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From the

PRESIDENT of the Grand River Chapter

A precedent
has now been
set whereby
our municipal
politicians
will need to
pay greater
attention to
the needs of
condominium
communities!

In this editorial, I address the benefits
of the new legislation that impacts
every condo community and condo
management company in Ontario.
By now, I think I can safely say that
the majority of condos have been
registered and are listed on the
Condominium Authority of Ontario
(CAO) Registry.
Further, condo
management companies and condo
property managers have applied, paid
for and either received their license or
are waiting for it to be processed.
So far, we have all survived these
ordeals!
Much has been said about the new
costs that condo owners will now
incur, all the challenges with the
new procedures and forms and the
mandated director training. Ultimately,
everything that the condo industry is
going through now – all the growing
pains, which no doubt will take
years to resolve – will benefit condo
communities.
Yes, I prefer to see the glass half full,
but being in the condo management
business for over 30 years, I’ll outline
a few reasons why the new condo
legislation, specifically the licensing of
condo management companies and
managers, is long overdue.

It was an eye-opener to many condo
directors that there was never any
requirement for Condo managers to
honour a Code of Ethics, provide a clean
criminal check, carry Errors & Omissions
& Fidelity insurance, or have any condorelated experience or education. How
can that be? Many directors always
assumed that these new requirements
were standard practice in the condo
management industry. When we have
explained the new requirements to
our clients, they thought that it was
standard practice for a manager to have
their RCM designation or work towards
obtaining it. Earning the Registered
Condominium Manager designation
meant that a person had to pass four
courses, a final exam and have two
years of condo experience.
Directors didn’t know that there was
no requirement for managers to have
a clean criminal record. Imagine that!
Today, no matter what organization
you volunteer in, a criminal check is
standard protocol.
Companies and managers were not
required to carry any type of errors &
omissions or fidelity insurance, so some
companies didn’t have insurance, thus
saving themselves thousands of dollars
per year. No wonder they were able to
provide services for a lesser fee.

Continued on page 5 >>
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Further, if these management companies did not believe
that they must continue to ensure their managers take
educational courses, attend seminars and be part of a
condo organization such as CCI or ACMO, then again,
they could afford to charge a lesser fee. Who suffers
in the end? The condo client, of course! They may not
know they will suffer consequences until it is too late!
Anyone heavily involved in the condo industry has seen
so much change this past year that it is overwhelming to
us! How one can assume to manage another person’s
home and most likely their most expensive asset without
being involved in the industry is fooling themselves.
Moreover, the challenge has always been that some
condo directors and owners don’t always appreciate
the value of a reputable management company and
qualified managers. They just contract the company
with the cheapest price because they don’t want to
increase their condo fees any more than they have to.
In the end, you do get what you pay for! Unfortunately,
many condos have learned that lesson the hard way!
In addition, there has been no regulatory organization
that had any authority to remove a company or
manager’s license if they did a poor job. No wonder
there have been condos that have suffered significant
financial losses! I have seen this happen locally and
many of us in the industry who have done a good job
are happy to see what the CMRAO has done to improve
our industry. What we hope will happen is that those
“fly by the seat of their pants” companies and managers
will get out of the business and leave the challenging,
ever-changing business of managing multi-million dollar
developments to the professionals!
Condo directors still need to compare management
services and carefully read their management contracts,
but in the least, companies will now be mandated to
comply with the new legislation. If you think there is a
problem, there is now a way you can file a complaint.
(Please see the CMRAO website for details.)
Condos that have always been managed by experienced
management companies and managers don’t know how
fortunate they are because they have not experienced
financial theft, mismanagement of their records and
contracts, nor have they had to deal with a manager
change every month. The best way for directors to
judge how they are doing is to attend seminars and

compare notes with other directors. One of two things
will happen: either they go back to their boards and
say “thank goodness we are managed by …! You should
hear some of the stories I heard from other directors!
We are in great shape!” The alternative is that the
director goes back to his/her board, learns that they are
not doing things they should, questions their manager,
and finally the board decides to make changes.
It is difficult for us to explain that not all condo
management companies are alike. Condo directors
should be provided with reconciled, monthly financial
statements including all supporting documentation
including copies of bank statements, list of cheques
written and those units in arrears. It is the directors’ job
to review invoices before they sign cheques. It is the
directors’ role to review, approve and sign all contracts,
not the manager.
Further, the on-line director training modules are
excellent (I’ve taken them myself!) and they should be
mandatory reading for anyone who buys a condo, let
alone for the directors! This free course will reaffirm
to the successfully managed condos that they are
operating as they should. For those condo boards that
learn how their condo should be managed, it will give
them the tools to make the necessary changes.
There are many condo directors and owners that “don’t
know what they don’t know”. They may only learn
of a major problem when it is too late and they find
themselves deep into a major financial crisis.
However, there will now be consequences if a manager
or management company does not comply with the new
legislated requirements. It’s about time! Undoubtedly,
the majority of condo management companies and
managers are doing a great job and it is a small minority
that should not be in business, but to set a level
playing field, everyone in the industry will now need to
comply with the new standards. In summary, greater
accountability will benefit condo owners who put their
trust in professional property management companies.
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From the

PRESIDENT of the Golden Horseshoe Chapter

Recently the Golden Horseshoe and
Grand River Education Committees held
an excellent event called Boot Camp 2
on March 23 & 24th. It was extremely
rewarding to see such a large crowd of
103 attendees committed to learning
more! There were 10 sessions for
attendees to go to with 22 speakers. As
the author Brian Herbert once said, “The
capacity to learn is a gift, the ability to
learn is a skill, the willingness to learn
is a choice”. With so many changes in
the condo world, it is wonderful to see
so many members willing to learn. It
was great to see the enthusiasm of our
members both as volunteers, speakers,
and attendees.
The Professional and Business Partners
committee has also been active. This past
March 2nd, they hosted a very successful
luncheon titled “Building Envelopes”. It
was very well attended with 85 people,
7 exhibit tables, and 1 sponsor. The
session and speakers were diverse and
applicable to both townhome and hirise condos. We look forward to more
sessions in the future. We can look
forward to the AGM for October 3rd,
2018 at the Liuna Station in Hamilton,
as this committee has already scheduled
the event.
The membership committee has been
hard at work, and as of March 31st,
our membership is at 539! When the
association split less than one year ago,
the membership was at 420. We have
seen a whopping 28% increase!

The Finance Committee continues to
ensure that the financial resources
are being managed well and our
Communications Committee keeps
pushing forward with excellent
newsletters. Our external relations
and governance/policy committees
continue to remain focused on being
relevant.
To have witnessed so many GHC
members spend countless hours
volunteering, meeting, preparing and
presenting is a testament to GHC-CCI’s
core values.
Core values are the fundamental beliefs
of a person or organization. They are
what support the vision, shape the
culture and reflect what our association
values. They are the essence of the
association’s identity – the principles,
beliefs or philosophy, and they are
ACTIONS!
GHC-CCI strength lies in
the alignment between its members
and the association. Both members
and GHC value dedication, professional
development, having a positive
attitude, being active volunteers,
believing in the association, seeing
value, and being a team player.
As we transition into the next season,
we are excited to see a busy schedule
ahead of us. There will be a Directors
Course - Introduction to Condominiums
held in Burlington, and the CCI-Grand
River Conference on May 4th & 5th held
in Kitchener.
Enjoy the spring!
SPRING 2018 | CondoNEWS
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Michelle Kelly, B. Comm, LLB, ACCI
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Sara Hicks
Co-Editor

From the

EDITOR'S DESK

...so much
happening
with the new
Condominium
Act...

