
 

 

OTTAWA-CARLETON STANDARD CONDOMINIUM CORPORATION NO. 947 

ANNUAL GENERAL MEETING OF OWNERS 

  Embassy Hotel & Suites, Ottawa Room 101, 25 Cartier St, Ottawa 

 Thursday, December 3, 2018, 7:00 p.m. 

  
 

PRESENT: Bruce Bailey   President 

  Richard Hill   Treasurer 

  June Jones   Secretary   

  Tom Donnelly   Director 

   

  Neil Scilley   Auditor, BDO Canada 

  Barb Ravanelli   Property Manager 

  Nancy Houle   Legal Counsel, Davidson Houle Allen 

  Elaine Richard   Recording Secretary 

 

ABSENT: Stan Ages   Director 

 

 

1. CALL TO ORDER/OPENING REMARKS/INTRODUCTIONS 

 

Bruce Bailey, President, called the meeting to order at 7:02 p.m.  The Board members, Property 

Manager, Legal Counsel and Recording Secretary were introduced. 

 

Motion made by George Parry (903), and seconded by Doris Jalbert (302) to approve Nancy Houle 

chairing the meeting.  Motion carried. 

 

2. QUORUM  

 

The President confirmed that quorum was met with a total of 34 units represented in person and by 

proxy. 

 

3. NOTICE OF MEETING 

 

Barb Ravanelli confirmed that the Notice of Meeting was sent to owners in accordance with the 

requirements of the Condominium Act, 1998. 

 

4. APPROVAL OF THE AUDITED STATEMENTS 

 

Neil Scilley of BDO Canada, presented the Audited Financial Statements, which were included in 

the owners’ AGM package.   

 

Doris Jalbert (302) raised a concern about the repairs and maintenance costs difference between 
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this year and last year.  Richard Hill explained that the extra costs included one-time costs to 

install security locks on the eight garage doors in the neighbourhood of $35,000, and $17,000 

spent on lighting deficiencies.   

 

Doris Jalbert (302) questioned this year’s $87,134 deficiency in the cash flow.  The Auditor 

responded that this is the same number as reflected in the Operating Fund Operations which 

showed the loss.  The Auditor added that the loss was less than the forecasted amount of 

$101,962. 

 

5. APPOINTMENT OF AUDITOR 

 

Richard Hill advised that the Board is very happy with services they received from BDO.  He also 

brought to the owners’ attention the fact that Capital Integral is going to outsource their accounting 

functions, and will be working with another part of BDO to do this.  A letter from Dan Fried, 

President of Capital Integral, included in the AGM package, explained this change. Richard 

confirmed that BDO takes this very seriously, and considers themselves to be independent. 

 

When asked if, legally, there is a conflict, Nancy Houle responded that she relies on the ethics of the 

accounting firm, and is comfortable with the process.  The Board would also follow the provisions 

of Sections 40 and 41 of the Condominium Act regarding any possible disclosed conflict. 

 

Richard Hill reported that the audit quote was $3,250 plus HST, which is in line with what the 

Corporation has paid in the past.  BDO had the lowest quote from other firms. 

 

Motion made by Girts Sipolins (2102), and seconded by Karen Leblanc (1502) to re-appoint BDO 

Canada LLP as Auditor for the fiscal year ending June 30, 2018.  Motion carried. 

 

6. APPROVAL OF MINUTES OF THE 2017 ANNUAL GENERAL MEETING  

 

Motion made by Joaquin Navarro (1603), and seconded by Jutta Hof (603) to approve the Minutes 

of the 2017 Annual General Meeting as presented.  Motion carried. 

 

7. TREASURERS REPORT 

 

Richard Hill presented a slide show, explaining the following: 

 

- 2018 Budget compared to 2018 Actual; The Operating Deficit for the year of $87,134 

resulted from revenues of $646,044; Expenses of $523,178, and Reserve Fund contribution 

of $210,000; 

- 2019 Budget compared with the 2018 Actual; The 2018 Operating Deficit is projected to be 

$18,479; this will reduce the cumulative operating surplus from $176,926 to $158,447; 

- 2020 to 2022 Forecasts; An operating deficit will continue for 2019 and 2020, and should 
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return to an operating surplus by 2021.  The Board was also projecting a condo fee increase 

for next year in the range of 5%.  This is to ensure that the Merit Corporation can cover the 

costs for future operating expenses as well as meet the required contributions to the Reserve 

Fund; 

- Forecasted Cumulative Operating Surplus; The Corporation will return to a small operating 

surplus in 2021, and the cumulative operating surplus will be about $150,000. This is well 

within the Board policy of having a cumulative operating surplus for emergencies and 

unplanned expenses in the range of 1 to 3 months condo fees. The Board wants this surplus 

to avoid the need to have special assessments to cover emergencies and other unplanned 

expenses; 

- Reserve Fund Balance as of October 31, 2018 is about $828,800; Funds are invested with  

Scotia Wealth Management, CIBC Wood Gundy, and an RBC Bank account. Estimated 

expenses for 2018-19 total $17,000 which includes $6,000 for rooftop furniture 

replacement, $6,000 to meet TSSA Standards for elevators, and $5,000 for contingency. 

