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It is often said that purchasing a home is the biggest investment one will ever make. In 
today’s housing market, this statement could not be closer to the truth. With the average 
home price now soaring in areas outside of Toronto and Vancouver, many people are 

taking on larger mortgages and purchasing smaller spaces just to get their foot in the door.  
As prices continue to rise, many people find themselves looking more seriously at con-

dominiums. Whether it’s a high-rise, low-rise or townhouse, condominiums can provide a 
care-free living environment (no shovelling snow!) and incredible amenities (movie theatre!) 
for a still-reasonable price point. Construction of condominiums has exploded over the last 
decade, with no end in sight.  

While condominiums offer many advantages in the way of services and amenities, they 
do come with some issues of their own. For starters, living in a shared complex ultimately 
requires compromise. While you may want to spice up your townhouse garden, the condo-
minium may decide they want to go for a more uniform look and prohibit you from planting 
anything on your front lawn. The same may be true of the colour of your curtains, your 
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ability to play music late at night, or even 
the pets your keep. Your “home” is not 
entirely yours. It is a corporation shared 
by hundreds of other people and gov-
erned by a complex hierarchy of ever-
changing laws, bylaws, and rules, directly 
overseen by a volunteer board of direc-
tors and a paid management company. 
Yes, it is as confusing as it sounds.  

Despite all of the complexity, your 
quality of life depends on this corporation 
being managed effectively. Keeping the 
grounds maintained, the elevators run-
ning, and the pool clear requires a lot of 
work and doing so while keeping your 
maintenance fees from outpacing infla-
tion involves a lot of very specialized 
knowledge. This is where your manage-
ment company comes in. Although the 
board of directors are the executive de-
cision-makers, volunteer board members 
are not expected to have the free time or 
the specific knowledge necessary to run 
the corporation. In fact, the Condo-
minium Act simply requires directors to 
act in good faith and “exercise the care, 
diligence and skill that a reasonably pru-
dent person would exercise in compara-
ble circumstances.” 

Your manager, on the other hand, is 
expected to have this knowledge. In 
essence, a manager is responsible for 
running what is often a multi-million dol-
lar not-for-profit corporation with tens of 
millions in assets (your homes). The job 
requires specialized knowledge in build-
ing components, project management, fi-
nance, law, insurance, and customer 
service.  

Given the scope of the job and the 
boom in condo development, starting in 
2017, the government created the Con-
dominium Management Regulatory Au-

thority of Ontario 
(CMRAO), which intro-
duced licensing to en-
sure that management 
firms and managers 
were qualified to take 
on this kind of job. 

Prior to this, the only designation avail-
able was the Registered Condominium 
Manager (RCM) designation offered 
through ACMO, which was voluntary and 
required a considerable investment of 
time and money to obtain.  

The vast majority of managers were 
therefore unlicensed, and as a result, 
many condominiums suffered from bad 
management. The introduction of licens-
ing was a good step in the management 
community, but like anything in this 
world, the devil is in the details. The 
launch of the CMRAO to oversee condo-
minium management coincided with the 
creation of the Condominium Authority 
of Ontario (CAO), serving condo owners, 
residents and directors.  

The existence of two regulatory bod-
ies created confusion for many home-
owners. The confusion was further 

compounded by the fact that the CMRAO 
licensed ACMO’s RCM educational 
courses as the required education to se-
cure a license, or “OLCM.” The courses 
were licensed for five years as a stop-gap 
until the CMRAO developed their own, 
to be introduced this fall.  

Most importantly, details about how 
CMRAO licencing would be managed, 
enforced and communicated to the pub-

lic were unclear. As a result, many man-
agement companies and managers con-
tinue to fly under the radar and operate 
without licences. According to the Audi-
tor General’s 2020 Value for Money Audit 
on Condominium Oversight in Ontario, 
“Hundreds of unlicensed individuals and 
companies provide condo management 
services.  We identified 316 individuals 
and 156 companies that did not hold li-
cences to provide condo management 
services but were listed in the Condo Au-
thority’s public registry as providing 
condo management services, as of Feb-
ruary 2020.”  

According to the report, since the 
CMRAO’s inception, they have inspected 
less than 1% of Ontario’s condo man-
agers and management companies. At 
the same time, the process by which in-
dividuals and companies are investigated 
and disciplined for unethical practices re-
mains unclear. 

This is not to say that licensing has 
been a failure. Many managers have re-
ceived an education that they otherwise 
would not have, and the threat of losing 
one’s licence and livelihood will encour-

age more professional 
and ethical practices – 
that’s a good thing. 
Still, without proper 
enforcement, a licence 
is little better than the 
plastic on which it is 
printed.   

For condominium 
directors, there is still 
hope. Managers who 
have earned their RCM 

designation and management companies 
that have received their ACMO 2000 Cer-
tification distinguish themselves in a key 
area: They have voluntarily earned these 
professional designations that maintain 
more rigorous standards than the mini-
mum licensing requirements. This differ-
ence should not be understated. These 
managers and firms chose to invest their 
own time and money and commit to con-

“Hundreds of unlicensed individuals and 
companies provide condo management 
services.  We identified 316 individuals and 
156 companies that did not hold licences to 
provide condo management services but were 
listed in the Condo Authority’s public registry 
as providing condo management services, as 
of February 2020.” 

“...a manager is responsible for running what 
is often a multi-million dollar not-for-profit 
corporation with tens of millions in assets 
(your homes)” 
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tinuing education to be active members 
of an elite management professional 
community. In other words, they decided 
to hold themselves to a higher standard 

even before the government stepped in 
and required licensing and education. 
These values are reflected in how they 
manage their portfolios,  how they inter-
act with homeowners and the level of 
service they deliver.  

For condominium directors, the choice 
of management firms and managers may 
not always seem that simple or clear-cut. 
As RCMs represent a small portion of the 

overall pool of condominium managers, 
their prices often reflect the lack of sup-
ply. Like any commodity, higher quality 
comes at a higher price. Boards must 

weigh the costs and 
the benefits, and some 
may feel that their 
budgets simply cannot 
absorb the extra ex-
pense. In reality, a 
good manager pays for 
their salary many times 

over. A single large project may involve 
tens or hundreds of thousands of dollars, 
and a qualified manager is far more likely 
to avoid expensive pitfalls. Similarly, we 
have seen condominiums with tens of 
thousands per year in legal fees that may 
have been avoided with proper practices 
and guidance from a good manager.  

Boards of directors are responsible for 
choosing the best management company 

to protect the single biggest investment 
most of them will make;  their home and 
the quality of lifestyle it affords. Having 
a licensed manager is a necessary first 
step, but you get what you pay for, and 
the best value will always be the Regis-
tered Condominium Manager (RCM).  

 
 

Eric Plant, RCM, is a director at Brilliant 
Property Management Inc. and is a 
member of the ACMO Board of Directors.  
He can be reached at 
eric@brilliantproperty.ca   

 

“A single large project may involve tens or 
hundreds of thousands of dollars, and a 
qualified manager if far more likely to avoid 
expensive pitfalls.” 
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