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Message
from the Executive Director

In her president’s message, Audrey 
McGuire refers to the three pillars of 

ACMO service to its 
members and to the 
condominium commu-
nity as a whole. While 
education remains 
our core mandate, as 

evidenced by Government selection 
of ACMO courses for condominium 
manager licensing, advocacy and commu-
nication also fall under our key objectives.

It’s been a strong year for ACMO’s 
advocacy initiatives as staff, direc-
tors and members have represented 
the industry on a range of commu-
nity workgroups, including TSSA’s CO 
Inspection Initiative and York Region’s 
SM4RT Living Plan. We are pleased that 
so many community groups, councils 
and municipal staff recognize ACMO as 
an industry Go-To and seek representa-
tion from our membership. 

ACMO continues to work closely with 
Government and appointed Authori-
ties as changes to condominium law are 
announced and implemented. Direc-

tors and staff met with Ministry staff 
several times in 2018, and participated 
in a CMRAO session seeking industry 
direction in response to concerns raised 
regarding the new forms. Advocacy in its 
many forms will remain front and centre 
in 2019.

Also, this year, a newly constituted 
Membership Committee hit the ground 
running and has already made valuable 
recommendations to better serve the 
membership. In the New Year, look for 
a greater variety of educational offer-
ings. In addition to regional conferences 
across the province, shorter sessions, 
webinars and manager training in vari-
ous formats will be rolled out.

Communication is, of course, a 
natural extension of all activities. The 
ACMO Envelope (weekly e-newsletter) 
has been recognized by members and 
followers as an important service. This 
along with CM Magazine will continue, 
augmented by a significantly enhanced 
website, and investment in digital 
marketing benefiting managers, boards 
and management companies. 

Looking at resources provided through 
ACMO we remind our readers of the 
resource books launched in late 2017, and 
specific tools such as the sample manage-
ment agreement (available to ACMO 2000 
firms) and the condominium manager 
compensation survey. The findings of 
this survey will be released prior to year-
end. Preliminary salary results show that 
managers holding the RCM designation 
are recognized for their commitment to 
a higher standard of professionalism. It’s 
great to see this!

We appreciate that licensing has not 
been without some teething problems. 
We also know that professionalism is 
integral to the success of condominium 
living. Thank you to RCM members, 
ACMO 2000 certified firms, trades and 
professionals and board directors for 
your ongoing support.

Continuing Education, Advocacy 
and Communication in 2019
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Message
from the President

Working Collaboratively
Another shift change in our industry 

is that we are going to lose a wealth of 
knowledge as experienced managers 
move into retirement. This will have 
a definite impact over the next three 
to five years. Most of these individuals 
have been mentors for new generations 
coming into the industry.  On the flip 
side it is encouraging to see many new 
faces at the ACMO events. 

O u r  m a i n  m a n d a te  i s  o f 
course education, with advocacy and 
communications being the other two 

main pillars of ACMO’s services. It’s 
particularly rewarding to hear that the 
RCM designation is still recognized as a 
higher standard, and that the tools and 
resources ACMO provides are valued by 
its members. 

In closing, I would like to extend 
sincere best wishes to each of you and 
your families for a safe and Happy Holi-
day season. Spend time with your loved 
ones and take care of one another!

Quote for the season
Be kind and appreciate all individuals 
we are all needed and here for a reason.

Audrey M. McGuire, RCM
ACMO President

 A Warm Hello to all of our Readers. 
Now that I have seven months into 

my role as President, I 
would like to take this 
opportunity to thank all 
of you for your welcom-
ing and positive spirit. 
Your support makes my 

role as President a pleasure knowing that 
I represent such talented individuals in 
this industry. 

It is hard to believe that we have just 
added another successful ACMO/CCI 
Toronto & Area Condo Conference 
to our accomplishments. Attendance 
was on a par with last year, and 
we were especially honoured to be 
joined by the Honourable Bill Walker 
who was recently appointed Minis-
ter of Government and Consumer 
Services.  To date, I have heard only 
good feedback and I encourage all of 
you to submit any suggestions you 
may have to contribute to the 2019 
Condo Conference. Next year’s confer-
ence will take place at the Enercare 
and Beanfield Centre and is sched-
uled for October 4-5, 2019.  The new 
“X” Hotel is on the property for the 
convenience of those who like to stay 
over, and for commuters it is more 
accessible with public transportation 
right to the door of the centre. 

I  want to thank all of our Committee 
members from ACMO and CCI Toronto 
and of course the staff from both asso-
ciations. This conference would not have 
been possible without your dedication, 
commitment and support.  

  We have now completed the first year 
of licensing. During the transition, 
I heard on numerous occasions that 
condominium managers were feel-
ing overwhelmed. The reality is that, 
in the property management indus-

try, there is never enough time in the 
day to complete all the tasks at hand.  
Management companies are having to 
hire Administrators to take the burden 
of these tasks away from condominium 
managers. Although this will have a 
financial impact to both management 
companies and clients, it is a reality that 
will define the future of professional 
management.   

I  am confident the bar has 
been raised. It is no secret that condo-
minium managers have been waiting 

many years for this to happen, and I 
strongly believe we are on the right 
path. With the support of ACMO, 
ACMO 2000 firms, management 
companies, and boards of  direc-
tors across Ontario, condominium 
managers will be recognized as profes-
sionals. Changes are happening and 
managers are hot commodities. I 
personally witnessed and had positive 
conversations with board directors at 
the conference who understood and 
welcomed the changes even though 
they knew it could impact their budget. 
They appreciated how important it is 
to have an educated condominium 
manager representing their commu-
nity and working collaboratively in 
making significant decisions for their 
condominiums.

Changes are happening and managers  
are hot commodities. I personally witnessed 
and had positive conversations with board 
directors at the conference who understood  
and welcomed the changes even though they 
knew it could impact their budget.

{
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NEW Continuing Education Requirements  
for Condo Manager General Licence Renewal 
in 2019 

The Ministry of Government and Consumer Services has 
recently announced new continuing education requirements 
for certain General Licensees prior to licence renewal on July 
2, 2019. The purpose of this program is to ensure the sector 
has up-to-date knowledge of Ontario’s condo law changes.

ACMO was asked to develop and host the continuing educa-
tion webinars for condo managers who were granted a General 
Licence and completed education and examination require-
ments prior to November 1, 2017. More information can be 
found on the ACMO and CMRAO websites at acmo.org and 
cmrao.ca, respectively.

PC Government ‘Calibrates’ Cabinet
Four months into their mandate Ontario’s Progressive 

Conservative government led by Premier Doug Ford has made 
changes to its cabinet.

Bill Walker, MPP for Bruce-Grey-Owen Sound, succeeds Todd 
Smith as Minister of Government and Consumer Services. 

We were pleased to have Minister Walker attend the Annual 
Condominium Conference in November. His speech to dele-
gates was well received. You can see photo highlights of the 
event on pages 48–49.

New Venue for 2019 Condo Conference
The Annual Condominium Conference held in November was 

a resounding success. We extend our thanks to all who partici-
pated including delegates, speakers, exhibitors and sponsors. 

Continuing Education, Cabinet Shuffles, CAT 
Decisions and Condo Conference 2019
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The Conference Committee is especially 
pleased to announce that next year the 
conference will take place at the Enercare/
Beanfield Place Centre at Exhibition Place. 
Read more about this exciting opportunity 
on The Back Page found on page 70.

CAT Issues First Decisions 
The Condominium Authority Tribunal 

(CAT) has issued its first decisions from 
nine cases that it received since the CAT 
was established. As readers know, one 
of the services provided by the Condo-
minium Authority of Ontario is an 

2019 CM Themes

We are looking for articles and  
accompanying images for the 
2019 CM magazine.Themes are 
established and approved by the 
Communications Committee, but if 
there is a topic you would like to 
write about that does not fit one of 
our themes, please send an email to  
editor@acmo.org and if suitable, 
we will be more than happy to  
include your story.

Spring
Your Value Proposition
Articles due: January 25
Ads due: February 8

Summer
The Fundamentals of Managing
Articles due: April 25
Ads due: May 8

Fall
Can’t We All Just Get Along
Articles due: July 25
Ads due: August 8

Winter
Technology to Manage  
Business and Life
Articles due: October 25
Ads due: November 8

Photography Guidelines
A picture tells a thousand words 
and with more and more hobby 
photographers there should be 
no shortage of great story-telling  
images. Here are some guide-
lines to help you submit the 
best author’s head shot, condo  
balcony, lobby or interior image 
to support your article.

Specs
• Images should be in colour  
 and in jpeg format
• Resolution should be 300 dpi
• Image size should be  
 approximately 8X10 in real  
 size (2400X3000 pixels)c: 647 407 5030t: 905 282 0728

www.certifiedbuildingsystems.ca
f: 905 282 0730

online dispute resolution service available 
through the CAT. The full text of the deci-
sions can be found free of charge on the 
CanLII website at canlii.org/en/on/oncat/

ACMO associate member Christo-
pher Jaglowitz, a partner at Gardiner 
Miller Arnold LLP, has summarized 
these recent CAT decisions on the 
Ontario Condo Law Blog and offers 
his assessment and lessons learned thus 
far. You can read Chris’s summary here: 
www.ontariocondolaw.com/2018/11/
articles/case-studies/cats-out-of-the-
bag-the-tribunals-first-year/ n
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Things to Watch for  
in 2019

the possibilities for EV charging stations 
on the common elements).

• And much more.
And of course, 2018 also saw the 

arrival of mandatory licensing for 
Ontario condominium managers.  

Will condominium managers and 
directors have an opportunity to catch 
their breath? Probably not. It looks like 
2019 could see almost as much change as 
2018 – particularly if the second phase of 
the amendments to the Condominium Act 
arrive in late 2018 or in 2019. Before I turn 
to the second phase of the amendments, I 
must add a cautionary note: Ontario’s new 
government has not yet confirmed that it 
intends to carry through with the second 
phase. So, there is considerable doubt and 
uncertainty about the future for Ontario 
condominiums. However, assuming the 
province stays the course, here’s what is 
expected in the “second phase”:

2018 has been an exceptionally busy 
year for condominium managers and 
directors in Ontario.  The first phase 
of the amendments to the Condomin-
ium Act brought widespread change to 
condominium management and admin-
istration. Here’s a quick list of some of 
the key changes:

• Creation of the Condominium 
Authority of Ontario (CAO), and the 
requirement that all condominiums pay 
$1 per month per voting unit (per POTL 
in common elements condominiums) to 
the Authority.

• Creation of the Condominium 
Authority Tribunal (CAT) which is 
handling only records disputes so far … 
but CAT’s jurisdiction is expected to be 
broadened in the coming years.

• Mandatory director training.
• Provincial returns required for all 

condominium corporations.

• A public registry of Ontario condo-
miniums.

• New Information Certificates from 
condominium corporations to Owners 
and Purchasers.

• New Disclosure Obligations for 
Director Candidates.

• Preliminary Notices required for 
most meetings of Owners.

• Changes to the Procedures for 
Passing Rules.

• Many new prescribed forms, 
including prescribed Information 
Certificates, Preliminary Notices of 
Meeting, Notices of Meeting and Proxy 
Forms (and many others).

• New types of Bylaws.
• Sweeping new provisions respect-

ing record-keeping and owners’ access 
to records.

• New regulations respecting Electric 
Vehicle Charging Stations (increasing 

James Davidson, LLB, FCCI 
Partner 
Davidson Houle Allen LLP
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The second phase of the 
amendments to the Act

Here’s my list of some of the key 
amendments that are expected in the 
second phase:

1. Shared Facilities Agreements will be 
mandatory If a condominium corpora-
tion shares property with another party, 
a registered shared facilities agreement 
(in compliance with anticipated new 
regulations) will be mandatory. For 
condominiums with shared property 
(and their managers), this may mean a 
considerable amount of work to negoti-
ate, finalize and register such agreements.