Although not in the context of
condominiums and Ontario law, David
Bowie sang about ch-ch-ch-ch-changes
and turning to face the strange and
this seems quite relevant in today’s
atmosphere. There is just so much
happening with the new Condominium
Act that seemingly every day there
is something new and interesting
on the horizon. With changes bring
uncertainty and questions, and thus
the importance of attending courses,
seminars, conferences and the newly
mandated director education. We hope
that the Condo News will continue to
be a resource for our readers to assist
in guiding you through the current
changes and what is to come!

Glynne Richards is a Director who
attended the most recent Bootcamp
event and it is called boot camp for a
reason! See page 18 for tips on how to
navigate some of the new legislation.
Want to be not only knowledgeable
but effective as a director? Marc Bhalla
wrote a piece on this subject on page 33.

In this edition, we feature Heritage
Lakes Estates, located in Puslinch,
just outside of Guelph. WVCC #172
is a vacant land condominium which
is quite different from the standard
condo so please read page 10 to find
out more about this beautiful and
unique property.

Maria Mavrikkou has moved, so we
would like to thank her for her time
as co-editor and member of the
Communication Committee. We would
also like to thank Michelle Kelly, who
is stepping down from her co-editor
role but remaining on our committee. I
would like to welcome our new editor,
Glynne Richards who you will hear from
in the Summer edition.

Spring is about renewal, warmer
weather and…time to clean the
common elements! Maria Durdan
discusses responsibility when it comes
to this on page 14. Despite the chilly
weather being gone (for now), spring
is when action must be taken on roofs
that have ice damming. David Heska
and Mustafa Qassim address this
unfortunately common issue on page
36.
10
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What else comes with spring? Leaky
basements and dandelions! Foundation
leaks can be addressed in cost-effective
ways according to Robert Milovancev.
See his piece on how to address cracks
in the foundation on page 22. Joel Smith
offers some guidance on how to address
these flowers (sound better than weeds!)
on page 20.

As
always,
we
welcome
any
recommendations or feedback, and
if you are interested in joining a
committee, please contact our Chapter
administrator.

WATER COSTS
KEEP
RISING.
submeter and save.

ELECTRICITY | WATER | GAS | THERMAL

www.prioritymeter.com

sales@prioritymeter.com

1-866-836-3837

CCI NATIONAL NEWS

CCI NATIONAL NEWS
Upcoming National Events
Michael H. Clifton, CCI National Director

After a year of gathering, assessing and
discussing new ideas, 2018 is CCI National’s
year of implementation.
While members of the CCI South Alberta
Chapter and National Leaders' Forum
Committee members have been busy planning
“The Greatest Indoor Show on Earth” – the
2018 Spring Leaders' Forum, taking place at
Banff Park Lodge in Banff, Alberta from May
30 to June 2 – members of the CCI National
Executive have drafted, reviewed and sent to
National Council a detailed outline of each
new committee’s terms of reference; current
committee chairs have been contacted, and
several existing committees have continued
meeting and pursuing final mandates; and
several members have been invited to
consider chairing the new committees, and
are preparing for introducing the new work of
these committees starting in Banff.
We are very excited about this new stage and
iteration of CCI, as Canada’s only truly national,
truly Canadian, “condo connection”.
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At the heart of CCI’s success is, as it has always
been, our incredible community of volunteers
across the country. From every chapter, there
are hundreds of individuals who continue to
give time, talent and energy to the project
of helping ensure Canada’s condominium
owners, directors and managers have access
to the information, ideas, professionals and
resources they need to create and maintain
successful and viable communities.
With the revision of CCI National’s committee
structure, there are now many new
opportunities to be involved. At the Spring
Leaders' Forum, CCI members will get their
first opportunity to learn more about each
new committee and decide how and where
they would like to participate. For those who
aren’t at the Forum, your Chapter board will
have information about opportunities to serve
on national committees or in the committees,
courses, conferences, projects and other
initiatives of your local Chapter.

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

Whether participating nationally or locally, you
are the ones that make CCI thrive, and the reason
we are embarking on this 36th year of service to
Canada’s condominium communities with both
pride in our past and confidence for the future.
To learn more about the Spring Leaders' Forum,
visit
https://cci.ca/events/2018/05/30/2018spring-leaders-forum. It looks like a rootin’ tootin’
rip-roarin’ time, and will only be better if you can
be there too!

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 was recently appointed as a
Vice Chair of Ontario’s new Condominium Authority
Tribunal.
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SPRING CLEANING
The winter thaw has come to an end and spring has
sprung upon us! In addition to the first sightings
of spring flowers, an issue common to nearly all
condominium corporations begins to bloom at this
time of year: cleaning up the common elements. The
question is: who is responsible, the corporation, the
owner – or perhaps both?

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

Issues with respect to the maintenance of common
areas may be discovered during the annual spring walkaround, or by a nosy neighbour’s complaint. Whichever
way the problem is discovered, what typically follows
is a friendly reminder letter or email sent from the
corporation’s property manager to the owner asking
them to take care of the problem. But what happens
when the owner ignores the request or outright refuses
to comply?

STEP ONE:
Determine how the area is designated: exclusive
use common element, ordinary common element,
or whether it forms part of the unit, and identify the
owner’s obligations with respect to the area
According to sections 90 and 91 of the Condominium
Act, 1998 (the “Act”), the corporation shall maintain
the common elements and each owner shall maintain
the owner’s unit unless the declaration alters the
corporation’s obligation by providing that each owner
shall maintain those parts of the common elements of
which the owner has exclusive use. If we are dealing
with a front yard issue, this means that unless the
corporation’s declaration contains a clause that states:
“Each owner shall be responsible for the care and

maintenance of all flower gardens, ornamental
shrubbery and lawn within any exclusive use areas
adjoining the unit”
or some other more general obligation to maintain the
area, the corporation would likely be responsible for the
maintenance of the front yard. To determine whether
there are exclusive use common element areas, look
at Schedule “F” of the declaration, which contains a
specification of all parts of the common elements that
are to be used by the owners of one or more designated
units only, and not by all the owners, or indicates that
there are no exclusive use areas within the corporation.
After careful review of the corporation’s declaration,
you determine that the area appears to be classified
as an exclusive use common element, and if it is, the
owner is responsible for maintaining it. However, which
specific part of the area (or in our example, the front
yard) is designated as being exclusive use common
element area?

STEP TWO:
Review the description plans to determine the
boundaries of the unit to ascertain exactly which part
of the area is designated as exclusive use common
element area

Mark Willis-O’Connor, J.D.
Lawyer

Maria Finoro, RCM, ACCI, FCCI
PRESIDENT

mariaf@mfproperty.com
28 Bett Court, Guelph, ON N1C 0A5
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Kitchener, Ontario N2K 3S3
Phone 519 571 8800 x145
Fax
519 742 1841
mark@mgbwlaw.com
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A description plan contains, among other things, a
drawing of the boundaries of each unit by reference
to the buildings or other monuments. Review the
declaration in conjunction with the description, as
Schedule “F” to the declaration will typically include
clauses that help the reader understand the various
sections of the description. In our example, Schedule
“F” could include the following clause:
1. Each owner of a unit shall have the exclusive use of:
a. the front yard and covered porch designated by
being numbered the same as the unit number followed
by the letter “A” indicated on Sheet 2 of Part 1 of the
description;

STEP THREE:
Put all the facts together
The declaration provides that owners are responsible
for the care and maintenance of all flower gardens,
ornamental shrubbery and lawn within any exclusive use
areas adjoining the unit. According to the declaration
and description, the front yard adjoining our owner’s
unit is designated as exclusive use common element
area.
Conclusion: the owner is responsible for the care and
maintenance of their front yard and since they have
breached the corporation’s declaration (and quite
possibly the rules as well), the corporation may take
steps to force compliance by the owner.

