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This publication seeks to provide the CCI Golden Horseshoe Chapter’s 
membership with information on condominium issues.  It is issued with the 
understanding that the CCI Golden Horseshoe Chapter is not engaged in 
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articles for clarity and length, and reserve the right to refuse to publish any 
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of fact or opinion made in this publication and assume no responsibility for 
those statements.
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When I say “property manager”, I am usually given a look 
that screams confusion. They then say, “Oh, so you rent 
properties”. This usually leads to me launching into a long 
explanation on how that is actually not my job at all. Now I 
say “condominium manager”, which seems to explain my 
focus a bit more, but I have the feeling they still assume I 
am involved in real estate. Property management is such 
a multi-faceted job that it is truly difficult to explain to 
someone who is not familiar with the condo world. 

It seems that there are many Board members, especially 
when they are new to condominiums that have trouble 
understanding what the property manager does. I have 
heard many things that these owners once thought our job 
was and it is truly eye-opening. They soon realize that a lot 
happens behind the scenes. They find out that the condo-
minium fee is not a random figure that is arrived upon to 
just cause outer outrage from the owners. They realize that 
diligent Board’s get several quotes and make sure the cho-
sen contractors are reputable, insured and certified. They 
come to understand that there are regulated plans for the 
major repair and replacement of building components. 
These, amongst countless others, are aspects that many 
condominium owners do not have true insight into unless 
they become a Board member, despite the manager’s best 
attempts at keeping every owner well informed. 

As much as there are definitely persons who would not be 
appropriate Board members, I find myself encouraging 
owners frequently to run for the Board. I once attended an 
Annual General Meeting where an owner was complaining 
loudly about everything from the condo fees to building 
maintenance. He decided to run for the Board at this meet-
ing and was acclaimed. The other Board members were 
worried that he would disrupt their processes but he ended 
up assisting. He realized that sometimes, there is no way 
to avoid a condominium fee increase or other times, 

When 
people ask 

what I do 
for a living, 
I always try 

to think of 
the easiest 

way to 
explain it.

EDITOR'S DESK
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there are not many options to undertake several large 
projects without a special assessment. This owner, that used to 
be a “pain in the side” of the Board, realized that the Board and 
management were indeed doing their jobs and so realized that 
his complaints were not warranted. 

I would encourage managers and Boards to share the Condo 
News publication with your owners. Full, recent editions are 
available online so you can include links in your newsletters. We 
are pleased to have so many fantastic contributions from our 
membership as they each provide great information that we hope 
you find helpful and interesting. Our magazine will also deliver 
updates on upcoming courses, seminars and conferences so 
spread the word!

You can read more about the Communication’s Committee’s 
decision to proceed with a magazine makeover below!

Further, it was decided that we move the publication of the Pro-
fessional Partners edition to the winter. This means there will be 
three usual Condo News magazines and one Professional Partner 
edition annually. You can look forward to the Professional Partner 
edition coming out right after the Christmas holidays, and with it, 
more articles and full contact and company information from our 

professional members. 

Welcome	to	the	new 

fall	edition	of	the	Golden	

Horseshoe	Condo News!	

The	Communications	Committee	

decided	that	after	five	years	of	the	same	

design,	the Condo News	needed	a	fresh,	

updated	look.	We	met	with	the	publisher	and	the	

graphic	designer,	and	we	were	all	in	agreement	

that	it	was	time	for	a	change!

From	our	discussion,	we	recognized	that	we	

have	evolved	from	a	newsletter	into	a	full-

fledged	magazine.	The	decision	was	unanimous	

that	the	 Condo News	should	therefore	take	on	

the	style	and	look	of	a	magazine.	We	discussed	

potential	covers,	headers,	“white	space”	and	

having	colour	headshots	of	writers.	We	wanted	

the	layout	to	be	more	engaging	and	appealing	to	

the	eye.	We	have	changed	the	font,	ad	placement	

and	even	the	directory.	Let	us	know	what	you	

think	about	these	exciting	changes!	

Kudos	to	our	authors	-	we	are	going	national!	We	

are	frequently	asked	by	other	CCI	chapters	within	

Ontario	(as	well,	we	are	also	being	asked	by	other	

provinces)	if	they	can	use	a	particular	article	we	

published	in	the	 Condo News.	You	too	can	write	

an	informative,	professional	article	which	benefits	

owners,	Boards,	Managers	and	others	who	are	

working	with	condominiums.	Short	articles	or	

a	tip's	sheet	(tips	of	the	trade)	would	also	be	

welcomed!

As	a	reminder,	do not	forget	to	sign	up	for	the	

Level	200	and	300	courses!	More	details	can	

be	found	on	pages	34	and	35.	Education	is	an	

important	and	useful	tool	so	be	sure	to	spread	the	

word.	

As	usual,	you	will	find	many	articles	of	interest	

including	the	President’s	Message	and	the	

Editorial.	Be	sure	and	check	the	link	on	page	29	for	

the	newsletter	from	National.	

		

	Carole	Booth,	Chair	
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Karen Reynolds
RCM, ACCI, FCCI, President

The Golden 
Horseshoe 

Conference 
Planning 

Committee 
is busily 

organizing our 
2015 “Your 
Condo Your 

Community” 
conference 

and trade 
show.

Although we are only in the preliminary 
stages, we’re confident that this year’s 
event will surpass all others!  Once again, 
we’ll be providing an excellent opportunity 
for networking in the trade show as well as 
offering sessions on all of the key issues con-
dominiums are currently facing all the while 
continuing to focus on “community”.

Of course, one of the essentials of building 
and maintaining that sense of community is 
clear, strong, frequent communication.  It’s 
interesting that those two words are so simi-
lar in structure, are so closely related, and yet 
are derived from entirely different origins but 
from words with similar meanings.  Com-
munication coming from Latin meaning “to 
share” while community gets its origins from 
the Latin word meaning “things held in com-
mon”.  Nevertheless, it is abundantly clear 
that it is very difficult to have a harmonious 
“community” without “communication”.

Those who have attended our conference 
and trade show in past years know from ex-
perience that among other things, they can 
pick-up tips on how to improve their com-
munication skills and different methods of 
communicating.   How are you communicat-
ing with your corporation?  Is your corpora-
tion practicing transparency and disclosing 
the activities of the board in regular news 
briefs or information meetings?  Were you 
aware that regular communications can sig-
nificantly reduce the amount of gossip and 
speculation in your corporation?  The latter 
is not unique to just high-rise corporations 
with elevators and mailrooms.  Neighbours 
in townhouse developments also speak to 
each other over their fences, in parking lots 
or other common areas.  While it could be 
argued that gossip is a form of communica-
tion, unless accurate information is being 
shared over the fence, the results could be 
damaging to the board’s credibility or 

PRESIDENT
From the
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worse yet, to the sense of harmony 
in your community.  Could a lack of ef-
fective communication or withholding 
information be the cause of discord in 
your corporation?

This is not to say that confidential matters 
should be shared outside of your board 
meetings.  On the contrary, it would be 
unethical for a member of the board to 
discuss any confidential issues outside 

of a board meeting.  However, anything 
which will have an overall affect on the 
entire community should be divulged as 
plans progress or decisions are made 
especially if those plans involve a financial 
impact.

Clearly communicating details of issues 
or projects the board is considering or 
undertaking via newsletters or owners 
meetings is an essential part of gover-
nance.  Likewise, clearly communicating 
restrictions and/or policies to residents 
helps to ensure owners can enjoy the 
freedom of personal choice while main-
taining the uniformity so desired in con-
dominium.   A community is developed 
based on something shared in common 
and if the commonality of a condominium 
community is the location with its struc-
tures and an expectation of uniformity, 
it often presents a challenge for owners 
who wish to express their individuality 
and differences. When policies are clearly 
drafted and adopted allowing some free-
dom for self expression, whether that is 
allowing a wreath on a high-rise unit door 
or expanding a deck in a townhouse, and 
the limitations clearly defined, distributed 
and enforced, everybody wins!

Information sessions at our conference 
will cover similar topics to these plus 
provide a great selection of alternatives 
relating to your building structure, your 
corporation finances and/or insurance.  In 
addition to the conference program you 
will have plenty of opportunity to network 
with many of the industry’s professionals 
and service providers at the trade show.  

Whether you are a manager, an exhibitor 
or a member of your board, be sure to 
mark your calendar now to join us May 
30, 2015 and among other things, we will 
help you refine your communication skills 
to encourage and maintain community in 

your condominium!  

Condominium 
Waterloo S.C.C. No. 504
Waterloo S.C.C. No. 556
Halton C.C. No. 233
Wellington C.C. No. 007
Halton C.C. No. 187
Halton Standard C.C. No. 459
North Bay C.C. No. 039
Halton Standard C.C. No. 625
Waterloo Standard C.C. No. 012
Waterloo C.E.C.C. No. 468
Waterloo C.C. No. 503

Professional 
Sutherland Kelly LLP
Erica Gerstheimer,
   SmithValeriote Law Firm LLP
Progress Property Management Ltd.
Pallet Valo LLP
Rikos Engineering Ltd.

Business ParTner 
Roberts Onsite
Canaccord Genuity Wealth Management
Beacon Pest Control Services
FirstOnSite Restoration
LCM Property Services Inc.
Niche for Design Inc.

individual
Lynn McGregor-Young

“Beyond Mediation”, 
a newly developed Level 300 
course, was presented on 
Saturday, September 13, 2014 
and was a resounding success!  
Enrolment was limited to 
encourage active participation, 
which was enjoyed.  The focus of 
“Beyond Mediation” was to look 
at the causes of conflict within 
condominium communities and 
to discuss proactive approaches 
and strategies to manage the 

We welcome our 
newest members:

Golden HorsesHoe CHaPTer
Canadian Condominium insTiTuTe



conflict, so as to 
avoid the larger 
disputes.   To 
ensure we were 
all fully engaged, 
we role played to tackle the issue 
of “difficult conversations”.  All 
in all, it was an entertaining and 
informative session, where we 
all left believing we could handle 
anything that comes our way, with 
professional advice, of course!

Thank you to CCI professional 
members Colm Brannigan, 
Condominium Mediation and 
Arbitration Services, marc Bhalla, 
CondoMediators.ca, richard elia, Elia 
Associates PC.  
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Wentworth 
Condominium 

Corporation 
No. 65, “The 
Shoreliner” 

is a 263 unit 
high-rise 

condominium 
corporation 

located in 
Stoney Creek, 

Ontario, 
immediately 

adjacent to the 
shores of Lake 

Ontario.

T h e  b u i l d i n g  c o n s t r u c t i o n 
commenced around 1976 and the 
corporation was registered as a 
condominium in 1977. Needless 
to  say,  with the corporat ion 
approaching 40 years old, it was 
time to replace the tired and aged 
hallways.  Although the carpeting 
within the hallways was replaced in 
1992 and 1993, the hallway wallpaper 
was original, and well beyond its 
normal life expectancy.

I have personally had the privilege 
of managing The Shoreliner since 
1990 through two companies I 
have been with. The residents of 
the building are friendly and very 
interested in seeing that the building 
is maintained in the highest standard 
possible.  The same goes for the 
corporation’s Board of Directors 
who are dedicated, interested and 

extremely professional in the day-
to-day operations of the corporation 
from a Director’s standpoint.  This 
has been the case throughout my 
association with the corporation. 

Since 2008, the condominium has 
undertaken numerous restoration 
projects of a large nature, including 
but not limited to the refurbishment 
of the three elevators, the full 
replacement of the roofing system, 
rehabilitation of the slab edges of 
all balconies, replacement of all of 
the window systems, rehabilitation 
and stabilization of the corporation’s 
b e a c h f r o n t  b r e a k - w a l l ,  t h e 
installation of a new roof anchor 
system, concrete rehabilitation and 
waterproofing of the corporation’s 
north shear wall, replacement of 
the fire panel, and this year, the re-
waterproofing of the garage roof deck 
across the entire front of the building. 
There have been numerous other 
major restoration projects that have 
taken place during this span of time 
however, the above-noted are the 
major projects worthy of mention.

The majority of the projects have been 
funded through carefully planned 
Reserve Fund special assessments, 

"The Shoreliner":
A Proud Place to Call Home

Stan Dulberg, RCM, ACCI,
Property Manager, Wilson Blanchard Management Inc.
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as well as expenditures from the 
Reserve Fund, which were a function 
of the corporation’s fully documented 
and detailed Reserve Fund Studies.