2. Mandatory Procurement Process 
for many contracts For many types of 
contracts, there will be a mandatory 
procurement process (i.e., tender-
ing). This may mean added work for 
condominiums and their managers 
(depending upon their current practices 
in terms of contract procurement).

3. New Procedures for Requisitioned 
Meetings The procedures applying to 
requisitioned meetings will become 
much more detailed – involving consider-
able additional correspondence between 
the corporation and the requisitionists.  

4. Directors elected by the owners 
of “non-leased voting units” Some 
good news: For many condominiums, 
the need for a “resident-elected direc-
tor” (which will now be known as the 
director elected by the owners of the 
non-leased voting units) will no longer 
apply. This requirement will only apply 
if (a) a minority of the units are non-
leased voting units, and (b) one of those 
owners asks for such an election.

5. Changes related to reserve fund 
planning There will be some important 
changes in the area of reserve fund plan-
ning. In particular, we expect to see a 
specific definition of “adequate” (in rela-
tion to reserve funds). Also, the applicable 
timeframes (to plan for “adequacy”), 
will likely be adjusted. Furthermore, 
the current 30-year study period is 
expected to be extended (perhaps to 45 
years or more). This change to the study 
period could have a serious impact upon 
required reserve fund contributions 
– particularly in cases where large antici-
pated future repairs or replacements 
currently fall outside the 30-year study 
period. This, in turn, can have implica-
tions for the current status certificates.

One of our standard recommen-
dations is that all condominium 
corporations consider adding wording, 
along the following lines, to their current 
status certificates:

The corporation’s reserve fund study 
covers a 30-year “study period” (or period 
of analysis) required by the Condomin-
ium Act and Regulations.  There are 
some features of our building that won’t 
require repair or replacement until after 
the 30-year study period. In other words, 
those features fall outside of this mandated 
study period. Therefore, contributions to 
the reserve fund will need to increase in 
future, as those features fall within the 
reserve fund study’s period of analysis.

ALSO:  If and when the mandated 
study period is extended, revised status 
certificate wording may be required.

6. New notices to owners in relation 
to financial matters Condominium 
corporations will have to give notice to 
owners about certain budget overages 
(to be detailed by regulation) and when 
the reserve fund falls off track a certain 
amount (also to be detailed by regulation).

7. New rights for owners in rela-
tion to chargebacks to their common 

SAY GOODBYE TO
DAMAGING PINHOLE
LEAKS FOR GOOD!

Still thinking that a pinhole is not a big deal?

• 1.0 mm pinhole will leak 94 litres per hour

• On average, 10,000 litres of water are lost to pinhole 
leaks annually

• Just 5 pinhole leaks per year could cost in excess of $30,000

Using certified German engineering, the Rikos pipe 
lining solution cures pinhole leaks making damaged 
pipes like-new, only better.

Tenant’s lives not interrupted.

• Work completed cleanly in a matter of weeks.

• Once lined, treated copper pipes are expected to last more 
than 50 years.

• Costs 30% less than a complete pipe replacement.

Contact us today for a free
 on-site consultation

www.rikos.com
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expenses For chargebacks to owners, 
the corporation will be required to 
provide specific notice to the owner, 
whereupon the owner will have an 
opportunity to challenge the charge-
back (likely by way of application to 
CAT).  In many cases, a key concern 
may be:  Is there a provision in the Decla-
ration that authorizes the condominium 
corporation to add the chargeback to the 
owner’s common expenses?  

8. Modifications to common elements 
There will be new regulations to help 
define the estimated “cost” of a proposed 
modification. My hope is that the new 
regulations will confirm that the “cost” 
takes into account both short- and long-
term expenses (as well as short- and 
long-term savings); and also that the 
cost of a modification is the difference 
in cost between (a) the cost of making 
the modification and (b) the cost of not 
making the modification.

There will also be some important 
changes in the law respecting “minor 
modifications” that can be authorized by 
the board (without owner involvement).

9. New definitions of repair and main-
tenance The definitions of “repair” and 
“maintenance” will change – and (depend-
ing upon the wording of the Declaration) 
could in some cases have a dramatic 
impact upon the repair and maintenance 
obligations of condominium corporations 
and owners. This is something that condo-
minium managers and directors will need 
to carefully scrutinize in each case. In some 
cases, an amendment to the Declaration 
might be wise.

10. Insurance deductibles bylaws 
It appears that insurance deductibles 
bylaws (dealing with the responsibility 
of owners to pay the deductible under 
the condominium corporation’s insur-
ance policy) will no longer be effective. 
Instead, an amendment to the Declara-
tion will be necessary. However:  The 
province might decide to grandfather 
existing insurance deductibles bylaws. 
This is still uncertain.

At the same time, Section 105 of the 
Condominium Act will be amended 
so that an owner will be responsible 
for the corporation’s deductible in the 
case of insured damage to any part of 
the property resulting from an act or 
omission of the owner or an occupant 
of the unit.

11. Standard unit descriptions There 
will be a new statutory standard unit 

description that will apply in cases where 
the corporation has no standard unit 
description. But will the statutory descrip-
tion make sense for a given condominium?  

12. Investments Amendments to 
Section 115 of the Condominium Act will 
make it clear that condominium corpora-
tion investments must be either (a) issued 
or guaranteed by the Government of 
Canada or the government of a province, 
or (b) covered by CDIC or DICO.

13. Declarants  There will be 
enhanced disclosure obligations for 

Declarants, more detail in relation to 
the obligations of Declarants for first-
year budget deficits, and limits placed 
on the legal rights of Declarants.

14. First year performance audits 
There will be various amendments in 
relation to first-year performance audits.

15. Noise  Section 117 of  the 
Condominium Act will prohibit “any 
unreasonable noise that is a nuisance, 
annoyance or disruption”. Other 
nuisances, annoyances or disruptions 
may also be prohibited by regulation.

17



SPECTRUM
BUILDING SERVICES CO.

T. 416-967-4461
F. 416-967-6320

 fredrosen@spectrumco.ca 
2600 John St., Unit 207,  
Markham, ON L3R 3W3

www.spectrumco.ca

Goldview Property Management Ltd. 
will guarantee the highest standard 
of property management services.  
Our meticulous attention to detail, 
innovative and cost effective solutions, 
advanced communication networks, 
and green technology have established 
Goldview Property Management 
as a leader in the industry for 
the past 30 years.

Contact Goldview Property Management and 
your Corporation can also realize significant 

financial and operational benefits.

www.goldview.ca • 416.630.1234

51 Toro Road, Suite #200
Toronto, Ontario, M3J 2A4

Fax: 416.630.3132
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www.criterium-jansen.com

LET CRITERIUM – JANSEN ENGINEERS® BE  YOUR ENGINEER 
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1.888.940.0571

   RESERVE FUND STUDIES

   PERFORMANCE AUDITS 

   PROJECT MANAGEMENT

D E D I C AT E D   L O C A L   P RO F E S S I O N A L

Other matters that 
condominium managers  
and directors will be dealing 
with in 2019

Declarations, Bylaws and Rules
Many condominium corporations 

have been considering and/or imple-
menting amendments to their governing 
documents. Some key reasons are as 
follows:

Declarations:
• To amend or add provisions allow-

ing chargebacks to be added to an 
owner’s common expenses (i.e., strong 
“indemnification” provisions).

• To correct or clarify repair and main-
tenance obligations – particularly in light 
of coming amendments to the Act.

• To correct problematic insurance 
provisions, including problematic waiv-
ers of subrogation.

• To confirm rights of the corporation 
to access the units – particularly in an 
emergency.

Bylaws:
• To bring bylaws into conformity with 

the Condominium Act and Regulations.
• To delete unnecessary and/or 

confusing provisions.
• To add provisions respecting elec-

tronic voting and electronic attendance 
at meetings.

• To add helpful provisions: Like 
applying all common expense payments 
to the earliest arrears.

• To delete bad provisions: Like 
“Protection of Directors” provisions 
(which sound good but are in fact bad 
for the corporation).

Rules:
• Smoking and Cannabis – particu-

larly with the legalization of Cannabis. 
From what I’ve seen, the trend in Ontario 
is continuing towards more and more 
smoke-free living in multi-unit residen-
tial buildings.

• Regulation of Short-term tenancies.
• A definition of “family”.
• In some cases, a general overhaul of 

Rules that are old or out of date.
Electronic Notices to Owners
More and more condominiums are 

obtaining the necessary agreements 
from owners (see the new prescribed 
form) in order to send notices to owners 
electronically.

Websites
More and more condominiums are 

establishing websites for enhanced 
communication with their owners and 
occupants.

Record Keeping
More and more condominiums are 

making arrangements for electronic 
storage and retrieval of their records.

Electric Vehicles
I think we will continue to see a grow-

ing number of electric vehicle charging 

stations in condominiums in Ontario.  
However, with the change in provincial 
government, I think this may slow down 
a little … at least for the time being.

Energy and Water Consumption
Under changes to the Green Energy 

Act, many condominiums were to track 

(beginning in 2018 or 2019) and report 
(beginning in 2019 or 2020) energy and 
water consumption. However, Ontario’s 
new provincial government is promising 
to repeal the Green Energy Act, so this 
may not become a reality.

It certainly doesn’t look like things 
will get any less busy for condomin-
ium managers and directors. The good 
news is as managers and directors 
adapt to all of these changes, they are 
becoming more and more efficient at 
handling them! n

James Davidson, LLB, FCCI is a 
partner at Davidson Houle Allen LLP, 
and has been practicing condominium 
law for more than 34 years. He repre-
sents condominium corporations, their 
directors, owners and insurers through-
out eastern Ontario.
davidsoncondolaw.ca

Ontario’s new government has not yet 
confirmed that it intends to carry through 
with the second phase. So, there is considerable 
doubt and uncertainty about the future for 
Ontario condominiums.
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One Year Later



Michael Goldrich 
President, 
Goldview Property 
Management Ltd.

Justin Goldrich 
General Counsel, 
Goldview Property 
Management Ltd.

Happy Anniversary!
Reflecting on changes

to the Condominium Act
includes the new proxies. With an increase 
in the amount and frequency of informa-
tion that needs to be delivered to owners, 
comes an increase in the costs of input-
ting, tracking, updating and distributing 
that information within the prescribed 
manner and timelines. We don’t recall a 
slide on that at the luncheon seminars! So, 
on top of the fees charged to the individual 
manager personally and the fees charged 
to the management company, there is the 
additional labour cost, as additional staff is 
often needed to be hired and trained.  

Some of the additional administra-
tive duties now required of management 
companies include: the filing of the 
separate annual returns for each of the 
managed condominiums, the filing of 
any notices of change for each property 
(i.e., change in board member), the issu-
ing of information certificates (i.e., change 

As much as Goldview Property 
Management Ltd. enjoyed attending 
ACMO’s luncheons and seminars in 
preparation for the legislative changes to 
Ontario’s condominiums – because, let’s 
be honest, who doesn’t love time out of 
the office, a delicious lunch, name tags 
and awkward conversation – we were 
eager to see how the condominium indus-
try would be affected. Enough about the 
theory, time to see these changes in prac-
tice. It has now been nearly a year since 
the changes were rolled out and while 
condominium owners appear to be better 
protected, directors better educated, and 
their managers better regulated, there are 
still some kinks to work out.

Here’s a complete shocker: many 
condominium board members have been 
reluctant or forgetful when it comes to 
the newly introduced mandatory direc-

tor training.  While most of our board 
members have completed their training, 
we have been reminding the stragglers 
that if they do not complete their certifi-
cation training within the specified time 
frame, then they immediately cease to be 
board members. Fittingly, the majority 
of directors who have already completed 
their training expressed a sense of accom-
plishment upon completion.  

