
OTTAWA-CARLETON STANDARD CONDOMINIUM CORPORATION NO. 994 
ANNUAL GENERAL MEETING 

St-Paul High School 
2675 Draper Avenue 

Ottawa, Ontario 
November 13, 7:00 p.m. 

DRAFT MINUTES 
PRESENT: 
 
Sheila Hedger President 
Carol Armstrong Director 
Erika Janzen Director 
Ahmed Hassan Director 
Rihana Peiman Director 
 
Barbara Ravanelli Property Manager, CI Management 
Roger Ouseley Auditor, Ouseley Hanvey Clipsham Deep 
Carol Slack Recording Secretary 
 

1. CALL TO ORDER 
 

Sheila Hedger (President) called the meeting to order at 7:00 p.m. and advised that the meeting 
would not proceed, as quorum was not met.  The Annual General Meeting would be 
re-scheduled.  Owners were encouraged to provide proxies if they could not attend the next 
meeting. 

 

 

 

 

 

 

_____________________________________________ 

Carol Slack 

Recording Secretary 
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OTTAWA-CARLETON STANDARD CONDOMINIUM CORPORATION NO. 994 
ANNUAL GENERAL MEETING 

St-Paul High School 
2675 Draper Avenue 

Ottawa, Ontario 
December 10, 2019, 7:00 p.m. 

PRESENT: 
 
Sheila Hedger President 
Carol Armstrong Secretary and Treasurer 
Erika Janzen Director 
Ahmed Hassan Director 
Reihaneh Peiman Director 
 
Roger Ouseley Ouseley Hanvey Clipsham Deep 
Barbara Ravanelli Property Manager, CI Management 
Carol Slack Recording Secretary 
 

1. CALL TO ORDER AND OPENING REMARKS; INTRODUCTIONS 
 
Sheila Hedger (President) called the meeting to order at 6:54 p.m. and introduced the head table, 
as set out above.  She thanked Erika Janzen for her long service on the Board, as she was not 
going to run for re-election. 
 

2. CERTIFICATION OF QUORUM AND PROXIES 
 
The President welcomed everyone and was pleased to announce that quorum requirements (20) 
were met with 29 units represented in person and 10 by proxy ((saving the corporation $1,000). 
She noted that at the first attempt (November) only 14 units were represented. 
 
The President explained that Michael Barnett left property management to commit to a full-time 
family business.  They had two managers since, the third being Barbara Ravenelli, who was 
doing a great job. 
 

3. CONFIRMATION OF NOTICE OF MEETING 
 
The President confirmed that the Notices were distributed by email and by hand.  
 

4. REVIEW OF AUDITED FINANCIALS FOR YEAR ENDING 2019 MAY 31 
 
Roger Ouseley, Auditor, presented the Audited Financial Statements which were included in the 
owners’ package.  He reviewed and explained the Auditors’ Report, the Statement of Financial 
Position, Statement of General Fund Operations, Statement of Reserve Fund Operations, 
Statement of Cash Flow and the Notes.  He noted that the statements fairly present the financial 
positions of the corporation.  The year end operating fund balance was a deficit of $62,000, 
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primarily due to a water main breakage, as set out in Note 9.  The year-end reserve fund balance 
was $224,000.  Note 9 explained that the corporation made a claim with respect to the water 
main breakage and an outcome had not yet been determined.  If settled, it would appear in the 
income line in that fiscal year.  
 
[Zachary or Trevor] Alletson (208) asked how the reserve fund were invested.  The President said 
that RBC represents the corporation, as they specialized in condominium investments.  She noted 
that investments had to be insured, which usually limited them to (laddered) GICs.  She added that 
50% of condominium fees were transferred to the reserve fund.  They were in the midst of 
discussions with the insurance company to find out what the extent of coverage, noting that 
landscaping would not be.  She also noted that the engineer explained that it was unusual in that the 
pipe had separated, it didn’t actually break.  The engineer thought it may be a result of freeze/thaw 
cycles.  All of the repairs were carried out, as the funds were available in the reserve fund. 
 