In early 2010, the Boards of Directors 
felt that it was more than appropriate 
to consider updating the corporation’s 
hallway decorating, including but not 
limited to the hallway wallpaper, 
hallway carpeting, corridor ceilings, 
hallway suite entry doors, ceiling 
light fixtures, etc. A strategy was 
developed as to how to take on 
this project and to ensure that it 
proceeded in a professional, well 
thought-out and affordable manner.  
It was agreed upon that the first 
step would be to interview well-
qualified and experienced decorating 
consultants.

The Board therefore set out to 
organize interviews which spanned 
over a period of two months, 
wherein five experienced decorating 
consultants were interviewed on 
their experience, credentials, and 
projects completed basis. After 
a great deal of deliberation, the 
Board unanimously agreed on a 
company. In the Board’s opinion, 
they exuded the experience and 
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know-how that the Board was 
looking for. They had 20 years of 
condominium decorating project 
experience and the methodology 
of the work that they would plan to 
undertake were the main catalysts 
for the Board’s selection of this 
firm to guide the Corporation 
through the decorating project 
from start to finish.

Unfortunately, the best laid plans 
of men and mice are sometimes set 
aside and delayed.  Other pressing 
projects of an urgent nature left 
the Board with no other alternative 
but to set the decorating project 
aside and delay it until such a 
point in time that the priority 
projects were completed and the 
corporation was financially ready 
to take on this huge project.

In early 2013, the desire to move 
on with the decorating project 
once again presented itself to 
the Board, and at that time, the 
wheels were set back in motion to 

get on with this huge undertaking.  
At all times, the Board felt that 
what they wanted to create was 
the best possible scenario that 
would accrue benefits to the 
corporation and its residents for 
years to come at a cost that was 
within the financial guidelines and 
constraints that the Board could 
work with.

Earlier, the chosen refurbishment 
c o m p a n y  h a d 
p r o v i d e d  t h e 
B o a r d  w i t h  a 
concept that they 
were extremely 
excited to embark 
u p o n  a n d  i t 
clearly set out the 
anticipated costs 
that  could  be 
encountered to 
see this project through. Planning 
meetings then took place which 
culminated in further concepts 
being presented, which again 
excited the Board.  Once the 

concepts were presented by means 
of design boards created by the 
company and their decorating 
consultant, the Board knew that 
they wanted to move forward.  

Much like the elevator modernization 
project (wherein the Board allowed 
the residents to select from two 
or three concepts) the Board felt 
once again that residents should 
have a say in what the building’s 
hallways should ultimately look 
like, based upon the concepts 
provided by the consultant.  Two 
information boards were therefore 
set out within the corporation’s 
lobby and residents were allowed 
to provide not only their input, 
but to also select the concept of 
their preference.  Ultimately, the 
concept that was chosen was by far 
the most popular of those responses 
received.

In the spring of 2014, Wentworth 
C o n d o m i n i u m  C o r p o r a t i o n 
No. 65’s long awaited hallway 
decorating program got off the 
ground.  Unfortunately, as was 
probably anticipated, when the 

The best laid plans of men and 

mice are sometimes set aside 

and delayed.
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original hallway wallpaper was 
removed from the walls, a portion 
of the original drywall backing 
came off with them.  With this 
being the case, wherein a budgeted 
cost of approximately 50% of 
the hallway wallpaper removal 
cost was anticipated, the reality 
of it all culminated in all of the 
wallboards needed done. That 
component of the budgeted costs 
was somewhat short.  Nonetheless, 
the project pushed forward and the 
transformation from the mid 1970’s 
to the current 2014 decorating 
concepts started to become a reality.

During the major portion of 
the work, the Board, myself as 
well as the Superintendent met 
on a bi-weekly basis with the 
refurbishment company at regular 
construction site meetings to 
review the work done over the prior 
two weeks and to discuss the work 
in the immediate future, including 
but not limited to working towards 
alleviating problems that always 
present themselves during a 
project of this size and magnitude.  
Inconveniences in the undertaking 
of this extremely large job have 
presented themselves to some 

degree; however, the selected 
company is extremely professional 
and excellent in accommodating 
the residents’ requirements and 
needs to come and go from their 
units during the course of the 
work days.  There has been a 
great deal of cooperation shown 
throughout this project by the 
construction workers, the Board, 
the Corporation’s staff, as well as 
Management.  At the Corporation’s 
June 25th, 2014 Annual General 
Meeting, numerous compliments 
were provided to the Board for the 
carrying out of this project 

Before durinG ProGress to date
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and how things were shaping 
up.  There was little or no criticism 
voiced to speak of.

Once all is said and done, it is 
estimated that the Corporation will 
have invested approximately $1.6 
million dollars in carrying out this 
project.  As indicated earlier within 
this article, although the costing 
is huge, the results provided from 
this project will accrue Wentworth 
Condominium Corporation No. 
65 and its residents a multitude 
of benefits for years to come.  We 
are advised on a regular basis 
that since the commencement 
of the decorating project, suites 
within the condo are sought after 
on the real estate 
market and that 
the values of the 
suites themselves 
a s  a  w h o l e  a r e 
i n c r e a s i n g .   A 
pleasing aesthetic 
a p p e a r a n c e , 
increased values, not to mention 
being proud of what 263 residents 
call home: who can ask for anything 
more?

Although we would like to have 
seen this project completed by 
now, at the time of the writing of 
this article, work is still underway 
in terms of suite entry door 
replacements, hallway lighting 
installation, the refurbishment of 
the lobby area, as well as minor 
touch-ups and repairs that usually 

present themselves during a 
project of this size.

There have been a few minor 
setbacks during this project, 
including but not limited to 
questions and ultimately an Order 
from the Fire Department that was 
provided in mid- August 2014, 
dealing with the decorating aspect 
of the Corporation’s fire hose 

cabinets. 

T h i s  r e s u l t e d 
from a resident 
n o t  t o t a l l y 
agreeing with the 
appearance of the 
new and updated 
exit signs that 

were installed at all hallway 
stairwell door areas that were 
quite different from the original 
exit signs that one would normally 
expect to see.  Nonetheless, despite 
the minor setbacks, the project 
continued and will continue until 
its culmination.

As this major project is nearing its 
completion, the Board of Directors 
of Wentworth Condominium 
Corporation No. 65, being as 

progressive and professional 
as they always have been, are 
looking forward to 2015 and the 
continuation of the restoration 
work and beautification projects 
that have always been a priority at 
The Shoreliner. The  Corporation 
aims to not only maintain the 
structural integrity of the building, 
but also at the same time, keep 
pace with the aesthetic values that 
its residents always look forward 
to when they arrive home from a 
busy day at the office or shopping 
trips in and about the area of 
the building. The Shoreliner 
continues to exude eminence, 
excellent values and a residence 
that the owners and residents 
of Wentworth Condominium 
Corporation No. 65 continue to be 
extremely proud of. 

Stan Dulberg, RCM, ACCI has been 
managing condominiums for over thirty 
years. During his tenure, Stan has completed 
a number of courses and seminars 
relating to condominium management 
and administration. As a senior property 
manager with Wilson Blanchard Inc. since 
1995, Stan’s expertise and dedication makes 
him widely known and respected in the 
industry.
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In 2013, after much deliberation, CPL Group had the 
privilege of being given the go-ahead by the Board 
of Directors to head up the design/build lobby and 
corridor redecoration project at WCC 65. 

Our first order of business was to implement a 
Diagnostic Design Process; to work with the Board 
and their Design Committee to establish their vision 
for the building moving forward. This collaborative 
process is a key component in not only our approach 
to design but also in laying the foundation for a 
successful refurbishment project. Throughout the 
design phase and build phase, our regular meetings 
with the property manager and the Board allowed for 
constant communication. 
During the build phase of the 
project, we established bi-
weekly meetings thus helping 
to reduce and eliminate 
surprises, afford everyone 
the opportunity to address 
questions or concerns quickly, 
and keep everyone up-to-date 
on our progress and the plan 
for the upcoming weeks.

As with any major project 
undertaken in the common 
areas of a multi-unit building, 
there are challenges that must be overcome. Two 
of the major concerns when working in corridors 
are: security of suites during door replacement and 
safe access to suites during re-tiling of the elevator 
lobbies on each floor. Solutions to both issues must 
take into account the safety of residents, access for 
residents (especially those with mobility issues) and a 
workable arrangement for trades. Regarding the door 
replacement, CPL Group with property management 
made arrangements for a third party security 
company to be available on each floor where work was 
in progress. This extra level of security gave residents 
the confidence that their homes were well looked after 
and allowed trades to have access to complete their 
work in a professional and timely manner.

The second concern of access during the re-tiling 

required a more creative solution. We initially tried a 
fast-setting cement which would allow walking traffic 
on the tiles earlier. Unfortunately, the heat of summer 
meant the cement set too quickly and became too 
difficult to work with. This meant a new solution was 
needed. Working with our trades, we were able to 
establish a plan and alternating pattern for allowing 
residents access to at least one elevator each day. 
This was especially important and appreciated by 
residents with mobility issues as access to their suite 
by the stairs was not an option. Through both of these 
solutions, we received many compliments for our 
efforts to consider the residents’ comfort.

Some issues at first appear 
overwhelming. A stop order 
from the Fire Department 
seemed just that at the time. 
CPL Group had recommended 
and installed new “green 
running man” exit signs on 
each floor. This abnormal 
signage was brought to 
the attention of the Fire 
Department and they issued 
their stop order until the 
design was rectified. The 
project was at a standstill 

during this time. Fortunately we were able to bring to 
the forefront that WCC 65 was actually moving ahead 
of the curve. The Building Code in Canada was moving 
toward implementing the green pictograph signage 
and when a new build or major refurbishment was 
being undertaken, this new signage was to be used. 
The Fire Department reviewed the order and lifted 
it allowing CPL Group to proceed. WCC 65 now has 
updated signage that meets the revised building code 
ahead of the 2015 implementation.

The transformation at WCC 65 is exciting and CPL 
Group is proud to be part of the redecoration project. 
We are looking forward to the completion of this 
project at the satisfaction of owners, residents, 

property managers and future investors.   

Cathy Doherty, CPL Group

From C.P.L. Group ...
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If you own a 
residential 

condominium 
unit and 

are renting, 
or thinking 

about renting, 
to tenants, 

make sure you 
understand 

the legal 
consequences 

of your plan.  
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The Novice Condominium “Landlord”:

What Have You 
Got Yourself Into?

Joe Hoffer, Hon. B.A., LLB 
Partner, Cohen Highley LLP 

Condo rentals are heavily regulated 
under the Condominium Act (1998), 
the Residential Tenancies Act 
(RTA), the Human Rights Code, 
and an array of municipal by-laws.  

The Condominium Act (1998) 
requires that owners give notice 
to the corporation that a unit is 
leased; requires that the owner 
ensure “occupiers” comply with 
the Act, declaration, by-laws and 
rules; and, gives a right to the condo 
corporation to seize tenants’ rent 
payments in the event of default of 
payments due from unit owners1.  
Many “novice landlords” do not 
comply with these requirements and 
many condo boards do not enforce 
compliance.

The RTA applies to “residential 
complexes…despite any other Act”, 
including the Condominium Act 
(1998).  The definition of “residential 
complex” in the RTA states that it 
includes all “common areas and 
services and facilities available for 
the use of its residents”.  Based 

1  Condominium Act, ss. 83, 119 and 87

on the superiority of the RTA, in a 
condo building, tenants can acquire 
special rights with respect to use 
and enjoyment of common areas 
controlled and maintained by the 
corporation. 

Things get complicated when it 
comes to enforcement of the tenant’s 
“special” RTA rights over common 
element areas of a building.  For 
example, section 20 of the RTA 
states that “a landlord is responsible 
for providing and maintaining a 
residential complex [i.e.: which 
includes common elements]… in a 
good state of repair…”, but under 
the Condominium Act (1998) the 
corporation, not the “landlord” [unit 
owner], is usually responsible for 
maintaining the common elements2.  
A unit owner must ensure that 
common elements of the condo 
building are properly maintained 
by the corporation so that a tenant 
is not adversely affected.  The 
tenant can’t apply under the RTA 
for relief against the condominium 

2  Condominium Act, s.90 but subject to special 
provisions and declaration (s.91)
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c o r p o r a t i o n 
because it is not a 
“landlord”3 of that tenant.  
The tenant can’t apply under 
section 134 of the Condominium Act 
(1998) for a court order enforcing 
compliance with the maintenance 
provisions of the Act: that’s the unit 
owner’s role.  

