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Nathan Helder, B.Sc. 
GHC President

It has been an eventful few months!

Most recently we hosted the Annual 
Trade Show & Conference on June 2 & 3 
in Hamilton.   The trade show was sold 
out with 61 booths.  This exciting event 
included the popular Property Managers 
session on the Friday which included a 
stimulating presentation from Melissa 
Augusto on the different communication 
styles and how they affect how we 
react to change.  On the Saturday, 
the conference included 6 concurrent 
sessions, a rapid fire legal panel, an 
update on Bill 106 by Armand Conant as 
well as a Keynote Session titled “Housing 
Markets: Still Looking Up" by Sal Guatieri 
from BMO.  

Thank you to all of the sponsors, in 
particular our Partnered Sponsor – Smith 
Valeriote.  Thanks also to our Conference 
Committee members – namely, Alicia 
Gatto, David Outa, John MacLeod, John 
Van Iperen, Laurie Hebblewaithe, Maria 
Desforges, Maria Finoro, Peter Greco, 
Pam Smuts, Ryan Griffiths, Tony Ngo, Will 
MacKay and myself.

At this point I would like to thank the 
retiring directors that have moved on 
to the exciting new chapter – The Grand 
River Chapter.  Over the past years, these 
individuals have spent countless hours 
dedicating a portion of their life towards 
making GHC-CCI a better organization 
– from accounting to membership, 
Professional Partners to Education, 

Communications to the Conference 
Committee.  A special thank you goes 
to Pam Smuts, Casey Beacock, Maria 
Finoro, David Outa, Maurice (Chevy) 
Cheveldayoff and Gwen Story.  While I 
am sad to see these individuals leave, I 
am excited to announce that Bill Clark, 
Ed Keenleyside, Mike Mullen, Carole 
Booth, and Sandy McLeod be added 
to the GHC-CCI board of directors until 
the AGM in October.  These individuals 
have volunteered their time over the 
past year on the Transition-Steering 
Committee.  Officially, I would like to 
welcome them aboard! 

Finally, as the new GHC-CCI President I 
am excited to share with you my theme 
for the next 2 years – “Grassroots 
leads to Relevancy”.   Can we be 
relevant without the Grassroots?  Not 
likely!   GHC-CCI began as a grassroots 
organization focused on educating unit 
owners and condo directors.  In the age 
of change – whether it’s the New Condo 
Act, chapter boundaries, new board 
directors or new registered condos – we 
need to be relevant for all members and 
ready to embrace the future.

Let’s re-ignite the passion in all of us 
to become more grassroots focused, 
to better serve our communities and 
continue to keep GHC-CCI relevant and 
successful!

PRESIDENT
From the new

of the Golden Horseshoe Chapter

Igniting the 
grassroots by 

being relevant
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Maria Finoro, RCM, ACCI, FCCI 
GRC President

In May, a few Grand River Chapter 
directors - including myself, Pam 
Smuts, Joanne Richards and David 
Kaminski - were invited to attend 
a Board meeting of the Brant 
Condominium Corporation Association 
(the “BCCA”).  The BCCA is comprised 
of condominium residents in the City 
of Brantford and Brant County and 
their mandate is to “educate and 
advocate”.  This organization has been 
very successful in making changes 
to benefit their local condominium 
community.  BCCA invites city council 
members and other local agencies such 
as the fire department and city officials 
in various departments to participate 
at their meetings. Their meetings are 
also open to any BCCA member and 
invited guests.  BCCA’s Annual General 
Meetings always have an educational 
component and guest speakers are 
invited to their board meetings.  In 
addition, they are unafraid to confront 
special issues to ensure the continued 
success of their condominium 
community.  Collectively, the sharing 
of ideas leads to positive changes. 
Hence, other organizations can take 
lessons from this grassroots, volunteer 
group that has successfully convinced 
elected officials to enact improved 
measures. Consequently, the City has 
been providing on-site garbage and 
recycling collection in Brantford. 

Furthermore, the City provides 
condominiums with other services, 
including stormceptor cleaning and 

maintenance, sewer video services 
and fire hydrant maintenance.  
Persuading city officials and councilors 
to implement changes - especially when 
it affects property taxes - is a difficult, 
if not almost impossible, feat!  But this 
forward-thinking group aggressively 
pursues its objectives for the betterment 
of their communities.  Kudos to you!  

Moreover, I was asked to introduce the 
new CCI - Grand River Chapter to the 
BCCA as we strive to work together.  I 
foresee that through our new chapter, 
we can collaborate not only about 
condominiums in Brant County and City 
of Brantford but to all those in our Grand 
River Region, including Waterloo and 
Wellington.  Interestingly, the topic of 
discussion at this meeting is the concern 
that most basements in condominium 
units do not have a secondary method of 
egress and if there is a fire, people may 
die.  Even though the Ontario Building 
Code requires a certain sized window 
be installed to permit a bedroom in 
the basement, the reality is that there 
are likely many illegal bedrooms in the 
basements of condominium units.  It is 
estimated that there are 10,000 illegal 
basement bedrooms in Brantford and 
Brant County. (Some families may use 
the so-called “office or den” for visiting 
overnight family while others may want 
to rent their basement to help them 
with their mortgage payments.)  If this 
is the case, the space must be safe.  

PRESIDENT

Continued on page 8

educate and 
advocate

From the new
of the Grand River Chapter
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Continued from page 3

Erle George, President, and John Gilson, 
Director, of BCCA provided an excellent 

presentation outlining this life-threatening concern.  
One individual suggested that one basement 
egress window should be mandatory for every new 
condominium unit built because a secondary egress 
is imperative whether someone is sleeping or 
napping while watching television in their basement 
bedroom or den.  Next, Russ Thompson, Director 
of Building Services, Garry Anderson, Manager 
of Property Standards and By-laws, and Dwayne 
Armstrong, Chief of Fire Prevention Office, provided 
some further insight.  They explained that building 
officials cannot know if someone has a basement 
bedroom unless they receive a complaint.  Further, 
unless they receive consent from the owner, they 
do not have authority to inspect the unit. 

Other problems persist.  Some buyers purchase 
units marketed with finished basement “offices or 
dens” which are actually used as guest bedrooms.  
Owners make changes without obtaining a building 
permit.  They may not read or may pretend they 
did not understand their condominium documents 
predominantly restricting extra bedrooms.  This 
problem becomes even more exacerbated when 
realtors advertise two-bedroom units as those 
with three bedrooms.  Savvy directors learn about 
these illegal bedrooms in their condominium 
development while reading the local Real Estate 
Guides.  This raises the whole issue of liability on the 
part of the condominium corporation and its board 
of directors and property manager.  One insurance 
broker stated that coverage for a loss can be denied 
if there is an illegal bedroom.  A board and property 
manager cannot know what happens in every unit. 

How then could a board or property manager 
be held accountable?   We were informed that 
a condominium was sued because a purchaser 
thought he was buying a legal three-bedroom unit 
when in fact it was a two-bedroom unit with an 
illegal third bedroom.  The condominium’s status 
certificates now highlight the fact that their units 
are all two bedrooms and bedrooms in basements 
are not permitted.

For pre-existing condominiums, adding an egress 
window to each unit may not be structurally possible 
or permitted by many boards because it can change 
the dynamics of the community.  Having more people 
reside in units with the additional bedroom can create 
a myriad of other issues, including the potential need 
for additional parking and increased condominium fees 
since more people are consuming common element 
services – especially utilities if they are included in the 
condominium fees.  However, it appears that buyers 
genuinely desire basements to possess at least one 
egress basement window and/or door and ensure that 
the entire unit, including the basement, satisfies all fire 
and building codes.  Local home builder associations 
should be informed that there are willing buyers wishing 
to live in units with safe, legally-finished basements!                   

