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From the President

FROM THE PRESIDENT

Condo News

Maria Durdan, B.A., LL.B., ACCI

is produced 4 times per year

GHC President

Summer Issue (July)
Deadline – June 1st

Fall Issue (September)
Deadline – August 1st

Winter (January)
Deadline – December 1st

Spring (May)
Deadline – April 1st
Articles of interest to condominium
owners and directors are welcome.
See details for submissions on page 40.

To advertise contact:
Golden Horseshoe Chapter
of the Canadian Condominium
Institute
Box 37, Burlington, Ontario L7R 3X8
Tel: 905-631-0124 | 1-844-631-0124
Fax: 416-491-1670
Email: admin@cci-ghc.ca
The authors, the Canadian Condominium
Institute, and its representatives will not
be held liable in any respect whatsoever
for any statement or advice contained
herein. Articles should not be relied
upon as a professional opinion or as an
authoritative or comprehensive answer in
any case. Professional advice should be
obtained after discussing all particulars
applicable in the specific circumstances
in order to obtain an opinion or report
capable of absolving condominium
directors from liability [under s. 37 (3) (b)
of the Condominium Act, 1998].
Authors’ views expressed in any article
are not necessarily those of the Canadian
Condominium Institute. All contributors
are deemed to have consented to
publication of any information provided
by them, including business or personal
contact information.
Advertisements are paid advertising
and do not imply endorsement of or any
liability whatsoever on the part of CCI
with respect to any product, service or
statement.

T

wo years ago when I assumed the role of President of the CCI-GHC I never envisioned that it
would be largely served virtually.

Over the past two years the majority of Board meetings
and all seminars and a conference were moved from
in-person, face-to-face, social gatherings to Zoom,
Teams and the numerous other platforms that we are
all very familiar with nowadays. At first this new world
of 100% electronic communication seemed like a
major advantage as more could be accomplished in
less time, and it enabled us to reach a much larger audience. Personally, I think that it is still largely beneficial to an association such as CCI –
it enables our Chapter to increase participation in many ways. Our volunteer base has increased as we can draw from resources from anywhere in Ontario, as has participation in
seminars as well as our membership. This is the positive side of the times and its impact
on our association – it cannot be understated.
However, I have missed seeing our Chapter in person.
I have missed seeing my fellow Directors around the boardroom table and talking about
each others personal lives. I have missed presenting in the same room as my colleagues.
I have missed seeing attendees participate during seminars and standing around chatting
about their experiences as directors serving on the boards of their condominium corporations. As much as electronic communication has been a benefit to our Chapter, and will
continue to be – I do not think that it can ever be entirely replaced with the benefit of
seeing our Chapter in person and sharing our stories, ideas and laughs.
As my term comes to an end I would like to thank the Chapter and all of its participants
and volunteers – the Board of Directors, members, sponsors, among others – that have
all made it very enjoyable. I have said many times that I am in awe of the dedication of
individuals involved with our Chapter, which I expect will never change. I have thoroughly
enjoyed serving as President of the Chapter and look forward to my continued participation
as Sandy Foulds takes over the reigns as President, whom I am confident will be very successful in her role.
Many thanks for your continued support of our Chapter - I look forward to meeting you
again soon.
Maria Durdan, B.A., LL.B, ACCI (Law)

#LifeIsGolden
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Why Won’t They Call Me Back? Tips to Avoid
Construction FOMO in 2022

FEATURE

Colin Ogg, RCM
Maple Ridge Community
Management - An Associa®
Company

Why Won’t They Call
Me Back? Tips to
Avoid Construction
FOMO in 2022

T

he impact of the pandemic to construction in terms of interrupted labour, material
shortage and the resulting increase in material cost created a bottleneck in the
second half of this year which caused many condo corporations to delay work to
2022. With this knowledge there will be a race to complete work that is both necessary
and promised to owners and residents. Without proper planning throughout the winter
months, many corporations will find themselves waiting in line behind those who were
more prepared. A clear action plan should be in place for all corporations so that there is
a transparent path to navigate throughout the year. With the increased demand on construction expected in spring 2022 the importance of including capital planning to the
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fall/winter portion of your annual calendar will be more paramount this year
than ever before.
For most large capital projects, planning must start in fall in order to be completed in the first half of the following
year. Having a methodical approach to
the planning process will allow the board
and manager to work with the engineer
over the winter months to determine the
most accurate scope of work and allow
time for thinking, asking questions and
discussing the potential problems that
may arise during the project. This time
will also allow time for the board to hold
information meetings or borrowing bylaw meetings depending on what the
project requires.
Starting the planning process in the
spring will put the corporation into a
time-trap whereby the pressure to go to
tender and get the project into the
schedule of engineer and contractor before they are booked up will rush the
process leaving room for error with less
time for review and oversight. Rushing
into a project in the spring will increase
the risk that something will be missed.
Allowing for extra time in the fall and
winter months will provide all parties the
opportunity to review together and
brainstorm the possibility for errors to
occur and therefore get ahead of them
before they do.
After scheduling all fall preventative
maintenance items and finishing up the
projects from the current year, a meeting
should be held with manager and board
to determine priority projects for the following year. Self-managed condos should
take the same approach with the Board
taking on the role of manager and director.
The reason for this is that when completing a condition assessment or any
walks with the engineer or contractor,
you want to ensure that it is not snowing
when you’re doing that walkaround.
Once the condition assessment is completed, throughout the winter months
8

“

Each corporation should
have an annual plan in place
so that the manager and
board are on the same page
in terms of upcoming regular
maintenance or project
action plans.

