
 

 
Board of Directors Meeting & Owners Forum 

August 18, 2020 
 
 
In attendance: President: Bruce Miller (PH6) 

Vice President: Kathy Stiles (406) 
Vice President: Rudy Vandenbelt (PH4)     
Treasurer: Philip Stone (210) 
Secretary: Patricia Skinner (409) 
Property Manager: Anne Makuch (via telephone) 
 
  

1. Call to order:  6:10 pm 
 
 
2. Approval/additions to the Agenda: 
 

The agenda as provided was approved.  
 
 

3. Approval of minutes: 
 

The minutes for the Board of Directors meeting on July 14, 2020 were approved. 
Moved: Philip Stone 
Second: Rudy Vandenbelt 
Carried 

 
 

4. Financial Report (provided by the Treasurer, Philip Stone) 
 

The first quarter of this FY has corresponded to the onset in Canada of the 
pandemic spurred by COVID-19.  I have provided context in recent monthly BOD 
Reports to underscore the fundamental economic and investment issues facing Canada 
and by extension through to the CCC423.  The reports have not always provided 
stimulating reading given the dramatic economic changes that have happened.  
 

Prospects for a turnaround are gloomy at best. The FED in Washington on July 
29 stated ‘“We have seen some signs in recent weeks that the increase in virus cases 
and the renewed measures to control it are starting to weigh on economic activity,” the 
Fed Chair warned, highlighting declining consumer spending and slowing jobs 
growth.  Mr. Powell added that a full economic recovery was unlikely until people were 
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“confident that it is safe to re-engage in a broad range of activities”. US GDP reportedly 
has declined some 32% in the first quarter of 2020 FY.  

As we enter the second quarter for CCC423 FY, sadly, the COVID-19 pandemic 
persists and the Canadian economy struggles to recover. Again, reports note that GDP 
was down some 11% in the last quarter (April-July). There are nevertheless some 
promising signs of recovery (Canadian GDP reportedly up 4.5% year over year; 
employment growth for July) but it could be an extended slow recovery in Canada as 
confidence of both business and consumers is low and we depend significantly upon 
the US market for exports where growth is low.  
 
Summary of 20-21 Operations:   

Contracted services are being conducted as expected. However, there have 
been some glitches such as happened with one area of the garden irrigation system. 
Unfortunately getting the rupture serviced by contractors was delayed, but has since 
been repaired. Such delays during this pandemic are an ongoing experience that 
CCC423 face across the board.  In light of the COVID-19 we increased the internal 
sanitary requirements with Orleans Janitorial for the entrances and hallways, as well as 
implemented Ottawa Health recommendations for best practices for the building during 
this pandemic. Some difficulties have been experienced securing the services needed 
to correct bird nesting and repairing vents for units but we are confident these matters 
will be resolved soonest. Proposals for duct cleaning have been received and are under 
review. Pigeons were a problem but a solution was recommended and implemented to 
discourage pigeons accessing balconies. Working with our PM Anne Makuch we have 
reviewed the garbage service and secured new disposal bins and cleaning of blue 
bins.   

Utilities are within expectations at this stage of the FY. The financial accounts 
have been sent to the Auditor and we anticipate a report available for the AGM. CIPM 
monthly report complements this review.  
 
Reserve Fund:   

The rupture of the water main pipes and valves in the spring was covered under 
the RF and the corrective action taken without undue delay. The BOD has engaged a 
professional engineering firm to coordinate contracts for several building issues: 
balconies, repair for brickwork, garage pillars, garage ramp and persistent water 
seepage.  An RFP has been issued and a report and financial assessment is awaited. 
Action to conduct some of the repairs could extend into the winter months.  Given the 
issues we faced with the aging garage door, a decision has been taken to replace the 
door in the coming days and this will be a RF charge. The RF is being replenished and 
sufficient reserves will be available to handle the work anticipated in this FY; as of July 
31, 2020, there was approximately $270,000 in the reserve fund.  It was agreed to 
invest $100K from the RF in a one-year GIC and this was undertaken effective August 
19, 2020.  
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Looking at CCC423 finances in more depth, where do we stand? I will provide a 

first quarter fiscal assessment at the September meeting, as the financial data to July 
31 are unavailable before August 20.  
5. Confirmation of e-votes / decisions: 
 

A proposal by the Treasurer to purchase a GIC with some of the Reserve Funds 
being held in cash was approved. 