In response to a question about the lighting expenses, the President clarified that Michael Barnett 
had been approached by Luminex to change lighting, with a view to decrease hydro costs.  It was 
expensive to start, but they should be able to save 50% of hydro costs after five years.  
 
Gary Hay (303) moved, seconded by Roland Potter (201) to accept the financial statements as 
presented.  Motion carried. 
 

5. APPOINTMENT OF AUDITOR 
 
The President thought that that the auditor was doing a great job and recommended that the 
corporation re-appoint OHCD, as the corporation’s auditor.  The President asked if the owners 
had any other recommendations or issues with the current Auditor and there were none. 
 
Gary Hay (303) moved, seconded by Paula Ennis (119) to re-appoint Ouseley Hanvey Clipsham 
Deep as the Auditor for the following fiscal year. 
 

6. APPROVAL OF PREVIOUS ANNUAL GENERAL MEETING MINUTES 
 
Ahmed Hassan (Director) noted three changes to be made: 

● In the second line of the second paragraph on page 2, the words “well take care of” 
should be changed to “well taken care of”; 

● In the third line of the third paragraph on page 3, “Michael Barnette” should be changed 
to “Michael Barnett” and 

● In the fourth line of the fourth paragraph on page 3, the words, “and new builds” should 
be changed to “and new buildings”. 

 
Roland Potter (201) moved, seconded by Lisa Bouwhuis (219) [in my notes, this was a 
gentleman, but on the list, there is only a woman’s name] to accept the minutes, as amended 
above.  Motion carried. 
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7. PRESIDENT’S REPORT 

 
The President noted that the Board consisted of five members and thanked them for all their hard 
work this year.  Erika Janzen was onsite and was always involved in what was going on. 
Reihanah, Carol and herself have owned since the beginning.  
 
In the early spring Michael Barnett left and after two others (Linda and Colleen), Barbara was 
working out great. 
 
EXP, our engineer, thoroughly reviewed the issues listed on our Tarion Warranty and everything 
listed was complete except for two issues.   There are two spots in the garage that had some 
water penetration that Greatwise (Developer) had agreed to repair when the membrane was 
replaced (during the neighbouring construction).  Greatwise will also re-do the garage entrance 
way, as they wind up the neighbouring construction.  They had a great working relationship with 
the construction manager of the neighbouring development; when there were issues, he attended 
the property right away, and problems were solved pretty quickly by the construction team.  
 
The Board met with Greatwise, as they wanted to make changes.  To date, OCSCC 994 has not 
agreed to them.  There was a small piece of property that they would like to trade with the 
corporation and the corporation has not agreed to, as they were promised more parking spaces 
and an entertainment area).  The Board was hoping that the developer would re-approach them 
and be a little more forthcoming in exchange for that area.  Greatwise offered ownership of the 
far wall in the parking garage, which would not be a benefit (the neighbouring corporation was 
on the other side of the wall).  
 
This year the irrigation system was expanded so that is controlled by the corporation and now ran 
through all of the garden areas.  
 
The corporation was over budget due to two items; one being the water main break.  The result 
was an increase in their water bill that doubled last year’s entire bill.  It may seem like the 
corporation paid the bill, but owners did pay for it, through their condominium fees.  One of the 
suggestions to conserve water was to turn on the bathroom sink to gage the proper temperature 
before the shower was turned on.  
 
The result was a flood of 50,000 gallons of water.  The contractor suggested that it may have 
happened due to the fluctuations in the weather causing earth underneath the pipes to move away 
from each other.  Again, there were no breaks in the pipes.  About a month later, the pipe that 
travelled from the unit to the building was undermined, as the cement dropped underneath and 
caused another leak.  The first event cost $30,000 and the second cost $18,000.  They were 
currently waiting on the report from the insurer and any settlement funds would be deposited into 
the reserve fund. 
 
When Michael Barnett left, the Board was unaware that the paperwork for the Tarion warranty 
was not submitted on time (they were not sure how it happened).  Legal Counsel advised that it 
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would cost $25,000 - $100,000 to reinstate it.  Even if they paid the funds, there was no 
guarantee that it would be reinstated.  It was confirmed that the only item remaining on the 
deficiency list was the garage membrane repair that Greatwise already agreed to correct.  
 
