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MEETING AGENDA 

1. Call to Order and Opening Remarks; Introductions 
2. Certification of Quorum and Proxies (25% of 27 = 7) 
3. Confirmation of Notice of Meeting 
4. Review of Audited Financials for Year Ending 2020 November 30 
5. Appointment of Auditor 
6. Approval of Previous Annual General Meeting Minutes 
7. Board’s Report 
8. Appointment of Scrutineers 
9. Discussion and Vote on the Insurance Deductible By-Law (50%+1 of 27 = 15) 
10. Elections of Board of Directors 

10. Election for 2 position 2 year term 
12. Corporation Business Discussion 
13. Adjournment 
 

Your careful reading of the enclosed material prior to the meeting will help make              
discussions productive. Discussions are limited to the pertinent items on the agenda.            
Problems pertaining to individual units will not be discussed at the meeting. Unit             
specific issues should be brought to the Property Manager’s attention, prior or after             
the meeting. 
 
To ensure that we have a quorum please plan to attend and if you are not able to be                   
present at this meeting, complete the attached Proxy and return it to Capital Integral              
Property Management no later than Monday, 2020 July 27. If it is more convenient,              
you may assign the enclosed proxy to another owner, or to one of the Directors in                
advance of the meeting. For any Director position up for election, you may nominate              
yourself or other owners. You may use the proxy enclosed to vote and email it to                
service886@cimanagement.ca, mail/fax it to our address/number on the left or vote at            
the meeting.  
 
We look forward to your attendance at the AGM or participation by Proxy. If you have                
any questions, please do not hesitate to contact me directly. 
  
Yours truly,  

  
Anne Makuch, Condominium Manager 
amakuch@cimanagement.ca 
Capital Integral Property Management 
Agents for and on behalf of OCSCC 886 
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Meeting Minutes – Spring 2018 AGM For OCSCC No. 886 
May 8 and June 3, 2019, St Anthony’s Soccer Club 

 
May 8, 2019 – insufficient attendance to proceed with meeting, and meeting 
adjourned to June 3, 2019. 
 
The meeting was called to order shortly after 7pm on June 3, 2019, with quorum 
reached at 9 owners present and one proxy. [CIPM has list]  
 
As a first order of business, the Audit was presented. There were few questions for 
the Auditor, and those presented related to professional fees, hydro costs, and the 
fire system.  Following this, a motion was moved and passed to retain this auditor 
for the next fiscal year.  
 
Minutes of the 2018 AGM were then accepted without comment. 
 
This was followed by an introduction of the highlights of the President’s report, 
which had been circulated prior to the meeting. Director Ron Matthews focused his 
comments on changes to contracts for cleaning services, an upcoming internet 
upgrade from Fibrestream. In addition, he highlighted the Condo’s strong financial 
position, which allowed for a 0% increase in fees for the current fiscal year and near 
full pay-down of the deficit. It was noted that a Reserve Fund Study will be required 
in 2019.  There were no questions related to the President’s report. 
 
There was no appointment of scrutineers for the purpose of Board elections, and 
Ron Mathews was reappointed by acclamation.  
 
A general discussion followed, which focused primarily on: 

- condo fees paid per unit and the impact of short term rentals on residents 
- security issues (see below) 
- an explanation of the insurance deductible bylaw that the board will propose 

again in the future, should quorum for a vote on a bylaw change be obtained 
- elevator contract and recent outage issues 
- the upcoming Reserve fund study and site visit (it was requested that the RFS 

site visit refer back to the steps identified in the 2016 study to ensure that 
issues have been addressed, including those outstanding from original 
performance audit) 

- drainage on the south side, fourth floor not functioning properly  
- HVAC unit warrantees 
- Cleaning of common areas 

 
Security:  The majority of the meeting focused on the ongoing security issues facing 
the building and its residents, in particular: garage break-ins; vagrants and drug use 
in the vestibule, and incidents of building access by such individuals; realtor lock 



boxes; and, priorities for further security measures. From this conversation, the 
following action items emerged for the Board and CIPM: 

1) proceed with further security upgrades for front door area (priority over 
garage) 

2) discuss lock box security with box owners/realtors 
3) examine the buzzer codes as outdated codes appear to still function  

 
The meeting adjourned by 8:30pm. 
 