STEP FOUR:
Ask for compliance – The paper trail!
You should first review the corporation’s declaration,
bylaws and rules to determine if specific protocol
must be followed in the event of non-compliance.
Make sure to follow any such protocol precisely (e.g.
some condominium rules require a series of warnings
to be issued before the matter can be turned over to
the corporation’s lawyers for enforcement). If the
corporation does not have specific protocol and if
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the situation permits (it is not overly dangerous and
immediate attention is not required), we recommend
a “three strikes and you're out!” approach be adopted.
Strike One - The initial “friendly” reminder letter from the
property manager to the owner can be considered the
first strike but we suggest the first strike be considered a
second more sternly written letter from the corporation
which should:
• be courteous but firm in nature and be sent directly
from the corporation;
• clearly identify the problem and the section(s) of the
Act, declaration and/or rule that are being breached;
• provide a specific timeline to remedy the breach; and
• clearly state that the corporation may add any costs
it incurs, including contractors charges and legal costs
incurred in the process of obtaining compliance to the
common expenses for the unit and that the corporation
may impose a deadline by which those costs are received
from the owner.
While this process is going on, it is essential that
evidence of the breach be gathered, including:
• LOTS of pictures from different angles;
• noting patterns (same issue occurred last year);
• inspection results by board and property manager;
• complaints from other owners in the owners file; and
• previous compliance letters.
If it becomes necessary to send the matter to the
corporation’s lawyer, all of this information should be
sent to them with your request for their help.
The above steps would normally apply to any exclusive
use common element area in a condominium, including
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storage and parking spaces, balconies, porches, and
rear yards. If the area in question is not an exclusive use
area, what then?
In some cases, the declaration may still impose
maintenance and repair obligations for ordinary
common element areas on an owner. If that is the case,
the same procedures outlined in this article would apply.
If the area is part of the unit, the owner would in almost
every case be fully responsible for maintaining the area
and the corporation is entitled to insist on compliance.
If it is not clear what responsibilities the owner may
have, it would be prudent for the corporation to obtain
an interpretation of the declaration and description
plans from the corporation’s lawyer before seeking
compliance. This would not only give the board of
directors a guide for dealing with all of the owners on
this issue but also avoid what might be a potentially
embarrassing situation if it turned out the owners had
no obligation to maintain the area in question.

Engineers & Building Scientists

Whether or not the matter is referred to the lawyer, it is
important to take action according to the corporation’s
declaration, bylaws, and rules and follow reasoned
and civilized steps. Always proceed on the basis that
you may end up in front of a Judge or an Arbitrator
who may not look favourably upon a corporation that
appears to be acting in a high-handed or biased manner.
You will get better results than if you make impulsive
and unsupported decisions, contrary to the governing
documents.
––––
Maria Durdan B.A., LL.B., ACCI (Law), is the head of the
Condominium Practice Group at SimpsonWigle LAW LLP,
practicing primarily in condominium law, development
and administration. Maria supports over 650 of the
firm’s residential and commercial condominium clients
throughout Ontario. Maria has also obtained her
Associate of Canadian Condominium Institute (ACCI)
designation in law, which recognizes that Maria has
achieved a level of knowledge and skill of condominium
law that qualifies her as a specialist in the condominium
field. Maria’s practice includes advising boards of
directors, property managers and developers on all
areas of condominium law.
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HOT TOPIC

Glynne Richard

CCI BILL 106 FALL BOOTCAMP
Notes for Directors
I am a director on my condominium board
and attended the CCI Bootcamp on Bill 106
in November 2017. Afterwards, I drafted a
list of tips and ideas to help my board get up
to speed with the new changes. I am sharing
these with you lucky readers now.

• Owners will no longer be required to justify or
explain why they need board meeting minutes.
They will always be allowed to view within reason.
To make it easier for redaction, it is recommended
that the minutes format have a standard section
pertaining to particular unit issues or staﬀ matters
etc. This way to will be easier (read cheaper) for
It was a very informative session, almost the management companies to redact prior to
overwhelming in the volume of information, release.
but I came away with the opinion that the
standards of practice for the industry will • In addition to the current disclosure statement,
be raised benefiting owners and managers new directors will have to disclose:
alike. Most of these measures will be part
of the status certificate that announces to - That they have completed their training or will
any buyer considering buying a unit in our have it completed within six months
building that the board is well run and up to
- Whether they are a party to any legal action
date on current best practices.
aﬀecting the condominium corporation
• It is good practice for all directors to get
a secondary email address that can be - Whether they have been convicted of an oﬀence
dedicated to board business. That way, if at (under the Condominium Act)
any time in the future, emails that need to be
presented as part of the record are restricted - Whether they have any interest in a contract or
to board business and do not include transaction
references to the ruined vacation because
- Whether they have any common expenses in
the six-year-old got sunburned.
arrears for over 60 days
• Ensure the Directors' Liability Insurance is
adequate to cover any future potential issues. • Many Boards have trouble filling vacancies and
it is hoped that these new practices and processes
• For transparency, the second standing should make it easier to do the job. The education
agenda item should be to declare any changes modules clarify the roles and responsibilities
to the director’s disclosure statements and for directors, and although there is more to do
now, it actually becomes easier to do and more
what the changes are.
of a checklist process. Forms and processes are
standardized and the Condominium Authority of
Ontario is a huge resource.
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• It is recommended that continuing communication
between the board and owners is key and can avoid
most, if not all, disputes. The dispute mechanism at
the Condominium Authority of Ontario is going to be a
written web-based system. Currently the CAO is starting
with record keeping and will proceed to other areas
when that has been up and running for a while. The CAO
foresees everything going online eventually, following
the lead of other regulatory body best practices.
• The big legal changes happening now are all the filings
the Property Management companies provide. What
pertains to a board however is the Annual Returns and
Notices of Change (triggered by changes in information
e.g.: a new board member) and which has to be filled
within 30 days.
• Names of Directors will be available to the public
but no private information such as email addresses or
phone numbers will be.
• Information certificates will be as follows:
- Periodic Information Certificates (PIC) twice per fiscal
year
- Information Certificate Update (ICU)
- Within 15 days of changes in:
- Address for service
- Directors
- Address for service management
- Insurance deductible amount
- Termination of Insurance Policy
- Within 5 days:
- Loss of quorum on the Board.
- New owner Information Certificate (NOIC)
- Most recent PIC
- Most recent ICU
- New Owner MUST notify condo within 30 days
of becoming an owner.

