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From the

PRESIDENT of the Golden Horseshoe Chapter

The key
purpose of
our chapter
is to educate
directors
which, in turn,
will strengthen
condominium
communities

Although it will be mid-fall by the time
you are reading this, I am writing this
message at the end of the summer
vacation. Summer vacation – what does
it mean to you? For some, it’s about not
working. For others, summer vacation
is about being active. For me, vacation
is about camping with my family.
Camping allows for a lot of hiking, biking,
campfires, and spending time with my
wife and kids. This necessitates being
“unplugged” or “off the grid”. No cell
phone, no emails, no calls, no texts –
nothing. Were you able to get away and
leave your cell phone at home or turn
it off for a period of time? I believe that
we are over-connected and need time to
decompress and re-connect with what
really matters. Invariably, we could all
spend less time behind our devices.
Looking Forward
For GHC-CCI, the summer was
eventful. Back in June your Board of
Directors embarked on an exciting
strategic planning process to chart the
organization’s course for the next year.
The Board had a number of reasons for
this decision, including the effort on
being relevant for our members, igniting

the grassroots, and expanding the
value proposition of all members. At
this session we completed a Strength,
Weaknesses, Opportunities, Threats
(“SWOT”) analysis and a One Page
Strategic Plan. The SWOT analysis
provides a way to look at the current
state of GHC-CCI by identifying both
internal and external perspectives.
The purpose of the SWOT analysis is
to help align GHC-CCI’s resources and
capabilities to the requirements of the
environment we operate in. The Board
then asked itself key questions at each
stage as it developed the strategic plan.
Here are some of the key takeaways of
the plan:
The key purpose of our chapter is to
educate directors which, in turn, will
strengthen condominium communities.
As you can imagine, many people are
critical in implementing or living this
purpose. This includes the Board,
committee members and all other
volunteers who help out during
the course of the year. We have
determined that the factor of success
for our chapter hinges on the need to be
Relevant with Education and Resources,
Continued on page 5 >>
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Continued from page 3

and constantly communicate this throughout the
Chapter. As we look ahead, we envision our Chapter
to be the definitive recognized leader for Condominium
Education and Resources. In summary, our Core Goals
for 2017/18 are:
PROFESSIONAL PROPERTY MANAGEMENT
CONDOMINIUM EXPERTS
“YOUR PROPERTY IS OUR PRIORITY”

a. Proactively communicate the new changes
to the Condominium Act, 1998;
b. Increase the level of activities in the Niagara
Region; and

COMPLETE COMPREHENSIVE
MANAGEMENT SERVICE
WE PROFESSIONALLY MANAGE CONDOMINIUMS,
INDUSTRIAL/COMMERCIAL, TOWNHOUSES, NEW
CONDOMINIUM DEVELOPMENT, CONDOMINIUM
FINANCIAL PACKAGES
SERVING HALTON, HAMILTON,
PEEL & NIAGARA DISTRICTS
33 King Street East, Suite 9, Dundas, Ontario L9H 1B7
905-544-0077 • 1-866-544-0077
Email: precision@cogeco.net • Visit our website at: www.pmsinc.ca

c. 
Increase value to property managers and
condominium corporations by being a
partner.
We then developed six key priorities to support our
core goals. They include:
a. Implementing more
sessions for directors;

free

information

b. Surveying members to be relevant;
c. Sharing the Strategic Plan with all committees;
d. Developing an action plan that gives value to
property managers;
 onnecting with local city councils and
e. C
government; and

Knowledgeable
and experienced

f. Strengthening GHC committees.
We wish to note, however, that making wise choices for
the future is work that does not end with a strategic plan.
This plan is intended to influence and build the capacity
to respond to changing issues and opportunities with
strategies that represent our purpose.

condominium lawyers

By this time you will also have elected some new
directors to the Chapter’s Board and the timing
of preparation of this issue does not allow me to
specifically recognize any new members or thank those
who were willing to serve.

www.sutherlandkelly.com
519.265.6755

As you can see, we have embarked on some lofty goals
and have an exciting year ahead; however, our success
rests on us all as we pull together and forge ahead!

173 Woolwich St., Suite 202, Guelph, ON N1H 3V4
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From the

PRESIDENT of the Grand River Chapter

We promise to
be an active,
grassroots
organization

Although our Grand River Chapter
is still in its infancy, I’m very happy
to report that after the first quarter,
we have registered 363 members!
This is pretty good considering the
new chapter came into being at the
beginning of the summer holiday
season! While we are about 15% shy
of our total membership base since
splitting from the Golden Horseshoe
Chapter on June 30, 2017, without
doubt our membership will not only
rebound but grow steadily due to the
number of condominiums being built
nearby and the interest from local
business partners. We promise to
be an active, grassroots organization
where personal contact will be one of
our primary ways to keep everyone
informed. Hence, the membership
committee members are personally
following up and reminding everyone
who has not yet registered, to do so.
Currently, we have an amazing group
of forty volunteers comprised of
professionals, business partners and
condominium owners who are actively
participating either as a director or a
member in our committees. They are
a dedicated bunch who together with
the help of the Association Concepts

Team, have already spent countless
hours creating a fully operational
organization – ready to be of service to
our members!
Here are only some of the tasks that we
have been working on:
Governance – A by-law outlining how
the chapter will be governed was was
prepared and approved by CCI National
and the Grand River membership at the
first Annual Meeting held on September
28th. This committee is now working
on a draft set of policies and procedures
that will assist future Boards to deal
with operational matters.
Website – Go to www.cci-grc.ca and
look at our new website! So far, we have
two hundred and eighty-five persons
who have registered for e-blasts. Share
the link with your condominium owners
and invite them to register for free
e-blasts. Simply click on “Join our free
mailing list” on the home page of the
website. Try it! You may even get some
owners volunteer to become a director
if they know that there is plenty of local,
educational support for them.
Next, looking for specific articles will
soon become easier because we are in
Continued on page 9 >>
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P.O. Box 37,
Burlington, ON L7R 3X8

Telephone 905-631-0124
Facsimile 416-491-1670
Toll Free 1-844-631-0124
Email admin@cci-ghc.ca
Twitter @CCIGHC
Facebook Fan Page
Golden Horseshoe Chapter of the Canadian
Condominium Institute
www.cci-ghc.ca

801 Mohawk Road West, Suite 101
Hamilton, Ontario L9C 6C2
Phone: (905) 575-3636
Fax: (905) 575-0950

Since 1980 our members have served
the Golden Horseshoe condominium
community.
Providing professional service
for large and small:
high-rises, townhouses and
commercial condominiums

P.O. Box 5,
Guelph, ON N1H 6J6

Telephone 226-314-1955
Toll Free 1-866-324-2141
Email admin@cci-grc.ca
Twitter @cci_grc
Facebook Fan Page
CCI-Grand River Chapter
www.cci-grc.ca

The staff of
Property Management Guild
works on a team basis. The designated
site manager is supported by the other
managers, administrative and
accounting staff.

Publications Mail Agreement #40038303
This publication seeks to provide the CCI Golden Horseshoe and Grand River
Chapters' membership with information on condominium issues. It is issued
with the understanding that the CCI Golden Horseshoe and Grand River
Chapters are not engaged in rendering legal, accounting, or other professional
services. If legal or other expert advice is required, the services of a competent
professional should be sought. All contributed articles must be original work;
all previously published works must be accompanied by the publishers’
authorization to reprint. Authors are responsible for their expressed opinions
and for the authenticity of all presented facts in articles. We reserve the right
to edit contributed articles for clarity and length, and reserve the right to
refuse to publish any contributed article. We do not necessarily endorse or
approve statements of fact or opinion made in this publication and assume no
responsibility for those statements.

