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Magazine Theme 
How do you define value in a condominium community?  
In this issue of CM Magazine we explore value in a variety  
of ways from education and experience to professionalism  
and seeing your constituents as your partners. 
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Management company executives  
are asked to reexamine how they  
think, how they hire, how they sell  
and how they view themselves.  
Read more in this call to action  
on page 17.
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Message
from the Executive Director

Spring is said to signify a time of optimism and a time for 
a fresh start. ACMO plans for the coming months reflect both 

of these descriptions.
We have recently conducted two surveys, 

a Condominium Manager Compensation 
Survey and an ACMO Member Needs Survey. 
Participation by the various groups surveyed 
is greatly appreciated.

The Member Needs Survey went to RCMs and general 
members. Over 61% of respondents have held ACMO member-
ship for 5 years and longer, and 71% reported education as 
the key reason for belonging, with advocacy, networking and 
communications each hovering around the 10% mark. Both 
positive comments and areas for improvement were received, 
and we assure you that Your Opinion Counts! In the area of 
education, a need for shorter programs in locations across 
the province as well as points east and north of the GTA was 
identified. A joint luncheon is already scheduled with CCI 
Huronia Chapter, breakfast sessions and workshops are being 
planned; and we note the overwhelming request for webinars, 
livestream and recorded offerings. 

The Compensation Survey, which had an exceptionally 
high response rate, went to ACMO members who currently 
hold the RCM designation or are enrolled in courses, as well as 
those who had met the standard in the past but are no longer 
members. 94% of those participating hold the General Licence 
issued by CMRAO, with half reporting the licence fee as being 

covered by their employer. Respondents were from across the 
province, although with the density of condominium living in 
the GTA it will come as no surprise that just over half managed 
properties in the GTA. A majority of total respondents (62%) 
have responsibility for between 250 and 1,000 units. 

Recognition of the educational and corporate standards 
established by ACMO was clearly evident. Current RCM 
respondents reported annual salaries 12.5% and almost 25.5% 
higher than former RCMs and current or former candidates, 
respectively. Higher salaries were also reported by the 64% who 
work with ACMO 2000 Certified firms. 

Of course, ACMO will always represent our members in every 
way possible. The Association enjoys a positive and open rela-
tionship with the CMRAO, and is scheduled to meet with the 
Minister of Government and Consumer Services next month. 

Last, but certainly not least, Condo Conference 2019 will be 
held at The Beanfield Centre (Exhibition Place) on October 
4 and 5. A new date, a new look and a new venue directly 
accessible by Go Train promises a great opportunity for 
condominium managers, corporation directors and the many 
professionals providing services to the condominium industry. 
Plan to be there!

We thank all CM Magazine readers for their support and 
direction. With a strong individual membership and growing 
list of ACMO 2000 certified firms, ACMO looks forward to 
working together to promote and enhance professional condo-
minium management across Ontario. 

RCMs Lead the Way

Amanda Curtis, CAE
Executive Director
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Adding Value to  
Successful Communities

2018/2019 Board of Directors

A warm hello to our members and 
extended readers! It has been a long and 

treacherous winter so 
far and Managers and 
Associates have been 
working diligently deal-
ing with all the trials 
and tribulations that 

the winter has sprung upon us! Kudos 
to all of our members for surviving the 
turbulence at this challenging time. 

I am especially proud of the value 
ACMO brings to its members and the 
condominium community in general. 
In 2013, it was ACMO’s vision to have 
a licensed Manager in every condo-
minium across the Province.  And now, 
licensing is a reality. It’s time to take a 
step back and have a serious look at what 
ACMO can deliver that will provide the 
most meaningful and greatest value to 
our members moving forward. More 
details will follow and be reported at our 
upcoming Annual General Meeting on 
April 26, 2019. Please make sure to mark 
your calendars for this annual event. 

As a Registered Condominium 
Manager and General Licensee, I am most 
proud of the value professional Manag-
ers and management companies bring 
to condominium corporations and the 
entire industry. Unfortunately, for many 
years being a Condominium Manager 
was not truly recognized in the industry 
in general as a professional career. 

However, the industry has evolved and 
public awareness has certainly enticed 
current board members, future candi-
dates, residents and community appetites 
to research further the management and 
operations of their homes.  One thing for 
sure is that change is inevitable, and we are 
living in a constantly changing world and 
we have to move forward with it. Securing 
a professional Condominium Manager 
and management firm are the two key 
essentials that will deliver an enjoyable, 
positive and successful condominium 
living experience.   Condominium living 
has expanded to different dynamics. 
Now, with the increase of family home 
real estate generally out of reach for 

most first-time buyers, condominiums 
are becoming more popular with all age 
groups. A healthy extended partnership 
between management, boards and resi-
dents is the key recipe for a successful 
community. 

Having a licensed condominium 
manager and management firm, as well 
as associate members of ACMO acting 
on behalf of your corporation is the 
first step toward enjoying a home that is 
financially secure and a wise investment 
both now and in the future.  

In closing once again I thank all of you 
for your kind support and commitment 
to ACMO and look forward to seeing 
you at an upcoming event. 

Quote for the month:
“A bad attitude is like a flat tire, you 

can’t move forward until you change it” 
Let’s all spring forward!
We’ll talk again soon . . .

Audrey M. McGuire, RCM
ACMO President
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Newsworthy

Annual Honours for Industry Achievement

In this issue of CM magazine, you can read articles by two 
outstanding recipients: Bill Thompson and Jason Riddle. 
Congratulations to all recipients and thank you to the many 
engaged and enthusiastic people who submitted nominations.

The Condominium Authority of Ontario

Filing Annual Returns and Notice of Change

All corporations must file their 2019–2020 annual return by 
March 31, 2019. Effective April 1, 2019, a $200 late filing fee will 
be applied to all overdue returns.

To streamline the filing process, you cannot file a Notice of 
Change until you have filed your 2019–2020 annual return. A 
Notice of Change must be filed with the CAO when informa-
tion in your return has changed.

Visit the CAO’s website for more information:
https://www.condoauthorityontario.ca/en-US/condo_returns/

CAO Announces 25% Temporary Adjustment/Reduction 
for the 2019/2020 Annual Assessment

The CAO announced that effective January 7, 2019, the date 
when corporations can start filing their mandatory 2019–2020 
annual returns, it will implement a temporary 25% adjustment 

Each year ACMO honours the best of the condominium 
industry with its annual awards. Individuals are nominated by 
fellow peers, board members, professionals and trades in vari-
ous award categories. Submissions are reviewed and tabulated 
by the Awards Selection Committee chaired by Chris Antipas, 
RCM. Members include John Abedrabbo, Armand Conant, 
Jim Davidson, Peter Leong and Sally Thompson. Deborah 
Bechard, RCM, and ACMO director, is chair of Awards.

We are pleased to recognize the following recipients for 2018:

Vince Bennett, RCM............MANAGER OF THE YEAR

Allyson Ingham, RCM HONOURABLE MENTION,  

 MANAGER OF THE YEAR

Julia Sullivan, RCM HONOURABLE MENTION,  

 MANAGER OF THE YEAR

Bill Thompson, RCM ...........LEADER OF THE YEAR

Andrea Lusk ............................ASSOCIATE OF THE YEAR

Jason Riddle, RCM ..............GENESIS AWARD
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Vince Bennett, RCM, Manager of the Year Bill Thompson, RCM, Leader of the Year
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More Annual Honours for Industry Achievement

Top row from left:  Allyson Ingham, RCM, Honourable Mention, Manager  
of the Year; Julia Sullivan, RCM, Honourable Mention, Manager of the Year.  
Bottom row from left: Andrea Lusk, Associate of the Year; and Jason Riddle, 
RCM, Genesis Award.

(reduction) in its annual assessments for 
the 2019–2020 year from $1 per voting unit 
per month to $0.75. The reduction is being 
applied because the CAO’s projected costs 
for delivering its services will be less than 
projected in its budget, owing in part to 
the limited jurisdiction of the Tribunal 
(CAT) to receive only records disputes.

condoauthorityontario.ca/en-US/
temporary-adjustment/

Condominium Authority Tribunal 
(CAT) Continues to Deal with  
Records Cases

The Condominium Authority Tribu-
nal or CAT continues to deal only 
with records cases as prescribed under 
Ontario Regulation 179/17. Does that 
mean you cannot file a case other than 
records? Here is an excerpt from the CAT 
webpage that explains the process for 
filing a non-records case.

What if I file a case that is not 
about records? The CAT will advise 
you that your case does not fall within 
the CAT’s current scope of disputes 
under Reg. 179/17 (e.g., it does not 
deal with a records issue under s. 55 
of the Condominium Act, 1998). If you 
cannot or do not update your case so 
that it falls within the CAT’s scope of 
disputes, the CAT will ask you to make 
a legal argument about why your case 
should be allowed to proceed as-is. 
If the CAT determines that your case 
should not be allowed to proceed, it 
will be closed.

condoauthorityontario.ca/en-US/
tribunal/cat-user-checklist/
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A Discussion of Value

Ph
ot

o:
 F

er
en

az
 La

lji

Leader of the Year

Dianne Werbicki, BA 
Editor 
CM Magazine

ment services. Given that there was no 
mandated standard, it was next to impos-
sible for boards to differentiate the service 
levels, so they would tend to judge the 
quotes by the easiest comparative – price.

Q: How should a condominium 
corporation define value?

Bill Thompson: Boards have the duty 
to set the standards within their condo-
miniums. There are no two communities 
that are created identically, and the needs 
of the individuals within that commu-
nity also differ greatly. A board, therefore, 
needs to define their value equation based 
on their individual community. They 
should carefully sit down and capture 
those aspects of their community that 
are important to them and what their 
exact expectations are for those defining 
aspects. When they interview prospective 
managers, they should concentrate their 

Value in a business environment is a 
concept that has many different inter-
pretations. In our personal lives we all 
know what we value most – our families, 
our homes, our friends, our happiness. 
In business, the focus is different. Or is 
it? At its most basic, business value is 
defined in terms of dollars and cents or 
economic value, for example, monetary 
savings. Our condominium boards 
strive to get the best value for money 
spent and for work performed. It’s not 
always about the lowest price. It’s about 
what meets the board’s and residents’ 
needs and makes everyone feel satisfied.

How else do we measure value in a 
condominium community? Perhaps, 
these are the more intangible definitions 
of value. A person’s value – what skills 
and qualities does an individual manager, 
concierge, administrator or superin-

tendent bring that makes that person 
valuable. Skills like decision-making, 
attitude, planning, critical thinking. 

We asked Bill Thompson, RCM, presi-
dent of Malvern Condominium Property 
Management, and recipient of ACMO’s 
Leader of the Year award, to discuss Value 
in a condominium situation. 

Q: How does a condominium 
corporation board of directors 
define value?

Bill Thompson: Historically many 
boards have defined the value of manage-
ment based solely on price. After all, if 
they hired professional management, that 
manager would get competitive quotes 
on every contract, and would generally 
recommend the lowest bid unless there 
were known differences in those quotes. 
The only quotes that the board would seek 
themselves is for the provision of manage-

Bill Thompson, RCM, is president  
of Malvern Condominium Property 

Management. Bill is this year’s  
recipient of the Leader of the Year 
Award. The award is presented to  

an individual who has demonstrated 
team leadership in business  

practices, and/or in development  
of professional property managers.
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Elevate your career
Prepare for your Registered Condominium Manager 
(RCM) designation with George Brown College
Gain a strong foundation in condo management with our Condominium 
Management Certificate – offered in partnership with the Association of 
Condominium Managers of Ontario (ACMO). Taught by industry professionals, 
courses explore the essentials of condominium law, financial management, 
administration, human resources and facilities management.

All courses are offered in the evenings at our 
St. James Campus, conveniently located in the heart 
of downtown Toronto. Completion of the following 

four certificate courses will allow you to write the Registered Condominium 
Manager (RCM) exam administered by ACMO:

•  Condominium Law
•  Condominium Administration and Human Relations
•  Financial Planning for Condominium Managers
•  Physical Building Management

coned.georgebrown.ca/condo
For more information, contact us at 416-415-5000, ext. 2163,  
or cebusiness@georgebrown.ca.

interview on those defining aspects and 
see how the management company can 
add value to those areas. Value should 
be defined by the relationship match 
between the needs of the community and 
the services of the manager.