• The Reserve Fund will require a budget to be filed
along with the Reserve Fund Study and presented
to the owners. That way they the owners are able to
verify that the Reserve Fund is fully covered.
• The Reserve Fund law change states:
- If a reserve fund were to fall below the level set
out in the regulations, the board would be required
to obtain an outside opinion on whether it should
conduct a study on the adequacy of the fund before
the next required periodic study.
• The presenters of the property managers part
suggested this was an ideal time to have a meeting
between boards and their management companies
to not only discuss the current changes. Most of
what I have included in this summation went into
eﬀect November 1st, 2017 and the rest will follow in
February. The other changes will occur periodically
in the future. An update on what is included and
excluded in our current contracts should be helpful
to all directors. For willing, educated and interested
boards, it need not be as expensive going forward
if boards are willing to take on more, but all boards
are unique with unique challenges.
By now you’ll be thinking I want to write a book,
but far from it. CCI is running more courses and
seminars this year, and by then there will be more
changes, updates and answers available. The only
constant in life is change. I hope you were able to
hang in there until ‘The End’.
–––
I moved to Oakville and bought my first condo
in 2014. Having spent an enjoyable 10 years on
my provincial professional association board, it
was a pleasure to join my condo board in 2016.
A whole new world opened up at the same time
new legislation was coming into force: timing is
everything. Although I am retired now, life doesn’t
have to be boring, right? So I am looking forward to
the next 10 years.
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PHYSICAL MANAGEMENT

Joel Smith
Total Care Manager, Garden Grove Landscaping Inc.
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ELIMINATING DANDELIONS…
WHAT YOU NEED TO KNOW
The yellow patches of dandelion cropping up in
green spaces across the city are a sign spring is
here. Whether you love, hate or are impartial
to them, dandelions are growing as far as the
eye can see in yards, parks, industrial and public
spaces across South Western Ontario.
With the ban in Canada of pesticide and
herbicide products that have traditionally been
a dependable method of fighting the spread of
dandelions, this weed is making a comeback. And
it’s everywhere. If you’re a property manager
responsible for keeping green spaces green and
not yellow, then dandelion control is probably on
your priority list.

persistent and competitive in any green space.
Although dandelions can be a nightmare for
property mangers, if you take advantage of
their weaknesses, you’ll be better able to keep
them under control.

DANDELIONS THRIVE IN WEAK,
THIN TURF
The best way to deal with dandelions is to
prevent their growth in the first place. In order
to do this, you need to focus on having a healthy,
thick turf. Because dandelions do better on turf
that is thin and weak, keeping your turf healthy
is the best way to prevent an infestation.

So, how can you safely and responsibly stop the
spread of dandelions across your green spaces To keep your turf healthy, you should practice
and is it a battle worth fighting? To answer these turf aeration, top dressing and over-seeding on
a regular basis. When you keep an eye on your
questions, you first need to know your enemy.
soil levels and turf’s moisture, and use the right
grass species for your location, you’ll find it
ABOUT THE DANDELION
easier to keep pests like dandelions and clovers
Dandelions (Taraxacum officinale) are easy to at bay.
spot. This broadleaf weed has a yellow flower,
white puffy seed head and jagged leaves. It pops
up in the early spring and flowers continuously
throughout the spring, summer and into fall.

DANDELIONS DON’T LIKE HIGH
CALCIUM LEVELS IN SOIL

One of the reasons dandelions spread so quickly
throughout a lawn is that they have two methods
of reproduction – from their taproot and also
through seed germination. Since dandelions
adapt well to the weather and can grow in most
soil-types and conditions, they can be very

Monitoring soil fertility and pH levels are
an important factor when dealing with
dandelions. Dandelions love soil with low
calcium levels, low pH, and high potassium and
nitrogen levels. Check your soil (you can have a
landscaping company test it for you) to ensure
that your soil levels aren’t ripe for dandelion
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growth. If you have the soil dandelions love, then you
can add more calcium and lime as needed. You should
be weary of the landscaper that wants to add too much
nitrogen (fertilizer) to your turf area if you already have
an existing problem with dandelions because they
absorb the fertilizers better than grasses and it will only
compound your problem.

Fiesta®’s active ingredient is Iron (FeHDTA), and
since it is rain fast in 3 hours it can even be used in
cool weather. Once the area has dried, people and
pets can enter immediately, so there is little worry or
inconvenience to the public.

ORGANIC WEED SPRAYERS OFFER
PROTECTION AGAINST DANDELIONS

If your turf already has a lot of dandelions, and what’s
worse, they have gone to seed, then Fiesta® can
help eliminate the problem, allowing you to work
on improving soil and turf conditions as preventative
measures moving forward.

For property managers dealing with existing Dandelion
infestations, an immediate solution is an organic weed
spray like Fiesta® Lawn Weed Killer. Fiesta® is legal to
use in Ontario, but you must find a company like Garden
Grove Landscaping licensed to spray it.

Ultimately, the best solution against dandelions is
prevention. You need to have a strong turf and good
quality soil, otherwise you’ll be giving the Dandelion
exactly what it needs to thrive and spread throughout
your green space.

Although many older pesticides and herbicide products
have been banned in Canada, Fiesta® is legal to use
because it is a selective, broadleaf weed killer that
targets problem weeds with minimal environmental
impact. Fiesta® is a favourite amongst landscaping
professionals because it works quickly and effectively,
offering visible results the day you use it.

––
Joel Smith is a Total Care Manager at Garden Grove
Landscaping Inc. in Waterdown. Garden Grove
provides commercial and condominium landscape
management services across the Golden Horseshoe
and Grand River Chapters of the CCI.
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Robert Milovancev
Partner, Project Manager, Brick & Co.
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IDENTIFYING TYPES OF
FOUNDATION LEAKS
Basement leaks are an unfortunate reality of living
in this part of Ontario. In today’s Tip Sheet, rather
than focus on actual repair methods available for
addressing these leaks, I’d like to identify the most
common types of leaks and how to differentiate
between them. This can be helpful when you are
communicating the issue with your Property
Manager or Contractor, and ultimately could speed
up the process to resolve your leak.
An example of how having this information
could be of value to your Property Manager
would be as follows: You call in and report a
basement leak, with no further description.
Your Property Manager dispatches a
foundation crack repair company to inspect
and repair. They arrive prepared to perform a
crack repair and determine the leak as being
something other than a standard crack leak,
and are not equipped to perform this type
of repair. So the process starts all over again.
The benefit of being able to communicate
with a little more accuracy could have a
measurable impact on the turnaround time
to have your repair attended to.
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So, let’s start with the four most common
leaks we see on a regular basis.
1. Standard Foundation Crack Leak. By
and large, foundation crack leaks are one
of the most common source of basement
leaks. They can develop in a foundation wall
due to a number of factors, but we’ll focus
today on the most common factor causing
a foundation crack: Concrete Shrinkage.
Without getting too technical, concrete
shrinkage occurs during the curing or drying
process of newly placed concrete. Concrete
will develop tensile stresses during this

process, which are relieved by cracking. Typically,
we are not too concerned about shrinkage cracks,
especially if the foundation wall has been treated with
an appropriate drainage and waterproofing system.
There are other types of foundation cracks that present
more of a concern, but that’s a topic for another time.
The first place you’ll likely notice a leak would be water
ponding on your basement floor. While water can and
will travel, you should be able to easily trace the water
entry point back to the foundation wall. If you see a
vertical crack in the wall close to the vicinity of the wet
floor, and there is dampness in and around the crack,
you likely have a standard crack leak. Obviously, if your
basement is finished you won’t be able to identify
the crack, unless you remove the finished surfaces to
expose the foundation wall. In some cases, where a leak
has occurred but all the surfaces have since dried out,
there may be a white powdery build-up in and around
the crack; this is called efflorescence. This too can be
an indication of an actively leaking crack. By identifying
and relaying this info back to your Property Manager,
or the contractor calling you to set up an appointment,

you might be able to cut the response time down by
communicating the issue better.
2. Window Well Leak. A window well is the exterior basin
assembly constructed around your basement window,
which could be constructed partially below ground
level. We see these leaks occurring more frequently in
a torrential downpour, where the rate of ground water
buildup overpowers the site drainage system. If you end
up with a window well leak, you’ll typically see a couple
of indicators. The first will be evidence of moisture
directly below the window frame, where it intersects
with the top of the foundation wall. Often we see signs
of water running down the foundation wall, originating
underneath the basement window frame. Another
sign will be evidence that the basement window was
at some time “underwater”. This usually presents as a
water mark or stain on the exterior glass pane.
3.
Over Wall Foundation Leak. This is a leak that
presents on the surface of the foundation wall, but
appears to originate at the top of the wall, running over
and down the interior surface. Often, these leaks are not

