. She began working with KDM
Management Inc., specializing in Condominium Management, and KDM became a
Corporate Member in 1995. She was on the Board of the North
Alberta Chapter, as President, Co-Chair and Director and also
taught some of the courses for the CM, 200 & 300. She was
also on the Professional Standards Committee revamping the
ACCI exam. She received her ACCI Designation in October 1998
and wears it with pride. On behalf of CCI, she was sent as a

member to meet with the Association of Condominium
Managers of Alberta to investigate the licensing of
Condominium Managers and is still active in that exercise.
She is constantly marketing CCI, making it compulsory for all
KDM Staff to attend the courses and seminars.
Joan currently lives in a Condominium sitting as President of
the Board of Directors. She is the Vice President of the
Association of Condominium Managers, currently the CoChair of the Joint Licensing Committee, a past Director on the
Board of the Greater Edmonton Home Builders Association
and is currently on the Multi Family Council of the Greater
Edmonton Home Builders Association.

Stephen Karr, LL.B., ACCI
Stephen Karr is a Partner with the law firm
of Harris, Sheaffer in Toronto. He has been
practicing law in the condominium field
since 1987, acting on behalf of condominium developers and as general counsel to
condominium corporations.

Stephen is a Past President of the Canadian Condominium
Institute- Toronto Chapter and was a National Director for five
years. He has lectured extensively for numerous programs
organized by the Law Society of Upper Canada, the Canadian
Bar Association, and the Canadian Condominium Institute and
has written extensively on condominium related matters for the
Canadian Condominium Institute, Condominium Manager and
the Toronto Star.

Jeffery Phillips, LL.B., ACCI
Jeffery M. Phillips, LL.B., ACCI (Law
1992) has been practicing law since
1978, with special emphasis given to
real estate matters. Jeff has worked
extensively with the Legislative
Committee
of
the
Canadian
Condominium Institute advising the
provincial government in regard to the
proposed changes to the Condominium Act.
In his spare time, Jeff is heavily involved in community
activities. He is a past-president of the Optimist Club of
Byron, Temple Israel of London, the London Jewish
Federation and London & Area Chapter of the Canadian

Condominium Institute.
Jeff demonstrates his most dedicated support and commitment to the chapter time and again. He is popular presenter and panelist at our ongoing education seminars
and over the past 13 years he has participated in many. He
provides “information responses” to the community via
the “Ask the Expert” submissions, and ultimately supports
all endeavors of the London & Area Chapter to provide
education to the condominium community. Jeff has most
admirably served on the CCI Board of Directors in all capacities, including on the Newsletter, Education and
Membership Committees since 1992.

Craig Robson, LL.B., ACCI
Craig is a frequent lecturer on legal
issues relating to condominium law and
administration for both our Chapter as
well as other organizations. Craig has literally lectured at every CCI sponsored
educational course during his tenure as
a Board member, as well as numerous
seminars and other events. Craig is a frequent contributor of articles to the GHC Newsletter. Craig is
also the co-author of “Essential Issues for Realtors in the
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Condominium Act, 1998”, as well as the most recent GHC
publication, “The Planners and Municipalities Guide to the
Condominium Act, 1998”. He also co-authored the “Students
Guide to Condominiums”. Craig actively promotes membership in CCI with his own clients, as well as other professional
contacts in the condominium industry.
Craig is a Director, CCI Golden Horseshoe Chapter, and has
been a Director of the Chapter in excess of 10 years. He is also
a member of the Joint ACMO/CCI Legislative committee.
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CCI Distinguished Service
The Distinguished Service Award was created to honour individuals who have made an outstanding
contribution to the Canadian Condominium Institute or the condominium community either at the
chapter or national level. It is a national honourary designation to be awarded to those deserving individuals who, by their volunteer work or other achievements, have brought distinction to CCI, exemplify
the standards that CCI promotes and serve as a positive role model for others.