”

the engineer, manager and board can
work on finalizing the scope of work so
that invitations can be sent to the contractors as soon as the snow starts to
melt for a site walk. An important note is
that the condition may have changed
over the winter and so expectations
should be clear from the start. The engineer should be asked about this risk and
any cost for changes to the scope of
work should be outlined in the proposal
and agreed to by both the engineer and
corporation prior to starting this phase of
the project.
Each corporation should have an annual plan in place so that the manager
and board are on the same page in terms
of upcoming regular maintenance or
project action plans. This annual plan
should be unique to each corporation so
that the parties involved are always acting proactively rather than playing catchup.
Adding a capital project planning
meeting to the end of the calendar year
will force everyone to take notice, put on
their thinking caps and come to the
meeting prepared with ideas on how to
plan the following year. This teamwork
and forward thinking will put the corporation in a favourable position by allowing time to review the Reserve Fund
Study and financial statements together

G O L D E N H O R SESHOE CHAPTER OF THE CANADIA N CO N D O MI N I U M I NSTI TUTE

and making time a friend not an enemy
when contractors and engineers are
booked solid in the early months of the
year.
In any year, without proper planning
there is an increased risk that the project
may be delayed simply due to the supply
of contractors not meeting the demand
of condominiums. In 2022 this will be
amplified due to the number of projects
deferred in 2021. As with everything in
life there is no guarantee that the planning in the fall will work out exactly as
planned or if the priority in the spring is
the same as it was in the fall. These possibilities however will always be there
and should not be used as an excuse not
to plan.
Being prepared for what is known
based on the annual calendar and project planning allows management and
the board time to pivot and react to the
unknown when such incidents occur and
that is the largest benefit of planning
ahead.

Colin Ogg, RCM
Maple Ridge Community Management–
An Associa® Company

Part III - Condo Communications Matter... Boards
and Residents... Even the Blue Jays do it!

FEATURE

PART III

Dave Williams

Condo Communications
Matter… Boards and
Residents… Even the
Blue Jays do it!

T

his will be the third article on condo communications and at this point I would like to
add the term transparency to the equation. Transparency is simply being “open and
straightforward’ about condo operations, at least in a business sense.
I need also to admit that there are still a lot of unresolved questions like “why are some
condo boards so reluctant to communicate with resident/owners?” “Why are resident/owners afraid to ask questions of their boards?” In a way, it is good medicine for both parties
to have the proper process working.
In an excellent article on Communications in HelpGuide.org, Jean Segal (PhD), Melinda
Smith (M.A.) and Lawrence Robinson write the following: “as well as being able to clearly
convey a message, you need to also listen in a way that gains full meaning of what’s being
said and make the other person feel heard and understood”.
Aaaaaaah! Listening… a great idea!
continued…
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Communication Content…
what content! People to People
Communication strategy needs to
include information that is important
to resident/owners…. the people that
condo boards are accountable to. An
annual survey of residents is a good
place to start to see where their interests
and concerns lie.
Regardless of the medium to be used,
topics to be considered for regular communications to residents might be social
activities, sporting leagues that might
exist (bocce), reporting on past events as
well as upcoming events.
Maybe a new resident section that introduces new folks to the community and
bids farewell and good luck to those
moving on.

The business of the community
Boards need to remember that the
condo unit is one of the biggest investments in a resident/owner’s life. They
depend on their investment adviser to
provide advice on stock-performance so
they have a right to know about the financial performance of their condo investment as well.
Start simple…. Financial information is sometimes tough for people to understand. Not everyone is a trained
accountant. Everyone understands expense reporting to budget and last year.
The Reserve Fund is important from the
point of view is it properly aligned with
future capital projects?
An ongoing discussion/explanation
should address the pros and cons of adequate “monthly fee” funding of the reserve as opposed to periodic lump sum
assessments.

“

Communication
strategy needs to include
information that is important
to resident/owners... the
people that condo boards
are accountable to.

”

recommending the development of an
“Annual Plan.” The authority’s release
suggests the plan should include all governance and operational requirements
the condo board needs to address during
the next fiscal year, the critical dates for
accomplishment and the individual responsible for ensuring compliance with
each requirement.
We would take this a step further to
include starting with a SWOT analysis
that identifies: Strengths, Weaknesses,
Opportunities and Threats. Strategies
and Action plans will fall out of this
analysis. The plan should also be for 5
years which provides for updates annually to see what was accomplished and
what was not.
The plan and its updates should provide for reports to the resident/owners
allowing for yet another opportunity to
communicate.
Another feature of the Authority’s
“Best Practices” announcement is the
Vendor and Service Review. The bulletin
goes on to recommend four factors as
follows:

“The Annual Condominium
Requirements Guide”

(1) The vendors or service providers
the condo corporation will continue to use

In our earlier article we discussed the
benefits of “strategic planning” by condo
boards. Now, the Condo Authority is

(2) The vendors or service providers
the condo corporation will replace

Help from the Authority....

10
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(3) If there are any goods or services
that the condo corporation no
longer needs
(4) If the condo corporation has any
material needs that they should
procure goods and/or services for.
Once again, a great time for the
Condo Board to reach out by way of survey to determine any input that resident
owners may wish to contribute to the
conversation.
The work load for Boards increases… and will no doubt dictate the
need to initialize committees to help.
Appointments to committees is a good
practice because it prepares folks for
taking on future board director positions.
This, in turn, begins to build a template
for succession planning.
In Part II of our series, we quoted the
company CondoHive in their assertion
that “the greatest outcome from a strategic plan is creating consensus on the direction which results in a harmonious
community in the condo.”
It does begin with great communication practices and the desire of Condo
Boards to carry on open and constructive
conversations with their residents. This
also includes pursuing good listening
skills……. all part of that elusive topic
called “Communications.”
When Vlad Guerraro Jr and his Blue
Jay teammates pass baseballs to children
in the crowd……. they are communicating with their fans. They are saying…
thank you for your support!
Boards and residents…. you too can
communicate!
Dave Williams is a retired company
executive and graduate of York
University. He can be reached at
williamsdavem7@gmail.com.