 
 



President’s Report 
March 2019 to June 2019 

On behalf of the Board of Directors for OCSCC 886, I respectfully submit the following 
report on the activities undertaken over the past year. The Board’s mandate is to act in the 
best interest of the Owners by ensuring the success of the Corporation for many years to 
come. 
 

Board Membership 
At our 2019 Annual General Meeting (AGM) we presented our updates and re-elected Ron 
Matthews for a new 2-year term.  
 
During the course of the year, Jennifer Carter moved out of our building and resigned from the 
board. We wish Jennifer all the best and hope she enjoys her new home.  
 
Following a call for interest for new board members, Megan Young was appointed to fill the 
vacancy left by Jennifer. 
 
The current Board of Directors consists of: 
 
President – Ron Matthews 
Treasurer – Martin Dinan 
Secretary – Megan Young 
 
I would like to extend many thanks to Jennifer, Martin, and Megan for their service and 
dedication to our Condo Corporation and Community for the past year. Our collaborative 
approach is instrumental in our success & accomplishments.  
 
Two Board positions are up for re-election at our next AGM and will be for 2-year terms. If you 
are interested in running for a position, please contact Anne Makuch at Capital Integral. 
 

Property Management 
Our Property Management firm (Capital Integral) continue to be an invaluable resource to the 
Board. Anne Makuch manages the day-to-day operation of our building as our Property 
Manager. She can be reached at (613) 722-1232 or amakuch@cimanagement.ca. 
 



For fiscal year 2019 we have undertaken the following: 

Contracts 
Sky High Cleaning continues to provide cleaning services to our building. They visit our property 
several times a week to perform clean-up and maintenance tasks. We stepped up their service 
to include daily visits to clean high-touch surfaces for the last several months in light of the 
COVID-19 situation, but have recently returned to a more standard schedule. 
 
Elevation Elevator Services Inc. continues to provide the maintenance for our elevator. They 
perform the ongoing preventative maintenance as well as any service calls related to the 
elevator operations. As you are likely aware, we have been experiencing intermittent problems 
with our elevator for many months, and indeed have seen similar issues over the years. We and 
Elevation Elevator are monitoring the situation. We thank you for your patience in this matter. 
 
Stonewood Landscaping continues to provide the maintenance & upkeep of our gardens as well 
as clearing the snow from our property during the winter months. 
 
FibreStream continues to provide excellent Internet service to our building. Since the 
implementation of Fibre Internet in 2016, our building has maintained a highly reliable service.  
 
Capital Integral continues to oversee day-to-day operational contracts such as Superintendent & 
General Maintenance contracts on behalf of the Corporation. 
 

Adoption of 2020 Budget 
The Board has presented a budget for FY2020 that includes a 3.5% increase to our common 
elements fee. This increase is mostly due to required contributions to the Reserve Fund and 
increases in our maintenance and utilities expenses.  
 
While there is very little that we can do about fixed expenses (such as contributions to the 
Reserve Fund, Insurance & Maintenance contracts and the newly mandated CAO fees), we all 
need to take responsibility to minimize our discretionary expenses if we want the Corporation to 
maintain positive cash flow & minimal fee increases in future years. 
 

Building Security and Projects 
In FY19 we completed a full reserve fund study with site visit, as required by the Condo Act 
every three years. This was a significant expense for the board this year, but helps ensure that 
our reserve fund stays well funded to cover future major building maintenance and repair 
expenses. 



 
In the interest of security, and after consulting with owners at last year’s AGM, we had the 
external main door on Booth street protected by a key-code lock. This additional measure 
seems to have more or less eliminated the issues we had been experiencing with people 
loitering in the vestibule. 
 
Even the most secure building is vulnerable to theft and vandalism if its occupants do not stay 
vigilant. It is incumbent on all residents to promptly report any suspicious activity around the 
property, and ensure they are not followed in by a stranger on entry to maintain building 
security. 
 
Our goal is to maintain and operate as efficiently as possible. As needs arise, we will be working 
with our Property Manager to prioritize any other Common Elements Projects based on cost and 
impact to the building. 