Real Property & Condominium Law
Corporate / Commercial Law
Estates Law
Advocacy

In addition to our long-standing condominium, land development, real property,
corporate, commercial and estates law practice areas, Clifton Kok LLP now offers
comprehensive advocacy assistance for a range of legal proceedings and litigation. We
are pleased to offer help to individuals, condominiums and other corporations in
proceedings before the Ontario Small Claims Court, Provincial Offences Act matters in
the
Ontario
Court
of Justice,
matters before an Ontario administrative
Ontario,
Court
of Justice,
andand
all matters
tribunal (e.g., Landlord & Tenant Board).
We are also pleased to provide legal support to condominium
property managers to assist with issues relating to licensing, discipline
and contracts, subject to any conflict of interest considerations.
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local to one area but can spread over an entire section
of foundation wall.
This type of leak differs to that of a crack, and requires a
very specific and specialized repair method to address it.
Most often, we find these leaks occurring as a result of
the exterior grade or flower garden riding too high up on
the foundation wall. In some severe cases, we have seen
the top of foundation wall joint residing below ground
level, almost guaranteeing a leak event. Even though
this leak presents as a “basement leak,” it actually is
more of a cavity wall draining issue and requires a wall
envelope repair detail to address it. Again, highlighting
the need to effectively communicate your observations
to the appropriate parties attending to your leak.
4. High Water Table Leak. While this type of leak is the
least common of the three, we do encounter them from
time to time. This too typically only occurs in a torrential
downpour and will present as a leak that is coming up
“through” the concrete floor. This could manifest around
floor drains, cracks in the floor, or at the wall perimeters.
It should be easy to spot because you’ll have a wet floor
while the surrounding walls are completely dry. Another
tell-tale would be water showing up on the floor in
the middle of the basement, away from an exterior
wall. As in the last three scenarios, this repair will also
require a specialized basement leak contractor with an
understanding of below grade drainage systems.
Some additional observations you could make are
recording the date of the water event, rate of water
flow infiltrating the basement, and any other particular
notes of interest in combination could be helpful to the
party determining an appropriate repair to rectify your
problem.
So the next time you see water in your basement, after
your initial shock and horror, grab a note pad and jot
down a few notes based on the above. Hopefully you’ll
be able to assist in the speedy resolution to your situation
and get back to a dry and functioning basement.

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

–––
Robert is a partner at Brick & Co. Restorations and has
36 years of experience in the construction industry. His
range of experience has encompassed both field work
and project management. For the last 24 years, his focus
has been building wall envelope repair and restoration.

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
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Windsor
519-974-5887

Hamilton
905-529-4414

MEMBERSHIP COMMITTEE
FEATURE
The mandate of the Membership Committee is
to grow and maintain membership in the Grand
River Region. In the Grand River Chapter’s
first year of operation, the Membership
Committee took this directive seriously. Our
top priority was to identify those members
in the Kitchener-Waterloo, Brant, and Guelph
Regions and ensure they were aware of and
joined the new Grand River Chapter. The next
objective for the Membership Committee is to
continue to promote the new local Chapter to
area residents and professionals who may not
be aware of the benefits of being a member of
the Canadian Condominium Institute.
Over the last few months, the Membership
Committee has been following up on member
renewals and working with other committees
to ensure current members see value in being
part of this organization, as well as educating
them on all of the exciting features included
with their membership. Some of the elements
that the Membership Committee highlights
when promoting the CCI membership are that
all members receive the Condo News Magazine
and the annual Professional Business Partners
Directory. Members also receive reduced rates
to all CCI Courses, Seminars and Conferences
and many other networking opportunities
throughout the year. In addition, members
also benefit from Government Advocacy as
CCI's provincial legislative committees are
constantly working with various levels of
provincial governments in order to produce
legislation that reflects the improvements

required to properly protect directors and
condominium homeowners.
It is important that the Membership
Committee maintains a presence at events
to promote the Grand River Chapter.
This includes working closely with the
Education Committee to ensure someone
is available to deliver information, answer
questions, and provide guidance to any
current and prospective members. For
those interested in becoming a member
of the CCI Grand River Chapter, they
must first determine which membership
category is right for them. The Professional
and Business Partner memberships offers
the possibility to increase business,
receive recognition in the industry, and
obtain referrals, among many other
great opportunities. Individuals and
Condominium Corporations have their
own membership categories that offer
a multitude of valuable benefits, such as
referrals to the certified experts in various
fields, networking with other condo
owners and directors, and the opportunity
to learn from industry leaders.

MEMBERSHIP

Melissa Kirkaldie, RCM, Chair
Grand River Chapter

A crucial area that the Membership
Committee is dedicated to focusing on is
electronic communication, and as a result,
the Social Media Subcommittee was
formed. This subcommittee is responsible
for the content on the Grand River
Chapter website, LinkedIn, Facebook, and
SPRING 2018 | CondoNEWS

25

Twitter pages. Social Media is a great way to attract
the attention of current and prospective members;
therefore, the committee ensures that all upcoming
events, opportunities, and exciting industry news are
posted on these forums.
The Membership Committee for the Grand River
Chapter is working hard to constantly increase the
membership numbers and we are happy to announce
that there are currently 483 members of the Grand
River Chapter. This number has continually grown
since the Chapter was formed in July 2017, and as part
of the largest national not-for-profit condominium
organization, we look forward to continued growth
over the coming years.
Be sure to check out our website at www.CCI-GRC.
com where you can find links to all the social media
platforms and sign up for the free E-blasts.