Notice of Annual General Meeting

Golden Horseshoe Chapter of the Canadian Condominium Institute
Notice of Annual General Meeting
NOTICE is hereby given that the Annual General Meeting of the Golden Horseshoe Chapter of the
Canadian Condominium Institute will be held virtually on the 20th day of October 2020 at the hour
of 7:00 pm, for the following purposes:
1. Call to Order
2. Introduction of Board of Directors
3. Rules of Order, Voting, Quorum
4. Adoption of minutes from the October 21, 2020 Annual General Meeting
5. President’s Report
6. Treasurer’s Report, Appointment of Auditors
7. Election of Nominees, Voting Instructions
8. Committee Chair Reports and Awards
9. New Business
10. Adjournment

DATED at Burlington, Ontario this 1st day of September 2021.
By Order of the Board of Directors

Sherry Denesha
Operations Manager
Golden Horseshoe Chapter of the Canadian Condominium Institute
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Join us after the AGM for a wine tasting event!
Enjoy an evening of wine pairing and mingle with colleagues in Zoom breakout
rooms on rotation. The breakout rooms will be casual discussion, keeping the evening
light and fun. Hope you can join us after the Annual General Meeting.
Complimentary for Golden Horseshoe CCI Members.
Attendees need to purchase their own supplies.
Register and download the shopping list of wine and pairing items.

Bodacious Pinot Grigio
250ml can - $3.95

Château de Charmes
Cabernet Merlot VQA

Inniskillian Vidal Icewine
50ml bottle - $7.95

375ml bottle - $7.50

Items you will need to supply for the event:
• Jellybeans (or other type of chewy candy)
• Plain Potato Chips (or plain salt cracker)
• Slice of Lemon (or lemon juice)
• Dark Chocolate (or bittersweet chocolate)

Thank you to Our Sponsors
Silver Sponsors
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Drones: A Useful Tool in the Building Science
Professional’s Toolbox

FEATURE

Drones: A Useful Tool in
the Building Science
Professional’s Toolbox
Jennifer Hogan,
B.Arch.Sci., C.E.T, RRO,
LEED AP
Pretium Engineering Inc.

F

rom the shelves at Walmart to massive, coordinated light displays during the halftime
show at the Super Bowl, drones continue to become more prevalent in our world
today. It’s true that drones are capable of some incredible things, but what about their
application to asset management? Are drone inspections of buildings really all they are
cracked up to be? Just like any tool in our toolboxes, drones can help or hinder. A skilled
professional understands when and how to use the tools of their trade to the maximum
effect.
When a professional considers using a drone to help inspect a building, some advantages
they consider are that drones can:
• Be a cost-effective way to inspect large areas that may otherwise have only been reviewed using a sampling approach.
• Be outfitted with several different types of cameras depending on your goals. There are
options for video, or still images, as well as infrared thermography or LiDAR (Light

Photograph 1: Marketing photo of a large concrete restoration project taken by drone.
Condo News – FALL 2021
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Detection and Ranging) mapping, which can generate
models that can be used for accurate measurements and
quantity take-offs.
• Provide safe access to roofs that are very steep, high, or otherwise difficult to access physically. [This is often where the
cost savings are found, as alternatively a contractor may be
required to set up a ladder and temporary tie-off points on
the roof.]
• Capture some incredible images that can be used for marketing.
• Be outfitted with the best cameras on the market, with extremely powerful zoom lenses and high-resolution photos
that allow for significant digital zooming.
On the flip side, professionals need to be wary of the following limitations and risks:

Photograph 3: Curling and buckling of shingles, and localized shingle
replacement areas identified as part of a report summarizing
the results of a drone inspection.

• Sometimes, there is no substitute for a hands-on inspection.
One of the shortcomings of drones is that they cannot probe
sealants, check bonds, etc.

• Drone pilots must always maintain a line of sight with the
drone. This can be challenging depending on the staging
area, surrounding trees, buildings, and other obstacles.

• The flight time of the drone is limited by the battery capacity.
Most providers will plan their flight based on the need to return to ground and change batteries at appropriate intervals.

• Buildings within 5.6 kilometers of airports or 1.9km of heliports, or within controlled airspace will require Advanced Operations, which triggers several additional training and
documentation requirements with Transport Canada. These
additional measures may impact the cost/benefit of the drone
flight as compared to a traditional visual inspection and
would need to be evaluated on a case-by-case basis.

• It can be challenging to sort through all the photographs and
data collected after the flight. Ensuring that the provider has
a method of tagging the photographs by location - which
may include a proprietary software or reporting program can help to mitigate this issue.
• Drone flights are heavily dependent on weather conditions.
Even moderate wind can be very problematic, requiring a
flight to be rescheduled.

So, once a professional has weighed all these considerations
and is recommending a drone inspection at your building, what
can you expect the drone to uncover? How much can really be
seen using only a camera? Some of the typical deficiencies that
are visible in drone photography include:
• Missing, broken, or damaged areas. This could include curled
edges of shingles, or sections of the roof membrane that are
missing altogether. It can also include missing or damaged
roof accessories like vents or flashings.
• Potential areas of water collection on the roof by identifying
staining or organic material growth.
• Deficiencies or damage to other rooftop equipment like antenna, dishes, skylights, etc.
• Damaged or blocked gutters and damage to the fascia or
downspouts.

Photograph 2: Drones can provide excellent supplemental information,
but some deficiencies are difficult to uncover without a hands-on approach.
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• Suspected areas of leakage. These can be located by using
infrared thermography to identify potential moisture within
the insulation. [It should be noted that this technology is only
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• Ensure that the company providing the service employs staff
with valid drone pilot licenses, as recognized by Transport
Canada, and has registered their drones.
• Request a copy of the ground control plan. This plan should
outline how the team will ensure that the area below the
flight is free of pedestrians. Transport Canada requires that
pilots maintain a minimum of 30m horizontal distance from
any bystanders for basic operations.
• Confirm the deliverables that will be provided. Specifically, if
they will include stills, videos, an orthomosaic image of the
whole site, or any combination.

Photograph 4: Area of potential leakage identified by Infrared
Thermography.

effective on certain types of roof membranes and configurations and would need to be reviewed on a case-by-case
basis.]
When working with your consulting team, there are a few
important points for condominium Owners and Managers to
consider when the use of a drone is proposed:

While using a drone may not be a feasible solution to all investigation problems, it is a powerful tool in the right hands. It
is important to review each building and project individually and
weigh the pros and cons, along with the project objectives, carefully to determine if a drone is the right tool for the job.