William B. Dickson
William, (Bill), has been a member of the
Board of Directors in the Golden Horseshoe
Chapter of CCI in excess of 10 years. He has
volunteered to assist in almost virtually all
of our Chapter events in one capacity or
another.
Bill is a former councilman for the City of

St. Catherine’s, and has used his connections with the City to
promote CCI membership tirelessly. Bill personally visits new
members of the Golden Horseshoe Chapter in the Niagara
Region. He undertakes to call all such members should they
fail to renew. Bill has also worked diligently in respect of unfair
property tax assessments, both, for his own condominium as
well as for condominiums in general. He has been a valuable
asset to the Golden Horseshoe Chapter.

Michele Farley
Michele is currently: Vice-President of CCIHuronia Chapter and Chair of the Chapter
Administration Committee as well as a current director on the CCI National Board.
Michele has been involved with the CCI
Huronia Chapter since shortly after its inception 4 years ago and has been our most
active volunteer at both the local chapter
and the national level.
Most recently Michele was responsible for spearheading the
work required to enable our Chapter to host the Spring CCI
Conference held in Barrie at the end of May 2005. This event

and the Saturday morning Risk Management Protocol Seminar
provided an excellent service to our local membership and
raised the local profile of CCI in general.
We believe that Michele’s enthusiasm, professional is and belief
in the value of CCI are one of the biggest assets our Chapter has.
CCI-Huronia members benefit from her expertise through the
many seminars she speaks at well as through the articles relating to Condominium issues that she writes for the CCI-Huronia
Chapter magazine “Condo Forum”, Condominium Magazine,
and CondoBusiness.
In all dealings relating to Condominium Corporations Michele is
an active proponent of CCI and its Mission Statement.

Ambrose Reschny
Our Chapter believes there is no one more
deserving of the CCI Distinguished
Service Award than Ambrose Reschny. In
all of his work for CCI, he has demonstrated exceptional qualities that can serve as
a model at all levels of the organization.
As a charter member of CCI-Regina & Area
Chapter (now CCI-South Saskatchewan
Chapter), he has volunteered his energies over many years,
serving as committee chair, secretary, vice president, president
and now past president, to assist in the establishment and
growth of a chapter that has steadily developed into a healthy
and active entity. His participation at the National level has

been beneficial in that development.
Ambrose has become known throughout the province as a
tremendous source of information, not only about legislation,
rules and regulations that pertain to condominiums, but also as
an enthusiastic and willing listener/advisor to help people deal
with problems relating to condominium living management.
Although Ambrose, for the first time since the formation of the
Chapter, is not presenting his name for election to the Board for
the coming year, he will continue to serve as a “committee volunteer”, and plans to use the coming year to implement his
determination to assist with the development of at least a first
course leading to ASCCI designation.

Kay Stallard
Kay Stallard is a firm believer and supporter of the condominium lifestyle and
the role of education in keeping corporations and directors on track.
Kay has been involved in the condominium community for over 20 years. She was
instrumental in the management of an 18unit board managed corporation in Grand
Bend for 10 years, registering the new retirement condominium, as well as administering the every-day activities. Kay currently serves as President of MCC 169. During her 6 years as
President she successfully lead the board through the turbu-
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lent challenges that faced the corporation, and now MCC 169 is
considered one of the best places to live in London and has a
vibrant Board of Directors.
She actively serves the CCI-London & Area Chapter Board of
Directors and has done so for three years now. Kay was instrumental in assisting the Condominium Round Table become an
integral part of the condominium community where Directors
from corporations in and around London meet and discuss
issues that are generic to all condominium. Kay is quick to discuss the benefits of education via CCI and encourages new
membership to all who live and work within the condominium
community.

Winter 2005
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Winter 2005

C H A P T E R C H AT T E R
Toronto Chapter

Nova Scotia Chapter

The Toronto Chapter enjoyed an event filled Fall and is looking
forward to a brief break over the holiday season before we
launch into another busy winter season of courses, seminars
and events.
As always, the highlight of the fall was the annual CCI/ACMO
Condominium Conference – held on November 4th and 5th at
the Doubletree International Plaza hotel. Close to 600 attendees including over 60 guest speakers participated in a variety
of informative and topical sessions and a sold out trade show.
December 1st was the night marked for CCI-Toronto’s Annual
General Meeting held at the Novotel North York Hotel. The turn
out was good, and members had the opportunity to mingle
with the CCI Board of Directors as well as other members at a
Wine and Cheese Reception, which followed the meeting.
Mark your Calendars now for the launch of the Toronto
Chapter’s launch of the ‘Condo 101’ course for Directors –
scheduled for Saturday January 21st from 9:00 a.m. to 12:00
p.m. at the Novotel North York hotel. This half day course will
provide a great overview of condominium operations for new
owners and/or directors. Visit the Chapter website at www.ccitoronto.org for more information or to register on-line.
Lynn Morrovat, CCI-Toronto and Area Administrator

