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NOTICE OF MEETING OF OWNERS 
  
General Meeting Information 
Ottawa Carleton Standard Condominium Corporation 987 
Section 1.​ Date and Time of the Meeting 
2018 June 07, 6:45 p.m. Registration; 7:00 p.m. Meeting 
Section 2.​ Place of the meeting 
Party Room, 2nd Floor, 224 Lyon Street 
Section 3. The nature of the business to be presented at the meeting is for the purpose                 
of attending to the required business as outlined in the enclosed agenda. 
Section 4.​ Please describe below the quorum needed for any part of this meeting: 
The quorum needed to hold this meeting is the owners of 60 out of 240 units in the                  
corporation. 
The quorum needed to pass a by-law is the owners of 121 out of 240 units in the                  
corporation. 
The reference to “units” here does not include units that are intended for parking, storage purposes, or for the purpose                    
of providing space for services or facilities or mechanical installations, unless all of the units in the corporation are                   
those kinds of units. Only owners that are entitled to vote at the meeting and are either present at the meeting or                      
represented by proxy can count towards quorum. If this is a pre-turnover meeting under s. 42(6) of the ​Condominium                   
Act, 1998​, please see s. 42(10) of the act to determine who counts towards the quorum. 

Section 5. A by-law of the corporation authorizes methods of being present at the              
meeting, in addition to attending in person or by proxy (e.g., by phone or online):  
☐ Yes ☑ No 
Section 6. A by-law of the corporation authorizes voting methods, in addition to voting              
by a show of hands, by ballot, by proxy (e.g., by phone or online): 
☐ Yes ☑ No 
Section 7. If you wish to be present at the meeting by proxy (for purposes of quorum)                 
or to vote on any matters by proxy, you must use the mandatory proxy form               
(attached). 
Section 8.​ Please check all of the following that apply to the upcoming meeting: 
☑ Section 8.A This is an annual general meeting.  
A copy of the corporation's financial statements and the auditor's report (if any) are              
included with this notice. 
☑ Section 8.B This is a meeting to elect one or more directors (including a meeting                
requisitioned under s. 46 of the ​Condominium Act, 1998 ​that may include the election              
of one or more directors) 
The number of positions on the board that are or could be the subject of an election at                  
the meeting, and the term or remaining term of each position, are: 1 position for a 3                 
year term 
Instruction for person filling out this form: If this is a meeting to elect one or more directors under s. 46 of the                       

Condominium Act, 1998 (either to fill a vacancy on the board, or following the removal of any directors), please enter                    

the maximum number of positions on the board that could be the subject of an election at the meeting. 

The number of positions that are or could be the subject of an election at the meeting                 
and that are reserved for voting by owners of owner-occupied units is: N/A 
Total number of positions on the board is:  3 directors 



 
 

 
The current directors and terms are: 
Brett Lamb, President, 2016 April 25 - 2018 
Dave Macartney, Treasurer, 2017 June 19 - 2019 
Jordan Holman, Director, 2017 June 19 - 2020 
Candidates 
These are the names and addresses of each individual who has notified the board in               
writing of their intention to be a candidate by the specified deadline 

Name of Candidate Address of Candidate Position 
(select one or both if applicable) 

Brett Lamb 778 King St. W.  ☑ Candidate for position for 
which all owners may vote 
☐ Candidate for position 
reserved for voting by owners     
of owner-occupied units 

A copy of any disclosure statements and information provided by the candidates is             
included with this notice.  
Note: For information about disclosure obligations and qualifications for candidates and directors, see s. 29(1) of the                 

Condominium Act, 1998 and s. 11.6 of Ontario Regulation 48/01 under the Condominium Act, 1998, copies of which are                   

included with this notice. 