Ultimately, local by-laws cannot be tougher than the 
provincial Building Code.  No city can alter their by-laws 
mandating all basements have a secondary method of 
egress; any suggested changes must be made to the 
Ontario Building Code.  So guess what BCCA is doing 
right now?  They are preparing a petition to be presented 
to Bill Mauro, Ontario Minister of Municipal Affairs and 
Housing, and have it accompanied by a letter of support 
from the City of Brantford and Brant County.  It will 
state as follows:  “…that Council supports a submission 
to the Ministry of Municipal Affairs and Housing that 
proposes a change to the Ontario Building Code which 
would require all future residential units in the Province 
of Ontario to have safe egress from basements.”  This 
topic will be pursued and CCI-GRC will likely be asked 
to become more actively involved.  Whether you agree 
or not that all basements should have a secondary 
method of egress, this is a topic that affects many low 
rise condominium communities.  

I thank Maurice (Chevy) Cheveldayoff who invited us 
to this meeting; as a BCCA director and now a director 
on the CCI Grand River Chapter and Chair of External 
Relations, he will most certainly keep us all abreast of 
this matter as it progresses. Much work needs to be 
done but at least we are contemplating next best steps 
to address this situation.
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Maria Mavrikkou, B.A. (Hons.), M.A., J.D.
Co-Editor

Michelle Kelly, B. Comm, LLB, ACCI

Co-Editor

Welcome to the first edition of the 
CondoNews published by both the 
Golden Horseshoe and Grand River 
Chapters! 

You are only a few pages into the 
magazine, but you have probably 
noticed some changes to it already. 
The biggest change is that we will no 
longer feature a condominium on the 
cover of the magazine. Instead, we 
will focus on the people who make our 
chapters great – you the members! 
The magazine will include feature 
condominiums, where we have one, 
but the photographs will be included 
within the article only. In addition, you 
have likely noticed that we now have 
two President’s Reports. These reports 
will update you on the activities of 
both chapters. 

On the pages that follow you will see 
more changes. You will no longer 
see registration forms for upcoming 
seminars and events. Registration is 
available online or you can print the 
forms and mail them to the chapter. We 
have also removed the directory of our 
business and professional members 
from the back of the CondoNews. All 
of this information is available online 
and in the annual directory that is 
published at the beginning of each 
year. 

There are also changes that you may 
not notice in reading the magazine. 
Although the CondoNews is a joint 
effort of the two chapters, there are two 
separate Communications Committees 
responsible for its creation. You can see 
a list of the members of the committees, 
or any other committee, on the website 
for the chapters. Finally, we have 
changed publishers for the CondoNews. 
We thank the previous company, 
Carruthers, for their years of service and 
wish them all the best. We welcome the 
new publishing team, Toque Ltd., and 
look forward to working with them.

If you would like to contribute to the 
magazine with an article, feature condo, 
or story for our CondoMemoirs, please 
contact the administrator for your 
chapter. 

For GHC contact admin@cci-ghc.ca.  
For GRC contact admin@cci-grc.ca.

EDITOR'S DESK
Welcome 

to the first 
edition 

of the 
CondoNews 

published 
by both 

the Golden 
Horseshoe 
and Grand 

River 
Chapters! 

From the
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David Outa  
Commercial Account Executive

519-650-6363 ext. 41392 
Toll-free 1-877-578-6030

david.outa@cowangroup.ca

Condominium  
Insurance Program 

www.cowangroup.ca

Members have access online 
to previous editions of the 
CondoNews and the annual  
Directory that lists all of our 
business and professional 
partners. We encourage you to 
share your access information 
with all of your unit owners so 
they can educate themselves, 
especially with all of  the 
changes to the legislation 
coming into force in the Fall.    

There are also other valuable 
resources available online (some 
available only to members) such 
as a calendar of events and CCI 
National news. You can also find 
information on volunteering for 
a committee or nominating a 
person or condominium for an 
award. 

For more information visit your 
chapter's website: cci-ghc.ca 
and cci-grc.ca.

REMINDER!
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Meghan MacDonald, B.A., J.D.,  
Associate Lawyer, Robson Carpenter LLP

Imagine Jane, a banker, is driving on 
highway 401.  She’s running a little late 
to work, but will arrive to work on time 
so long as Jane drives over the speed 
limit and experiences no unexpected 
delays.  Jane looks in the rear-view 
mirror and sees the red and blue 
flashing lights of the police car Jane 
did not see while speeding in the fast 
lane.  “Do you know how fast you were 
going?” the officer asks.  Jane says she 
does not know how fast she was going 
and explains to the officer that she was 
running late to work.  This does not 
stop the police officer from informing 
Jane that the radar gun determined 
the speed of her vehicle was 130km/
hour and she must now produce her 
license and registration.  The police 
officer writes Jane a speeding ticket.

The above situation is one most 
people are familiar with.  A police 
officer writes a ticket and the driver 
must select an appropriate action 
(either pay the ticket or fight it) or face 
additional consequences.  The ticket 
further serves to deter the driver from 
speeding in the future.  

SPEED DEMONS – 

PE
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What happens, though, 
if the speeding driver is 

driving on a condominium 
roadway and not a public 

roadway?  What can a 
condominium corporation 

do to stop speeders from 
creating a potentially 

dangerous situation within 
the condominium?

How to deal with speeders in your  
condominium
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ENACT RULES
At the outset, it is important to understand that 
the use and enjoyment of the common elements 
of a condominium plan by unit occupants or 
guests are governed by the Condominium 
Act, 1998 (the “Act”), the condominium’s 
declaration, rules (if any), and by-laws (if any) 
(collectively the “condominium documents”).

If the current condominium documents provide 
no mechanism for dealing with speeding 
vehicles in the condominium, the condominium 
board of directors may decide to enact new rules 
that address speeding within the condominium 
as speeding affects the use and enjoyment of 
the common elements by unit occupants and 
guests.  

Clause 58 (1) (a) of the Act permits the board 
of a condominium corporation to enact rules 
respecting the use of common elements to 
promote the safety, security or welfare of the 
owners and the property.  A rule imposing a 
speed limit in the common elements would be 
suitable under this clause. 

However, simply imposing a speed limit will not 
necessarily stop people from speeding on the 
condominium roadways.  There are a couple 
of practical issues with enacting rules to deal 
with speeding.  One issue with imposing rules 
is that the rules do not apply to non-residents 
and so will be of no use if the speeders are not 
residents of the condominium.  

Another issue with such rules is being able to 
prove that certain drivers were indeed speeding.

In the example above, the police officer:

1. was likely solely tasked with enforcing speed 
limits on public roads; and

2. had a tool (i.e. radar gun) that allowed the officer 
to confirm if a vehicle was travelling at a speed over 
the prescribed speed limit.

These two factors are generally absent in the 
condominium context.  Condominium corporations 
typically does not have the resources to task an 
individual with speed enforcement nor would the 
condominium boards likely invest in some type of 
radar device.  

It is important for a condominium corporation to 
have evidence of rules violations especially when 
requiring a unit owner to pay costs.  The recent 
decision in Washington v York Condominium 
Corporation 441  highlights the need for a 
condominium corporation to be able to prove an 
assertion when making a claim for payment against 
a unit owner.  If the board has no evidence a unit 
owner was speeding, it will be difficult for the board 
to collect any costs for rule violations against that 
person.

While the condominium documents may allow the 
condominium corporation to create rules dealing 
with speeding on condominium roadways, practical 
enforcement of such rules may be difficult.