The legislative changes have translated 
into several new challenges for property 
managers and the property management 
companies who employ them. Although 
we were proactive and prepared our staff 
by holding in-house workshops and semi-
nars, unsurprisingly, there still remains 
an industry-wide learning curve given 
the many new forms to navigate, such as 
the information certificates and the new 
Annual General Meeting forms, which 
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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…

in insurance deductible amount) and the 
issuing of periodic information certificates 
twice per year. The full extent of this addi-
tional work could not have been accurately 
predicted until the legislation was rolled 
out and implemented. Needless to say, it 
was not less than we expected. As more 
time passes and new systems are inte-
grated, hopefully, these costs can become 
more efficient financially.  

Our management was also anxiously 
waiting to see how the newly minted 
Condominium Authority Tribunal (CAT) 
would operate and whether it would help 
provide access to records for condomin-
ium owners and help alleviate the strain 
that access to records disputes have left 
on Ontario’s court system. While the 
tribunal is still in its early stages, some 
of their decisions have been instructive. 
The advantage to having these decisions 
is that the CAT is beginning to estab-
lish a clear and public framework for 
the what, how, when, why, and at what 
cost, a condominium’s records can be 
accessed. We are still in the early stages, 
and the CAT will need to be consistent 
in their decision-making for owners and 
condominiums to truly benefit from the 
precedent created by their rulings.

Like everyone else in the industry, we are 
waiting to see how the CAT’s dispute reso-
lution powers may be expanded beyond 
their current application, which is limited 
to only accessing records disputes.  Our 
hope is that in situations where there is a 
dispute between an owner and the corpo-
ration or an owner and an owner, rather 
than see matters escalate, or be put in the 
position of having to try and explain the 
nuanced and often legally based limita-
tions that may have an impact on owners’ 
expectations, the CAT can be relied on 
to intervene. We look forward to the day 
when condominium corporations and 
owners will be able to rely on the CAT for 
an accurate and impartial application of 
the condominium’s Declaration that can 
be applied and accepted by all parties 
before issues are escalated and irreversible 
ill will is established. It almost sounds too 
good to be true, but we are keeping our 
fingers crossed.

When it comes to the changes to the 
Condominium Act and the other newly 
introduced statutes, like all new legis-
lation, its use, scope and application 
remains a work in progress. Nonetheless, 
as the intent and focus is to better serve 
the consumer, then it would appear 

that Ontario’s condominium owner has 
more information, better access to infor-
mation and the knowledge and peace of 
mind that their condominium manag-
ers must be licensed and their board of 
directors must have basic knowledge in 
performing their duties. n

Michael Goldrich founded Goldview 
Property Management Ltd. in 1985. Gold-
view is an ACMO 2000 certified company 
and is proud of its contributions and lead-
ership role within the condominium man-
agement industry. Michael has developed 
Goldview into one of Toronto’s premier 
condominium management companies, 
now providing condominium manage-
ment services to over 100 condominium 
corporations throughout the GTA.

Justin Goldrich serves as in-house 
legal counsel to Goldview. Justin ob-
tained his law degree from Queens 
University in 2014 and was called to 
the Ontario Bar in 2015. Justin is proud 
to represent Goldview and to assist its 
clients by providing the expertise of an 
in-house solicitor specializing in real es-
tate and condominium law.
goldview.ca
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It is estimated that 50% of the new 
homes being built in the province 

are condominiums, 
which is not surprising 
considering the rapid 
expansion of Ontario’s 
condominium commu-
nities. Condo managers 

are professionals who, like other occu-
pations in Ontario, must be licensed. 
With more than 750,000 condo units in 

the province already, and new projects 
ready to break ground, the CMRAO’s 
oversight of this complex sector gives 
condo owners confidence that their 
investment is being professionally 
managed by people and companies that 
are accountable to a government-created 
licensing authority.

Since our designation one year ago, 
the CMRAO has processed all initial 
licence applications and completed the 

first annual renewal cycle. After only 12 
months, we are starting to see trends in 
the licensing data. We will continue to 
monitor these trends and look forward 
to sharing these insights with the sector 
in the coming year.

To date, the CMRAO has seen a 
net increase of 91 licensees since the 
end of the first licensing year (June 
30, 2018). The data represented here 
reflect the number of active licences 
(as at October 29). Generally speaking, 
the current number of licensed condo 
management professionals demon-
strates stability of the sector. 

In the Condominium Management 
Provider Licence (CMPL) category, 
our data indicate that condo manage-
ment companies vary significantly in 
size and corporate structure. There are 
an extremely high number of compa-
nies with only one manager and fewer 
than a handful of companies that 
employ more than 100 condo manag-
ers. In just one full year of operation, 
we have seen companies choose not to 
renew their CMPL licence and leave 
the industry, and brand-new busi-
nesses form to provide services. 

In the interest of consumer protec-
tion as Ontario’s condominium 
industry continues to expand, the 
CMRAO works to ensure that condo 
management  profess ionals  are 
licensed, meet education and experi-
ence requirements, and comply with 
their legal and ethical obligations.

Ali Arlani is Chief Executive Officer 
and Registrar of CMRAO
cmrao.ca

One Year of Licensing
A snapshot of the condominium 

management sector

Guest Contributor

Licences Issued (as at October 29, 2018)

Regional Distribution of CMRAO Licence Applications  
(as at October 29, 2018)
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First impressions are lasting impressions. 
Protect your environment with an AeraMax® Professional air purifier.

www.fellowes.com

 THE AIR WE BREATHE INDOORS 
CAN BE UP TO FIVE TIMES MORE 
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CLEARING THE AIR BETWEEN 
OWNERS AND RESIDENTS 

OVER LEGAL CANNABIS

For more information
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Electronic Voting & Proxies 
The different ways to cast a vote and 

what condos should be aware of
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One Year Later

Trevor Zeyl 
Co-founder 
GetQuorum.com

Act was the release of the Prescribed Proxy. 
The Prescribed Proxy is a departure from 
what many property managers are used to 
and this fall will be the first time they will 
be working with the new form.

Prior to the advent of the Prescribed 
Proxy, proxy forms were paper based. 
There have been many reported inci-
dents of unscrupulous owners showing 
up to a meeting with a large stack of 
proxies to abuse the system for their 
own personal gain. And, the difficulty in 
verifying the legitimacy of paper-based 
proxies allowed these shady individuals 
to commit proxy fraud. In response to 
this, the Ministry of Government and 
Consumer Services (MGCS) introduced 
standardized proxy language and inclu-
sion of fields for signature and initials 

It’s safe to say that this past year has 
been a huge learning curve for anyone 
working within the condominium 
industry. The updated Condominium 
Act has introduced new forms, notices 
and procedures for condominium prop-
erty managers to follow when it comes 
to meetings, distribution of notices, 
and voting. Navigating through the 
changes to the Condo Act and the new 
requirements under the Condominium 
Management Services Act (“CMSA”) have 
provided property managers and prop-
erty management companies additional 
items to consider beyond the day-to-day 
activities of managing a condominium. 

The updates to the Condominium Act 
have materially changed the way condo-
minium owners cast their votes at owner 

meetings. First, there has been a whole-
sale change in the proxy form that the 
Government of Ontario now requires that 
condominiums use. Second, the amend-
ments now permit for the submission of 
votes via “telephonic and electronic means” 
(provided that a condominium corpora-
tion first passes a bylaw adopting its use).  

We’ll provide an overview of two 
“electronic” ways that condominium 
owners can participate in the governance 
of their corporation, that is voting by 
way of electronic ballot or by electronic 
proxy, as well as outline the differences 
between the two methods. 

Prescribed Proxy 
One of the major changes that was 

unveiled in the updated Condominium 
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provides protection against proxy 
tampering and proxy fraud.    

The Prescribed Proxy now provides 
owners with three choices with regards 
to the role a proxy holder may play on 
their behalf. The first option directs that 
the proxy count only towards quorum 
and not towards any voting matter. The 
second option directs that a proxy count 
only towards quorum and provides that 
the proxy holder may vote on routine 
matters (such as adjourning the meet-
ing or appointing an auditor). The 
final option directs that a proxy count 
towards quorum and provides the 
proxy holder with the discretion to vote 
on any matter (subject to the instruc-
tions provided by the owner). It’s not 
clear why MGCS provided these three 
options; one can only speculate that they 
drafted the first two options as a means 
to prevent proxy tampering and misuse 
of proxies for unethical purposes.  

Corporations can now customize the 
proxy form according to the specifications 
of their meeting now that the Prescribed 
Proxy is modularized. The first section 
allows for votes for the election of candi-
dates for board positions. The second 
section is for election of candidates by 
owners of owner-occupied units. The 
third section handles votes for specific 
matters such as change in bylaws or insti-
tution of a new rule in the condominium 
declaration. The fourth section deals with 
votes to remove directors from the board.  

It should be noted that with new legis-
lation under CMSA, property managers 
are no longer able to solicit for prox-

ies, but this does not prohibit them 
from distributing the proxy, collecting 
completed proxies, and even promoting 
the use of the proxy.

Electronic Voting
Under the Condominium Act, a condo-

minium corporation is permitted to allow 
“owners to cast a vote by “telephonic 
and electronic means” if it first passes a 
bylaw adopting its use. This “electronic 
voting bylaw” resolution must receive a 
simple majority of votes in order to pass 
(assuming quorum for the meeting is 
first reached). Once the bylaw is passed, 
electronic voting can be used for future 
meetings. It is important to note that the 
Condominium Act has not set out any 
rules for electronic voting, so it is up to the 
corporation to set the rules in their bylaws. 
In the absence of any MGCS guidance on 
this matter, condominium corporations 
should confer with their legal counsel to 
ensure that the rules for electronic voting 
are not in conflict with the corporation’s 
existing bylaws and abide by what is set out 
in the Condo Act.

So, what’s the difference 
between electronic proxies 
and electronic voting?

Well, not much. Although electronic 
proxies and electronic voting allow an 
owner the convenience to vote ahead of 
the meeting, there are some key differences 
between the two voting methods. First, 
electronic voting requires the passing of 
a bylaw, whereas proxies and electronic 
proxies are already allowed under the Act. 

Second, proxies can be revoked or changed 
by the owner at any time before the meet-
ing commences. Electronic votes, however, 
cannot be revoked once submitted (which 
leads to problems in circumstances where 
owners become aware of new information 
after their vote has been submitted caus-
ing them to want to change their vote). 
Third, proxies allow owners to defer their 
vote to a proxy holder, which provides 
flexibility in circumstances where owners 
are unsure how to vote and feel that their 
chosen proxy holder is more educated on 
the issues and therefore in a better posi-
tion to vote. Fourth, proxies, by default, 
remain valid for a meeting and any 
related adjournments. So, if a meeting is 
postponed, rescheduled or adjourned, 
then all proxies collected for that meet-
ing can still be used when it’s reconvened. 
This can save management considerable 
time and effort rather than having to 
restart the solicitation process for a meet-
ing. Conversely, electronic votes are only 
permitted to be used at meetings for which 
they were collected. 

Perhaps most importantly, however, 
is that no matter how votes are 
submitted by owners, proxies and elec-
tronic voting can and should be used 
together.  n

Trevor Zeyl is a lawyer and one of 
the co-founders of GetQuorum, a 
condominium governance notice and 
online electronic voting platform for 
condos. See GetQuorum.com for more 
information. 
GetQuorum.com

PRACTICAL APPROACHES  ■  SENSIBLE RESULTS         www.brownbeattie.com

588 Edward Avenue, Unit 49 
Richmond Hill, ON   L4C 9Y6

P  905-737- 0111    F  905-737-4046    
(Guelph Region) P  519 -827-1757

■  Reserve Fund Studies
■  Performance Audits
■  Condition Assessments
■  Specifications & Tendering 

 

■  Forensic Engineering
■  Roof Consulting
■  Construction Review
■  Contract Administration
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Proxies & Information
Certificates

Impact on managing and managers 

multitude of varying and often costly 
professional opinions to determine 
how to interpret and complete the 
forms, contradictory to the purpose 
of the standardization and simplifica-
tion. To minimize inefficiencies caused 
by ongoing debate over the intent 
of many aspects of these forms, the 
time and resources dedicated to their 
creation and to remain consistent with 
the original objective, it would have 
been beneficial to provide advance 
baseline training seminars and/or 
instruction manuals to all managers 
(which was recognized and addressed 

There was considerable discussion 
and speculation on the impact of the 
new forms under the amended Condo-
minium Act leading up to their release 
on November 1, 2017. As over a year 
has now passed this is a good time to 
reflect on how the new proxy form and 
information certificates have directly 
impacted managers and the manage-
ment of our communities. While we 
would all likely agree there has been 
a need for universal and mandatory 
documentation for clear and consistent 
communication and improved efficien-
cies, this ideal has been encumbered by 

poorly designed and onerous forms 
that do not meet this objective. 