☑ Section 8.C This is a meeting to remove or appoint an auditor 
☐ Section 8.D This meeting was requisitioned by owners under s. 46 of the              
Condominium Act, 1998​: N/A 
☐ Section 8.E This is a meeting for the purpose of considering an addition, alteration,               
improvement to the common elements, a change in the assets of the corporation, or a               
change in the service of the corporation, or for the purpose of considering the              
installation of an electric vehicle charging system to be carried out in accordance with              
s. 24.3 (5) of Ontario Regulation 48/01 made under the ​Condominium Act, 1998​: N/A 
☑ Section 8.F This is a meeting to discuss proposed changes to the declaration and               
description, by-laws, rules or any agreements 
A copy of all proposed changes to the declaration, by-laws, rules or agreements that              
are to be discussed at the meeting are included with this notice. 
☐ Section 8.G This is a meeting relating to amalgamation under s. 120 of the               
Condominium Act, 1998​: N/A 
Section 9. ☐ Additional material (including any record of the corporation) in a             
submission from owners, made by the deadline specified in the preliminary notice, is             
being included with this notice. None 
Section 10. ☐ A by-law of the corporation requires that additional material be             
included with this notice. N/A  
Section 11. ☐ Optional: Additional material that is not required by a by-law of the               
corporation is included with this notice.  N/A  

  



 
 

MEETING AGENDA 

1. Call to Order and Opening Remarks; Introductions 
2. Certification of Quorum and Proxies (25% of 240 = 60) 
3. Confirmation of Notice of Meeting 
4. Review of Audited Financials for Year Ending 2018 January 31 
5. Appointment of Auditor 
6.  Approval of Previous Annual General Meeting Minutes 
7. Review of the Budget for Year Ending 2019 January 31 
8. Appointment of Scrutineers 
9. Vote for By-Law No. 4 
10. Elections of Board of Directors 
11. Corporation Business Discussion 
12. 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 Wednesday, 2018 June 06. 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 kmckale@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, 

   
Kayla McKale, RCM 
kmckale@cimanagement.ca 
Capital Integral Property Management 
Agents for and on behalf of OCSCC 987 
  



Ottawa-Carleton Standard Condominium Corporation No.
987
Financial Statements
For the year ended January 31, 2018

Contents

Independent Auditor's Report 2 - 3

Financial Statements

Statement of Financial Position 4

Statement of Operating Fund Operations and

     Changes in Fund Balance 5

Statement of Reserve Fund Operations and

     Changes in Fund Balance 6

Statement of Cash Flows 7

Notes to Financial Statements 8 - 10







Ottawa-Carleton Standard Condominium Corporation No. 987
Statement of Financial Position

January 31
Operating

Fund
Reserve

Fund 2018 2017

Assets

Current
Cash $ 94,023 $ 333,977 $ 428,000 $ 266,232
Investments (Note 3) - 110,000 110,000 110,000
Accounts receivable 89,956 1,239 91,195 89,283
Prepaid expenses 1,675 - 1,675 -

$ 185,654 $ 445,216 $ 630,870 $ 465,515

Liabilities

Current
Accounts payable and accrued

liabilities $ 125,981 $ - $ 125,981 $ 101,437
Due to operating fund (Due from

reserve fund) (12,215) 12,215 - -

113,766 12,215 125,981 101,437

Contractual obligations (Note 4)

Fund balances
Operating fund 71,888 - 71,888 119,559
Reserve fund (Note 2) - 433,001 433,001 244,519

71,888 433,001 504,889 364,078

$ 185,654 $ 445,216 $ 630,870 $ 465,515

On behalf of the board: 

  Director   Director

The notes are an integral part of these financial statements.
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Ottawa-Carleton Standard Condominium Corporation No. 987
Statement of Operating Fund Operations and

 Changes in Fund Balance

For the year ended January 31 Budget 2018 2017

(Unaudited)
Revenues

Condominium fees $ 976,569 $ 978,254 $ 983,607
Developer contribution - - 9,833
Miscellaneous - 4,097 7,927
Rental - 1,595 790

976,569 983,946 1,002,157

Expenses
Elevator 12,796 10,750 7,119
Fire and safety systems 11,257 7,176 7,296
Gas 72,000 71,149 46,590
Hydro 126,627 134,519 127,009
Insurance 48,592 48,508 44,175
Janitorial 63,732 64,839 58,509
Management fees 110,622 116,398 107,400
Office 8,200 12,478 2,906
Professional fees 6,085 5,989 12,359
Repairs and maintenance 135,273 171,840 98,954
Security 88,000 83,306 87,838
Snow removal 2,000 - -
Summer grounds - - 3,554
Superintendent 62,763 64,254 63,185
Telecommunications 7,398 7,619 7,908
Waste removal 5,500 4,519 5,164
Water 53,000 53,273 41,946