Our new Board of Directors is underway for the ’05-06 year. It
appears we have an enthusiastic group and lots of plans are in
the works. We have a talented Newsletter Committee with
public relations expert, Patrick Brownlow who served on the
Board a few years ago, and former Edmonton journalist, Rod
Zeigler at the helm.
We have a new administrator, Maurice Lloyd who attended his
first meeting last week. He is a semi retired civil engineer and
Urban Planner who will make a terrific contribution to our organization. We were sorry to loose Krista Reid-Brownlow but her
other responsibilities and a new daughter expected in the
spring made it necessary to leave us. We will miss her.
Due to the efforts of our outreach specialist, Patsy Ernst and
the recent info seminar she arranged in Fredericton, New
Brunswick we now have several new NB members.
Plans are in the works for a seminar on dispute resolution in
early January, the CM 200 course in February and Pat Cassidy
along with new member Judy Foran plan a special seminar on
condominium for Realtors.
Our thanks to National members Deborah Howes and Charlie
Oliver for the entertaining and informative talk they gave at our
Sept. 29 annual meeting. They were a welcome addition.
Have a great quarter everyone!

Manitoba Chapter

Norma Cameron, President, CCI-Nova Scotia Chapter

Following the election of a number of new directors at our
September 19, 2005 AGM, CCI Manitoba’s Board has re-organised with a number of new or newly re-focussed committees.
We are off to a great start – we have already held three education sessions that have been fully or over-subscribed! Our
Mediation session, an eight hour Saturday training session
with a mediator who has 20 years of experience was over-sold
and an enthusiastic bunch of condominium directors had their
eyes opened. Mediation may not solve every problem, but
enhanced communication can always help.
As well, we have had two Lunch & Learn sessions – board members and owners can enjoy a delicious buffet lunch while hearing from the experts. The October session was on the ins and
outs of Reserve Fund Studies, while the November event
focussed on Energy Efficient Building Retrofits. Our full
Directors Course is scheduled for three Saturdays in January,
February and March, with additional sessions on mediation and
other topics planned for April and May, we will have a busy year.
Our new Outreach and Recruitment Chair, Gerrit Roosenboom,
will be known to many from his years with the Toronto and
Huronia Chapters of CCI. He is a great example of how CCI can
be a portable resource across Canada! We continue to look to
other Chapters for their great ideas about improving condominium in our great country.

Vancouver Chapter
As a chapter, we recently held our fall seminar “People, Pets,
Parking and the Pink Door – Strata By-law Enforcement”---with
four speakers, an Owner, Council Member, Property Manager
and a Lawyer. We also held our second AGM and elected a new
Board of Directors with Jamie Bleay still at the helm. The new
Board is working continuing to raising the profile of CCI and
membership level is up from this same time last year. We have
rolled out the Ambassador Program and are looking forward to
substantial growth for the coming year.
Earlier this year, our newsletter “CCI Condo News” was introduced and our website was up-dated and both have been very
well received. The addition of the Ambassador Program has
helped to inform Strata Councils and industry professionals of
the benefits that CCI Membership brings. We are looking at
holding three workshops over the next year which will help
with our membership drive.
You can contact us through our website at
www.cci.ca/Vancouver or by email at
contact@ccivancouver.com
Kevin D. Middleton, Vice-President, CCI-Vancouver Chapter