With the launch of  the new 
forms there was no advance infor-
mation detailing their contents until 
they were viewable on October 31. To 
further hamper this process the forms 
were only viewable with Microsoft 
Internet Explorer rather than other 
more commonly used browsers that 
resulted in further delays to accom-
modate this unanticipated limitation. 
As a result of a void of information 
and direction, managers had to “learn 
as they go” that has resulted in a 

Thomas Kortko, RCM 
Vice President 
Maple Ridge Community  
Management

One Year Later
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SUBSCRIBE FOR FREE
(in Ontario only)

comprehensively on the website for the 
Condominium Authority of Ontario 
in late 2018). 

Proxy Forms
One of the first forms to receive criti-

cal and immediate attention was the new 
proxy form. At launch this form, coupled 
with the changes in the Condominium 
Act, was disruptive for managers. Very 
little time was given to ensure the new 
requirements and form were executed 
correctly for previously scheduled 
owners’ meetings, which could have 
been avoided with detailed advance 
instruction or forewarning of their 
contents. As we have moved forward, 
managers have become increasingly 
familiar with the form and its require-
ments including various improvements 
introduced in May 2018. The familiarity 
we have gained is not shared by many 
owners as they are often confused and 
intimidated by the maze-like presenta-
tion of the form. 

A negative spinoff from the new proxy 
form has been a decline in attendance by 
proxy at owner’s meetings, a detrimental 
impact on the operation of a commu-
nity. This can be seen where historical 
attendance to Annual General Meet-
ings in person is often low, resulting in 
higher costs and additional time for the 
management team to plan and attend 
repeat meetings that would have largely 
been avoided in previous years with 
quorum met by proxy. 

Due to the confusion caused by the 
new proxy form, online options for 
proxy gathering are now more widely 
used. This approach is highly effective 
but requires approval from the corpo-
ration as this comes at an additional 
cost and generally outside of the scope 
of standard management agreements. 
In summary, until the form is simpli-
fied further, managers will continue to 
struggle with how to assist a corpora-
tion in obtaining properly completed 
proxies without stepping over the line 
and soliciting proxies, which of course 
is prohibited. 

Information Certificates
The Information Certificates were 

developed to provide ongoing, clear 
and consistent communication to 
ensure owners are confident they are 
being well served, but after one year 
we have determined they do not meet 

this objective. As with the proxy form 
the Information Certificates were 
released with no clear direction on 
how to ensure they are properly 
completed, resulting in many discrep-
ancies between documents as there are 
multiple ways one can interpret them. 
The production of these documents 
has also proven to be burdensome 
for managers and costly for manage-
ment as resources had to be rapidly 
dedicated and systems developed to 
effectively manage the requirements 
for PICs, NOICs and ICUs. 

Even with the most effective systems, 
managers are required to closely scruti-
nize the information, redirecting them 
from other critical tasks, to ensure the 
forms are accurate.  Furthermore, addi-
tional expertise is also required at times 
to address legal matters. Feedback from 
owners has been interesting as questions 
should stem from the contents of the 
forms, but rather the majority of ques-
tions have been directed at why we are 
providing this information and the forms’ 
overall user-unfriendly format. Unless 
these forms receive significant enhance-
ment to their content and clarification, 
they will continue to have minimal value 
relative to the costs involved for their 
oversight and production. 

The overall objective for the intro-
duction of legislative changes is 
understood, and safeguarding all owners 
is a welcomed approach by property 
management firms. That being said, 
many of these concerns could have been 
avoided with broader range industry 
consultation and advance beta test-
ing prior to implementation. Despite 
the challenges encountered (and 
barring any changes in the immediate 
future), we hope it is recognized there is 
opportunity to streamline and improve 
the forms and processes to ensure that 
objective is better met. In the end, such 
changes will serve and inform condo-
minium owners with clearer and more 
concise forms. n

Thomas Kortko is a vice president 
at Maple Ridge Community Manage-
ment – An Associa® Company where he 
has worked since entering the industry 
in 1997. Thomas draws experience from 
a diverse personal and work history and 
oversees the management of industrial, 
low and highrise residential properties.
mrcm.ca
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Kristi Sargeant-Kerr,  
BA (Hons.), LLB 
Partner, Scott Petrie LLP 

If there is one thing that has been 
consistent over the past year in the 
condominium industry, it is legislative 
change. It has permeated almost every 
aspect of how we build, work with and 
live in condominiums. 

The legislative changes affecting 
condominiums are far more reaching 
than those addressed in the amendments 
to the Condominium Act, 1998.  Despite 
this, many are still focused on trying to 
understand these significant amendments 
on a practical and manageable level.  

This is clear from the number of 
self-managed condominiums who 
are overwhelmed and are looking for 
professional assistance for the first time, 
from the large amount of directors who 
have yet to take their mandatory train-
ing with the Condominium Authority 
of Ontario (CAO), from the number of 
questions that arise when using the new 
mandatory forms, and from the number 

of property managers who have not yet 
renewed their licenses with the Condo-
minium Managers Regulatory Authority 
of Ontario (CMRAO).

It has not been an easy transition for 
anyone and yet, the legislative roller 
coaster ride has continued, sometimes 
with changes taking place on an almost 
daily basis as was evident in the weeks 
leading up to the legalization of recre-
ational cannabis on October 17, 2018.  

With the June provincial election in 
Ontario resulting in a majority Progres-
sive Conservative government, many 
of the legislative changes proposed by 
the previous Liberal government that 
impacted condominiums have been 
significantly revised, put on hold or 
scrapped altogether.

None are as important as the 
outstanding reforms to the Condomin-
ium Act, 1998, the fate of which remain 
unknown.  With the current government 

not yet advising of their position on the 
provisions that have yet to be proclaimed 
into force, they could proceed in essen-
tially one of three ways: continue with 
the remainder of the changes as planned, 
re-evaluate the course of the changes, or 
do nothing.  Regardless of which choice 
the government takes, it will, in all likeli-
hood, result in even more upheaval for 
the condominium industry.  

Further to the federal government 
taking steps to legalize recreational 
marijuana, the new Ontario govern-
ment also made substantial changes to 
the cannabis legislation proposed by the 
previous government at the provincial 
level.  This legislation ultimately came 
into force on October 17, 2018 as part 
of the modified Smoke-Free Ontario Act, 
2017.  Originally due to come into force 
on July 1, 2018 but put on hold by the 
government, this Act regulates the sale, 
supply, use, display and promotion of 

One Day, One Legislative 
Change at a Time

One Year Later
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There When 
You Need Us
At Crossbridge, we’re 100% committed 
to making your experience the best that 
it can be. As the leading condominium 
property manager in Ontario, we help 
to create great communities by focusing 
on the needs of owners and residents 
with a level of service that is second-to-
none. Our experienced team members 
are just a call away and are always 
ready to help. 

crossbridgecondominiums.com

For more information, contact us today
Sandro J. Zuliani | szuliani@crossbridgecs.com | 416-354-1926

2861 Sherwood Heights Drive, Suite 28  •  Oakville, Ontario  L6J 7K1
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LEED Platinum Certified Products
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tobacco, cannabis and vapour products 
(i.e., e-cigarettes) and the smoking and 
vaping of medical cannabis.  

The impact of this pending legisla-
tion on the condominium community 
was clear throughout the past several 
months as lawyers, managers and 
boards struggled to maintain a grasp 
on the evolving nature of the proposed 
laws while at the same time attempting 
to draft rules that reflected the requests 
of condo owners to adopt rules that 
restricted the consumption and growing 
of cannabis in their corporations.  

Notably, other changes affecting 
condos were included in the Smoke-
Free Ontario Act, 2017, and are only 
now being processed by those in the 
condominium industry, such as the 
prohibition of smoking in only “indoor 
common areas” in a condominium.  
Only time will tell as to their impact.      

The new government was not done 
however.  Just as many in the condo-
minium industry were grappling with 
the looming cannabis legislation and as 
they were also taking the time to develop 
an understanding of changes made to the 
Condominium Act, 1998 Regulations with 
respect to electric vehicles, the Electric 
and Hydrogen Vehicle Incentive Program 
and the Electric Vehicle Charging Incen-
tive Program were both cancelled as of 
July 11, 2018.  As such, government incen-
tives for the purchase of electric and 
hydrogen vehicles and electric vehicle 
charging stations are coming to an end.   

Despite this, condominium manag-
ers are still left to determine how best 

to address those residents who have 
purchased electric vehicles and the need 
to charge them.  This includes the new 
processes mandated by the government 
in relation to the installation of electric 
vehicle charging stations in condominium 
buildings at the request of the corpora-
tion or an owner, as well as changes to the 
prescribed forms which require disclosure 
of proposed electric vehicle installations. 

In order to understand these numerous 
legislative changes impacting condomini-
ums and how best to  implement them, 
managers are having to take it upon them-
selves to ensure they are educated and 
stay as up-to-date as possible.  According 
to Victoria Phillips of HighPoint Prop-
erty Management in London, they have 
found that one of the best ways to do this 
is to bring in professionals for “lunch and 
learns”.  These give their managers and 
staff the opportunity for timely updates 
in a setting that promotes questions and 
discussion and does not impose a large 
time commitment on what are increas-
ingly more demanding workdays.  

Attending the numerous conferences 
available through ACMO as well as 
those put on by the various CCI Chap-
ters is also a great way for all of those 
working in or living in condominiums 
to stay informed on the latest legisla-
tive changes affecting condominiums, 
including changes that many may not 
even have heard of.  

When this is not available and an issue 
on a new and/or changing piece of legis-
lation comes up, many find that the best 
thing to do is to “hit things head-on” and 

turn to their fellow property managers 
and lawyers working in the field to work 
through the issue.  This is what Nancey 
Charron of Cambri Property Manage-
ment in London finds is the best way 
to deal with issues she knows will come 
up and needs to have a good grasp right 
away, such as the legalization of recre-
ational marijuana.  

Going forward, as well over 11,000 
condominiums have now been regis-
tered in Ontario, I do not imagine that 
the number and speed with which we 
are facing legislative changes impacting 
condominiums will change.  That being 
said, if we continue to work together 
to educate ourselves and our fellow 
professionals, condominium managers, 
directors and owners, we will all be in a 
position to both influence and manage 
these changes with great success. n

Kristi Sargeant-Kerr joined Scott 
Petrie LLP as a partner in 2017 after 15 
years in a litigation-focused practice. 
She specializes in all aspects of condo-
minium and real estate law, including 
development, administration and liti-
gation. Kristi made this transition after 
years of personal interest in the condo-
minium field and her extensive involve-
ment and interest in mediation and 
arbitration at numerous administrative 
Boards and Tribunal. Kristi enhances 
Scott Petrie LLP’s ability to address the 
complexity of recurring and emerging 
issues in condominium law throughout 
Southwestern Ontario.
scottpetrie.com
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Mandatory Director Training
Benefits for boards & management

and intimidating, but in fact it is very 
simple and should not be a deterrent 
to anyone wishing to volunteer for the 
board.   