The newest stress on boards is the 
all-inclusive service offering of some 
management companies. These firms 
offer to provide services such as secu-
rity, cleaning, HVAC, utility supply 
services and any other service imagined 
by a condominium. I personally have a 
very difficult time understanding how a 
management company can have exper-
tise in all things in order to offer those 
services. I fear that the practice will put 
managers in a difficult place in their day-
to-day provision of management services, 
and believe that this is just another way 
for boards to revert back to value being 
aligned strictly with price.

Q: How do you, as an executive 
and leader, strive to bring value 
to your condominium communi-
ties, clients, employees and other 
stakeholders?

Bill Thompson: Managers spend 
their lives developing relationships with 

their boards, their owners, their trades 
and their coworkers. A good manager 
is good at developing and maintaining 
these relationships. If you can accept the 
idea that management is a relationship-
dependent service, then it is an easy jump 
to understand that a good management 
company will strive to manage the envi-
ronment to aid in those relationships. A 
good management company will develop 
systems and practices to balance the 
interactions and, therefore, the relation-
ships between all of those parties.  

Things like ‘transparent purchasing’ 
balance the relationship between manag-
ers and trades.  Community websites 
and communication systems policies 
balance the relationship between the 
manager and the owners. Good trans-
parent reporting and inspection systems 
will help to balance the relationship 
between the manager and the board. 
Any management company that ignores 
these aspects of the job, and leaves the 
manager without the needed tools and 
parameters to keep those relationships 
in balance, is going to be exposed to 
poor performance by its managers, 
which will inevitably lead to high levels 

of manager turnover. Staff changes lead 
to decreased value of the service, which 
leads to change of management service 
provider, which also adds to decreased 
value in the community.

Given the current growth in the 
condominium market, and the licens-
ing of managers and management 
service providers which has reduced the 
number of qualified managers servicing 
that growth, it is inevitable that there 
will be massive change in the industry. 
Many condominiums cannot even find 
a management company in the current 
environment, and managers are being 
hired away for more money by those 
communities that are willing to pay for 
a good management company.  This 
environment is breaking down all of 
the relationships that can be and have 
been built over time – when managers 
become long-term contributors to the 
success of a condominium community. 
We have restructured our service and 
compensation plans to ensure that our 
managers find work/home life balance 
and have a say in their compensation 
package. Happy, well-supported manag-
ers create successful communities. n
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The Laws of Attraction

to grow our businesses.  Not lucky, in 
that we cannot staff the potential busi-
ness heading our way.

It’s not fair that we are resorting to 
playing the “property manager roulette” 
game where condominium managers are 
bouncing from company to company in 
the hopes of something better. Greener 
grass perhaps? I can tell you that green 
grass requires watering, fertilizing, aerat-
ing, sun, positive reinforcement and 
nurturing.  It’s exhausting and expen-
sive; however, it’s necessary in order 
to create an environment and a home 
where people are happy to work.

I really think it is incumbent upon 
the leadership of this industry to decide 
where we want to take our esteemed 
profession and the people within it. It’s 
now time to show our true value to our 
current and potential clients. In grade 6 

ACMO was founded over 40 years 
ago in an effort to educate and regu-
late condominium managers in a new 
and budding industry.  Condominium 
management is still a very young profes-
sion when you compare it to most others 
outside the tech world.

The Ontario Government through 
licensing of condominium managers 
saw fit to grant ACMO the exclusivity 
for educating RCMs for at least the near 
future. What does this mean for RCMs? 
We know that our future colleagues are 
receiving at least the minimum required 
education to ensure that our clients are 
being well managed.  

The need for qualified condominium 
managers has never been so great! It’s 
a sad fact that there are not enough 
qualified managers for the astounding 
number of condominiums that exist 

today and that are currently being built. 
We’re not breeding QUALIFIED condo 
managers fast enough. Why?

Licensing is fantastic and we are 
finally members of a “profession” with 
standards and a regulatory authority 
that has the power to maintain stan-
dards and to weed out the “bad apples.” 
ACMO has spearheaded this process that 
on November 1, 2017 became reality.

As RCMs we already know the benefits 
of holding this esteemed designation 
over holding just a General Condomin-
ium Manager Licence, but how do we 
increase those numbers?

Lucky not lucky….
CEOs of condominium management 

companies will profess that we are lucky 
to be in such a lucrative industry where 
generally, we don’t need to solicit clients 

Steven Christodoulou, RCM 
Chief Visionary Officer 
ICC Property Management Ltd. 
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Join us for an exciting New Condo Conference!
Stay tuned over the coming months for more 

detailed information. 

New Venue! New Concept!

October 4 & 5, 2019
Enercare/Beanfield Centre

The 2019 Condominium Conference…

I learned algebra.  X + Y = Z.  I always 
wondered when I would need to use this 
equation in the future.  

Well here are a couple of equations 
I’ve been trying to solve:

• Potential Condominium Manager 
+ Great Potential Salary = Increased 

Supply of Potential Labour
• Graduate Degree Students + Six 

Figure Salaries = Happy Clients
So what’s the solution?  Well it starts 

with the leadership of our profession to 
start selling the following equation:

• Higher Management Fees + Better 
Qualified Condominium Managers = 
True Value to the Client

Condominium management does not 
attract post-graduate students. MBAs, 

CPAs, engineers, etc. are not necessar-
ily following our path due to the fact 
that condominium management lacks 
the earning potential required to attract 
these individuals.

Minimum wage increased last year 
which didn’t affect condo managers. 

However, our clients had no choice but 
to increase many of their contracted 
services such as security and house-
keeping by over 20 per cent.  We all 
now pay more for our Starbucks coffees 
and lunch at our favourite restaurants. 
What would it look like if base salaries 
would increase by over 20 per cent?  I’m 
not talking about increasing all current 
condominium manager salaries by this 
figure or by any amount for that matter; 

it really boils down to the fact that we 
would be able to attract new, more 
educated and sophisticated talent for 
our profession.

This isn’t an overnight solution and 
will take some time; however, the light 
on our profession would shine brighter 
if we were able to attract the kind of 
talent that our clients are yearning for. 
But it starts with the leadership of our 
industry making some radical changes.  
Changes in the way we think, changes 
in the way we hire, changes in the way 
we sell and changes in the way we value 
ourselves.

I believe our clients will pay more 
for RCMs bringing true value to the 
management of their single biggest 
investment.

I believe our clients will pay more for 
RCMs with post-graduate degrees.

I believe the “Century Club” for RCMs 
is in the near future. n

Steven Christodoulou, RCM is 
Chief Visionary Officer of ICC Property 
Management Ltd. and a past-president 
of ACMO.
iccpropertymanagement.com

Higher Management Fees  
+  

Better Qualified Condominium Managers

= True Value to the Client
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Are You a Superstar
or Just Average?

detail to make sure that their manage-
ment reports are concise, accurate and 
presented in a timely fashion. Taking 
pride in your work and in your accom-
plishments is a strong indicator that 
you exhibit the traits of a superstar!

Then there is the age-old debate as to 
whether or not condominium manage-
ment is a career or simply a job. To the 
average manager perhaps the answer is 
quite simple. Others would suggest that 
the superstar managers have fought long 
and tirelessly to have our profession 
recognized as a rewarding and stimu-
lating career. Lawyers, auditors and 
engineers have come to recognize and 

 “Above and beyond”, “Going that 
extra mile”, “Just putting in the time”, 
“Going through the motions”! Timeless 
clichés to be sure, but are any of them 
applicable to you as a condominium 
manager? The landscape of condo-
minium management in Ontario has 
changed significantly in these past 18 
months and none more so than for the 
men and women who actually manage 
condominium corporations day to day. 
So how do we in the industry, or perhaps 
more importantly the client Boards of 
Directors, distinguish the difference 
between the superstar manager and 
those who are simply just average?

It starts with commitment. It is not 
difficult to recognize those manag-
ers who are more than “9 to 5”! It’s 
not about watching the clock, it is 
about being committed to getting 
the work done in an organized and 
professional manner without putting 
limitations on time. It’s about making 
the time onsite productive and mean-
ingful. The superstar manager is 
proactive not reactive. They take the 
time to think about what has to be 
done and how exactly they are going 
to go about completing the task. They 
research, consult and ask others to 
assist if required. There is attention to 

Harold Cipin, MSc, Hons BA, 
RCM, president and COO 
City Sites Property  
Management Inc. 
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appreciate the knowledge and expertise 
managers bring to the overall success 
of the industry in general, and to the 
client corporations we all manage on 
a daily basis. Before licensing there was 
a time that corporation boards would 
specifically ask that their onsite manager 
be an RCM! Why? 
Because these boards 
re co g n i z e d  t h e 
difference between 
those  managers 
who viewed their 
time at the build-
ing as simply a job 
and those who took 
ow n e r s h i p  a n d 
showed that they 
truly cared.

It’s not just about coming in early or 
staying late. It’s about taking the time 
to listen, to make those who have come 
to talk with you feel that their time 
was just as important as yours! It’s 
about managing your time effec-
tively to include building inspections, 
first hand confirmation that the trades 
have completed their work properly 
and not just taking their word or 

invoice as proof. It includes attend-
ing conferences, seminars and other 
forms of continuing education. Being 
current and staying current definitely 
contributes to that difference.  

And what about all of the manage-
ment companies, old and new? Are 

there differences there as well besides 
their size and number of employees? 
Management companies regardless of 
whether or not they are ACMO 2000 
certified should also make the commit-
ment to provide qualified personnel 
and professional service. Management 
companies need to take the time to 
properly recruit and train their staff to 
ensure that the service they purport to 
offer is in fact exactly that! It is a tough 

challenge today, but it is essential that 
these companies avoid taking the 
easy way out. The profession can not 
afford to take the easy way out for our 
future, and our reputations depend on 
making the right choices today.

So, are you prepared to “go above 
and beyond,” to take 
the necessary steps 
to have a career as 
a  “SUPERSTAR” 
m a n a g e r ?  A s k 
those who already 
have. Chances are 
they will tell you 
that by doing so 
it identified their 
career. It has been 

challenging and no doubt difficult 
at times yet extremely fulfilling and 
rewarding. You too can make the 
difference! n

Harold S. Cipin, M.Sc., Hons. BA, 
RCM is president and Chief Operating 
Officer of City Sites Property Manage-
ment Inc., an ACMO 2000 certified 
management company. 
citysitesmanagement.com

It’s about taking the time to listen, to make  
those who have come to talk with you feel that 
their time was just as important as yours!{

   WWW.URBANGARDEN.CA                             416-465-1485                         INFO@URBANGARDEN.CA
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Professional Condominium Manager or
Office Helper?
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Your Value Proposition

Bill Colucci, RCM 
Senior Property Manager  
and Director of Special Projects 
CityTowers Property  
Management Inc.

professional condominium manager 
must learn to not take comments such 
as this personally, and that will help him 
or her to grow and evolve into a success-
ful community manager, which may be a 
better definition of what we aspire to do.

Perhaps part of the problem lies with 
residents who are not aware of what a 
professional condominium property 
manager does. It is not just sitting in the 
office answering a phone, or providing 
parking, pool or gym passes. Commu-
nity managers are on call 24 hours a 
day/7 days a week. We practice both the 
technical skills that avoid mishaps such 
as severe equipment failures, while work-
ing together with the board to oversee 
the careful budgeting and spending of 
millions of dollars. As we learn to develop 
the people skills that permit us to work 

Every property manager wants and 
needs to progress professionally, as well 
as financially. But do we work to progress 
as managers and professionals? Or are we 
content to remain with our “recent RCM” 
status, attitude and knowledge base?