813,845 856,617 721,912

Excess of revenues over expenses before
transfer 162,724 127,329 280,245

Transfer to reserve fund (Note 2) 175,000 175,000 160,686

Excess (deficiency) of revenues over
expenses $ (12,276) (47,671) 119,559

Operating fund balance, beginning of the year 119,559 -

Operating fund balance, end of the year $ 71,888 $ 119,559

The notes are an integral part of these financial statements.
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Ottawa-Carleton Standard Condominium Corporation No. 987
Statement of Reserve Fund Operations and

Changes in Fund Balance

For the year ended January 31 2018 2017

Revenues
Initial contribution $ 11,375 $ 90,523
Investment income 2,107 203

13,482 90,726
Expenses

Reserve fund study - 6,893

Excess of revenues over expenses before transfer 13,482 83,833

Transfer from operating fund (Note 2) 175,000 160,686

Excess of revenues over expenses 188,482 244,519

Reserve fund balance, beginning of the year 244,519 -

Reserve fund balance, end of the year $ 433,001 $ 244,519

The notes are an integral part of these financial statements.
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Ottawa-Carleton Standard Condominium Corporation No. 987
Statement of Cash Flows

For the year ended January 31 2018 2017

Cash flows from operating activities
Excess (deficiency) of revenues over expenses $ (47,671) $ 119,559
Changes in non-cash working capital:

Accounts receivable (673) (89,283)
Prepaid expenses (1,675) -
Accounts payable and accrued liabilities 31,437 94,544
Due to / from reserve fund (12,215) -

Net (decrease) increase in cash (30,797) 124,820

Cash, beginning of the year 124,820 -

Cash, end of the year $ 94,023 $ 124,820

The notes are an integral part of these financial statements.
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Ottawa-Carleton Standard Condominium Corporation No. 987
Notes to Financial Statements

January 31, 2018

1. Accounting Policies

Status and Purpose of
Organization

Ottawa-Carleton Standard Condominium Corporation No. 987 is a
not-for-profit organization incorporated without share capital
under the Condominium Act of Ontario on January 22, 2016.

The purpose of the Corporation is to manage and maintain the
common elements of the condominium (as detailed in the
Corporation's Declaration and By-Laws) and to provide common
services for the benefit of the owners of the 240 residential units,
98 parking units and 126 bicycle/storage units of the condominium
in the city of Ottawa.

The Corporation is a non-profit organization under the Income Tax
Act and, as such, is exempt from income taxes. 

Basis of Accounting The financial statements have been prepared in accordance with
Canadian accounting standards for not-for-profit organizations. 

Fund Accounting The Corporation follows the restricted fund method of accounting
for contributions. 

The operating fund reports the contributions from owners and
expenses related to the operation and administration of the
common elements.

The reserve fund reports the contributions from owners and
expenses for major repairs and replacement costs of the common
elements. The basis for determining the reserve fund's
requirements is explained in note 2. Only major repairs and
replacements of the common elements are charged to the
reserve, with the exception of the cost of the reserve fund study
which may be charged to the reserve fund. Minor repairs and
replacements are charged to repairs and maintenance of the
operating fund.

The Corporation segregates amounts accumulated for the purpose
of financing future charges to the reserve fund in special
accounts. Interest earned on these amounts is credited directly to
the reserve.

Revenue Recognition Owners assessments are recognized as revenue in the statement of
operations monthly based on the budget distributed to owners
each year. Special assessments are recognized as revenue when
they become payable by the owners to the Corporation. Interest
and other revenue are recognized as revenue of the related fund
when earned. 

Common Elements The common elements of the property are owned proportionately
by the unit owners and consequently are not reflected as assets in
these financial statements. 

8



Ottawa-Carleton Standard Condominium Corporation No. 987
Notes to Financial Statements

January 31, 2018

1.  Accounting Policies (cont'd)

Financial Instruments Initial and subsequent measurement
The Corporation initially measures its financial assets and
liabilities at fair value. The Corporation subsequently measures all
its financial assets and liabilities at amortized cost, except for
investments which it chooses to measure at fair value. Changes in
fair value are recognized in the statement of operations.