The course gives current and 
potential directors an overview of 
condominium governance and the 
role of directors. This is helpful to 
managers who often find themselves 
responsible for training directors who 
haven’t taken CCI’s director courses.   
It highlights some principles that are 
key to a successful board.  For instance, 
directors shall not engage in busi-
ness transactions except at a meeting. 
We are also reminded that directors 
must exercise reasonable care and 
must ask questions to make sure they 

When I was asked to write an article 
on the benefits of the mandatory Direc-
tor Training and the benefits that it 
provides to the boards and manage-
ment I thought it best that I actually take 
the training so I knew more about that 
which I was asked to write.  

Firstly, I found that the modules 
were very well designed and easy to 
use.  I hate to admit that I am of the 
generation that is used to classroom 
learning, and still prefer to read text 
on paper rather than a screen.   I was, 
therefore, pleasantly surprised by how 
easy and informative the online train-
ing actually was. The training is made 
up of 21 modules, each containing 
10–15 slides.  At the beginning of each 

segment, the learning objectives are 
clearly outlined and throughout there 
were a few test questions that must be 
answered, true or false.  For managers 
who live and breathe condominiums 
and condominium management, each 
module shouldn’t take more than 10 
minutes, which would mean that the 
whole training should take no more 
than 3 ½ –4 hours.   For directors, they 
can run through each module at their 
own pace and can log out and back 
in, easily picking up where they left 
off.  This is a great feature for board 
members who, as volunteers, may 
wish to spread their training out over 
a longer period of time.   Some may 
perceive the training to be difficult 

Stephanie Cox, RCM 
Regional Vice-President 
Crossbridge Condominium  
Services 
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are making informed decisions.  It 
reminds directors that there is a duty 
of confidentiality, that they must have 
regular board meetings.  It talks about 
the role of the president in encourag-
ing participation and encouraging the 
board to speak with one voice, and to 
encourage all board 
members to follow 
the code of ethics. 
In Module 4 about 
Effective Leader-
ship it explains that 
the president sits at 
the pleasure of the 
board and can be 
removed from the 
role by a vote at any board meeting.  
The president’s position is the only 
position on the board that is “elected” 
not appointed.  This is an important 
difference for boards and managers to 
know, as occasionally a president may 
act outside proper governance, and the 
other board members feel that they 
have no recourse, when they actually 
do.  The module talks about how each 
director is responsible for fostering a 
positive community by respectful and 

regular communication with boards, 
owners and their condominium 
manager.    

In the section about the board’s 
statutory obligations it states that 
the board is responsible for managing 
the property and the assets, preparing 

and maintaining adequate budgets, 
keeping records, making rules, etc.  
This wording can be problematic 
to managers, as boards contract 
management companies to fulfil 
these duties and obligations.  Some-
times board members will interpret 
this wording as though they actually 
have to do these things which can 
result in interference to a manager’s 
ability to manage the things that they 
are trained, licensed and contracted 

to do. Later in the module it does 
state that the board is “responsible 
to set policies, and that the manager, 
manages without daily oversight”.  
Unfortunately, these lines of respon-
sibility can get blurred and create 
problems. It is imperative that the 

board and manager 
are working collab-
oratively to achieve 
all these statutory 
duties and obliga-
tions.  In module 
21 , Unders tand-
ing Condominium 
M a n a g e m e n t , 
it  al ludes to the 

manager as a member of the gover-
nance team, and states “a licensed 
manager cannot counsel, advise or 
knowingly assist a person to contra-
vene the Act or any other piece of 
legislation.”  This is an extra standard 
of care for licensed managers, who 
are sometimes faced with improper 
direction from boards.  Managers 
in this position need to seek assis-
tance in dealing with these matters 
to protect their licence. 

The president’s position is the only position  
on the board that is “elected” not appointed.  
This is an important difference for boards  
and managers to know....{
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The other modules touch on other 
key topics such as best practices for 
conducting board and owner meet-
ings, obligations regarding corporate 
records, basic responsibilities in 
repairs and maintenance, financial 
responsibilities, proper procurement 
processes to name a few.  

In Module 19 and 20 we learn about 
the role of the Condominium Authority 
of Ontario (CAO) and Condominium 
Authority Tribunal (CAT).  It talks 
about how the purpose of the tribunal 
is to eventually assist owners, boards 
and managers in solving issues before 
they become disputes, which can be very 
costly when they end in mediation, arbi-
tration or court proceedings.  Parties will 
be able to submit their disputes online.  
It is the intent that the CAT will publish 
the results of these disputes, with the 
parties’ names removed for privacy, so 
that these decisions will be a resource for 
managers and boards in trying to solve 
similar disputes within their communi-
ties.  We know that right now, the CAT 
is only dealing with disputes about 
request for records, but as the CAO and 
CAT matures and evolves, it will offer 

more and more assistance to boards and 
managers and become a very valuable 
resource. 

The feedback that I have had from 
directors regarding the mandatory 
training has been for the most part very 
positive.  Board members can still seek 
additional and more in-depth education 
from organizations like the CCI – Cana-
dian Condominium Institute.  

Finally, I would like to challenge every 
manager reading this article to take 
the director training if they have not 
already. I can guarantee that everyone 
will learn something and it is a great 
way to reinforce what you already know.  
Knowledge is the key to success. n 

Stephanie Cox, RCM graduated 
from Ryerson with Bachelor of Business 
Management in 1990 and then joined 
the family property management busi-
ness Abinger Investment Properties Inc. 
In June 2000, Stephanie joined Cross-
bridge as part of the acquisition of the 
condominium portfolio. Stephanie was 
promoted to the position of Regional 
Vice-President of Crossbridge in 2012.
Crossbridgecs.com
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Q: As a regional owner, and 
ACMO 2000 executive, what is 
your experience of amendments 
under the new Condo Act? The 
amendments have brought about 

many challenges.  As 
with any change, this 
is expected until all 
stakeholders can get 
into the new regime.  

A year later…
M a n a g e r s  a r e 

faced with additional 
reporting, deadlines/
timelines, licensing 
renewals, customer 
relation support for 
all owners and direc-
tors and all with next 
to no training.  This 
process has been a self-

taught, self-implemented adventure 
from networking with other firms and 

In addition, executives of ACMO 
2000 companies are responsible to 
ensure that their internal administra-
tive procedures are updated and in 
compliance with the new reforms in a 
timely fashion. Not only do they need 
to provide the appropriate training for 
all their managers and administrators, 
but they are also responsible to ensure 
that all their manuals are updated 
accordingly.

Q: With larger areas to 
manage, and often smaller 
corporations, what impact does 
this have on managing? Manag-
ers with General Licences in small 
communities are few and companies 
need to hire good potentials and spend 
the time to train them. Although the 
management fees are similar or smaller 
than in big cities such as around the 
GTA, the costs to licence, train and 

managers, condo law blogs, published 
resources, referencing the revised Act 
regularly, requesting legal opinions and 
some educational sessions hosted by 
ACMO/CCI.  

Board members are struggling with 
understanding why certain things need 
to be done (i.e., reporting to the Condo-
minium Authority of Ontario (CAO), 
and additional reporting to owners), 
and why they must take a course.

Owners are confused about why 
they’re receiving additional reporting 
(i.e., PIC, ICU), why their fees need to 
increase and who the CAO is. And as 
we’ve read in many articles … how do 
you fill out the new proxy form? 

Management companies struggle 
with having to explain the inevitable 
cost increases as they are being forced 
to hire additional staff in order to 
be able to comply with all the new 
requirements. 

Managing outside the GTA

Gabriela 
Shand, RCM

Shane  
Haskell , RCM
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supervise limited licensed managers 
is substantially higher.

The workload for managers and 
administrative staff has significantly 
increased. Additions of Preliminary 
Notices for Owners’ Meetings along 
with the twice a year Periodic Infor-
mation Certificates, New Owner 
Information Certificates and the 
occasional updates are now taking 
managers and administrators much 
more time to research, review and for 
data entry. 

Owners’ Annual Meetings bring 
along changes of directors and, with 
each corporation, the mandated 
updates of the CAO registry is more 
time consuming. Due to the additional 
administrative tasks, it is hard to be 
onsite at the properties as often as in 
the past. With longer time required in 
the office to complete these adminis-
trative tasks, it is harder to perform the 

site visits/inspections of the proper-
ties and, inevitably, it requires more 
staff to provide the same services as 
before the changes. It’s about finding 
the right balance.  

Another challenge in smaller 
corporations is that it is harder to 
find directors that are interested 
in running for the board especially 
when there is more focus on educa-
tion and potential liability. Small 
corporations’ boards of directors do 
not fully understand yet the addi-
tional work required and the time 
that professional, ACMO 2000 certi-
fied management companies require 
to provide the same quality services 
under the new Act. 

In regional areas, it will require 
a longer time frame for residents 
and directors to adjust and become 
comfortable with the new forms and 
additional reports received. 

Q: What about requirements 
for director training in regional 
areas? Has this been more diffi-
cult to achieve? In many smaller 
communities, most residents are 
retirees and at a more advanced age 
than the average urban condo dweller, 
therefore computer literacy is at a 
much lower level. Directors are trying 
to understand why they need to take 
the education course. There are several 
without a computer and the clock is 
ticking on the six-month deadline to 
complete. Additional challenges are 
with those directors who no longer 
wish to become computer literate and 
find it cumbersome to work online.

In the regional areas of the province, 
there is not a lot of training coming 
out from the local support organiza-
tions, and what does come out is more 
applicable to managers than directors. 
CAO published some helpful tips on 

It’s one year since the first round of amendments to the Condominium Act have been in 
force. We asked two CEOs of ACMO 2000 certified companies located in northern Ontario 
and southwestern Ontario to share their experience with the amendments and describe 
the somewhat unique challenges they faced over the last year of implementation. 

Regional Perspectives
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their website for completing the direc-
tor training and addressing some of 
the obstacles; however, you don’t see 
a lot of action being taken from these 
regionally. 

Q: What other challenges/
difficulties have been presented 
by amendments to the Condo-
minium Act that managers in 
more urban areas would not 
experience as often? Managers in 
urban areas typically do not manage 
the number of corporations that a 
manager would in the regional areas. 
Although all corporations have the 
same requirements under the new 
Act, in smaller communities, a condo-
minium corporation is much smaller, 
with as little as five units and a thirty-
unit corporation is closer to being the 
average. A manager outside of the GTA 
has a portfolio consisting of as many 

as twenty small corporations.
For example, a manager in a high-

rise community would only have to 
complete one Periodic Information 
Certificate (PIC) at a quarter end versus 
some managers of smaller corporations 
who are doing upwards of twenty for 
that same quarter. Although support 
staff are key, the onus falls back to the 
licensed manager.

Property managers should have 
adequate time to inspect their sites 
and supervise contractors perform-
ing services or repairs. With the much 
higher amount of administrative work 
required by a regional manager, the 
time allocated for the sites has been 
substantially reduced. n

Gabriela Shand’s career in this 
industry started after completing a 
property management business pro-
gram at George Brown College and 

landing in the condominium sector. 
For 15 years she worked in the GTA 
for companies like Wallace McBain 
and Brookfield (now Crossbridge). In 
2008, after relocating to Muskoka, 
Gabriela started her own company, 
Around The Lakes Property Manage-
ment, growing it to a regional port-
folio of over 50 corporations across 
the northern region of Ontario. She 
gained her RCM designation in 1999 
and this year she was elected to the 
board of directors of ACMO.
around the lakes.ca

Shane Haskell, RCM, ACCI  is CEO 
and president of Lionheart Property 
Management, an ACMO 2000 certified 
company with headquarters in London, 
but serving GTA, Hamilton and South-
western Ontario. Shane sits on various 
industry Boards and committees.
lionheartpm.ca
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Below: While touring the trade show floor, Minister Bill Walker stopped by the ACMO 
booth with Dean McCabe, RCM ACMO vice president and Audrey McGuire, RCM 
ACMO president.

Above: Minister of 
Government and Consumer 
Services, Bill Walker, speaks 
to delegates and informs 
the audience his experience 
includes previous condo  
board president.