The condo corporation may seek 
court remedies against a tenant, for 
example, where the tenant’s conduct 
is in breach of the Declaration, 
by-laws or rules, i.e.: persistent 
noise.  The corporation is not a 
“landlord” so it has no status at the 
Landlord and Tenant Board (LTB) 
or under the RTA, but can enforce 
its legal remedies in Superior 
Court4; however, it is less expensive 
and faster for the unit owner to take 
action at the LTB against a tenant 
who is in breach of the corporation’s 
governing documents.  The unit 
owner/landlord can take the 
position that the tenant’s conduct 
interferes with the landlord’s “legal 

3	 	RTA,		s.29	(1)	and	s.	2	(1)	(definition	of		“land-
lord”); but see SOT-02351, 2009 (LTB) where 
the	property	manager	was	found	liable	for	the	
corporation’s	lack	of	maintenance	(in	our	view	
“wrongly	decided”)

4  Condominium Act, s. 134 (permits a corporation 
to	bring	an	application	for	compliance	order)	and	
Metropolitan Toronto Condominium Corp. 706 v. 
Quinto, supra. note 15

interest” 
b e c a u s e  t h e 
tenant’s conduct exposes the 
unit owner to legal liability under the 
Condominium Act (1998).  If the unit 
owner refuses to act (many absentee 
investor/landlords will do nothing) 
then court proceedings can be 
brought by the corporation against 
the unit owner and the occupant/
tenant, since both are bound by the 
corporation’s regulating documents.  
Costs are fully recoverable against 
the unit owner, if the Corporation 
has followed 
r e a s o n a b l e 
p r o t o c o l s 
in course of 
e n f o r c i n g 
compliance. 

The RTA may 
adversely affect the ability of a 
condominium corporation to obtain 
compliance or eviction of a tenant 
from a condominium unit based 
on a breach of pet restrictions in 
the corporation’s declaration or 
by-laws,5 but the Ontario Court 

5	 	RTA,	s.	14	(“no	pet”	provisions	void)	and	s.	76	
(prohibition	on	most	applications	for	termina-
tion	based	on	animals)	and	s.	37	(Termination	of	
Tenancies only in accordance with RTA)

...the cost of court proceedings 

to evict a pet is prohibitive.
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of Appeal6 has upheld an 
order requiring the eviction of a 
pet, and in such cases the tenant 
often follows.  Condo landlords 
should ensure tenants are fully 
aware of pet restrictions before 
they move in, because the cost of 
court proceedings to evict a pet is 
prohibitive. 

There are some significant cases 
involving the eviction of tenant-
occupied condominium units in 
condo’s where the Declaration 
restricted uses to a “one family 
residence”.  The Ontario Court 
of  Appeal has held 7 that a 
restriction in the Declaration 
which limited occupancy to “one 
family residence” did not violate 
the Human Rights Code and 
approved a court ordered eviction.  
Novice landlords hoping to rent 
their condo units to students 
need to be aware that their condo 
Declaration may prevent such 
rentals.  The liability and expense 
6	  Metropolitan Toronto Condominium Corpora-

tion No. 949 v. Irvine, 1994 CanLii 345 (ON 
CA)

7  Nipissing Condo Corp 4 v. Kilfoyl, 2010 
ONCA 217 (CanLII)

of evicting students 
after the fact and 
c o m p e n s a t i n g 
t h e m  f o r  t h e 
inconvenience can 
be substantial.

T h e  H u m a n 
Rights Code  has 
prevailed over the 
C o n d o m i n i u m 
Act (1998) where 
c h a n g e s  t o  t h e 

common elements were required 
to “accommodate” a person 
with a disability.  Where the 
c o n d o m i n i u m  c o r p o r a t i o n 
refused to permit the installation 
of a wheelchair ramp, it was 
ordered to approve and pay for 
its cost8.  A tenant who requires a 
wheelchair ramp would be in an 
equal position with the owner in 
terms of compelling approval of 
the condominium corporation; 
however, in Ontario, the obligation 
to pay for the installation of the 
ramp would likely rest with the 
owner or the corporation and not 
with the tenant9.  

Novice condominium landlords 
should also be aware of the rent 
control restrictions which apply 
to the rent which can be charged 
and when and how it may be 
increased.  If a landlord is charged 
with a special assessment, it 
cannot be passed on to the tenant 

8  Paul DiSalvo v. Halton Condominium Corpo-
ration No. 186, 2009 HRTO 2120 (CanLII)  

9  Marilyn McMillan v. Bruce Condominium 
Corporation No. 6, 2009 HRTO 878 (CanLII)

because the RTA prohibits an 
increase in rent other than in 
compliance with strict timing, 
notice and documentary rules10.  
At present, if a condo building 
was first occupied for residential 
purposes after November 1, 1991, 
then there is an exemption from 
rent controlled rent increases 
under the RTA11; however, it is 
likely that the exemption will be 
repealed if landlords regularly use 
the exemption to force “economic 
eviction” of tenants.  

The RTA also restricts rights of re-
entry by unit owners.  If a tenant 
is in possession of a fixed term 
lease of one year, the unit owner 
cannot evict the tenant on the 
grounds that the unit owner wishes 
to reside in the unit until at least 
the end of the one year lease, and 
even then, the unit owner must 
serve a Notice of Termination in 
the “prescribed form” at least 60 
days prior to the end of that term12.  
The same is true if the unit owner 
wants to sell the unit to a purchaser 
who wishes to reside in the unit.  

There is a complex framework of 
legal relationships for tenancies 
in condo buildings of which the 
“novice landlord” and the condo 
corporation should be aware.  
Most unit owners are uninformed 
about their statutory and legal 
obligations in a condo setting 
and this can result in costly 

10		RTA,	ss.	116	-	119
11		RTA,	s.	6	(2)	(c)
12  RTA, ss. 48, 49
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Condo-of-
THe-Ye ar 
ConTesT!

1
2
3
4
5 What makes residents proud to  live there?

The overall environment of the condominium;

Unusual and/or difficult problems that were 
encountered and resolved;

The outstanding accomplishments of your 
corporation;

The unique qualities and features of your 
condominium;

Interested applicants should submit their articles or contact information for an interview to:

by mail CCI-Golden Horseshoe Chapter, 920 Brant St., Suite 23 Burlington, ON L7R 4J1

or by email admin@ghccci.org 

Be SuRe tO include SOme Of tHeSe tHINGS IN yOuR eNtRy:

CondoNews
o f  t h e  g o l d e N  h o r s e s h o e

INSIDE: “All Under One Roof”– 2011 Conference & Tradeshow

INSERTS: Property Manager Luncheon &  

Milton Directors Course

Volume 4  2010

You can either send an article (approximately 
750-1000 words) answering the questions on the 
left or we can interview you via phone and write an 
article about your condo.

Each entry will be featured in an upcoming issue 
of the Condo News magazine. The winner will 
be selected by the GHC-CCI Communications 
Committee and will be announced at the Annual 
General Meeting in the fall. 

LCM Property Services is donating a $500.00 
gift card to the winner to be enjoyed by the Board 
of Directors.

eaSy tO  

apply!

Enter the
cci-Golden Horseshoe chapter  

errors by condo landlords in their 
management and operation of the 
tenancy, with attendant legal and 
financial liability to tenants and to 
the condo corporation. 

The author, Joe Hoffer, is a Partner with 
Cohen Highley LLP, based in London and 
Kitchener.  He has specialized in the practice 
of Residential Tenancies and Condominium 
law for over 25 years.

Upcoming Events
n  October 18 & 25, 2014
  Level 200, Ron Joyce Centre, Burlington

n  November 29, 2014 
 Level 300 Engineering, Milton

n  February 13, 2015 
 Property Managers Luncheon, Kitchener

n  May 29 & 30, 2015 
 Trade Show & Conference, Hamilton Convention Centre
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Kate Mayne spoke on behalf of Gelderman 
Landscape Services who sponsored the tour 
of the Dundurn Castle.

Attendees at the AGM.

Leigh Merswolke from LCM Property Services was the 
sponsor of the reception that followed the meeting.

Kevin Thompson from Smith Valeriote LLP won a prize donated 
by Cogeco.

The beautiful interior of the mansion.



CCI Golden Horseshoe Chapter's 

Annual General Meeting
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Maria Finoro, Vice-President of the
CCI-Golden Horseshoe Board, Chaired the meeting on Karen Reynold’s 

behalf. Karen could unfortunately not attend due to a family matter.

Bill Thompson, CCI National Board spoke at 
the meeting.

Another raffle was donated by Cogeco and won by Maurice 
Cheveldayoff.

 A prize donated by Sutherland 
Kelly LLP was won by Diane 
Castillo, Director at HCC 116.

The Condo of the Year Award was won
 by Wellington Green, HCC 116. Carole Booth and Diane Castillo, Directors 
accepted the award. Sara Hicks, editor of the Condo News presented the $500.00 
prize on the behalf of the donator, Denise Lash from Aird and Berlis LLP

The attendees were taken on guided tours throughout Dundurn Castle.
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Fall Lawn Maintenance Tips
When it comes 

to condominium 
corporations, 

curbside 
appeal is a key 

element to 
current owners 

and potential 
purchasers 
regardless 

what type of 
condominium 

you are looking 
to call home.
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Steven Harris
Business Development Manager, Forestell Inc.

Location, location, location is 
important to many when choosing a 
home, but regardless of the location, 
if the condominium is not well 
maintained from the curb inwards, 
appeal begins to lessen, thereby 
reducing one’s investment value. 
Maintaining curb appeal can include 
a healthy and vigorous lawn through 
all seasons of the year. With fall come 
cooler temperatures, more dew and 
rain in addition 
t o  p l e n t y  o f 
sunshine, which 
t r a n s l a t e s  t o 
h e a t  u n i t s 
important for a 
lawn’s growth. 
The soil is still 
warm enough to 
germinate new 
seed growth; in addition, the cool air 
invites grass to grow a strong root 
system. This provides an opportunity 
to ensure your Board and, where 
applicable, Condominium Manager 
works with your landscape contractor 
to implement a system that invigorates 
new life to a lawn that potentially has 
suffered from summer conditions. 

Fall over-seeding is an important 
practice to implement each year. The 
most successful time to engage the fall’s 

usually pending weather conditions 
is after Labour Day. Mid- to late-
September allows for the opportunity 
to obtain successful germination and 
continue with the development of a 
strong root system. Over-seeding can 
be coupled with aeration of the lawn 
and/or top-dressing with a premium 
soil mixture to help ensure the lawn 
seed catches prior to dormancy, which 
occurs later in the fall season. Aeration 

allows for the 
root system of 
your  e x is t ing 
lawn to obtain 
oxygen and also 
gives a local for 
new seeds to be 
deposited when 
spread, allowing 
f o r  s t r o n g 

germination. Top-dressing provides 
new soil nutrients to be added to 
the existing soil base and restore a 
healthy lawn system. When carried out 
properly by your selected landscape 
contractor these practices can help to 
produce an up to 50 per cent thicker 
lawn the following spring. Once the 
seeding practices have been completed 
it is important to keep the new seed 
moist until it has germinated and 
obtained growth of at least 2 inches. 
The benefits of the typically damp 
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conditions in the fall help to reduce 
the use of your irrigation system or 
hand/sprinkler watering. However, 
letting the soil and new seed dry out 
will greatly reduce the benefits of this 
practice. 

Many people make the mistake of 
thinking that fall means it’s time 
for plants and lawn systems to shut 
down, ignoring their plants’ needs. In 
addition to the practices mentioned 
earlier, it is important to feed your 
lawns and garden beds by applying 
a ratio of fertilizer suitable to the 
types of grass and plants you have 
in your Corporation because root 
systems start to store the nutrients 
they will require when they wake up 
again in the spring. Two applications 
of fertilizer can be applied in the fall 
– one early around Labour Day or 
shortly after and another late in the 
fall season just before winter sets in, 
usually late October. When conducted 
in the early fall in association with 
the over-seeding process it’s more 
beneficial to use a starter fertilizer 
higher in nitrogen content. The late 
fall application can take a more 
balanced NPK ratio as it is suitable 
to help the root system build up the 
required nutrients to survive the 
winter dormancy period. 

One final step for fall maintenance to 
suggest your contractor to carry out 
is the handling of fallen leaves that 
incur on the lawn. When leaves begin 
to fall don’t waste time having them 
all raked up immediately. Instead, if 
your contractor has the suitable lawn 
equipment, have the leaves mulched 
back into the grass, as this too provides 
nutrients to the soil and root system. 
It is an organic way to help ensure a 
strong start to any lawn in the spring 
following winter dormancy. 