Impairment
Financial assets measured at amortized cost are tested for
impairment when there are indicators of impairment.

Transaction costs
Transaction costs related to financial instruments that will be
subsequently measured at fair value are recognized in the
statement of operations of the appropriate fund in the year
incurred. Transaction costs related to financial instruments
subsequently measured at amortized cost are included in the
original cost of the asset or liability and recognized in the
statement of operations of the appropriate fund over the life of
the instrument using the straight-line method.

2. Reserve for Major Repairs and Replacements

The evaluation of the adequacy of the reserve fund is based on numerous assumptions as to
future events. The directors' evaluation is that the reserve should provide sufficient funds to
finance such major repairs and replacements as may be necessary based on a comprehensive
reserve fund study by Keller Engineering Associates Inc. dated January 16, 2017. The
Corporation's plan for contribution to the reserve fund for 2018 was $175,000 and plan for
expenses from the reserve fund for 2018 was $10,000. The study projected a reserve fund
balance on January 31, 2018 of $422,989. The actual reserve fund balance on January 31,
2018 is $433,001.

3. Investments
2018 2017

Royal Bank of Canada GIC, 0.90%, 
matured November 16, 2017 $ - $ 110,000

Royal Bank of Canada GIC, 1.00%, 
maturing November 16, 2018 110,000 -

$ 110,000 $ 110,000
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Ottawa-Carleton Standard Condominium Corporation No. 987
Notes to Financial Statements

January 31, 2018

4. Contractual Obligations

The Corporation has entered into contracts for a number of operational services, as noted.

Service Ending Date
Management January 21, 2019
Superintendent January 21, 2019
HVAC maintenance January 31, 2019
Elevator maintenance March 31, 2021

The following amounts represent the total minimum annual commitments under the above
contracts, including HST.

Total

2019 $ 217,070
2020 10,052
2021 10,052
2022 1,675

$ 238,849

5. Budget Information

The budget figures presented for comparison purposes are unaudited and are those
approved by the Board of Directors.

6. Remuneration of Directors and Officers

No remuneration was paid to Directors or Officers during the year.
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 OTTAWA-CARLETON STANDARD CONDOMINIUM CORPORATION NO. 987 
ANNUAL GENERAL MEETING OF OWNERS 

 Party Room, 224 Lyon Street, Ottawa 
 Monday, June 19, 2017, 7:00 p.m. 
 
 
PRESENT: Brett Lamb   President 
  Dave Macartney  Acting Treasurer 
  Jordan Holman  Director 
   
  Neil Scilley   Auditor, BDO Canada 
  Kayla McKale   Property Manager, CI Property Management 
  Elaine Richard   Recording Secretary 
 
 
1. CALL TO ORDER 
 
Kayla McKale called the meeting to order at 7:08 p.m.   
 
Sylvain Lapointe (1607) and Ashwin Panchapakesan (1401) volunteered to act as Scrutineers. 
 
 
2. PROOF OF NOTICE 
 
Kayla McKale confirmed that the Notice of Meeting was sent out to owners via mail or email, 
according to the requirements of the Condominium Act, 1998. 
 
 
3. QUORUM 
 
Kayla McKale confirmed quorum with a total of 125 units represented in person and by proxy. 
 
 
4. APPROVAL OF THE MINUTES OF TURNOVER MEETING  
 
Motion made by Sylvain Lapointe (1607), and seconded by Richard Rajendra Ramsahoye (101), to 
approve the Minutes of the Turnover Meeting held on April 25, 2016.  Motion carried. 
 
 
5. REVIEW OF THE AUDITED STATEMENTS 
 
Neil Scilley, Auditor, BDO Canada, presented the Audited Financial Statements, which were 
included in the owners’ AGM package.  
 
The Auditor explained that the accounts receivable of $89,283 included approximately $50,000 
which was charged back to the builder for agreed-upon work done by the builder.  The balance 



 
 
 

2  

consists of arrears of condominium fees.  Kayla added that the arrears were due to the timing of the 
audit, and have since been collected. 
 