Every new condominium manager, 
similar to everyone else in any new career, 
starts off as a novice, almost as office 
help, or a clerk with some education. As 
the tenured amongst us know, gradu-
ating with an RCM or newly acquired 
General Licence is just the beginning 
of our educational experience. A new 
manager is habitually at the low end of 
the pay ladder, and that is fair. However, 
we as managers have two basic types of 
education: the formal, such as continu-
ing education through ACMO, your 
management company or other cred-

ited institutions, and the school of hard 
knocks or real-life experience. It may 
take a village to raise a child, but it takes a 
group of residents to educate a manager.

The more challenging residents 
bring with them the opportunity for 
the manager to learn, grow and stretch 
as he or she becomes a better, smarter 
manager. After numerous encounters 
with those who challenge us the most, 
we learn how to deal with more difficult 
individuals. I will not nor can I ‘dis’ the 
unfortunate person who thinks he or 
she can obtain better service by being 
belligerent or degrading to a condo-
minium manager because things are 
never good enough or fast enough and 
the favourite line against a manager is 
“we pay your salary”. No one chooses 
to be a sociopath, it just happens. The 
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with those less practised in social interac-
tions and even the anti-social, we become 
true professionals. At this point in our 
careers we should be looking to progress 
financially to reflect our technical and 
interpersonal achievements.

Let’s face it; most of us would not work if 
we didn’t need the money. Money doesn’t 
make the world go around, it just sustains 
the momentum. I know of two young men 
who purchased BMWs they could barely 
afford stating they “deserved” the car. Of 
course, everyone deserves certain basic 
things like liberty, safety, food, but a BMW? 
As managers knowledgeable in budgets, 
finance, basic accounting, contract and 
condominium law (and a host of other 
subjects), we realize we deserve what we 
can afford. But we also deserve what we 
have earned. If a manager has stretched 
himself or herself educationally and 
academically he or she deserves success, 
and success comes with a dividend. 

If you worked prior to property 
management in a complementary indus-
try you should leverage that as well. Many 
jobs that are less technical are stronger in 
the people skills. Emphasize that! If you 
worked in trades such as home services or 
automotive, emphasize those strengths. If 

you worked in retail, your customer service 
skills are probably better than most. If you 
have just graduated from high school you 
will, regrettably, not have the depth and 
breadth of experience you will have in ten, 
twenty or more years. We all start off as 
office help. It is only in politics where an 
individual can catapult right to the top due 
to a great sales pitch and self-promotion.

Yes, the condominium world is very 
political. However, we are the civil servants 
of that world and while we shelter the 
good board members from the hoards 
who believe they are not earning what they 
are (not) paid, we must walk the tightrope 
of civil servant and management author-
ity. These are two hats that are worn by 
police, fire, MPs, MPPs, counsellors and 
condominium property managers.

By your actions, it is your responsibil-
ity to show your board of directors and 
residents that through hard work and 
continuous improvement you have earned 
the right to be called a professional and 
to show that professional condominium 
managers are not office help. Regretfully, 
too few people ask their manager for his 
or her credentials. Too few residents real-
ize the responsibility and serious nature of 
our profession, and sadly a senior condo-

minium manager and an office helper 
look alike to most people. We do not have 
insignia to show rank like in the army and 
police force. Only occasionally does a resi-
dent ask us our education or experience. 
I suppose they think it rude; however, it 
would be wise for an owner to inquire 
about what they get for what they pay.

It is a good step forward that we are 
now being recognized by the govern-
ment as licensed professional property 
managers with all the responsibility that 
entails. You have the right to call yourself 
an expert, your professional insurance 
and your employer should recognize 
and reflect these truths because for many 
years that wasn’t the case. n

Bill Colucci is a trained heating tech-
nician who has spent over thirty years in 
property management, twenty of those 
years focused on condominiums. Re-
gardless of his technical credentials, Bill 
still finds a BA in Literature & Drama 
extremely useful in the condominium 
theatre. Bill currently works as Senior 
Property Manager and Director of Spe-
cial Projects for CityTowers Property 
Management Inc.
citytowersinc.com
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What Goes Up  
Should Come Down

Bill 106 Boot Camp and participated at 
the conference and trade show offered by 
CCI Grand River Chapter. 

The original elevator is now over 35 
years old and has surpassed its engi-
neered life expectancy. Despite the odd 
service call here and there, it chugged 
along and provided residents with the 
service they expected. 

Then the inevitable happened – the 
dreaded emergency call for a resident 
stuck in the elevator. The elevator 
company was called in and was able 
to make a repair. Unfortunately, the 
repair did not last and calls became 
more frequent, parts had to be ordered 
and the elevator maintenance company 
advised us that the original installers, 
Northern Elevator, no longer exist. To 
make matters worse the motor model 
is a Zhiel-Abbeg (which is a unique 
design and the manufacturer stopped 
supporting this material about six 
months after the last elevator of this 

type was installed over 25 years ago!) 
There are no replacement parts and 
due to the design, repair is often not 
possible. 

While technicians did manage to get a 
part, the building was left with no eleva-
tor for over a week. As the only elevator, 
and with an aging population in the 
building, residents of WSCC 7 found this 
extremely difficult. 

The company recommended that 
the elevator be replaced and provided 
a quote to the board and management. 
Management advised the board that 
a project of this magnitude should 
be carefully reviewed and multiple 
quotes requested. It was agreed to hire 
an elevator consultant to review the 
elevator and quote on overseeing the 
elevator replacement project.

How to proceed?
The Elevator Assessment was 

completed and a detailed report 

As a property manager, it is never an 
easy conversation to have with a Board 

of Directors and owners 
that the elevator they all 
depend on needs to be 
replaced. I am going to 
walk you through my 
own elevator project 

including preliminary steps through 
working with a team of experts to over-
see the project from start to finish.

WSCC 7 (Chateau Champlain) is a 
29-unit condominium in Cambridge. 
This building exemplifies community and 
social interaction; the owners are extremely 
proud of their home and it shows. 

The board of directors is a hands-on 
board who have worked diligently to have 
a well-maintained condominium and 
strive to have the best interest of the resi-
dents in mind. Board members have not 
only completed their mandatory director 
training but have also participated in the 
Level 200 Enhanced Director Training, 

WSCC No. 7, Chateau Champlain in Cambridge, ON.
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Regional Perspectives

We often talk about the special skill sets that RCMs and licensed condominium  
managers possess. This includes a broad knowledge base that combines their education 
together with on-the-job experience. Here is one example of how experience at one 
corporation was seamlessly transferred to meet the specific needs of another. 

provided to the manager, along with a 
rough cost for modernization as well as 
a timeline for the elevator replacement 
once approved. With this informa-
tion in hand, the board had a difficult 
decision – it was apparent the elevator 
needed to be replaced, but where would 
the money come from?

At roughly $160,000 plus engineer-
ing costs, a building of only 28 units 
did not have this money available 
(especially since they just completed a 
planned roofing project that year) the 
dreaded “Special Assessment” discus-
sion began at the board meeting and 
I mentioned another option that the 
board had not considered – they could 
borrow the funds.

I had just completed a borrow-
ing bylaw for another condominium 
and let the board know I could make 
arrangements to provide them what I 
refer to as my “dream team of experts” 
who could assist with everything they 

would need to arrange to finance if the 
owners agreed.

To arrange a loan there are certain 
considerations and not many boards 
or even managers know this option is 
available. 

Enter the “Dream Team”
I began by contacting the eleva-

tor consultant to oversee the project 
and gather information on how long 
the process would take from start to 
finish. They advised that the elevator 
would be out of service for roughly 
7–8 weeks. 

Next, I asked how long the process 
will take from Phase 1 to Final Phase 
– they advised that the specifications 
will be ready in two weeks for review, 
a tender period of three weeks and 
delivery of material is approximately 
16 weeks from the award and then a 
completion of 8 weeks once the mate-
rial is delivered.

To arrange proposed financing, we 
provided the following information to 
the financial advisor:

• A copy of our latest Reserve Fund 
Study

• Most recent financial package, 
budget and last two years audited finan-
cial statements.

• Copy of recent Status Certificate
• Details of the work to be completed 

and an estimated cost
• Copy of declaration and bylaws
The corporation’s engineer was 

contacted to request an update to the 
Reserve Fund Study moving the elevator 
to be completed in 2019 as it was scheduled 
for 2021 in the study (the corporation was 
not that far out in their planning)

Last on the dream team list was 
the corporation’s lawyer to arrange 
for a Borrowing Bylaw and to get the 
process started. 

The next step was to call a Town Hall 
(Information) meeting for the owners 
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to ask any questions. There are often 
misconceptions about what borrow-
ing funds mean for the condominium 
and for unit owners, and an infor-
mation meeting helps address those 
misconceptions. It is helpful to have the 
condominium’s lawyer at the meeting to 
address legal questions, as well as some-
one from the financial organization to 

answer questions about the financial 
aspects. We also invited the engineer 
who completed the Reserve Fund Study 
update and the elevator consultant. 

The Meeting of Owners was called to 
vote on the borrowing bylaw. To pass 
a Borrowing Bylaw a majority of unit 
owners vote on the bylaw and it requires 
50% +1 to vote in favour for it to pass. 

It is highly recommended to obtain as 
many proxies in advance as possible – 
even if a corporation thinks it will pass 
it is important to have proxies in hand 
to ensure it is passed to move forward.

After the Borrowing Bylaw comes into 
effect, the board works with the financ-
ing organization and the condominium’s 
lawyer to finalize the financing docu-
ments to access the funds to complete 
the elevator replacement.

As you can imagine the most impor-
tant part of a project of this magnitude 
is communication and organization. 
Owners need to be made aware of 
the time that the elevator will not 
be available so they can make other 
arrangements. This is important espe-
cially for residents who may be unable 
to use the stairs. 

A project like this requires a property 
manager working closely with the board 
of directors to keep the residents’ minds 
at ease and not cause panic.

I appreciated working with all the 
experts and the board of directors, as 
well as the patience of the residents of 
Chateau Champlain during this project 
and we are excited to see the new eleva-
tor once it is completed! n

Pamela Smuts is a condominium 
property manager at Weigel Property 
Management in Kitchener. She has been 
actively involved in the condominium in-
dustry for over 25 years, with experience 
as an owner, board director, property 
manager and in the condominium trades 
industry. She is actively involved in the 
condominium industry on the CCI Grand 
River Chapter’s Board of Directors, CCI 
National Council and the Chair of CCI 
National’s Community Committee.
Weigelmanagement.com

 

Top: At the board meeting with the corporation’s lawyer and elevator consultant. 
Bottom: The Board of Directors at Chateau Champlain are very engaged and pictured attending the Level 200 
Directors’ Course. The Board of Directors are: Joanne Hetherington – President; Jo Murphie – Treasurer;  
Dick Murphie – Past President; Eleanor Wyss – Secretary; and Cherie Clark – Director. Photos: Supplied.

Walid Habis, P. Eng
cell: 416.569.6300  I  tel: 416.646.2283  I  email: habisw@momentuseng.com
8-1445 Bonhill Rd. Mississauga, Ontario L5T 1V3

Assessments, Restoration and/or Replacement:
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Reserve Fund Studies

Technical Audits
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Leveraging Skills 
in a Second Career

longer than 30 seconds, about the same 
time as a short elevator ride. It became 
my personal value proposition.

For me, I felt that my years of experi-
ence managing budgets, leading projects, 
making presentations, problem solving 
and supervising teams in many countries 
around the world would be valuable skills 
for a novice property manager.

During the job interview, it became 
evident that someone of my age, busi-
ness background and prior salary range 
may not be taken seriously. I made it 
clear that I was committed for a mini-
mum of two years if they were open 
to providing me an opportunity. I was 
fortunate to have someone who believed 
in taking a chance on me. 

Next, I had to interview with the board 
of a condominium corporation that the 

Licensed condominium managers and 
RCMs bring a variety of skill sets to the 
boardroom table. While many are choos-
ing condominium management as their 
first career after secondary school, others 
have already achieved post-secondary 
degrees and certificates. Still other manag-
ers have valuable work-life experiences 
as new Canadians that they can share. 
Here is one manager’s story of making a 
successful career leap of faith when others 
may have given up.