Any condominium likes to pride itself 
on having an attractive property that 
everyone can proudly call home. 
When the Board of Directors and their 
Property Management work with their 
selected contractor to carry out these 
tips, it can help to achieve the curb 
appeal many today are looking for 
in selecting a condominium to live 
in and enjoy. Your lawn and gardens 
are just as important as protecting 
the investment in your common 
elements, so ensure when selecting 
your landscape contractors you review 
the practices they plan to carry out 
from season to season, and require 
that they have a vested interest in 
protecting your owner’s share in the 
Corporation. 

Steven Harris, Manager of 
Business Development at 
Forestell Design Landscapes 
(a Division of Forestell Inc.) 
holds a diverse background 
in horticulture, agriculture, 
finance and real estate.  He 
joined the team at Forestell 
Inc. following a career in the 
Condominium Management 
Industry and currently still 
retains a personal business 
portfolio of Residential 
and Commercial Real 
Estate Rental Holdings 
spread across various 
parts of Ontario.  Steven 
is a Graduate from the 
University of Guelph with 
degrees in Agricultural 
Business as well 
Horticulture. Also active 
within the Home Builders 
Industry with prior positions 
such as Past President of 
the Guelph and District 
Association, and currently 
President of the Waterloo 
Region Association, Board 
Member for the Ontario 
Association and Committee 
Member of the Canadian 
Land Development Board. 
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Craig Robson, LLB, ACCI, FCCI,
Partner, Robson Carpenter LLP

Gordon v York Region
Condominium Corporation No. 818:

Director's Code of Ethics
A recent Ontario Court of Appeal decision has 
validated a condominium bylaw which permits 
a condominium’s board of directors to vote 
to remove a director, if his or her behavior 
is deemed contrary to the condominium’s 
Director’s Code of Ethics. 

Summary
York Region Condominium Corporation No. 
818 (the “Corporation”) enacted a Director’s 
Code of Ethics and bylaw, which together 
created a three-strike mechanism that 
allowed the board of directors (“the Board”) 
of the Corporation to remove a director from 
the Board on account of violations of the 
Director’s Code of Ethics.   

The bylaw provided that a director of the 

Board would no longer be qualified to be a 
member of the Board and shall be deemed to 
have resigned from the Board, if the director 
violates the condominium’s “Director’s Code 
of Ethics” on three (3) occasions over the 
course of the director’s term. 

The bylaw provided a procedure to be followed 
by the Board in the case of an alleged violation 
of the Code of Ethics, which included an 
“Ethics Review” of the director’s conduct by 
the Board. 

The director “charged” with the ethics violation 
was given an opportunity to address the 
Board, following which the Board voted on the 
matter and determined that the violation had 
in fact occurred. 
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On appeal, the court found that the bylaw was 
consistent with section 56 (6) of the Condominium 
Act (1998) which requires bylaws to be reasonable and 
consistent with the Condominium Act (1998) and the 
declaration.   It is noted the trial decision raised serious 
questions about the procedures followed by the Board in 
ousting the offending director, to the point of ordering the 
Board to conduct a new Ethics Review and vote.

Comment
The Court was unequivocal that any procedure which 
removes directors from the Board must be line with 
principles of natural justice and procedural fairness.  This 
includes the requirement for reasonable notice of the 
Ethics Review, including full and complete disclosure of the 
alleged violation to the director involved, as well as fairness 
in conducting the Ethics Review and voting on the matter. 

It is important that any Board of a condominium corporation 
that has a Director’s Code of Ethics and a bylaw similar to 
that of York Region Condominium Corporation No. 818 seek 
legal advice prior to starting an Ethics Review.  This will 
help to ensure the conduct of the Board, in conducting and 
processing the Ethics Review, does not become an issue 
nor potentially invalidate the results of the Ethics Review.  

It is crucial that no member of the Board let a personal 
dislike of the another member of the Board colour his or 
her judgment during this process so that he or she could 
be accused of being on a “vendetta” to remove another 
director for personal reasons.

It is also important that any Director’s Code of Ethics be 
authorized by a bylaw of the Corporation in order to bring 
it within the ambit of section 56 (1)(a) of the Condominium 
Act (1998), which provides that bylaws may govern the 
qualification, resignation, removal and term of office of 
directors.  

The Canadian Condominium Institute publishes a 
standardized code of ethics for board members that could 
be adopted by bylaw. 

However, it is recommended that any condominium 
considering putting a Code of Ethics in place for its 
directors and seeking to enforce the removal of offending 
directors consult with a condominium lawyer with respect 
to the process to be followed.  A Board does not want to 
go through the process of conducting an Ethics Review, 
voting for the removal of an offending director and then 
finding out the background paperwork is flawed. 

A Director’s Code of Ethics has the capacity to punish 
bad behaviour of directors. While certain qualities of 
directors may be assumed, a document which formalizes 
the expected behavior may go a long way in ensuring that 
individual directors are aware of their obligations to the 
condominium corporation and its owners while serving 
as a member of the Board. 

That said, this type of removal mechanism does leave 
room for abuse. Any removal procedure must ensure that 
a director accused of a violation has ample opportunity to 
be aware of the allegations against such director and given 
a fair and reasonable opportunity defend him or herself.  
As noted by the trial court:

It is a fundamental principle of natural justice and 
procedural fairness that a person facing the termination of 
his standing or office, should be made aware in a fulsome 
manner of the case which he has to meet. Moreover, the 
fact that this was a review of alleged ethical violations 
which would impact not only on the Applicant’s standing 
as a Director but also on the Applicant’s reputation in the 
community, required that the Applicant be provided with 
some assurance that he would receive a fair hearing.

If an Ethics Review is undertaken, it is recommended 
members of the Board refrain from any discussion of the 
matter outside of the Board meeting where the Ethics 
Review takes place. Otherwise, the members of the 
Board are setting themselves up to be accused of having 
prejudged the outcome of the review prior to giving the 
director in question an opportunity to provide his or her 
defence.  

le
ga

l C
as

es



Maxium Financial Services Inc. is one of Canada’s largest, privately-
held financing companies with a portfolio approaching $1 billion and 
more than 55,000 customers. Founded in 1993, Maxium offers creative 
financing by identifying and refining customized financial solutions 
which respond directly to the specific needs of each customer. Through 
a coordinated strategy of targeting customers and vertical markets 
currently underserviced by traditional lenders, Maxium has earned 
a reputation for its innovative lending solutions, speed of execution 
and an unparalleled ability to build long-term relationships. These 
relationships develop through a commitment to mutual success 
benefiting from Maxium’s distinctly competitive edge – one that 
combines the speed and flexibility of an entrepreneurial approach with 
the institutional stability of a blue-chip minority investor.

Maxium’s Condo Finance Group offers innovative financing solutions for 
condominium corporations with the following benefits:

	 Affordability of required repairs
	 Accelerated repair work
	 Costs allocated to owners over useful life
	 Future energy-based cost saving to offset ongoing costs
	 Progress payment facilities to finance the improvements 

throughout the project phase, providing invaluable payments 
services for both the property manager and the Board

Maxium provides financing ranging from $100,000 to $10,000,000 to 
condominium corporations for the following:

	 Major maintenance and repair projects to building common 
elements

	 Heating, cooling, windows, solar and geothermal energy-based 
retrofits

	 Building common element upgrades

Maxium believes in a face-to-face, onsite, consultative approach 
to financing. We work with the Board, property manager, owners, 
engineering consultants, legal, and contractors as necessary, attending 
Board and owner meetings to ensure questions are answered and each 
condo’s unique set of circumstances is considered prior to creating 
the financing solution. Our recommended, customized solutions 
will include progress payments throughout the construction phase, 
followed by competitive, long-term, fixed-rate term financing.

With a strict application of our core values - Balance, Respect, 
Integrity, Commitment and placing the Customer First – to the way 
we do business, Maxium's Condo Finance Group will work with you 
to create an enterprising, expertly-customized financing solution. 
We look forward to discussing the financial challenges faced by your 
condominium.  

Maxium 
Financial

neW memBer Profile

Craig’s practice is restricted to Ontario 
condominium, subdivision, and land development 
law. Craig has over 30 years of condominium 
experience, both in new condominium developments 
and in condominium conversions. His practice, by 
necessity, involves having a clear understanding 
of real estate law, including the provisions of the 
Condominium Act, the Development Charges Act, 
the Municipal Act and the Planning Act, that affects 
real property development in Ontario.

This article was written with the assistance of Carly 
Haynes and Roy Gentles from our firm.

Summary
In summary, the Court of Appeal has 
approved the concept of a Director’s 
Code of Ethics and the potential 
removal of a member of the Board 
who violates this code.

If the Board wishes to implement a 
Director’s Code of Ethics and provide 
for the removal of an offending director, 
it is recommended that:

1. The proposed code of ethics be 
reviewed by the condominium’s 
lawyer;

2. A bylaw be put in place that 
approves the proposed code of 
ethics and provides for the removal 
of a director who violates the same. 
Any such bylaw must be carefully 
drafted by the condominium’s 
lawyer.  It is important that the bylaw 
be passed in strict compliance 
with all of the requirements of 
the Condominium Act so that no 
argument can be made that the 
bylaw is not valid.

3. The approved code of ethics 
should be signed by each new 
member of the Board at the outset 
of his or her term. 

4. Any enforcement of the Director’s 
Code of Ethics be done carefully, 
fairly and with legal advice from 
the outset.
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Pierre Sauvé, MBA
Maxium Finance Group

Financing a Cash Shortfall:
An Attractive Option!

Condominium 
Boards are 

continually 
faced with the 

competing 
objectives 
of keeping 

common 
expense fees 

low and properly 
maintaining 

and repairing 
common 

elements.

This dilemma invariably leads to 
situations where there is a shortfall 
between the reserve fund and the 
cost of repairs and replacements. 
These deficiencies may occur for a 
number of reasons that are often 
beyond the control of the Board and 
in many cases, the Board inherits a 
shortfall that has compounded over 
time and needs to be addressed 
sooner rather than later. 

Reserve Fund Studies are valuable 
tools to plan for substantial future 
common expenditures but they do 
have limitations that may contribute 
to shortfalls. The accuracy of the 
forecast is based largely on the 
reasonableness of the assumptions 
made, the expertise of the company 
engaged to do the study and the 
cost of replacing a certain common 
elements may be higher and/or 
the life expectancy may be shorter 
than originally assumed. Also, 
unexpected damage may be found 
when undertaking certain common 
element projects as costs are often 
unpredictable until the work is 
assessed.

Faced with a cash shortfall, there are 
realistically three options available; 
namely, defer, assess or borrow.

Deferral is 
effectively 
d e l a y i n g 
d e a l i n g 
w i t h  t h e 
i s s u e 
u n t i l  t h e 
c o m m o n 
element absolutely has to be replaced. 
The delay will not avoid having to 
deal with the cash shortfall at some 
point. It may in fact increase the 
risk of further damage and expose 
the condominium corporation 
to escalating costs. In addition, 
buildings with unaddressed common 
element issues will be less desirable 
in the marketplace. 

A  s e c o n d 
opt ion is  a 
o n e - t i m e 
s p e c i a l 
assessment. 
In this case, 
c u r r e n t 
owners  are 

paying the full cost of repairs with 
future owners benefitting from the 
new components. Owners may have 
been faced with this situation for a 
previous shortfall hence increasing 
the anger and resentment of facing 
another assessment. This is also a 
difficult situation for owners with 
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small savings or weaker credit. 
If they are able to secure the 
financing, it may be at a high cost 
and the additional debt may affect 
their ability to borrow in the future 
for other personal requirements. 
Owners who cannot pay on time 
or at all are faced with expensive 
lien claims against them and the 
real possibility of losing their 
home. The special assessment 
presents a real risk of dividing the 
owners and affecting the spirit and 
cohesiveness of the community. 

The third 
o p t i o n  i s 
to borrow 
t o  c o v e r 
t h e  c a s h 
s h o r t f a l l 
and make 
p a y m e n t s 
over time. The condominium 
corporation borrows the funds 
via a loan agreement as opposed 
to the individual unit owners 
forced to come up with the funds 
under the previously described 
special assessment option. Funds 
are available immediately or in 
the case of a longer term project, 
funds are drawn to pay for work 
as it is performed, incurring 
interest  only  as  funds are 

extended. Loan financing can also 
be a viable option for Boards when 
considering substantial additions 
and/or improvements to enhance 
quality of life and market value 
yet are restricted from using the 
reserve fund by the Condominium 
Act (1998).