Governance 
Ouseley Hanvey Clipsham and Deep LLP continue to represent the Corporation as our financial 
auditors. They have tabled a report that verifies the financial position of our Corporation as 
exactly where it should be. Their report is contained with the notice of AGM, and if you have any 
questions or concerns, our auditor will be available at our AGM. Please note that Anne from 
Capital Integral is always available to provide additional information or clarification. 
 

Looking forward 
The Board continues its efforts to maintain a balance between of operational efficiency, fiscal 
restraint & building upkeep. We have a robust Reserve Fund in line with the Reserve Fund 
Study produced by an independent third party. The Corporation is operating as efficiently as 
possible and the Board’s goal is to keep it running smoothly for all of us.  
 
Please consider that the Corporation and the building DO belong to all of us. Do your part to 
reduce and eliminate unnecessary expenses. 
 

You can help 

AGM: 
We need your help! The attendance at the AGM is one of your key responsibilities in the 



operation of our Corporation. While busy schedules may prohibit your attendance, please at a 
minimum send in your Proxy included in the AGM package if you cannot attend yourself, so that 
we may have quorum for the meeting. Without quorum, the AGM cannot proceed and we will be 
forced to reschedule. In previous years, we have had to reschedule several times before 
achieving quorum. 
This year we will be conducting our AGM online, in order to maintain proper social distancing, in 
accordance with public health guidelines. Online meeting joining instructions are being sent out 
along with the AGM package. 
 

Building Maintenance: 
Please keep in mind that, as a small building, we do not have an on-site superintendent. If you 
see something on our property that requires attention, please contact our Property Manager to 
let them know. This can be anything from a burnt-out light to a mess in a common area to 
malfunctioning building equipment. 
 
Thank you for your continued support and all the best in 2020. 
 
 
Ron Matthews 
Ron  Matthews 
President 



 

Schedule “A” 

 
OTTAWA-CARLETON STANDARD CONDOMINIUM CORPORATION NO. 886 

BY-LAW NO. 4 

BE IT ENACTED as By-law No. 4 (being a By-law respecting insurance deductibles) of 
Ottawa-Carleton Standard Condominium Corporation No. 886 (hereinafter referred to as the 
“Corporation”) as follows: 

ARTICLE I.  
DEFINITIONS 

All words used herein which are defined in the Condominium Act, 1998, or any successor, (“the 
Act”) shall have ascribed to them the meanings set out in the Act as amended from time to time. 

In this By-law, the term “deductible” means: The amount that is the lesser of the cost of repairing 
the damage and the deductible limit of the insurance policy obtained by the Corporation (in the 
case of an insurable event under the said policy).  Note that a deductible (and a deductible loss) 
can exist whether or not the corporation decides to make an insurance claim. 

ARTICLE II.  
SECTION 105(3) OF THE ACT 

This By-law is passed pursuant to Section 105(3) of the Act, to extend the circumstances under 
which a deductible loss, as described in Article III, shall be added to the common expenses 
payable for an owner’s unit. 

ARTICLE III.  
INSURANCE DEDUCTIBLES 

(1) Property insurance for the units and common elements (excluding improvements) is 
obtained and maintained by the Corporation (the “Master Policy”), but is subject to a loss 
deductible clause.  

(2) The Master Policy accordingly does not cover any loss, or portion of a loss, falling within 
such deductible.  Responsibility for any such loss shall be determined as follows: 

(a) Any deductible loss relating to damage to a unit (whether or not there has been an 
act or omission by the owner or lessee of the unit) shall be the responsibility of 
the owner of the unit, and shall be added to the common expenses payable for the 



 

owner’s unit [in accordance with Article III (4)], provided the source of the 
damage is also within that unit. 

(b) Any other deductible loss shall be the responsibility of the Corporation. 

(3) Notwithstanding the foregoing, 

(a) each unit owner shall indemnify and save harmless the Corporation and all other 
owners from any deductible loss (under the Master Policy) related to damage 
resulting from an act or omission of the owner, or his or her invitees, agents, 
contractors or occupants of the unit. (Accordingly, if any such damage is caused 
to any part of the property, any related deductible loss under the Master Policy 
shall be added to the common expenses payable for the owner’s unit, in 
accordance with Article III(4)). 

