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Nathan Helder, B.Sc.
GHC President

Golden Horseshoe Chapter
From the
PRESIDENT

Although it
will be mid
fall by the
time you
are reading
this, I am
writing this
message at
the end of
a summer
vacation.

I hope each of you have had a fantastic
summer with family and friends. About a
year ago (June 2017) the Board of Directors
completed a SWOT analysis & strategic
plan. This plan has been our blueprint for
the last year. And I am excited to share that
we have accomplished over 90% of the
plan. We have proactively communicated
the new Condo Act through a series of
bootcamps & seminars, we increased our
level of activities in the Niagara Region by
holding director courses in St. Catharines &
Burlington, and we have increased the value
to Property Managers & Condominium
Corporations by being relevant with
education & resources. To top it all off, the
chapter was fiscally responsible and had a
small profit of $5,500.
As we look forward to the 2018-19 year,
the GHC-CCI conference committee has
been hard at work planning our renowned
tradeshow and conference May 3 & 4, 2019
at the Grand Olympia in Stoney Creek, ON.
The conference is titled “The Future is Now
– Let’s Face it Together”. We hope that those

not able to give of their time (and even those
who can) are willing to share other resources
by sponsoring the event and/or buying a
booth or table top on the trade show floor.
We are excited to be having the event at a
new venue, one that boasts of free parking
and 60 seconds from the QEW!!
Many other committees have been busy
planning as well for director courses,
luncheons and special events throughout
the fall and winter.
By this time, you will also have elected some
new directors to the Chapter’s Board of
Directors and the timing of preparation of
this issue does not allow me to specifically
recognize any new members or thank those
that were willing to serve. I would like to
express our “Thanks” to those who have
served on the board and have completed
their term. Thank you to all who have made
the Golden Horseshoe Chapter of CCI a
thriving chapter!
As you can see we have an exciting year
ahead, let’s pull together and forge ahead!
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MAKE THE SWITCH
Suite metering is your solution
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•
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Rehabilitation/Restoration
and Contract Administration
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Maria Finoro, RCM, ACCI, FCCI
GRC President

Grand River Chapter
It is hard to
believe that
one year has
already passed
since the
inauguration
of our very own
Grand River
Chapter!

Expectations to establish ourselves locally
were high. Nevertheless, as a result of the
dedication and hard work from many members
including your first Board and all the other
members who participated in various ways,
our chapter can enter its second year in great
shape. There are sufficient funds to cover
our costs and governance wise, a full Board
of thirteen members is in place to continue
working to provide the best educational
Though a lot of work, it has been fun and I have
programming available in our communities.
made new friends along the way.
Since this is my last President’s Report, I want In closing, I encourage you to consider getting
to personally thank everyone for giving me the involved one way or another and if you have any
opportunity to help “kick start” this chapter and questions or suggestions on how we can improve,
lead it for the first year. It has been a pleasure don’t hesitate to contact us or speak to any one
working with so many dedicated members. of the Board members at one of our upcoming
events!
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Glynne Richard, B.A.
Co-Editor

Mark Willis-O'Connor, B.A., JD
Co-Editor

From the
EDITORS' DESK
We expect
fall 2018 to
be another
busy season
for the
condominium
industry.

New cannabis legislation, municipal
elections, and the first annual CCI National
Conference highlight the new changes to
come. Seasonal responsibilities will return
and ongoing responsibilities will continue.
Recreational cannabis will become legal in
Canada on October 17, 2018. In the previous
Condo News edition, Daniel Brockenshire,
Robson Carpenter LLP, discussed the
federal and provincial legislation governing
recreational cannabis. In this edition,
David Heska, WSP Canada Inc., covers
odour migration in condominiums. This
issue may soon affect condominiums that
do not prohibit smoking cannabis on the
condominium property.
With municipal elections scheduled for
October 22, 2018, Stephanie Sutherland,
McCarter Grespan Beynon Weir PC, offers
a timely overview of election canvassing in
condominiums. She outlines restrictions
on when and how access to condominium
properties can occur.
In his CCI National News column, Michael
Clifton, Clifton Kok LLP, shares his thoughts
on the upcoming National Conference that
will take place on November 8-10, 2018 in
London. The event features:
• Big-band-era dancing at an awards
banquet at Canada Southern Railway
Station in St. Thomas;
• A night at the races at the Raceway at
the West Fair District; and
• An educational conference at the
Delta London (a former armoury) that
features keynote speaker Michael
Landsberg’s frank look at mental health.
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Maria Finoro, MF Property Management
Ltd., provides a checklist titled “Autumn,
the Season for Preventive Maintenance” to
help condominiums prepare for winter. In a
similar vein, Piero Quaglia, Naylor Building
Partnerships, gives tips on implementing a
maintenance program for HVAC equipment.
In the Feature Condo, Marilyn Dion, President
of Wentworth Condominium Corporation No.
160, takes us through her condominium’s
history and offers a case study in how to
endure and overcome complicated building
renovation projects.
Mark Giavedoni, ESB Lawyers LLP, reflects
on the significant legislative changes
that have taken place in the past year.
Evan Holt, Robson Carpenter LLP, guides
readers through the relationship between
pets and condominiums. Evan offers his
perspective as both a condominium lawyer
and a dog owner who recently moved into a
condominium.
This edition includes standard features such
as the President’s Reports, New Member
Profiles, Upcoming Events, and Q & A.
Since Maria Finoro’s tenure as Grand River
Chapter President will end at this year’s
annual general meeting, this will be her last
President’s Report. We would like to thank
Maria for her indispensable contributions as
the Chapter’s first President.
We value your feedback. If you have any
comments, questions, or suggestions about
the Condo News, please email us at admin@
cci-grc.ca or admin@cci-ghc.ca.

Feature
Condo
Marilyn Dion
Woven Words Ceremonies

The
Condominium
Corporation
known as
Wentworth
Condominium
Corporation
No. 160 is
located at
175 Hunter
Street East
in downtown
Hamilton,
Ontario.

From Patch Work to
‘Biting the Bullet’

Marilyn Dion of Woven Words Ceremonies is a
licensed and certified Life-Cycle Celebrant®,
specifically trained and experienced to write and
perform personalized weddings and memorials. She
creates beautiful one of a kind ceremonies focused
on her clients’ life story or love story that respects
and reflects her clients’ values, style and beliefs. Her
background is in sales, property management, public
relations, insurance and business administration as
well as extensive volunteer experience. Her interest
in her community allows her to serve as an asset on
the Board of Directors where she lives in downtown
Hamilton.

INTRODUCTION
One of the things that make this set of
two buildings unique is the over 100-yearold, non-designated-historic stucco
and stone cottage that sits curbside on

the front south side of the building. The
approximately 30-year-old stucco and
stone main building consists of six floors
with a total of 79 units varying in size
from bachelor to three-bedroom and one
corporation-owned unit for superintendent
use. Counting the stone cottage there is a
total of 81 units. Nestled between Walnut
and Ferguson just a few blocks from the
Hunter Street Hamilton GO bus station,
the corporation is an ideal location to live
for Toronto commuters. All necessary
amenities are within walking distance
including a quaint corner store that shares
the same block which advertises that it is a
“Convenience” Store!
FALL 2018 | CondoNEWS

9

Feature
Condo
The upper floors of the units facing north have
exterior balconies. One unit on the west facing main
floor has a balcony and two on the north-facing main
floor have sliding patio doors. Some of the upper units
facing south have solarium-type windows and a few
on the southeast side have balconies. The basement
has indoor parking for 80 cars with the garage door
on the east side of the building off Ferguson Street.
There are 5 additional covered exterior parking spots
on the north side of the building with a driveway
connecting Hunter to Ferguson that traverses the
west and north side. There is no visitor parking; only
on street parking and nearby paid parking lots. Two
elevators service the main building. There is a small
recycling room adjacent to the elevators on the east

and a party/meeting room to the west on the main
floor. A minimally-furnished rooftop terrace is on the
sixth floor overlooking the front of the building.