Rob Giesbrecht, President, CCI-Manitoba Chapter

CCI Review

20

Winter 2005

C H A P T E R C H AT T E R
Northern Alberta Chapter

South Saskatchewan Chapter

This year’s Chapter Board has both new members and experienced ‘veterans’ making it a Board with the potential to take
this chapter to the next level. With the retirement of Laverne
Garrow our long time and stalwart office administrator we are
faced with both a challenge and an opportunity to reassess the
role our administrative office can play in the effective and long
term functioning of this Chapter.
Since September we have had two very successful seminars,
one on Reserve Fund Studies and the other the CM 100 course
that punctuate the importance education plays in the identity
of our chapter for our members. There has been interest
expressed, from Red Deer to our south and Fort McMurray and
Grand Prairie to the north, for outreach education courses to
these groups and our education committee will be looking at
ways to afford and meet these requests in the upcoming year.
We also mourn the recent passing of Earl Scott. Earl was a long
time volunteer whose support and consistent presence on the
telephone line and at our seminar registration desk was the
epitomy of the word volunteer. Earl’s contribution is best
summed up by “Work, not words”. His hard work and ever
ready kind word will be missed and his commitment difficult to
replace. On a more celebratory note congratulations to Hugh
Falconar , a founding member of our Chapter, on his nomination and induction into the CCI Hall of Fame. Hugh’s involvement over the years is one of the inspirations we as a Board will
look to as we forge the future of the Canadian Condominium
Institute – Northern Alberta Chapter. Also congratulations to
Joan Harrower on achieving the designation of FCCI. Her reputation and beauty will no doubt enhance the recognition afforded to holders of the FCCI designation. Way to go Joan !
Karim Mawani, President, CCI-North Alberta Chapter

Huronia Chapter

The Annual General Meeting of CCI South Saskatchewan is now
behind us and a new Board has been elected. We had a few
problems but we have come through with a great working
Board.
Our Board has made progress in the fact we now own a lap top
computer, printer and copy machine. We have come along way
in a few short years. We have opened our chapter to let businesses in and in the process have gained some great volunteers and committee members.
We as Condo members see the value that the business members give us and they strive for us condo owners to realize our
own potential as a voice in our community.
Our Education Committee has a great line up in this year’s seminars. Membership is making headways in to the new Condo’s
being built in Regina and surrounding areas.
This year promises to be an interesting one for our chapter.
Lee Ann Brown, President, CCI-South Saskatchewan Chapter

South Alberta Chapter
After a much needed hiatus over the summer, our Chapter
began the year with a very successful AGM in September. We
were sad to lose a long time Board Member, however very
pleased to welcome his replacement. We are looking forward
to the upcoming year which will be to focus on increasing
Membership, while continuing to offer our monthly luncheons
with guest speakers, the CM courses, and Hot Topic seminars.
The A.C.C.I. exam will be offered early in 2006. The Chapter will
also be focusing on continuing to build the Volunteer base, to
assist the Board with the committees and events.

Once again, CCI – Huronia held its Annual General Meeting in
September aboard the Serendipity Princess. It was a privilege to
have CCI – National Director, Ron Danks, attend and Chair the
meeting. The combination AGM/cruise continues to be a perennial favourite. In October, Chapter Directors, Bob Skeaff and Bob
Rymell, traveled to Elliot Lake and conducted an informal seminar that was an undeniable success. Newly-elected President,
Michele Farley, was the recipient of the Distinguished Service
Award at the Annual CCI/ACMO Awards Dinner held November
4th. And to add to the evening’s honours, CCI – Huronia won the
coveted Lorne Young Chapter of the Year Award for the second
time in the chapter’s four-year history. Not to rest on its laurels,
the Board of Directors of CCI – Huronia is holding a half-day planning session in late November. It is anticipated that this gathering will yield short and long-term Chapter objectives and strategies in an effort to expand its membership base and provide its
present members with greater membership value.

Although we were unable to send representatives to the Spring
National Meetings in Huronia (a great time had by all we hear!),
two representatives were able to attend the Fall National
Conference & Meetings in Toronto. Thanks to the Toronto
Chapter for the great hospitality & entertainment! As usual,
great information & ideas were obtained from the seminars
and from the representatives from the other Chapters. It has
become apparent that we all experience similar challenges
from time to time and we are pleased to see that the National
Board is recognizing and responding to the issues. The
National Board is collectively working to provide the Chapters
with the tools to not only start up new Chapters but also to
assist existing Chapters with issues of concern. Our Chapter
was pleased to have a National Executive Board Member meet
with us this year, and we look forward to ongoing visits in the
future.