(b) the Corporation shall indemnify and save harmless each unit owner from any 
deductible loss resulting from an act or omission of the Corporation or its 
directors, officers, agents, contractors or employees. 

(2) Any amounts owing to the Corporation by a unit owner by virtue of the terms of this 
by-law shall be added to the common expenses payable by such unit owner and shall be 
collectible as such, including by way of condominium lien.  

(3) Each owner shall obtain and maintain insurance, including personal liability insurance, 
covering the owners' risks as set forth in this by-law.  

(4) The Corporation shall promptly provide written notice of any change in the deductible 
related to the Master Policy to all owners.  

ARTICLE IV.  
MISCELLANEOUS 

(1) Invalidity: The invalidity of any part of this By-law shall not impair or affect in any 
manner the validity and enforceability or effect of the balance hereof. 

(2) Waiver: No restriction, condition, obligation or provision contained in this By-law 
shall be deemed to have been abrogated or waived by reason of any failure to enforce the 
same irrespective of the number of violations or breaches thereof which may occur. 

(3) Headings: The headings in the body of this By-law form no part thereof but shall be 
deemed to be inserted for convenience of reference only. 

(4) Alterations: This By-law or any part thereof may be varied, altered or repealed by a 
By-law passed in accordance with the provisions of the Act, and the Declaration. 



 

 

 

 

(5) Preparation:    This document was prepared in the year 2019 by Davidson Houle Allen 
LLP Condominium Law in conjunction with the corporation. 

The foregoing By-law is hereby passed by the Directors and confirmed by the owners 
pursuant to the Condominium Act, 1998, of Ontario. 

DATED this       day of                           , 2019. 

OTTAWA-CARLETON STANDARD CONDOMINIUM CORPORATION NO. 886 
 

 
_______________________________________ 
Print Name: 
Print Title: 
 
I have authority to bind the Corporation 

 
 
 
 
 
 
 
 
 
 
 
 



 

 
Davidson Houle Allen LLP Condominium Law 

Ottawa-Carleton Standard Condominium Corporation No. 886 

Explanation Note 

Insurance Deductibles Bylaw 

Condominium Corporations must arrange insurance on their own behalf and on behalf of all 
owners.  The insurance covers the common elements and also the units (not including 
betterments or improvements).  The insurance is always subject to a deductible. The deductible is 
simply an amount of each loss which is not covered by the insurance. 

The question is: When damage results from an insured event, who should pay the deductible? 

Under the Condominium Act, the general rule is that the deductible on the Corporation's policy is 
a common expense, which accordingly must be paid by the Condominium Corporation (and 
therefore shared by all owners) - except for damage caused by an owner or tenant to their own 
unit. 

Many condominium Directors and Owners feel that it makes most sense for the owner to pay the 
deductible in the following circumstances: 

1. Where the owner, or an occupant of the unit, or a guest or agent of the owner, causes 
damage to any part of the property. 

2. Where there is damage to the owner's unit caused by an accident. 

This is based upon the following reasoning: 

1. Owners should be responsible for all uninsured damage which they cause or which is 
caused by the occupants, guests or agents of the owner. 

2. Owners should be responsible for uninsured, accidental damage caused to the owner’s 
unit.  (Owners are responsible for their own units.) 

3. Owners can buy their own insurance covering these risks (i.e., the risks that the owner 
may be responsible for the deductible on the Corporation's policy).  In fact, we have 
reviewed many condominium unit owner insurance policies and many such policies 
provide standard coverage for these risks. (Most unit policies include basic liability 
protection for the owner, as well as “additional” or “contingent” property insurance 
coverage for the owner’s unit.) 

In summary, unit owners can buy insurance covering these risks and many unit 
policies currently provide for such.  In any event, each unit owner should confirm this 



 

with his or her own broker.  (In some cases, the owner may have to pay a small 
additional premium to obtain this coverage.) 

Again, however, we note the following: If owners are generally paying for these 
insurance risks, it makes sense to utilize that insurance.  This reduces the overall 
uninsured loss.  This is possible only if owners are held responsible for the 
deductible. 