HISTORY/DEMOGRAPHICS
The large building was constructed at the height of
the building boom in or about 1987. When the market
suddenly crashed, the builder went bankrupt. As a
result, an investment group was formed, stepped in
and purchased many units. Other owners, many who
are now seniors, who had bought their apartments
in the 1987-1989 growth period bought high and it
has taken until recently to realize the return on their
investments.
For many years the building had a large number of
investors owning multiple units. This resulted in a
majority of renters (about 60%) rather than owneroccupied condominium apartments. There was often
a majority of investors on the Board rather than
individual owners which resulted in skewed planning
for the future. Furthermore, the investment group was
so large; it had a quorum on its own so in effect, all
decisions were made by it. Condominium fees were
kept unrealistically low, maintenance and repairs were
strictly handled with a band-aid approach and the
reserve fund was not built up appropriately as a result.
At present, the majority of units are owner-occupied
with about 30% rental. Many in the building are either
seniors or disabled on fixed incomes.

LOBBY
For the past five years, the Board has arranged
relatively minor improvements to the building which
has had a positive impact on property values. New
carpets, art work and furnishings including chairs
and a fireplace were purchased and installed in the
lobby. In order to address the need for lock boxes for
realtors and others needing intermittent access to the
building, an iron art piece was made and installed in
the foyer. This was much appreciated by those using
it as it is sheltered from the weather. There are also
seasonal installations of appropriate décor which add
10

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

Feature
Condo
reserve fund was inadequate, the options
that had been researched and then
presented to owners were borrowing the
funds, special assessment or a combination
of the two methods. After much explanation
and discussion, the majority of owners ratified
the Board recommendation to take a loan for the
funding.

to the ambiance and warmth of the building.

EXTERIOR CONVERSATION AREA
About four years ago, several comfortable benches and
a natural stone patio were installed on the west side of
the cottage amidst the front gardens. A private natural
stone path weaves its way between the rear of the
cottage and the front of the main building, commencing
near the front entrance. Hedges and various mature
flowering plants as well as the shade from several trees
enhance the area. It has become a somewhat secluded
area for residents to sit and chat. A simple plank bench
was installed at the front door to be used as a convenient
spot to wait for a taxi or to rest parcels while searching
for keys.

Having received approval and acquired funding for the
project, the specs for the project were drawn up and the
engineering company managed the tendering of the
project.
Following the recommendations of the engineering
firm, a company was chosen to begin the project.
Before the project could start however, there was a huge
dilemma! Where were we going to relocate 25 vehicles
in an inner city area where parking is always an issue
- for an extended period of time? In addition, in order
to implement the loan and make the payments, the
reserve study had to be redone.
A new borrowing by-law regarding the loan had to be
executed as well. Perhaps you don’t remember April to
October in 2015, but I assure you, our residents do! Of
the two dozen of us with offsite parking, we got more
exercise – whether we wanted it or not! The season

UNDER CONSTRUCTION – SINCE 2015
THE GARAGE ROOF DECK AND DRIVEWAY
In 2015, it became obvious to Board members that
certain renovations were required. The patch work
approach of pinching pennies had run its course and
the wear and tear and breakdown of various elements
of the more than a quarter-of-a-century-old building
envelope needed to be addressed.   The most urgent
and pressing issue was the north roof deck which had
been leaking profusely, especially in heavy rainstorms.
A condition survey was commissioned by the Board
and completed by the chosen engineering firm. Once
the scope and estimated cost of the work was realized,
the Board set up a meeting with owners to address the
challenge of funding the project. As the amount in the
FALL 2018 | CondoNEWS
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was very rainy and rest assured
the underground parking privilege
was truly appreciated when
construction finally finished! Did
I mention the noise? Intermittent
jack hammering - daily, except
on weekends, until it had to be
Saturdays too, in order to get the
project done before winter set in.
The noise was especially hard on the
nighthawks and the shift workers
living in the building. We welcomed
the rain because it brought quiet
and we hated the rain because it
extended the agony.
Because the reserve fund was built
up during the project, about half of
the invoices were subsequently paid
from the fund, which necessitated
only about half of the approved loan
being used to finance the garage
roof deck.

WINDOWS AND BUILDING
ENVELOPE
We completed the garage roof deck
project to the great relief of everyone
in the building and a wine and
cheese party was held to celebrate.  
Celebrating
was
short-lived
because the Board was convened to
discuss the deteriorating building
envelope. There were at least a
dozen units having problems with
water entry from driving rain. Once
again our trusty engineer was
called upon and a condition survey
was commissioned. The result was
confirmation that not only had
caulking on windows failed but
water was penetrating through walls
which affected the membrane on
12

the cladding of the building. Up until
the decision to begin the restoration
project, windows had been replaced
on an as needed basis, but that
need was escalating like a snowball
rolling downhill! The engineer
assured the Board that completely
new windows for the entire building
was unnecessary and prohibitively
expensive. Failed window caulking
which then destroys the window
seals was the problem. Replace the
caulking, save the windows, save
the walls, save big bucks! Yippee!
But we had to spend big bucks in
order to save and time was of the
essence!
The job was pretty complex and
had to be completed in stages over
a two-year period – again because
of the extremes of Mother Nature.
That first summer especially was
one for the record books. All of the
window air conditioners and their
sleeves were removed, as were
all window screens. Owners were
advised to keep all windows closed
to minimize dust and curtains drawn
for privacy. I can just picture most
residents sitting in  their underwear
hovering by a fan, listening to
jack hammers morning to night,
with no end in sight. Those lucky
owners who went to work every
day in AC! Our superintendent and
property manager were deluged
with complaints, tempers flared and
there were even threats from some
irate owners. The only Pollyanna-ish
comment I heard was – at least we
save on our hydro bills! True – ‘rolls
eyes’.

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

Making the decision to go ahead
with the project was probably the
easiest one made by the Board. I for
one did not expect the length of time
and controversy over choosing the
paint colours. It was even suggested
that we hire an expert colorist to
assist, which at the time we thought
was too expensive. Weeks later,
and I mean weeks, a collaborative
decision was finally reached – who
knows if that colorist could have
helped.
All windows were caulked, all exterior
vents were replaced. Screens were
removed, painted and screening
replaced. New air conditioner
sleeves were designed (with several
somewhat painful ‘kicks at the can’)
and fabricated. Unbeknownst to
anyone, the drip edges which are
conducive to water running off
instead of pooling were nonexistent,
so new drip edge rails were created
and installed as part of the project.
Did we run into other problems
along the way? Of course we did!
During the rear balcony phase of
the project, major unexpected
problems were discovered that
resulted in the requirement for an
additional $200,000 worth of work,
over and above the original quote.
Due to the extent of the exterior
windows and walls work required
on this major renovation, it was
necessary to negotiate a second
loan for $800,000 after using the
balance remaining of the first in the
amount of $700,000.
One year enduring the hassles of a

Feature
Condo
renovation project was bad enough,
but between weather related delays
and additional work, the project
extended into the second year of the
spring-summer season. Throughout
the entire process, the contractors
met regularly with the property
manager and the Board. They were
reasonable and understanding and

assisted owners above and beyond
their responsibility. For instance,
they moved balcony furniture to a
storage area for one elderly couple.
They were so friendly, polite and
accommodating; the Board had to
send a request to owners to leave
the workers alone so that they
might do their work.

Our superintendant of about 20
years, Stella Ray, was invaluable
in the renovation process with her
knowledge of the various facets of
the building, the coordination of
the many required entrances into
individual units and the day-to-day
interaction with the contractor and
workers on site. She did a stellar job
taking on the added responsibility
and the constant additional cleaning
required keeping our building
looking its usual spic and span.

MAIN
BUILDING
PROJECT

ROOF

Meanwhile, due to weather and
strong rains in particular, water
had caused extensive damage to
the sixth floor hallway ceiling. The
Board requested that the engineer
complete a condition survey of
the roof, which is many years past
its warranty and life expectancy.
Even the patchwork repairs
have slipped and there is easily
noticed deterioration of Gyproc
in the hallway – not to mention
the buckets catching the everpresent drips! Not surprisingly,
the condition survey revealed the
fact that the bottom membrane of
the roof had detached, resulting
in multiple leaks. It has therefore
become urgent for the flat roof that
has been further damaged by the
roots of small trees to be replaced.
Once again, the owners face
the proverbial funding dilemma
to come up with the estimated
$400,000 to fund the repairs.
The choices of special assessing,
FALL 2018 | CondoNEWS
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raising condominium fees or a combination of both
are once again being considered and a decision has
been made to revisit these options when accurate
figures become available after the results of the
tendering process are received. The engineer is of the
opinion that the contract winner will make temporary
leak repairs without additional charge to hold until
job commencement in the spring. On the plus side,
this delay gives time for the reserve fund to build
and funding decisions to be made, as the current
corporation debt stands at $1,300,000. At present,
the status certificate explains the entire situation
including the possibility of special assessment to
individual units.