Jennifer Hogan, B.Arch.Sci., C.E.T, RRO, LEED AP, Certified
Passive House Consultant
Operations Manager, Burlington
Pretium Consulting Engineers

Photograph 5: High quality photos allow for digital close-ups of deficiencies.
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Upcoming Events

September

24 th ... Days of Our Condo Lives

September 27 th - October 21st ...
September/
October
Enhanced Directors Virtual Course Series

October
November

6 th ... Reserve Fun - Costs Gone Wild!
20 th ... Annual General Meeting 2021
18 th ... Level 300 - CAT

Visit our website for more information - www.cci-ghc.ca

Register Online
Sponsorship Opportunities Available
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Thank You To
Our Sponsor

2:00 pm - 5:00 pm

You don’t know what you would do,
until it happens to you.
Days of Our Condo Lives will be a situation-based, real-life experience virtual event with Step-by-Step skits for the condo
audience to deep dive in to. Each skit will cover a scene of an evolving story, with audience input and panel discussion
covering off “what would you do?”.
See how the handling of a mere accident could tarnish owner/Board relations, add stress and pressure for Directors in
decision-making, involve hidden costs to the Condo Corporation and delay restoration. Join the CCI Golden Horseshoe
Chapter for this unique virtual event.

Thank You To Our
Sponsors

Moderator
Stephanie Sutherland,
Associate,
Cohen Highley LLP

DIAMOND SPONSOR
Ryan Griffiths, Director,
Condominium Finance,
CWB Maximum

Panelists
SILVER SPONSORS

Maria Durdan,
Partner
SimpsonWigle Law

Bill Clark,
Condo Owner/Director

Jason D. Reid,
Senior Advisor,
Fire & Emergency
Management,
National Life Safety
Group

Tom Kortko, B.A., RCM,
Vice President,
Maple Ridge Community

Tom Gallinger, FCIP,
Vice President,
Atrens-Counsel Insurance Brokers

Bill Calhoun, FSRT, ASD,
CDS, AMRT, Owner/Senior
Project Manager,
ServiceMaster Restore,
IICRC Certified Firms

Management Ltd

Information & to Register
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Enhanced Directors Virtual Course

8 PART SERIES

September 27 - October 21, 2021 – Each Broadcast: 7:00 pm - 9:00 pm EST
This advanced Director’s Course is in eight (8) parts and offers advanced course material not covered by the Condominium Authority of Ontario’s online
Director Training.
Condominium Directors are required to complete a brief and basic on-line course, at a minimum, through the Condominium Authority of Ontario (CAO).
The Enhanced Directors Virtual Course will dive deep into all aspects of the legal duties and responsibilities of Directors. Experts in condominium law
and management will walk participants through detail, case law and practical interpretations. Questions between experts and participants are key
features of this comprehensive learning experience. Directors will be provided with detailed materials for reference to support them in their new and
important role.
Course Material: Webinar delegates will be able to download Course material via our secure platform, which will be posted in PDF format. It is the
responsibility of the individual to make any arrangements for printing. We encourage you to go green and view PDFs from a device. Materials will be
posted weekly along with the recordings.
Note: Registration will be open throughout October, so if you miss a session, you can still catch up by downloading previous materials and watching
the webinar recordings. This option is limited to webinar registrants only.

Part 1: Monday, September 27, 2021

Part 5: Tuesday, October 12, 2021

• Chapter 2: Governing Documents
• Chapter 3: Director's Role
• Chapter 5: Corporate Records and Privacy

• Chapter 12: Finance and Budgets
• Chapter 6: Property Management
Featured Speaker: Christina Ajith, CPA, Adams & Miles LLP

Featured Speaker: Maria Durdan, BA (Hons), LL.B., Partner,
SimpsonWigle

Part 6: Thursday, October 14, 2021
• Chapter 15: Status Certificate, CAO Returns and Information
Certificates
• Chapter 14: Liens

Part 2: Thursday, September 30, 2021
• Chapter 9: Condominium Insurance
Featured Speaker: Tom Gallinger, BBA, FCIP,
Atrens-Counsel Insurance

Featured Speaker: Richard Elia, B.Comm., LL.B., LL.M. (ADR), ACCI
Elia Associates
Moderator: Michelle Joy, Wilson Blanchard Management

Part 3: Monday, October 4, 2021

Part 7: Monday, October 18, 2021

• Chapter 4: Owner's Meeting and Electronic Voting/Proxies

• Chapter 8: Repairs and Maintenance
• Chapter 10: Changes to Common Elements and Services

Featured Speaker: Patricia E. Elia, B. Comm., LL.B.,
Adler Trained Coach, Elia Associates

Featured Speaker:

Moderator: Michelle Joy, Wilson Blanchard Management

Part 8: Thursday, October 21, 2021

Part 4: Thursday, October 7, 2021
• Chapter 7: Physical Management
• Chapter 11: Reserve Fund Studies, Performance Audits
and Tarion
Featured Speaker: Kevin Shaw, Cion Coulter

Register Online

• Chapter 13: Dispute Resolution and the Condominium Authority
Tribunal
• Chapter 16: Other Laws
Featured Speaker:

Chris Jaglowitz, B.A. (Hons), J.D., ACCI,
Common Ground Condo Law

Sponsorship Opportunities Available

Thank You To Our Sponsors
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Maria Durdan, BA (Hons), LL.B., Partner,
SimpsonWigle
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New Ontario Proof of Vaccine Requirements:
What is Your Responsibility

FEATURE

New Ontario Proof of
Vaccine Requirements:
What is Your Responsibility?
Michelle Kelly
Robson Carpenter LLP