Sylvain Lapointe (1607) asked what items had to be covered the first year.  Jordan made note of the 
question, and Kayla will provide a list of these items.  Regarding the overbudget amount of 
$20,000, Kayla explained that this included garbage chute blockages, garbage room safety code 
additions, and repairs to the elevator.  Kayla confirmed that there were many issues involving the 
elevator, and advised that security cameras will be installed in the elevators shortly. 
 
Gordon Taudien (1701) referred to the revenues in the operating fund, and asked what it includes.  
Kayla responded that the revenues include condominium fees from the lockers and parking unsold 
units.  She noted that the new budget will be broken down into smaller items. 
 
Sylvain Lapointe (1607) asked what assumptions the Board agreed to, regarding the inflation factor 
and interest.  Kayla replied that whatever percentage the engineers typically add is always more 
than the actual percentage.  Owners have already been provided with the Form 15. There is a 
formula that is used, and she can provide a digital copy of the full reserve fund study to owners, if 
requested.    
 
Brett Lamb confirmed that the reserve fund study is done every three years to make sure that the 
percentages are on track.  The current percentage is 2% for both the inflation rate and interest rate, 
but this will change.  GIC’s are 2.5%, and $100,000 will be moved to GIC’s. 
 
Regarding the initial contributions, all purchasers are asked to pay two months of condominium 
fees.  This is reviewed annually to ensure they are collected.  Kayla confirmed that, as of last week, 
all sold units have made their payments.  She advised she was unsure if the developer has a legal 
obligation to contribute for unsold units, however, they have a vested interest to ensure that the 
building is well run. The Auditor added that the fees on unsold units are not stipulated as 
condominium fees.  A discussion followed regarding the number and status of the unsold units.  
Kayla confirmed that the actual number of filled units will be taken into consideration when doing 
the budget. 
 
Jordan Holman advised that all the units that were purchased to rent out do pay fees.  They do not 
use unsold units, nor can they, for any financial gain, including rent.  If a unit is rented, it is because 
someone, or a company, owns it. 
 
The Board will decide if extra funds in the operating fund can be put into the reserve fund, or used 
to absorb extra costs. 
 
The Auditor confirmed that there were no reservations or qualifications in the financial report. He 
advised that the Corporation does need to register for a CRA business number, as it is required to 
file an annual tax return.  Following Sylvain Lapointe’s (1607) inquiry, the Auditor stated that he 
does not express any opinion on how good a job the Board has done. 



 
 
 

3  

 
 
6. BOARD’S ADDRESS 
 
Jordan Holman reported the following: 
 

- Reserve fund analysis and a technical audit has started 
- Items have been reviewed, and purchase orders issued 
- Repairs such as paint touch ups, scratches, exposed screws, etc. will start next week 
- HVAC and plumbing repairs will be done by Optimum Mechanical 
- Exterior work will begin mid-July, following interior work 
- Cameron Contracting is doing the aesthetic and non-trade specific work 

 
On June 28, 2017, the Board, property management, and engineering company producing the 
technical audit will meet with the regional head of Tarion to review and provide more feedback on 
what is warrantable and what is not. 
 
Amir Mirzaei (1414) inquired if the unit’s water penetration would be fixed.  He was advised by 
Jordan that the water penetration on the east elevation at the top of the window wall well was 
corrected last fall, except on the 17th floor.  Last week, when the window cleaning was set up, they 
allegedly fixed the 17th floor, and also corrected the installation of the patio door.   
 
Sylvain Lapointe (1607) questioned if the noise of people closing their doors has been technically 
assessed.  Jordon responded that there was acoustical testing done.  The Board can provide reports, 
if requested. 
 
Sylvain Lapointe (1607) commented that the plastic interior window trim is either breaking or 
discolouring.  Jordon responded that all units who reported this problem are being taken care of.  
Owners should email him to report this issue. 
 
Ashwin Panchapakesan (1401) asked if the emails he receives regarding closing doors, and closing 
doors to the garbage room is related to the HVAC system.  Kayla responded that this is related to 
the slamming of the garbage chute.  There is a one-year warranty on the door closer, and Tarion 
guidelines state that it is up to owners to maintain it.  Ashwin responded that his floor’s garbage 
chute cannot slam.  He commented that perhaps there is a mechanism on that floor that is not on 
other floors, thus causing slamming.  Dave Mccartney added that if the inner flap is let go, it will 
slam.  The Board will look into this on their rounds. 
 