RESULTS
The property values in the building continue to increase.
Curb appeal has substantially improved with the new
cladding and colours. Owners realize that exterior major
jobs will not have to be done again for a very long time.

FUTURE PLANNED IMPROVEMENTS
Residents are looking forward to improved gardens
when the exterior renovation projects are complete, as

14

heavy equipment has taken its toll on the once-pristine
gardens and lawns. New plantings and sod where
required will easily accomplish this.
The Board has recently approved the purchase and
installation of state-of-the-art security cameras to
increase safety measures and prevent thefts and
vandalism on the property. The present ones are
inadequate in many respects.
The designated party room is so outdated, few owners
use it and plans to renovate it are in the works. One
possibility is to make it into a multi-purpose rental room
to be used to increase revenues. This would potentially
be used to offset the debt the corporation has incurred
with the major renovations. Once the debt is paid off,
the room would once again be available for meetings
and gatherings.
There is no need to retire the Board anytime soon as
members have been grappling with the challenges
of smoke, dog-caused property damage and aging
hallways. They are ready to endure and ‘bite the bullet’
to tackle whatever unavoidable surprises or problems
that may be in store for the buildings they call home!
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ACMO
Technical/
Operational

Kristy Joplin
Association of Condominium Managers of Ontario (ACMO)

Condominium
boards of
directors
often face
the daunting
task of hiring
a manager or
management
firm to handle
the day-today operations
of their
communities,
and often the
task can seem
insurmountable
in the
beginning.

Association Of Condominium
Managers Of Ontario
It is important to find the right person to
manage your condominium community,
because as a board member, you will
work closely with your manager on a
number of projects impacting your home
and the homes of your fellow owners. If
you are a first-time board member, you
will rely on this person to educate you
on your responsibilities and guide you
through often intricate procedures.
Both you and your manager need to
trust one another to operate ethically,
responsibly, and professionally for the
sake of protecting your most valuable
assets – your home and your manager’s
career.
Where do you start?
Many boards of directors contact the
Association of Condominium Managers
of Ontario (ACMO) for guidance in
hiring a manager or firm. Obviously,

any manager or management company
must be licensed. We start by suggesting
that in addition to a licence, that
condominium corporations consider
working with a manager with the
Registered Condominium Manager
(RCM) designation and/or an ACMO
2000 Certified firm.
What is an ACMO 2000 Certified
Firm?
The ACMO 2000 Certification Program
requires management firms to
develop systems based upon four key
operational areas including:
•
•
•
•

internal management,
board relations,
supplier relations, and
field operations

Firms
obtaining
ACMO
2000
Certification adhere to a rigorous
FALL 2018 | CondoNEWS
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A LEVEL OF SERVICE
ABOVE THE REST

It’s more than a condominium. It’s one of your biggest investments – and your home.
Shouldn’t every aspect of it be of the highest quality?
For more than 40 years, ACMO has worked to improve the quality of the condominium management profession.
With access to Ontario-specific education and a strong network of professionals, condominium managers with
the RCM designation provide a higher level of service to you, your fellow residents, and the industry as a whole.

Bring a higher standard home. Choose a manager with the
Registered Condominium Manager designation. | ACMO.org

ACMO
Technical/
Operational
auditing process every three years
to ensure continued compliance
with ACMO’s standards. ACMO
2000 Certification is voluntary with
42 firms certified in Ontario as of
September 2018.
What is the difference between
the government-issued licence
and the RCM designation?
Beginning in November 2017,
all condominium managers and
management firms in Ontario
must possess a licence. Both
the General License holder and
Registered Condominium Manager
(RCM) have completed required
ACMO educational courses in
each of the profession’s core
competency areas: Condominium
Law, Condominium Administration
and Human Relations, Financial
Planning, and Physical Building
Management. In addition, both have
completed the mandatory minimum
experience criterion. Those with
Limited licenses have specific
restrictions upon the tasks they are
permitted to perform and require
direct supervision by a General
licensee. Those with Transitional
licenses have a time limit imposed
on them during which they must
complete the required courses or
challenge exams.
Managers holding the Registered
Condominium Manager (RCM)
designation have gone a step
beyond the licensing requirements.
RCMs have chosen to sit for a
comprehensive
professional

examination.
In
addition,
maintenance of the RCM designation
requires the completion of twenty
hours of continuing education
annually. Membership with ACMO
also grants them access to education
opportunities, networking events
with industry professionals and
vendors, and advocacy on behalf of
the profession.
Why should you care if your
manager
holds
the
RCM
designation or only the licence?
RCMs are individuals who have
chosen to go above and beyond
the base requirements for the
profession to set themselves apart
from their colleagues. This choice
is an indication of someone who is
not satisfied with simply meeting
the minimum requirements. They
seek out and face challenges headon in order to keep growing and
learning. Through their membership
with ACMO, they stay up-to-date on
the latest industry news and best
practises to keep them at the top of
their profession.
What does the future hold for the
industry and ACMO?
ACMO is proud to have supported
managers and the condominium
community for over 40 years.
Our education, networking, and
advocacy have been developed
by managers for managers
seeking to ensure the professional
management of the communities
our members serve.

ACMO has been at the forefront of
the conversation around licensing
for condominium managers. We
listened to boards of directors when
they said they wanted managers
to be licenced in order to bring
more consumer protections to the
industry. We listened to managers
who wanted a regulated industry
that would elevate the profession
and allow their boards to feel secure
knowing they were being managed
by someone bound by enforced
standards. And we listened to our
members when they said they
wanted a strong professional
designation that would allow them
to take their careers and their
understanding of the industry to a
higher level.
ACMO sees a bright future where
delivering high quality education
to managers is the backbone of
our mission to support members,
strengthening
advocacy
and
government involvement is the
driving force toward a respected
profession, and building integrity is
at the core of everything we do.
Visit our website to access the
Checklist for Hiring a Condominium
Management Firm and to subscribe
to CM Magazine.
Kristy Joplin is Manager, Marketing and
Communications for the Association of
Condominium Managers of Ontario (ACMO).
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Evan Holt, BES, JD
Robson Carpenter LLP

My Fiancée Pet Peeves: Tips for Harmonious
and I recently Living with Pets in Condominiums
moved into This article is a reflection on our experience managers suggested we could move in with
of finding a suitable condominium to live in our dog despite the size limitation in the
a high-rise with our large dog.  I hope this article will help Corporation’s documents.  It became clear
corporations, owners, and that many Corporations in the area were
standard condominium
tenants understand the complex relationship not enforcing the rules and declaration
provisions with respect to pets despite
condominium between pets and condominiums.
having an obligation to do so.
Reader’s Note: Throughout this article
with our references to “Condominium” will mean A Corporation should ensure there are
land, buildings and structures on a clear rules or declaration provisions that
nearly the
condominium plan and any reference to accurately reflect a Corporation’s attitude
eighty-pound “Corporation” will mean a condominium towards pets.  If there is a rule or declaration
provision a Corporation has no intention of
corporation.
Goldendoodle. KNOW THE “RULES”
enforcing the Corporation should consider
A Corporation’s rules and declaration
provisions regarding pets will often vary
based on the size and type of Condominium
and the attitude of a Corporation towards
pets.  The rules and declaration provisions
can restrict the size and number of pets
permitted within a unit and may set out
expectations for how pets are to be handled
within a Condominium.
Being a condominium lawyer, I carefully
reviewed the rules and declaration of the
Corporation for any Condominium we
considered living in.   Unfortunately, many
of the Condominiums we looked at had
provisions that limited the size of a pet to
thirty pounds or less; however, I was shocked
when real estate agents and some property
18
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removing the rule or declaration provision.  
Further, a Corporation should enforce the
existing rules
a n d d e c l a ra t i o n
p rov i s i o n s
o f
t h e

People
Management
Corporation to mitigate liability.
For potential purchasers and tenants of units, it is simple:
you need to read the rules and declaration provisions of a
Corporation you are considering before agreeing to purchase
or rent a unit.  If you are uncertain if your particular pet would
be allowed on the Condominium try reaching out to the
board of directors or property manager for a determination
as to whether or not your pet would be allowed.  Potential
purchasers and tenants should be aware that a Corporation
may require a pet to be removed from the Condominium
where the presence of such pet is in breach of the rules or
declaration provisions of the Corporation.