O

n September 1, 2021, the Ontario government announced its plan to implement a
“vaccine passport” that would require individuals to provide proof of vaccination to
enter certain spaces. There was much speculation about whether the requirements
would apply to condominiums with at least one article circulating that claimed a government
official confirmed to the author the regulations would not apply to condominiums. The wait is
over as the Ontario government released the regulations regarding proof of vaccination on
September 14, 2021. While some issues now have clarity, some remain unclear.
What seems clear:
1. Proof is required. Proof of being fully vaccinated and personal identification (i.e. driver’s license) will be required to access certain spaces, including indoor arears of meeting and
event spaces, and indoor sports and fitness facilities.
2. Definition of “Vaccinated”. Fully vaccinated currently means a full series of vaccines authorized for use by Heath Canada (or a combination), three doses of a non-authorized vaccines, or one or two doses of a non-authorized vaccine followed by a mRNA vaccine.
3. Exemptions. There are numerous exceptions or exemptions to the proof of vaccination requirement. For example, children under the age of 12 or under the age of 18 if entering an
indoor sports or fitness facility. There are other exemptions, including if the person is only
entering to use the washroom, to access an outdoor area that can only be accessed through
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an indoor route, and make purchases.
Medical exemptions require a written
document from a physician or registered nurse documenting the reason
for not being fully vaccinated and the
applicable time period.
4. Retention of Information. The regulation prohibits a business or organization from retaining any information
provided regarding proof of vaccination or exemptions. This seems to suggest that the business or organization
will need to implement a system that
checks each time a person attempts
to enter their premises.
What is not clear:
1. Application to Condos. This is the million-dollar question. Unlike with other
regulations made under the Reopening Ontario (A Flexible Response to
Covid-19) Act, 2020, there is no clear
indication as to whether the proof of
vaccination requirement applies to
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condominiums. For some condominiums without amenities like gyms or
meeting spaces, it clearly does not
apply. However, for condominiums
with amenity spaces, it simply is not
clear and those condominiums may
wish to seek a legal opinion from their
lawyer.
2. Other Exemptions. There is no mention
of the other types of exemptions typically permitted by law for vaccine requirements (i.e. religious or concientious objections). Based on press releases by the Ontario government, this
appears to be intentional. The unclear
part is whether the Human Rights Code
would require these additional exemptions to be provided or other accommodations in certain cases.
Notwithstanding the above, many
lawyers believe condominiums could
adopt vaccine requirements even if not
required by the regulations as part of the
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condominium’s duty to manage the common elements and ensure dangerous
conditions do not exist on the property
for owners, employees, and others using
the property. It is a high conflict issue
right now. To avoid politicizing the issue,
boards looking to adopt vaccine requirements should perform a risk assessment
to determine if it would be appropriate
for their condominium. There simply is
not a one-size-fits-all approach for all
condominiums in Ontario given their
unique features and residents.
There is still much that could change
as the proof of vaccination requirements
are implemented and other public health
measures are taken or relaxed during the
pandemic. Stay tuned for more on this
topic in the Winter edition!

Michelle Kelly is a Lawyer with Robson
Carpenter LLP

New LCCI Designation

APPLICATIONS
FOR THE LCCI
DESIGNATION
ARE NOW
OPEN

CCI’s new designation, to recognize it’s members from any
profession or trade who have and continue to contribute
knowledge and expertise to CCI and the condominium industry.

Apply now!

LCCI Designation
The LCCI designation is open to any CCI member who provides goods and/or services, through annual
employment time and volunteer time, to or within the condominium/strata/co-propiete industry. The
designation is open to any particular profession or trade.

LCCI Application Process
Step 1 – Apply:
Gather the information for the registration form (eligibility criteria):
A. An individual or professional member of CCI in good standing;
B. Minimum of three (3) years as an individual or professional member of CCI immediately prior to the date
of application;
C. Minimum of three (3) years’ service to the condominium industry immediately prior to the date of application. This criterion will be satisfied where an individual shows that they have provided goods and/or
services, through annual employment time and volunteer time to or within the condominium industry;
D. Provide at least two (2) letters of reference/endorsement from a CCI member having at least five (5) years
of membership in CCI; and
E. Provide an executed declaration that the candidate will comply with the CCI Code of Ethics.
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Are you still stressing over holding your
Annual General Meeting virtually this year?
Can’t find a service provider to host your meeting?
Are you a member of Golden Horseshoe Chapter –
Canadian Condominium Institute?

Yes!
THEN WE CAN HELP!!
The GHC-CCI will offer our technical
Golden Horseshoe Chapter will supply
expertise and the use of our Zoom
the following:
platform to host your AGM. You will
• Zoom Pro platform (including polling
still be required to prepare everything through Zoom)
needed for your AGM:
• Conference call number for those not
• Powerpoint
able to connect through zoom
• Script
• Any confidential voting requirements
• Host
through an online survey link
• Collection of proxies
• A technician to run the event in the
• Minute taker
background who will:
• Polling/voting questions and choice of
- set Up link and any recording
answers
requirements
• Distribution of your AGM package
- set Up polls
• Provide GH with name/emails of partici- launch Polls and surveys
pants
- provide tech help/troubleshooting

This service is available for smaller
condo’s as follows:
1-19 Units - $250 + HST
20 – 49 Units - $350 + HST
50 – 80 Units - $450 + HST
This service is only being offered to small
condominium units that are members of
GHC-CCI and is on a first come, first served
basis.
If you are interested in using our services
please email us at admin@ghc-cci.ca
with the date and time of your AGM,
and we will get back to you with our
availability.

Thank you for being a member of GHC-CCI!

Taking the Fear out of Financing
FEATURE

Taking the Fear out
of Financing
By Lyndsey McNally,
OLCM, LCCI
CWB Maxium Financial

C

ondo boards have a very difficult job. It is commendable to act as a volunteer in
your community, but it comes with many responsibilities. Some of the most challenging tasks include ensuring that adequate funds are available for capital projects,
and planning/executing construction. All condominium corporations in Ontario will have
a reserve fund study to guide them, and of course access to professionals to help with successful project planning and execution. But even the best laid plans can be full of surprises.
So, what if you find yourself with a shortfall in your reserve fund? This can happen for
a variety of reasons – costs are higher than estimated, projects need to be completed sooner
than anticipated, or you found an expensive surprise once a project already started. As a
board, you now have to figure out how to cover the shortfall. Announcing a special assessment is hard, and there will most certainly be some angry owners that want answers.
Keep in mind that a special assessment is not your only option. A reasonably prudent director should do their due diligence in exploring all the options available to them: special
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assessment, project deferral, alternate
scope of work, or commercial financing.
Here are some tips to help you consider your options:
• In considering a special assessment,
think about the impact on your fellow
community members and try to look
at the situation from the perspective
of different demographics. Will the
assessment be reasonably affordable
within the community?
• If deferral is to be explored, ensure
that you are realistic about whether
or not the project could or should be
deferred. Are there health & safety
implications? What is the cost of deferral (construction inflation, patch repairs)? With these items considered,
is there any actual financial benefit to
deferring the work?