Visit our website for more information at:
www.propertymanagementguild.com

Contact our office administrator for information on permission to reprint,
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Printed on 100% post-consumer recycled paper.
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the process of improving our new “search” feature.
Education - A host of events have already been
scheduled and are listed on the website under
“Calendar of Events”. Although directors will
require mandatory training that will soon be
available online for free, we expect that directors
will appreciate coming to events where they can
hear speakers and ask relevant questions face-toface. In addition, it provides a forum for networking
amongst other directors, speakers and professional
business partners. Undoubtedly, there are so many
legislative changes affecting all condos that we’re
expecting sold-out events, so scroll through our
calendar of events and sign up!
For many reasons, some members may prefer to
attend an event hosted by another chapter – for
example, the Golden Horseshoe Chapter. As a
result, both chapters have agreed to share each
other’s events on their websites. In addition, both
chapters will strive to ensure that event dates don’t
coincide thus giving members of both chapters the
opportunity to attend all events.
TIP: If you are a member of any CCI chapter, you
receive the membership rate for any CCI event you
attend across Canada.
Sponsorship – As a non-profit organization, we
understand that “every dollar counts”. As such,
we rely on the support of our sponsors to offset
the costs of holding all our events. So thank you
to all our sponsors! In turn, for those who are not
yet a sponsor but are considering its value: talk to
our Sponsorship Committee members comprised of
Professional Business Partners. They can speak to
the value of their participation in this organization!

there will be great food and unbelievable prizes to be
won! More information will follow soon but mark your
calendars now and don’t miss this event!
CondoNews – The magazine is a shared publication
between the Grand River and Golden Horseshoe
Communications Committees. We are always looking
for articles, feature condos and topics relevant to your
community so don’t hesitate to contact us and tell us
what you want to see in future editions. If you are
aware of a condominium related matter in your city,
let us know and we are happy to share this information
with our membership.
Weekly E-Blast – As we are all overwhelmed with the
number of e-mails we receive, your Board has decided
to send you only one weekly update, every Tuesday.
All registration forms or additional documents will be
attached at the bottom of the e-blast, so do read the
full page!
TIP FOR DIRECTORS: So far, only 187 Condominium
Directors are registered to receive information directly
from our chapter. This means that there are still many
directors that rely on their Managers for information
on upcoming events. Directors, if you are not receiving
e-blasts and would like to, please register your e-mail
address by simply asking your Property Manager to
add your name to the e-mail list or contact our Office
Administrator directly at admin@cci-grc.ca.
In future editions, I will continue to provide you with
updates to demonstrate that the Grand River Chapter of
CCI continues to work hard for you, our members!
As usual, don’t hesitate to let us know how we are doing.
After all, there is always room for improvement and only
by getting your feedback can we, together, continuously
improve this new chapter!

Conference – Our first conference and trade show
will take place on May 3 and 4, 2018 at Bingemans
in Kitchener. Since the 2016 Conference and
Tradeshow in Kitchener sold out we are planning
for a larger trade show and a slew of seminars with
relevant topics featuring expert speakers. As usual,

FALL 2017 | CondoNEWS

9

Michelle Kelly, B. Comm, LLB, ACCI
Co-Editor

Maria Mavrikkou, B.A. (Hons.), M.A., J.D.
Co-Editor

From the

EDITOR'S DESK

The Earth
is always
changing.
Always
evolving.

As the leaves begin to change colour
and fall from the trees, we are
reminded of the change occurring
all around us. The Earth is always
changing. Always evolving. We as
people are too. New people in our lives.
New jobs or education. Everything
changes. Nothing stays exactly as it is.
We’ve had a lot of change within our
chapter over the past year as well. In
the Spring edition of the CondoNews
we proudly announced the creation
of the new Grand River Chapter (GRC)
to serve the Waterloo, Wellington
and Brant areas. The GRC was up and
running on July 1st, 2017. The Summer
edition was the first edition of the
CondoNews published jointly by both
chapters. The magazine also featured
a new design and some new content,
thanks to the assistance of our new
publishing team.
Not surprisingly, there is change
happening outside of the organization
too. As you may have heard by
now, the condominium industry in
Ontario is undergoing significant
changes as well. Mandatory licensing
of condominium managers is right
around the corner. As are hundreds
of amendments to the Condominium
Act, 1998, its regulations, and various
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other statutes. November 1, 2017, is the
proposed date of implementation for
the first phase of changes. More changes
will be rolled out in 2018.
Over the next year the CondoNews will
have articles describing some of the key
changes. Both chapters are also working
on presentations on the changes, like the
GRC’s Leader’s Circle or the GHC’s Legal
Update. More sessions will be scheduled
as the amendments are phased in. Both
chapters are also working together on
an intensive two-day Bootcamp seminar
scheduled for November 3rd and 4th.
We hope that you enjoy the articles in
this edition. Let us know what you’d like
us to do differently or what you’d like us
to keep.

For more information about the
new Condominium Authority
of Ontario (CAO), visit
www.condoauthorityontario.ca.

Beauty doesn’t come easy.

Leave it to the experts.

We’ll keep your property safe, clean and looking its absolute best!

gelderman.com/condos 1.800.667.0644

MclNTOSH PERRY

The new McIntosh Perry increases our disciplines, expertise and services for the
benefit of you - our number one priority.
•

Building Science

• Structural Engineering

• Hazardous Materials and EHS

•

Reserve Fund Studies

• Geotechnical Engineering

• Material Testing

• Environmental Services

• Building Condition Assessments

•

Rehabilitation/Restoration
and Contract Administration

www.mcintoshperry.com
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PROFESSIONALS

Patrick Greco, B.A.Sc., LL.B., Shibley Righton LLP

SO YOU’VE FOUND A
DEAD BODY…
It’s Wednesday bridge night at the
condo. The party room is bursting.
No surprise there – the residents love
bridge night. All the regulars are in
attendance, or almost all of them. Mrs.
Singh, normally a bridge night regular,
isn’t there. Strange, she wasn’t there
last week either and no one seems
to have heard from her. Something
doesn’t seem right; Mrs. Singh is
elderly, lives alone, and is not known
to travel anywhere for longer than a
couple of days.
The board and property management
should not expect to be anyone’s
caretaker, but Mrs. Singh is a beloved
member of the condo community.
What to do?
Reasonable inquiries
The next day, the property manager
tries calling Mrs. Singh and knocking
on her unit door. No answer. Mrs.
Singh lives alone, but she does have
an emergency contact on file – a
niece who lives out of town. A call to
the niece doesn’t yield any further
information. She hasn’t spoken to her
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aunt in a number of weeks. Increasingly
concerned, the property manager
slips a notice of entry under Mrs.
Singh’s door, advising that property
management will be entering the unit
in 48 hours pursuant to section 19 of
the Condominium Act.
Two days later, the property manager,
somewhat shaken, reports to the
board that, upon entering the unit,
Mrs. Singh’s body was found passed
away on her recliner chair.
What next?
This scenario, which happens more
often than expected, raises a number
issues – most of which go well beyond
the scope of the Condominium Act.
Upon finding the body, the first
step should be to notify emergency
services. Seal off the area and ensure
that only the police, fire department,
paramedics or coroner is granted
access to the unit. This should remain
so until the investigation is complete.

After the commotion
Eventually the investigation will be complete
and the authorities will revert control of the
unit back over to the corporation. While further
arrangements are being made, the corporation
should take reasonable steps to preserve
the deceased’s property. However, unsafe or
unhygienic items, such as food or garbage,
should be discarded, and unclaimed pets
should be turned over to the Humane Society.
If the body had begun to decompose prior to
discovery, it may also be necessary to retain
the services of a trauma cleanup company to
prevent the spread of bodily fluids into the
unit’s subflooring. Such steps would likely be
justified under s. 92(3) of the Condominium Act
which provides that where an owner is obliged
to repair or maintain their unit and fails to do
so, the corporation may do the work and charge
the costs back to the unit.
Whom to trust?
At this stage, family members or friends who
may have learned of the passing may wish to
enter and inspect the contents of the unit. This
is a tricky situation. Even though people may
seem genuine, the corporation cannot know
whether the deceased was on good terms
with a particular friend or family member and
whether access would therefore be appropriate.
Accordingly, access should only be granted to
the individual(s) who will be administering Mrs.
Singh’s estate. The legal term for this person is
the “estate trustee”; however, many people still
use the older term “executor”. If the deceased
had no emergency contacts and few outsiders
in their life, the corporation may wish to make
reasonable efforts to contact next of kin.