Loan payments are included in 
the annual budget forming a part 
of regular monthly maintenance 
fees. Amortizations periods from 
5 to 20 years are available and 
typically match the estimated 
useful l ife of the repair or 
replacement. Payments are fixed 
for the term of the loan (typically 
3 to 10 years) and, with interest 
rates at historically low levels, it is 
a great opportunity to lock in long-
term financing at very attractive 
rates. Condominium Boards can 
obtain non-binding term sheets 
from lenders that outline interest 
rates and financing terms.

Another situation where financing 
should be considered is in the area 
of energy retrofits where projected 
energy savings combined with 
government rebates can offset 
some or all of the costs of borrowing. 
With energy prices continuing to 
increase, looking at saving energy 

through higher efficiency boilers, 
building automation, and efficient 
lighting and paying for the capital 
investment over time by way of a 
loan may be a sound strategy for a 
Condominium Board to consider.

In summary, using the financing 
option to overcome a cash shortage 
provides a number of benefits. 
Owners have the ability to pay 
for capital expenditures over the 
useful life of the asset with a 
fairer distribution of costs over 
time. Owners are not required 
to individually seek financing on 
their own and will benefit from 
the condominium corporation’s 
ability to secure financing at 
attractive long-term market rates. 
In addition, the financing does not 
affect the owners’ access to future 
credit or result in a charge against 
their condo unit. Financing may 
also be a great solution to facilitate 
taking advantage of energy saving 
initiatives that provide relatively 
short payback periods but require 
a substantial up front investment.  

Pierre Sauvé is the Director of Originations 
at Maxium Condo Finance group. He has 25 
years of experience in the financing industry 
offering structured loan solutions to clients 
across Canada.  
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The Social Media Committee has selected a new com-

pany to re-vamp our website which will now include a 

searchable member directory and new web address. 

We are very excited for these changes! The expected 

launch date is October 2014 so keep an eye out for the 

updated website.

We are using our Facebook page (Canadian Condo-

minium Institute - Golden Horseshoe Chapter) to up-

date members on upcoming events. Make sure to “fol-

low us”! Members should also look out for interesting 

articles, videos etc. We would like to thank all members 

who use Facebook to like our page in order to stay con-

nected.

We are also active on our Twitter account to post infor-

mation on upcoming courses and event, and “re-tweet” 

interesting articles and cases that we come across.

 Michael Clifton,  Chair
 david outa
 theresa Place
 Maria durdan
 Pam Smuts
 John McLeod

Facebook Fan Page:  
Canadian Condominium Institute  

Golden Horseshoe Chapter

Follow us on Twitter @CCIGHC

Ron Danks
Award Committee
The Board of Directors of the CCI-GHC is very excited 

to introduce the new Ron Danks Award! This award 

was created by the Board to commemorate the very 

strong belief Ron had in the positive involvement of 

volunteers in their condominiums, including directors, 

committee members and residents. The main quality 

an individual eligible for the Ron Danks Award exudes is 

a strong commitment to bettering and nurturing their 

condominium community, for example by encouraging 

communication, obtaining continuing education and 

an overall positive attitude towards condominium 

living. The Ron Danks Award will not be awarded on 

an annual basis, but will be awarded in the event an 

individual with the mentioned quality is submitted for 

consideration by the Board and the Board determines 

that the individual qualifies to receive the Ron Danks 

Award. Submission of prospective candidates may be 

done by either mailing or emailing the CCI-GHC, the 

name of the individual and their condominium as well 

as their “story” – what steps has this individual taken, 

or is taking, that illustrate their strong commitment 

to their condominium community? We look 

forward to receiving your submissions for 

consideration and expect to award 

the first Ron Danks Award at the 

Hamilton Conference being held on 

May 30, 2015!

Maria durdan
Kim Coulter
tony Gatto



Please visit our website
www.ghccci.org
for more information
and sponsor booth sales!

2015 Condominium
Conference & Trade Show

and featuring our
Exclusive

Property Managers 
Seminar & 
Luncheon

Friday, May 29th

cci national news
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Saturday, May 30th, 2015
Hamilton Convention Centre 
1 Summers Lane, Hamilton, Ontario

www.ghccci.org/Page.php?Title=CCi_national_news

Up until recently, each member received
one copy of CCI National’s quarterly magazine.

Now, everyone can access and read it online!
Please follow this link to read about events, awards, 

Committee updates, Chapter updates and the 
popular “Legal Cases Across Canada” column.
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Tips for 
DirecTors
The role of a director 
is a very important 
fiduciary responsibility 
and should not be 
taken lightly, as the 
financial health, 
security and strength 
of our assets and 
community rests 
within their decisions 
and leadership.

A condominium development fully 
operates not unlike an Ontario 
incorporated business but is also 
a not-for-profit organization.  They 
rely solely on maintenance fees of 
owners to operate with a balanced 
budget while addressing future 
known (and potentially unknown) 
expenses.  This is a significant role 
and therefore requires directors 
fully committed to meeting this 
obligation.  Though no previous 
experience is required, directors 
must also be willing to invest time 
and energy to educate themselves to 
the legislation and other important 
responsibilities.  We can confirm 
however this commitment is very 
rewarding as the role of director 

contributes to the vibrancy of the 
community and corporation!

In addition to the Ontario 
Condominium Act, (1998), the affairs 
of the Corporation are governed 
by (in priority) the following 
documents:

Declaration
By-Laws
Rules

Owners should have received 
copies of these materials when 
they purchased their units.  It is 
strongly encouraged that all owners 
familiarize themselves with these 
documents. As a director, you 
are required to have a thorough 
understanding of the content of 
each.

CORPORaTION 
RESPONSIBILITIES
• Control, manage and administer 

the property and any assets of 
the corporation on behalf of its 
owners;

• Ensure consistent compliance 
with the Act, Declarations, by-
Laws and Rules by all residents;

• Hold annual general meeting;

• Keep adequate records;

• Obtain and maintain insurance;

• Register liens as required;

• Deliver status certificates within 

10 days of request;

• Maintain reserve fund containing 
amounts reasonably expected to 
provide sufficient funds for major 
repairs and replacement;

• Obtain and manage reserve fund 
studies;

• Properly manage and invest 
corporation’s money;

• Maintain and repair assets as 
required.

The Board is responsible for run-
ning the condominium corporation 
which is owned by the owners.  The 
Board represent the owners.  As an 
entity, the Board is responsible for 
making all major decisions regard-
ing the maintenance of buildings 
and grounds, condo finances, and 
must uphold and enforce the Ontario 
Condominium Act, (1998), the Decla-
ration, By-laws, and Rules.  It is also 
the duty of the Board to maintain 
dignity, respect for others and 
property, and general civility in our 
community.

The Board must plan and oversee 
the fiscal health of the corporation 
and are responsible for hiring the 
property management company (if 
applicable) to carry out the tasks 
associated with their duties and 
day-to-day work.

The Board has to ensure that all 
staff are humanely treated, are 
qualified, and effective at their work. 



Cynthia Abbott
President
YCC 336

Maeve Davis
Vice-President
YCC 336

They assure that the management 
company collects all fees from 
owners in a timely fashion, that 
invoices are paid, proper records are 
kept, the budget is duly prepared, 
contracts are awarded after a 
tendering process, and adequate 
insurance is maintained.  Reserve 
funds have to be sufficient, and 
annual general meetings carried out. 

The Board has to address resident 
concerns, make sure that their 
needs and rights are respected, 
and that they can enjoy their units 
peacefully. They are also responsible 
for communicating with residents, 
and particularly owners, so that 
owners are informed and feel 
empowered.

Officers of the Board, such as 
President, Vice President, Treasurer 
and Secretary are elected by the 
Board.  Each has specific roles as 
outlined by the Act.

With this in mind, the Act requires 
that the Corporation puts in place a 
Board by election.  the act provides 
that to be elected as a director; 
one must consent; be 18 years of 
age or older, not undischarged 
bankrupt, and is a mentally 
competent person.  there is also 
requirement under the act that 
the directors must exercise the 
powers and discharge of their 
duties with care, diligence and skill 
that a responsibly prudent person 

would exercise in comparable 
circumstances. Ultimately directors 
must act in the best interest of the 
Corporation and not use the position 
for personal gain. 

The Act also provides for 
indemnification for directors (except 
if acting in bad faith).  

BOaRD/DIRECTORS 
RESPONSIBILITIES
Board:
• Review and approve annual 

budget;

• Review monthly financial 
statements;

• Approval of contracts and major 
purchase orders and supplier 
invoices;
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• Ensure compliance by 
owners with the Act, Declarations, 
By-Laws and Rules;

• Hold annual meeting;

• Hire and direct a qualified 
Property Manager;

• Keep adequate records;

• Obtain and maintain insurance;

• Register liens as required;

• Ensure the Corporation 
is compliant with various 
legislations; (i.e. Privacy)

• Deliver status certificates within 
10 days of request;

• Maintain reserve fund containing 
amounts reasonably expected to 
provide sufficient funds for major 
repairs and replacement;

• Obtain and manage reserve fund 
studies;

• Properly manage and invest 
corporation’s money;

• Maintain and repair assets and 
common elements as required;

• Hire experts as required;

• Address residents’ issues/
concerns.

 Some or the majority of these 

items may be looked after by 
professional management (if 
in place) so the Board should 
make sure they hire someone 
that will fulfill the needs of the 
condominium. 

Directors:
• Maintain confidentiality of condo 

board private discussions;

• Attend meetings as required;

• Be fully prepared and positively 
contribute to meetings;

• Must live by and support the 
majority decision of the Board;

• Declare conflict of interest in 
either contract or transaction;

• Control, manage and administer 
the common elements and the 
assets.

 

WHEN THE 
CaNDIDaTE’S NOTICE 
OR NOTICE OF THE 
MEETING IS RECEIvED:  
• Directors are elected by unit 

owners – one vote per unit is 
permitted regardless of number of 
owners within the unit.

• If you want to run, advise the 
management company in writing 
as soon as possible of your 
interest to be a candidate for the 
Board position. Depending on 
your condominium documents, 
you could choose to run from 
the floor at the Annual General 
Meeting.

• Review minutes from 
board meetings to gain an 
understanding as to the issues 
that have been discussed in the 
operation of the building.

• Ask management if they will 
permit putting your bio and 
intentions in the meeting package. 
If they permit speeches before 
elections, your campaign speech 
should be brief and relevant 
and constructive; generally no 
more than 3 minutes. Include the 
length of your residency, outline 
your areas of expertise that are 
beneficial to board service, and 
mention your ability to commit 
the time necessary for the job. 
Remain positive; do not use this 
time to speak badly about the 

current Board or management. 

Cynthia  Abbott has been President of YCC 
336 for over ten years.  During that period, 
the condominium has strongly supported 
an active social committee which offers a 
variety of activities to owners not only for YCC 
336, but for all four buildings that comprise 
Lambton Square.

Cynthia holds a Bachelor of Arts degree and 
a Master of Science in Education.  She is a 
retired Central Coordinating Principal with the 
Toronto District School Board.

Maeve Davis is Vice President of YCC 336 and 
has been sitting on the YCC 336 board for 
four years.  Combined with her previous board 
experience, Maeve has seven years of director 
experience.  Maeve has completed level I and 
II CCI condo courses and chairs the YYC 336 
Communications Committee. She has over 25 
year’s executive management experience in 
the insurance industry. 
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What Can The CCI 
Do For You? 

Membership
    has its
    Benefits!Unit Owners and Directors 

• Practical examples and information about how to 
deal with the many thorny issues that arise within a 
condominium.  

• Education on such matters as the legal interpretation 
of the Condominium Act 1998; Insurance for 
Condominiums; Directors Responsibilities; and the 
Management of Reserves and Budgets. 

• Lobbying various levels of government.  E.g. the 
protection of the interest income from reserve funds 
being taxed by the federal government.  CCI chapters 
in Ontario were actively involved in the development of 
Condominium Act 1998, and continue to recommend 
changes to the government to make the legislation 
more useful.

• Lobbying suppliers. E.g. a reduction in hydro deposits 
for condominium corporations. 

• Provides an opportunity for networking with industry 
leaders and fellow directors.

Managers and Professionals 
Through educational and accreditation programs professionals 
and managers gain recognition within the condominium 
community attesting that their skills and expertise make them 
the best choice for the job. 