24

in the community would expect?

“

Each corporation
should have an annual plan
in place so that the manager
and board are on the same
page in terms of upcoming
regular maintenance or
project action plans.

”

• Alternate scopes of work can be also
considered but be mindful that you
are not reducing the overall quality of
your property. Will the alternate
scope keep the same standard of
maintenance & repair that the owners
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• Could borrowing be a more affordable option for community members
as a whole? Do you understand the
pros and cons of a commercial loan in
the condominium context?
While working through the thoughts
above, I must stress the need for communication to your owners. Communicate
with your owners early and often. A
prompt townhall or information meeting
with owners to discuss the funding shortfall can help point you towards the right
decision and improve the response from
owners, as they will feel that they were
consulted in an important financial decision that has a direct personal impact on
every community member. Professional
assistance is available to help you
through the communication process.
continued…

Let’s take a moment to further consider commercial financing. The process
is not as scary as you might think. As a
board member you need to be able to
say with confidence that you made the
right financial decisions for your community with all the facts considered. Don’t
let your pre-conceived notions about
loans prevent you from exploring your
options. Note that each situation is factspecific, so make sure you get the right
advice.
Here are a few common misconceptions about loans for condominium corporations:
A loan will hurt our unit values/
impact our ability to sell our units!
A commercial loan to the condominium corporation does not directly impact or harm unit values. There should
be no security registered on title to the
condominium units, and the loan will be
paid back through the condo fees. A
properly structured loan can be part of a
corporation’s long-term, responsible plan
for ensuring that the building is maintained, and condo fees stay reasonable.
While there is disclosure that a loan
exists through various attachments to a
status certificate (the borrowing bylaw itself, the audited financial statements, the
budget/reserve fund study), these commercial loans are more common than you
think, and proper disclosure will ensure
potential purchasers understand the impact on the condo fees long-term.

interest as well. This lessens the financial
burden on current owners.

“

Proper maintenance
and repair is far more
important to unit values
then a loan repayment
obligation.

”

Proper maintenance and repair is far
more important to unit values then a
loan repayment obligation.
The interest rate is too high!
Commercial interest rates are higher
than residential mortgages because it is
a different type of credit product.
The interest rate isn’t everything. The
way the loan is structured is more important as it relates to the impact on the
condo fees, and the total cost of borrowing. If you compare the two realistically
commercial loans are often less expensive for current owners, especially considering that a loan to the condominium
corporation allows for fair cost sharing
between current and future owners. Because the loan does not need to be paid
off by individual owners on the sale of
their unit, future owners (who also get
the benefit of the project) will pay their
share of not only the project cost but the

We’ll never be able to pass a borrowing by-law!
By-laws require the approval of a majority of units in the corporation. This certainly presents a challenge, but it
absolutely possible to get the participation you need to pass a borrowing bylaw. Especially with newer technology in
the market such as e-voting, or e-proxies.
The key is clear, detailed, and realistic
communication with owners. I can’t
stress this point enough.
Sometimes a loan is not the right answer but exploring the option will help
you to find the right solution. Putting a
borrowing by-law to a vote of the owners
is also a way that you can take some of
the burden off the board to have all the
answers – you can let the owners decide
which option is best for the community.

Lyndsey McNally is Vice-President of
CCI-Toronto, and as Director of Condominium Finance at CWB Maxium Financial Lyndsey works exclusively with
condominium corporations, property
managers and other condominium stakeholders to develop and implement customized financing solutions.

Millards Chartered Professional Accountants
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FEATURE YOUR CONDO!
CONDO OF THE YEAR CONTEST!
You can either send an article (approximately 750-1000 words) 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. A prize will be donated to the winner valued at $500.
The Condominium will be selected by the GHC-CCI Communications
Committee and will be announced at the Annual General Meeting in the fall.
Recommended discussion points for your article are
listed below:
1. The qualities and features of your condominium;
2. What are any accomplishments achieved by your
corporation;
3. The overall environment of the condominium;
4. What makes residents proud to live there?
Interested applicants should submit their articles
or contact information for an interview to:
by mail:
CCI-Golden Horseshoe Chapter,
PO Box 37
Burlington, ON L7R 3X8
or
by email: admin@cci-ghc.ca
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Considerations for Condo Asphalt Pavement
Repairs

FEATURE

Considerations for Condo
Asphalt Pavement
Tim Van Zwol, P.Eng.
Read Jones Christoffersen
Ltd.

O

ne of the first impressions when arriving at a condo site is the condition of the asphalt pavements within the parking and drivelane areas of the property. Are potholes, surface wear with exposed aggregates, and cracking located throughout or
is the area a well maintained surface of asphalt?
General maintenance and repair of asphalt pavements is typically lower on the priority
list compared to more urgent roof and building envelope repairs for condo owners. Therefore, it is imperative for condo owners to achieve the full life expectancy out of their asphalt
pavements by ensuring proper installation during construction and then addressing problem
areas quickly.

Typical Asphalt Pavement Construction
As a very brief overview – asphalt pavements typically consist of asphalt cement mixed
with stone aggregates to create a homogeneous material. The asphalt pavement is typically
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placed in one or two layers above a
thicker, compacted granular base that is
designed to provide support and a
drainage path for water.