Like many other Canadians, I found 
myself unexpectedly faced with the end 
of employment. I was 55 years old and 
had been doing IT work with the same 
company for 33 years. I consider myself 
fortunate as I was eligible for early retire-
ment and was offered placement services 
as part of my package.

In addition to assisting in resume 
preparation and polishing my very rusty 
interview skills, my career coach had me 
do a lot of self-reflection. Did I want to 
continue my IT career or take the opportu-
nity to try something completely different?  

I had owned and lived in condos over 
the years and even been on the board of 
a couple of investment properties. One 
property manager, learning of my sudden 
“free time,” suggested that I might be good 
at being a property manager. He offered to 
talk to his buddy who owned a firm in the 
GTA about giving me an interview.

My career coach and I assessed my skills 
and I decided this might be a great time to 
give this a try. I now had to work on my 
“elevator pitch”. This is a brief, persuasive 
speech that you use to market yourself to 
someone else. A good one should last no 

Harry Nielsen, RCM 
Founding Partner 
Waters Edge Property  
Management Inc.
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company was taking over. It was really 
unique because the members of the board 
were all about my age and the interview 
was more of a discussion.  Knowing from 
my resume that I was on condo boards 
they even asked me what I would be look-
ing for in a property manager if I was them. 
I told them that I would want a property 
manager that cared about the people 
and building as if he/she was an owner. 
Before I knew it, I was participating in a 
turnover. My company provided amazing 
mentorship, training and support. The 
firm was being audited for ACMO 2000 
certification, and it became my mantra 
for tailoring the site.

As I got comfortable in the position 
of site manager for this 226-unit build-
ing, I found that there were in fact a 
number of skills that carried over from 
my prior company.  

I had come from a culture that 
encouraged empowerment. The build-
ing’s security staff became my concierge 
staff, providing front office services to 
the residents that they already knew 
individually by name. They now greeted 
and assisted residents, provided forms, 
shared information, and helped main-
tain records. They became inspectors as 

they dutifully did their security rounds, 
documenting cleaning and mainte-
nance items. The residents who at first 
would apologize to me for making a 
“complaint” were told that if it was 
the first notice it was a report, not a 
complaint. Suddenly the building had 
500 inspectors who would politely bring 
issues to our attention.

Safety was another hallmark of my 
prior work culture. We immediately 
started having regular safety meetings 
and ensured that everyone wore proper 
safety equipment and participated in 
quarterly fire drills. Our superintendent 
became our safety and health represen-
tative who took pride in vetting all our 
contractors performing work onsite.

Return on investment and controlling 
operating budget was key to triaging 
projects at my former employer. Our 
condo’s board of directors were very 
progressive and quickly adopted any 
new ideas that promised a reasonable 
return. We successfully eliminated over 
$100,000 in operating costs through 
initiatives such as reducing energy 
consumption and insurance premiums.

I think one of the strongest skills that 
prior experience can bring is in the area 

of communication.  My office door was 
always open, we kept our bulletin board 
updated, sent out quarterly newsletters 
and conducted quarterly information 
sessions for the owners.  Residents were 
so engaged, I even had a few residents 
anxiously asking for the next update on 
our year-over-year consumption graph 
as we awaited our next utility bill follow-
ing our LED retrofit.

However, this new opportunity was not 
without its challenges. I found the time 
commitment and responsibilities of the 
role to be enormous. Long hours, night 
school and on-call coverage were very 
demanding. And the problems encoun-
tered often had direct impact on people’s 
lives and their homes. This wasn’t just a 
work place. Then there were all the legal 
and regulatory requirements. I developed 
a whole new respect for what a property 
manager was required to do.

There were many enablers that 
helped keep me sane. Foremost I had a 
supportive company who provided me 
with ongoing training and mentorship. 
We had a progressive board and a great 
staff. We had some wonderful residents/
owners and we relied on a valued group 
of trusted suppliers.

Epilogue
Now, almost six years after my jour-

ney began, I am still enjoying property 
management.  I stayed on for three years as 
the site property manager, completed my 
RCM and am now licensed. After moving 
to Collingwood in 2017, I co-founded 
Waters Edge Property Management Inc. 
servicing resort condominiums in the 
Georgian Bay and Muskoka areas.

I believe that there is a strong benefit to 
the individual, the property management 
company and the condominium corpo-
ration to take the risk of embracing this 
opportunity.

No regrets! n

Harry Nielsen is a founding partner 
with Waters Edge Property Management 
Inc., specializing in resort condominium 
management in the Georgian Bay and 
Muskoka area. In 2013, after retiring from 
a successful 33 year career as an IT man-
ager with Imperial Oil and ExxonMobil, 
Harry began a second career as a proper-
ty manager with Wilson Blanchard Man-
agement. While working as a site man-
ager, he honed his skills and obtained his 
RCM designation.
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Your Value Proposition

Jason Riddle, RCM 
Meritus Group Management Ltd.

learn more about how your property phys-
ically works than is in any single text book.

 The second property I managed at the 
same time as the first was a co-op, which 
was like managing a condo in the 1970s. 
They do not have protective legislation, 
they still use estoppel certificates, and are 
allowed to have restrictions that would 
never be allowed in our condo world. The 
greatest lesson I learned at this property 
was how to build consensus through a 
community. I feel that often as condo 
managers it is easy to have blinders on, to 
focus only on what the board wants. It is 
easier to convince a room of three people 
of something, than it is to convince an 
entire community. Every decision we ask 
the board to make is on behalf of every 
single owner – this should be at the heart 
of everything we do.

After a year at my first property, I 
learned a lesson that is difficult for many 
condo managers for a variety of reasons. 
There are times where, no matter how 
hard you work, no matter how much 

I received an invitation to contrib-
ute an article in CM Magazine on the 
heels of being awarded ACMO’s 2018 
Genesis Award.

I feel I am still at the stage in my career 
where I am learning: What could I offer 
that other managers, with more expe-
rience, would find useful? What is my 
“Value Proposition?” 

I reflected on my career, and all of 
the challenges I have had in the short 
40 months I have been a condominium 
manager. I have had great success and 
great failures, but in everything I have 
done in this industry, I have been able 
to learn a lesson or two. All these experi-
ences have made me the manager I am 
today, and continue to shape the manager 
I will become. My experiences and what I 
take away shape what my “value proposi-
tion” is, and it is those lessons that I can 
share that I would hope others, no matter 
how experienced, can find useful. 

The first property I managed was a 
critically underfunded condominium 

in desperate need of membrane replace-
ment for their garage. The board was 
entertaining an idea brought to them by 
a contractor that would cost a tenth of the 
bids received by the engineers, by using a 
roll-on chemical product on the already 
extensively delaminated garage ceiling. I 
contacted several engineering firms and 
collected opinions on this approach. The 
first big lesson I learned was the impor-
tance of forging relationships with quality 
people in their respective fields. Some engi-
neers came out and assisted me above and 
beyond because it was the right thing to do, 
others insisted I pay them before putting 
an opinion in writing. We are exposed to 
so many different people with different 
skill sets and experiences, being able to call 
up a professional and say, “Can I bounce 
something off of you?” is one of our great-
est assets as a manager. Those who helped 
me are the types of professionals that I 
know will give their best to my boards. 
I also learned that engineers love to talk 
shop. Share a beer with them and you will 

36 I CM Magazine SPRING 2019





BEST Consultants Martin Gerskup Architect Inc.

tricancontract.com
905.475.6703

Quality
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LEED Platinum Certified Products
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good you have done, you are only as good 
as the board allows you to be. If the rela-
tionship is soured, for your health, peace 
of mind and professional well-being, we 
must not be afraid to walk away. 

When I had a board that was toxic, 
I learned that it can be a very lonely 
feeling. Managers can feel isolated by 

long hours spent onsite, and we often 
have no one we can talk to who under-
stands our stress and what we deal with. 
I gathered a group of fellow managers 
who would have lunch together once 
a month to just vent. We became a 
much-needed support system, and we 
bounced ideas off each other, shared 
horror stories, and asked advice. Most 
importantly, it alleviated stress. Those 
lunches would lead to emails and 
calls to each other for advice, recom-
mendations and shoulders to lean on. 
I encourage all managers to build a 

group of colleagues that you can all lean 
on. Together, we are better. 

I then managed a property that was 
under court appointed administration. 
This was an incredible experience for a 
new manager. Bill Thompson, ACMO’s 
2018 Leader of the Year, was the admin-
istrator. From Bill I learned the necessity 

of being precise with everything you say 
and do as there are serious ramifications 
that can be unanticipated.

It was while I managed this property 
that I learned my hardest lessons. 

The workload was intense and I pulled 
long hours six days a week, 12 to sometimes 
14 hours daily, and I put my health at risk. 
I am the manager that will not leave until 
the job is done. Unfortunately, there are 
properties that throw so much at you, that 
the job is never complete. I had to learn that 
asking for help was not weakness.

 It was when I asked for help that I 

Every decision we ask the board to make is  
on behalf of every single owner – this should be  
at the heart of everything we do.{

understood who you work for is every 
bit as important as integrity, ethical 
conviction and dedication. If the bottom 
line is more important than a manag-
er’s mental and physical health, you are 
simply not going to survive this industry. 
I was fired, because I fell apart. 

It was the best thing to happen to me 
as a manager. 

I was able to reset. I was able to choose 
a mentor and I used this opportunity to 
refine myself as a manager, and define 
who I want to be in this industry. I 
continue to learn lessons every day. The 
last 19 months of my career have been 
incredible in the ways of opportunity, 
challenges and experiences. If I did not 
hit rock bottom, I would not have been 
able to recover and have the type of year 
that won me the Genesis Award. n

Jason Riddle completed all of the 
ACMO courses at once and passed the 
RCM exam on his first attempt all before 
working a day in management, and offi-
cially received his designation in October 
of 2018. Jason is proud to be a manager 
with the Meritus Group Management Ltd.
themeritusgroup.ca
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Your Manager is not 
Your Clerical Assistant
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Guest Contributor

Peter Walpole 
Condominium  
Corporation Director

Your manager should be encouraged 
to attend training sessions, or meetings 
of other condo managers — but only ‘on 
the clock.’ Do not suggest such meetings 
be held after hours. Be prepared to offer 
time off in lieu.

Your manager should never be called at 
home to discuss board issues. You might 
reasonably call your manager’s personal 
phone for incidents such as ‘murder in 
unit 602,’ or ‘a fire/flood in the under-
ground parking garage,’ or even, ‘the 
Superintendent just quit.’ But calling 
about the budget, next week’s meeting 
agenda, or a complaint from unit 1012 
should be understood as totally unac-
ceptable. You’d never call your physician 
at home about an in-grown toenail or a 
headache. Same concept.

Rethink your relationship with your 
manager. Elevate your expectations from 
clerical to managerial, from petty cash to 
multi-million-dollar projects, from ciga-
rette butts in the lobby to multi-thousand 

By training and personality, your condo 
manager is a skilled organizer. By govern-
ment regulation, the manager is a trained 
professional — having studied for, and 
passed, a set of carefully developed courses 
and exams. Your manager is required, and 
willing, to take continuing training.

Put simply: your manager is a profes-
sional. You can think of your manager in 
the same terms as your condo’s lawyer, 
your physician, the Reserve Fund 
engineer, or even your electrician and 
plumber. As a general concept, a profes-
sional has the particular knowledge and 
skills necessary to perform their specific 
role within that profession. Professionals 
are required to complete detailed train-
ing (usually over a number of years), 
display a defined set of skills, and adhere 
to a professional code of conduct. 

The pay scales of professionals may 
vary greatly. However, we expect all 
professionals to perform to a given set 
of expectations. What your professional 

condo manager is not, is your personal 
assistant, your personal clerk, or your 
punching bag.

If you would not ask your lawyer, or 
your plumber to do a task, then you should 
never ask your manager to do it. Your 
manager is hired to manage a corporation 
— much as a CEO might be tasked with 
managing a railway, a factory or a hospital.