Continued on next page
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OTHER POTENTIAL SOLUTIONS
A condominium corporation that is having issues 
with speeders should also likely consider installing 
traffic calming measures in addition to enacting new 
rules.  Traffic calming measures include speed bumps/
humps, rumble strips, stop signs and lane diversions.  
One or more of such measures could be installed to 
help manage the speeds of motor vehicles on the 
condominium roadways.  

Prior to the installation of such traffic calming 
measures, the condominium corporation should 
consider whether such installations may have any 
potential negative effects.  For example, some 
traffic calming measures may effect services such 
as snow removal and waste collection within the 
condominium.  With respect to speed bumps/humps, 
the condominium corporation should determine 
whether the condominium corporation would have 
any potential liability if a vehicle is damaged due to 
the speed bumps/humps.  Also, the condominium 
corporation should determine whether there are any 
laws and/or municipal rules/by-laws regarding the 
installation of traffic calming infrastructure on private 
property.
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CONCLUSION
There is no one-size fits all solution to the problem 
of speeders in a condominium.  If the board of 
directors of a condominium has determined that 
speeding is a problem on their condominium 
roadways, the board should discuss the issue 
with its property manager and/or legal counsel 
to determine the best course of action to take to 
deter speeders on their condominium roadways.

–––

Meghan MacDonald is a lawyer with Robson 
Carpenter LLP. Meghan’s practice focuses 
on condominium, land development and 
subdivision law. Meghan has experience with 
all types condominium projects, ranging from 
standard (including phased), common elements, 
vacant land and leasehold condominiums, in 
municipalities all over the province of Ontario.

Meghan was born and raised in Kitchener. Before 
joining Robson Carpenter LLP, Meghan articled at 
the Kitchener-Waterloo office of an international 
law firm. Outside of the office, you can find 
Meghan attending concerts, at the gym, cooking, 
travelling and spoiling her dogs Angus and Fergus.

Special thank you to our student Evan Holt who 
assisted in the drafting of this article.

Did you know?  

Unit owners of condominiums who are members are eligible to receive all 

of the benefits of membership, including reduced pricing for events.  

To sign up to receive emails and stay current on future events visit your 

chapter’s respective website.
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Sara Hicks, B.A., RCM
Senior Property Manager, MF Property Management Ltd.

Oh summer! We associate the warmer months with sandals, 
dunks in the pool and warm sunshine. What is often neglected 
is the higher risk of fire in these hot, dry months. As the 
temperatures rise, we will likely start to see a greater chance of 
these hazards. Let’s look at the usual (and unusual)  
suspects for fire.  

SUMMER FIRE HAZARDS
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BARBEQUES
There is nothing like fresh food off the 
grill. However, before you purchase a 
barbeque to throw that steak onto, you 
must consult your City or Township By-  
laws first. Your condominium may also 
indicate as to whether they are permitted 
or not. If they are not, please do not be 
tempted to use one as the rules are in 
place for a reason – to prevent fire. If 
your building does not allow them on 
balconies, there may be a potential for 
a communal one on the property. See if 
this has been considered by the Board. 
Buildings with shared barbeques often 
have them out in the summer and are 
used on a first come, first serve basis. 
If they are permitted (sometimes if you 
are on the ground level of an apartment 
or in a townhouse) please use care. Do 
not leave barbeques unattended. 

Damage due to cigarette butts
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MULCH
Many condominiums add mulch to beautify onsite 
beds and control weeds. However, did you know that 
mulch can spontaneously combust under the right 
circumstances? If the weather is very dry and a pile of 
mulch has been left undisturbed for some time, enough 
heat can be created from the wood decomposing. The 
simple elements of a fire are fuel, heat and oxygen so 
these needs are met in this situation. While this may 
not be a common phenomenon, it has occurred at one 
of our townhouse properties already this year. Luckily it 
was caught quickly but it would not take long to create 
a serious situation. There is less chance of this occurring 
if the piles of mulch are not overly thick and if they stay 
somewhat moist during long, dry periods. Buildings 
with irrigation systems have the upper-hand with this 
when rain is sparse.

CIGARETTE BUTTS
Cigarettes are one of the most common fire starters, 
inside and outside of homes. It is important that 
buildings have ash disposals somewhere onsite to 
prevent butts from being thrown or blown onto mulch 
or other dry plant matter. Of course, some will end up in 
beds even with a proper can but having a disposal will 
help with litter and the chance of the butt smoldering 
and catching something on fire. If you or your guests 
are smoking on a balcony, please dispose of the butt 
and ashes properly. Fires have been started by those 
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FIRE PITS
Fire pits and campfires are lovely and are a beacon 
of summer for many but due to fire hazards, they 
are usually not permitted in condominiums. Just 
because your local Canadian Tire sells pits does 
not mean the City permits them either. Be sure to 
do your research before purchasing one. Even in a 
townhouse backyard, improper use could quickly 
turn devastating with backyards and homes so close 
together. 

BACKYARD (OR ANYWHERE ON 
THE PROPERTY) BURNS
This may be obvious to some but not to others as 
the Guelph Fire Department receives numerous 
calls with regards to illegal or improper burns in 
the summer. It is far too dangerous to light plant 
waste, garbage, etc. in your backyard when in 
close proximity to others. The smoke can also be a 
nuisance. Dry conditions and wind could carry ash 
and embers far distances to start fires. Please do not 
be tempted to do this; dispose of all refuse according 
to City and condominium by-laws.

FIREWORKS
Fireworks are a fun way to celebrate occasions but 
when used incorrectly, are dangerous to people, 
animals, and structures. Before purchasing that 
100-firecracker pack on sale, be sure to consult your 
property manager. They may also damage trees as 
well as disturb neighbours and nearby wildlife.

Continued on next page
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throwing butts off of balconies so out of sight should not 
mean out of mind.

These photos are of a deck that smoldered overnight as 
the residents slept, unaware. The husband had put out 
a butt in an empty plastic flower pot that was affixed to 
the deck railing. There was dry plant matter in the pot 
and it was a hot summer night. The owners woke to find 
significant damage to the deck, as the butt lit the plant 
matter and enough heat was created to  melt through 
the pot and carry down onto the wood. The couple was 
thankful that the circumstances were not worse. The 
husband had believed that the butt was out and thought 
that the pot would contain it. I still bring this up to my 
husband from time to time. Did I mention the singed 
deck was mine? And that I stumbled upon it in the 
morning, first thinking hazily that it was an alien crash 
landing site? This is not a public shaming of my husband; 
more of a public service announcement that accidents 
happen. Really.

Everyone should do their part to contribute towards 
fire safety. It is easy to get distracted but no one 
should lose sight of the devastating effects of fire. 
Apartment-style condominiums have fire plans and 
everyone should have an escape plan for their own 
home. 

–––

Sara has been a member of the MF team since starting 
as a part-time receptionist in 2008. She moved into a 
full-time Property Manager role in 2011, and earned 
her Registered Condominium Manager designation 
in 2013. She was promoted to the position of Senior 
Property Manager in October 2014. Sara manages 
her own portfolio of condominiums located in the 
Guelph region. In addition to her work as a Property 
Manager, Sara is also very involved in the Joint 
Communications Committee for the GHC and GRC.

Knowledgeable 
and experienced 
condominium 
lawyers

www.sutherlandkelly.com
519.265.6755

173 Woolwich Street, Suite 202
Guelph, Ontario  N1H 3V4

SUT_Ad_Corporate_JBH.indd   1 2016-04-11   9:16 AM
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Erica Gerstheimer, B.A. (Hons.), J.D. 
Lawyer, Smith Valeriote Law Firm LLP

An interesting case recently came 
out that seems to have sparked a 
considerable amount of discussion 
around who can register liens against 
a unit owner’s unit when that owner 
defaults in his or her payment toward the 
common expenses. The case appears to 
suggest that the registration of liens may 
be most appropriately carried out by 
lawyers, rather than in-house paralegals 
of management companies.