Developers and Trades 
The opportunity for fellowship and the exchange of ideas and 
information with others from all facets of the condominium 
community will serve to broaden your own knowledge and keep 
you up to date with the latest developments.  Membership also 
provides an excellent means to promote your company in the 
condominium community.

How do i Join and What are The Benefits?
Each applicant must complete the attached application form 
in full.  All information is kept in confidence and is used only 
by CCI National and/or the Golden Horseshoe Chapter.  Our 
privacy policy is available online at our web site, or you may 
contact the Chapter for a copy to be mailed to you. 

Applications with incomplete forms or that do not include 
payment will be returned.  Accurate contact information 
is critical to maintain communication.  For Condominium 
members we require at least one direct board member’s 
contact information.  This information is used as a contingency 
in the event your mail is returned.  Please be sure to advise the 
Chapter of changes in your mailing address and/or property 
management.  

Applicants’ acceptance into the CCI is at the sole discretion 

of the Chapter.  
Members receive a 
certificate and seal 
on request when their 
membership is accepted.  

Benefits
All members receive substantial discounts at CCI courses, 
seminars and other events.  Members receive priority service 
when requesting technical assistance in writing.

Sponsor and Professional members receive discounts on 
advertising in the Condo News, a listing in our professional 
directory, and links on our web site.  

The Condo News is distributed to one address of service for 
each member.  Condominium members receive three copies 
each quarter.  Non Condominium members receive one copy.  
Members may request additional copies to a maximum of five 
in total.

selecting Your membership Type 
The qualifications for membership in the Chapter are as 
follows: 

a) Condominium memberships shall be limited to any 
condominium, strata or equivalent corporation 
registered in accordance with the laws of any Province 
or Territory in Canada; 

b) Individual memberships shall be limited to any owner 
or occupant of a condominium, strata or equivalent 
corporation and any other person other than a person 
who would qualify as professional  member interested 
in furthering the objects of the CCI; 

c) Sponsor memberships shall be limited to any 
corporation, partnership or sole proprietorship (other 
than one would qualify for Condominium or Professional 
Membership), government agency, investment firm, 
lending institution, insurance company, advertising 
company, development or construction firm or other 
business entity that is involved in the condominium 
industry.  Sponsor membership is held by the company 
and for event discounts all employees are eligible; and 

d) Professional members are members where a portion 
of their income derives from serving the condominium 
industry and are in professions as established by the 
Corporation as eligible for ACCI designations now, and 
as may be revised.  Professional membership applies 
only to the person in whose name it is held.

e) Affiliated members are members of the CCI through 
other Chapters who wish to subscribe to the Condo 
News.  Affiliated members do not have voting rights at 
the annual general meeting.
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Name
                                                 ONLY ONE NAME PER FORM.         PLEASE COPY FOR ADDITIONAL NAMES.          PLEASE PRINT FULL NAME. 

Company / Condo:

Billing Address:  City:   Postal Code: 

Telephone:   Email:  

Paid $                                     Cheque             Visa            MasterCard 

Card Number:                                                                                                                 Expiry (mm/yy):                                 CVS:

Cardholder   Signature   

Cardholder will pay to the issuer of the charge card herewith the amount stated herein in accordance with the issuer’s agreement with the cardholder.

The CCI and its Chapters respect your privacy and are committed to protecting it. For more information reference our policy at www.ghccci.org     HST# 873960462

2015
MANAGERS LUNCHEON

Friday, February 13, 2015   /  11:00 a.m. to 2:00 p.m.
Bingeman’s Conference Centre   /  Kitchener, ON

• Mixed Owner Occupied vs Rental and Different Communication Skills.

• Earn RCM Points!

Dealing
with Differences

Course includes Lunch & Seminar.
Please advise of any dietary restrictions. 
For more information on any of our courses, go to www.ghcci.org

LIMITED SEATING.
PRE-REGISTRATION IS REQUIRED
One name per form.      Please make copies for additional registrants.     Send your forms by:

MAIL  GHCCCI, 920 Brant St, Suite #23, Burlington, ON  L7R 4J1
FAX  1-866-320-5361
EMAIL  admin@ghccci.org.    
REGISTER ONLINE  at www.ghccci.org

or
or
or

SUBTOTAL

+ 13% HST

TOTAL

Course Fee $25.00

Tradeshow Tables $250.00
available
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Name
                                                 ONLY ONE NAME PER FORM.         PLEASE COPY FOR ADDITIONAL NAMES.          PLEASE PRINT FULL NAME. 

Company / Condo:

Billling Address:  City:   Postal Code: 

Telephone:   Email:  

Paid $                                    n Cheque           n  Visa          n   MasterCard 

Card Number:                                                                                                                 Expiry (mm/yy):                                 CVS:

Cardholder   Signature   

Cardholder will pay to the issuer of the charge card herewith the amount stated herein in accordance with the issuer’s agreement with the cardholder.

The CCI and its Chapters respect your privacy and are committed to protecting it. For more information reference our policy at www.ghccci.org     HST# 873960462

2014
LEVEL 300 COURSES

November 29, 2014   /  9:00 a.m. to 1:00 p.m.
Teatro Conference Centre   /  121 Chisholm Dr., Milton, ON

The diverse nature of the Golden Horseshoe Chapter’s condominium stock ranges from one and two storey townhouses to multi-
storey high-rise structures often with complex cladding and structural systems.  A panel of industry engineering experts will discuss 
how to address the repair and maintenance of various wall cladding, roofing, glazing and structural systems, how condition surveys 
can assist in the process, maintenance tips to prolong the service lives, and repair/replacement strategies as part of the reserve 
fund study.  This seminar will be of benefit to both townhouse and high-rise condominium board members and property managers.
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Level 300
Engineering

All Courses include Breakfast & Seminar.
Please advise of any dietary restrictions. 
For more information on any of our courses, go to www.ghcci.org

LIMITED SEATING.
PRE-REGISTRATION IS REQUIRED
One name per form.      Please make copies for additional registrants.     Send your forms by:

MAIL  GHCCCI, 920 Brant St, Suite #23, Burlington, ON  L7R 4J1
FAX  1-866-320-5361
EMAIL  admin@ghccci.org.    
REGISTER ONLINE  at www.ghccci.org

or
or
or

SUBTOTAL

+ 13% HST

TOTAL

Early Bird Pricing $100.00
Register by Nov 1, 2014

Regular Pricing $175.00

Non Members $250.00

Name
                                                 ONLY ONE NAME PER FORM.         PLEASE COPY FOR ADDITIONAL NAMES.          PLEASE PRINT FULL NAME. 

Company / Condo:

Billing Address:  City:   Postal Code: 

Telephone:   Email:  

Paid $                                     Cheque             Visa            MasterCard 

Card Number:                                                                                                                 Expiry (mm/yy):                                 CVS:

Cardholder   Signature   

Cardholder will pay to the issuer of the charge card herewith the amount stated herein in accordance with the issuer’s agreement with the cardholder.

The CCI and its Chapters respect your privacy and are committed to protecting it. For more information reference our policy at www.ghccci.org     HST# 873960462

2015
MANAGERS LUNCHEON

Friday, February 13, 2015   /  11:00 a.m. to 2:00 p.m.
Bingeman’s Conference Centre   /  Kitchener, ON

• Mixed Owner Occupied vs Rental and Different Communication Skills.

• Earn RCM Points!

Dealing
with Differences

Course includes Lunch & Seminar.
Please advise of any dietary restrictions. 
For more information on any of our courses, go to www.ghcci.org

LIMITED SEATING.
PRE-REGISTRATION IS REQUIRED
One name per form.      Please make copies for additional registrants.     Send your forms by:

MAIL  GHCCCI, 920 Brant St, Suite #23, Burlington, ON  L7R 4J1
FAX  1-866-320-5361
EMAIL  admin@ghccci.org.    
REGISTER ONLINE  at www.ghccci.org

or
or
or

SUBTOTAL

+ 13% HST

TOTAL

Course Fee $25.00

Tradeshow Tables $250.00
available
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Tony P. Gatto Professional Corporation  45 

Wilson Blanchard Management Inc. 40

Burlington Area: 905 689 5373 

Oakville: 905 337 0222 

Toll-Free: 1 800 594 3751

For superior year-round  

grounds maintenance: 

tony@environentaldesign.ca

environmentaldesign.ca

Hi, I’m Tony.
Our family has been creating and 
maintaining beautiful outdoor spaces  
for three generations. We specialize  
in manicured, well maintained grounds  
and properties all year round. 
Call for a quote today!

Acorn Waste Service

for town homes 
and small condo buildings

Hamilton | Burlington  | Guelph  |  Kitchener | Cambridge  | Waterloo

We deliver,
•  custom collection solutions

•  competitive prices
•  10 years of reliable and friendly service

Call Darren for a quote

 

519.763.8877 • 1.877.763.8877

 
 

COLLECTION 
SPECIALISTS
COLLECTION 
SPECIALISTS
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Submetering. Good For You.

P. 1.866.836.3837
E. info@prioritymeter.com
www.prioritymeter.com

Shabri Properties Limited
P.O. Box 877

87 Lake Street
St. Catharines, Ont.

L2R 6Z4
Telephone:  905-684-6333

Fax: 905-684-9544
Email: shabri@niagara.com

Brian W. McKeown
R.C.M., ACCI

THE ENFIELD GROUP INC.
Property Managers and Developers

with more than 75 years of....
owning
managing
building
adding value....

l condominiums

l	 commercial warehousing

l	 commercial buildings

l	 parking garages

l	 non-profit housing

MEMBER CCI, ACMO, ONPHA, CHF, CPA

THE ENFIELD GROUP INC.
“ADDING VALUE AND PROFILE TO PROPERTIES DETAIL BY DETAIL”

Contact Greg Fraleigh
1 Hamilton St. S., P.O. Box 1120, Waterdown, Ontario L0R 2H0
Tel: 905-689-7341  Fax: 905-689-7452
Toll Free:  1-800-263-6952  Email: gfraleigh@enfield.net

www.enfield.net
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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

MARIA DESFORGES, RCM, ACCI
President

Insurance that gives you peace of  mind.

The value and protection your unit owners deserve.

Call for a free info package for your building.
1.877.627.6222 • www.condogold.ca

Facebook Fan Page:  
Canadian Condominium Institute  

Golden Horseshoe Chapter

Follow us on Twitter @CCIGHC

Printed on 100% post-consumer recycled paper.
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LANDSCAPE
MANAGEMENT

SNOW & ICE
MANAGEMENT

TURF & IRRIGATION
MANAGEMENT

Building trust since 1990

www.gardengrovelandscaping.com
@ G A R D E N G R O V E L A N D     G A R D E N  G R O V E  L A N D S C A P I N G     T H E G A R D E N G R O V E

m i s s i s s a u g a &  o a k v i l l e  905.827.0900
h a m i l t o n  &  b u r l i n g t o n  905.690.8000
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& Members: 

 

Exceptional  
Legal Team 

 
 

A stellar team of highly 
competent and caring 
legal counsel providing 
client-centred service 
anywhere in Ontario: 

 
Michael Clifton

 
Mark Kok 

 
Xiaowen 

(Jennifer) Li 

 
Jessica Spataro 

 

Exceptional 
Legal Resources 

 
 

A selection of practice 
tools and information 
resources to assist 
clients navigating a 
sometimes complex and 
tricky legal landscape, 
including:  

 
www.cklegal.ca 

 
Condopædia 

 
About Condo  
memoranda & 

articles 
 

  12 Northumberland St., Ayr, Ontario N0B 1E0 
Phone 519-632-9755 | Facsimile 519-632-8031 | General Email: info@cklegal.ca 

 

 

Exceptional  
Legal Practice 

 
 

Comprehensive,  
experienced and  
in-depth advice and 
assistance in selected 
areas of law: 
 
 

Condominium 
Management Law 
 

Land Development 
Law 

 

Corporate & 
Commercial Law 

www.mfproperty.com

HEAD OFFICE: 373 Woolwich Street, Guelph, ON N1H 3W4 
Phone: 519-824-4208  |  Fax: 519-824-8836

CAMBRIDGE: 7 Roseview Avenue, Cambridge, ON N1R 4A5 
Phone: 519-629-0259  |  Fax: 519-629-0261

 

Services that meet your needs.  
Service that exceeds your expectations.

 

 

 

TOLL FREE: 1-855-824-4208  |  EMAIL: mfprop@mfproperty.com

M.F. would like to congratulate
Margot Morel, RCM, Manager of Operations,

Lori-Ann Munro, RCM, Senior Manager,
and Sara Hicks, B.A., RCM, Senior Manager

on their promotions!