Factors Influencing Asphalt
Performance
One way to achieve the full life expectancy out of asphalt pavements is to
ensure proper installation during construction. There are several factors at
play during the initial installation and
subsequent use that will impact the longterm performance of asphalt pavements:
• Initial engineering assessment, project
design and proper specifications.
• Expertise of contractor and quality of
initial installation during construction.
• Engaging 3rd party testing agencies
during construction to confirm adequate material compaction and obtain
asphalt samples for lab analysis/testing.
• Ensuring adequate sloping and
drainage. Intent is for water to run off
asphalt surfaces quickly to drains and
to avoid water ponding.
• Traffic volume over time.
• Magnitude of wheel loading. For example, areas subject to repeated
wheel loading from heavy garbage
trucks will quickly lead to localized asphalt deterioration.
• Overall age of asphalt pavement and

ongoing exposure to UV radiation and
freeze-thaw cycles

Common Types of Asphalt
Deterioration
All asphalt pavements, even if properly installed during construction, have a
limited service life. Areas of deterioration
will develop at a rate dependent on the
factors listed in the previous section. The
following types of asphalt deterioration
are common and may be localized or observed throughout a pavement area.
• Longitudinal cracks. When asphalt
pavement is initially placed, the width
of the laydown strips is dictated by
the size of the asphalt spreader. Lon-

gitudinal cracks may form at these
joints if they are poorly blended/rolled
together.
• Settlement and cracking of asphalt
around catch basins will commonly
form if granular backfill is improperly
compacted during construction or if
granular fines migrate into pipe joints
over time.
• Alligator cracking. Typically caused by
shrinkage of the asphalt pavement
due to ongoing temperature cycles.
• Rutting and potholes. May be caused
by localized settlement or low spots
due to poor drainage and/or weak
spots in the granular base.
continued…

Key Property Management

Third Watch Protection Services

continued…
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Localized Repairs vs. Wholesale Replacement
It’s not a question of ‘if’ but ‘when’ and to what extent asphalt pavements will deteriorate over time. If a pavement system is properly installed and maintained, localized repairs may
be required near the 5-10-15 year marks in high traffic areas
and then wholesale replacement at the end of its intended service life (20-25 years).
Regular maintenance and/or localized repairs completed at
5 year intervals during the first three quarters of its lifespan will
cost less overall and will be more effective in extending its overall service life. The quality of asphalt pavements will significantly
decline beyond the 15-year mark if ongoing maintenance has
not been completed up until this point. If one waits to complete
localized repairs during the last quarter of the pavement lifespan, the repairs will involve greater areas and at a greater overall cost. The effectiveness of these localized repairs with this
approach will be short-lived.
Localized repairs may include routing and sealing of longitudinal cracks or full depth asphalt patch repairs at rutting/ potholes. Asphalt milling & overlay is also a viable option to extend
the service life of the system when the surface is worn, but the
base is in good condition.

Wholesale replacement would typically involve complete replacement of the asphalt pavements and may involve replacement, re-sloping, and re-compacting of the supporting granular
base layers.

Get Expert Advice
An engineer can assist with the initial design and construction review of a new asphalt pavement project. An engineer
can also provide a condition assessment to review the extent
and severity of deterioration and estimate the remaining life
span. It can be determined whether localized repairs are sufficient or if wholesale replacement is warranted based on this assessment and anticipated costs. An engineer can also assist
with these next steps to ensure the repairs are done properly.
By ensuring proper installation during construction and then
addressing problem areas quickly with targeted repairs, condo
owners will maximize the service life of their asphalt pavements.
Tim Van Zwol, P.Eng. is Regional Manager/Associate with
Read Jones Christoffersen Ltd.

Maple Hill Tree Service
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New Member PROFILE

Welcome to our Newest Members

New
Profile
- Shane
ShaneMember
Haskell, OLCM,
RCM,
ACCI Haskell, Lionhart
CEO & President

to our Newest Members:
CONDOMINIUM CORPORATIONS
Wellington Standard Condo Corp #0551
PROFESSIONAL MEMBERSHIP
Shane Haskell, Lionheart Property Management Inc.
Matthew Atkin, GSA Property Management
BUSINESS PARTNER MEMBERS
Ian Newman – ON SIDE Restoration
Mark Mastantuono - Maple Hill Tree Services

Shane is the owner/founder of Lionheart Property
Management Inc. Responsible for the day to day
operations, Shane comes with a number of years’
experience in the financial industry, marketing, project
management and real estate industry. Licensed as a Sales
Representative with RE/MAX Advantage Realty Ltd
Brokerage, Shane has great knowledge of the property
management industry.
Shane is also the Principle Condominium Manager (PCM),
a Registered Condominium Manager (RCM) with ACMO
and an Associate of the Canadian Condominium Institute
(ACCI). Shane is a member of the Discipline Hearing
Committee of CMRAO, and the President of the London
Property Management Association (2021-2023).

Sean McKim – CondoVoter

ATTENTION PROFESSIONAL & BUSINESS PARTNERS
Do you have questions that your customers
ask you over and over again?
Would you be interested in providing those
questions and the answers for our Q&A section
of the “Condo News”?
If you are interested in contributing to our Q&A feature, please provide the questions and your
answers along with a brief bio and head shot for a future edition. Five to six questions would
be the minimum.
You can email them to admin@cci-ghc.ca
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Upcoming Condo Act Changes

FEATURE

Upcoming Condo Act
Changes
Patrick Greco
Shibley Righton LLP

I

t has been a rough time for everyone over the past 18 months of the COVID-19 pandemic. Beyond the very real risk of illness and the mental health impacts caused by the
waves of closures, COVID-19 has also brought with it tremendous administrative burdens
on business, institutions and other organizations.
Condominium corporations are no exception. Boards and Managers have had to pore
over confusing and at times seemingly contradictory legislation, guidelines and regulations
to ensure not only that their communities were safe but also that they did not run afoul of
the law and expose the condominium to penalty or liability. Making all of this more difficult
than it needed to be was unclear messaging from various levels of government about
whether different requirements even applied to condominiums. For some purposes, condominiums were treated like any other public organization while, for others, they were
treated as private residences and exempt from certain restrictions.
With the roll-out and broad uptake of vaccinations, many condominium residents are
looking forward to – and indeed expecting – re-opened amenities. But this too comes with
more legal questions for Boards and Managers to wade through. Below are comments on
some of the most frequently-asked questions coming from our condominium communities.
continued…
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Can we re-open our
amenities?
Yes, subject to applicable provincial
and other requirements and guidelines
on things like masking, capacity, social
distancing and cleaning, most condominium amenities can re-open.