The manager’s day-to-day tasks 
will include finances, staffing, inves-
tor relations and other high-end 
duties. They might involve respond-
ing to disasters, complaints or failures. 
Duties will inevitably relate to safety 
issues, trades and construction, and 
personnel. Ask your manager to list the 
various duties carried out just yester-
day — it might be illuminating.

What your manager should not be asked 
to do is make coffee, organize a social 
event, prepare posters for such an event, 
shop for gifts, or attend events that have 
nothing to do with managing the condo.
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cost overruns. Your manager is way too 
busy to be designing posters or producing 
your newsletter. 

Rethink the responsibilities of the 
board and its directors. Commu-
nications is a board responsibility. 
Balancing a budget is your respon-
sibility. You are obliged to follow 
professional guidance. So, don’t be 
asking advice from your lawyer, engi-
neer or manager, and then go do your 
own thing.

Think like a board of directors (not a 
coffee club). Follow professional advice 

diligently, and respect your manager as 
a professional. If you can’t do so, then 
you need to resign. If your manager 
does not act professionally, then it’s 
time for a replacement. But the new 
manager will expect to be treated with 
respect as a manager, not a clerical 
assistant to the board. n

Peter Walpole has been a director 
of a condo board for a number of years 
— having been elected, acclaimed and 
appointed. He was also a director of the 
CCI Huronia chapter.

SUBSCRIBE FOR FREE
(in Ontario only)

43



Continuing Education



45

Ph
ot

o:
 ©

 B
ig

sto
ck

.c
om

/ 
su

tth
in

on

Janice Schenk, BA, B.Ed.
(Adult Education) 
Director of Education   
ACMO

Prepare to Do Well on 
the RCM Exam

rize them; you can choose to write out 
the answers; you can choose to put the 
questions on index cards with answers 
on the back and have someone verbally 
ask you the questions; or you can choose 
some other method. The point of any of 
these suggestions is to ensure that the 
information becomes easily accessible 
to you through repetition.

Refresher Course Combined 
with Self-Study

You can attend the Refresher Course 
if you wish – but please remember that 
it is not the only thing you should do 
to prepare to write the RCM Exam. The 
Refresher Course is designed to provide 
you with a brief overview of the infor-
mation found in the four ACMO courses 
– it is not designed to tell you what to 

Are you ready to write the RCM Exam? 
Being eligible to write the exam and 
going on to successfully pass the exam 
are two different things. The average 
passing rate for the RCM exam over the 
past two years has been 66%; that means 
that only 66% of the candidates writing 
any RCM exam have passed. You may 
write the exam a total of three times, but 
how can you prepare to ensure success 
the first time you write?

Preparation is the key factor for success. 
We hear many times that candidates are 
too busy working full-time to study for the 
exam; or they are too busy with family; or 
they passed the courses; or they took the 
Refresher Course; or they have worked in 
the industry for a long time -- so why do 
they have to prepare? These comments, 
while true, are not reasons to skip study-

ing for the exam. The RCM designation is 
a serious, meaningful designation, and the 
exam to earn it is not easy. If you wish to 
be successful in the exam, you must take 
your preparations for the exam seriously. 
If you don’t you may have to write the 
exam more than once.

Every person learns in their own way, 
and the same goes for how they study. It is 
important that you identify what method 
works best for you and apply it. Here are 
some methods you might consider:

Repetition
Well in advance of the exam date, set 

aside specific time each day or week to 
study. Begin by answering the review 
questions at the back of each chapter in 
each student manual. You can choose to 
simply look up the answers and memo-
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study, or to give you the answers to the 
exam questions! Some people choose to 
attend the Refresher Course before they 
begin their studying to give them a broad 
outline from which to focus their studying; 
others choose to take the Refresher Course 
after they have prepared for the exam as 
a final review before their exam sitting. 
But remember, the point of the Refresher 
Course is not to be the only preparation 
you should take to write the exam. ACMO 
is currently working to have the Refresher 
Course available online in an effort to 
make it easier to “attend” for everyone.

Develop a Strategy
Sometimes it has been a long time 

since you have written a formal exam, or 
writing exams may make you nervous. 
To help you feel more confident, we 
suggest having a formal strategy for 
writing the exam before you arrive at 
the exam location. This way you will be 
able to manage your stress and rely on 
your strategy if you get flustered. Here 
are some things to think about:

You have 3-1/2 hours to write an exam 
which covers the four ACMO courses. 
There are four sections to the RCM Exam. 
You should decide before you arrive how 
you will divide the time available to you 
between the sections. You may simply 
divide the time by four to determine the 
maximum time you can spend on each 
section and still finish all sections. There 
are 210 minutes and four sections, so the 
maximum time for each section would 
be 52-1/2 minutes. You should move on 
to the next section when that time is up 
regardless of whether you have answered 
all the questions; if you take less time on 
subsequent sections, you can go back to 
the ones you didn’t have time for. You may 
also decide to answer the questions for the 
sections you feel most confident about 
first to allow yourself more time for those 
sections you don’t feel confident about. 
Or, alternatively you may want to tackle 
those sections you are worried about first, 
and hope you will have enough time for 
the sections you find easier afterwards. 
The point of any of these suggestions is to 
persuade you that you need to think about 
how you will attack the exam before you 
arrive to write it.

Each section of the RCM Exam contains 
true/false questions, multiple choice ques-
tions and short answer questions. For the 
true/false and multiple choice questions, 
there is only ONE answer for each ques-

tion. Even if you think there is more than 
one, there is only one. Try not to second-
guess yourself after you’ve answered a 
question. ACMO does not try to “trick” 
you with any of the questions – if you 
aren’t sure about an answer, either leave it 
and come back to it, or go with your best 
guess. For the short answer questions, use 
the marks assigned to each question to 
guide how much or how little you write 
in your answer. If a question is worth 2 
marks, you won’t get any extra marks even 
if you write a long answer, and worse, you 

have wasted time. Alternatively, it is hard to 
get a full 4 marks, for example, if you have 
provided a one-word answer.

We hope that you will consider some 
or all of these tips and techniques before 
your decide to write the RCM Exam. 
Preparation is critical for your success, 
and we look forward to welcoming you as 
an RCM once you have passed the exam 
and achieved your required experience! n

Janice Schenk, BA, B.Ed. (Adult edu-
cation) is ACMO’s Director of Education.

c: 647 407 5030t: 905 282 0728
www.certifiedbuildingsystems.ca

f: 905 282 0730
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Best Practices in Collections

property management firm to be 
financially responsible for amounts 
outstanding as a result of their failure 
to properly register a lien on a unit. 
This serves as an added layer of protec-
tion for corporations when it comes to 
delinquent accounts.

Management contracts will also 
provide the authority necessary for 
the management firms to collect fees. 
Boards of directors should not micro-
manage the collection process.  Boards 
should be updated on collection activ-
ity at board meetings, but should not 
be involved in decisions to lien units, or 
subsequent collection activities. 

Collection of common element 
fees should be a joint effort between 
the accounting department and the 
manager. Managers should review their 
financial statements each month and 
follow up with their accounting depart-
ment for those units that are sixty days 
or more in arrears.  

Condominiums depend on common 
element fees collected from homeown-
ers to fulfil their financial obligations. 

When homeowners are 
delinquent with their 
payments, this may lead 
to a shortage of cash in 
the bank, which may 
present financial chal-

lenges for the corporation.  
The Condominium Act, 1998 gives 

residential condominiums a great deal 
of power when it comes to collecting 
common element fees. A condominium 
has an automatic lien against a unit 
owner in default. This automatic lien 
expires 90 days after the arrears arise, 
unless the corporation has taken steps to 
secure its right to the debt by registering 
a Certificate of Lien on title to the unit.

Registration of a lien should be done 
by the corporation’s solicitor. Once a lien 
has been registered on title, the solicitor’s 
instructions regarding any payments 

made by the owner should be commu-
nicated to all involved in the collection 
process. It is essential that the manager, 
the accounting department and the solic-
itor have an open line of communication.

A collection policy that relies on the 
registration of a Certificate of Lien will 
not solve cash flow issues. Avoidance 
of arrears is the best practice to ensure 
that a corporation will have the funds 
necessary to meet their operational 
requirements.

Property Manager’s Role  
in Collections

There are two reasons that a corpo-
ration may encounter issues with 
collections: First, if  the property 
management firm has neglected its 
duties to collect those arrears, and 
second, if a board of directors intervenes 
and circumvents the collection process.

Almost all management contracts 
contain a clause that requires the 

By Tracey Gunn, RCM

Best Practices
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There are times when extenuating 
circumstances make collections difficult.  
For example, if an ownership change has 
taken place, and management has not 
received any notification. This change may 
only be discovered when the prior owner 

calls to complain that their fees have been 
deducted from their account in error.

Catching this early in the collection 
process means there is time to track 
down the registered owner of the unit. 
While some may say that it is incum-
bent on the current owner to initiate 
contact with management, this author 
believes that a little bit of detective work 
on behalf of the property management 
firm and manager may save the current 
owner a great deal of money in legal 
fees, as well as foster a positive relation-

ship with the community. High handed 
collection procedures can only end 
badly for everyone involved.

Economic factors can also present 
their own challenges. Homeowners 
may suffer traumatic life events such as 

a job layoff or other factors that affect 
their ability to meet their financial 
obligations. Very often these owners 
will plead their case to the manager in 
the hopes that a reasonable plan can 
be put in place to avoid a lien being 
placed on their unit.

As managers, we must be empathetic 
to our residents, but resolute in our duty 
and obligations to our clients. Payment 
plans for arrears put the corporation at 
greater risk of losing their lien priority 
and should be avoided.

Avoidance of arrears is the best practice to ensure 
that a corporation will have the funds necessary 
to meet their operational requirements.{

Policies and Procedures
Management firms should have 

processes in place that involve commu-
nication to homeowners in default 
in the form of reminder letters. The 
timing of these reminders will vary 
between management firms, but are 
typically issued during the first and 
second month of arrears, followed by 
the Notice of Lien at the beginning of 
the third month of arrears.  

The most important form of commu-
nication in the collection process is the 
Notice of Lien. This is a prescribed 
notice that must be sent to an owner in 
default a minimum of ten days prior to 
registering the Certificate of Lien. Typi-
cal timing for the Notice of Lien is for 
it to be issued at the beginning of the 
third month of arrears. At this point in 
the collection process, the homeowner 
will incur additional collection costs, 
which must be paid in full before the 
lien process can be halted.

Managers should familiarize themselves 
with their employer’s collection policies.  
Following up on delinquent accounts 
should not be a last minute rush before a 
board meeting. Consistent communica-
tion with delinquent homeowners and the 
accounting department will ensure that 
arrears are dealt with in a timely manner.

In conclusion, collections should be 
an automatic process. When proper 
procedures are in place for collections, 
arrears should not pose an issue for the 
manager or the corporation. Managers 
should keep a close eye on arrears to 
ensure that liens are placed in a timely 
manner.

Managers face many challenges 
throughout the day and the Condomin-
ium Act provides the legal framework to 
ensure that arrears are not one of those 
challenges! n

Tracey Gunn is a licensed condo-
minium manager and an RCM who 
has taught financial management for 
condominiums for over 13 years at 
post-secondary institutions across On-
tario. She is a recipient of the Donna 
Farr Award for teaching excellence 
from ACMO, a member of the Profes-
sional Development Committee and 
the author of Financial Management 
for Condominiums, a manual used in 
condominium management instruction 
by all licensed managers in Ontario.
traway.com

BUILDING SCIENCES INC.
CONSULTING ENGINEERS

SOLUTION TO ALL YOUR ENGINEERING NEEDS
We offer to our clients effective professional solutions in Structural, Civil, 
Mechanical and Electrical engineering, with a specific focus on Condominiums. 