Another important consideration is as follows:   If owners have increased 
responsibility (ie. increased responsibility for the corporation’s deductible), then 
this may reduce claims – because owners may do more to avoid or to minimize 
insured events.  

Under the Condominium Act, these concepts can be retained (at present) only if the corporation 
passes a by-law for this purpose.  That is the purpose of the proposed By-law.  

IN SUMMARY:  The proposed Bylaw says that owners are responsible for the deductible on the 
corporation’s policy in the following circumstances: 

1. Where the owner, or an occupant of the owner's unit, or a guest or agent of the owner, 
causes damage to any part of the property. 

2. Where the damage is caused to the owner's unit by an accident.  Note, however, that the 
by-law can also say that owners will only be held responsible for accidental damage 
to their units if the source of the damage is also within that unit, if desired. This is 
an optional revision to the by-law. 

The By-law also says that the Corporation is responsible for the deductible if the Corporation 
causes the damage. 
 
FURTHER NOTE: 
 
Under anticipated amendments to the Condominium Act, it will (sometime soon) no longer be 
possible to pass such by-laws.  Instead, (when the anticipated amendments to the Condominium 
Act come into force) an amendment to the Declaration will be required to achieve these purposes. 
However, any existing by-laws of this sort might be grandfathered by the province at that time. 
 
 



 
 

DIRECTORS AND OFFICERS 
Condominium Act, 1998  
 
Qualifications 
29 (1) No person shall be a director if, 

(a) the person is not an individual; 
(b) the person is under 18 years of age; 
(c) the person has the status of bankrupt; 
(d) the person has been found, under the Substitute Decisions Act, 1992 or the Mental               
Health Act, to be incapable of managing property; 
(e) subject to the regulations, the person has been found to be incapable by any               
court in Canada or elsewhere; or 
(f) the person has not complied with the prescribed disclosure obligations within            
the prescribed time. 2015, c. 28, Sched. 1, s. 27. 

Disqualification 
(2) A person immediately ceases to be a director if, 

(a) the person has the status of bankrupt; 
(b) the person has been found, under the Substitute Decisions Act, 1992 or the Mental               
Health Act, to be incapable of managing property; 
(c) subject to the regulations, the person has been found to be incapable by any               
court in Canada or elsewhere; 
(d) a certificate of lien has been registered under subsection 85 (2) against a unit               
owned by the person and the person does not obtain a discharge of the lien under                
subsection 85 (7) within 90 days of the registration of the certificate of lien; 
(e) the person has not completed the prescribed training within the prescribed time;             
or 
(f) the person has not complied with the prescribed disclosure obligations within            
the prescribed time. 2015, c. 28, Sched. 1, s. 27. 

Consent  
30 (1) A person shall not be elected or appointed as a director unless the person                
consents. 1998, c. 19, s. 30 (1). 
Deemed consent  
(2) A person shall be deemed to consent if the person is present at the meeting when                 
elected or appointed and does not refuse to act as a director. 1998, c. 19, s. 30 (2). 
Written consent 
(3) A person who is not present at the meeting may be elected or appointed if the                 
person consents in writing to act as director before the meeting or within 10 days after                
the meeting. 1998, c. 19, s. 30 (3). 
Non-compliance 
(4) The election or appointment of a person as director contrary to this section is               
ineffective. 1998, c. 19, s. 30 (4). 
Term 
31 (1) Except in the case of directors appointed to the first board of directors under                
subsection 42 (1), a director is elected for a term of three years or such lesser period                 
as the by-laws may provide. 1998, c. 19, s. 31 (1).  



 
 

DIRECTORS AND OFFICERS  
O. Reg. 48/01: GENERAL 
 
Disclosure Obligations 
11.6 (1) For the purpose of clause 29 (1) (f) of the Act, a person shall provide the                  
following statements and information in accordance with this section: 