We are

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

www.TAGmanagement.ca

at g
g i ve
v e s yyo
o u ppeeaac
c ee ooff m
I nIns
s uur
raannc
c ee tthhat
mi n
i ndd. .
Insurance tha t gives you pea ce of mind.
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PROFESSIONAL PARTNER LUNCHEON
On March 2nd, a luncheon on “Building Envelopes” was held in Hamilton with 85 attendees.
Thank you to our sponsors Brown & Beattie, Tektum Consulting Group, WSP Canada

SpCaptions captions captions

Shawn Marsh, President, WVLCC#172

FEATURED CONDO

and Maria Finoro, President, MF Property Management
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HERITAGE LAKES ESTATES, PUSLINCH
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Heritage Lake Estates, formally known as Wellington
Vacant Land Condominium Corporation #172, is a
condominium community located in Puslinch, just
minutes away from Guelph and the 401.
The first phase is comprised of 50 estate lots which
is expected to sell out this year. The second phase
consisting of 25 lots is currently being serviced. Each
home is custom-built by local, reputable, award winning
builders who are proud of their work and stand behind
their product.
If one drives through this gated community - on the
chance that the entry gate is open - one can easily feel
like they have just escaped to a secluded waterfront
cottage, without a long, arduous drive. This picturesque
community has its own private lake and island where
residents can enjoy swimming, fishing, canoeing and
walking the 4 kilometres of private trails surrounded by
wildflower meadows and lush greenery. One need not
sit long at the island’s gazebo or lounge at the beach or
canoe landing area before the deer and other wildlife
make themselves seen and heard.
Being so close to the 401 was originally viewed as a
detriment; however, with two out of three most recent

buyers moving from the GTA, access to the highway has
become one of the community’s biggest selling features.
Furthermore, one doesn’t have to travel far to enjoy
shopping, fine dining, entertainment, fitness facilities,
and some spectacular golf courses.
As good stewards of the our planet, this site is home to
Canada’s first certified luxury Net Zero home, which has
received a lot of interest from today’s discreet buyers.
There is no doubt that these estate homes are setting an
example of how future homes will be built.
When this development was created as a vacant
land condo, a few selected builders purchased all the
units (the lots) and then sold them to buyers over
time, who in turn had custom estate homes built on
them. The fact that this development was a vacant
land condominium corporation and not just a regular
subdivision was an incentive for owners because the
declaration contains restrictions with respect to: size,
location, construction standards, quality of materials
and appearance of the homes; minimum maintenance
requirements; architectural and construction design
standards, and time of commencement and completion
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of construction of each home. Further, since the homes
have individual septic systems and water wells, the
declaration also clearly defines the owners’ obligations
in maintaining and servicing them in accordance with
the township’s requirements. These restrictions are
very important to buyers because they ensure that the
highest maintenance standards are upheld by all current
and future owners.
Unit owners are fully responsible for their own lot,
which includes maintaining, repairing, replacing all
components of their house, and everything else on their
lot including landscaping, driveway, swimming pool and
perimeter fencing. Owners must also entirely insure
their own property for property damage, liability, and
personal contents.
The condominium’s active board is comprised of
three directors, which is responsible to manage the
corporation’s common elements with the guidance of
a locally-licensed management company. You know
you have a dedicated board with the interest of the
community at heart when one of the builders lives
there!
The common elements are comprised of the extensive
gardens, trees and trail system, security gate system,
the road and street light standards, lawn irrigation
system, the lake, the island, mail area, docks, and the
property’s perimeter fencing.
Some of the services in the operating budget include
electricity for the street lights, grounds maintenance/
snowplowing of the common areas only, curb-side
waste collection (not provided by the Township),
maintaining the irrigation system for the common
areas, annual lake water monitoring, and safety
equipment repairs/maintenance (signs, water safety
equipment) and septic system reports to the township.
In addition, the typical administrative/property
management/audit/CAO expenses and reserve
contributions are similar to other condominiums.
However, the monthly condominium fee is significantly
less than the typical condominium because the
condominium is not responsible for the homes and
lots. This also means that reserve contributions
are much lower, and the added benefit at this
community is that they draw water from their private
lake to irrigate the grounds so there is no cost for
water. The fees are now just $140/month, with the
largest expense being the grounds maintenance and
snowplowing contract.
For a myriad of reasons, the residents are very proud
to call Heritage Lake Estates their home!
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What began as a summer job framing while in
University developed into a passion for home
building. Running his own successful framing
company for nearly 25 years and having built a
few custom homes along the way gave Shawn
a strong foundation from which to launch into
custom homebuilding. Having a great respect for
architecture, design and better building practices
has consistently earned him countless nominations
for architectural design and their interior spaces.
At the Local GDHBA, Provincial OHBA and National
CHBA awards, Timberworx has been named as a
finalist and winner of multiple awards, for both
custom homebuilding and high-end renovations
each year. Shawn’s keen interest in seeking out
new technologies and sustainable products and
materials has given him the opportunity to learn
from, and align with, some of our leaders in the
industry. Timberworx is a Member on the CHBA’s
Net Zero Council of Canada. Shawn served as
President of his local Guelph Homebuilding
association in 2017, and he is also a representative
for GDHBA on the technical committee of OHBA.
The success of Timberworx he credits to the value
he places in his employees and designers, along
with their trusted trades and suppliers and his
commitment and loyalty to them.
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5 HABITS OF
HIGHLY EFFECTIVE DIRECTORS
The function and duties of a
condominium director can be looked
at in different ways: from taking on
a thankless job to assuming a huge
responsibility to participating in a
fourth level of government, and so
on. Regardless of how you consider
the role, one aspect of it is certain – a
condominium director is not a dictator
but rather a member of a team. It is
the involvement of other directors
that empowers the collective Board to
make formal decisions in the operation
of the community.
To be an effective team member,
condominium directors can embrace
the following habits…

PREPARE.
Effective condominium directors do
their homework and come ready to
participate at Board meetings. This
includes reviewing the agenda and
reports circulated in advance of the
meeting and can extend to notifying
the Chair and others attending the
meeting in advance of any specific
issues they would like to raise.

CONTRIBUTE.
While silence at a Board meeting
implies approval, simply going
through the motions and only letting
others share their views offers little

value to the community. The other
end of the spectrum is the reality that
sometimes contributing means giving
others a chance to speak. Effective
condominium directors recognize
that their community is best served
by allowing everyone on the Board to
contribute to decisionmaking.

LOSE SOME.
While all condominium directors are
welcome to enjoy the DJ Khaled song
“All I Do Is Win”, effective ones park
that mentality outside of the Board
Room. You cannot truly be a member
of a team if everything always has to
go your way. Effective directors choose
their battles and yield to the desires of
others from time to time. This is not
to say that directors should not voice
their objection if they do not agree
with a particular path, but rather that
effective directors recognize the value
of agreeing to disagree in ensuring that
different perspectives are considered
in the course of selecting the best path
for their community. One memorable
director made it a personal aim to be
outvoted on decisions at least a couple
of times a year to ensure fellow directors
felt that their opinions mattered and to
reinforce the mentality that all votes
need not be unanimous for the Board
to get along.
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Marc Bhalla, Chartered Mediator,
CONDOMEDIATORS.ca
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STAND UNITED.
While directors should be expected to have
different opinions, part of being an effective team
member involves standing behind the decisions of
the Board. Outside of Board meetings, in the eyes
of the community, the Board should be united
in justifying the decisions that they have made,
with the best interest of the community in mind.
It may be tempting to take the easier approach
of throwing others “under the bus” to maintain
political favour but a fractured Board can get in its
own way when it comes to being effective.

Condominium
Insurance Program

David Outa

CARE ABOUT EVERYONE.

Commercial Account Executive

While it may seem simple or considered a given –
why else would someone volunteer their time to
serve their community if they did not care about
it? – many directors get themselves into trouble
when they are perceived to play favourites or
pay attention more to the concerns of some over
others. As an elected representative of all unit
owners, and as a decision-maker for the entire
community, effective directors let all owners and
residents feel that their views are important and
like welcome members of the community. This
need not be a monumental endeavour – it can be
as simple as smiling and saying hello to familiar
faces.
It can be easy for condominium directors to fall
into behaviour that makes them less effective than
they could be, especially when emotions, politics,
and personalities come into play; however,
highly effective condominium directors take a
step back, consider the bigger picture, and act
calmly, rationally and in the best interest of both
themselves and the condominium community that
they are helping lead.