Single Source Support for:

BUILDINGS

Condominiums Co-operatives Commercial

•  Building Condition   
    Assessment & Evaluation

•  Construction Management

•  Performance Audits

•  Reserve Fund Studies

•  Structural Design Engineering

•  Parking Garages -   
    Investigations & Repairs

•  Building Envelope Consulting

•  Infrared Thermography

•  Roofing - Investigation &         
    Replacements

•  Curtain Wall & Window   
    Investigations

•  Mold & Water Penetration   
    Investigations
•  Energy Audits & Demand  
    Management
•  LEED® Coordination

•  Sustainable Design

•  Electrical Engineering

•  Mechanical Engineering

•  HVAC Equipment 
    Replacement Design
•  Plumbing Riser Replacements
•  Code, Fire Protection & Life  
    Safety
•   Litigation Support/Expert
     Witness Advisory

morrisonhershfield.com

Burlington Toronto Ottawa
905 319 6668 416 499 3110 613 739 2910

519-650-6363 ext. 41392  
Fax: 519-650-6366
Toll Free: 1-877-578-6030
david.outa@cowangroup.ca

David Outa, C.I.P.

Commercial Account Executive

Cowan Insurance Group
705 Fountain Street North, PO Box 1510 Cambridge, ON  N1R 5T2

www.cowangroup.ca
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.Consulting Engineering 
Services to 

Condominium 
Corporations

• Water Penetration 
 Assessment
• Reserve Fund Studies
• Performance Audits
• Building Envelope/ 
 Structural Engineering:
 - Wall Cladding 
 - Windows 
 - Roofing 
 - Balconies 
 - Parking Garages
• Remedial Design
• Tendering/Bid Analysis
• Contract Administration

(905) 632-5206
Toll Free 877-313-9862

www.cbcengineers.com
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Call us today: 1-888-298-3336
www.carmaindustries.com
info@carmaindustries.com

CARMA UTILITY 
MONITORING 

SYSTEM

With the help of a

our clients have seen

President, M.Sc., Hons. B.A., RCM
Times Property Management

Harold S. Cipin

SAVINGS OF 
15 TO 25%

PROFESSIONAL PROPERTY MANAGEMENT

CONDOMINIUM EXPERTS

“YOUR PROPERTY IS OUR PRIORITY”

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

Tony P. Gatto, CA 
 President

t: 905.648.0098 ext. 223

f: 905.648.0303

adding value to numbers

w w w . g a t t o . c a

894 Golf Links Road 
Ancaster, Ontario L9K 1J8

e: tony@gatto.ca
toll free 1.888.648.0098
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ACCOuNTING ServICeS
BeckeTT LowDen reaD, LLp

Shari Stolpmann 905-689-2052 
shari@blrca.ca

cLarke, sTarke & DiegeL LLp
Wayne Haves 519-579-5520 
wayne@csdca.com

rLB LLp
Mike Manera 519-822-9933
mike@rlb.ca

Gwen Story 519-822-9933
gwens@rlb.ca

Shalon Seebach 519-884-4445
shalon.seebach@rlb.ca

s.g. McLeoD c.a.
Sandra McLeod 905-549-2056 
mcleodsg@halisp.net

Tony p. gaTTo professionaL 
corporaTion

Tony P. Gatto 905-648-0098 
tony@gatto.ca
 

ync LLp
Sarah Cabral 519-772-0125 
sarah@yncllp.ca

ASSOCIATIONS
cai - wesTern ny chapTer

Frank Lysiak 716-713-8595 
frank@caiwny.org

BuILderS
sTonecrofT corporaTion

Lindsay Leis 519-662-3622 
propertymanager@schoutgroup.ca

COmmuNICATIONS
conDoinMotion.coM By canway

Florin Hodis 416-822-6929 
CONDOinMotion@canway.tv

CONdOmINIum CONSuLTANTS
conDo services agency

Andrea Silman 647-308-3718 
condoservicesagency@gmail.com

J.w. BezeMer services corp.
Jim Bezemer, ACCI 905-304-9570 
jbezemer@sympatico.ca

niche for Design inc.
Erika MacKay 905-379-0792 
info@nichefordesign.com

emerGeNCY/dISASTer 
reSTOrATION 

firsT on siTe resToraTion
Kristen McCutcheon 877-778-6731 
kmcctcheon@firstonssite.ca

huDson resToraTion inc.
Steve Hudson 905-634-6855 
steve@hudsonrestoration.com
 

service MasTer of oakviLLe 
DisasTer resToraTion

Bill Calhoun 905-847-0995 
claims@svmoakvilledr.com

eNGINeerING ANd reServe 
FuNd ServICeS

BeLanger engineering.
Paul Belanger 905-795-9997 
info@belangerengineering.ca

Brown & BeaTTie LTD.
Tim Beattie 905-737-0111 
beattie@brownbeattie.com

caLiBurn engineering inc.
Chris Williston 519-856-9093 
chris@caliburnengineering.com

couLTer BuiLDing consuLTanTs LTD.
Bob Vertatschitsch 905-632-5206
bvert@cbcengineers.com

Kim Coulter, ACCI, FCCI 905-632-5206
kcoulter@cbcengineers.com

eDison engineers
James Armstrong 905-627-1667 
jarmstrong@edisonengineers.ca

enerpLan BuiLDing consuLTanTs
Greg Ross 905-318-5988 x106 
greg@enerplan.net

firsT conDo group LiMiTeD
Scott Fischer  
info@firstcondo.ca

grg BuiLDing consuLTanTs inc.
Matt Duffy 800-383-8183 
mduffy@grgbuilding.com
 

haLsaLL associaTes
Robin Klem 905-681-8481 
rklem@halsall.com 

inspec-soL inc.
Jonathan H. Juffs 905-712-4771 
jjuffs@inspecsolcom

Morrison hershfieLD LiMiTeD
Dan Martis 905-319-6668 x1215 
dmartis@morrsionhershfield.com

MTe consuLTanTs inc.
Greg Eller 519-242-5587 
geller@mte85.com 

pinchin LTD.
Laurie Hebblethwaite 289-776-7445 
lhebblethwaite@pinchin.com

preTiuM anDerson BuiLDing 
engineers

Louis Reginato 519-648-3526 
lou.reginato@pretiumeng.com

reMy consuLTing engineers LTDs.
Donald Cooper 905-794-2911 
deon@remyeng.com

rikos engineering LTD.
Wolfgang Osada 416-410-3815 
wolfgang@rikos.com

wsp canaDa inc.
Trevor Gonsalves 519-827-1453 
trevor.gonsalves@wspgroup.com

FINANCIAL ServICeS
BDo DunwooDy

Mike Vriend 905-639-9500
mvriend@bdo.ca

canaccorD genuiTy weaLTh 
ManageMenT

Tarek El Refaie 416-867-6136
Tarek.Elrefaie@canaccord.com

cirrius finance corporaTion
W. Ramon Forgiel 905-334-4248 
ramon@condocorploan.com

Professional &           Sponsor Directory
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Professional &           Sponsor Directory
ciT financiaL LTD.

Ryan Griffiths 905-633-3221 
ryan.griffiths@cit.com

MaxiuM financiaL services inc.
Pierre Sauvé 226-476-1371
 pierres@maxium.net

MeriDian creDiT union
Gillian Cuthbert 519-822-9734x6114 
gillian.cuthbert@meridiancu.ca

INSurANCe ANd reServe 
FuNd ServICeS

J.J. MoLnar reaLTy aDvisors inc.
John J. Molnar 905-777-9300 
jjmolnar@bellnet.ca

INSurANCe ServICeS
aTrens-counseL insurance 
Brokers inc.

Mark Sheddon 905-567-6222 
info@atrens-counsel.com

cowan insurance group LTD.
 Judy Dawe 519-650-6360 
 judy.dawe@cowangroup.ca

David Outa 519-650-6360 
david.outa@cowangroup.ca

sTevenson & hunT insurance 
Brokers LTD.

Sam Knack 519-740-7500 x2628
sam.knack@sthunt.com
 

LANdSCAPING & Tree 
ServICeS

aLLgreen Tree service inc.
Mike Hayes 519-669-0857 
allgreentree@bellnet.ca

angus ingrounD sprinkLer 
coMpany inc.

William MacDonald 905-544-3631
billmacdonald@angusirrigation.org

BosMa LanDscape service
Geoff Fillingham
geoff@bosmalandscape.com

Danasy LanDscaping & 
MainTenance

Gregg Vandenburg 905-692-9624
gregg@danasylandscaping.com

Devries LanDscaping anD 
MainTenance inc.

Allard DeVries 905-563-8428
allard@devrieslandscaping.com

enviroMenTaL Design LanDscape 
conTracTors

Anthony Torenvuet 905-689-5373
tony@envirodesign.on.ca

foresTeLL DesigneD LanDscapes
Kevin Forestell 519-362-1194
info@forestell.com

garDen grove LanDscaping inc.
Paul Lammers 905-690-8000
info@gardengrovelandscaping.com 

geLDerMan LanDscape services
Roy Hummel 905-689-5433
rhummel@gelderman.com

Nathan Helder 800-667-0644
helder@gelderman.com

nu iMage Lawn care inc.
Michael Seager 519-836-0044
carolyn@nuimageinc.ca

The BeauDry group
Gilles Beaudry 905-639-6502
mail@BeaudryGroup.com
 

LeGAL ServICeS
airD & BerLis LLp

Denise Lash 416-865-4147 
dlash@airdberlis.com

BoDDy L. ryerson LLp
Wendy L. Newton 519-753-8417 
wnewton@boddy-ryerson.com

Brown Law office
 Andrew R. Brown 905-297-5614 
 andrew@brownlegal.ca

cLifTon kok LLp LegaL counseL 
 Michael H. Clifton, ACCI 
 519-632-9755 x300 
 mclifton@cklegal.ca

cohen highLey LLp
 Laura McKeen 519-672-9330 
mckeen@cohenhighley.com

eLia associaTes
 Patricia Elia 905-855-0400 x802

 patricia@elia.org
Richard A. Elia, ACCI  905-855-0400 x801 
richard@elia.org
Antoni Casalinuova 416-446-0800 x808
acasalinuovao@elia.org
Ashley Winberg 416-946-0800 x811 
awinberg@elia.org

garDiner MiLLer arnoLD LLp
Christopher J. Jaglowitz, ACCI 
416-363-2614
chris.jaglowitz@gmalaw.ca
Andrea Lusk 416-363-2614 
andrea.krywonis@gmalaw.ca

neLson arMaraL - BarrisTer anD 
soLiciTor

Nelson Armaral 519-745-2229 
nelson@nelsonamaral.com 

paLLeTT vaLo LLp
Steven Pordage 905-273-3022 
spordage@pallettvalo.com 

roBson carpenTer LLp soLiciTors
Craig Robson, ACCI, FCCI 519-632-1327 
crobson@rcllp. ca 

siMpson wigLe Law LLp
Tim Bullock 905-528-8411 
bullockt@simpsonwigle.com

Maria Durdan, ACCI 905-528-8411 
durdanm@simpsonwigle.com

B. Chris Langlotz 905-528-8411 
langlotzc@simpsonwigle.com

Erik Savas 905-528-8411 x352 
savase@simpsonwigle.com

K.C. Wysynski 905-528-8411 
wysynskik@simpsonwigle.com

sMiTh vaLerioTe Law firM LLp
Robert Dowhan 519-837-2100 
rdowhan@smithvaleriote.com

Michelle Dwyer 1-800-746-0685 
mdwyer@smithvaleriote.com

Erica Gerstheimer 519-837-2100 
egerstheimer@smithvaleriote.com

Robert M. Mullin, ACCI 519-837-2100 
rmullin@smithvaleriote.com
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LeGAL ServICeS (CONTINued)

suTherLanD keLLy LLp
Michelle Kelly, ACCI 519-265-6755 
michelle@sutherlandkelly.com

Stephanie Sutherland 519-265-6755 
stephanie@sutherlandkelly.com

vorvis, anDerson, fray, 
arMsTrong LLp

S. Jane F. Armstrong 519-824-7400 
jane@vaga.ca

mAINTeNANCe ANd 
reSTOrATION

aanTeaTer pesT conTroL & 
wiLDLife inc.