 Performance Audits, Reserve Fund Studies and Life Cycle Costing

 Professional advice on any stage of the Performance Audit process

 Building systems condition assessments

 Technical, facility and energy audits at any level of detail

 Investigations and troubleshooting

 Complete project management services

 Contract procurement for projects of any size

 Specifications, bidding documents and tendering services

 Recommissioning of building components and systems

For further information on our vast range of professional services contact:

Nick Tassone, President or
Dusko Vukosavljevic, Senior Project Manager

905.760.0869 or 1.888.2534.724 (1.888.BLDG.SCI)
www.buildingsciencesinc.com

Building Sciences Inc.
Consulting Engineers
221 Rayette Road, Unit 1
Concord, ON L4K 2G1

Find out why some of  our clients are with us for more than 15 years

50 I CM Magazine SPRING 2019



Caring for Trees
from their Roots to their Shoots

trunk being damaged by lawn mowing 
equipment? We cannot expect our trees 
to be strong, healthy and beautiful when 
large portions of their vascular tissue are 
missing! We also don’t want our trees to 
have open wounds in a critical area where 
insects and fungal pathogens could cause 
significant damage. This condition is not 
hard to correct. Simply have the layer of 
sod removed from around your tree and 
install a 5–10 cm layer of wood chip mulch. 
Be sure to keep the mulch 10–15 cm away 
from the trunk of your tree. The wider you 
make the mulch ring around your tree, the 
better it is for the tree. You are creating a 
soil environment that mimics the decom-
posing litter layer found in a forest!

Ensuring your trees and shrubs are 
properly mulched is one of the most 
beneficial practices you can employ for 
improving their health. 

Still looking at the lower trunks of 
your trees? Check to make sure rodents, 
insects or fungus have not caused any 
damage. A certified arborist should be 

Now that spring weather is upon us it 
is a great time to turn our attention to the 
care of trees and shrubs in our landscapes. 
Our woody plants are often overlooked for 

the many benefits they 
provide. Try to imagine 
your property without 
its trees and shrubs. No 
cooling shade or privacy 
screening, no contrast 

to all of the concrete and asphalt not to 
mention the beauty in all the colours and 
interesting shapes of our woody plants. 
Given the value that trees and shrubs offer, 
it is important for us to provide the care 
that will allow them to thrive in our harsh 
urban environments.

I would invite you to take a walk 
around your site and make a few obser-
vations that could make a world of 
difference to your trees. At the very least 
you will be getting a breath of fresh air 
and a little mind clearing exercise!

Look at the base of your trees. Can you 
see the root flares? This is the area where 

the trunk is widening to form roots. 
If the area is not visible you may have a 

tree that has had too much soil or mulch 
mounded against its trunk. This condition 
can cause a vascular rot in that basal area 
of the tree because the trunk tissue above 
the root flare is not designed to withstand 
constant soil and moisture held against 
it. This condition can also promote the 
growth of encircling roots that can stran-
gle (girdle) the tree causing decline and 
death. If you cannot see root flares or you 
do see encircling roots on any of your trees, 
they will require the attention of a certified 
arborist. By correcting these conditions, 
you will be making the difference between 
trees that struggle to exist and trees that 
have the opportunity to perform well in 
your landscape.

Don’t look up yet, we are not finished 
with the root crown of your trees. After 
all, this is one of the most important 
areas of tree anatomy! 

Is there grass growing against the trunk 
of your trees? If yes is your answer, is the 

Your Condo | Spring Landscaping Tips

By Ken Lund, Certified Arborist
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Look at the base of your trees. Can you see the root flares? This is the area where the trunk is widening to form roots. 
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consulted if you see any problems.
If your trees have any stakes and guy 

wires, perhaps it is time to remove them. 
You do not want any guy wires to strangle 
your trees. These are often overlooked 
in newly planted spruce and fir trees, 
however, all trees should be checked.

I would like you to check one last thing. 
Are salt laden snow or de-icing salts being 
plowed or broadcast over the root zones 
of your trees? If this has occurred, an 
application of agricultural gypsum with 
deep watering can be performed to help 
leach the toxic salt below the root systems. 
Talk to your snow contractor about 
future strategies to prevent salt damage 
to your plants.

I look forward to sharing more tips for 
healthy trees and shrubs another time. n

Ken Lund has over 45 years of expe-
rience in arboriculture. As the president 
of Four Seasons Tree Care and Service 
Ltd. Ken brings with him expertise in all 
aspects of tree and shrub care. He is a 
founding member of the Ontario Com-
mercial Arborists Association serving as 
the treasurer for 16 years.   
fourseasonstreecare.com

Why is Proper Mulching Such a Benefit?

• Helps to conserve soil moisture, reducing 
the amount of irrigation required.

• Maximizes weed germination  
and growth.

• Insulates soil, protecting roots from 
extreme summer and winter temperatures.

• Can improve soil biology, aeration, 
structure and drainage over time.

• Can improve soil fertility and inhibit  
certain plant diseases.

• Makes garden and landscape 
maintenance easier and gives  
beds a uniform, well cared for 
appearance.

• Prevents damage from lawn  
mowing equipment.

Do it right. No mulch volcanoes please!

Although mulching can be very beneficial to trees, too much can be harmful 
and even kill trees. The recommended depth is 5 to 10 cm. On wet soils, mulch 
could lead to excess moisture in the root zone which can stress the plant and 
cause root rot.

WRONG RIGHT
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Policies that Address
Cannabis in the Workplace

represents a hazard to the workplace 
and to the workers themselves. A condo-
minium corporation, in its capacity as 
an employer, has a duty to address such 
hazards by providing its workers with a 
safe work environment. 

Workplace and drug and alcohol poli-
cies aid condominium corporations in 
satisfying this duty by providing infor-
mation and instruction to its workers 
to better protect their workplace health 
and safety.

A condominium corporation owes 
these obligations, regardless of whether 
the worker is an employee of the corpo-
ration or an independent contractor. 

In this regard, a contractor may have 
its own policies in place. Condominium 
corporations should ask their contrac-
tors about the contractors’ own policies 
and whether same apply to the contrac-
tors’ staff working at the condominium. 
For example, a condominium may wish 
to rely on a condominium management 

Since October 17, 2018, condomini-
ums across Ontario have been working 
to identify and address the emerging 

problems that have 
accompanied the legal-
ization of recreational 
cannabis. 

While condominiums 
have been proactive in 

implementing rules restricting canna-
bis use and production in units and 
on the common elements, many have 
yet to address recreational canna-
bis’s potential impact on workplace 
safety by adopting or updating their 
workplace impairment and drug and 
alcohol policies.

As a condominium acts as both a 
home and workplace to many, such 
policies are important for a condomin-
ium corporation to carry out its duties 
to its residents and workers. One such 
duty is providing a safe environment 
for all persons on the premises.

Duties of a Condominium 
Corporation

A condominium corporation is 
assigned several different roles by differ-
ent statutes. Each role is accompanied 
by specific duties that a condominium 
corporation must carry out.

First, pursuant to section 26 of the 
Condominium Act, 1998 (the “Act”), a 
condominium corporation is assigned 
the role of occupier of the common 
elements. When read in tandem with 
section 3(1) of the Occupiers’ Liability 
Act, 1990 (the “OLA”) it is clear that a 
condominium corporation owes a duty 
of care to all on the common elements 
to take the reasonable steps necessary to 
ensure that all persons are reasonably 
safe while on the common elements. 

Second, a condominium corpora-
tion is assigned the role of employer 
pursuant to the Occupational Health 
and Safety Act, 1990 (the “OHSA”). 
Working while impaired by cannabis 

Your Condo | Health & Safety

By Jason Sinukoff
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provider’s policies with regards to its 
condominium manager.

The Smoke-Free Ontar io Act , 
2017 assists condominium corpora-
tions in carrying out their statutory 
duties by prohibiting the smoking 
and holding of lighted cannabis in 
an enclosed workplace and a condo-
minium’s indoor common elements. 
The Smoke-Free Ontario, 2017 Act 
does not, however, contemplate situa-
tions where a worker smokes, vapes or 
otherwise consumes cannabis outside 
of the building. Such situations may 
result in a worker of a condominium 
corporation carrying out their work 
while impaired.

Workplace impairment and drug 
and alcohol policies can also provide 
condominiums with a mechanism to 
enforce penalties associated with non-
compliance, up to and including the 
termination of workers, as well as third-
party contracting companies.

Medical Cannabis
Medical cannabis is subject to 

different rules than its recreational 
counterpart. Condominium corpora-

tions, as employers, owe their disabled 
workers a duty to accommodate pursu-
ant to the Human Rights Code (the 
“Code”). 

While said duty extends to medi-
cally prescribed cannabis, the duty to 
accommodate is not without its limita-
tions. The Supreme Court of Canada 
has set out a three-step test to justify a 
discriminatory job requirement or rule 
as a bona fide occupational require-
ment. To establish that a requirement, 
such as not being impaired by canna-
bis at the workplace, is a bona fide 
occupational requirement, a work-
place must establish that:

The requirement or rule was adopted 
for a purpose or goal that is rationally 
connected to performing the job;

The requirement or rule was adopted 
in good faith, in the belief that it is 
necessary to fulfil a legitimate work-
related purpose; and

The requirement or rule is reasonably 
necessary to accomplish the work-
related purpose. 

Whether a worker must be accom-
modated will turn on the unique facts 
and circumstances. Any condominium 

corporation that has received a request 
for accommodation in respect of 
cannabis use in the workplace should 
consult with its condominium lawyer.

Conclusion
Condominium corporations should 

make sure they have up-to-date work-
place impairment and drug and alcohol 
policies that account for the recent legal-
ization of recreational cannabis. Such 
policies are necessary to assist a condo-
minium corporation in carrying out its 
duties pursuant to the Act, the OLA, the 
OHSA and the Code. 

When drafting or updating work-
place impairment and drug and 
alcohol policies, it is best to consult with 
a condominium lawyer. n

Jason Sinukoff is an associate at 
Horlick Levitt Di Lella LLP, practicing 
primarily in the area of condominium 
law. Jason was admitted to the Law So-
ciety of Ontario in 2018 and received 
his J.D. from Western Law in 2017. Jason 
is a member of the Canadian Condo-
minium Institute (CCI).
hldlawyers.com
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What Kind of Furniture Can I Use
in My Condo’s Lobby Space?

Furnishings and Thermal Insulation 
Technical Bulletin 133-91 (TB 133) or 
the Standard Test Method for Fire Test-
ing of Upholstered Furniture (ASTM 
E1537-16). 

Doing so could be as simple as 
checking that the furniture features 
a label attesting that it meets TB-133. 
The interior designer should supply 
a specifications sheet indicating the 
qualities of the furniture compo-
nents including flammability. You can 
contact your interior designer to attain 
this documentation if you are unable 
to find it in your files. Look for certifi-
cation of the upholstery fabric as well 
as the structural components of the 
furniture such as foam or stuffing. 

Toronto Fire Services have also stated 
that if the common areas are sprin-
klered in accordance with NFPA 13, 
then the upholstered furniture is not 
required to meet either CAL TB 133 OR 
ASTM 31537.

Since February 2016, three serious 
multi-residential fires have occurred in the 

Toronto area. Although 
the specifics regarding 
the blazes differed, all 
three fires shared one 
similarity: the fuel source 
was furniture.

After identifying this 
pattern, it was only a 
matter of time until 
Toronto Fire Services 
implemented  new 
guidelines to prevent 
further tragedy from 
happening.

That time is now.

New Fire Guideline 
Establishes Criteria 
for Hallway and Lobby 
Furnishings

Toronto Fire Services’ guideline, 
issued last year, places restrictions on 

the type of furnishings allowed within 
evacuation routes of multi-residential 
buildings, including condos.

Several Compliance Options 
to Choose From

If a Toronto Fire Inspector notes 
a violation to the local guideline, 
some different compliance options 
are available to bring your build-
ing into compliance. Compliance 
options include equipping the area 
with a smoke alarm or smoke detec-
tor, installing overhead sprinklers and 
removing furniture that does not meet 
the guideline.