Page v. Maple Ridge Community 
Management Ltd., 2017 CanLii 21772, 
arose when a unit owner neglected to 
pay a special assessment that was issued 
by the condominium. Proper notice 
of the unpaid amounts was issued to 
the unit owner in accordance with the 
Condominium Act, 1998 (the “Act:”), and 
a lien subsequently registered when the 
amounts stated in the notice were not 
paid. There was no evidence provided 
that suggested the condominium had 
not followed the requirements of the 
Act as it relates to liens. It is important 
to note that the lien included legal 
fees incurred for the preparation and 
registration of the lien, as is generally 
permitted by the Act. 

The main issue in this case arose when 
the unit owner discovered that the lien 
against her unit had been prepared and 
registered by a paralegal employed by the 
condominium’s management company. 
The unit owner took the position that 

LIEN REGISTRATION:  
IS THIS LAWYER’S WORK?

registering liens and charging fees for 
same is outside of the scope of work 
permitted to be completed by paralegals. 
The unit owner submitted a complaint 
with the Law Society of Upper Canada 
(the governing body of all lawyers and 
paralegals in Ontario), and commenced an 
action in court demanding reimbursement 
of any legal fees charged to her that were 
related to the preparation, registration 
and discharge of the lien. The unit owner 
also sought punitive and special damages. 

The Law Society of Upper Canada 
investigated this matter and ultimately 
concluded that the preparation and 
registration of liens falls outside of the 
scope of work of a paralegal. A warning 
letter was issued to the paralegal, but 
no further action was taken against the 
paralegal.

Based on this finding, the Court 
deliberated as to whether the legal fees 
charged in connection with the lien could 
be reimbursed to the unit owner. At trial, 
the Court took the position that the Law 
Society of Upper Canada is ultimately 
charged with the authority to seek 
remedies against paralegals that are not 
complying with the standards and rules 
imposed by it, including fines. It does not 
appear that a plaintiff in a court case can 
seek such remedies against a paralegal. 
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Continued on next page
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As a result, the Court found that the unit 
owner was not entitled to be reimbursed for 
the legal expenses related to the preparation, 
registration and discharge of the lien. The 
Court also found that the unit owner was not 
entitled to punitive or special damages in this 
case. However, the Court did award $500.00 
to the unit owner, noting that bringing cases 
of unauthorized practice to the attention of 
the appropriate governing bodies (in this 
case the Law Society of Upper Canada), was a 
matter of public importance. 

Although this case does not overtly confirm 
that only lawyers can prepare and register 
liens, it can certainly be interpreted to mean 
that this type of work may be most appropriate 
for lawyers to complete. Management 
companies that may be employing non-
lawyers to register and discharge liens may 
wish to re-evaluate their practices after 
consideration of this case. 

–––

● Building Science
● Reserve Fund Studies
● Rehabilitation/Restoration and
   Contract Administration
● Structural Engineering
● Geotechnical Engineering
● Environmental Services
● Hazardous Materials and EHS
● Material Testing
● Building Condition Assessments

CCI GROUP
SCIENCE • ENGINEERING • SOLUTIONS

1.888.348.8991 ccigroupinc.ca

Your Single Source Engineering Firm
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Erica Gerstheimer, B.A.(Hons.), J.D. is a 
lawyer at SmithValeriote Law Firm LLP in 
Guelph. Erica practices exclusively in the 
area of condominium law, assisting property 
managers, directors, and developers 
with a variety of condominium matters.  
She can be reached at 
egerstheimer@smithvaleriote.com. 
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Pam Smuts RCM
Service Coordinator – Trade-Mark Industrial Inc.

On a very rainy night in May, I was sitting in a library 
as an invited guest at an Annual General Meeting for 
a condominium corporation in Hamilton, along with a 
handful of unit owners, the Board of Directors and Property 
Management Representatives and other invited guests who 
were there to present. As we were waiting for the meeting 
to start, the minutes were ticking away and it was becoming 
quite clear that unfortunately they would not have quorum 
to hold the meeting. 
 
During this time I was thinking back at how many Annual General Meetings (AGM’s) 
I have attended in my lifetime and realized it was A LOT!

I have attended AGM’s as a condominium owner, condominium board of director, 
condominium property manager, and as a guest (Contractor and CCI Representative). 
I thought back on so many different AGM’s - the good and the bad. This is where the 
idea of this article was born.

ANNUAL GENERAL MEETINGS  
WHO – WHAT – WHERE – WHEN - WHY

Tips to hold a successful AGM
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Continued on next page
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AGM
Who – It is the responsibility of the condominium 
corporation’s board of directors to call and hold 
an AGM. It is equally important for unit owners to 
attend these meetings, as this is the only forum in 
which an owner is entitled to raise for discussion any 
matter relevant to the affairs and business of the 
corporation. 

What – A condominium corporation has a statutory 
obligation to hold an annual general meeting with 
the ownership on a yearly basis to discuss and vote 
on several items. 

Where – The AGM is held at the time and place chosen 
by the board. A notice of meeting must be given in 
writing at least 15 days before the date of the AGM 
and such notice must specify the place, date, hour 
and business of the meeting. If the condominium 
corporation has somewhere onsite to hold the 
meeting that is the best option as it would not cost 
any money and the convenience of having it onsite is 
a bonus to the owners. If not, then keep in mind the 
accessibility and convenience of the location chosen 
to hold the meeting. Check with local libraries in the 
area or, if the property management company has a 
room available, that could be an option as well. 

When – The AGM must be held within six (6) months 
of the end of each fiscal year of the corporation.

Why – The AGM is required to provide information 
to the owners, to ensure the good management 
and governance of the corporation, to appoint an 
auditor and to elect directors. The AGM is more than 
a mundane event; it represents the owners’ chance 
to take the “financial pulse” of the corporation 
and to get involved. The owners get to see the 
corporation’s audited financial statements and get to 
elect the directors who will manage the affairs of the 
corporation for the duration of their terms.

One of the issues condominium corporations face is 
getting owners to attend the meetings and obtaining 
“quorum”. 

This is where collecting proxies is extremely 
important to allow for the quorum to be met - if 
not in person, then by proxy to allow the AGM 
to be held. It is not uncommon for turnout to be 
about 30% of owners. If proxies are then collected 
in advance of the AGM, the Board will know that 
they have obtained quorum for the meeting.

TIPS TO INCREASE THE ATTENDANCE AT 
THE ANNUAL GENERAL MEETING 
 

•   Announce the date, time, and location of 
the meeting in as many places as possible

•   Plan and publicize a social event after or 
before the meeting and include food

•  Give away door prizes or conduct a raffle 
 •  vendors of the condominium 

corporation may be willing to 
donate door prizes

•   Give away awards for best lawn, flowers, 
holiday decorations etc.

•  Hold a “Condo Owner of the Year” Contest

•   Establish a program;  have a discussion on 
hot topics that would be relevant to the 
owners

•  Arrange for guest speaker(s) 
 • Politicians 
 • Corporation Lawyer 
 • Landscaper 
 • City Officials 
 • Contractors

•  Acknowledge and thank all of the volunteer 
work of the Corporation – if there are any 
committees, include presentations to the 
committee members

•  Send out a survey prior to the AGM 
requesting information from owners and 
have these items brought forward at the 
AGM

HO
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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

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

At the end of the day, it’s extremely hard to 
attract owners in any capacity to attend the 
Annual General Meeting. After all, meetings 
can be boring and most people deal with 
meetings at work. Who would want to deal 
with them on their own time, then? But, if 
you can entice the owners to participate and 
be actively involved in their corporation’s 
Annual General Meeting, the results can be a 
successful for everyone involved.