 
7. APPOINTMENT OF AUDITOR 
 
Motion made by Sylvain Lapointe (1607), and seconded by Gord Taudien (1701), to authorize the 
Board to appoint BDO Canada as Auditors for the next fiscal year.  Motion carried. 
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Regarding Sylvain Lapointe’s (1607) question if a lawyer has been appointed, Kayla replied that the 
Board will decide which firm will be used. 
 
 
8. ELECTION OF DIRECTORS 
 
Kayla explained that three people were voted in at the turnover meeting, and the Board appointed 
Dave Mccartney when one member resigned.  Jordan’s position is up for election. 
 
Nominations received by the Board: 
Jordan Holman (present) 
Dave Macartney (present) 
Ashwin Panchapakesan  (present) 
Michael Marcogliese (not present) 
Pawan Gupta (not present) 
 
There were 9 owners present at the meeting, and 17 proxies.  Kayla advised that there was no 
reason to have a vote as there were 89 proxy votes to re-appoint Dave and Jordan to the Board. 
 
 
9. NEW BUSINESS 
 
Sylvain Lapointe (1607) thanked management and the Board for doing a good job the first year.  He 
also gave kudos for the bike rack installation, and thanked management for controlling AirBnb’s. 
 
Jordan confirmed that all membrane spots noted in the technical audit are warrantable.  All noted 
membrane items and sloping parking spots are being repaired, as well as the leaking garbage drain. 
He advised that the biggest item on the technical audit list is the window well and waterproofing the 
air pressure intakes, to be completed at the end of August. Once this repair is done, the concrete and 
masonry will be repaired.  Jordan stated that the power fan switch, which is located inside 
someone’s locker, will be re-located. 
 
Sylvain Lapointe (1607) reported that he has asked for copies of Board meeting Minutes from 
Kayla, without success. A discussion followed regarding the problems with posting Minutes, due to 
privacy issues.  Kayla objected to emailing the Minutes to owners, due to the large number of 
inquiries that will result.  Owners should email Kayla with their request for Minutes.  Sylvain 
suggested that he speak to the President of Bazinga to see if a restricted group can be created. 
Nancy Kalinda (1601) advised that she had problems on the day of her closing, and she could not 
reach anyone, resulting in not getting her keys for three days.  The delay also affected her ability to 
complete and submit the Tarion form as she had no access to her unit.  Kayla and Jordan will meet 
with this unit owner following the meeting. 
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Kayla advised owners that an electronic version of the AGM package was sent out, or mailed to all 
owners.  However, if someone did not receive it, they should confirm that the property manager has 
their correct email address. 
 
The Board will discuss a suggestion by Gord Taudien (1701) that there should be weekend cleaning 
in the building.  It was noted that the problem with river rock is that garbage sits on it.  However, 
plants will not survive with the salt and pet urine. 
 
Kayla advised Richard Rajendra Ramsahoye (101) that there are no further plans for landscaping.  
She added that they are trying to resolve issues with a corner property so the area can be finished. 
 
Kayla reported that additional cameras are scheduled to be installed after the elevator company 
relocates some wiring.  She advised that footage is kept for 30 days in the camera.  Kayla explained 
that it would be an expensive process for cameras in the stairwells due to drilling through concrete. 
 
Sylvain Lapointe (1607) asked that an entrance fob be installed at the stairwell door by the garage.  
Jordan can get an estimate for this work.   
 
A discussion ensued regarding the use of the door, which is sometimes held open by a pebble.  It 
was suggested that if the door is not an entrance, the handle should be removed and the door 
painted.  Kayla responded that painting the door is on the list. 
 
Brett Lamb asked that residents stop throwing butts on the patio. 
 
Ashwin Panchapakesan (1401) noted that bikes are not allowed in the lobby or elevator. However, 
he cannot get his bike back in to the bike room without using the elevator.  Kayla responded that 
this rule has not yet been enforced.   
 