SPECIFIC RULES
Newer Corporations likely inherited pet rules and declaration
provisions drafted by a developer’s lawyer that may not
reflect the attitude of the Corporation towards pets. Older

Corporations may not have any pet rules or declaration
provisions relating to pets.  A Corporation should ensure
the rules and declaration provisions regarding pets clearly
align with the Corporation’s attitude towards pets and set
out the Corporation’s expectations of pet owners.  Below are
a few common activities Corporations regulate with respect
to pets and some best practices for pet owners:

1. PET RELIEF
Pet urine and faeces can be a contentious issue between
pet owners, other unit owners or tenants, and/or the
Corporation.   If a Corporation permits pets to be kept
in or visit the Condominium, it should ensure there is a
clear expectation as to where pets may relieve themselves
and how faeces must be discarded by pet owners.  Some
Corporations use signage to remind/alert owners to the
rules and declaration provisions with respect to pet relief.  

Engineers & Building Scientists
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I have seen rules and declaration provisions that prohibit
pet relief within the Condominium and some that limit pet
relief to certain areas of the Condominium.  Further, some
Corporations have provisions that set out how accidents
(such as a pet relieving itself in an elevator or lobby) should
be handled.  Again, any such provisions will depend on the
characteristics of the particular Condominium.
If pet relief is permitted within the Condominium, then pet
owners should be sure to immediately clean up after any
such pet relief.  If a pet owner is unable to clean up after a
pet for any reason the pet owner should promptly advise
the Corporation or property manager to ensure it is properly
dealt with.  Pet owners should consider avoiding areas within
the Condominium where high levels of pet relief already
occur to give such areas a chance to rejuvenate.  If no pet
relief is allowed on the Condominium pet owners should
understand that such a rule or declaration provision may be
in place to preserve the characteristics of the Condominium,
and as such, a pet owner should make suitable arrangements
for a pet to relieve itself outside of the Condominium.
2. KEEPING PETS UNDER CONTROL
This type of provision is quite common and generally
requires pets to be kept in a cage or on a leash (as applicable)
while such pet is within the common elements of the
Condominium.   Such a provision may go on to prohibit
pets from approaching occupants and visitors within the
Condominium.  The purpose of this type of provision is to
recognize and respect that not all occupants and visitors to
a Condominium like pets.
In my experience, not all people that fear a pet will verbalize
such fear to a pet owner. For example, I have been in elevators
with my dog and only discovered the person standing next
to me feared large dogs when my dog got up from a seated
position and the person reacted to the sudden movement.  
Pet owners need to be aware of non-verbal cues that may
indicate a person does not want to interact with your pet and
take measures to ensure a pet is not imposing on a person
that does not want to interact with your pet.  Similarly, if a
20

person informs a pet owner that they are uncomfortable
around a particular pet the owner should physically ensure
the pet cannot interact with the person.  In my experience,
verbal assurances from a pet owner that the pet will not
cause harm to a person will not change a person’s attitude
towards a particular pet. For example, in elevators, I now
generally contain my dog in a corner and when we are in
the lobby of the building I shorten the leash to about 2 feet
so my dog remains close to my side.
3. NUISANCE PETS
An occupant of a Condominium expects to be able to
maintain quiet possession of an occupant’s unit.  Just like
the playing of music a pet should not be allowed to create
a nuisance within the Condominium.  In the pet context, a
nuisance could be created by a pet’s persistent barking,
crying, scratching, or even a strong pet waste odour.  
In my experience, most nuisance pet complaints arise when
a pet is left alone in a unit.  Pet owners should attempt to
minimize the periods where a pet is left alone in the unit.  
Further, pet owners should ensure that a pet is comfortable
when left alone.  This may include leaving the pet in a
portion of a unit where it is unlikely to be bothered or seen
by occupants and visitors to the Condominium.  If a pet is
relieving itself in the unit (generally speaking – a cat with a
litterbox) the pet owner should be sure to maintain the litter
box so as to limit the odours produced.
CLOSING REMARKS
It is important to remember that living in a Condominium
means living with others.  The Condominium is as much
home for you and your pet as it is another person’s home.  
Pet owners, the Corporation, and other occupants and
visitors need to work together to create an environment
where all feel safe and welcome.

Evan Holt is a lawyer with Robson Carpenter LLP working mainly with
the condominium and subdivision development group and assisting in
litigation matters.
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Mark R. Giavedoni
ESB Lawyers LLP

Dispute Resolution in the
Face of Condo Changes
Fall is a
time to
reflect
and
embrace
change.

This is appropriate in the context
of a condominium community and
how it adapts or fails to do so (or
refuses to do so). How the individual
owners react to change is one thing;
how the collective responds to it,
is another thing altogether. What
matters most is that the sooner we
can all appreciate that change is and
will always be constant, the more
likely we will find harmony in our
communities.
Condominium communities are a
great lifestyle choice: versatile, selfcontrolled, unique and creative. But
because this is where people live,

this lifestyle needs to be balanced
against those things that people hold
precious to their home and family life:
privacy, autonomy and independence.
To the outside world, this may look like
the perfect storm.
But it doesn’t have to be.
The regulatory framework for
condominiums seems to undergo
significant change every 15 years
or so. This reflects the needs and
desires of society and the unique
characteristics of condo living. The law
tries to keep pace with society, as it
should. That, too, is a noble goal that is
not always achievable given how
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Legal
rapidly society changes. Usually the law provides a
method for resolving disputes. Sometimes it tries to
anticipate them by legislating rules to avoid disputes
and providing certain rights and obligations. I would
like to think that for the most part, there has been
some success with this; however, there is always
room for improvement.

The changes in the regulatory regime in the last
12 months have pushed to the forefront the need
to embrace change with best practices: focussed
education and mandatory directors’ courses,
structured owners’ meetings for guidance on
rights and obligations, and extra help from outside
professionals.

One’s home is comfort, routine, safety and where
you should not have to be ‘on guard’. But condo
living comes with certain responsibilities that must
be balanced with these notions. There are directors
to elect, reserves to review, notices to prepare and
decisions to be made. Oh, and every time someone
sells or buys a unit, that dynamic is poised to change
yet again!

But it is far from over. These changes help
communities deal with newer changes. Society keeps
moving and hopefully the legal tools are sufficient to
guide us through the next frontier: we already have
electric cars with needs for charging stations; green
roofs/walls; solar panels; cannabis and Airbnb.

22

In the next 10-15 years, condominiums will need to

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

Legal
Section
Technical/
Name
Operational
anticipate: cars with no emissions that can be stored
within your dwelling unit; parking lots stacked like a
rotisserie to conserve space; launch/landing pads
for flying cars; electronic voting.
Do you stand on your soapbox and scream for it to
stop? Do you do nothing and hope change will go
away? Or do you find a way to look at the change and
see how it can be integrated into your community in
a way that is acceptable to your community?
When the Condominium Act, 1998 came into force
in 2001, many condo communities that were well
into their existence chose not to adhere to the
mandatory requirements of holding reserve fund
studies every three years. Instead they deferred
maintenance of their buildings and barely saved
anything for future repairs. As the population of
owners grew increasingly older, and either moved
on or died, this legacy of deficiency was left for a
new generation who sought to comply with the new
requirements. The previous directors’ refusal to
embrace change and see how it could be integrated
into their communities on their own terms proved
very costly for future owners. Now the decision was
made for them: high special assessments and years
of replacing deferred capital improvements.
Still others refuse to let new voices be heard. How
many times have you heard, “It’s not the way we do
things here”?  Rigidity has no place in a condominium
community. Everyone’s voice has a place and only
after it is heard should a decision be made. Decisions
based on assumptions or stereotypes or just “the
way we do things” are dangerous.
Part of the trouble has been navigating disputes in a
condominium community. Many property managers
and lawyers couldn’t easily point to a proper forum
to address disputes in a condominium context, so
how would the average owner know what to do? In
many cases, it feels like owners are bounced around