–––

Pamela Smuts RCM is the Service Coordinator 
at Trade-Mark Industrial a multi trade service 
company that specializes in condominiums.

Pam has been actively involved in the 
condominium industry for over 25 years, with 
experience as a Condo Owner, Condominium 
Board of Director and Condominium Property 
Manager. Pam holds her RCM (Registered 
Condominium Manager), is a member of 
ACMO (Association of Condominium Managers 
of Ontario), presently a Director of the CCI 
GRC Board of Directors, and sits on various 
committees. 
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GRC’S LEADERS’ CIRCLE 

Speakers: Robert Mullin of Smith Valeriote Law Firm 
LLP, Michelle Kelly of Sutherland Kelly LLP, Mark Willis-
O’Connor of McCarter Grespan Lawyers and Michael 
Clifton of Clifton Kok LLP.

This was the first of many events for the newly formed GRC.  
The first event was in Cambridge on May 31st, 2017. The 
speakers discussed the upcoming changes to the licensing 
of property managers, the Condominium Act, 1998, and 
its regulations. A group discussion followed that allowed 
the attendees to further discuss the new requirements.   

The same presentation was offered in Brantford on June 
29th and Guelph on July 19th.

The GRC thanks all of the speakers, sponsors, attendees, 
and others who made this event possible.

The presentations are available at cci-grc.ca.

24
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Stefan Nespoli, P.Eng., 
Project Manager,
Edison Engineers Inc.

Stephanie Sutherland,  
B.A.S. (Hons.), LL.B., ACCI,  
Partner, Sutherland Kelly LLP

Determining who is 
responsible for the costs of 
repair and maintenance of 

common elements, such 
as windows, is a common 
issue. So - who pays? The 
corporation? The owner? 

How is this decided? 
Fortunately, a recent court 

case in London, Ontario 
provides some clarity. 

KNOW THY DOCUMENTS: 

We’re going to tell you how this could 
affect your corporation by discussing 
relevant sections of your declaration, 
the reserve fund planning process, and 
updates coming with the new provisions 
of the Condominium Act expected to be 
released sometime in 2017. 

Let’s start by taking a closer look at a 
recent case: 

Middlesex Condominium Corporation 
No. 195 vs Sunbelt.

This case dealt with multiple issues, but 
the decision that we are looking at was 
with respect to a summary judgment 
motion that the corporation brought, 
asking a Judge to decide on two specific 
issues within the larger action. The 
building in this case had aluminum-
framed windows that were set into 
the exterior concrete wall. As a result 
of lateral movement of the building 
walls, stress had been placed on the 
window openings, causing damage to 
the windows. The corporation obtained 
an engineer’s report, which found that 
the windows would need to be replaced 
with a different opening style to allow for 
natural movement of the concrete and so 
that the window framing did not sustain 
further damage.

How to Avoid Common Element  
Repair Disputes
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The corporation claimed that the windows and 
window frames were common elements over which 
Sunbelt (the owner of the commercial units) had 
exclusive use, and therefore Sunbelt was responsible 
for the costs of the repairs. Sunbelt argued that the 
windows were not exclusive use common elements 
and that the corporation was responsible for the 
costs of the repairs. The Judge found that because the 
corporation’s declaration did not include a Schedule 
F –  which would specify exclusive use common 
elements – and the corporation’s description did 
not include an exclusive use portions survey, the 
windows were common elements and not exclusive 
use common elements, and the corporation was 
therefore responsible for the costs of the repairs.

The parties were ordered to agree on costs or make 
written submissions, so no decision about costs has 
been made public with respect to this case. However, 
a motion for summary judgment is a complex and 
costly type of motion, and likely cost the parties 
tens of thousands of dollars each. The problem in 
this instance is that the declaration was somewhat 
ambiguous when it came to repair and maintenance 
provisions. This case is a perfect example of a 
situation where a more clearly written declaration 
understood by all relevant parties would have made 
a huge difference and likely would have prevented 
the parties from having this dispute in the first place 
and incurring significant legal costs.

THE CORPORATION’S LEGAL 
DOCUMENTS
In many cases, an experienced engineer can flag 
these ambiguities during the preparation of your 
Reserve Fund Study (RFS), which includes a review 

of your corporation’s legal documents. These typically 
comprise the declaration and amendments, by-laws, 
rules and regulations, as well as the survey drawings, 
and Reciprocal or Cost Sharing Agreements that relate 
to shared facilities.  

Within the declaration, the boundaries of units are 
described in a section called “Schedule C”. This section 
defines the unit boundaries; any building components 
outside of this boundary are typically common 
elements. For example, if Schedule C indicates that 
the vertical unit boundary is “the interior or unit 
side surface of all windows and window frames,” 
that means that the windows are not a part of the 
unit, but instead a common element. Of course, it is 
not always this simple. Further clauses in Schedule 
C may indicate, for example, “notwithstanding the 
above, each and every glass panel in each and every 
such window shall form part of the unit”, meaning 
the glass is unit owned, but the window frames are 
common elements.   

To complicate matters further, the Maintenance and 
Repairs section of the declaration describes who (unit 
owner or corporation) is responsible for maintenance 
and repairs of specified building components. This 
section may indicate that “each owner shall maintain 
the exterior surfaces of windows”. Does this mean 
clean the glass? Repaint the frames? Replace the 
window? What does “maintain” even mean? More 
on that in a moment.

The survey drawings do help to clarify unit boundaries 
better than the declaration alone. In many cases, 
however, the drawings are not available. The case 
above is an example of this: if the survey drawings 
had been available and had shown the windows of 

Continued on next page

" This case is a perfect example of a situation where a 
more clearly written declaration understood by all relevant 

parties would have made a huge difference...
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the commercial units as exclusive use common 
elements, the corporation would likely have been 
successful in its claim that Sunbelt was responsible 
for the costs of repairing the windows.  

Interpreting which building components are 
common elements can sometimes lead to disputes. 
In some cases, a corporation may have been 
acting under one understanding of the declaration 
for many years, only to learn later that their 
understanding was not correct. 

RESERVE FUND STUDY UPDATES: 
THE ROLE OF YOUR ENGINEER
When your engineer reviews your declaration 
and realizes there may be a difference in common 
element interpretation from your previous study, 
they should inform you immediately and in the 
Draft Study. Further, for significant costs such as 
windows, your engineer will likely recommend 
the Board obtain a legal opinion. It is not the 
responsibility of the engineer to interpret the 
declaration. In these cases, it is always best to 
obtain a written interpretation from a qualified 
condominium lawyer. 

THE CURRENT  
CONDOMINIUM ACT
As the Condominium Act stands now, there 
are several sections that set out the repair and 
maintenance obligations of corporations and unit 
owners:

• Section 89 of the Act states that a corporation 
must repair and/or replace the units and common 
elements after damage;

• Section 90 states that a corporation must 
maintain the common elements and unit owners 
must maintain their units, and this includes the 

obligation to repair, BUT this does not include the 
obligation to repair after damage (only after wear 
and tear); and

• Section 91 allows a corporation to alter the 
obligations in sections 89 and 90, through its 
declaration.

If you’re feeling confused, you’re not the only 
one. 

PLANNED CHANGES TO THE 
CONDOMINIUM ACT
Some of the many upcoming changes to the 
Condominium Act include changes to the repair 
and maintenance provisions, which will hopefully 
make things clearer:

• The new section 89 will require corporations 
to repair the common elements (with no 
specification about wear and tear versus after 
damage); 

• The new section 90 will require corporations to 
maintain the common elements and unit owners 
to maintain their unit, and specifically states that 
this does not include the obligation to repair 
(whether after wear and tear, or damage);

• The new section 91 will still allow corporations to 
alter these obligations through their declarations 
– ideally, corporations (and the lawyers drafting 
the documents) will take care with the wording 
if and when they make these alterations, so that 
the obligations remain clear.