 
10. ADJOURNMENT 
 
Motion made by Sylvain Lapointe (1607), and seconded by Ashwin Panchapakesan (1401) to 
adjourn the meeting at 8:45 p.m.  Motion carried. 



OCSCC No. 987 Budget 2018-2019 2016 2017 2017 Actual 2017/18 2018
Budget Budget End of November Projected YE BUDGET

Summary - Total
Revenue $957,421 $976,569 $818,872 $981,717 $1,005,477
Expenses $957,421 $988,845 $808,241 $948,467 $1,017,977

Surplus/Deficit $0 -$12,276 $10,631 $33,251 -$12,500

Category
Utilities $342,400 $259,025 $160,207 $201,903 $217,000

Contracts $251,769 $252,820 $209,594 $242,379 $253,633
Maintenance $67,000 $128,500 $139,591 $145,384 $133,000

Admin $164,815 $173,499 $153,019 $183,801 $212,344
Reserve $131,436 $175,000 $145,830 $175,000 $202,000

Revenue

Common Element Fees 890950) $976,569 $786,065 $943,278 $1,005,477
Parking Revenue 50814) $25,401 $30,481
Locker Revenue 15657) $2,761 $3,313
Other Revenues $4,645 $4,645 $0

TOTAL Revenue $957,421 $976,569 $818,872 $981,717 $1,005,477

Expenses

Utilities
Gas 77000 $72,000 $31,057 $47,000 $50,000

Hydro 180000 $126,627 $84,342 $101,210 $115,000
Water $80,000 $53,000 $39,272 $47,126 $50,000

Telecom $4,000 $6,162 $5,149 $6,179 $2,000
Internet $1,400 $1,236 $387 $387 $0

Subtotal Utilities $342,400 $259,025 $160,207 $201,903 $217,000

Contracts Expense
 Fire/Elevator Monitoring $1,077 $1,257 $1,220 $1,220 $1,257

 Private Security $90,000 $88,000 $63,843 $76,415 $80,000
 General Cleaning $53,000 $63,732 $54,217 $64,839 $71,875

Day Superintendent $54,000 $62,763 $57,630 $63,054 $63,000
 Elevator $13,000 $9,796 $10,615 $10,789 $11,113

 Generator $0 $2,000 $4,033 $4,033 $2,100
 Landscaping $0 $1,000 $0 $0 $1,000

HVAC $20,000 $5,038 $4,891 $4,891 $4,891
 Pest Control $3,500 $625 $509 $610 $650

 Waste Management $7,500 $5,500 $3,355 $5,000 $5,500
Garage Door Maintenance $3,231 $2,000 $1,153 $1,764 $2,000
 Water Treatement System $0 $2,110 $2,365 $3,153 $3,248

 Snow Removal $6,461 $2,000 $0 $0 $0
Fire Equipment $0 $7,000 $5,763 $6,611 $7,000

Subtotal Contracts $251,769 $252,820 $209,594 $242,379 $253,633

Maintenance Expense
Snow/Salt $0 $0 $0 $500

HVAC $0 $12,000 $2,737 $3,649 $10,000
Elevator $0 $3,000 $3,071 $3,500 $3,500



OCSCC No. 987 Budget 2018-2019 2016 2017 2017 Actual 2017/18 2018
Budget Budget End of November Projected YE BUDGET

Electrical $0 $2,000 $11,773 $14,000 $3,000
Plumbing $0 $8,000 $14,762 $10,000 $10,000
Generator $0 $500 $1,402 $1,000 $1,000

General R&M $19,000 $40,000 $25,378 $32,000 $40,000
Fire and Safety Systems $15,000 $3,000 $3,093 $3,093 $3,000

Doors and Locks $0 $1,000 $2,000 $2,000 $2,000
Standard Unit Repairs $0 $20,000 $38,875 $38,875 $20,000

Window Cleaning $12,000 $20,000 $27,685 $27,685 $30,000
Garage Cleaning $12,000 $10,000 $1,356 $1,356 $2,000

Garage Door R&M $3,625 $3,625 $3,000
Building Supplies $9,000 $9,000 $3,834 $4,601 $5,000

