
Ottawa-Carleton Standard Condominium Corporation No. 687

Minutes of Annual Meeting of the Owners
Date of Meeting:  May 25, 2017

Time of Meeting: 7:00 p.m.

Place of Meeting: Best Western Hotel – 1274 Carling Avenue, Ottawa

Head Table

Directors:

Anne Bordé (President and Chair)

John Mallon (Secretary)

Peter Cooney (Director at Large)

Carol Dence (Vice-President)

Marcel Savard (Treasurer)

Guests:

Yawar Khan (Manager from Capital Integral Property Management)

Fan Gao (Auditor from Ouseley Hanvey Clipsham Deep LLP)

Jared Davidson (Recording Secretary)

Call to Order

The Chair called the meeting to order at 7:03 p.m.

Confirmation of Quorum

Attendance was announced as follows:   Owners in attendance In Person 45 By Proxy 43 for a 
total of 88 units represented.

The Chair accordingly confirmed that there was quorum to conduct the business of the meeting.

Review of Agenda

The Chair then reviewed the agenda for the meeting for the benefit of all in attendance.



Approval of Previous Minutes

The minutes of the Meeting of Owners held May 17, 2016 were included in the Meeting Notice 
Package.  The Chair called for a motion to approve those Minutes.

The Motion was moved and seconded (names of mover and seconder not clear on recording).

MOTION CARRIED

Presentation of Audited Financial Statements

The auditor presented the Corporation’s audited financial statements for the year ending 
November 30, 2016.   The auditor confirmed the auditor’s opinion that the financial statements 
fairly present the financial position and operations of the corporation in the 2016 fiscal year.

The auditor received and answered questions from the owners on the financial statements, 
briefly summarized as follows:

 Nicole Hanson (1401) asked about the following (as shown in the financial statements): 
Caulking expenses shown for 2015 and 2016 on the Statement of Reserve Fund 
Operations and Fund Balance.  Was this not Minto’s responsibility? The Chair explained 
that Minto had agreed to take care of caulking in relation to the precast panels; and 
further explained that these expenses were for other caulking work, not part of Minto’s 
responsibility.   

 Nicole Hanson (1401)  also asked about the Schedule of maintenance expenses; and in 
particular asked about the indicated expense of roughly $149,000, which he felt was not a 
“miscellaneous” expense.  The auditor explained that this was simply a “pool” of 
maintenance expenses that don’t fit into any of the other expense categories.  He also 
explained that a general ledger could be obtained from the manager, showing complete 
detail of the particular expenses.  Nicole Hanson (1401) then requested a copy of the 
ledger.

 Another owner asked for additional detail in relation to some of the expense items.  The 
auditor explained that additional detail is not normally shown in the audited financial 
statements, but can be obtained from the manager.  The manager also said that (after the 
AGM) the manager would prepare a more detailed breakdown of the “miscellaneous” 
expense item, and provide it to all owners.

 Another owner asked for clarification about the year in which indicated expenses were 
incurred, and the auditor explained that all expenses shown in the particular financial 
statements were for fiscal year 2016 (ending November 30, 2016).

 Ron E. Brown (2405) asked about roughly $21,000 that the auditor had said was not 
correctly allocated.  The auditor explained that this was for an amount due from the 



operating fund to the reserve fund.  The Chair said that those funds had since been 
transferred, so that the particular matter was now resolved.

 Nicole Hanson (1401) asked about the shared costs shown on the schedule of 
maintenance expenses – wondering why (in 2016) they were double the shared costs of 
2015.  The Board explained that the increased shared costs were primarily for asphalt 
repairs that were not covered by the reserve fund.

 Hashem Hoda (2403) asked about the reserve fund balance and any regulation of the 
required balance of the fund.  The auditor explained that the balance in the fund is 
predicted and regulated by the reserve fund study and reserve fund planning.  The 
balance in the fund is not otherwise regulated.  The auditor also explained that, 
comparing the balance in the fund to the amount predicted by the most recent reserve 
fund study, the corporation was about $200,000 ahead of the plan (at the end of the 2016 
fiscal year).

The Chair thanked the auditor for presenting the Financial Statements, and the auditor was 
invited to leave the meeting.

Further Review of Financials

The Treasurer then provided additional reporting to the meeting in relation to the corporation’s 
financial activities in fiscal year 2016, as well as the corporation’s investments.  The treasurer’s 
report included reference to the following:

 Unexpected water damage repairs;
 Repairs to the men’s changeroom (paid from reserve fund);
 Unexpected podium repairs;
 Unexpected repairs to the generator, to meet TSSA requirements;
 The fact that the next reserve fund study update (to be carried out in 2017) may result in 

increased contributions to the fund;
 The balance in the fund as at November 30, 2016 and interest earned in 2016;
 The efforts of the Board to keep costs down, but the fact that unexpected expenses are 

sometimes encountered;
 Expenses expected in 2017.