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

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

–––
Marc Bhalla is a mediator who focuses his
practice on condominium conflict management.
As part of his mediation practice, Marc helps
fractured Boards develop interaction plans and
start to function more effectively.
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Greg Fraleigh, RCM, President
Tel: 905-689-7341
Toll Free: 1-800-263-6952
Email: gfraleigh@enﬁeld.net
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ICE DAMMING –

A Problem Solved
Although the appearance of icicles

DETERMINING THE PROBLEM

along the roofline of a townhouse

A condominium corporation consisting of 56
townhouse units, built in the 1980s, contacted
us with their problem. Each of the units in
the townhouse complex is two storeys tall
with a sloped shingle roof. The roof structure
is constructed of wood trusses with ½”-thick
plywood roof sheathing. The original design
and as-built condition did not provide any
overhang as the roof trusses did not extend
beyond the exterior walls.

complex may look nice in the winter,
the educated unit owner knows that
ice damming poses several hazards.
Water leakage and damage, mould
and mildew growth, falling ice, as
well as increased heating costs, are
some of the risks associated with this
condition. There are various strategies
that can address ice damming, and
this article will present a recent
project where WSP was able to
investigate the causes of ice damming
and design the required repairs.

After completing a full day of site review
and accessing various attics throughout the
complex, it was determined that there was
no soffit ventilation, the thickness of attic
insulation was minimal (sometimes R10
instead of R40), and there were unsealed
penetrations in the drywall ceilings. All of
these factors contributed to the corporation
having ice damming issues at many units.
Ice damming occurs when warm air escapes
from the interior occupied spaces into the
attic. This warm air causes some of the snow
on the roof to melt, and as it runs down
toward the eavestroughs, it cools, changing
from liquid state into solid state. It should
be noted that sloped roofs are only designed
to be “watershedding”, not “waterproof”.

PROFESSIONALS

David Heska, P.Eng.
& Mustafa Qassim, B.Eng.Mgt., WSP Canada

McIntosh Perry provides a full range of consulting engineering and technical
solutions that encompasses every stage of a project. With a team of more than 600
engineers, project managers and technical experts committed to delivering
successful, high-quality projects, our experience and expertise helps us find an
innovative solution to any problem, regardless of the project size.
Building Science

Geotechnical Engineering

Reserve Fund Studies

Environmental Services

Rehabilitation/Restoration and

Hazardous Materials and EHS

Contract Administration

Material Testing

Structural Engineering

Building Condition Assessments

Project Solutions. Our Passion.
1.888.348.8991
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As a result, if there is a dam at the roof edge, water is
not able to easily flow into the eavestroughs but gets
blocked, eventually seeping underneath shingles and
damaging interior finishes.

IMPLEMENTING THE SOLUTION
In order to address the root causes of ice damming
and to provide the condominium with a cost-effective
solution, WSP completed targeted repairs at units that
were experiencing the worst ice damming problems.
The design specification and drawing details consisted
of extending the roof trusses in order to enable the
installation of soffit ventilation. Other changes were
also included such as installation of a self-adhered ice
and water membrane along the eave, increased attic
insulation, and repairs to all unsealed penetrations.
WSP worked closely with a prequalified contractor to
complete this work, ensuring that the designed details
were properly implemented.

TIPS FOR PROPERTY MANAGERS AND
BOARD MEMBERS
Here are three tips for Property Managers and Board
Members considering roof repairs at their townhouse
complex.
• Communication is Key to a Successful Project: There
were many stakeholders involved in this project,
including the Property Manager, the Board, unit owners,
tenant residents, the contractor, and the Engineer.
It is imperative that all parties are updated regularly
regarding the progress of the project through regular
email correspondence, phone calls, and meetings on
site. This will ensure that any issues encountered along
the way can be discussed and addressed in a timely
manner.
• Combine the Project with Other Forthcoming Repairs:
At this condominium it was determined that the existing
shingles were nearing the end of their service life and
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would need to be replaced within the next 5 years. As
a result, the Board decided to not only correct their ice
damming problem but also to replace the shingles at
the targeted repair locations. By combining these two
projects, the Board was able to minimize disturbance
to the residents as they began a phased repair strategy.
• Long-Term Solutions are Superior: Other temporary
solutions may have been feasible with a lower initial
cost (such as the installation of heat tracing cables
at the roof edge). However, Property Managers and
Board Members must be aware of the disadvantages of
lower-cost options. Typically there are high operating
cost, poor aesthetics, and risk of damage in temporary
solutions that do not address the root cause of ice
damming.

ICE DAMMING ELIMINATED

seem complicated due to the changes needed in the
roof eave design and interior work. However, these
repairs were able to address the root cause of the
ice damming problem and provide the condominium
with a cost-effective solution.
–––
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.
Mustafa Qassim, B.Eng.Mgt., is a Building Sciences
Consultant with WSP. Over the past three years, he
has worked on a variety of roofing, parking garage,
and cladding projects. Mustafa is based in Hamilton.

As shown in the photos, the contrast between units
where repairs have been completed and where they
have yet to take place is pronounced. The addition of
soffit ventilation and increased attic insulation might
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WELCOME TO OUR NEWEST MEMBERS!
GOLDEN HORSESHOE CHAPTER

GRAND RIVER CHAPTER

Condominium Corporations
Wentworth Condo Corp. #173
Halton Standard Condo Corp. #684

Individual Membership
Susan Rutherford
James Thornton					
Melody Cant		

Individual Membership
John E. A. Hunter					
Professional Membership
R. Tobias Park (Park Group of Companies
Michelle Bolan (Albion Property Management)

556 Edward Avenue, Unit 71, Richmond Hill, ON L4C 9Y5
P 905 -737- 0111 F 905 -737- 4046 (Guelph) P 519 - 827-1757

PRACTICAL APPROACHES

■

■

Reserve Fund Studies

■

Performance Audits

■

Condition Assessments

■

Specifications & Tendering

■

Forensic Engineering

■

Roof Consulting

■

Construction Review

■

Contract Administration

SENSIBLE RESULTS

www.brownbeattie.com

Professional Membership
Franks Maintenance Products Inc.
K.I.B. Building Restoration Inc.			
Rikos Engineering Ltd.
Tektum Consulting Group
Tarion Warranty Corp.			
Globe LED Lighting
Priority Submetering Solutions		
LEaC Shield				
RMS Glass Inc.				
Jones Electric of Kitchener		
Dean-Lane Contractors				
CertPro Painters of Waterloo		
Black and White Roofing
Winmar					
RCT Bins					
Sani-Bins Inc.				
Dryerfighters				
D’Angelo and Sons Roofing			
Water Matrix
Professional Membership
Sadie Breg (Caskanette Udall Consulting Engineers)
Laurie Hebblethwaite (Remy Consulting Engineers Ltd)
Tom Gallinger (Atrens-Counsel Insurance Brokers)
Stefan Nespoli (Edison Engineers Inc.)		
Will MacKay (CIBC Wood Gundy)
Tim Beattie (Brown & Beattie Ltd.)
Chris Jaglowitz (Gardiner Miller Arnold)
Evan Shkolnik (Cion | Coulter)			
Denise Lash (Lash Condo Law)