Ideally, whoever wishes to enter the unit would
confirm their authority to deal with the deceased’s
property by presenting to management a
Certificate of Appointment of Estate Trustee With
(or Without) a Will (formerly called “probate”).
A Certificate of Appointment is issued by the
Ontario Superior Court of Justice under seal. It
certifies that the will, a copy of which is attached,
was duly proved and registered in the court
and that the administration of the property of
the deceased is vested in the person(s) whose
name(s) appears in the Certificate.
Unfortunately, obtaining a Certificate takes time
and, practically speaking, access will be needed
long before a certificate has been issued. This is
because one of the prerequisites to obtaining a
Certificate is providing the court with a list of all of
the deceased's assets with respective values – a
challenging endeavour without access. To resolve
this impasse, if an individual seeking access to
the unit can provide a copy of the deceased’s
will and confirm by valid identification that they
are the named trustee/executor, the corporation
can grant supervised access to the unit. The
individual should be accompanied by one or two
individuals associated with the corporation and
the individual should not be permitted to remove
any items from the unit.
Of course, this option is available only if the
deceased had a will. If Mrs. Singh died without
a will, access to the unit should be judiciously
guarded until an estate trustee has been
appointed by the Ontario Superior Court of
Justice. In such circumstances, a Certificate
of Appointment of Estate Trustee Without a
>>
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Will would be issued by the court confirming
that its recipient has authority to deal with the
deceased’s property.
What if nobody comes forward?
In the event that Mrs. Singh’s relatives do not
come forward after her passing, the corporation
should take reasonable steps to contact any next
of kin. If none can be located, the corporation
should inquire with the civil office of the Superior
Court of Justice to see if someone has filed an
application for a Certificate of Appointment of
Estate Trustee in Ontario. If there is no personal
representative of the estate, the corporation
should advise the Office of the Public Guardian
and Trustee (the “OPGT”) of the situation. The
OPGT will take steps to determine if the estate
qualifies for OPGT administration.
Common expense arrears
The corporation must also be sure to protect its
own financial interests until the estate is settled.
If no one has stepped forward to pay Mrs. Singh’s
common expenses and any chargebacks arising
from the clean-up of the unit, the corporation
should proceed to send a Form 14 – Notice of Lien
to the last known address for service (likely the
unit itself) listed in the records of the corporation
and to any encumbrances on title. As a gesture of
common courtesy, a copy should also be served
on the estate trustee, if he or she is known to
the corporation. If no one steps forward to pay,
the corporation must proceed to register a lien,
keeping mind that it must be registered on title
within three months of the default in payment in
order to be valid.
While it may seem a bit much to lien the unit of
a dead person, there are good reasons for doing
so. Perhaps Mrs. Singh had incurred considerable
debt to support herself, all of which secured by
way of multiple charges on her unit. Unless the
corporation registers a timely lien, which gives
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the corporation priority over almost all secured
creditors, those creditors may eat up what is left
of Mrs. Singh’s estate, leaving the corporation
unable to collect on arrears.
Final steps
In time, the corporation may be asked to turn over
the keys to the unit. Given the finality of this step,
the corporation should request a Certificate of
Appointment prior to handing over the keys. This
will protect the corporation from the possibility
of someone later alleging that the corporation
turned the keys over to the wrong person who
interfered with the proper administration of Mrs.
Singh’s estate.
The discovery of a dead body in a condo unit
can be shocking at first and then require a lot
of work on the corporation’s part. Throughout
the process, particular attention should be paid
to preserving the unit and its contents as the
corporation ensures that the proper steps are
being taken toward a Certificate of Appointment
of Estate Trustee.
If you have any questions about your corporation’s
obligations following the death of a resident, it
may be wise to contact legal counsel. After all, it
may not be their first dead body.
–––
Patrick Greco is a partner in the Condominium
Law practice group at Shibley Righton LLP,
where he enjoys the full perspective gained
from providing both solicitor and litigation
services to condominium clients. Patrick sits on
the CCI Golden Horseshoe Professional Partners
Committee and the CCI Golden Horseshoe
Conference Committee.
Kind thanks to Francois Bourgault of Shibley
Righton LLP for his assistance in preparing this
piece.
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by Adrian Mikolajewski, edited by Robert Mullin & Erica Gerstheimer
SmithValeriote Law Firm LLP
Overview: Unit owners are encouraged
to express concerns with regard to
the governance of the condominium
corporation, maintenance of the
building, staff, and management.
However, such concerns must be
addressed in a respectful manner.
York Condominium is a case where a
particular unit owner went far beyond
what was acceptable in addressing her
concerns.
Facts: A unit owner sent regular
emails to the staff of the condominium
corporation expressing valid concerns
with regard to the governance of the
corporation and the maintenance of
the building. Her emails often targeted
staff and featured degrading, offensive
and insulting language, which included:
insults, body shaming, name calling,
and other types of coarse language
and rudeness. She also had the habit
of communicating her concerns by
complaining about one staff member to
another, and calling them names. In one
incident, for example, the unit owner
approached a building superintendent
about a problem with the elevator
and expressed that the office manager
“should do more than sit down at her
desk eating all day as the fat woman she
is”.
The court found the unit owner’s conduct
not only violated the Condominium
Act and the Rules of the Condominium
Corporation, but also fell within the
ambit of workplace harassment under
the Occupational Health and Safety Act.

Furthermore, the court held that York
Condominium had a duty to take all reasonable
steps to ensure that owners, occupiers,
lessees of the common elements, agents and
employees comply with the Condominium
Act, declaration, bylaws and rules of the
corporation.

LEGAL

YORK CONDOMINIUM CORPORATION
NO. 163 V ROBINSON

Bottom Line: Unit owners must address
issues without degrading labels or verbal
abuse directed towards the employees of the
condominium. A unit owner’s actions could
violate the Condominium Act and may fall
within the ambit of workplace harassment.
The condominium corporation has a duty
to investigate and protect its workers from
workplace harassment, and to implement
and enforce appropriate anti-harassment
policies. Property Managers may do so by
interviewing the person who made the
harassment complaint and the person whom
the complaint was made against in order to
document the allegations. Records should be
kept as evidence and each party should be
provided with a copy of such. The corporation
may go so far as to pursue legal remedies if
appropriate, but must not seek to silence
the owner or create a situation in which the
owner is unable to communicate in a civil
manner.
––––
Erica Gerstheimer and Robert Mullin are
lawyers at SmithValeriote Law Firm LLP in
Guelph. Erica practices exclusively in the area
of condominium law. Robert practices in the
areas of condominium, municipal and land
use development law. They assist property
managers, directors, and developers with a
variety of condominium matters.
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EVENT

GHC - LEGAL UPDATE
July 26, 2017 & September 19, 2017
On July 26 and September 19, the GHC held
three sessions of the Legal Update, a twohour presentation on the amendments to the
Condominium Act, 1998. Over 350 attendees
learned about the key changes to the Act and took
home handouts to help them navigate them. GHC
thanks all of the sponsors, speakers, moderators,
attendees, and others who helped make this event
a huge success.

Presenters: Maria Durdan (Simpson Wigle Law),
Richard Elia (Elia & Associates), and Michelle Kelly
(Sutherland Kelly LLP).
Moderators: Sandy Foulds and Mike Mullen (Wilson,
Blanchard Management Inc), Brian McKeown (Shabri
Properties).
16
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Let Spring Fever Start…NOW!

It’s November. Our thoughts linger over the warm events of the
past summer months as we try to shield ourselves from the chilly
reminder that winter is about to confront us with another cold season.
The garden centres have cleared out their
outdoor fall mums in exchange for warmer,
indoor poinsettia collections. With the last
of the autumn leaves about to be gathered
and the hardier summer perennials cut
back for winter dormancy, the time of year
has come to once again welcome the snow
shovel and bucket of ice melter to the lobby
and the front porch.
But wait: just because we are bundled
with winter woolens does not mean that
planning for Spring and Summer has to frost
over! At your upcoming Board Meetings,
create a plan to discuss your outdoor
landscapes. What provided enjoyment to
your community over the past year? Are
there any spaces that could benefit from
a “refresh”? Is there a larger project that,
by pre-planning now, could experience a
successful start for enjoyment in 2018?
Alternatively, are there areas that provide
safety concerns for unit owners?
Here are some ideas to consider now in
the expectancy of warmer days ahead:

Rejuvenate Shrubs and Garden Beds. Over
time the existing garden beds and shrubs
on your property can really start to show
their age. Depending on the amount of
maintenance they receive in an ongoing
manner throughout the year, a rejuvenation
is a fantastic way to provide an immediate
improvement that will be evident to
all owners. A rejuvenation involves a
horticultural pruning to shrubs such that
new, fresh growth is encouraged. Not only
will this provide a fresh, new look but it is
also very healthy for the plant material.
Cutting back shrubs and trees from existing
lighting will provide new light where there
previously had not been.
Enhance Entrance Signage. How is your
complex distinguishable from others in
the neighbourhood? Is the name and
address visible? Adding (or enhancing)
your entrance sign will provide a positive
focal point for visitors and potential buyers.
Adding some lighting will provide for year
round interest as you enter and leave your
complex. From a safety perspective, a wellplaced and visible sign is a beacon in times
of emergency for first responders.