Overall, these changes mean that the obligation 
to repair is set out in section 89, and the obligation 
to maintain is set out in section 90, and there 
is no overlap unlike in the current provisions. 
Hopefully this, will make things more clear for 
everyone.



29SUMMER 2017  |  CondoNEWS

At the end of the day, though, the important thing 
to remember is that the Board needs to be familiar 
with the declaration that governs its corporation, 
and needs to know and understand the provisions 
relating to repair and maintenance when considering 
who is responsible for repairing and maintaining 
which portions of the corporation. If it is not clear, 
or if there is disagreement, it can be very helpful to 
get an opinion from engineers and lawyers, because 
they have expertise in interpreting the documents 
and will hopefully (although not always) be able to 
help to avoid disputes.

–––

Stephanie Sutherland is a partner with Sutherland 
Kelly LLP, which is located in Guelph, Ontario. 
Stephanie and her business partner Michelle 
Kelly represent condominium corporations 
across Ontario. Stephanie assists condominium 
corporations with dispute resolution and court 
matters, including enforcement issues, contract 
disputes, and construction deficiency matters. 
Stephanie is a member of CCI’s London and Area 
Chapter, Huronia Chapter, and Golden Horseshoe 
Chapter, where she sits on the Professional Partners 
Committee. Stephanie can be reached at 519-265-
6755 or stephanie@sutherlandkelly.com. For more 
information about Stephanie’s practice or about 
Sutherland Kelly LLP, you can visit the firm’s website 
at www.sutherlandkelly.com.

Stefan Nespoli, P.Eng. is a Project Manager with 
Edison Engineers Inc., a communication-focused 
professional engineering and project management 
firm specializing in the repair and restoration of 
existing buildings. Stefan is a current Board member 
with both the CCI London & Area and Windsor-Essex 
County Chapters, and is the vice Chair of the CCI 
National Communications Committee. He can be 
reached at snespoli@edisonengineers.ca. For more 
information, visit www.edisonengineers.ca.
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CCI NATIONAL NEWS
Upcoming National Events:
Michael H. Clifton, CCI National Director

There’s always a lot happening at CCI 
National.  In fact, in the last quarter National 
Executive had at least four meetings in 
June alone, and National Council spent an 
astonishing number of hours throughout 
May and June reviewing, and preparing 
reflections and recommendations about, 
the document “Moving into Tomorrow: CCI’s 
Future as a National Organization,” issued 
earlier by Exec.  Over and above all that is the 
time and work contributed by members of 
the various National Committees and other 
volunteers in and from CCI chapters across 
the country. 

It is that dedicated involvement that 
prompted this recent tweet by CCI National 
(@CCINational):

@CCINational and chapter #volunteers 
make all the difference. Thanks to all 
committee & board members for hrs-and-
hrs of dedicated service!

Other recent tweets on the CCI National 
twitter account have promoted events in 
various chapters (including South Alberta, 
North Alberta, Manitoba, Nova Scotia, 
Huronia, London and Area, and even the 
new Grand River Chapter) and, importantly, 
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expressed thanks to CCI-New Brunswick for hosting 
the Spring Leaders’ Forum in Fredericton in early 
June. 

CCI National Leaders’ Forums take place in Fall 
and Spring each year, and are hosted by individual 
chapters. Each host chapter – i.e., its volunteers 
– puts significant effort into making these events 
not only informative and effective for CCI business 
to be conducted, but also fun for the participants. 
CCI-New Brunswick did a terrific job, balancing a 
full agenda of business and information meetings 
during the days on Thursday and Friday with 
entertaining evenings: first, an informal and 
welcoming get-together on Wednesday night 
at Brewbakers, also attended by the mayor of 
Fredericton, Mike O’Brien; then, on Thursday 
night, an energetic and delicious Maritime Kitchen 
Party (with lobsters and live music); followed on 
Friday with dinner in the exquisite Beaverbrook Art 
Gallery including guided tours to help attendees 
enjoy the collection of master works from Canada 
and around the world.  The forum was capped off 
by an excellent seminar on Saturday morning that 
was attened by local chapter members as well as 
visitors from other parts of Canada.

Of course, the main purpose of the Leaders’ Forums 
is to assemble chapter board representatives, along 
with National Executive, Council and Committee 
members, to discuss issues of relevance to the 
organization on both the chapter and national 
levels.  For this event, in addition to sharing tips 
on marketing and chapter administration, the 
primary topic of discussion was the “Moving into 
Tomorrow” document. This was examined through 
multiple presentations by National Executive and 

Online:

Continued on next page

cci.ca/resources-education/newsletters/national-news

left page: John MacLeod, Director GHC, 
enjoying New Brunswick’s social event

Pam Smuts, Carole Booth, and Casey Beacock waiting for the lobster meal

The challenges of eating lobster
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National Council, and two lengthy question-and-answer 
periods.  A great deal of the discussion focussed not 
only on the proposals to reorganize and reorient the 
National Committees, but also (perhaps especially) on 
recommendations designed to make the funding of 
chapters and the national organization more equitable 
in support of smaller chapters.  

The outcome of these meetings, and the many 
conversations that took place between them, is an 
extraordinary amount of homework for the National 
Executive, which now has the task of consolidating all 
the views, opinions and ideas that were shared (and 
some that have been offered since) in order to produce 
a practical framework for CCI’s next steps into the future. 
Stay tuned! 

And we also look forward to the next Leaders’ Forum to 
take place in Thunder Bay on October 19-21; but, in the 
meantime we hope that none of you have forgotten that 
2017 is Canada’s 150th anniversary, and CCI wants to 
help celebrate it condo-style with the “Great Canadian 
Condo Photo Contest”. 

We are searching for Canada’s Greatest Condo! Members 
from every condo from across the country (in every 
chapter) can upload a picture and short description 
about what makes their condo great. By the time you 
receive this issue, uploading and voting online may 
already have started and will continue over the summer.  
After the contest closes, prizes will be awarded at the 
chapter level in addition to a national prize.  Look for 
details at http://cci.ca/great-canadian-condo.

–––

Michael Clifton is a former president and director of 
CCI-Golden Horseshoe Chapter and currently sits on 
the CCI-National Executive Board.  He is a partner at 
Clifton Kok LLP, practicing almost exclusively in the 
fields of condominium management and condominium 
development law.

CC
I  N

AT
IO

NA
L

NE
W

S

Ryan Griffiths, CWB Maxium, showing his true colours!

SAVE THE DATE! GHC’s AGM 
will be on October 4th, 2017 at 
Liuna Station and GRC’s AGM will 
be on September 28th, 2017 at 
the Guelph Curling Club. Check the 
websites to register.
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Mark Willis-O’Connor, B.A., J.D.,  
Associate Lawyer, McCarter Grespan Lawyers

The amendments to the Condominium 
Act, 1998 (the “Act”) and Regulation 
48/01 under the Act (the “Regulation”) 
will transform the process for calling 
and holding annual general meetings 
(“AGMs”). 

The amendments will come into force 
in phases on dates set by proclamation 
of the Lieutenant Governor. The Act 
amendments and the first stage of draft 
Regulation amendments are publicly 
available. We’re still waiting for the 
Ministry of Government and Consumer 
Services to release the rest of the 
draft Regulation amendments and the 
prescribed government forms that will be 
used to implement many of the changes.