from person to person and still without a voice or a
forum to be heard.
Presently, one must know the desired relief or
remedy and then consider what type of dispute
resolution forum is available: take it up with the
directors, or the property manager? Or is it a Small
Claims Court action? Or first a mediation then an
arbitration? How do you begin? Owners have not
had a means to address the way the condominium
looks at disputes resulting from change.
The new changes will herald in a new era of clarity on
this, once the Condominium Authority Tribunal (CAT)
takes jurisdiction of many routine disputes. The
CAT’s online dispute resolution platform presently
only settles disputes on disclosure of records, but
expanded authority is on the horizon. The success
of CAT’s phased dispute resolution promises to be
helpful, prompt and ideally less expensive than the
traditional methods. Its current success is being
recognized south of the border.  
Condo living is unique and should not be forced into
the traditional adversarial dispute resolution matrix
for commercial or regulatory conflicts. At the end of
the day, the parties in dispute still need to look at
each other in the elevator, need the other’s vote at
the AGM and may even live next door.
Change requires balance, and, as there will always be
change, it is incumbent on us to always strive for this
balance. When it is difficult to do so, it is helpful to
know that there are many ways to try… ways that are
very uniquely poised for a condominium community.

Mark is a partner at ESB Lawyers LLP in Hamilton. He frequently
assists condominium corporations, Declarants and owners navigate
the condominium legal landscape and enables them to resolve their
differences and disputes in unique ways.
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Annual General
Meeting - GHC

Annual General Meeting
- Golden Horseshoe Chapter -
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GRC - Annual
General Meeting

Annual General Meeting
- Grand River Chapter -

CONGRATULATIONS to the Early Bird Winners
of next year’s CCI Golden Horseshoe
complimentary membership registration…..
Gary Bard, Specialty Property Management
And
Halton Condominium Corporation No. 190
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Maria Finoro, RCM, ACCI, FCCI
President of M. F. Property Management Ltd.

Autumn, the Season for
Preventive Maintenance
From snow
storms to
freezing rain
and cold
temperatures,
the winter
season can
create a number
of problems for
your building.

Being prepared can help you get through
the season with limited damage to your
property and equipment and reduce the
possibility of huge insurance claims and
unanticipated expenses.
Go through the check list below to ensure
you are prepared.

Inspect the roof
Flat roofs – ensure there are no areas
where ice or heavy snow will pile up and
sit. Problems can arise if water, ice or
snow is allowed to build up. Ensure drains
remain clear all winter.
Slanted roofs – inspect roof vents,
shingles and waterproofing seals on roof
edges and make necessary repairs where
needed.
Hire a professional to inspect and
recommend repairs. Budget for regular
inspections and repairs; preventive work
can significantly extend the life of the
roofs.

Clean gutters and
downspouts
• Ensure they are free of debris and drain
water away.
• Run water down from the gutters and
ensure it comes smoothly down through
the downspouts. [Clogged downspouts
cause water to back-up which damages
roofs, siding and cause ice damming and
interior leaks.]
• Add downspout extensions where

possible, to divert water away from
foundations, driveways, steps and
walkways. [Check that downspouts
are tightly secured to the building.]
• Prune overhanging trees to keep
leaves and debris off the roof.
[Branches brushing on shingles
damages them over time.]

Inspect chimneys
Hire a professional to inspect and
sweep chimneys. Ensure caps are
secure to prevent pests (raccoons,
squirrels, birds) from entering.
Tuckpoint exterior brickwork if
needed and ensure liner is in good
shape.
Check gas lines and keep gas exhaust
vents clear of snow
The lack of gas means you cannot
heat your building. Check the meter,
gas line and connections and if you
notice corrosion, wear and tear,
contact your gas company. Ensure
snow/ice does not block exhaust
vents.

Inspect heating systems
Ensure you have a contract to have
the heating system inspected.
Check that filters are replaced, and
repairs completed as required. Don’t
forget to provide heat in the elevator
room, sprinkler room, mechanical
rooms and any other area where a
plumbing line can freeze. Adjust
FALL 2018 | CondoNEWS

27

temperature set points for common areas including
corridors, common rooms and entry foyers. For each
degree you lower the temperature, you lower the utility bill
by an average of 1%.

Winterize outside equipment

EASY TO

APPLY!
BE SURE TO INCLUDE SOME OF THESE
THINGS IN YOUR ENTRY:

1
2
3
4
5

The unique qualities and features of
your condominium;
The outstanding accomplishments of
your corporation;
Unusual and/or difficult problems that
were encountered and resolved;
The overall environment of the
condominium;
What makes residents proud to live
there?

Send in a 750-1000 word article answering
the questions above
Each entry will be featured in an upcoming issue
of the Condo News magazine. The winner will
be selected by the GRC-CCI Communications
Committee and will be announced at the Annual
General Meeting in the fall.

A prize will be donated to the winner
valued at $500.

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

admin@cci-ghc.ca

Arrange to take outdoor equipment such as snow blowers
for a professional tune-up so they are ready to handle the
winter weather.

Winterize the irrigation system and drain
exterior hose bib faucets
Have your qualified irrigation contractor shut the water off
and blow the irrigation lines so that water does not build
up, freeze and break the lines or freeze the control system.
Drain non-frost hose bibs to prevent freezing and consider
replacing them with frost-proof exterior hose bib faucets.
Remove all outdoor garden hoses, drain and store.

Winterize outdoor pools and fountains
Have your qualified pool contractor drain the pool and turn
off and winterize any fountains. Ensure the winter cover is
tightly secured over the pool.

Heated garage ramps
Turn on the heating system and ensure the controls function
properly. Don’t forget to turn it off in spring.

Heat tracing cables
Plumbing lines in areas where they can freeze (such as
unheated underground garages) should be insulated and
wrapped with heat tracing electrical cables. Ensure they
are turned on before winter to prevent freezing.

Inspect underground garage “dry” fire
sprinkler system
Have a professional inspect and ensure there is no water in
a “dry” sprinkler system so it doesn’t freeze.

Clean and store summer furniture
Gather, clean and store outdoor furniture, garden hoses and
barbecues.
Lay down carpet runners at heavy traffic areas
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For high traffic areas such as lobbies, foyers, outside
elevators, elevator cabs, lay down carpet runners/mats
to reduce slip and falls on hard surfaces (tile) and prevent
snow/salt to damage flooring (carpeting). Additional mats
may be used during the winter months and then stored for
the summer season.

Replace/install weather-stripping or
caulking around drafty doors and windows
This reduces heated air to escape and keeps water from
entering. Further, properly sealed exterior doors prevents
pests from entering.

Repair slanted, cracked sidewalks,
pathways, driveways, asphalt
Repair sidewalks that slant towards foundations to prevent
water entry. Seal cracks to prevent de-icing salts and severe
freeze/thaw cycles to damage surfaces. Water that freezes
inside cracks can cause concrete to deteriorate and spall.
Water penetrating into asphalt can cause the sub-grade to
soften which leads to potholes and settlement.

Trees
Remove or prune dead wood or dangerous branches that

could break off and damage buildings in the event of a
heavy snow fall or wind storm.

Snow Contractors
Review snow management contract and ensure there is a
snow removal plan in place. Have a planned place to store
excess snow. Have contractor install stakes to identify
location of roadway curbs. Place salt bins at appropriate
areas. Ensure all catch basins are clean and clear including
those in the underground garage so that water can run away
freely.