NEW MEMBER PROFILE

NEW MEMBER-GHC
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RIA
Rooney, Irving, & Associates Ltd. (RIA) is a full-scope elevator consulting firm. Over the
past 30 years, RIA has had the opportunity to work with property managers, owners and
architects in the design, specification, and inspection of thousands of elevators across
Canada.
RIA assists with a full range of services. These services include:
• Inspections: determining condition of
equipment, maintenance, compliance
with relevant building codes, and Reserve Fund
Studies;
• Consulting: upgrades, construction projects,
and traffic feasibility studies determining the
requisite number of elevators and types of
equipment;
•Project management: specification writing,
tendering processes, site inspections of
contractor’s work (interim and final), progress
billing reviews, and close-out documents.
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NEW MEMBER-GRC
TEKTUM CONSULTING GROUP
“Authentic People providing Viable Options for
Real Solutions”
In an industry ever changing, Tektum Consulting
Group looks to provide honest and viable
consulting services to address your roofing
and building envelope concerns. We take a
straightforward approach to the building sciences
industry, identifying your needs, constructing a
comprehensive plan, and ensuring professional
execution of the work undertaken.
As roofing and building envelope enthusiasts,
Tektum Consulting Group is always looking to
improve standards, methods, and procedures
within the Roofing and Building Sciences
industries. The Tektum Consulting Team has
an unique blend of contracting and consulting
experience working on projects across the
country. We use that unique-blend knowledge
base to provide custom and comprehensive
consulting services to ensure all aspects of our
clients’ projects and needs are properly identified
and accounted for.
We are energized to find solutions that are
sustainable, economical, and reliable. With
Tektum you can always expect open, honest
conversations and relationships with expert
advice and optimum results. Tektum Consulting
Group provides real solutions and creates

feasible and efficient plans to be proactive in
maintaining the integrity of your or your clients’
building and roof systems.
We invite you to check out our website – www.
tektumgroup.com; send over an email – info@
tektumgroup.com; or give us a call at 1 (866)
223-9980 to find out more about the Tektum
Approach and Pricing Guarantee.
Services:
A sampling of the Roofing and Building Envelope
services we offer:
• Roof Asset Management
• Roof Condition Analysis and Assessment
• Project Costing and Budgeting Services
• Contract Document Preparation and Tendering
Services
• Contract Administration
• Quality Assurance and Inspection Services
• Warranty Management
• Leak Management Systems
• Destructive and Non-Destructive Investigation
Services
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Q&A

Q : Can the declarant of a condominium
corporation obligate the condominium's board of
directors to purchase one or more units or other
assets from the declarant?

A: It has been common for condominium declarants
to require the condominium corporation to purchase
particular units or other property. The types of units
this would often include are party rooms, exercise
rooms, or superintendent suites, while property
may include furnishings, exercise equipment, or
maintenance systems.

The new Section 26.1 of the Act which will come
into force later this year reduces the ability
of developers to require such purchases by
condominium corporations. Prior to the addition of
Section 26.1, upon registration of the condominium,
a condominium corporation was controlled by
the declarant appointed board of directors (the
“Declarant Board”), and thus, individuals (often
employees) appointed by the declarant would be able
to bind the newly formed condominium corporation
to contractual obligations. Once the condominium
was turned over, the new members of the Board (the
“Owner Elected Board”) would have an obligation to
perform the contracts and the condominium would
acquire the assets or interest from the declarant.
Section 26.1 provides that despite contrary wording
in a declaration, by-law, agreement, or instrument,
until a Board is elected at a turn-over meeting
held under section 43 (or subsequent board), the
condominium corporation shall not acquire an
interest or right in a unit, other real property, or
personal property except for no consideration, unless
the regulations provide otherwise.

It is important to note that a declarant may
still offer the condominium corporation the
opportunity to purchase an interest in a unit
or asset held by the declarant. The addition of
Section 26.1 simply ensures that the declarant
cannot force the condominium corporation to
purchase an interest in a unit or asset. A decision
to purchase such an interest is made by the
Owner Elected Board except in certain prescribed
instances.

PROFESSIONAL PROPERTY MANAGEMENT
CONDOMINIUM EXPERTS
“YOUR PROPERTY IS OUR PRIORITY”
COMPLETE COMPREHENSIVE
MANAGEMENT SERVICE
WE PROFESSIONALLY MANAGE CONDOMINIUMS,
INDUSTRIAL/COMMERCIAL, TOWNHOUSES, NEW
CONDOMINIUM DEVELOPMENT, CONDOMINIUM
FINANCIAL PACKAGES

This means the Declarant Board would no longer
SERVING HALTON, HAMILTON,
be able to bind the condominium corporation in
PEEL & NIAGARA DISTRICTS
contract to purchase assets or an interest in property
except when the consideration for the interest or
33 King Street East, Suite 9, Dundas, Ontario L9H 1B7
905-544-0077 • 1-866-544-0077
asset is nil. That said, the regulations may provide
Email: precision@cogeco.net • Visit our website at: www.pmsinc.ca
exceptions for certain assets or interests that the
Declarant Board may be capable of binding the
condominium
corporation
to purchase.
www.cci-ghc.ca
• www.cci-grc.ca.
| Golden Horseshoe & Grand River Chapters
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EVENTS

UPCOMING CCI EVENTS

GOLDEN HORSESHOE CHAPTER

GRAND RIVER CHAPTER

June 26, 2018
Timely Topics – Cannabis &
Condos
August 8, 2018
Timely Topics – Electric Vehicles

June 12, 2018
GR-Leaders' Circle in Waterloo
July 17, 2018
GR-Leaders' Circle in Brantford
July 17, 2018
GR-Leaders' Circle in Guelph

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

SV_CondoLaw_Campaign_Outline.indd 1
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EVENTS

BILL 106 BOOT CAMP
On March 23rd and 24th, a Bootcamp was held in Hamilton on the new legislation changes. There were
103 attendees and 22 speakers. We greatly appreciate the sponsors: Dunshire Management, Garden Grove
Landscaping, Gelderman Landscaping, McIntosh Perry, Property Management Guild Incorporated, Simpson
Wigle Law, SV Law, WSP, and Elia and Associates.

LUNCH & LEARN

Lunch and Learn held on February 9th at Bingemans by the
Grand River Chapter titled “Building Envelope Solutions”.
Thanks to Semple Gooder Roofing Corporation and Gelderman
Landscape Services for sponsoring the event. The expert
panel consisted of Jordan Swail, RJC, David Heska, WSP, Jason
Truman, Edison Engineers and Robert Milovancev of
Brick & Co. Restorations Ltd.
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CONDO MEMOIRS
Some people really prefer satellite television to cable television, but would you be as
creative as this unit occupant?
The condominium corporation had a rule prohibiting satellite dishes from being
installed or affixed to the common elements or any building component of a unit. Not
to be denied his satellite channels, this unit occupant looked for a solution. The unit
occupant would park his pick-up truck next to the side door of the unit and bring out
a satellite dish on a platform. Once the satellite dish was connected to power, he
would place the satellite dish and platform in the bed of his pick-up truck. The unit
occupant would then maneuver the satellite dish until he found good reception. Such
a set-up created an unsightly appearance within the condominium plan; however, the
unit occupant was not offending any rule. Eventually, the board of the condominium
corporation was forced to enact a new rule that prohibited the unit occupant’s mobile
satellite system and the unit occupant had to settle for cable.
Do you have an unbelievable story that you would like to share with our members?
Send it to us for our Condo Memoirs! You will remain anonymous.
Access Control
Video Surveillance
Intercom
Automatic Door
Openers
Intrusion Systems
ULC Fire Monitoring

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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Joanne Richards joanne@r3i.ca

(519) 993-6817
solutions for today..........and tomorrow www.r3i.ca
Providing reliable security
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