Some comments and questions were expressed by owners:

 An owner expressed thanks for all of the efforts of the Treasurer (supported by applause 
from the meeting).

 Bertram Blevis (1405) asked about the estimated $99,000 in water damage repairs – 
wondering if that was net of an expected contribution from Minto.  The Treasurer said 
that the $99,000 estimate was the total estimated cost; but that the figure might be 
adjusted.



 Edward Doe (2402) asked for more detail about the podium problem.  The Treasurer 
explained that they are membrane problems, resulting in leaks into the garage.  The 
membrane needs to be repaired.

 Bruce Maynard (2802) asked about the risk of a special assessment.  The Treasurer said 
that he can’t really answer the question.  The new reserve fund study will likely provide 
the answer.

 Geoff Riggs (904) asked about a high interest savings account (at RBC) being closed, 
wondering how it is reflected in the financial statements.  The Treasurer answered by 
providing an explanation of the corporation’s reserve fund investments. The Treasurer 
also explained that the corporation’s investments are structured so as to permit cash to be 
available, as necessary, for the corporation’s projects (including some amounts for any 
unexpected projects).

 Theresa Mersereau (602) asked a follow-up question on unexpected expenses, wondering 
why some of the expenses were not anticipated or planned. The Treasurer said that he 
understood the question, but that some expenses just cannot be predicted in advance.  
They are just totally unexpected.

President’s Report

The President’s report was included in the Notice package.  The President provided some brief 
additional comments for the meeting, including the following:

We had only two items left from the list of deficiencies with Minto. Many of the leaks have been 
fixed, and only a few are remaining. 

Last year, I told you we were close to a settlement with Minto respecting the windows.  Actually, 
it was with the supplier of the windows (Allan Windows). What we agreed on last year was what 
work would be done in general terms. Since then we have been able to agree on how the work 
will be done and inspected, which is very important. Now we need these agreements to be 
finalized and signed.   We’re hoping that will happen soon, but we can’t be certain.

The concierge: 

The staff changes very often. There is a high turnover because the staff are not very highly paid, 
so it is a stepping ground to move to other positions.  Therefore, keeping them trained in relation 
to our various procedures is a difficult but important task. We have come up with the following 
options with the property manager: during the daytime, there will be two shifts of staff 
concierges (employed by the Metropole). And then during the night and the weekend, the 
position will be staffed by a security agency. This will allow you and staff to put names on faces 
and to have a more personalized service and less turnover.

Repairs and maintenance: 



There has been plenty. [The President then briefly touched on some of the matters previously 
reviewed by the Treasurer, thanking those involved for savings achieved on behalf of the 
corporation.] 

Basement hallways: 

The dimmers have finally come in. The fixtures are harder to find because the applicable voltage.  
We are also looking at the paint colour for the hallways.  Robert will do the painting over a 
weekend, and that will be the end of the project.

Elevators: 

Last year, the board asked an engineer from Rooney Irving to do an inspection. All 
recommendations in the report were implemented and inspected, so we’re satisfied that all of 
those recommendations have been done.  However, problems persist.  Thyssen, the elevator 
maintenance company, has sent us a proposal to move to a gearless system. Thyssen says it 
would solve our problems.  Despite the high costs, the board was ready to go with this approach, 
to improve the operation of the elevators. However, we checked with the engineer from Rooney 
Irving, and they told us that improved performance may not be the result. We are now looking 
for a third party commentary on the proposed gearless system. 

We went through a bidding process for a property manager. With Ron’s help, we canvassed 
nearby property managers, and we are happy with our choice of Capital Concierge. Our objective 
is to get, for you, professional services providing more rigorous maintenance, fewer surprises 
and more proactive support. Thanks to Ron Brown for his outstanding work on this. 

[Applause]

In Conclusion:

The board has had many hard decisions to make because of the cost involved. Our priority was to 
find the best value and quality for our money and also to put security and prevention first. 

Appointment of Auditor for Current Fiscal Year

The Chair explained that, in accordance with guidance provided at last year’s AGM, the Board 
obtained two quotes for auditing service for the 2017 fiscal year:  One from BDO and one from 
Parker Prins.  No quote was requested from the current auditors, because they were known to the 
Board.

The Chair called for a motion to reappoint the current auditor for the current fiscal year.  The 
Chair expressed the Board’s recommendation to stay with the current auditor because of the 
current auditor’s familiarity with The Metropole and because of the current auditor’s extensive 
experience in condominium auditing – taking care of audits for about 200 condominiums.   The 
Chair also explained that the fees, as between the three auditing firms, are very similar. 



One owner commented on the advantages and disadvantages of staying with the same auditor. 
That owner listed various positive attributes of BDO and moved that the condominium switch to 
BDO as auditor (for the 2017 fiscal year).

An owner seconded the motion.