PHYSICAL MANAGEMENT

by Andrew Westrik, Gelderman Landscape Services

>>
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PHYSICAL
MANAGEMENT

" The coming four months are the best timeframe for planning
to ensure success in the coming warm season of 2018..
Turf Enhancements. The best defense against
weeds and unwanted pests is a healthy lawn. While
many annual landscape maintenance contracts
include regular fertilizer applications, this is often
where turf care stops for condominium properties.
Regular, proactive care relating to your turf can save
thousands of dollars in the long term. Consider
adding core aeration, topdressing and seeding to
your regular care. Many properties have turf areas
that are heavily shaded and/or where there is high
foot traffic and where grass just won’t grow. Consider
amending these areas by replacing the compacted
earth with mulch and/or stepping stones.
Corrective Drainage Solutions. After the wet
summer we just experienced, we all know where
the wet spots are on our properties! Given the high
density of the building projects in recent years, there
is less surface area for spring runoff and rain water
to be absorbed into the ground. Pooling of water
can also occur in areas where the ground has been
saturated. A corrective measure, while not providing
an impact that can be seen, will solve an annual
nuisance and provide enjoyment for years to come.
Create a Place for Community. Do you have an area
that is frequented by many of your unit owners? Is
there an underutilized common area? Consider the
impact that adding a community garden might have.
Permanent benches added in common areas give
the message “stay a while”.
The coming four months are the best timeframe
for planning to ensure success in the coming warm
season of 2018. We all know the intensity that Spring
provides: Spring clean-ups, scheduled walk-arounds,
etc. Moreover, your service provider’s capacities
will be most stretched in the busy days of Spring.
Proactive planning from November to March allows

for project scheduling such that your ideas can be
implemented in a timeframe that works for you.
There is no better way to jettison the darkness of
fall/winter than to anticipate the arrival of Spring;
make it an agenda item for your next meeting!
–––
Andrew Westrik is the Director of Business
Development for Gelderman Landscape Services.
He is already looking forward to planning the
large vegetable garden that he will plant and
tend together with his family behind their home in
Guelph.

556 Edward Avenue, Unit 71, Richmond Hill, ON L4C 9Y5
P 905 -737- 0111 F 905 -737- 4046 (Guelph) P 519 - 827-1757

PRACTICAL APPROACHES

■

■

Reserve Fund Studies

■

Performance Audits

■

Condition Assessments

■

Specifications & Tendering

■

Forensic Engineering

■

Roof Consulting

■

Construction Review

■

Contract Administration

SENSIBLE RESULTS

www.brownbeattie.com
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FEATURE CONDO

AN EXERCISE IN
PATIENCE AND TRUST
Submitted by: Kathleen Schrumm, President WSCC #417
On Behalf of the Board

As the complex was developed, front lawns
were sodded and rear yards received grass
seed as the last step in construction. Because
the complex was developed in two phases,
dirt and mud were around for years.

complex was developed, our front unit
gardens were planted with fast-growing
showy vegetation with little thought to
what was native to the area or sized to the
gardens. It looked good to the initial buyers
but didn’t suit the property for long term
purposes. Various Boards have worked
with our landscapers to transform our
complex. It took time, patience, trust and
the right landscaper.

“Patience is a virtue”. In the early years of the
complex, some of our owners were “virtually
out of patience” with the conditions of the
lawns and gardens. When the condominium

The lawns were addressed first as the
Board believed they were the biggest
bang for the buck. Regular split seeding,
seasonal fertilizing, top dressing, cutting

Woodland Ridge is a twelve-year-old, 153unit secluded bungalow condominium
complex located off busy Hespeler Road in
Cambridge.

>>
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grass to 3 ½”, regular aeration and irrigation are all
part of the process. This process continues today
as one treatment isn’t enough for the required
results. The photos tell the story. It was a slow
process, as the complex borders a conservation
area which is a natural weed-filled environment.
It took several years to achieve the result: virtually
weed-free lawns. With patience and trust in the
skill of our landscaper, the current Board and most
owners are delighted with the results. There are
very few of those nasty yellow “flowers” in the
Spring, where there once was nothing but a field
of yellow!
Next the front unit gardens were given the
attention they deserved. Our landscaper took
photos of each garden and a detailed report was
prepared, suggesting removal of some plantings
and additions of others. The Board reviewed these
plans, walked the complex with the landscaper
and finalized the garden revamp.

We are

THE ACTIVE GROUP
Your award winning
personalized condominium
management specialists

TAG

A Family of Professionals
Owned and Operated
Since 1977

Experience
Teamwork
Stability
Trevor J. Maddern, RCM
President
trevor@tagmanagement.ca

Some of our owners are very involved and have
strong opinions. Not all owners have been happy
with the changes. One owner followed behind the
landscaper and removed newly-planted material
to the garbage because they didn’t like hostas. Our
property manager, Susan Heisler of MF Property
20
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ACMO 2000 CERTIFIED

For more information on our comprehensive,
cost effective services please contact:

1-800-701-4442

1-5510 MAINWAY, BURLINGTON ON L7L 6C4

www.TAGmanagement.ca

Management, made sure this did not happen again
and the plants were replanted. As the gardens are a
common element maintained by the condominium
corporation, the Board was entitled to make that
decision. Now, in year three of the revamp, gardens
are filling in nicely with native, drought-resistant
plant materials. After some trial and error, the Board
approved a regular mulching program of the whole
complex and all areas of the complex will be mulched
over a three-year period. This provides nutrients for
the plants, retains moisture and gives a finished look
to the complex.
Our landscaper prepared a list with photos of
appropriate native trees/bushes to replace lawn
and garden trees/bushes as needed in our complex
– a helpful tool for the Board to use as tree/bush
replacements are needed in the future. The overall plan
for the complex is for a cohesive look – not a cookie
cutter appearance. We think this has been achieved
and will continue as we move forward. Owners are
encouraged to show their individuality using planters
and up to six annual plants in the front unit gardens.

2015

The impressive results were made possible with the
guidance, skill and patience of our landscaping crews
from Gelderman Landscape Services. Martin Horsman,
KW Branch Manager, worked tirelessly with the Board
to achieve the desired final product. Martin continues
to work with the Board to maintain and tweak where
necessary. The Board, Martin and our landscape crew
leader regularly walk the property to identify areas
of concern. Gelderman also maintains the irrigation
system in the complex.
After carefully selecting your landscaper, it is important
to develop a two-way open, regular, honest, and timely
communication system between your landscaper,
property manager and the Board. With lots of patience,
the results can be amazing.
Woodland Ridge is a highly-desired complex due in part
to the well-maintained lawns and gardens. The Board
regularly receives compliments from visitors: “How can
I buy a unit? It is beautiful here.”
The moral of this story: patience and trust brings
results.
2006
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FEATURE COMMITTEE

Brad Wells, R.C.M.
Director of Property Management,
Wilson, Blanchard Management Inc.

GRAND RIVER EDUCATION COMMITTEE
UPDATE
With a new local CCI Chapter for the
Kitchener-Waterloo, Brant and Guelph
Regions comes new opportunities for
industry experts to share their knowledge
and experiences with local condominium
owners, board members and property
managers. This is one of the reasons the
CCI-GRC Education Committee has hit the
ground running to help fulfil CCI’s mandate
of providing education, information,
awareness and access to expertise by and
for our members.
The Committee was formed and started
meeting even before the Grand River
Chapter was formalized on July 1, 2017.
With so much interest in the marketplace,
we wanted to be ready.
The first challenge the Committee took
on with the leadership of the Board was
to host a “Leaders’ Circle” event. The idea
was to have leaders of their condominium
communities get together as a new Grand
River group to help introduce our new
Chapter and share ideas. Whenever there
is a gathering of condominium board
members, a microphone, and a lawyer in
the room, we always want to present some
topical education content.
The Leaders’ Circle quickly evolved into a
brief introduction from local legal experts
about the coming changes in Bill 106
– The “New” Condominium Act. Three
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lawyers presented on various topics
of the new legislation and then round
table discussions were conducted with
Committee members acting as discussion
facilitators. The engagement of attendees
was fantastic and we quickly realized
that these sessions have only whet our
appetites for more in-depth information
about the various impacts the legislation
will have on our condominiums. The
successful events were held May 31 in
Cambridge, June 20 in Brantford and July
21 in Guelph. Registration for attendees
was complimentary thanks to our
gracious sponsors.
Upon reviewing the attendee feedback
forms from the three events, the
Committee confirmed that the next step
would be to develop more intensive
sessions on Bill 106. Knowing this is a
large and important task, we are pleased
to announce that the Golden Horseshoe
and Grand River Education Committees
have teamed up to develop a Bill 106 Boot
Camp. This will be a two-day interactive
educational experience to be held in
Kitchener on November 3-4, 2017. A Boot
Camp Version 2.0 is planned to be held in
the Golden Horseshoe area some time in
2018.
Some of the topics that will be discussed
are the Condominium Authority of
Ontario (CAO), new roles and educational