Some General Recommendations
Hire professionals that are licensed, insured and bonded. If
an accident occurs on your property and the professional
is not insured, the condominium corporation may be sued
and fined.
Get it in writing and don’t assume. Ensure all parties are
clear on work that is expected to be done and estimated
date when work will be completed.
You get what you pay for. Don’t always contract the work to
the lowest bidder. Check references and ensure contractor
is familiar working with condominiums.
Have one contact point with the contractor. It is normally
the Property Manager. To prevent misunderstandings do
not have more than one person provide direction to the
contractor.
Pay the contractor based on pre-agreed terms. Typically,
invoices should be paid within 30-40 days. If contractors
are not paid on time, they may not be prepared to work for
you in the future or their fees may increase to cover late
payments.
For larger projects, contract the services of an engineering
firm to prepare specifications, obtain quotations/bids,
perform regular inspections, and approve all payments to
the contractor.
Maria Finoro, RCM, ACCI, FCCI, President of M. F. Property Management
Ltd. has been in the condominium property management business
for 31 years. Her ACMO2000 certified company manages over 100
condominium properties in the Wellington, Waterloo and Halton
Regions. Consulting services are also provided to condominium
developers.
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588 Edward Avenue, Unit 49
Richmond Hill, ON L4C 9Y6
P 905-737- 0111 F 905 -737- 4046
(Guelph Region) P 519 - 827-1757

■
■
■
■
■
■
■
■

Reserve Fund Studies
Performance Audits
Condition Assessments
Speciﬁcations & Tendering
Forensic Engineering
Roof Consulting
Construction Review
Contract Administration

PRACTICAL APPROACHES

■

SENSIBLE RESULTS

www.brownbeattie.com

Real Property & Condominium Law
Corporate / Commercial Law
Estates Law
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David Heska, P.Eng.
WSP Canada

What’s that Smell?
Odour Migration in Condos
On October
17, 2018 the
federal and
provincial
legislation
will take effect
legalizing the
possession, use
and production
of cannabis
in private
residences.

As a result, it’s likely there will be more condominium owners complaining of unwanted
odours entering into the residential units. In order to mitigate odour migration in multiresidential condominium buildings, it is important to recognize the driving forces and
pathways of odour migration between suites.

Driving Forces
Odour travels from one unit to another because of the movement of air molecules. In
order for air molecules to migrate between suites there needs to be a source causing
this movement. Air movement in multi-residential buildings is caused by 3 primary
driving forces:
1. Wind – Air infiltrates at the
windward side of a building, and
exfiltrates at the leeward side. Out
of the three driving forces, wind is
the largest. On windy days the wind
can produce pressures up to 500 to
600 Pascals.

2. Stack Effect – Similar to
chimneys or hot air balloons, stack
effect occurs when hot air rises.
Air is drawn in from the bottom
and exfiltrates at the top of the
building. A common way that stack
effect is noticed within a building is
when residents notice it is difficult
to open the ground level doors.
Compared to wind pressure, stack
effect produces pressures around
30 Pascals.
3. Mechanical – Mechanical equipment is used to ventilate high-rise condominiums.
Suites are designed as interconnected air spaces where the make-up air units provide
FALL 2018 | CondoNEWS
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Professionals
fresh air into the central corridors which is drawn
under the unit doors, into units, and exfiltrated out by
exhaust fans. Mechanical forces can only achieve up to 8
to 12 Pascals.

new construction but missing seals and workmanship
problems are common.
Since the units in multi-residential buildings are
designed as interconnected spaces it is important to
note that air movement can only be reduced and cannot
be completely eliminated. It should also be noted that if
your building was built before 1980, and/or it is precast
hollow core or concrete block construction, it is likely
that odour migration will be an issue.

Diagnostics
There are many options that can be done to mitigate odour
transmission in multi-residential units. Professional
review performed by a consultant can involve:
In summary, the taller the multi-residential building, the
more significant the three driving forces will be. It is clear
that no matter how hard occupants try, it is impossible
for the mechanical systems to overcome the high
magnitude wind pressures.

Pathways
In mid-rise and high-rise buildings, it is common for air
movement to occur at vertical and horizontal mechanical
and electrical penetrations. Within the past few decades,
regulations have started to include air sealing details in
new construction, however from the 1950’s to 1970’s
firestops were not required. In the 1980’s firestops began
to be installed and ever since they have been required for

Access Control
Video Surveillance
Intercom
Automatic Door
Openers
Intrusion Systems
ULC Fire Monitoring

Joanne Richards joanne@r3i.ca

(519) 993-6817
solutions for today..........and tomorrow www.r3i.ca
Providing reliable security
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1. Preliminary Review – This includes interviewing the
property manager, board members, and/or residents
to understand the complaint. Drawings will also be
reviewed to understand the condition of the building with
information such as age, height, mechanical spaces etc.
2. Non-Destructive Visual Review – This includes a site
visit to identify likely areas of air leakage through visual
inspection and/or basic equipment such as a boroscope
(flexible camera system) and smoke pencil or theatrical
fog.
3. Destructive Review – This results in cutting holes in
ceilings and walls to verify hidden conditions. Typically
air movement testing such as blower door test with
tracer gas or a popcorn test are also completed.

CANNON GRECO MANAGEMENT
LI M I T ED

CO N D O M I N I U M & RE N TA L PRO PE RT Y M A N A G E M E N T S ERV IC ES

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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Tips for Property Managers
and Board Members
We conclude with three tips for Property
Managers and Board Members related to
unwanted odours.
• Educate residents to close their windows
and turn on exhaust fans: Whether the
person is smoking or cooking, they are
helping to contain the odour in their unit
by closing their window and turning on
the fan. If a resident opens their window
instead, they create a positive pressure
pushing air out under the front door of
their unit, into the corridor and adjacent
units.
• Purchase supplementary air filtration
equipment: For less than $500, a
resident or Board can purchase air
filtration equipment to help remove
odours from within individual units. If the
residents cooperate this can be a very
cost-effective solution.
• Repair obvious gaps and pathways:
Although this is the most expensive
and labour intensive, sealing around
pipes and other penetrations can often
dramatically reduce air movement and
odour transfer. If there is a drywall ceiling
the cost for this can quickly escalate
based on the interior repairs required.
David Heska, P.Eng. is the Southwestern Ontario
Director with WSP’s building sciences team. He
oversees the operation of the Hamilton, Kitchener
and Windsor offices and is an active member of
CCI. David has been involved on numerous roof
projects and he can be reached at David.Heska@
wsp.com.

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

Kitchener
519-743-8777

Windsor
519-974-5887

Hamilton
905-529-4414
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CCI National
News

Michael H. Clifton
CCI National Director

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

cci national news
Upcoming National Events
As mentioned in
our last report,
for CCI National
the year 2018
is the year of
implementation.

It’s also shaping up to be the year of
engagement – as the chairs of new
committees are engaging with both
their mandates and their members
– and the year of advancement, as
evidenced by the new CCI National
Conference that takes place for the
first time ever at the conclusion of
this year’s Fall National Leader’s
Forum hosted by the London and
Area Chapter in November.
Forum events taking place from
November 7th to 9th at the Delta
London include great meetings
as well as educational and social
events. The theme of the Forum is
“Taking the Lead,” which represents
the goals of CCI as we move into
the future: to be definitive leaders
in providing information, support
and connections for condominium
owners, directors and service
providers throughout Canada. The
“Taking the Lead” theme also takes
on a couple of new spins in reference
to the Forum’s main social events: a
night of big band music and dancing,
and a night at the races! (Unless the

date has already passed when you
read this, to register visit: https://cci.
ca/events/2018/11/07/fall-nationalleaders-forum-agm.)
The night of music and dancing
includes CCI National’s Annual
Awards Banquet, when we get
to express appreciation openly
for many of those who volunteer
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quietly making CCI the awesome
organization and community we have
all come to enjoy.
What’s new for the Forum this year
is that there
will no longer
be a Saturday
seminar,
but,
instead,
a
National
Conference
running from
8 a.m. to late
afternoon on
November
10th. This new,
first-ever annual event includes
exhibitors, seminars and a keynote
speaker, and is focussed on the
theme of “Mental Health in Your
Condo Community”. Special guest,
Michael Lansberg (of TSN’s Off the
Record) will take a frank look at
mental health, while other conference
sessions include hoarding, best
practices, and a legislative review.
London is, indeed, calling. Don’t
miss your opportunity to be part of
this landmark occasion. The night
of music and dancing includes
CCI National’s Annual Awards
Banquet, when we get to express
appreciation openly for many of
those who volunteer quietly making
CCI the awesome organization and
community we have all come to
enjoy.
Michael (Grand River & Golden Horseshoe) is
a former president and director of CCI-Golden
Horseshoe Chapter and currently sits on the CCINational Executive Board. He is a partner at Clifton
Kok LLP, practicing almost exclusively in the fields
of condominium management and condominium
development law, and is currently a Vice Chair of
Ontario’s Condominium Authority Tribunal.