Do we have to re-open our
amenities?
Throughout the pandemic, even when
certain amenities could legally be open,
many Boards chose to keep them closed.
As with many protective steps, this was
done under section 117 of the Condominium Act, which requires that, “No person shall permit a condition to exist or
carry on an activity in a unit or in the
common elements if the condition or the
activity is likely to damage the property
or cause injury to an individual.” Most
lawyers in the condominium industry
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agreed that this gave Boards discretion
to enact policies and closures to deal
with COVID-19, even where there was
no explicit authority for them in the declaration, by-laws or rules.
However, most condominium residents understandably now expect that
their buildings will follow the lead of
public gyms and restaurants and re-open
their fitness facilities, party rooms and
other non-essential amenities. Many vaccinated residents, tired of being shut in
for a year and a half, are willing to subject themselves to a carefully managed
COVID-19 risk in order to regain a sense
of normalcy in their lives.
A particularly at-risk condominium
community may still try to maintain
stricter conditions than society at large,
but may face pushback for doing so.
Every Board must carefully decide what
is best for its residents.

G O L D E N H O R SESHOE CHAPTER OF THE CANADIA N CO N D O MI N I U M I NSTI TUTE

Can a Corporation be
found liable if a resident
contracts COVID-19 in the
amenities or elsewhere on
the common elements?
A glint of legislative light amid the
pandemic darkness can be found in Ontario’s Supporting Ontario’s Recovery and
Municipal Elections Act, 2020, more
commonly known as “Bill 218”, which
has been in force since November 20,
2020. Section 2 of that statute provides:
2 (1) No cause of action arises against
any person as a direct or indirect result
of an individual being or potentially
being infected with or exposed to coronavirus (COVID-19) on or after March 17,
2020 as a direct or indirect result of an
act or omission of the person if,
(a) at the relevant time, the person
acted or made a good faith effort to act
in accordance with,

(i) public health guidance relating to
coronavirus (COVID-19) that applied to
the person, and
(ii) any federal, provincial or municipal law relating to coronavirus (COVID19) that applied to the person; and
(b) the act or omission of the person
does not constitute gross negligence.
So, as long as a condominium makes
a “good faith effort” to follow all applicable COVID-19 laws and guidelines, it
cannot be sued if a resident or other individual is infected with COVID-19 on the
property. This should come as a huge relief to the vast majority of condominium
communities who have been trying their
best to follow the law.
There are a few notable exceptions. Bill
218 does not confer protection if a condominium’s conduct constitutes “gross
negligence”. This is a legal term meaning
“extreme negligence” or a significant departure from expected conduct. The other

key exception for condominiums is that
Bill 218 does not protect a condominium
from claims from its employees or contract
staff. In this regard, a condominium corporation can still protect itself from liability by following all applicable workplace
health and safety guidelines. The Ontario
government has published helpful resources for workplaces at:
www.ontario.ca/page/covid-19-occupational-health-safety-act.

Should we make residents
sign a waiver before using
the amenities?
Many Boards would feel more comfortable if their residents were made to
sign an explicit waiver of COVID-19 liability before they are permitted to use the
amenities. However, it is important to realize that Bill 218 already does what any
good waiver would do – protects the
condominium against liability from a res-

ident using a reasonably well-run
amenity. If the condominium is carefully
following COVID-19 guidelines, a waiver
is not going to offer more protection. On
the flip side, if a condominium is badly
failing to follow COVID-19 guidelines, to
the extent that it could be deemed
“gross negligence”, then neither Bill 218
nor a waiver will save it from liability.
Another factor to be considered is
what if a resident who is otherwise fully
entitled to use the amenities refused to
sign a waiver? In the writer’s view, the
condominium’s position would likely not
be upheld as reasonable in court.
An easier way to ensure that safety
guidelines are understood by residents is
to circulate them to all owners and residents electronically and post clearly legible
copies of them at the entries to all amenities. A warning can be included that resident use the amenities at their own risk.
continued…

Larlyn Property Management Ltd.
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Can we prohibit
unvaccinated residents
from using the amenities?
As private settings, condominiums are
not required to follow the same vaccine
passport regulations that will apply to
public gyms, restaurants and other
locations. However, a condominium may
wish to impose a similar requirement,
either by way of a policy under section
117 of the Condominium Act or as a
formal rule. It is not yet known whether
a court would uphold such a requirement, however by analogy to the public
equivalents of these facilities, there is a
good argument that such a step is
reasonable.
Another option is to permit unvaccinated individuals to use certain amenities
only at specific, limited times. However,

Boards must be careful that any vaccination requirements are reasonably linked
to the usual use of the amenity. For example, residents may come into contact
with others in the gym, whereas a party
room that can only be rented out and
used by one household will not really
pose a risk to other residents, especially
if it is properly cleaned after use.

Summary
The legal landscape on these issues is
changing all the time. While the end of
the pandemic feels like it is now on the
distant horizon, the Boards and Managers of our condominium communities
will likely be faced with difficult decisions
for several more months and should consult with the condominium’s lawyers to
obtain up-to-date advice and guidance.

MRCM
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Patrick Greco is a partner in the
Condominium Law Group at Shibley
Righton LLP where he provides a full
range of condominium solicitor and
advocacy services and particularly enjoys
attending and chairing difficult owners’
meetings. Patrick sits on CCI-Golden
Horseshoe Conference Committee. He
writes frequently on condominium issues
and enjoys presenting to industry
groups. In his free time, Patrick can be
found in his garden or, in the winter,
planning next year’s garden.
This article constitutes the author’s opinion and is
not intended and should not be treated as legal
advice.

Do you have an article
for the Condo News?

•
•
•
•
•
•

Send a high-resolution headshot and a brief bio of three or four lines.
Include your credentials next to your name.
Confirm article subject approval before writing.
No word limit.
Email article in Word format.
Write for an audience that includes condominium owners and directors. Avoid technical
language.

• If using pictures or graphs within the article, limit to three or fewer.
• No self-promoting content within article.
• Editors will approach authors about any major edits, but may insert minor changes (e.g.
grammar, spelling, etc.) without notice.

• Cite any content taken from another source.
• Email to admin@cci-ghc.ca
CCI - Golden Horseshoe Chapter
Box 37 Burlington, ON Canada L7R 3X8
Tel: 905-631-0124 or 1-844-631-0124 • Fax 416-491-1670
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Connect with us…

VISIT OUR WEBSITE
www.cci-ghc.ca
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