Moved: Rudy Vandenbelt 
Second: Patricia Skinner 
Carried 
 
A decision was taken via email on the colour of the new garage door. 
 

 
6. Brick and Concrete Project Status:  
 

Rudy Vandenbelt updated the BOD on the project status, reporting that the goal 
is to send the statement of work out for tender within three weeks.  Capacity 
Engineering will be showing prospective contractors around the site in the next week. 
One of the priorities is the repair needed to unit 102 to prevent further flooding and 
damage.  The target date for completion is the end of November.  

 
 
7. Annual General Meeting: 
 

The BOD discussed possible locations for an in-person AGM and decided to look 
into booking the outdoor deck at the Rideau Sports Club.  The venue is large enough to 
allow physical distancing, and can provide a PA system so that all may hear.  The date 
is dependent on the completion of the audit, and the provision to owners of the required 
notice.  The earliest an AGM could be held is September 23.  
 
 
8. Management Report: 
 

 CI reported that they have contacted the company that installed the entry phone 
systems to request a copy of the instruction manual.  The previous PM will be contacted 
as well to see if she has any documentation.  A notice will be sent to all owners & 
residents to verify which entries need to be updated.  
 
 
9. Review of Issues Document / Action List: 
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Bird nuisance on balconies:  
While the issues of pigeons on some balconies seems to have subsided, the 

BOD discussed longer-term solutions, including allowing owners to install netting.  As 
the balconies are a common element, the BOD has a responsibility to ensure that 
details on what might be allowed are clear, and that owners understand their 
responsibilities, should netting be permitted.  Philip Stone offered to prepare a briefing 
note for the BOD on the options.  The issue will be discussed at the AGM.  
 

Quotes for vent cleaning:  
Only one company has quoted on the full scope of work requested.  A decision 

will be made via email in the next day or two, as the quotes were received too late for all 
to study before the BOD meeting.  In addition, CI will find out if the cost to replace the 
vent covers may be considered a capital cost, charged against the Reserve Fund, 
rather than Operating. 
 

Leaking Skylights (PH1, 2 & 6): 
The PM will contact CanDo once more to schedule a date for them to check the 

skylights and propose solutions. 
 

Window and man-door repairs: 
CI will keep trying to contact Verdun to request their report of the work completed 

to date, and outstanding.  Although some of the work is under warranty, we may need to 
find another company to undertake the repairs required, as Verdun has been 
unresponsive.  
 

Smell of smoke in units: 
Some residents continue to smell tobacco smoke in their units, despite the 

no-smoking rule for our condominium.  An additional notice was sent to all units, and the 
BOD will continue to monitor the situation to determine the source of the smoke smell. 
 

Garage Door: 
The door will be replaced next week, and a notice sent to all residents that 

access to the garage will be restricted while the work is being done. 
 
 
11. New Business: 

 
Mice: 
A few owners have noticed mice climbing the exterior walls.  The PM was asked 

to bring in an exterminator to check the exterior and propose a solution. 
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12. Date of next meeting:  
 

The next Board of Directors meeting was tentatively scheduled for September 
23, to include the AGM.  The date will be confirmed in the coming days. 

 
 
13. Adjournment:  

 
The meeting was adjourned at 8:30 pm. 

 
 

Patricia Skinner, Secretary Bruce Miller, President 
 

 
OWNERS FORUM 

 
Bruce thanked all those present for attending and respecting physical distancing.  
 
Bruce updated those present on a number of issues before opening the floor to 
questions. 
 
Vent cleaning – The BOD intends to choose a company to clean the vents in the next 
day or two.  A notice will be sent to let owners know when work will be done. 
 
Brickwork and concrete repairs – Rudy informed those present that an engineering firm 
was hired to provide a scope of work for the technical aspects of what needs to be 
done.  The work will include repairs to brickwork, balconies, the garage ramp, some 
pillars in garage, and the patio area of unit 102.  The repair at unit 102 will allow a good 
indication of the work that needed for the podium deck repairs in the coming years, and 
give us a better understanding of that project.  Rudy reported that tenders are going out, 
and contractor site visits will happen over the next three weeks.  It’s hoped the work will 
be completed before the end of the fall, though the interior work on the garage pillars 
may be done later. 