 

Lorraine Turcotte (1103) questioned “Unit P100”, which did not exist in the past in the Schedule of 

Unit Condominium Fees.  Barb Ravanelli explained that this refers to the unsold parking spots.  

Nancy Houle added that this will be confirmed.  If they are unsold, they should be paying 

condominium fees.  The Board will also check on why condominium percentages for eight units 

differ from what is show in the Declaration. 

 

Richard Hill confirmed to Helene Corneau (202) that Charlesford is no longer responsible for 

certain elements under a warranty.  Bruce Bailey added that the Tarion Warranty will still cover 

areas associated with structure for seven years.  Nancy Houle confirmed that, should defects be 

discovered that were outside the warranty period, the Corporation would still have rights to go after 

the builder for negligent construction, or any other findings, up to a certain period of time. 

 

8. PRESIDENT’S REPORT 

 

President, Bruce Bailey, presented a slideshow, copy attached.  Additional comments included: 

 

The President confirmed that Matt Darowski is gone.  Owners are notified of any changes by 

notices posted on noticeboards, and email.  Barb Ravanielli also advised that Alexie Papineau is her 

new assistant. 

 

The Smoking Rule was effective as of June 11, 2018.  It includes all forms of tobacco and cannabis. 

Grandfathered units can only smoke in their units. Barb Ravanelli confirmed that there were under 

10 units grandfathered.  Nancy Houle added that a unit may be grandfathered, however, if there is a 

continuing nuisance, the occupants of the grandfathered units may have to stop smoking. 

 

Regarding growing of cannabis, the rule also prohibits this. However, if cannabis is required for 

medical purposes, this must be allowed. 
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George Parry (903) questioned the need for medical information if medical cannabis is needed.  

Nancy Houle explained that the Board must get sufficient information to confirm the disability, 

however, there are specific guidelines for Board to assist them in what information is required.  

There are provisions in place to ensure that personal information is kept private. The Board must 

also accommodate new residents, however this does not have to be disclosed upon purchasing the 

unit, as the Smoking Rule is attached to any Status Certificate. This duty to accommodate does not 

extend to guests.  It was confirmed that the Condominium Declaration and Rules supersede the 

Landlord and Tenancy Act. 

 

Owners were advised that any breach of rules on the common elements, including rooftop activity, 

should be reported to CI Management.  Owners should not be confronting neighbours. 

 

A Reserve Fund Study has been completed, and the next comprehensive Reserve Fund Study will 

be required to be done by 2021.  The President advised that over the next three years, the reserve 

fund contributions include increases of 3.2 each year, then back to 3.0.   

 

Russell Grass (802) reported that his HVAC system has never been flushed. Nancy Houle asked this 

owner to email the property manager regarding this issue, to see if this is something the engineers 

should be investigating. Owners should also contact the property manager regarding replacement of 

unit heat pumps. 

 

Lorraine Turcotte (1103) asked that owners be told each year when switching from cooling to 

heating, and vice versa. 

 

The President advised that elevator entrapments and failures have significantly improved.  If parts 

fail, routine maintenance items are covered by a contract, and the Corporation pays for major items. 

Car 2’s door was replaced as it was scratched.  The skin that was brought in was defective, and the 

contractor is replacing it. 

 

Russell Grass (802) questioned the builder’s requirement to provide two years of a waterproof 

envelope.  He stated that within the first year, there were water leaks. The President responded that 

during the first two years, the costs were covered by the builder. The Corporation has allocated 

$5,000 each year to address the slurry wall maintenance. 

 

Regarding Jean-Louis Bouchard’s (903) comment that a huge truck takes up half of the visitor 

parking, Nancy Houle asked owners to report any breaches to the property manager right away. 

 

9. APPOINTMENT OF SCRUTINEERS 

 

George  Parry (903) and Joaquin Navarro (1603) volunteered to act as Scrutineers. 
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10. ELECTION OF (3) THREE PERSONS TO THE BOARD OF DIRECTORS 

 

Nancy Houle advised that there were three Director positions open.  Elections would be for 

one position (two-year term) voted by owners of owner-occupied units, and two positions (each 

two-year term) for which all owners may vote. 

  

Candidates: 

Krzysztopf Bajkowski, Tom Donnelly, and Matt Eason gave their consent to their nominations. 

Daniel Kimmel was not present, however, he could be elected and provide his written consent 

within ten days of the election. 