Subtotal Maintenance Expense $67,000 $128,500 $139,591 $145,384 $133,000

Administrative Expenses
Insurance 40000 $48,592 $40,423 $48,508 $50,933

Legal and Professional $2,500 $1,000 $889 $889 $3,000
Audit $7,500 $5,085 $5,085 $5,085 $5,368

Bank Charges $1,615 $1,600 $966 $1,159 $1,500
Office Expenses $5,800 $6,000 $6,488 $6,488 $6,000
Condo Functions $0 $600 $221 $221 $250

CAO Fees $1,673 $1,891 $3,254
Management 107400 $110,622 $92,185 $110,622 $113,941

Management Fees- Condo Act Changes $1,925 $5,774 $23,098
Misc $3,164 $3,164 $5,000

Subtotal Admin Expenses $164,815 $173,499 $153,019 $183,801 $212,344

Reserve Appropriation $123,898 $175,000 $145,830 $175,000 $202,000
Reserve Fund Study $7,538 $0
Total Reserve Fund $131,436 $175,000 $145,830 $175,000 $202,000

TOTAL EXPENSES $957,420 $988,845 $808,241 $948,467 $1,017,977



 
 

Explanation Note 
Standard Unit By-Law 

 
 
The ​Condominium Act, 1998​, states that all condominium corporations must have a standard unit 
description. 
 
We explain further as follows. 
 
We are sure that all owners are aware that condominium corporations arrange insurance covering the 
common elements. 
 
In Ontario, condominium corporations are also obligated to arrange insurance covering the ​units​.  The 
corporation arranges this ​unit insurance​ on behalf of every owner. 
 
This​ unit insurance​ arranged by the corporation does not provide 100% coverage for the unit.  For 
example, 
 
1. This insurance is normally subject to a relatively high deductible; 
 
2. This insurance may provide coverage for only certain perils (which are listed in the ​Condominium 

Act​); 
 
3. This insurance does not cover betterments or improvements to the unit. 
 
In this note, we deal only with item 3 - betterments and improvements. 
 
Again, the insurance arranged by the corporation does not cover betterments and improvements to the 
unit.  Normally owners obtain their own insurance covering these betterments and improvements. 
 
The question is: ​How does one determine what is a betterment or an improvement? 
 
The ​Condominium Act​ says that this must be determined by reference to a “Standard Unit Description”. 
For corporations declared after May 5, 2001, the declarant must provide a standard unit description, 
otherwise it is everything in the unit as of purchase date.  [The corporation can then pass a by-law to 
improve or replace the description, if desired.]   Here is how it works: 
 
1. The by-law must define the standard units by describing the features of each model which are to 

be considered “standard”.  To achieve this, the by-law will have to contain drawings (or refer to 
drawings registered at the registry office) and specifications which list the features of each type of 
standard unit in the condominium. 

2. Anything that is not part of a “standard unit” would then be an improvement, for which the 
corporation would not be obligated to arrange insurance.  Any insurance covering those features 
would have to be arranged by the owner. This by law will mean your flooring will be considered 
a betterment and needs to be covered under each individual owners insurance.  



3. From a financial perspective, it is more cost efficient for all owners, when a standard unit by-law 
is in place, and floors are excluded from the defined standard unit. Many condo corporations 
leave out countertops, vanities and flooring in order to reduce the “gap in insurance” that exists in 
many insurance claims. For example, if floors are damaged, and the corporation has to claim the 
damage under its policy, the Corporation will likely incur its entire deductible amount, which in 
our case is $25,000. Where a standard unit by-law transfers the flooring damage to a unit owner, 
the unit owner’s policy covers the damage and a unit owner’s policy usually has a deductible of 
$500. Hence, the “insurance gap” is reduced. It is really a win-win scenario. 
 
For the above reasons, your Board of Directors is recommending that you vote in favor of adding 
the “standard unit by-law” that we have created with the assistance of the corporation’s lawyer.  
By-laws changes may be recommended by the Board, however, before becoming effective, 
by-laws must be approved by a majority of the units of the Corporation.  Therefore, 50% +1 of all 
units, or 121 units in our case, must approve a proposed by-law.  Once this happens, it must be 
registered on title. Only then does the by-law become enforceable. 

 











































































 
 

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. 
 