requirements for directors, new mandatory
communication and involvement with owners,
new financial obligations of the corporation, new
condominium dispute processes, and much more.
Check either Chapter’s website and watch your
inbox for more information and how to register. We
expect this to be a sold-out event.
Some of the goals of the Grand River Education
Committee are to offer events in previously underserved areas, engage condominium owners and
property managers with unique learning formats,
and provide the educational content that is needed
and requested by our members. This is where we
need you. We encourage you to reach out to a
committee member directly or send an email to
admin@cci-grc.ca and provide suggestions or topics
that you would like to have presented at future
events. It is member requests and survey feedback
from attendees at events that helps guide our
committee to provide what content is needed most.
___
Brad is the Director of Property Management with
Wilson, Blanchard Management Inc. working in
the Waterloo Region. Managing condominium
corporations for over 15 years, he has achieved
the RCM designation and is actively involved in
the industry with ACMO, CCI, BOMA and other
organizations. He enjoys educating and mentoring
new Property Managers entering the profession.

Mark your calendar for the
upcoming GRC Conference
& Trade Show on May 4-5, 2018.

Condominium
Insurance Program

David Outa

Commercial Account Executive
519-650-6363 ext. 41392
Toll-free 1-877-578-6030
david.outa@cowangroup.ca
www.cowangroup.ca
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LEGAL

Megan Mackey, B.Sc., J.D.,
Shibley Righton LLP

THE COST OF INSTALLING SECURITY
CAMERAS CAN BE RECOVERED AS A
CHARGEBACK:
A case comment on York Region Standard Condominium Corp. No. 1253 v. Hashemi
In this recent decision of the Ontario Court
of Appeal, the court confirmed that the
cost of installing or upgrading a security
system can be recovered as a chargeback
against the owner whose actions caused
the condominium corporation to install the
cameras.

The unit owners admitted they were
responsible to pay for damage caused by
their tenants but objected to many of the
charges. In particular, the owners objected
to reimbursing the condominium for the
$15,000 spent installing security cameras
and upgrading surveillance equipment.

In this dispute, the condominium's stairwells
were being damaged and vandalised by
graffiti. The condominium corporation
needed to find out who was causing
the damage so that the condominium
could put an end to the behaviour and
recover the cost of repairing the damage.
Unfortunately, the condominium was unable
to catch the offender and did not know
who was responsible for the damage. The
condominium installed security cameras so
that it could monitor the stairwells.

There has previously been some debate as
to whether the cost of installing or upgrading
security systems can be charged back against
unit owners. While many condominium
corporations try to recover these types of
costs from owners, unit owners typically
object to the charges. Owners often claim
that changes to security systems are
upgrades to the common elements which
should be paid by all unit owners.

The security footage revealed that tenants
of a residential unit were vandalising the
stairwells. The condominium started an
action to evict the tenants and recover
its costs. The tenants moved out shortly
thereafter, and the condominium then
sought to recover all of the costs it incurred
from the owners of the unit in which the
tenants resided.
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It is true that individual unit owners are
typically not liable to pay for upgrades to
common elements; unit owners can only
be required to reimburse the condominium
for costs reasonably incurred to enforce the
rules.

"The decision is good news for
condominium corporations.."
The Court of Appeal ordered the unit owners to
pay all costs associated with the upgrades to the
security system, including the cost of installing
cameras in the stairwells. The court confirmed
that improvements to a security system are
not "upgrades" to the common elements if the
improvements were required in order to enforce
the rules. The court held that in this case, the
cost of installing security cameras was necessary
to permit the condominium to enforce the rules.
This decision is good news for condominium
corporations. It reinforces the principle that
all owners should not be required to pay costs
attributable to conduct for which one unit
owner is responsible. Also, by making owners
accountable for the conduct of their tenants,
it will force owners to be more careful when
screening prospective tenants.

Engineers & Building Scientists

____
Megan Mackey is a litigation lawyer with
Shibley Righton LLP. She advises condominium
corporations, unit owners, developers, and
insurers in all types of condominium disputes. She
also acts in construction deficiency matters and
property damage claims. Megan is a member
of CCI Toronto’s Education Committee and is
a frequent speaker on current condominium
topics. In her spare time Megan can be found
camping, playing soccer, and running.

MARIA DESFORGES, RCM, ACCI
President

125 FOREST AVENUE
HAMILTON, ONTARIO L8N 1X7

TEL: 905-527-5445 ext 302
TOLL FREE: 1-877-527-5445
FAX: 905-527-3633
maria@jwcondo.com
jandwcondo-management.com
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HOT TOPIC

THE STORY OF RETROFITTING 20%
OF THE PARKING AT 144 PARK FOR
ELECTRIC VEHICLE CHARGING
by Sustainable Waterloo Region
My desire to drive an electric vehicle while
living in a condo at 144 Park St. in Waterloo,
ON was what initiated this project. In the
process, it was determined that many more
condo owners than expected share that
desire.

2. If EVC was an option, the cost was
significant (~ $10,000 – $18,000)

My name is Kerry Mueller. My husband,
AJ Mueller, and I live at 144 Park St. On
August 1st 2014 we took possession of
our new condo and a year later at the
Turnover meeting AJ was voted onto the
condo Board. Despite being a new building
there was no provision for electric vehicle
charging (EVC).

Consequently, we decided to stay in
Waterloo and see how we could enable EVC
at 144 Park.

AJ and I could see such an EVC retrofit
project would be difficult to launch, so we
considered moving to Toronto thinking
we’d find condos there with EVC available.
However, we soon found that:

• Retrofitting of condo buildings for EVC was
really unheard of.

1. Condo buildings in Toronto rarely have
EVC provisions (even new condos)
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3. Uptown Waterloo is more walkable,
enjoyable
and
progressive
than
neighbourhoods in Toronto (in our opinions)

In December of 2016 I reached out to
Sustainable Waterloo Region (SWR) to find
out who had done such a condo retrofit for
EVC. The advice was:

• A guesstimate was that 5-8% of condo
owners would purchase EVC however,
demand would grow.

A LEVEL OF SERVICE
ABOVE THE REST
AJ and I then began to investigate what it would
take to retrofit 144 Park. We determined:
• Jones Electric (Jones), 144 Park’s electrician was
interested in working with us. Jones consulted
with Waterloo North Hydro to determined there
was enough surplus electricity in 144 Park’s
electrical system to have up to 20% of the parking
(roughly 8 allocations/floor x 4 floors of parking
garage = 32 allocations) to have concurrent EVC
@ 32kw/hr.
• Priority Sub-metering (Priority), 144 Park’s
electricity sub-metering company was consulted.
Priority confirmed they could supply the submetering panels (1 panel/parking level) to enable
individual metering each electric vehicle’s usage.
Priority would then add that additional usage to
the condo owner’s monthly electricity invoice as
a separate line item.
• The up-front cost for the EVC retrofit project
to install 4 -200Amp 3-phase subpanels and 4
sub-metering modules to service 32 allocations
would be approximately $50,000 excluding legal
fees.
•Cost to a parking spot owner to purchase an
EVC allocation (including cabling from the power
subpanel to the owner’s deeded parking spot,
installation of a fused disconnect switch and title
registration of the improvement to the parking
spot) came out to approximately $3,500 to
$5,500 per allocation depending how far away
from the subpanel the parking spot was located.
Purchasers would subsequently supply their own
EV charger and pay to have it hooked up and
inspected when they were ready to charge their
EV.

It’s more than a condominium. It’s one
of your biggest investments – and your
home. Shouldn’t every aspect of it be
of the highest quality?
For 40 years, ACMO has worked to
improve the quality of the condominium
management profession. With access to
quality education and a strong network
of professionals, condominium managers
with the RCM designation provide a higher
level of service to you, your fellow board
members, and the industry as a whole.
Bring a higher standard home. Choose a
manager with the Registered Condominium
Manager designation. | ACMO.org

The above costs seemed reasonable to AJ and me.
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We decided that the project had value on four levels:

OUR CONCLUSIONS

• Determining the actual demand for EVC in this
especially techy, progressive Waterloo Region by
oversupplying the expected demand (20% vs the
expected 5-8%)

The enthusiasm and demand for electric vehicles
by condo owners is much higher than commonly
expected. We have certainly seen that here at
144 Park.