The first phase of amendments, expected 
to come into force this fall, will almost 
certainly include changes focused on 
AGMs. This article maps out the new 
AGM paradigm.

CALLING AN AGM
A corporation will need to deliver a 
Preliminary Notice of Meeting and a 
Notice of Meeting to call an AGM.

ANNUAL GENERAL MEETINGS 
UNDER THE “NEW” CONDO ACT

Preliminary Notice of 
Meeting – delivered at least 
35 days before the AGM. 
Some of the mandatory 
features include:
• The projected date of the AGM and 
the purpose of the notice, including a 
statement that the board of directors 
is required to subsequently send out a 
Notice of Meeting.

• The purpose of the meeting, including 
the nature of the business to be 
presented if an owner has requisitioned 
the meeting and a statement of the 
purpose of any proposed changes 
to the declaration, by-laws, rules, or 
agreements to be discussed at the 
meeting.

• If there will be an election of director(s): 
(i) the positions up for election and a 
request that individuals wishing to be 
candidates notify the board in writing by 
a specified deadline and in a specified 
manner; (ii) the number of directors on 
the board; (iii) the number of positions 
up for election; (iv) how many non-
leased voting positions are reserved, if 
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any; (v) the duration of the terms to be filled; and 
(vi) a copy of the text of subsection 29(1) of the 
Act and section 11.6 of the Regulation.

• A statement that any owner who wishes that 
the board include any material in the Notice 
of Meeting provide the material by a specified 
deadline and in a specified manner, together 
with a statement that the board is not required 
to include any material that does not comply 
with the Regulation.

• If there will be an appointment or removal of 
an auditor, a statement that owners can propose 
an auditor by providing the auditor’s name and 
address by a specified deadline.

Notice of Meeting – delivered at 
least 15 days before the AGM. Some 
of the mandatory features include:
• The place, date, and hour of the meeting, as 
well as the nature of the business to be presented 
at the meeting.

• All proposed changes to the declaration, 
by-laws, rules, or agreements that are to be 
discussed at the meeting and, if the meeting was 
requisitioned, a copy of the requisition.

• The required quorum and who may count 
towards the quorum.

• The manner in which an owner may be present 
at the meeting (e.g. in person or by proxy) and 
how they may vote.

• If the meeting is to hold an election of director(s): 
(i) the number of directors on the board; (ii) the 
number of positions up for election; (iii) how 
many non-leased voting positions are reserved, if 

A New Look,  
the Same Expert Advice and  
Building Solutions You Trust

Hamilton 
905-529-4414

Kitchener 
519-743-8777

Windsor 
519-974-5887

Building Envelope Restoration 
Balcony Repair and Renewal
Parking Garage Restoration

Reserve Fund Studies
Performance Audits

Tarion Claims and Litigation Support 
Mechanical and Electrical Engineering   
Energy Efficiency and Sustainability

wsp.com

CANNON GRECO MANAGEMENT
L I M I T E D

CONDOMINIUM & RENTAL PROPERTY MANAGEMENT SERVICES

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

peter@cannongreco.ca    |    www.cannongreco.ca
905.687.6933 ext. 222 | t |    1.800.422.5068 | t |    905.687.8121 | f |

50 William Street, St. Catharines, ON  L2R 5J2
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any; (iv) the duration of the terms to be filled; (v) the 
name and address of each candidate that notified 
the board in writing; (vi) a copy of the directors’ 
disclosure information and statements provided to 
the board; and (vii) a copy of the text of subsection 
29(1) of the Act and section 11.6 of the Regulation.

• If the meeting is to appoint or remove an auditor, 
the name and address of each auditor proposed by 
an owner in response to the Preliminary Notice of 
Meeting.

HOLDING AN AGM
When: A corporation will still be required to hold an 
AGM within six months of the end of each fiscal year. 

Meeting Materials: The board will be required to 
provide: (i) all material required by a by-law of the 
corporation; (ii) the most recent periodic information 
certificate; (iii) the most recent information certificate 
update; and (iv) if the meeting includes an election 
of director(s), the statements and information that 
candidates provide.

Quorum: The quorum for the transaction of business 
will be 25% of the units but, if quorum is not achieved 
in the first two attempts and unless the corporation 
passes a by-law stating otherwise, quorum will 
decrease to 15% for the third and any subsequent 
attempts to hold the AGM.

Voting: A corporation may pass a by-law to allow 
voting by telephonic or electronic means. The 
Regulation will provide a mandatory form of proxy. 
A person who casts a recorded vote will not be 
required to identify the person’s name or unit.

Non-Leased Voting Position: The owner-occupied 
position will be renamed the non-leased voting 

position. This will no longer be a mandatory position 
for most condominiums, since it will not be required 
where a majority of the units are owner occupied.

The Regulation will play a prominent role in the 
new legislative framework. We will need to read the 
Act and the Regulation together to understand and 
navigate the requirements for calling and holding 
AGMs. 

In order to meet the obligations introduced under 
this new legislation, it will be important for the 
government forms (including those required for 
the Preliminary Notice of Meeting and the Notice 
of Meeting) to be comprehensive and user-friendly. 
Easy-to-use forms and an emphasis by corporations 
to deliver information electronically should promote 
a streamlined, repeatable process aimed at tackling 
a daunting increase in corporation responsibilities.

–––

Mark Willis-O’Connor is an associate lawyer at 
McCarter Grespan Lawyers. He provides a full range 
of legal services to condominiums and owners. Mark 
serves on the first board of directors for the Grand 
River Chapter and as co-chair of the Communications 
Committee.
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WELCOME TO OUR NEWEST MEMBERS!

GOLDEN HORSESHOE CHAPTER

Condominium Corporations  
Halton Condo Corp 0079     
Halton Condo Corp 0061  
Halton Common Elements Condo Corp 0666  
Halton Standard Condo Corp 0664    
Halton Standard Condo Corp 0667  
Wentworth Condo Corp 0310  
Wentworth Condo Corp 0127     
 
Professional Membership 
Ramsey Ida, Ramsey Ida Professional Corporation  
Robert Reay, Bramda Inc. 

GRAND RIVER CHAPTER

Condominium Corporations  
Wellington Standard Condo Corp 0615  
 
Professional Membership 
Brad Wells, Wilson Blanchard Management Services 

Business Partner Membership  
McIntosh Perry       
Reed Jones Christoffersen Ltd.    
Wilson, Blanchard Management Services  
GardaWorld   
Superb Property Maintenance    
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NEW MEMBER PROFILE:

AnchorPoint Inspections Inc. is a full 
service roof anchor safety system service 
provider with an emphasis on customer 
service, an extensive knowledge of 
roof anchor systems, and the most 
competitive pricing in our industry. 

AnchorPoint Inspections provides all 
services related to roof anchor systems 
including annual inspections, five year 
adhesive testing, engineered drawing 
creation, and repair and installation of 
complete roof anchor safety systems. 
With a team of experienced inspectors, 
installers, engineers, and technicians, 
AnchorPoint Inspections Inc. is your one 
stop for all things related to the rooftop 
anchor systems of your buildings. 

AnchorPoint Inspections is 
ContractorCheck and ComplyWorks 
certified.  These are vendor certification 
organizations which ensure that 
contractors are adhering to the highest 
levels of health, safety, and industry-

ROOF ANCHOR INSPECTIONS

appropriate insurance standards. When 
you choose AnchorPoint Inspections Inc. 
you know that you are dealing with a 
responsible, professional, and capable 
vendor.  

Our customers include the 253 high-
rise buildings of the Toronto Community 
Housing Corporation, property 
management companies, and building 
owners from across Southern Ontario. They 
enjoy the best pricing in the industry and 
our commitment to giving them the best 
service possible, at a cost that represents 
a true value. 