1. If the person mentioned in that clause is a party to any legal action to which the                  
corporation is a party, a statement of that fact and a brief general description of the                
action. 
2. If the spouse, child or parent of the person, or the child or parent of the spouse of                   
the person, is a party to any legal action to which the corporation is a party, a                 
statement of that fact, the name of the spouse, child or parent and a brief general                
description of the action. 
3. If an occupier of a unit that the person or the person’s spouse owns or that the                  
person occupies with the occupier is a party to any legal action to which the               
corporation is a party, a statement of that fact, the name of the occupier and a brief                 
general description of the action. 
4. If the person has been convicted of an offence under the Act or under the                
regulations within the preceding 10 years, a statement of that fact and a brief              
general description of the offence. 
5. Subject to subsection (3), if the person has, directly or indirectly, an interest in a                
contract or transaction to which the corporation is a party, in a capacity other than               
as a purchaser, mortgagee, owner or occupier of a unit, a statement of that fact and a                 
statement of the nature and extent of the interest. 
6. Subject to subsection (3), if the person has, directly or indirectly, an interest in a                
contract or transaction to which the declarant or declarant affiliate is a party, in a               
capacity other than as a purchaser, mortgagee, owner or occupier of a unit, a              
statement of that fact and a statement of the nature and extent of the interest. 
7. If the person is an owner in the corporation and if the contributions to the                
common expenses payable for the person’s unit are in arrears for 60 days or more, a                
statement of that fact. 
8. If the person is not an owner of a unit in the corporation, a statement of that fact. 
9. If the person is not an occupier of a unit in the corporation, a statement of that                  
fact. 
10. All other information that a by-law of the corporation requires the person to              
disclose. O. Reg. 180/17, s. 6. 

(2) In paragraphs 2 and 3 of subsection (1), “spouse” means, 
(a) a spouse as defined in section 1 of the Family Law Act, or 
(b) either of two persons who live together in a conjugal relationship outside             
marriage. O. Reg. 180/17, s. 6. 

(3) Paragraphs 5 and 6 of subsection (1) do not apply to a contract or transaction                
unless both it and the person’s interest in it are material. O. Reg. 180/17, s. 6. 
(4) The statements and information that subsection (1) requires the person to provide             
shall be current as of the time the person provides them. O. Reg. 180/17, s. 6. 



 
 

(5) If the person provides notice to the board as described in subsection 28 (2) of the                 
Act or subclause 11.2 (2) (c) (ii) of this Regulation with respect to a meeting of owners                 
described in subsection (6), the person shall provide the statements and information            
required by subsection (1) to the board in writing at the time of providing the notice.                
O. Reg. 180/17, s. 6. 
(6) The meeting of owners mentioned in subsection (5) or (7) is a meeting that is held                 
40 days or more after the day section 27 of Schedule 1 to the Protecting Condominium                
Owners Act, 2015 comes into force and for which a notice of meeting has not already                
been sent before that day. O. Reg. 180/17, s. 6. 
(7) If the person does not provide notice to the board as described in subsection 28 (2)                 
of the Act or subclause 11.2 (2) (c) (ii) of this Regulation but is a candidate in the                  
election of one or more directors at a meeting of owners described in subsection (6),               
the person shall provide the statements and information required by subsection (1) to             
the corporation at the meeting. O. Reg. 180/17, s. 6. 
(8) For the purpose of subsection (7), the person shall provide the statements and              
information, 

(a) orally or in writing if the person is present at the meeting; or 
(b) in writing if the person is not present at the meeting. O. Reg. 180/17, s. 6. 

(9) If the person is a person appointed to the board as described in subsection 34 (2)                 
of the Act, the person shall provide the statements and information required by             
subsection (1) of this section to the board, 

(a) at any time before being so appointed, unless the corporation has passed a              
by-law described in clause (b); or 
(b) within such other period of time that is set out in a by-law of the corporation and                  
that is before the appointment. O. Reg. 180/17, s. 6. 

(10) The person shall provide the statements and information, 
(a) orally or in writing if the person provides them at a time at the meeting when the                  
person is appointed to the board that is before the appointment; or 
(b) in writing if, 
(i) the person provides the statements and information before the meeting at which             
the person is appointed to the board, or 
(ii) a by-law of the corporation requires the person to provide the statements and              
information in writing. O. Reg. 180/17, s. 6. 

(11) If this section requires a person to provide the statements and information             
required by subsection (1) in writing, the signature of the person shall be included in               
the statements and shall accompany the information. O. Reg. 180/17, s. 6. 
 