• Enabling our ownership of an EV while we lived at
144 Park.

A condo retrofit EVC project is difficult to launch
at current demand levels. Our expectation is
that few people will be willing to take the risk
that AJ and I took at 144 Park to enable such a
project.

• Enabling many others at 144 Park to do the same
• Adding value to the units of the early adopters
since EVC in condos is scarce and likely to remain
so for years.
Hence, we decided to help “build it to see if they
would come.” To do that we said to the Board that
we would provide the up front “seed capital” to the
Board for the infrastructure costs with no strings
attached. The subsequent legal agreement states that
AJ and I will be paid back by the Board incrementally
as each EVC allocation is purchased from the Board.
If all allocations are not sold, then AJ and I stand to
lose some of that “seed capital.”
The good news is that in just a few months, 19 of
the 32 allocations are sold. On the walls are 3 EVC
shut off switches, one active charger and the parking
level’s sub-metering panel on the back wall.

Municipalities need to require new construction
to include EVC infrastructure to help meet the
growing demand for electric vehicles at the time
when those buildings will be built.
Builders have typically not been including
enough, if any, EVC options in their plans.
Once newly constructed condo buildings are
offering EVC then older condo buildings will be
compelled to do an EVC retrofit to compete in
the real estate market.
AJ and I expect to have our seed capital back in
much less time than we first expected (3 years
instead of 8).
We both love the electric vehicle driving
experience. We expect many others will too.
Thanks for your interest in our story.
–––

Our Business is Your Business.

This article has been republished with the
permission of the authors. The original article is
available at
www.sustainablewaterlooregion.
ca/2017/07/144-park-electric-vehicle-charging/

BRANTFORD 519 759 3511 HAGERSVILLE 905 768 5883

www.millards.com
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Colm Brannigan
Chartered Mediator
and Chartered Arbitrator
Mediate.ca

SHOULD YOUR MEDIATOR
UNDERSTAND CONDOS?
On one hand, the mediator
does not provide legal
advice or impose any
decisions upon the parties
to a dispute, so there may
be reason to question
the value of a mediator’s
subject matter expertise.

What may be more important
are the mediator’s process skills.
Their ability to mediate. Someone
who knows condominiums well
but who is not experienced in
or qualified to mediate risks
floundering
the
mediation
opportunity by failing to structure
a mediation process to best suit
the unique aspects of the conflict
at hand or personalities involved
– perhaps missing altogether
that mediation, at its best, is a
flexible process that puts a good
mediator’s wealth of tools to work
in different ways every time.
The other side of the coin in this
consideration is the answer to the
question of the value of having
a mediation with subject matter
expertise. While a mediator’s
understanding of the subject
matter of a dispute may offer
little value for certain types of
conflict, the unique characteristics
of conflict in the condominium
setting offer many benefits. Often
those involved in a condominium
conflict are required to have an
ongoing relationship, as they
are both part of the community.
Additionally, the role of a
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PEOPLE MANAGEMENT

Marc Bhalla
Chartered Mediator
CONDOMEDIATORS.ca
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condominium Board of Directors, legislation and the
existence of governing documents simply cannot be
ignored. Appreciating the discomfort that conflict in
this context can offer – and the unique parameters
in play – allows a mediator to better empathize with
the reality of the predicament parties to conflict are
facing, permitting the mediator to steer the process
in a constructive direction. This includes helping to
establish shared expectations or an interaction plan,
regardless of how the mediation concludes.
Additionally, condominiums themselves are unique
and complicated beasts – a case in point surrounds
a condominium corporation appearing to be
similar to a business corporation but the indoor
management rule not applying to them. Especially
when a condominium is a party to a dispute,
structuring the process can become quite complex.
A mediator familiar with how condominiums operate
can help ensure that a condominium corporation
is appropriately represented at a mediation, with
sufficient authority in place – or at least help clarify
the path to resolution at the outset of the process,
to avoid any surprises that could hinder perceptions
of a good faith negotiation later on, or address
potential attempts to manipulate the mediation
process altogether.
As mediation in and of itself is a process that is in
many ways unlimited, looking away from an attempt
to determine who is right and who is wrong to
instead focus on trying to find ways to expand the
spectrum of possible resolutions and identify mutual
satisfaction of the interests of those involved in a
conflict, this consideration need not come down to
one or the other. You do not have to select between
a mediator with process skills and a mediator who
understands condominiums. You can have both. The
question is, then, how can you tell?

ADR Institute of Canada provides designations to
practising mediators in a similar manner. This helps
the public ensure that their mediator is qualified,
ethical, insured and experienced to mediate disputes.
The Chartered Mediator (C.Med) designation is
the most senior designation available to practising
mediators in the nation; such designation can help
verify that a mediator has process skills… but what
about condominium experience?
The Canadian Condominium Institute does not
currently offer the ACCI designation to mediators;
how, then, can you determine if your mediator
understands condominiums? There is no one
determining factor but it is up to condominium
directors, managers and lawyers to at least consider
the question when selecting a mediator to ensure
that they are best equipped to make the most of the
mediation opportunity.
–––
Marc Bhalla and Colm Brannigan are two of Ontario’s leading
condominium conflict management professionals. They are
active members of the Golden Horseshoe chapter who have
helped developed the chapter’s Level 300 Dispute Resolution
course and often speak at our annual Conference and Trade
Show. Together, they take part in the Mediator v Mediator
podcast series, discussing key and controversial issues in the
world of alternative dispute resolution (soundcloud.com/
mediatorvmediator). Marc and Colm believe that mediation
presents opportunities to promote harmony and improve
relationships within the condominium environment.

CANNON GRECO MANAGEMENT
LIMITED

CONDOMINIUM & RENTAL PROPERTY MANAGEMENT SERVICES

The Association of Condominium Managers of
Ontario (ACMO) provides a designation to property
managers. While mediation in unregulated, the

Peter, R. Greco, B.A., CPM, RCM
PRESIDENT

peter@cannongreco.ca | www.cannongreco.ca
905.687.6933 ext. 222 | t | 1.800.422.5068 | t | 905.687.8121 | f |
50 William Street, St. Catharines, ON L2R 5J2
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Upcoming National Events:
Michael H. Clifton, CCI National Director

CCI National’s The Great Canadian Condo
Contest is underway. There will be a winner
for each of CCI’s 17 chapters and one national
winner. The chapters will announce their
winners in October and the national winner
will be announced on October 20, 2017 at
CCI National’s AGM.

The Fall Leaders’ Forum will take place
October 18th through 21st in Thunder
Bay. It will be a great opportunity for
representatives from across the country to
discuss condominium issues and the roll
out of the new CondoSTRENGTH program.
The awards dinner will be at Fort William
after the AGM on October 20, 2017. For
more information, visit www.cci.ca.

CCI NATIONAL NEWS

CCI NATIONAL NEWS

Online:
cci.ca/resources-education/newsletters/national-news
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FEATURE CONDO

THE EMPRESS: A STORY OF
REJUVENATION AND REVIVAL
By: Julie Pritchard, President; Lisa Webber, Vice-President; Susan Carr, Secretary;
Mary Lee Hill, Director; Mark McGuire, Director.
Halton Condominium Corporation No.
79 – also known as “The Empress” – is
a 12-storey residential condominium
with 210 units located at 700 Dynes
Road in Burlington. Like many 40-year
old condominiums, it was showing its
age and in serious need of renovations.
Concrete was falling off the building and
landing near a play area for the local
children and the pool deck was rotting
and extremely unsafe. There were also
budget issues due to soaring hydro costs.
In addition, the relationship between the
manager and the Board had deteriorated
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significantly to that the point the Board
had lost confidence in the manager’s
ability.
The Board decided it was time to hire a
new property manager. Arthex Property
Management (1983) Inc. took over
management of the property in April of
2013 and today the Board couldn’t be
happier with its decision!
When Arthex took over, the restoration
project was not expected to begin for two
or three months. Arthex recommended

The restoration project has
been a complete success!
The building has not
experienced a water leak
since the renovation project
was completed.

that the Board have the restoration company come
in immediately and make all areas safe prior to the
start of the restoration work. The Board agreed
and the work to waterproof the entire building and
restore all 210 balconies began in June of 2013.
The jackhammering lasted for about a year (thanks
is necessary to the very understanding and patient
owners) and the project was completed by September
of 2014.
The restoration project has been a complete success!
The building has not experienced a water leak since
the renovation project was completed. The building
also looks much newer with its new exterior. The pool
area was restored in 2015 and now includes a brand
new barbeque area. These projects have completely
transformed the property. Now every owner is proud
to call The Empress home.
The Board and its new management team also tackled
some of the other issues facing the condominium
and its owners.
A trip to the land registry office unraveled the mystery
of who owned the units so the corporation’s owners’