Please call us at 1-800-516-5014 or email 
us at anchorpointinspections@gmail.com 
for a quote on any of our above-mentioned 
services, and to find out how we can 
provide your customers with a thorough, 
reliable, and fully complaint inspection, 
on time and on budget.  Our website is  
www.anchorpointinspections.ca.

AnchorPoint Inspections Inc.
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With over 15 years of experience servicing 
the multi residential, commercial and 
industrial properties, the professional staff 
at Superb Property Maintenance have the 
knowledge, experience, and manpower to 
bring your vision to reality. 

Superb Property Maintenance specializes 
in condominiums. We work directly with 
each property manager to assess, create 
and service individual property needs, 
from vision to finalized product. After 
all, maintaining condominiums isn’t the 
same as maintaining other properties. The 
Superb Property Maintenance team offers 
a full range of landscaping needs, including: 
professional grounds management, garden 
and shrub maintenance, fertilization, 
power-sweeping, design and build 
services, grading, and professional snow 
removal services. Professionals at Superb 
provide meticulous care for your unique 
property needs. 

We pride ourselves on building strong 
long lasting relationships with our clients 
that last for years – not just for a season. 
Customer service is what we do! 

We are a smart salt certified contractor, 
member of CCI and Landscape Ontario 
and a Unilock authorized contractor. 

New this year, for design and build 
projects, Superb utilizes state of the art, 
3D conceptual drawings to bring your 
vision to life – even before breaking 
ground!  Superb is a green-conscious 
service provider, which takes pride in using 
professional equipment, tools and high 
quality products to create and maintain 
a distinctive look for your property, while 
respecting our natural environment.  

Please visit our website at 
superbpropertymaintenance.ca or 
contact us at 519-763-9613 for additional 
information about a customized service 
plan to meet your unique property needs! 
We offer warrantees on all of our planting 
and building services. 
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A manager received a complaint regarding an infrequent leak in the owner’s washroom.  
It appeared to be coming from the unit above. There was no visible problem with any of 
the plumbing. The manager asked the unit owners above if they were showering together 
and if it was possible that water was spilling outside of the shower area during their 
showers. The answer was a timid “yes”.  

Another manager received a complaint about banging against the owner’s wall.  
The manager determined that it was the headboard of the neighbour’s bed banging 
against the wall. The manager suggested that the headboard be insulated, padded, or 
moved away from the wall to avoid further complaints. The neighbours now sit on the 
board together.
 
Do you have an unbelievable story that you would like to share with our members?  
Send it to us for our Condo Memoirs! You will remain anonymous.  

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

Maria Finoro, RCM, ACCI, FCCI

PRESIDENT

CONDO MEMOIRS
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Thank you to the Conference Committee, Sponsors, 
Exhibitors, Speakers, and Participants for making it 
another great conference. Special thanks to Smith 
Valeriote Law Firm LLP for being the conference partner. 

Sponsors: Smith Valeriote Law Firm LLP, Cowan 
Insurance Group, Simpson Wigle Law LLP, CCI Group, 
Elia Associates, Gelderman, Property Management 
Group Incorporated, Service Master of Oakville, Atrens-
Counsel Insurance Brokers, BMO Capital Markets, Cion 
Coulter, Criterium Jansen Engineers, WSP, Gardiner 
Miller Arnold LLP, Shibley Righton LLP, Miller Thomson 
Lawyers, and Tony P. Gatto. 

EV
EN

TSCONFERENCE 

Embracing Change Together  
– Condominium Conference & Tradeshow 
Friday June 2nd & Saturday June 3rd, 2017 
Hamilton Convention Centre

Keynote Session “Housing Markets: Still Looking Up”  
Sal Guatieri, BMO Capital Markets

Smith Valeriote Law Firm LLP

Cowan Insurance Group

McIntosh Perry

Elia Associates

Property Management Guild
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DAY ONE 
Property Managers’ Session 
Organizations Change and People Transition…Learn the Skills to help Manage Transition

EV
EN

TS
Embracing Change Together – Condominium Conference & Tradeshow

Anne Beaucheshe, Sanderson Management, receives a $600 gift 
certificate for a Niagara falls getaway from Ryan Griffiths, CWB 
Maxium.
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DAY TWO
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"Rapid Fire Legal" (LtoR): Patricia Elia, Erik Savas, Robert Mullin,  
and Michael Clifton. 

Session:  "Unleashed Pets Vs. People" "I love it when a mediation comes together."

Donation presented to “Helping Hands Street Mission.”

43
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EV
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TS
Embracing Change Together – Condominium Conference & Tradeshow

"BEST BOOTH AWARD"
The Enfield Group Inc. was given the Best Booth award at this year’s conference. 
1st place runner-up was Vital Safety Services. 2nd place runner-up was 
ServiceMaster of Oakville.  Congratulations to all three! 

Thank you to all of our other great exhibitors.  
Make sure you come back next year to see if you can take home the title of Best Booth.
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Q : My condo is having trouble with 
owners copying FOBs. Is this legal? 
What can we do to prevent it?

A: It might be allowed if there isn’t a rule or 
restriction prohibiting it. The condominium 
could pass a rule that prohibits owners from 
copying the FOBs, keys, or other entry devices. 
The manager or board can also check with the 
security company to see if there is a way to 
disable the extra FOBs.  

Q:  I read an article about a 
group of men in the GTA who 
were trying to get elected to 
condo boards when they don’t 
own units in the condos. The 
author suggested that they 

could be doing this to steal money 
from the condos. What can we do to 

prevent this in my condo?

A: If your condo doesn’t have a by-law restricting the 
persons who can serve on your board that should be 
your first step. The board could pass a by-law (with 
the support of the owners of a majority of the units) 
to require directors to be owners of a unit in the 
condo. The board should also implement safeguards 
to prevent fraudulent activities or theft, such as 
requiring two signatures on cheques, not having 
a debit card for the condo’s bank accounts, and 
regularly reviewing the bank statements. 

Q: With the new marijuana laws 
proposed by the government I’m 
concerned that our condo is going to be 

full of smoke. What can we do? 

A: The condo could pass a rule prohibiting smoking 
in areas that are more likely to disturb the other 
owners, such as on the balconies. A complete ban 
on smoking may be possible as well, but that may 
best be done by declaration amendment. Even 
without restrictions on smoking, it is possible that 
a condo can use existing nuisance provisions to 
restrict smoking of marijuana on the property where 
it interferes with the use and enjoyment of the 
property by other residents. If an owner claims the 
marijuana is for medical purposes the board should 
consult with a lawyer before denying the owner’s 
request to ensure it does not expose the condo to 
a human rights claim. It might be possible that the 
owner can use marijuana in other forms (i.e. edibles, 
pills, liquids) that will not disturb the other residents. 

Q&A

 
Casey Beacock R.C.M.
President | Sanderson Management Inc.
30 Water St. N.
Kitchener, ON, N2H 5A8
T. 519-742-3200 x 34
F. 519-742-1189
www.sandersonmanagement.com
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BRANTFORD 519 759 3511  HAGERSVILLE 905 768 5883

www.millards.com

Our Business is Your Business.

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

September 16th, 2017   
Level 300 Reserve Funds

October 4th, 2017   
Annual General Meeting

October 14th and 21st, 2017  
Level 200 Course, 
Burlington

November 18th, 2017  
Level 300 – Finances

EVENTS
UPCOMING CCI EVENTS 

September 28th, 2017   
Annual General Meeting

October 21st and 28th, 2017   
Level 200 Course, Kitchener

November 3rd and 4th, 2017  
Bill 106 Boot Camp

GOLDEN HORSESHOE CHAPTER GRAND RIVER CHAPTER

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