Physical
Section
Technical/
Management
Name
Operational

Piero Quaglia
Naylor Building Partnerships

Repair or Replace:
What to consider when evaluating
your HVAC equipment
I’m sure
this has
been a topic
in many
Condo Board
meetings,
or even on
a personal
level dealing
with your
own home.

A good rule of thumb to follow is
if your HVAC system is less than
10 years old and is in good working
order, repair the existing system.
With a proper maintenance
program in place and having a
qualified contractor by your side,
you can consult them for potential
repairs, estimated costs, and
budget future repairs. Keeping
track of your units’ warranty
information and understanding
the specifics is a key component
as well. For example, compressors
are usually a 5-year warranty, heat
exchangers are typically 10 years
on aluminum, and 20 years on
stainless steel models.
The average useful service life of
an HVAC unit is 15-20 years. Units
located outdoors typically have a
shorter life expectancy and with
poor maintenance, this number
decreases
dramatically. Your
contractor should understand the
type and frequency of service that
is required by the manufacturer.
Following these manufacturer
recommendations will prolong
the life of the unit and will have it
running at its peak performance.
Unfortunately, it is inevitable that
one day you will have to replace

your HVAC system and sometimes
replacement costs come sooner
than expected. I have been in many
meetings and situations where
there is no plan in place for the
replacement of an HVAC system.
Units are typically out of sight and
out of mind until it breaks down
and then a hasty decision needs
to be made on a costly repair to an
antiquated unit. Things to consider
when evaluating an HVAC unit is its
age, condition and payback. Condo
Boards are encouraged, along with
your Property Manager, to schedule
yearly meetings to discuss the HVAC
system within your building. Invite
your contractor to these meetings,
ask questions and they can educate
you on current technology, as well as
more efficient units on the market.
It is better to plan for replacement
now, as it’s less expensive than
emergency replacements.
If your system is in poor condition,
not operating as intended and
wasting energy, then it is best to
replace the existing system. There
are many incentives for replacing
an older unit with a more efficient
one. These could be incentives from
local utility companies, government
tax programs and overall lower
FALL 2018 | CondoNEWS

35

Technical/
Physical
Operational
Management
operating costs of running the unit. By planning
ahead, you can look at options to replace more
than one unit at a time. You will gain extra cost
savings in the labour category and potential crane
costs on the project.
If you currently live in or manage an older building,
one other thing to consider when planning for
cooling replacement is the type of refrigerant
being used.
In 1987, developed nations came together to
establish the Montreal Protocol, an international
treaty designed to phase-out the production
and importation of ozone-depleting substances,
including harmful chlorofluorocarbons (CFCs).
The agreement allowed for certain ozone depleting
substances to continue in use for a limited period,
including hydrochlorofluorocarbons (HCFCs,
e.g. R-22 refrigerant gas), which are used in the
maintenance or servicing of refrigeration, air
conditioning and heat pump equipment.
In Canada, more than 95% of commercial and
residential air conditioning units and more than
50% of commercial refrigeration equipment
operate on HCFC refrigerants (primarily R-22).
Canada is now moving forward with regulatory
plans to eliminate the use of HCFCs and dispose
of the surplus inventories that remain in use. By
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2020, the annual allowable amount of HCFCs will
be reduced by 99.5% and no new HCFC equipment
is to be manufactured or imported into Canada.
Retrofitting existing cooling equipment with a
“drop-in refrigerant” does come at a 10-15%
reduction in total cooling capacity (loss) and is not
recommended by some manufacturers to perform.
Replacing with newer high-efficiency rooftop
units can be up to 50% more efficient than the
existing one. Energy consumption is lowered, and
you gain warranty on parts, labour and the major
components of the equipment.
There is no perfect formula to predict when an HVAC
unit will break down. Having a good maintenance
program in place, along with the expertise of an
HVAC contractor, you can be confident that you
are making the best decisions for your specific
situation. Above all, understand that you do have
some control over how you spend your money
when deciding whether to repair or replace your
unit.
Piero Quaglia a Licenced Refrigeration/Air Conditioning Mechanic and
Gas Fitter 1 by Trade. I’m proud to say I have been with Naylor Building
Partnerships since 2000, spending 14 of those years in the field
providing service to our customer base. I transitioned into the office to
oversee our Mechanical Service Group in 2014 where we are growing
our business every year.
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Why we’ve become a member of
the CCI:
“Fire prevention is crucial for safeguarding lives and
assets. We uphold ourselves to the most stringent
of expectations, complying not only with local
laws and regulations, but also with requirements
mandated by Ontario insurance companies and
international code of practices.

New Member
Profile

NEW MEMBER PROFILE

Since 1996, We’ve been committed to doing our
best to inform the public the importance of Life
Safety & Fire Prevention. This ensures everyone is
free from harm, and their assets secured.
A partnership with the Canadian Condominium
Institute helps maintain such integrity by
amplifying our voice within the Golden Horseshoe
and Grand River Community. We value all
opportunities provided by the CCI to develop these
important relationships achieve our objectives.”

SERVICES:
• Gas Detection
— Calibration,
Commissioning, &
Monitoring
• Fire Alarms
• Fire Sprinkler
• Suppression Systems

• Emergency Lighting Units

• Fire Safety Plans

• Design & Retrofitting

• Intercoms

• Fire Pumps

• C.C.T.V.

• Generators

• Card Access

• HVAC

• 24/7 Emergency Service

• Fire Hoses & Hydrants

& Inspection

Mathew Brown
Business Development & Marketing Manager
2814 Barton Street East, Hamilton, Ontario L8E 2J9
Phone: 1-647-405-6109 | Email: matt@nutechfp.ca
https://nutechfirepreventioninc.ca
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LET’S
DO
THIS
HOW WILL YOU
TOGETHER.
MANAGE
EVERYTHING?
Red Carpet Care. All year long.
Red Carpet Care. No headaches. All year long.

Get started today at gelderman.com/commercial

We are
Our team of specialists are here to help you!
Year-end Audits

AGM Presentations

Support & Guidance

HST Consulting

Corporate Income Tax
Compliance

Compliance with the
Condominium Act

At RLB... Condos
Count.
Upcoming
CCI
Events

1.866.822.9992

rlb.ca

THE ACTIVE GROUP
Your award winning
personalized condominium
management specialists

Just Ask

TAG

A Family of Professionals
Owned and Operated
Since 1977

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

ACMO 2000 CERTIFIED

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

1-800-701-4442

1-5510 MAINWAY, BURLINGTON ON L7L 6C4

Guelph • Kitchener • Fergus • Orangeville
38

www.TAGmanagement.ca
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Legal
Section
Technical/
Name
Operational

Stephanie Sutherland
McCarter Grespan Beynon Weir PC

Unless you
have been
avoiding
all news
and social
media, you
are aware we
just came
through
election time
in Ontario.

Election
Canvassing
in
Condominiums
The candidates were out and
about, talking about their platforms
and meeting their (potential)
constituents. If you live or work
in a condominium, it is important
to know the rules surrounding
canvassing in condominiums, to
make sure that the unit owners
are being protected while also
ensuring the rights of candidates
to campaign and of citizens to be
informed.
Section 118 of the Condominium
Act, 1998 confirms that no
condominium
unit
owner,
employee, or other representative
is permitted to prevent candidates
or their authorized representatives
from accessing the property for
the purpose of canvassing or
distributing election materials. This
section applies to candidates for
election to the House of Commons,

the Legislative Assembly, or a
municipal government or school
board position.
While this seems like a pretty clearly
drawn right, the Election Act takes it
one step further: section 89.1 of that
Act states that candidates must be
permitted to access the common
areas of a condominium in order to
distribute election materials and/
or to knock on doors to speak with
unit owners about the candidates'
platforms.
With that said, the Election Act does
put restrictions on when and how
the access can occur:
• The access must be between 9
am and 9 pm on Monday to Friday,
or 9 am and 6 pm on Saturday and
Sunday;
• At least one person seeking access
must be 18 years of age or older;
FALL 2018 | CondoNEWS
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to our newest members:

GOLDEN HORSESHOE CHAPTER
CANADIAN CONDOMINIUM INSTITUTE

GRAND RIVER CHAPTER
CANADIAN CONDOMINIUM INSTITUTE

CONDOMINIUM CORPORATIONS

CONDOMINIUM CORPORATIONS

Halton Condo Corp. #129

Brant Standard Condominium Corporation #104

INDIVIDUAL MEMBERSHIP

BUSINESS PARTNER MEMBERSHIP

Earl McDonald

Pinchin Ltd.