Roger Burley 888-390-7378 
info@aanteater.com

aDDaLine ashphaLT MainTenance
Rod Campbell 888-355-5750 
rod@addaline.ca

aTLas-apex roofing inc.
Bryce McCandless 519-894-4422 
bmccandless@atlas-apex.com

BranTforD aLuMiniuM
Gerry Rominger 877-635-3200 
grominger@brantfordaluminum.com

connoisseur painTing &  
cpL conDoMiniuM Design inTeriors

Richard Lyons 905-637-7999 
richard@cplgroup.ca

DavenporT consTrucTion co. 
Domenic Carnevale 416-201-5346 
domcarnevale@rogers.com

enr roofing inc.
Robert Virga 905-643-9744 
enrroofing1@bell.net

forTress waTerproofing & 
founDaTion repair

Ron Bucton 905-525-4111 
ron@fortresswp.com

greaT norThern insuLaTion 
services LTD.

Dave Chatterton 519-537-5873 
dchatterton@gni.ca 

kenMar incorporaTeD 
Paul Kendrick 519-571-0123 
info@kenmarsiding.com

LcM properTy services inc.
Christine Merswolke  
christine@lcmpropertyservices.com

oMe inTeriors 
 905-518-1750 
 omeinteriors@gmail.com

phiL groves sewer 911
Phil Groves 905-662-5852 
services@philgroves.com

pracTica LTD.
Esther Strubin 519-624-9001

roBerTs onsiTe
Pam Smuts, RCM 519-578-2440 
psmuts@robertsonsite.ca

scanDia gLazing sysTeMs LTD. 
George Huppunen 905-892-3019 
sales@scandiaglazing.com 

sparkLewash MoBiLe wash
Dave Trefethen 905-681-7688 
dave.sparklewash@cogeco.ca

T. weBer co. LTD.
Robin Near 519-745-2051 
robin@tweber.ca

wasTeco
Jeremy Walser 519-836-1610 
jwalser@wastecogroup.com

weLLingTon pLuMBing & heaTing LTD.
George Elgersma 519-821-4130
george@wellington-plumbing-hvac.com
 

medIATOr ANd 
ArBITrATOrS

conDoMiniuM MeDiaTion anD 
arBiTraTion services

Colm Brannigan 877-440-9882
colm@mediate.ca

eLia associaTes
Marc Bhalla 905-855-0400 x811 
mbhalla@elia.org

OTHer ServICeS
airon hvac service LTD

Richard Gorka 905-331-6555 
rickg@aironcontrol.com 

Beacon pesT conTroL services 
Jeff Butters 855-676-6873 
jeff@beaconpest.ca

BraDy & seiDner associaTes LTD. 
Joe Longarini 416-661-1981 
joe@bradyandseidner.com

carMa inDusTries inc.
Shannon Williams 888-298-3336 
info@carmaindustries.com

cLean cuT energy corporaTion 
Mike Kazmaier 226-780-0284 
mkazmaier@cleancutenergy.ca

heriTage househoLD anD 
JaniToriaL services 

Fran Cheyne 905-648-1510 
heritage@hservices.ca

LuMon norTh aMerica inc.
Olli Vanska 855-458-3020 
info.northamerica@lumon.com

properTy power corp.
Mike Bromstein 888-690-5743 
mb@propowercorp.com

PrOPerTY mANAGemeNT 
ServICeS

arThex properTy ManageMenT 
Georgio Kosmidis 905-340-0622 
info@arthex.ca

caMrose properTy ManageMenT
Camille Faubert, RCM 519-745-3320 
camrose.pm@rogers.com 

cannon greco ManageMenT LTD. 
Peter Greco, RCM 905-687-6933 
peter@cannongreco.ca

chown properTy ManageMenT inc.
Don Chown, RCM, ACCI 905-685-9868 
dchown@chownmanagement.ca

coMfieLD ManageMenT services inc.
Anthony Irwin 416-640-6730 x108 
anthonyi@cfdi.ca
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cornersTone properTy ManageMenT
Claudette Peters 519-880-0346 
cpeters@cornerstonepm.ca

firsT service resiDenTiaL
 416-293-5900 

freure properTy MgMT LTD.
Bill Kieswetter 519-578-7771 
bkieswetter@freure.com 

gaTeway properTy ManageMenT
Shelley Wittal 519-579-9057 
swittal@gatewaypm.com

inspirah properTy ManageMenT
Robin Cowell, RCM 519-767-2060 
rcowell@inspirah.com 

J & w conDoMiniuM ManageMenT LTD.
Maria Desforges, RCM, ACCI 
905-527-5445
maria@jordanandwilliamson.com

key properTy ManageMenT & 
consuLTanTs LTD.

John MacLeod, RCM 905-538-6220 
jmacleod@keymanagement.ca 

LarLyn properTy ManageMenT LTD.
Michael Holmes, RCM 905-333-0755 
mrholmes@larlyn.com 

Lee ManageMenT soLuTions inc.
Sean Wilde 226-791-7567 
sean@leemanagementsolutions.ca

M.f. properTy ManageMenT LTD
Maria Finoro, RCM, ACCI 
519-824-4208 x223
mariaf@mfproperty.com

Sara Hicks, RCM 519-824-4208 x246 
sarah@mfproperty.com

Carla Guthrie, RCM 
 519-824-4208 x222
carlag@mfproperty.com

MagnuM properTy ManageMenT & 
faciLiTy soLuTions

Carmen McLean, RCM 519-624-8387 
cmclean@magnumfs.com

MapLe riDge coMMuniTy 
ManageMenT LTD.

 Michael E. Le Page, RCM 905-218-6888 
 mlepage@mrcm.ca 

MiLLcreek MgMT inc.
Kevin Moule 519-621-6548 
kevin@millcreekmanagement.ca 

precision ManageMenT services inc.
Pat Kummer 905-544-0077 
precision@cogeco.net 

progress properTy ManageMenT LTD.
Peter Bachraty 905-616-4551 
peterb@progresspm.ca 

properTy ManageMenT guiLD inc.
Peter Webb, RCM, ACCI 905-575-3636 
peter@pmguild.ca 

rusLarken & associaTes LTD.
Tina Kruitz 905-681-6777 
ruslarken@cogeco.ca 

sanDerson ManageMenT inc.
Casey Beacock, RCM 519-742-3200 
recptn@sandersonmanagement.com

shaBri properTies LTD.
Brian W. McKeown, RCM, ACCI 
905-684-633
brianm@shabriproperties.com

signaTure properTy ManageMenT
William G. Robinson 905-845-0100 
wgr@signaturepmc.com

speciaLiTy properTy MgMT
Gary Bard 905-304-5060

suMMerhiLL properTy ManageMenT
Tony Seljak 905-212-9956 
tony@summerhillcondos.com

Tag – The acTive group
Trevor Maddern, RCM 905-333-5506 
Sent@TheActiveOffice.com 

Tag ManageMenT
Sandra Newell 905-333-5506 
sandra@tag-solutions.ca 

The enfieLD group inc.

Greg Fraleigh 905-689-7341 
gfraleigh@enfield.net 

Trevarren properTy ManageMenT 
services inc.

David Glithero 519-620-3177 
trevarren@on.aibn.com 

weigeL properTy ManageMenT
 Michelle Weigel 519-893-4411 
info@weigelmanagement.com 

wiLson BLancharD ManageMenT inc.
Ray Wilson, RCM, ACCI, FCCI  
905-540-8800
ray.wilson@wilsonblanchard.com 

Karen Reynolds, RCM, ACCI, FCCI 
905-540-8800
karen.reynolds@wilsonblanchard.com

reAL eSTATe ServICeS
peak reaLTy LTD., Brokerage

Trudy Lynne Smith 519-747-0231 
trudy.peak@gmail.com

re/Max aBouTowne reaLTy corp. 
Don Bassindale 905-334-6062 
don@donbassindale.com 

re/Max Twin ciTy reaLTy inc. 
Bonnie Bowman 519-841-4837 
bonniebowman.homes@gmail.com

royaL Lepage royaL ciTy reaLTy LTD.
Julie Glass-Ashley 519-841-1924 
julie@guelphmoves.com

TeLeCOm ServICeS
cogeco caBLe canaDa inc.

 Elizabeth T. Crawley 289-337-7006 
elizabeth.crawley@cogeco.com

rogers caBLe coMMunicaTions inc.
Devon McDermott 519-894-8121 
Devon.McDermott@rci.rogers.com

WASTe mANAGemeNT 
ServICeS

acorn wasTe services
Darren Strachan 519-763-8877 
darren@acornwaste.ca

MiLLer wasTe soLuTions group
Jason Tower 416-744-9183 
jason@wastesolutions.ca

wiLkinson chuTes
Doug King 866-535-0558 
dougking@metrogroupcan.com
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We are considering installing some 
new walkways and re-designing the 
entrance gardens at our condominium. 
We’re not ready to begin this project 
yet but we’d like it to be completed in 
the spring of next year. When should we 
start planning for spring projects?  

Fall is the perfect time of year to start planning your 
spring landscape projects. By planning in the fall you 
and your landscape professional will have plenty of 
time to work out the details of your project before its 
go time in spring. Most people will wait until the first 
nice day in April to call their contractor, but by then 
most reputable landscaping companies already have 
a back log of 6-8 weeks of work accumulated. People 
start calling as early as September to start getting 
on the spring schedule.  All landscape companies 
continue to design and prepare budgets for landscape 
projects all through the winter ready for installation 
in the spring.

We had some construction work quoted 
in late spring of this year but there 
were other projects that the board was 
managing at that time so we delayed 
approval. We’re now ready and we’d like 
to begin the project as soon as pos-
sible.  How late into the season can we 
install a landscape project?

Once we get into fall most people that want a 
landscape project installed hold off until spring.  They 
are convinced it is too late in the season for this type of 
work. However, landscape professionals often install 
projects up to late December and even into January 
in some cases depending on how deep the frost is.   
Typically we can install plant material into mid - late 
October and hardscape (patios, walkways, decks, 
fences etc.) into December.

The colder weather brings some advantages.  Most 
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trees and shrubs are dormant and transplant well this 
time of year. There are often very good bargains on 
plant materials that can be passed along to the client 
that would never be possible in the spring. Another 
huge advantage is that it is typically less busy for most 
design build firms and you likely will not have to wait 
in line for your project to begin.

Some of the residents are concerned 
that plants that are installed this late 
in the year won`t survive. When is the 
best time to install plant material?

Trees and shrubs should be planted in the spring or 
fall when the weather is consistently cooler.  Moderate 
temperatures allow plants to root and acclimatize 
before the intense summer heat, humidity and 
drought or before the freezing temperatures of the 
winter.  If planted in the spring, make sure the plant 
is still dormant – has not broken bud.  This will help 
alleviate stress by letting the plant concentrate all 
its energy on rooting instead of dividing its energy 
on rooting and producing new twigs and leaves.  
Also be sure to plant once the ground has thawed 
out from the winter freeze-up.  For fall planting, it 
is not recommended to plant any later than mid-
October.  This is a general date that allows for plants 
to establish before frosts cause the ground to freeze.  
Just remember, it is possible to plant in the summer 
months, but the plants will be under heavy climatic 
stress; a proper irrigation schedule will be crucial to 
its survival. 

My landscape professional recom-
mended that I divide existing peren-
nials on my property and utilize the 
pieces elsewhere. Why should I divide 
my perennials and when is the best 
time to do this?

If planted and forgotten, perennials can become 
overcrowded and will often produce fewer and or 
smaller blooms.  There are also perennials such as 
sage or lamb’s ears that spread quickly in the garden 
and should be divided every 3-4 years to keep a 
maintainable clump.  Just like trees, the best time 
to divide perennials is in the spring or fall when the 
temperatures are cooler.  For those who have brown 
thumbs this is a great general rule to follow however 
each perennial can also be treated individually, 
especially for those growing specialty perennials 
that may require special care. Other perennials that 
benefit from being divided every 3-4 years include 

hostas, daylilies, phlox, bee balms and coneflowers.   

Thanks to John Buikema 
(Landscape Sales & 

Project Manager), 
Andrea Weddum 

(Landscape Designer) 
and Chris Mace (VP 

Landscape & Design) 
from Gelderman 

Landscape Services 
for providing us with 
the answers to these 

questions.
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Management

Setting Higher
Standards for Property

Providing professional management  
service for large and small condominiums, 
high rise and townhouse sites.

Harvard Square, 801 Mohawk Rd. W., Suite 101, Hamilton, ON L9C 6C2

905.575.3636 
Fax 905.575.0950  |  Email pmg@bellnet.ca

www.propertymanagementguild.com