Another one of the compliance 
options is to prove that the type of furni-
ture located in your condo’s lobby and 
corridor spaces passes the Flammability 
Test Procedure for Seating Furniture for 
Use in Public Occupancies as described 
in the State of California Department 
of Consumer Affairs, Bureau of Home 

By Sarah McKenzie and Samantha Angel 

Your Condo | Fire & Safety

Sarah 
McKenzie

Samantha 
Angel
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Means of Egress 
When discussing fire regulations in 

condos, means of egress is really impor-
tant. A means of egress is simply a 
continuous and unobstructed way of 
exit travel from any point in a building or 

structure to a public way. How your condo 
lobby is laid out makes all the difference.  
For example, you will not need to replace 
your furniture if all residents have direct 
means to an exit from their units and from 
common amenities, and can by-pass the 
lobby. It only becomes a safety issue when 
residents have to walk past burning and 
smoldering furniture in order to make a 
safe exit. If there is furniture in anyone’s 
path to get safely outside, the furniture 
must meet the specifications, or have 
sprinklers directly over it.

But sometimes it’s not that straightfor-
ward, and an inspector will be the one to 
make that call. Fire Protection Engineer 
Bill Nguyen from Toronto Fire Services 

illustrated this using a helpful scenario. 
He gave the example of a building with a 
rectangular footprint, with ground floor 
condo lobby containing upholstered 
furniture. The building has two exit stair 
shafts, one at either end. One has a door 

leading to the outdoors and one has a 
door that leads to the lobby, where a 
person must exit through the main doors. 
In this situation, the lobby furniture 
would need to comply with CAL TB 133 
or ASTM E1537, or the lobby be sprin-
klered, since one of the exit stair shafts 
empties into the condo lobby. It would be 
unreasonable to expect that occupants in 
that exit stair shaft to retreat back up and 
cross over to use the other exit stair shaft 
at the opposite end of the building. 

Another example would be a condo 
party room. Here, the party room is 
fire-separated from the remainder of 
the common elements by a fire separa-
tion (walls). Therefore, a fire would be 

contained to that room, should it erupt 
and furniture would not have to meet 
fire-standards. If people need to exit the 
building from the party room through 
the lobby, of course, the lobby’s furniture 
needs to be fire-rated. 

Ensuring Your Condo’s 
Common Spaces Meet 
Compliance Regulations

Choosing how your condo building’s 
hallway and lobby will meet compliance 
regulations is up to a condo building’s 
property managers and board members. 

The main point to remember is that 
this is a time sensitive matter – when 
your building is issued with a violation, 
the Toronto Fire Services will issue a 
deadline for the matter to be rectified. If 
not, convictions carry a maximum fine 
of $100,000 for corporations and $50,000 
for individuals, who also face a maximum 
term of imprisonment of one year.

Even though convictions are possible, 
Toronto Fire Service is more interested 
in keeping your condo building safe. 
The fire service welcomes inquiries from 
condo management boards and condo 
property management teams regarding 
how to ensure your building is compli-
ant. It will be only a matter of time 
before all jurisdictions begin enforcing 
the same way as Toronto Fire Services. 

FIRE-RATED FURNITURE: 
Building to Meet the California TB 133 Standard

OUTER FABRIC LAYER
(must meet TB-117)

BURN RESISTANT LAYER
(must encase foam entirely)

FOAM INNER CUSHION
(Must meet TB-117)

SOFA by

The fire service welcomes inquiries from  
condo management boards and condo property 
management teams regarding how to ensure  
your building is compliant.{
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To Replace or not to Replace? 
What to Look For

Should you choose fire-rated furniture 
even when it is not absolutely required? 
Consider the reasons for the recent 
toughening of fire guidelines in the first 
place: When polyurethane stuffing (the 
most common filler in soft furnishings) 
burns, it burns fast, and most concerning, 
releases hydrogen cyanide. Most fatalities 
involving fires today result from toxic 
gas rather than the fire itself. Plus, if the 
fabric which covers the foam is also not 

fire rated, it can be a simple matter of a 
vandal holding a lighter to a cushion, as 
was the case with one of the tragic apart-
ment building fires we saw in 2018.

Whether you are considering voluntary 
or mandatory replacement, what should 
you be looking for? When we talk about 
fire rating furniture, we are really talk-
ing about three elements, not including 
the frame (which can be solid hardwood 
or steel ideally). There is the foam, the 
fabric, and a barrier between the two. 
The barrier is what makes the furniture 

meet the TB-133 and ASTM 31537 stan-
dards for burn rate and smoke release. On 
their own, there isn’t fabric OR foam that 
meet these strict standards, at least read-
ily available. But with an added layer of a 
heat resistant material (such as Kevlar), 
together they will meet the specifications 
required – and your supplier or designer 
will provide you with a material data 
sheet indicating as such. 

Did your inspector give you a pass? If 
you are concerned about fire (as we all 
should be) but aren’t required to meet 
the aforementioned standards, you 
can still look for fabric and filling that 
meets California TB-117, which is read-
ily available through reputable furniture 
makers. The cost for the same piece of 
furniture that meets TB-133 will cost 
approximately 15-20% more on aver-
age. An arm chair with TB-117 fabric 
and foam costing $2800 can cost $3200 
with the fire-proof barrier layer added.

Fire-Safety Summary
• If you have been ordered comply 

with guidelines, and decide to replace 
your furniture, you must find pieces 
which meet the specifications for fabric, 
foam and a barrier layer.

• What you see as soft furniture or 
accessories, a fire inspector sees as fuel.

• As long as every single person can 
leave your building without ever pass-
ing a piece of burning furniture, you 
will likely not need to replace any lobby 
items. But ask your inspector to be sure.

• If it is time to replace your furniture 
and you voluntarily opt for fire rated 
pieces, look for solid frames, commercial 
grade fabrics (80,000 rub and higher) 
with TB-117 fire ratings. They will last 
longer anyway.

• Make sure all décor such as cush-
ions, Christmas trees and other soft 
accessories are kept out of escape routes, 
and check labels for flammability. n

Sarah McKenzie is a writer in the 
Hamilton area. She is a regular con-
tributor to condominium industry blogs 
and publications. Samantha Angel 
is creative director and CEO with Folio 
Interior Design Group Inc. This article 
is based on date-specific information 
from Toronto Fire Safety Services. Ask 
your local fire inspector for the latest 
guidelines. Different municipalities will 
have different guidelines.
Foliointeriors.com
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Case Law Summaries
for Spring

now almost standard wording that 
notes that the corporation has not 
conducted an inspection of the unit 
and that there may be unauthorized 
changes to the unit which are not 
reflected in the Certificate. It will be 
interesting to see if a Court is asked to 
decide if that clause allows the corpora-
tion to escape any possible liability in a 
situation such as Mr. Reino’s if he were 
to choose to sue for loss of value. 

Dewan v. Carleton 
Condominium Corporation 
No. 396 [2018] O.J. No. 1072

This decision is the appeal of a deci-
sion following a thirty-five day trial. The 
Appellants were the majority owners at 
the corporation and had been found 
to have acted oppressively against the 
minority owners and also found some 
of the Appellants personally liable for 

Metropolitan Toronto 
Condominium Corporation 
No. 723 v. Reino, 2018 OREG 
para 59,274

Mr. Reino purchased his unit in 
2013 from his mother who had owned 
the unit since 2004. Both purchasers 

received a ‘clean’ Status 
Certificate from the 
corporation when they 
purchased the unit. In 
2016, Mr. Reino decided 
to sell the unit and 

asked for a Status Certificate. When it 
arrived it stated that he was in breach for 
unauthorized alterations to the layout 
of the unit. Neither he nor his mother 
claimed to have made any changes and 
he commenced an Application seeking 
a clean Status Certificate. The Applica-
tion was successful and the Court found 
that section 76 of the Condominium Act 

bound the corporation to the previous 
clean Status Certificates. The corpora-
tion appealed.

The appeal was successful. The Court 
of Appeal found that although Mr. Rieno 
is bound by the clean Status Certificate 
issued to him in 2013 the corporation is 
not estopped from issuing anything but 
a clean Status Certificate as a result.

The Court notes that if a corporation 
becomes aware after issuing a clean Status 
Certificate, of a circumstance that has to 
be disclosed, it must include this infor-
mation when it next issues a Certificate. 
The Court noted that if the corporation 
has mistakenly issued a clean Certificate 
to Mr. Reino, he has a remedy of suing the 
corporation for any diminution of value 
as a result of the improper disclosure in 
his 2013 Certificate. 

This decision does not specify 
whether the Status Certificate has the 

Your Condo | Case Law

By Greg Marley, LLB
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the costs of the minority owners. These 
findings were appealed. 

The Court of  Appeal dismisses 
the appeals rather quickly but does 
an interesting analysis of  direc-
tor’s personal liability in oppression 
remedy cases. The Court notes that a 
two-pronged test must be followed. 
First, the oppressive conduct must 
be properly attributable to the direc-
tor because of his or her implication 
in the oppression. Second, imposing 
personal liability must fit in all the 
circumstances (a detailed list is found 
in the cited decision). 

Although the Court relies on an 
oppression action from the Business 
Corporations Act, the Court applies that 
reasoning to the Condominium Act and 
finds that as the Condominium Act does 
not indicate when it would be proper 
to hold a director personally liable for 
oppression, guidance can be found in 
that case.

A board member is generally awarded 
a high level of protection from the 
Courts as it is recognized that board 
members are volunteers trying to do the 
best for the corporation. Any guidance 
as to the criteria that will be applied to 

find personal liability against a director 
is welcome. 

Toronto Standard 
Condominium Corporation 
No. 2051 v. Georgian Clairlea 
Inc. 2019 ONCA 43

The Declarant revised the Disclosure 
Materials mid-way through the sales 
process to require the corporation to 
purchase back via a Vendor Take Back 
(VTB) Mortgage HVAC equipment and 
unsold parking and storage lockers. The 
Declarant controlled board of directors 
signed the VTBs for approximately 
$3,300,000 at 10% interest per annum.

The corporation brought a summary 
judgement motion for oppression 
and argued that the disclosure mate-
rials infringed section 74 disclosure 
requirements of the Condominium Act. 
The Motion Judge agreed and ordered 
the total principal amount reduced to 
approximately $725,000 with interest as 
per the terms of the VTB.

The Declarant had filed for bank-
ruptcy and the appeal was brought by 
GPC whom the Declarant had assigned 
the VTB mortgages to. 

The Court goes into an analysis of 

the term “material change” used in 
section 74(1) of the Act. The Judge 
notes that “purchasers are entitled to 
know what the terms of the deal are”. 
In her opinion, the disclosure materi-
als were not done in simple, readable 
language and she found that the 
disclosure was insufficient. 

One practice of developers that was 
addressed in the decision is that of not 
including any costs that do not start 
until after the first year of the Corpora-
tion in the budget. In this case, neither 
VTB had any payment provisions until 
after the first-year budget statement that 
was presented in the Disclosure Mate-
rials and no mention of the upcoming 
payments was made. 

The Court of Appeal agreed with 
the Motion Judge that the Declarant-
controlled board had acted oppressively 
and unfairly saddled the owners with the 
VTB for items they reasonably thought 
they had already purchased. 

This case is important for new buildings 
especially where the Declarant-controlled 
board has bound the corporation to VTBs 
for items. Please be sure to consult with 
your counsel to see if these are a proper 
obligation of the corporation. 

ACMO 2000 Certification Program
Report as of March 6, 2019

ACMO 2000

In 2013, we began including updates on ACMO 2000 certifications awarded to companies that have successfully  
completed the certification process as well as the required compliance audits. 

The mission of the ACMO 2000 Certification Program is to equip condominium management firms to provide quality 
service by:

• developing a series of core operational standards and procedures;

• certifying those firms who meet the standards; and

• providing a structure for ongoing measurement of the firm’s performance.

ACMO 2000 Certification 
Capitalink Property Management Ltd.

Feherty Property Management Inc.
JTB Management Group Inc.

Zoran Properties Inc.

ACMO 2000 Compliance Audit
360 Community Management Ltd.
Berkley Property Management Inc.