BUSINESS PARTNER MEMBERSHIP

PROFESSIONAL PARTNER MEMBERSHIP

DC Restoration
McCarter Grespan Beynon Weir PC

Richard Elia (Elia Associates)
Megan Molloy (Elia Associates)
Victor Yee (Elia Associates)
Eric Kerson (SV Law)
Christopher Mendes (SV Law)
Lynsey McMullan (SV Law)

PROFESSIONAL PARTNER MEMBERSHIP
Paul Swioklo (Pinchin Ltd.)
Victor Yee (Elia Associates)

Property Management Experts...

Retrofit and Replacement
Glass Solutions

Family-owned & operated for
over 80 years
in the Golden Horseshoe
Providing strong leadership in
an ever changing world!

Thermal Sash Inserts (TSI)™
Visit us at www.rmsglassinc.com
Greg Fraleigh, RCM, President
Tel: 905-689-7341
Toll Free: 1-800-263-6952
Email: gfraleigh@enﬁeld.net

40

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

www.enﬁeld.net

Legal
• If requested, every person seeking access
must provide valid identification documents;
and
• If not a candidate, a person seeking access
must provide valid written authorization
from the candidate authorizing them as the
candidate's representative.
The potential consequences of preventing a
candidate from accessing the condominium
are fairly significant: an administrative penalty
can be required to be paid by the person (or
condominium) preventing access, and that
penalty can range from $500 to $2,000
depending on whether it is the first, second, or
third (or later) infraction.

If you would like more information about
canvassing rules, or about anything relating
to elections (like taxes they will always be with
us), you can review Elections Ontario's website
at www.elections.on.ca.
Stephanie Sutherland is a condominium lawyer with
McCarter Grespan Beynon Weir PC, practicing in the
areas of condominium management and development,
real estate, and commercial tenancy. In 2015 Stephanie
achieved her Associate of Canadian Condominium
Institute (ACCI) designation, which recognizes her
extensive knowledge of and experience with condominium
legal matters. Stephanie frequently contributes articles to
CCI newsletters and speaks at CCI events, and she sits on
committees for both CCI-GRC and CCI-GHC.
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Featured
Committee

Featured

This past year the Golden Horseshoe
Chapter’s External Relations Committee
(Ed Keenleyside, Joe Gaeton [chair] and
Carole Booth) has made establishing a
relationship with governments at the
municipal level a priority in order to provide
information about CCI and the Golden
Horseshoe Chapter.   We are in the process
of meeting with our MPP as well as city
staff and councillors to explain the purpose
of CCI and how we might work together as
condominium development continues to
grow in our region. This is a slow process.
Car Share is another issue we have been
discussing.   Sharing a vehicle has been
suggested as a way to mitigate the parking
problem in many condominiums… but
who should pay for this privilege?   Some
development
studies
are
targeting
condominium corporations to pay the
cost.   Some condominium developers are
suggesting to municipalities that a Car

Share program could be paid for through
condominium fees in exchange for providing
fewer parking spaces.   It has even been
suggested that condominium corporations
fund this program, but that the Car Share
vehicle be parked in a municipal lot for the
whole community to use, not just condominium
residents.
This year on Remembrance Day the CCI-GHC
will be placing wreaths at local cenotaphs.

Commercial, Condominium, Institutional

Renovations & Repairs Since 1995
Oﬃce: 519-823-5444
Cell: 519-831-3569
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www.darmaxinc.ca
info@darmaxinc.ca

Hot Topic

Warning signs on how to
prevent a dryer fire:
• the machine is very hot to touch
• clothes have a mouldy smell after a dry cycle
• dryer repeatedly stops during a cycle
• there is no visible lint on the lint screen
If any of these occur, do not use dryer.  
Have a professional inspect and clean the dryer,
piping that connects the dryer to the exterior vent
and the exterior vent.

D E D I C AT
ED LOC AL
DEDICATED

P RO
F E S S I O N APROFESSIONAL
L
LOCAL

For the Life of Your Community…
Let Criterium – Jansen Engineers be YOUR Engineer Because…
YOUR COMMUNITY IS OUR COMMUNITY
Reserve Fund Studies

Project Management

Performance Audits

Structural Engineering

1.888.940.0571

info@criterium-jansen.com

www.criterium-jansen.com
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Golden Horseshoe Chapter
ANNUAL CONFERENCE
In partnership with

Mark Your Calendar!
MAY 3 - 4, 2019

GRAND OLYMPIA, STONEY CREEK, ON
Registration information online at www.cci-ghc.ca

Condominium
Insurance Program

David Outa

Chris Williston P.Eng.
President I chris@caliburnengineering.com

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

caliburn

ENGINEERING INC.

www.cowangroup.ca
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The future of Reserve Fund Studies!

Questions &
Answers

Q: Can the Condominium
Authority Tribunal (CAT) hear my
dispute about proxies?
A: The CAT’s jurisdiction is still
limited to disputes about the records
of a condominium. As such, unless the
dispute relates to a request to access
proxies, the CAT is not an option at this
time. It is important to note that the CAT
recently released a decision affirming the
condominium’s right to redact proxies
to hide the name and unit, unless the
condominium has approved a by-law to
permit an owner to access that information.

Q: I want to install an electric
vehicle charging system
(“EVCS”) on the common
elements. What do I have to do
to get it approved by the board
of directors? Do I have to pay
for it?

recently amended to make it easier for
owners to obtain the approval of the
board of directors to install EVCS’s. The
owner must submit an application with
information about the owner and the
proposed installation, including drawings
or specifications. The condominium must
respond within 60 days, unless the owner
agrees to an extension. The condominium
must approve the application, unless the
installation would be a violation of the Act or
other legislation; would adversely affect the
structural integrity of the property; or pose
a health and safety risk. The condominium
must provide a report or opinion from its
professionals to substantiate its reason for
refusing the application. The condominium
may propose an alternative installation plan
if it does not result in unreasonable costs
to the owner. The owner and condominium
must enter into an agreement within 90
days. The owner must pay for the EVCS,
unless the condominium and owner agree
otherwise. Any dispute over the EVCS is
resolved using mediation, and if necessary,
arbitration.

A: The Condominium Act, 1998, was
FALL 2018 | CondoNEWS
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Q: How do I know if my manager
is licensed with the Condominium
Management Regulatory Authority of
Ontario (CMRAO)?
A: The CMRAO’s website (cmrao.ca) has a
public database of the licensed managers and
management companies. You can search by name
and your manager’s name should appear. You will
see their name, type of licence, licence number,
expiration date for the licence, and information
about their employer.

Q: How do I know I find out who the
directors of my condominium are?

A: If you have a manager, ask him or her. You
can also search the Condominium Authority of
Ontario CAO) website (condoauthorityontario.
ca). Search by entering your condominium's
name and municipal location. You should receive
the names of the directors and other information
on the condominium.
Q&A provided by Michelle Kelly LLP of Robson Carpenter LLP.

Without you, this publication would not be possible!
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Atrens-Counsel Insurance Brokers
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Caliburn Engineering Inc.
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Garden Grove Landscaping
Gelderman Landscape Services
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J&W Condominium Management

33

Larlyn Property Management Ltd.

19

Magnum Property Solutions
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McIntosh Perry
MF Property Management

MARIA DESFORGES, RCM, ACCI
President

125 FOREST AVENUE
HAMILTON, ONTARIO L8N 1X7

TEL: 905-527-5445 ext 302
TOLL FREE: 1-877-527-5445
FAX: 905-527-3633
maria@jwcondo.com
jandwcondo-management.com
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Precision Management Services Inc.

2

Priority Submetering Solutions

6

Property Management Guild Inc.

5

R3 Integrators
RLB Chartered Professional Accountants
RMS Glass Inc.
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SimpsonWigle Law LLP

4

SmithValeriote Law Firm LLP

2

Tag - The Active Group
Wilson Blanchard Management
WSP

46

2

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

38
7
33

FALL 2018 | CondoNEWS

47