There was then discussion of the motion.  Des Clair (1005) expressed support for the Board’s 
recommendation to reappoint the current auditor.  Bruce Maynard (2802) said that he would 
have preferred to see bids and would have preferred to have the pros and cons presented, rather 
than just the results of the Board’s analysis.

MOTION DEFEATED

The Chair again called for a motion to reappoint the current auditor for the current fiscal year.  

Moved By:   Dr Vijay (1404).

Seconded By:  Nina Dover (1604).

The Chair called for a vote on the Motion.

MOTION CARRIED

Appointment of Scrutineers

The Chair then turned to appointment of two scrutineers.  

Raymond Cormier (406) and Lindo Slotin (1504) volunteered to act as scrutineers; and were 
appointed as scrutineers by the Chair.

Proposed By-law 7

The Chair briefly summarized the proposed By-law 7 – to amend By-law No. 5.  The chair 
explained that the new by-law would allow owners to make the changes noted in the by-law 
(humidifiers and screen doors on balconies), but subject to first obtaining approval from the 
Board in each case.

The Chair then called for a Motion to confirm the By-law.

Moved By:   Edward Doe (2402).

Seconded By:  Barry Cooper (2902).

The Chair then entertained questions on the by-law, including the following:

 David Welch (2505) requested additional detail respecting the installation of a humidifier 
as contemplated by the by-law, and some detail was provided by the Board and one of the 
owners in attendance.

 An owner suggested that the humidifier modification be removed from the by-law.  The 
Chair explained that one owner had already installed such a humidifier, which is one 
reason the by-law is required.



 There was further discussion of concerns and doubts surrounding installation of any sort 
of humidification device in conjunction with the fan coils.

Moved By:  David Welch (2505).  That the reference to humidifiers be removed from the by-
law.

Seconded By:  Marilyn Knock (604).

MOTION CARRIED

The Chair then called for a Motion to confirm the By-law as amended (without including the 
reference to humidifiers).

Moved By:   David Welch (2505).

Seconded By:  Helen Thomas (2601).

Edward Doe (2402) raised a point of clarification concerning the proxies, namely, how would the 
proxies apply to the amended by-law?  The manager explained that the owners who voted in 
favour of the by-law, by proxy, were also voting in favour of the by-law with any amendment 
made to the by-law at the meeting. Therefore, those proxy votes would be counted as votes in 
favour of the amended by-law.  The manager also explained that we need the owners of a 
majority of all units to vote in favour of the by-law.

The Chair asked owner to complete their ballots on the by-law.

Elections – Chaired by Carol Dence

The Chair advised the meeting as follows:

 There are two positions on the Board to be filled by election at the meeting, each for a 
three-year term (ending 2020).

 The persons elected at the meeting would be elected as Directors, but not to any specific 
office.  The offices are determined by the Board.

 There are five candidates as listed in the AGM Notice Package.  The Chair also called for 
any other nominations from the floor.  There were no further nominations forthcoming.

 Owners can vote for as many as two of the candidates, but not more than two.

 The Chair then invited the following candidates to address the meeting, in the order 
indicated in the AGM Notice Package.

Candidates

Each of the following candidates then briefly addressed the meeting:



 Anne Bordé
 John Tavel
 Avraham Iny
 Desmond Clair
 Muriel Earle

The Chair asked the owners to complete their ballots; and asked that the scrutineers collect and 
count the ballots.

General Discussion

The Chair then invited those in attendance to raise any matter relevant to the affairs of the 
corporation.   

There was then general discussion, touching upon the following topics:

 There was a request from one owner for greater discussion with the owners and more 
thorough investigation when it comes to a change of management.

 An owner expressed concern about the quality of the concierge service at night.
 There were some comments on the performance of the elevators and elevator warranties.
 There were concerns expressed about different maintenance issues.
 An owner complimented the work of the superintendent.
 Concerns were expressed by an owner, and answered by the Board, in relation to the 

cleaning of the garage.
 An owner commented on the placement of boxes for the Diabetes Association, in the 

garage.
 An owner suggested that a bench be placed in the garage next to the elevators.
 There was discussion about the possibility of an energy audit; and the Board explained 

that the Board has a committee looking into that issue.  There was also discussion about 
individual hydro and water metering, including metering for electric vehicles.

 There was some discussion of aging toilets and possible related water damage.
 There was discussion of staff bonuses.

By-law 7 – Results of the Vote

The Chair announced that there were 69 units in favour of the by-law, which is not sufficient to 
pass the by-law.  The Chair advised that the by-law would be included in the business of a future 
meeting.

BY-LAW NOT CONFIRMED

The Election Results



The Chair announced the results of the election as follows:

The following candidates were elected to fill the two vacancies on the Board:

JOHN TAVEL AND DESMOND CLAIR

Adjournment

The Chair called for a motion to adjourn the meeting.

Moved By:   Bertram Blevis (1405).

Seconded By:  Nina Dover (1604).

There was no discussion of the motion.

MOTION CARRIED 