Connium Management Inc.
M.F. Property Management Ltd.
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Toronto Standard 
Condominium Corporation 
No. 2471 v. Tarion Warranty 
Corporation 2019 ONLAT 
ONHWPA 11500

TSCC 2471 is a 434-unit condominium 
highrise which had submitted first and 
second year warranty claims to Tarion. 
Omni, the Declarant, did not repair 
or resolve the claims within the repair 
period. Under the Tarion regulations, the 
Condominium has a certain time period 
within which to request conciliation to 
enforce the warranty. If it fails to do so, 
the claim is deemed to be withdrawn. 
TSCC 2471 failed to meet the deadline 
and the claims were withdrawn. 

The regulations have a provision 
which allows for the time to be extended 
in “extraordinary circumstances”. The 
Corporation claimed that there were 
extraordinary circumstances and asked 
for extra time. Tarion refused and the 
Corporation appealed. The Declarant 
did not participate in the appeal. 

The Corporation was successfully able 
to argue that there was no single factor 
that caused the missed deadline, but rather 
that it was as ‘perfect storm’ of a number 

of unusual factors that lead to the delay. 
There were a number of factors that were 

taken into account by the Tribunal such as 
the new property manager had never dealt 
with Tarion claims before, communication 
issues between the manager and the engi-
neer, the manager was dealing with the 
recent death of his spouse, an ‘unrespon-
sive’ Board of Directors and other ongoing 
constructions issues at the property. 

The Tribunal finds that the term 
‘extraordinary circumstances’ is fact 
driven and contextual. In this case, when 
viewed in their totality, the Tribunal 
found exceptional circumstances and 
extended the timeline for filing.

The takeaway from this case is that there 
may be recourse if something happens and 
a deadline is missed. Please be sure to give 
your lawyer the full picture if this situation 
ever arises at your property. n

Greg Marley has been with Deacon, 
Spears, Fedson + Montizambert since 1996 
and practices all aspects of condominium 
law, including construction and first year 
deficiency litigation, Tarion claims and en-
forcement matters with owners.
condolaw.to
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RCM Profile

Other education: Seneca College, 
Building Environmental Systems Facil-
ity Manager Program

Mentor(s) in the industry: My 
career path leading to what I consider 
to be a well-rounded condominium 
manager, is rooted in the training, 
guidance, motivation, emotional 
support and role modelling provided 
by John Damaren, RCM. John feels 
invested in my personal success and 
I am benefiting greatly from his 
knowledge and attributes as a great 
teacher. I am fortunate to have been 
surrounded by high-quality profes-
sionals in the industry that have a 
role in my personal and professional 
development. Patricia Elia of Elia 

Associates through her objectivity, 
fairness, compassion and genuineness 
has allowed me to discover gratifica-
tion in my chosen profession.

Licensing for  condominium 
managers is now a reality. What 
impact might this have for all 
condominium managers in Ontario? 
How will a licence benefit your 
career as an RCM? Professionalism 
is key in our careers, which leads to 
success in providing the required 
services to corporations, communi-
ties, boards of directors, owners and 
residents. Licensing will elevate the 
role of a condominium manager, 
which includes managing all aspects 
of a condominium corporation: finan-

cial, administrative, social, the physical 
condition of the property and assets, 
adherance to pertinent legal docu-
ments, protecting the corporation 
against claims and incidents, and 
assisting in maintaining and increas-
ing the property value for the owners’ 
benefit. This is a big job, and we now 
have the credentials to provide the 
assurances that there are steps being 
taken for the development and educa-
tion of condominium managers. The 
licence encourages an RCM to exceed 
expectations, to aim high while 
providing excellence, and to raise 
the bar through additional educa-
tion, information, connections, and 
ultimately in mastering a profession 

{Claudia Damaren, RCM
Platinum XO & Imperial II 
Humber College, Instructor for ACMO’s Condominium Law  
and Condominium Administration and Human Relations
Year entered the profession: 2003
Year RCM obtained: January 2005
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that is as much challenging as it can 
be rewarding.  

 What path brought you to a 
career as a condominium manager? 
How has your membership in ACMO 
helped you in your career? I started 
this career path as a live-in building 
superintendent in a rental building. 
This allowed me the chance to update 
and upgrade my education in my new 
home country. Business Management 
was my background. My intentions 
were diferent from what I am and what 
I do today. The constant human inter-
action combined with the curiosity of 
how things work and how to improve 
them, keep me interested and always 
wanting to learn more. Entering the 
condominium field and meeting my 
mentors, I realized that I love improv-
ing things, finding solutions, and 
making things better. Condominium 
management is a new canvas every 
day and keeps the adrenaline going. 
It gives me a sense of accomplish-
ment and pride. Joining ACMO with 
a student membership allowed me to 
understand that this industry is very 
well connected, informational, and it 
encouraged me to take steps to better 
myself. I learned that it was the RCMs 
that were the ones to take extra steps 
in bettering their careers and for me, 
there was no other way. I have taken 
this learned lesson and applied it over 
the years. I have also encouraged all 
of my students to follow this path, 
hoping it may be at least as beneficial 
to them as it was to me. 

Tell us about a personal success 
story on the job. Being involved with 
many corporations, boards of direc-
tors, owners, residents, associates and 
colleagues there are many success stories 
whether they are community related, 
financially beneficial to owners, sucess-
ful projects and  recognition for the 
community. The stories that are related 
to the human accomplisments are the 
ones closest to my heart. 

The personal success story that has 
a special meaning for me is related to 
one of today’s RCMs. This student was 
taking her first course in the ACMO 
Law class and I had the opportunity to 
be part of the beginning of a success-
ful and brilliant career by sharing my 
experiences and connections to assist 
in opening a door to the condo world 
for her. This outstanding sudent is now 

a respected and appreciated condomin-
ium manager holding her RCM. While 
in the audience, witnessing the accep-
tance of the RCM designation, I felt that 
I was giving back to this industry and 
ACMO for the chance that was given to 
me. I had the warm feeling of accom-
plishment, pride and humility having 
the opportunity to make a difference 
in someone’s career. I felt no less for 
the ones that followed that proved to 
be willing, capable and brilliant in their 
own way by raising the professionalism 
bar for all of us. There is no success that 
is not related to the human contribu-
tion, and when one of us succeeds and 
shines it gives us purpose!

What’s your biggest challenge as 
a manager? What’s your favourite 
part of the job? The human interac-
tion in condominiums is the biggest 
challenge and on the flip side of the 
coin, it is also my favourite part of the 
job. It has taken some time to under-
stand and learn the ways to address 
and approach each and every situation 
in dealing with owners, residents and 
others involved industry profession-
als. Empathy needs to be learned and 
recognized, and it is not always easy 
to do. I believe that communication 
is the most important challenge to 
master as a manager. We need to tell 
others how we want them to commu-
nicate with us, and we need to be clear 
and transparent. When interactions 
with our clients and service providers 
are respectul, responsible and profes-
sional, they give us satisfaction and a 
sense of  a job well done. 

Best business advice you ever 
received. “If you fail to plan, you plan 
to fail”. Always plan 3–4 steps in advance 
to ensure that you are going in the right 
direction. This advice has followed me 
through the years and has proven to be 
part of everything that I do successfully.  

Answer this statement: I am an 
RCM because …. I believe an RCM is 
a step above those that have not chosen 
this path. We are always prepared to 
lead by example, to take the extra step, 
an extra course or another challenge to 
ensure that this industry evolves and is 
a recognized and respected industry. 
As united RCMs we are a strong force 
that leads to recognition and realiza-
tion of the individual potential and 
helps create the industry leaders of 
today and tomorrow. n
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Professional Services, Suppliers & Trades
Directory

Follow us on:

CONSULTING ENGINEERS �

Building Science
and Materials 

Engineers

�

Rocco Liscio, M.Eng., P.Eng.
Vice-President

2051 Williams Parkway 
Unit 21
Brampton, Ontario L6S 5T4
Tel: (905) 792-7792
Fax: (905) 792-7829
Cell: (416) 560-7700
Email: rocco@davroc.com
www.davroc.com
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Park Thompson  
CPA CA ACCI FCCI

Partner

201-121 Willowdale Avenue, 
Toronto, ON M2N 6A3

Telephone 416 225 4700

Building Science •
and Materials

Engineers

Materials Testing �

and Inspection

2051 Williams Parkway
Units 19, 20 & 21
Brampton, Ontario
Canada L6S 5T3
Tel: (905) 792-7792
Fax: (905) 792-7829
Cell: (416) 454-7400
Email: dcousins@davroc.com
Web: www.davroc.com

David Cousins, P. Eng
President

Tator, Rose & Leong
Chartered Accountants

Edmund Leong, B. Comm., CPA, C.A. 
edmundl@tarole.ca

160 EGLINTON AVE., EAST

SUITE 603
TORONTO, ONTARIO M4P 3B5

TEL. (416) 924-1404 ext.225 
FAX (416) 964-3383



Jim Edick
jim@edickandsons.com

G. EDICK & SONS
LANDSCAPE CONTRACTORS

O 905.822.8004
F 905.822.4994
edickandsons.com

In my experience, I’ve found that the most helpful, most impactful solutions to condominium 
problems come when property managers can do these three things: The first is to think outside 
the box. Any manager can call up contractors, and fill out work orders. By asking the right 
questions and digging deep into problems, a good manager can find solutions that others 
don’t think of. The second is to leverage technology to help them do a better job. A manager 

who can pull up the work history of any building component in real time on their phone is going to be far more 
effective than those who can’t. The last thing is to be organized. Condominium management involves  
a thousand small jobs every day. Only by staying organized can a manager really be effective. 

Eric Plant, RCM, MBA, Owner 
Brilliant Property Management Inc.

Everyone in the condominium management business in Ontario is well aware of the new 
regulatory requirements. Numerous articles have been written, and seminars conducted,  
that explain everything you need to know about what it means to be a condominium manager 
in 2019 and beyond. All of this means that managers are becoming increasingly more 
qualified to serve condominium residents and directors.

This is great news. Having said that, there is one component to this business that cannot be legislated 
or mandated. It has to do with the working relationship between a condominium manager and their 
employer. Every manager, even robo-managers, need regular support and interaction with their superiors.

This is our most important value proposition. Everyone in senior management supports all of our condominium 
managers regularly and consistently. We wouldn’t have it any other way. It is extremely satisfying to hear that  
a number of prospective 360 managers have heard about our culture from others.

Roseann Gore, RCM 
Vice President of Operations 
360 Community Management Ltd.

Your Thoughts on Value

Your Condo | Professional Development      

65



In Memoriam

Toronto and Denis spent 60 years in business as a journalist 
and publisher, plus a successful career in advertising where 
he worked for Canadian Admiral Appliances and Televisions 
for 28 years as their advertising manager. He took great joy in 
travelling, photography and writing.

Denis began his service as ACMO’s publications editor in 
1989 and served the association with pride until his retire-
ment in 2005. In 2003, Denis received the Presidents Award 
for his contributions to ACMO. Whether by writing or editing 
articles for CM Condominium Manager, by selling advertis-
ing for the magazine, by working to boost its circulation or by 
adding more newsletters to the ACMO publications mix, Denis 
worked to promote professional condominium management 
and ACMO since the day he became involved, 30 years ago.

Submitted by Dean McCabe, RCM and ACMO Vice President

It is with great sadness that we mark the passing of Denis 
Olorenshaw earlier this year.  Denis was a very familiar face to 
everyone involved in ACMO during our formative years. His 
dedication and talents helped develop the CM Magazine and 
his presence behind the camera at ACMO events helped us 
mark the time as the Association grew.

Denis was born, raised and educated in London, England 
before joining the Royal Air Force at the start of the Second 
World War. During his Air Force service, he was sent to PEI 
for training and later transferred to Goderich, Ontario in 1943.  
While on leave in Toronto he met and married his late wife 
Lois of 59 years.

He was then stationed back to London at the end of the 
War and Lois emigrated to England where they lived in 
Benson, Oxford. As they started their family they returned to 

Denis Olorenshaw
July 17, 1920 – January 14, 2019
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CONDOMINIUM MANAGEMENT. 
ELEVATED. 

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 40 years, ACMO has worked to improve the quality of the condominium management profession.  

With access to quality education and a strong network of professionals, condominium managers with the RCM 

designation provide a higher level of service to you, your fellow board members, and the industry as a whole. 

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