A New Look,
the Same Expert Advice and
Building Solutions You Trust
Building Envelope Restoration
Balcony Repair and Renewal
Parking Garage Restoration
Reserve Fund Studies
Performance Audits
Tarion Claims and Litigation Support
Mechanical and Electrical Engineering
Energy Efficiency and Sustainability
wsp.com

Kitchener
519-743-8777

Windsor
519-974-5887

Hamilton
905-529-4414
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list could be updated. During the land registry office
search, the Board discovered 13 parking units owned
by non-owners (called the “mystery units”). After
a little investigative work, the Board learned that
the mystery units were not transferred alongside
the residential units as they were bought and
sold. The lawyers acting for the buyers and sellers
inadvertently forgot to transfer the mystery units,
which meant they were still legally owned by people
who previously owned the residential units years
earlier.
The condominium next tackled the soaring hydro
costs. During its initial investigations, the Board was
told that it would cost $200,000.00 to $250,000.00
to install separate meters in each of the 210 units.
Fortunately, Burlington Hydro completed the
conversion at no cost to the condominium or owners!
To further reduce costs, the lighting in the common
areas was converted to LED lighting. This has led to
a reduction in electricity costs of at least 50%! The
Board also installed carbon monoxide detectors in
the parking garage so the four fans that previously ran
24/7 for the past 40 years are now seldom activated.
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Property Management Experts...
Family-owned & operated for
over 80 years
in the Golden Horseshoe
Providing strong leadership in
an ever changing world!

Greg Fraleigh, RCM, President
Tel: 905-689-7341
Toll Free: 1-800-263-6952
Email: gfraleigh@enﬁeld.net
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www.enﬁeld.net

In 2016, the Board hired CPL Design Group
to design a complete makeover of the
entrance, lobby and elevator hallway. The
project was completed in October of 2016.
The transformation was unbelievable! The
market values of the units have increased by
over $100,000.00, due in large part to the
restoration and renovation work completed on
both the interior and exterior of the building.
Now, in 2017, the Board is finishing up with
the planning stages for a new project: the
renovation of the basement level of the
building. The basement houses the party room,
gym, saunas, and hobby room.
Apart from the changes to the building,
there has also been a dramatic change in the
attitudes of the owners. Many owners now
love to entertain their friends and families
in their units and show off the incredible
transformation of the building. We often hear
that the building is now Burlington’s “best kept
secret”.

an announcement from
Garden Grove Landscape Management
introducing:

KURT SIEDERS

CLIENT CARE MANAGER

Garden Grove is pleased to introduce a new
member to our Client Care team.
While he may be new to our company, Kurt is a very familiar
face to the industry. He has focused his efforts and learning the
last 20 years of his career developing and growing his passion
for landscaping and building solid relationships with his clients
working together to keep their properties safe and looking their
absolute best.
Garden Grove’s model of dedicated Client Care Managers
provides you with a direct representative from our company
who will always be available to assist you with personal,
knowledgeable and professional care.
Kurt is looking forward to growing with you in your landscape
and snow management needs and can be reached at
kurt@gardengrovelandscaping.com or on his cell phone at
905-973-1593.
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WELCOME TO OUR NEWEST MEMBERS!
GOLDEN HORSESHOE CHAPTER

GRAND RIVER CHAPTER

Condominium Corporations
Halton Condo Corp 0261
Halton Condo Corp 0280
Halton Standard Condo Corp 0688		
Wentworth Condo Corp 0218
Wentworth Condo Corp 0310
Niagara North Standard Condo Corp 0240
Niagara South Condo Corp 0013		

Condominium Corporations
Grey South Condo Corporation 0002
Waterloo South Condo Corporation 0009
Waterloo Standard Condo Corporation 0042
Waterloo Standard Condo Corporation 0623
Wellington Condo Corporation 0056
Wellington Standard Condo Corporation 0212
Wellington Standard Condo Corporation 0230
Wellington Standard Condo Corporation 0236

Individual Membership
Mary Petura
			
Mark Steinman					
Rob Baxter				
Gail Cote					
David Jackson				
Earl MacDonald
Business Partner Membership
COMBC Management Inc.		
Tektum Consulting Group
Professional Partner Membership
Tarek El Refaie (Manulife Securities Inc.)		
Patrick Greco (Shibley Righton LLP)

Individual Membership
Margaret Crosby
Linda Hunt
Gery Rominger						
Business Partner Membership
CWB Maxium Financial Inc.					
CIE Property Management & Consulting, Inc.
Pop-A-Lock Southwestern Ontario
Read Jones Christoffersen Ltd.			
Professional Partner Membership
Anthony Irwin (CIE Property Management
& Consulting, Inc.)
Sally-Anne Dooman (FirstService Residential)
			

WATER COSTS
KEEP
RISING.
submeter and save.

ELECTRICITY | WATER | GAS | THERMAL

www.prioritymeter.com

sales@prioritymeter.com

1-866-836-3837

GardaWorld

Established in 1995, GardaWorld is a privatelyowned international provider of protective
security services, cash logistics and global
risk consulting. Our corporate headquarters
are based in Montreal. The firm’s thousands
of dedicated professionals are among the
most highly qualified and best trained in the
industry. Our complement of officers provides
general security services, event security and/
or guest services 24 hours a day, 7 days a
week, 365 days a year.
The company’s decentralized management
philosophy and structure encourages
employees to be entrepreneurial and
performance-driven in their approach to client
service and the pursuit of excellence in all
they do. GardaWorld’s global experts take the
time to fully understand their clients’ business
goals and objectives in order to customize
solutions with strong local engagement that
meet their needs. As a result, clients can
improve operational performance and meet
their corporate obligations.
Through proven experience and a commitment
to ensuring the highest ethical standards in
everything the corporation does, GardaWorld
has earned its reputation for integrity,
leadership, and uncompromising safety
standards. Most importantly, GardaWorld is
a firm in which businesses, governments, and
individual clients confidently place their trust.

Our Services
Protective Services
Our Protective Services division provides
a full range of integrated security services
in the following areas:
Uniformed Security Guards
Mobile Patrols & Alarm Response

MEMBER PROFILE

NEW
MEMBER-GHC
MEMBER PROFILE:

Special Event Security
Consulting & Investigations
Health & Safety
Labour Dispute
Retail Asset Protection
Airline Cargo Screening
Parking Enforcement
Threat Risk Assessments
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MEMBER PROFILE

MEMBER-GRC
NU Image
Douglas Seager, President and Founder of
NU IMAGE LAWN CARE INC., is Celebrating
45 Years of Service to the Condominium
Community and would like to take this
opportunity to thank all his loyal clients and
dedicated staff!
The Nu Image team works closely with
numerous Property Management Companies,
Condominiums, and Industrial Properties,
providing the professional resources needed
to maintain the highest standards for their
clients, owners and residents. In order to
provide quality service, contractors must
have the flexibility to adjust service offerings
to meet the individual property needs. This
has been Nu Image’s strong point over the
years as we have evolved into a multifaceted
company that can tailor services to meet the
requirements of the clients.