Above: Saturday’s keynote speaker  
Bill Carr had delegates in stitches with 
his east coast humour.

22nd Annual Condominium Conference



This year’s Condominium Conference, 
organized jointly by ACMO and CCI-
Toronto, was another great success!  
With over 1200 delegates, a vast 
educational program, upwards of  
200 exhibitors and almost 40 sponsors, 
this year’s event wasn’t one to be missed. 

The event began with an encouraging 
address from the Hon. Bill Walker, 
Minister, Government and Consumer 
Services, who joined Conference 
Co-Chairs, Audrey McGuire and Sally 
Thompson during the opening remarks. 
The Minister, who also walked the show 
floor to visit with exhibitors, was pleased 
to have the opportunity to meet with his 
constituents and experience everything  
the Condo Conference had to offer. 

Energy garnered from the opening 
remarks Friday morning of the event  
right through to the closing session  
and lunch on Saturday afternoon didn’t 
seem to falter. From expertise shared 
with attendees of the various educational 
sessions, to networking with peers  
and exhibitors on the show floor, to  
the comedic stylings of our keynote 
speaker, Bill Carr, the event delivered 
value to all in attendance from delegates 
to exhibitors alike. 

Thanks are extended to Committee members 
and designated staff who worked tirelessly 
to deliver this year’s program and we 
would like to recognize, Audrey McGuire 
– Committee Chair, Sally Thompson 
– Committee Chair, Murray Johnson, 
Tania Haluk, Brian Horlick, Catherine 
Murdock and Robert Thackeray along with 
association management firms Association 
Concepts and BB&C Management 
Services Inc. for all their efforts in making  
the event possible. Special recognition is 
also extended to our Partner Sponsor,  
Fine & Deo, for their continued support in 
making the event possible. 

Planning for next year’s Conference 
is already underway – mark October 
4–5, 2019 on your calendars and stay 
turned for more details as they become 
available. We look forward to welcoming 
you to the new home of the Annual 
Condominium Conference in 2019  
at the Enercare and Beanfield Centres  
in downtown Toronto!  

Below: Congratulations to the team at Shibley Righton LLP on being 
voted Best Booth.

Below & Right: An early blast of winter didn’t keep 
friends from attending the opening pub night at  
the popular Crooked Cue. 

The opening and closing sessions and educational seminars  
over both days offered snapshots of condominium issues  
and the Q&As were well worth waiting for. 

Thanks to photography sponsor, Lumon
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RCM Profile

Soheila Kowsar, RCM
Newton Trelawney Property Management
Year entered the profession: 2010 (2010 to 2014 working in Britain)
Year RCM obtained: 2016

{
promote various activities that foster 
the community factor of the residences 
I manage. At some point in my career 
I was brought in to manage a building 
situated in a busy metropolitan area 
and I made it my mission to bring the 
residents together as often as I could. 
After months of planning various 
events and community drives at the 
building, there was a point in time 
when during the holiday season, our 
end of the year party in the building 
had such an amazing reception that 
we struggled to keep up with all who 
had turned up. I remember looking 
around and seeing everyone toasting 
their neighbours and getting to know 
each other and I thought: I am proud 
to be part of this community. 

What’s your biggest challenge as 
a manager? What’s your favourite 
part of the job? Maintaining a profes-
sional and good working relationship 
with the board of directors all of whom 

Other education: MBA in Interna-
tional Management

Mentor(s) in the industry: Wendy 
Wright, Caroline Graham, Babak Ardalan

Licensing for condominium 
managers is now a reality. How will 
a license benefit your career as an 
RCM? What impact might this have 
for all condominium managers in 
Ontario? In my opinion the licens-
ing process resembles that of making 
a certified polished diamond out of 
rough diamonds. The mandatory 
courses combined with a unique and 
unified process of obtaining the licence 
gives a solid base to all RCMs that they 
can rely upon throughout their career. 
In my experience, the knowledge that I 
am a licensed professional has helped 
build solid relationships on a founda-
tion of trust and credibility, and that is 
the cornerstone of any successful career.

What path brought you to a 
career as a condominium manager? 

How has your membership in 
ACMO helped you in your career? 
I had prior experience in the property 
management field during which time 
I predominantly dealt with proper-
ties owned by embassies in foreign 
domain. I always enjoyed the chal-
lenges associated with the role and 
thrived on the pressures of the job. 
When I relocated to Canada and 
pursued an opportunity in my own 
field of expertise I found myself with 
some significant challenges to do with 
different regulatory matters govern-
ing the role in Canada compared to my 
prior experiences. My membership in 
ACMO has been a massive tool in help-
ing me bridge this gap by the way of 
interacting with other industry profes-
sionals and like-minded colleagues, 
allowing me to gradually acclimatize 
myself with my new environment.

Tell us about a personal success 
story on the job. I always try and 
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are typically people from all walks of 
life has always meant a great deal to 
me. While I thrive on the pressure that 
comes naturally from balancing such 
a delicate set of relationships, I thor-
oughly enjoy the fact that it means no 
two days are the same.

What is the best business advice 
you ever received? Learn something 
new every day, avoid being paralyzed by 
fear, and de-stress whenever you can.

Answer this statement: I am an 
RCM because ….  I am a professional 
and I wanted to be a part of a group of 

like-minded, professional and hard-
working individuals who work tirelessly 
to ensure the integrity of their profes-
sion. I am an RCM because I believe in 
continuous improvement of my profes-
sion and what it represents.

What recent project that you 
completed can we highlight  A few 
years ago, I took over a new building 
in downtown Toronto and was told 
the building had a leak problem that 
couldn’t be solved. The corporation 
spent thousands of dollars on main-
tenance and had just accepted that 

it’s a massive problem in the structure 
and cannot be remedied. I made it my 
mission to solve the issue. After months 
of perseverance and countless hours we 
finally found the source of the problem, 
and it turned out it just needed some-
one who cared and wasn’t afraid to go 
above and beyond to get to the bottom 
of the problem. The savings as a result 
of this discovery has well exceeded the 
six figures in just the few years since, 
and I have many people from that 
building whom I now proudly call 
friends for life.  n
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Patterson v. York Condominium 
Corporation No. 70, 2018 ONSC 3735

In this case, the court considered 
whether to grant a series of orders 
mandating certain actions from the 

board of York Condo-
minium Corporation 
No. 70 (“YCC 70”). 
The applicant, Patricia 
Patterson, alleged the 
board had misman-

aged YCC 70 by failing to implement 
the recommendations of experts on 
how to alleviate financial difficulties. 
These recommendations included 
increasing maintenance fees and 
repairing several common elements, 
including the parking garage and 
townhouse roofs. 

Ms. Patterson, a resident of YCC 70 
and a former member of the board, 
sought several orders that would have 
forced the board to implement the 

recommendations. Her application 
also had a personal tone, going beyond 
these requests to include allegations 
of impropriety, improper motivation 
and harassment against the board and 
a particular board member. The court 
declined to focus on these additional 
allegations, and centred their discussion 
around the actual orders sought.

The board lead evidence disputing 
the allegation that they were misman-
aging YCC 70. They had retained 
a new management company and 
had developed a new budget. In this 
vein, they argued that there was no 
financial crisis and no need to raise 
common expenses or implement the 
other expert recommendations as Ms. 
Patterson demanded. 

The court agreed with YCC 70 and 
declined to grant the requested orders. 
They noted that the board had been 
elected to manage the affairs of YCC 

70, and was properly doing so. The 
court went on to note that the busi-
ness judgment rule applied, and that 
the board was in a much better posi-
tion to make decisions affecting YCC 
70 than the court. As such, there was 
no need for the court to substitute its 
own judgment for that of the board 
by granting the requested order. In 
this regard, and similar to a string of 
other cases, deference was provided to 
the reasonable decision-making of the 
board. 

Metropolitan Toronto Condomin-
ium Corporation No. 596 v. Best View 
Dining Ltd. and 2465031 Ontario 
Limited 2018 ONSC 5058

In 2015, Best View Dining Ltd. 
(“Best View”) entered into a 10-year 
commercial lease with the owner 
of the unit (being 2465031 Ontario 
Limited). Best View opened and oper-
ated a restaurant, spending hundreds 

By Jason Rivait

Year-end Case Summaries

Your Condo | Case Law
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of thousands of dollars on renova-
tions in the process. Metropolitan 
Toronto Condominium Corporation 
No. 596 (“MTCC 596”) was a mixed-
use condominium corporation with 
both commercial and residential units. 

The restaurant was noisy, and the resi-
dents of other units complained that the 
restaurant was violating the declaration 
and rules, which prohibited owners/
occupants from creating noise.

MTCC 596 took enforcement steps 
and obtained an order requiring Best 
View (the tenant) and the owner of the 
unit to abate the noise transmission.

Despite the court order, the noise, 
and the complaints continued. In 
turn, MTCC 596 brought a contempt 
motion against Best View and the 
owner on the basis that they were 
breaching the prior court order. The 
court did not award the contempt 
order, but did require Best View and 
the owner to take further remedial 
steps to reduce the noise transmission. 
In the interim, the contempt motion 
was adjourned. 

The issue in the case was how to deal 
with the legal costs MTCC 596 had 

incurred in pursuing the two orders. 
It was understood that the legal costs 
associated with obtaining the origi-
nal compliance order were collectible 
against the owner as common expenses 
under s. 134(5) of the Condominium 
Act, 1998 (the “Act”), as these were costs 
incurred to obtain the order.

Because Best View had failed to pay 
these costs (which were added to the 
common expenses for the unit), MTCC 
596 registered a lien against the unit.

The legal fees MTCC 596 had paid 
in pursuing the contempt order were 
more contentious. The court found 
that these costs did not fall under s. 
134(5) of the Act because they were 
not costs associated with obtaining the 
order, in keeping with the strict text of 
the statute. As such, they could not be 
recovered as common expenses under 
s. 134(5) of the Act. However, MTCC 
596 could collect the contempt order 
expenses under s. 85(1) of the Act, 
which permits condominium corpo-
rations to claim legal costs incurred 
in connection with the collection 
or attempted collection of unpaid 
common expenses.

On this basis, the court concluded 
that MTCC 596 had properly registered a 
lien against the owner for legal expenses 
incurred to obtain the compliance order 
and pursue the contempt motion. 

Peel Standard Condominium Corpo-
ration No. 984 v. 8645361 Canada 
Limited 2018 ONSC 4339

In this case, the court made a rare 
order requiring a unit owner, Mr. 
Ahmed, to vacate and sell his unit. 

Peel  Standard Condominium 
Corporation No. 984 (“PSCC 984”) 
sought the order because of  Mr. 
Ahmed’s bad behaviour. Mr. Ahmed 
had been a disruptive resident – yell-
ing and cursing in common areas, and 
being verbally offensive and abusive 
to condominium staff, the board, 
occupants and guests. In a particu-
larly notable incident, Mr. Ahmed had 
disrupted PSCC 984’s annual general 
meeting and assaulted the president of 
the condominium corporation when 
he threw a water bottle at him. 

As this behaviour progressed, PSCC 
984 obtained court orders against Mr. 
Ahmed on three different occasions. 
Mr. Ahmed blatantly ignored the court 
orders, and indeed, they seemed to 
cause his behaviour to escalate. For 
example, the court made an order that 
stated Mr. Ahmed was prohibited from 
contacting, communicating, harassing, 
or coming within 25 feet of the condo-
minium personnel. He subsequently 
approached a married resident, tried 
to take her hand and asked her to be 
his girlfriend. The occupant called the 
police. Mr. Ahmed returned to her 
later that day, causing the police to be 
called again. 

Overall, Mr. Ahmed’s behaviour made 
the board, property management and 
staff afraid to come to work. Occupants 
consistently complained about his inap-
propriate conduct. 