R.A. (Bob) Skeaff

Evelyn Thompson, President, CCI-South Alberta Chapter
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C H A P T E R C H AT T E R
London & Area Chapter

Ottawa Chapter

Busy times behind us and more ahead! Behind us: our first
newsletter of this year, the CCI Annual General Meeting of
September 27th, the two-day Condominium Course of October
15th and 29th, and the seminar Liens & Litigation “Why can’t I
put a hot tub on my deck?” on November 22nd. It is quite amazing just how much time and energy is required prior to and during these events, and how many members give of their expertise. We sincerely thank our presenters and instructors who
contribute so much to these events. We have the ingredients
for a great recipe and they are at the top of the list.
And then there are the ongoing day-to-day actions that take
place, which also ensure growth and strength to our condominium community. The newsletter writers, Condominium
Round Table committee, the professionals who respond to the
“Ask the Expert” submissions, the advertisers who support
chapter publications, the Administrator, and of course those
who make it their business to attend all the events. We all learn
from each other and in doing so we protect our sizeable investments.
And ahead of us: you don’t want to miss the seminars:
Insurance “Don’t get caught with your pants down!” on January
24th, 2006. At this seminar, a panel of experts will discuss: fundamental coverage - the bare essentials; the obligation of unit
owners to insure; “Bells and Whistles”… what is necessary and
what is not; making sure tenants are covered too; and what to
do when disaster strikes… who is responsible for what. Then,
on March 28th, 2006, we will learn about Technical
Audits/Reserve Funds “What the ##!! are you talking about?”
At this seminar a panel of experts will discuss the mysteries of
technical audits and reserve funds.
The Condominium Round Table continues to grow as directors
from across the London area get together to discuss and share
experiences that affect the daily operations of their condominium. Visit our website www.cci-sw.on.ca for more information
about upcoming meetings. It is important to note that seating
is limited at these meetings so be sure to RSVP as directed.
On behalf of the Board of Directors of London & Area Chapter, I
wish you a safe and happy season and we look forward to seeing you in 2006.

Another wonderful Canadian winter is on its way and us hardy
soles from Eastern Ontario find ways to grin and bear it. The
weatherman is predicting a cold one for us here in the East.
But before winter settles in lets recap our fall activities. Our
annual breakfast seminar, a prelude offered before the annual
general meeting, was held on October 22nd. An enthusiastic
group of attendees watched as current, as well as former,
Board members assumed their roles in KONDO AGM, a seriously amusing look at an atypical annual general meeting.
KONDO AGM is an annual general meeting demonstration
which was created by Toronto condominium lawyer and FCCI,
Robert Gardiner. It is packed with Bob's wisdom and wit and is
definitely designed to both entertain and educate.
Following the little less than serious look at an annual general
meeting the Chapter conducted its own meeting. The Ottawa
Board bid farewell to Pat Boileau and thanked her very much
for her contribution to the Ottawa Board. Following an election
for the vacancy, the Board welcomed Karen Freake of McCay,
Duff & Company as its newest member.
Just a few weeks later representatives from the Ottawa Chapter
attended the 2005 National Conference. A special word of
thanks to the Toronto Chapter and to ACMO for its very well
planned and organized event.
And then on the heels of the National Conference back to finishing off the final details for the semi annual offering of the
ever popular Directors Course held on November 12 & 13. This
course continues to be sold out with 65 participants at each
offering.
And now we turn to what’s next for the Chapter. We will be
launching the Ambassador’s Program over the winter and to
meet the requests for a form of networking amongst Boards,
the Ottawa Board will be developing a Directors forum.
We are particularly proud to have John Peart, LL.B., ACCI, FCCI,
CCI National President in our Chapter this year and we look forward to continuing to work with him. Hats off to you and congratulations John.
On behalf of the Board of Directors may your Holiday Season
and New Year be blessed with Peace, Love and Joy.