 

Motion made by Jean-Louis Bouchard (903), and seconded by Vicki Robinson (1003), to close the 

nominations.  Motion carried. 

 

Outgoing Board members were thanked by Tom Donnelly for their dedication and hard work.  New 

Board members were invited to consult with past experienced Board members.  Present candidates 

each briefly addressed the meeting. 

 

Jane Beaumont (1802) asked if there was an accountant who could volunteer to bring their skills to 

the Board.  Nancy explained that at the first meeting, the Board would decide who best fills which 

role.  June Jones (1001) encouraged other owners to volunteer, as it is usually the same people every 

year.  Nancy added that anyone can volunteer to help the Board as an Officer of the Corporation.  

Officers can assist with duties, but cannot vote. 

 

Following the first election, Nancy Houle announced that Matt Eason was elected to the resident-

owner position. 

 

Following a second election, Nancy Houle announced that Daniel Kimmel and Tom Donnelly were 

elected to the Board. 

 

Barb Ravanelli will follow-up with Daniel Kimmel to obtain his written consent to his election. 

Ballots would be kept for 90 days, and then destroyed. 

 

11. CORPORATION BUSINESS DISCUSSION 

 

Jaye Shuttleworth (1501) thanked the outgoing Board members, saying how lucky the Corporation 

was to have them.  She suggested that they consider staggering Director’s terms so they don’t finish 

at the same time, and also to add a Vice-President position.  Nancy Houle answered that the 

challenge is that the Director’s terms are staggered, but the Officer positions are at the discretion of 

the Board.  Owners are voting for people, not positions.   

 

The Board took note of Mark Whitton’s (206) suggestion to have the garbage room doors set up to 
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open electronically, allowing owners to carry in items.  Mark was thanked for his IT work. 

 

Glen Robinson (1003) advised that he was very pleased with the handicapped access to the garage, 

and security control.  He also agreed with the suggestion made by Mark Whitton. 

 

Scott Waller (602) questioned the pending legal case.  Nancy Houle replied that there is a new law 

suit regarding a claim for negligence in connection with water penetration, and it has not yet been 

determined as to how it will proceed.  They have gone back to the Plaintiff’s counsel to inquire as to 

the details of the nature of the claim against the Corporation, so they can decide if it makes sense to 

involve the insurer.  The builder and others are also being sued. 

 

Helene Corneau (202) stated that she had made the suggestion last year to install automatic doors on 

the terrace. The President responded that the difficulty with the rooftop door is that the threshold is 

very low, and it is difficult to get a mechanism.  The price would be very high. 

 

Barbara Ravanelli explained to Karen Leblanc (1502) that the garbage room requires a lock to 

control items that are brought into the room.   

 

Lorraine Turcotte (1103) asked if landlord owners are supposed to provide management with their 

leases.  Nancy Houle responded that owners are required to provide a copy of their lease or a 

summary of the lease under Section 83 of the Act.  However, this does not always happen, and 

management has to chase the owner.  They do everything possible to avoid incurring legal fees to 

obtain this information. 

 

Barb Ravanelli confirmed that she has details as to which unit has which fob. 

 

Mehdi Shabnam (507) referred to the 13 visitor parking spots that the Corporation owns.  He stated 

that some units do not have a parking spot, and asked if some of the Corporation’s parking spots can 

be sold to those units. He added that tenants often ask for parking spots.  The President responded 

that to do this, they would have to change the common elements, and the Board cannot make that 

call.  Nancy Houle advised that the City has regulations as to how many spots are required for each 

building, and would not likely allow a sale.  Nancy confirmed that all owners must contribute to 

visitors parking, even if they do not have a parking spot.  She added that if owners wanted to change 

the common elements, they would need 90% of all owners to proceed. 

 

June Jones (1001) suggested that owners looking for parking spots check the bulletin board, as some 

owners are renting out their spots. 

 

Barb Ravanelli took note of a suggestion to change the type of key for the front door, as it is a 

regular key that can be copied, causing a security risk. 

 

Mehdi Shabnam (507) stated that the cost to book the elevators on a weekend for moving is too 
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high, and is often more than the cost to rent a truck and the movers.  The Board will take this 

comment under advisement. 

 

The President explained that the AGM this year was later than planned due to the transitioning of 

the new property manager, and two audits to complete.  The objective is to have the AGM’s in 

October.  He apologized as this year’s meeting was later than the Board wanted. 

 

Brian Chilvers (606) inquired if owners can tile over the concrete on their balconies.  The Board 

made note to speak to the engineers regarding structural issues. 

 

12. ADJOURNMENT 

 

Motion made by Glen Robinson (1003), and seconded by Jutta Hof (603), to adjourn the meeting at 

9:24 p.m.  Motion carried. 