Questions raised included: 
● Efflorescence:  The salt residue on the brickwork will be cleaned as much as is 

possible, however it may continue to appear.  
● Podium deck:  Rudy explained that the upcoming work at Unit 102 will give us a 

sense of what will be necessary for wider repairs to the podium deck.  No special 
assessment is expected for this work as it’s been planned for in the Reserve 
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Fund.  However, costs are rising so we won’t really know total cost of the 
planned work until bids are received. 

● Balcony repairs:  Balcony ceilings will be repaired as well as other work required. 
 
Bin removals – Often the garbage or recycling bins are left out on the street long after 
they have been emptied.  There are two companies involved – one manages the 
garbage bins and the other the recycling bins.  We have a contract with the company 
that removes and replaces the garbage bins, and the City of Ottawa is supposed to 
handle the recycling bins.  CI is trying to arrange that one company will oversee all bins 
so that they are returned quickly once emptied. 
 
LED lights – The BOD is still looking for a cost effective solution to replace all building 
lighting with LED fixtures and bulbs.  For now, as fixtures and /or bulbs fail, they will be 
replaced with LED. 
 
Balcony ‘man’ doors – The BOD had intended that the repairs to the man doors of some 
of the balconies would be completed this summer, however CI has not been able to get 
Verdun to commit to a date.  CI will look for another company to complete the work.  
 
Soffit repair – An owner reported that they have been waiting for more than 3 years to 
have repairs done.  The issue will be looked into by CI.  
 
Water in the garage – Rusty coloured water noted in some areas of the garage on 
August 18 was due to the flushing of the fire control system during the inspection earlier 
that day.  
 
Entry system – Owners noted the entry system is seriously out of date.  CI has 
committed to obtaining the manuals and updating the panels.  
 
Entryway carpets – An owner noted that that the carpets need to be replaced or at least 
cleaned.  CI will arrange to have the carpets cleaned in the main level and garage level 
elevator lobbies.  
  
Gardening – The Gardening Committee is looking for a new volunteer, preferably from 
the 959 side, as Katie Oppen will be leaving this fall.  Thanks were extended to the 
Gardening Committee for all their work in beautifying the property.  
 
Paint touch ups – An owner asked when unit doors might be repainted.  There was a 
plan to touch up the paint on unit doors and in the hallways last winder, but due to the 
COVID restrictions, the work was delayed.  The work is on the list of projects to be 
taken up, hopefully this fall. 
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Annual General Meeting – The BOD intends to hold the AGM this fall.  The date will be 
set as soon as the audit is done, allowing for enough time to send the audited financial 
statements to owners in advance of the meeting.  The venue has not been determined – 
it may be possible to hold it in the Courtyard, however other locations are being looked 
at as well.  
If an outdoor meting is organised a sound system will be needed to ensure that the 
proceedings can be heard by all attending. 
Another possibility is to hold a virtual meeting.  However, this would not be as simple as 
holding a Zoom meeting, since an administrator would be needed to manage the 
meeting, participants would have to be able to vote during the meeting, and votes would 
have to be tallied.  Going to an outside firm to provide this service is quite expensive. 
 
Owners meetings — Owners expressed the wish to return to the practice of holding 
regular Owners Forum meetings, virtually if necessary.  It was noted that attendance at 
these meetings is usually quite low, making a virtual meting more feasible.  However, 
members of the BOD remarked that whether or not few have shown up in the past the 
meetings have to be available to all, and some owners may not be comfortable with the 
technology.  The BOD is wary of holding a virtual meeting if it would exclude some 
owners. 
 
Mailboxes – It was asked if there are any plans to replace the mailboxes, as some have 
missing number plates or will not locks.  We might also look at adding a package drop 
box.  Recently, in another neighbourhood, there was a series of thefts from 
apartment/condo building mailboxes.  CI has confirmed however, that the master keys 
used for those thefts is different from the Canada Post key for our buildings.  The BOD 
will review the Reserve Fund to see if a replacement to the mailbox system is planned. 
Bruce informed the group that Canada Post is looking at installing parcel drop off boxes 
in some locations, though courier companies would have to pay a fee to use it. 
 
Bottle collection – Bruce reminded all present that the collection of wine bottles and 
beer cans has resumed.  Owners and tenants are asked to rinse out the bottles and 
cans before placing them in the containers. 
 
Environmental Committee – The members of the new Environmental Committee are 
Ray Andrews, Suzanne Drouin, and Geoff Stiles.  Suzanne reported that they have met 
and developed a list of projects.  Their priorities will be sent to the BOD soon. 
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