Trish Kaplan, Administrator, CCI-London & Area Chapter
Liz Dowd, Administrator, CCI-Ottawa & Area Chapter
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C H A P T E R C H AT T E R
Golden Horseshoe Chapter

Newfoundland Chapter

The chapter had a very busy fall season which was kicked off
with our first Annual General Meeting and Boat Cruise of
Hamilton Harbour. With over 90 attendees, the event was very
well received with plans confirmed to again have the cruise
with next year’s AGM. Thanks to the sponsors and companies/individuals who provided door prizes. At the AGM, we had
a vote for vacant and renewing board positions. I am pleased
to introduce Don Bassindale, Peter Greco and Al Sairoff to our
board of directors. Two previous Board members, Craig Robson
and Eric Sanderson did not renew their terms. We wish them
the best.
Later in September, we held our annual Level 200 course in
Burlington and Waterloo. This year’s highlight was the roll out
of our new Level 200 course binder. We took the compendium
of previous material and added our own new material to create
one comprehensive and cohesive resource manual. Based
upon the feedback from the course attendees, it was very well
received.
At the recent CCI/ACMO conference, the chapter was very honoured to receive the Penman Smith Award for Best Newsletter.
Thanks to all our contributors who we rely upon time and again
for articles. Special mention must go to Karen Reynolds our
editor. Still with the awards dinner, Craig Robson who had been
on our board for a number of years received his FCCI award. Bill
Dickson a current board member who has also served for many
years received his DSA.
Planning is in progress for a one day condominium conference
and trade show booked for April 22, 2006 at the Hamilton
Convention Centre.
Kim Coulter, ACCI, President, CCI-Golden Horseshoe Chapter

Hello Canada!!! Having recently attended the CCI Annual
National Conference in Toronto, I have to share a few comments on what a great experience it was. Since Newfoundland
was fortunate enough to host the semi-annual conference last
year, we have some sense of the tremendous amount of work
which goes into planning for and carrying off an event on that
scale. And when everything falls into place as a result of that
hard work and planning, those individuals involved have to be
commended for their effort. It was a pleasure to be part of it.
The most rewarding part for me personally, were the reconnections with CCI friends and the networking which can take place
at an event such as this. It gives everyone a sense of being part
of the bigger picture and knowing that many of the battles we
face in our local Chapters are common to all CCI Chapters
across the country. It is a great asset for us to know that we can
pick up the phone or send an email on any issue that faces us
and it will be responded to by professionals who have, almost
inevitably, already experienced it or dealt with a similar situation. As a relatively new Chapter, this is an invaluable asset to
have at our fingertips.
And the bonus is the wonderful friendships which have grown
along the way. To all of you, it was a pleasure to have the
opportunity to share some time together!
Now, back to matters at hand! Our Annual General Meeting and
Educational Seminar is scheduled for November 23. Mr. Pat
Cassidy (who needs no introduction) has graciously agreed to
join us and make a presentation to our membership. We all
look forward to his input. It will also be necessary to reinstate/elect Board members to complete our slate and there is
no shortage of interest in serving on our Board. We will give
you an update on our meeting in the next issue.
Mae Butt, Vice-President, CCI-Newfoundland Chapter

ACCIACCIACCIACCIACCI
(Associate of the Canadian Condominium Institute)
If you are a professional member of the Canadian Condominium Institute you should seriously consider applying
for your professional accreditation. Successful candidates are entitled to use the designatory letters “ACCI” as
recognition of their high degree of skill, professionalism and outstanding achievements.
Candidates for the ACCI accreditation must be a professional member of CCI, have at least three years of
professional condominium experience, have contributed to the condominium community by teaching courses,
writing articles, participating in seminars or providing other services and successfully complete the ACCI
examination.
For further information please contact your local CCI Chapter.
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Mark Your Calendars
The Association des syndicats de copropriété
du Québec (ASCQ)
looks forward to welcoming CCI Members to the

Joint ASCQ - CCI Spring Condominium Conference

Conference Hotel:
Le Nouvel Hôtel & Spa
1740 René-Lévesque boul. West
Montreal, QC
Toll Free: 1-800-363-6063/514-931-8841
Website: www.lenouvelhotel.com

Please mention you are with the group: ASCQ/CCI
Special Room rate: $124 (Standard),
$144 (Studio),
$227 (Loft Apt)