In light of these facts, the court 
ordered Mr. Ahmed to sell and vacate 
the unit. They also issued a permanent 
injunction against him, preventing 
him from contacting, communicating, 
harassing or coming within 25 feet of 
the condominium personnel. n

Special thanks to Madeleine Dusseault 
who assisted with the preparation of these 
case summaries. 

Jason Rivait is a lawyer with Miller 
Thomson LLP

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
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Every individual is exactly that… 
an individual. We all come from 
varied backgrounds of unique experi-
ences that form who we are, what we 

value and why we do 
the things we do. We 
want to feel included, 
understood, appreci-
ated and most of all 
heard. This is why 

when you are trying to finance a retro-
fit project in a condominium, it takes 
more than telling people what needs to 
be done; you have to convince them it 
needs to be done!

To help you understand this complex 
world of both finance and human 
behaviour, we have integrated behav-
ioural economic principles into the 
decision-making process with six 
easy steps that will help you smoothly 
advance retrofit projects while main-
taining an integrated and inclusive 
condominium community.

1. Engage relevant industry profession-
als early. We do not know what we do 
not know. 

In the early stages of a retrofit proj-
ect you will find that many directors, 
owners and property managers fall 
victim to their own biases before they 
understand the problem.

One of the common biases we tend to 
see is known as “confirmation bias.” Most 
individuals are subject to confirmation 
biases where they search for, interpret, 
focus on and remember information in 
a way that confirms their preconceptions. 
Often this bias will take over because we 
fail to ask the right questions about new 
concepts and our own beliefs (Image 1). 

The financing and completion of 
retrofit projects is invariably unique 
from project to project and so, requires 
the expert advice of lawyers, engineers, 
contractors, and financial institutions 
to understand what processes and time-
lines are involved in their completion.

Directors should not only speak with, 
but also invite, all relevant third-party 
experts to discuss the project implications 
with owners early to help them overcome 
their own biases. By doing this, the direc-
tors can avoid stumbling into a situation 
where confirmation bias takes over, and a 
simple misunderstanding halts a project. 
2. Understand current/ future finan-
cial obligations. Our financial decisions 
inconsistently change over time. Would 
you rather receive $500 today or $505 
tomorrow? Would you rather receive 
$500 in a year or $505 in a year plus one 
day? In scientific testing individuals over-
whelmingly choose $500 today and $505 
in a year plus one day from now. This type 
of decision-making is known as dynamic 
inconsistency or temporal discount-
ing and shows diminishing returns to 
perceived value over time (Image 2). 

With many retrofit projects outside the 
purview of what reserve fund monies can 
be used for, it is essential to outline the 

By Matthew Solda

Use Human Behaviour in Finance
to Manage the Decision-Making Process

Your Condo | Best Practices
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financial baseline, potential counterfac-
tual and expected outcome of the project. 
Where the financial baseline is the current 
state of finances, the counterfactual would 
be the future financial obligations if the 
retrofit did not occur including higher 
expected energy costs or increased main-
tenance costs in some cases, and the 
expected outcome where energy savings 
or future earnings potentials and other 
non-monetary benefits are described. 

Laying out all the possible scenarios will 
provide for a holistic view of the situation 
and allow for an objective decision-making 
process to take place as recommended in 
Step 6. This evaluation should outline the 
impacts and costs of the project(s), both 
monetary and non-monetary.
3. Communicate the project impacts 
to the owners. It is thought that the 
pain of losing is psychologically about 
twice as powerful as the pleasure of 
gaining (Image 3).

We see this aversion to loss play out in 
our lives every day when we try to make 
smart money decisions. We hesitate to 
make a decision that deviates from the 
status quo because deciding presents 
the possibility of making the wrong 
decision. By framing the project from 
a perspective of loss, the likelihood of 
approval may be increased. 
4. Determine sources of project funds. 

If the reserve fund monies are not avail-
able for the retrofit project, the financing 
will be drawn from either the budgeted 
annual expenses of the corporation, 
an assessment to the unit owners, or 
where necessary a loan obtained from a 
financial institution. Loan availability is 
subject to implementation by both legal 
and financial institutions who should be 
engaged in Step 1 of financing a retro-
fit project. All options, including their 
financial outcomes, should be presented 
to the unit owners. By engaging outside 
financial professionals early, creative 
solutions that combine the three options 
can be developed to match the needs of 
the entire condominium population.
5. Determine project timelines. Not all 
projects are alike and so, with strategic 
planning, the burden of the financing of 
these projects can be reduced or deferred. 
By laying out the timelines for project 
start and completion with your finan-
cial expert – an appropriate financing 
scenario can be derived that minimizes 
impact to the owners.
6. Identify which projects to pursue 
first. Often a corporation will have 
many projects which require comple-
tion and will need to be prioritized. The 
best way to analyze the priority of proj-
ects is through the development of an 
impact cost matrix (Image 4). 

This matrix lays out the potential 
projects on a 2 by 2 grid where the proj-
ects should be pursued in ascending 
order. By laying out the projects with 
owners in such a manner, it is easier to 
cohesively determine the priority for 
pursuing such retrofits as one person’s 
priority may not be another’s.

By following these six steps, you will 
be providing a holistic service to owners 
and bringing together what can at times 
be a disjointed population. Often the 
frustration experienced while pursuing 
one of these projects is simply the result 
of misunderstanding and miscommuni-
cation. By opening the communication 
channels and applying simple behav-
ioural decision-making concepts, the 
next retrofit should be to everyone’s 
benefit! n

Matthew Solda is the director of 
CondoCorp Term Financing with Mor-
rison Financial. Matthew obtained his 
MBA from the Rotman School of Man-
agement and is a civil engineer. He has 
worked across financing and human 
behaviour roles in a consultative capac-
ity and is now a specialist in providing 
financing to condominium corporations 
for the major repair or replacement to 
common elements.
Morrisonfinanical.com

Image 1 Image 2

Image 3 Image 4
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To Keep or Remove
Common Area Furniture?

The Ontario Fire Code (OFC) contains 
minimum requirements for the ongoing 
maintenance and use of a building, for 
example fire hazards, emergency plan-
ning, flammable and combustible liquids, 
testing of fire protection equipment etc. 

These documents are complemen-
tary and are intended to work together 
to ensure buildings are safely designed 
and remain safe during use. 

Furniture During Building 
Design

With very few exceptions, all build-
ings are anticipated to be furnished to 
some degree. While the OBC does not 
regulate furniture, it does consider how 
buildings are intended to be occupied 
and used by categorizing them by major 
occupancy type. 

This question is raised more often 
these days by building owners and 

property managers 
when their building is 
visited by fire inspec-
tors. Understanding 
your responsibility for 
fire safety and taking 

steps to mitigate risk is important. 
In early 2018, the Office of the Fire 

Marshal and Emergency Manage-
ment invited the public to comment 
on proposed changes to the Ontario 
Fire Code intended to address furni-
ture in corridors and lobbies. As of the 
writing of this article, the Ontario Fire 
Code has not been modified to reflect 
the proposed changes or comments. 
However, fire departments continue 
to visit buildings and issue orders to 

modify or remove furniture in corridors 
and lobbies.

In this shifting landscape, it is a valid 
question to ask “is furniture permitted 
in lobbies and corridors?” 

Two Regulations
At a high level, there are two Codes 

governing the design and use of build-
ings in Ontario: the Ontario Building 
Code and the Ontario Fire Code. 

The Ontario Building Code (OBC) 
contains a set of minimum technical 
requirements for design and construc-
tion that address safety, health and 
accessibility among other objectives.  
Fire safety is specifically addressed and 
includes items including construction 
type, fire resistance ratings, fire protec-
tion systems, exits, etc. 

Your Condo | Fire Safety

By Trisha Ashworth, P.Eng
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The OBC includes thirteen major 
occupancy classifications, including 
residential occupancies (Group C). 
There are different requirements and 
permissions for each occupancy to 
address the risk posed by the antici-
pated use.  Requirements such as 
noncombustible construction, fire 
resistance ratings, sprinkler protection, 
and floor area design vary to reflect the 
required level of protection to address 
the risks of the anticipated use.  

Residential occupancies inherently 

require furniture to fulfill their function 
of providing sleeping accommodation 
and living areas.  So while the OBC 
does not mention furniture; furniture 
is unquestionably part of the intended 
occupancy and use of any building.

Corridors and Lobbies During 
Building Design

Furniture is not prohibited in corri-
dors under the OBC, in fact Sentence 
3.3.1.9.(5) states, “If a corridor contains 
an occupancy, the occupancy shall not 

reduce the unobstructed width of the 
corridor to less than its required width”.  
Furniture is an occupancy. To contrast, 
exits are not permitted to serve any 
other purpose except as access to floor 
areas, so exits clearly are not permitted 
to contain furniture.

Exit stairs are permitted to discharge 
through a lobby, often referred to as an 
“exit lobby”. Just as exits are not permit-
ted to be furnished, the conventional 
application of the OBC for exit lobbies 
is that furniture is not located in an exit 
lobby.  However, if a lobby is not an exit 
lobby then furniture is not restricted 
provided it does not otherwise obstruct 
the egress paths.

Furniture in Corridors Under 
the Fire Code

There is currently a move from fire 
departments to investigate furniture in 
corridors in residential occupancies, 
and to require upgrades or remov-
als of furniture.  From experience, 
municipal fire departments commonly 
reference the “accumulation of 
combustible materials” provision in 
Sentence 2.4.1.1.(2) of the OFC for 
current enforcement activities for 
furniture in corridors:

Combustible materials shall not be 
accumulated in any part of an eleva-
tor shaft, ventilation shaft, means of 
egress, service room or service space, 
unless the location, room or space is 
designed for those materials. [emphasis 
added]

The language in this provision is 
open to interpretation. In particular, 
there is no clear definition of what is 
meant by “accumulated”. In our judge-
ment, where furniture is provided and 
arranged in a manner consistent with 
its expected use, it is not an accu-
mulation. On the other hand, stock 
piling increasing amounts of storage 
or debris that is not directly related 
to the use of the space would be more 
consistent with the common use of 
“accumulated”. An accumulation of 
combustibles is a potential hazard in 
the event of fire.

There is also a lack of deep under-
standing of what it means for a space 
to be “designed for those materi-
als”.  With respect to design, the OBC 
provides the minimum requirements 
for various uses (major occupancies), 
as previously discussed. 
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I f  b u i l d i n g  do c u m e n t a t i o n 
(approved permit drawings, fire 
safety plan, etc.) shows furniture, it 
is clear that the space was designed 
for that use. Even in the absence of 
furniture on drawings, judgement 
may be applied to areas of the build-
ing labelled or intended to be used as 
congregating spaces, such as corridor 
alcoves and recesses, or lobbies (not 
exit lobbies) where it is common to 
have a couch or a few chairs for occu-
pants to wait or rest. 

The application of the OFC requires 
a degree of judgment and an under-
standing of the building’s design 
under the OBC applicable at the time 
of construction. 

It is important to note that the 
current OBC does not retroactively 
apply to existing buildings that are not 
undergoing renovation or change of 
use, and that the OFC only applies once 
the building is constructed.

Fire Department Inspections
Under the Fire Protection and 

Prevention Act (FPPA) a fire offi-
cial may inspect your property for 

the “purpose of assessing fire safety” 
(FPPA, Sentence 19.(2)). At the discre-
tion of the fire official, written notice, 
either through a Notice of Violation or 
an Inspection Order, may be issued to 
address fire safety concerns.

If you receive written notice for 
furniture in a lobby or corridor, or 
indeed any other issue, it is important 
to take immediate action. If you are 
unsure about the contents of the order 
and how it applies to your building, 
it is your right to ask for a review. In 
fact, the FPPA details a formal process 
of review by the Fire Marshal when an 
Inspection Order is issued. The criti-
cal point is not to wait. The request for 
review must be submitted within 15 
days of the order being served (FPPA, 
Sentence 25.(1)). The FPPA also allows 
“aggrieved persons” to apply for an 
extension in time for resolving items 
on an order if there are reasonable 
grounds for the extension. Applications 
for extension in time must be submit-
ted within 30 days of the order being 
served (FPPA, Sentence 25.(3)). The fire 
department’s decision is final, pending 
the outcome of an appeal.