Today, we are more than just a Landscape
and Snow Plowing Company. We have
the resources and flexibility to provide
services tailored to the special needs of
our clients – including Asphalt Repairs and
Maintenance, Line Painting, New Landscape
installations and any other services they may
require. These are in addition to the regular
services of Turf Maintenance, Snow and Ice
Management.
Doug would like to take this opportunity to
thank all those who have placed their trust in
him and his team by giving us the opportunity
to be of service. He and his dedicated staff
at NU IMAGE look forward to many more
years of service and building meaningful and
mutually-beneficial relationships.
Please
feel free to call on Nu Image and we will be
more than happy to discuss your property
maintenance needs.
YOU’VE SEEN OUR TRUCKS!
NOW EXPERIENCE OUR SERVICE!
www.nuimageinc.ca
519-836-0044 • 519-624-6991
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CONDO MEMOIRS
Two adults had relations in the common area hot tub and sauna. The activity was caught
on the condominium’s surveillance cameras, which were in plain sight with signs posted
to advise people of their presence. The superintendent saw the activity when reviewing
the surveillance videos and reported it to the manager. The manager hired a contractor to
drain the hot tub, clean it, and re-fill it. The condominium then charged the costs back to
the two owners (who resided in different units with their spouses). The owners refused to
acknowledge any inappropriate use of the hot tub, even after being told it was captured
on surveillance. They insisted upon a meeting with the condominium’s board, manager
and lawyer to discuss the charges. The tape was viewed at the meeting by the two owners
and the lawyer until the owners conceded the contents of the video. One of the owners
alleged that their privacy had been violated and threatened to file a complaint to the
privacy commissioner and talk to the media. The other was worried public attention to the
issue would cost them their job so they
agreed to pay the chargeback.
Do you have an unbelievable story that
you would like to share with our members?
Send it to us for our Condo Memoirs!
You will remain anonymous.
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EVENTS

GHC AGM
Wednesday October 4, 2017
Liuna Station – 360 James St. North, Hamilton, Ontario
The GHC held its annual general meeting
on October 4th, 2017 at the Liuna Station in
Hamilton. Special thanks to Brown & Beattie
for sponsoring the event.
The Chapter thanks Maria Desforges, Pam
Smuts, Maurice “Chevy” Cheveldayoff, David
Outa and Maria Finoro for their contributions
and dedication. The GHC congratulates the
following people on their election (or reelection) to the board: Carole Booth, Tony
Gatto, Ed Keenlyside, Richard Elia, Joseph
Gaetan, Sandy Founds, and Kevin Shaw.
Following the AGM, the attendees were
dazzled and amazed by the Mind Over Magic
Show.

Bill Thomson, CCI-National
Chairman addressing the
membership
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Maria Desforges

David Outa

Maria Finoro receiving her
past president’s plaque

Pam Smuts

Maurice “Chevy” Cheveldayoff

www.cci-ghc.ca • www.cci-grc.ca. | Golden Horseshoe & Grand River Chapters

On August 7th 2012, one of the true pioneers of condominium
law in Ontario and the unwavering spirit of the Golden Horseshoe
Chapter passed away. Notwithstanding being an Ontario-based
lawyer, Ron Danks' influence, guidance and expertise were national
in scope. Ron had been a member of the Golden Horseshoe
Chapter of CCI for close to 30 years, 13 years as chapter President
and eight years as Vice President, and still on the chapter board at
the time of his death.

Kim Coulter (Nominator), Debra
Curran, Carolyn Simpson and
Nathan Helder, President,
Golden Horseshoe Chapter)

As a tribute to his dedication to the Golden Horseshoe Chapter,
an award in his honour was created: "The Ron Danks Leadership
Award". This is the first year that this award was presented to two
- yes, two - very deserving individuals for their commitment and
dedication to their condominium, Halton Standard Condominium
Corporation 627.
It was an honor to present this inaugural award to Debra Curran
and Carolyn Simpson.
FALL 2017 | CondoNEWS
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EVENTS

GRC AGM
Well, it is official! Sixty-one people attended the
Grand River Chapter’s inaugural Annual General
Meeting held on September 27th at the Guelph
Curling Club.
Maria Finoro, President reported that after only
the first quarter, 380 members have joined and,
without doubt, the membership will continue to
grow as condominium owners and professional
and business partners see the value of being part
of this grassroots, local organization.
Mark Willis-O-Connor, one of our Directors,
presented the proposed governing bylaw for the
chapter which was unanimously approved by the
membership.
Gwen Story, our Treasurer, introduced Wayne
Haves, CA with the firm of Clarke, Starke and Diegel
LLP as our newly appointed financial reviewers.
Cowan Insurance, LCM Property Services and
Pretium Anderson Building Engineers were
thanked for sponsoring this event. There was time
for networking (with plenty of food and drink to
enjoy), the general meeting itself, and also curling
for the more adventuresome members.
The Professional Partners Committee members
comprised of Christina Brown, Chris Williston,
Bryce McCandless, Leigh Merswolke, Pam Smuts,
Stephanie Sutherland and Ryan Griffiths were
thanked for organizing the event.
Doug Forbes, President of CCI National, flew in from
Winnipeg to bring greetings and congratulatory
remarks. A letter from Doug on behalf of the entire
Executive Board has been posted on our website.
In addition, Bill Thompson, CCI National Chairman
and a member of CCI Toronto, attended to show
support for the newest chapter in Canada.
Overall, it was a wonderful evening shared by all!
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GRC Board of Directors: Front (L-R): Gwen Story, Pam Smuts, Casey Beacock. Second (L-R): Bryce McCandless, Maurice Cheveldayoff, David Kaminski, and
Joanne Richards. Back (L-R): Bill Thomson (CCI-National Chairman), David Outa, Chris Williston, Brad Wells, Mark Willis-O'Connor, Robert Mullin, Maria Finoro,
Michael Clifton, and Doug Forbes (CCI-National President).
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UPDATE ON THE AMENDMENTS TO
THE CONDOMINIUM ACT, 1998
As you know, the Condominium Act, 1998 (and various
other pieces of legislation) are in the process of being
amended. Some of the changes have already come into
force, like the designation of the new Condominium
Authority of Ontario (CAO) who is responsible for
overseeing the Act. The CAO was designated on
September 1, 2017. There are more changes coming!
November 1, 2017, is the anticipated date that the
Condominium Management Regulatory Authority of
Ontario (CMRAO) will be designated as the authority
responsible for overseeing the Condominium
Management Services Act (CMSA), including the
mandatory licensing and regulation of condominium
managers. It is also the anticipated date that the first
phase of amendments to the Condominium Act, 1998,
will come into force. These changes will require more

communication with owners, filings to the registrar
created as part of the CAO, and change the way
owners’ meetings are conducted.
The second part of the CMSA, which deals with the
regulation of managers, is scheduled to come into
force on February 1, 2018. The idea is that managers
will become licensed between November 1, 2017 and
January 31, 2018, and the regulation of those licensed
managers will begin on February 1, 2018.
Look for more information on the amendments to the
Act in future editions of the CondoNews, on social
media, and in future courses and seminars.

>>
SV_CondoLaw_Campaign_Outline.indd 1
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Q&A

Question with respect to changes to the Condominium Act, 1998

1. What are the new disclosure obligations of candidates for the board
of directors?
Section 11.6 of the Regulation sets out what must be
disclosed:

- whether the person is an owner or occupier of a unit;
and

- whether the person, his/her spouse, child, or parent
may be party to a legal action of which the condominium
corporation is a party;

- any other information that a by-law of the corporation
may require the person to disclose.

- if the person had been convicted of an offence under
the Act in the preceding 10 years;
- whether the person may have a material interest,
either direct or indirect, in a contract or transaction that
the corporation is a party;
- whether the person is an owner and his/her
contributions to the common expenses are in arrears
for 60 days or more;

If the corporation is advised of the intention prior to
the meeting called for the election of directors, the
individual must make the required disclosure in advance
of the meeting in writing. If the individual notifies the
corporation of his/her intention at the meeting called
for the election of directors, the individual must make
the required disclosure at the meeting, either orally or
in writing.
The timing of and increased disclosure obligations serve
to increase protection for unit owners by providing
information about directors or potential directors
which may affect their performance.

CONGRATULATIONS
The Management and staff at NU IMAGE LAWN CARE INC. would
like to take this opportunity to congratulate Maria Finoro and the
team at MF PROPERTY MANAGEMENT LTD. on their 25th year of
providing professional services to the condominium and commercial
communities.
As one who has worked with Maria since the beginning, I can say she
has been an example to me. She is truly an accomplished
professional. Maria always has the best interest of her clients at
heart. Having dealt with her for these many years, I have always
found her to be fair in all of our dealings, and in conjunction with her
exceptional leadership skills, I know this is what has allowed MF
PROPERTY MANAGEMENT LTD. to enjoy the phenomenal success it
has all of these years.
From all of us at NU IMAGE LAWN CARE INC., we wish Maria and
every one at MF PROPERTY all the best on their continued success.
Douglas Seager
President/CEO
NU IMAGE LAWN CARE INC.
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EVENTS

To register for an event visit the
chapter’s website: www.cci-ghc.ca
or www.cci-grc.ca

UPCOMING CCI EVENTS
GOLDEN HORSESHOE CHAPTER
November 18th, 2017
Level 300 Course - Finance

GRAND RIVER CHAPTER
March 2nd, 2018
Lunch & Learn Series

February 9th, 2018
Lunch & Learn Series

May 4-5th, 2018
Conference & Tradeshow

Maria Finoro, RCM, ACCI, FCCI
PRESIDENT

mariaf@mfproperty.com
28 Bett Court, Guelph, ON N1C 0A5
Toll Free 855-824-4208
Phone
519-824-4208 ext. 223
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