Summary
Property managers, consultants/

designers and fire departments have 
different roles in keeping buildings 
and the people within them safe. Fire 
inspectors are knowledgeable about 
the OFC requirements for life safety 
and should be respected for their 
work; particularly if they provide you 
with written notice of safety concerns 
identified within your building. Their 
role is to identify where an item may 
be in noncompliance, and to review 
submitted information to confirm if 
the item is resolved or requires further 
action.  If you are questioning how, or 
if, a concern raised about furniture 
in a corridor or lobby applies to your 
building, don’t delay. Seek advice and 
exercise your right to review.

Trisha Ashworth is a Code Con-
sultant with the Code and Life Safety 
Group of Morrison Hershfield (MH). 
MH provides Building Code and Fire 
Code consulting services to clients 
across Canada and also provides Fire 
Protection Systems Engineering.
morrisonhershfield.com
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ACMO 2000 Certification Program
Report as of November 23, 2018

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
Congratulations are extended to

Around the Lakes Property Management
Coldwell Banker Real Estate Management Leaders

ACMO 2000 Compliance Audit
Duka Property Management Inc.

No Longer ACMO 2000 Certified
AA Property Management
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By Steven Hill, RCM

ACMO 2000 Certification

ACMO 2000
A strong foundation for success

 Starting a property management 
company is no small feat. It takes cour-

age, strength, energy 
and, most of  al l , 
creativity. We opened 
Whitehill Residential 
with all the best inten-
tions – to take what we 

have learned from working in the indus-
try over many years to create a business 
of “best practices.” What we didn’t real-
ize is that there are only so many hours 
in a day and the ideal is something that is 
attained over time, not over night.

ACMO 2000 helps to take time out of 
your busy day to focus on the operation 
and ensure there is a strong foundation 
for success. Whether your company is 
brand new or well established, I would 
strongly recommend that you consider 
obtaining your ACMO 2000 certifica-
tion. It will be worth the effort and will 
make your company stronger.

Whitehill Residential recently 
achieved its ACMO 2000 certifica-
tion. The process began by seeking the 
resources of a consultant with extensive 
experience in this certification process, 
and by reviewing the criteria for the 
certification from the ACMO website.

The eight principles of the ACMO 
2000 certification are: 

1. Customer Focus 
2. Leadership 
3. Involvement of People 
4. Process Approach
5. Systems Approach to Management
6. Continual Improvement 
7. Management by Facts
8. Supplier Relationships
These principles help to focus your 

attention to set your company on the 
road to success.

Customer Focus: The property 
management business is all about 
customer service and understanding 

the needs of our clients. We opened 
our company with the mindset to 
do something different and to bring 
something unique to the industry. 
Our day-to-day work is serving the 
residents and the board of directors 
of condominiums. They require a 
management company and property 
manager that is capable of recogniz-
ing attention to detail, doing research 
to determine possible solutions to 
items requiring change, and obtain-
ing quotes to allow the board to make 
informed decisions. While going 
through the ACMO 2000 certifica-
tion, you need to demonstrate that 
your management reports, building 
inspections and communications can 
accomplish this. You need to demon-
strate that you seek out and implement 
feedback from your clients to ensure 
you are making progress and meeting 
their needs.
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Ottawa: 613-231-8359 

Kingston: 613-531-7905

davidsoncondolaw.ca

processes. Every business owner starts 
their new company with the greatest of 
intentions. However, the busy-ness of 
running a company makes it difficult to 
pause and ensure that the foundation is 
solid for success. ACMO 2000 requires 
you to document important tasks 
such as your communications, human 
resources, accounts payable, accounts 
receivable, and financial and manage-
ment reporting. By engaging your staff 
to document the processes, you create a 
manual not only for your existing staff, 
but one that is utilized in the training of 
new employees. This helps you to attain 
your vision, goals and ideals of bringing 
something unique to the condominium 
marketplace.

Systems Approach to Manage-
ment: The process details the task and 
the system demonstrates the imple-
mentation. You can have the best of 
intentions and be a good communica-
tor, but there is often something lost in 
the translation. The ACMO 2000 audi-
tor will review your processes and will 
randomly visit sites that your company 
manages to talk to the staff in the field 
to ensure the implementation. Think 
about this principle as the franchise 
approach: McDonalds has a recogniz-
able brand and consistency in product 
delivery. Your systems implemented 
at your sites through your staff is the 
branding of your company.

Continual Improvement: Part of 
the ACMO 2000 audit and recertifica-
tion process every three years deals 
with how you have solicited feedback 
from your clients and staff and what 
you have done with that feedback. 
All successful companies continue to 
grow, evolve and develop. As an entre-
preneur, it is important that you keep 

Leadership: This is an important 
principle, as being an entrepreneur 
is not enough. As a management 
company, you need to have a vision, 
goals, budget and financial accountabil-
ity. These things need to be quantifiable 
and help you to continually reflect to 
ensure effectiveness. In preparing our 
ACMO 2000 manual, we were able to 
see our accomplishments clearly and set 
goals for future growth. We were able 
to identify areas for growth and put a 
plan in place. Ensuring our own house 
was in order better enabled us to focus 
on assisting our clients in setting and 
accomplishing their goals.

Involvement of People: You’ve heard 
many leadership experts say that you 
are only as good as your people. This 
has been the key to many successful 
companies. One of the requirements 
of the certification is to develop an 
organizational chart and ensure that 
there are written job descriptions. 
This helps everyone understand who 
they report to and what their role is in 
the company. In addition, there must 
be systems and processes in place for 
hiring, conflict management, termina-
tion, and staff interaction. There is a 
need to review agendas and minutes of 
manager’s meetings to ensure that there 
is an educational component, and an 
opportunity for engagement from all 
team members. Peoples’ ideas, initia-
tives, hard work and company support 
assist in ensuring the workplace envi-
ronment is positive and maintains a 
team approach. One person’s knowl-
edge, experience and input limits the 
success of an organization.

Process Approach: The single largest 
benefit of the ACMO 2000 certification 
process is the documenting of your 

an open mind and are accepting of 
change. It is a part of both personal 
and business growth.

Management by Facts: As the one 
who is ultimately responsible for your 
company, you must check for and 
ensure the accuracy of information in 
order to make informed decisions for 
your business.  

Supplier Relationships:  This 
provides written notification to your 
employees of your principals related 
to how they manage relationships 
with trades, suppliers, consultants and 
experts in the industry. Through this 
principle you can address the purchas-
ing process, spending limits, and 
expectations with tendering gifts from 
contractors. It is most important that 
your vendors are treated professionally 
and without unethical behaviour, as 
your managers are a direct reflection on 
your company. Having each manager 
sign the ACMO code of ethics and by 
posting the Corporate code of ethics in 
each office acts as a continual reminder 
of what the RCM stands for. n

Whitehill Residential is a proud 
ACM0 2000 Company. We believe that 
the certification process has helped so-
lidify our vision and goals and provides 
a strong foundation for our success. We 
would encourage all property manage-
ment companies to consider becoming 
ACMO 2000 certified. The certification 
will put you among industry leaders and 
provide you with a competitive edge.

Steven Hill, RCM is president 
of Whitehill Residential. He can be 
reached at steven@whitehillresidential.
com or 905-956-6828 ext 225.
whitehillresidential.com
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I have been involved with condo-
miniums since 1973 as a condominium 
owner and served as a board member 
on three different condominium 
corporations where I have lived over 
the years. I began taking courses to 
provide insight into complex reali-
ties of the then “new” condominium 
living and the necessity of becoming 
involved in the community. I started a 
condominium property management 
firm in late 1979.

Throughout the years, I have 
remained active at the local and 
provincial levels. I have been a 
member of the Association of Condo-
minium Managers of Ontario (ACMO) 
since 1980 (serving a full term on the 

Board of Directors from 1986 to 1989). 
I was in the very first group to write 
the examination and achieve the RCM 
designation in 1984. I was part of an 
ACMO committee that met with the 
Director of the Legislative Review 
Project (March 31, 1987) to begin the 
work that culminated with the Condo-
minium Act, 1998. I served on the 
board of Golden Horseshoe Chapter 
of CCI, and was a signer of the origi-
nal Letter of Patent for the Golden 
Horseshoe Chapter of the Canadian 
Condominium Institute on September 
10, 1985. My firm has been ACMO 2000 
certified since 2007.

What I have learned is that our need 
for education never stops. The bricks 

and mortar have stayed the same, 
however, we live and work on shifting 
sand. To keep up with the paperwork 
growing from the new Act is, in itself, 
a marvellous accomplishment. To keep 
up with people’s needs and wishes 
you must be a skilled negotiator, and 
courses in psychology and/or sociol-
ogy would help.

I have learned that good board 
members are those who strive to 
learn how to become effective and 
fair directors. These special indi-
viduals devote their time and efforts 
to service in their community when 
they did not buy their unit to “get” 
another job. They meet and work for 
the board within this resident group’s 
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Peter Webb, RCM receives his ACMO Lifetime Award from Dean McCabe, RCM ACMO vice president and Audrey 
McGuire, RCM, ACMO president.
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dynamics to achieve a vibrant and 
healthy community. With new board 
members the manager has to start back 
at “condo 101” with the how and why. 
Depending on their personality type 
and careers this can be difficult. I have 
learned that the owners need common 
sense because at times they will be 
required to be both leaders or follow-
ers for the board to reach its goals for 
the community.

I believe a property manager with 
the RCM designation denotes some-
one who is dedicated and has taken the 
extra steps in the industry they serve. 
These property managers become 
leaders and teachers to the “new 
owners” who at first need the very 
basic information. The RCM designa-
tion assures that the membership will 
be well informed of the intricacies of 
their condominium ownership.  

I believe that the managers with 
their RCM designation are leading 
by example for the mutual benefit of 
the owners and their condominium 
corporations. There is richness in 
knowledge; learning, teaching and 
sharing should never stop. There is 

the next lecture, course, seminar or 
conference to attend and promote. 
With all of these resources available 
to us, “new owners” can continue to 
learn about condominiums, pass-
ing knowledge along to future new 
owners and inspiring their heightened 
involvement.  

Working in this field, we meet and 
work with some wonderful souls who 
help to keep us going forward. I look up 
from my efforts, at my condominiums, 
and I have noticed time keeps flying 
along with all the regular board meet-
ings, AGMs and projects for sites that I 
have worked with since 1980.  

I believe ACMO members will 
continue to lead the way and can make 
this career their life’s achievement. n

Peter Webb is the founding member 
and partner in the Canadian owned and 
operated Property Management Guild. 
Actively involved in the condominium 
industry for over 38 years with experi-
ence as a condominium owner, board 
of director, property manager as well as 
active on provincial-level organizations.
propertymanagementguild.com
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2019 Exclusive! Leading the Way.

Enercare/Beanfield Centre at Exhibition Place in downtown 
Toronto. The Centre is easily accessed by transit, by GO train, 
by bicycle, by car and by foot from the many condominiums 
that line the waterfront. Accommodation is available onsite at 
the Hotel X Toronto or at other hotels in the downtown. Watch 
CM magazine, condoconference.ca and social media for more 
details as they are finalized.

Please mark your calendars to attend the joint ACMO and 
CCI–Toronto condominium conference on October 4 and 5, 
2019. See you there!

The Annual Condominium Conference is the showcase 
educational and networking event for the condominium 
industry in Ontario. Every year the conference continues to 
grow in stature. As you can see by our photo spread on pages 
48–49, this is reflected in consistent increases in attendance 
by condominium managers and directors, in trade show 
participation by suppliers and professionals, and in the inter-
est shown by speakers.

In 2019, the Conference Committee is very pleased to 
announce an exciting new venue for the conference – the 
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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