Two new rules were passed, including no-smoking cannabis; that is, residents could only smoke 
on the balconies and on the ground floor outside.  The second was to allow people to install 
electrical car charging stations at their own parking spots.  The owner is required to submit a 
proposal to the Board and pay for all of the expenses, including ongoing electricity costs.  
 
EXP will attend the property this spring to carry out an interim reserve fund study to ensure there 
are enough funds for long-term expenses.  
 
The President noted that they received complaints about residents not picking up after their dogs. 
The choice is to pick up after your own pet or all owners will have to cover the costs to engage a 
company to do so, e.g. the “Poop Squad”.  A unit owner said that non-compliant owners would 
rely on that service and that other owners should not have to pay for this.  The President said that 
they would post further notices to remind people. 
 
The President asked owners if they were not on the email list (and not receiving notices by 
email) to provide their email address to Barbara Ravaneli.  Barbara will also assist with enter 
phone issues.  Barbara noted that there was one list for all residents and one for owners.  
 
In response to a request for clarification, the President noted that the reserve fund was primarily 
for major repairs.  When used for an emergency, the reserve fund study was re-calibrated, as 
required by law, every three years.  She also emphasized the importance of preventative 
maintenance, to curtail or lessen the costs for major repairs and replacements.  
 
The President noted that residents are still throwing cigarette butts off of the balconies, as 
sometimes, there were 20-30 butts on the front of the property.  Barbara will send a paper notice to 
owners reminding them that this is not permitted, nor was throwing anything off of the balconies, 
including water (from plants) and snow.  Another unit owner said that people throw other things 
off the balconies as well, as she has had to remove various things from her dog’s mouth.  
 
In response to a question about the no-smoking rule, the President clarified that smoking was not 
permitted inside from the outset of the condominium; that is, it was only permitted outside 
(balconies, terraces).  John Laframboise (412) wrote a letter to the CI office about the process of 
establishing the rule and did not receive a response.  Barbara Ravanelli set out the rule process 
(Section 46 of the Condominium Act): 

● The Board creates the rule; 
● It is sent to all owners; 
● Owners have 30 days to gather signatures of 15% of owners in order to hold a meeting to 

object to or modify the rule; and 
● If no objections were received, the rule was effective 30 days after distribution. 
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In the case of the no-smoking rule, the Board did not receive 15% of owners requesting a 
meeting of owners. 
 
John Laframboise (412) said that the timing to pass the rule was not great, as it was in the middle 
of the summer.  He suggested that new rules be distributed at a better time of the year and 
perhaps owners’ availability be considered when calling a meeting (to achieve quorum).  Barbara 
added that the Board was now making a concerted effort to collect proxies to assure they don’t 
have to re-convene (and incur further costs). 
 
Mr. Laframboise asked how CI Management would compensate the corporation for the oversight 
of not submitting their Tarion warranty information on time.  He also asked if they were aware of 
other oversights or dissatisfactions.  The President would have to look into this and get back to 
him.  She added that there were no deficiencies left on their list and that they were still on the 
extended Tarion warranty list.  
 
Mr. Laframboise (412) explained that he was an original purchaser and his tenant in 412 was 
assigned a specific locker.  One day, his tenant came home to find that the lock had been taken off 
of his storage unit and his belongings relocated.  At the time, he asked Linda to verify the accuracy 
of the locker assignments and did not receive a response.  He recently sold 411 and was now 
concerned about 412.  The President confirmed that several owners had run into the misassignment 
of lockers and parking spaces.  So far, Greatwise had not confirmed any of the assignments. 
Fortunately, Greatwise had recently sold their last unit.  Another unit owner had the same issue 
that was resolved by pulling the plans from the City of Ottawa.  After further discussion, it was 
agreed that the Board would carry out an audit of parking spaces and locker assignments.  Barbara 
would send out the form setting out the required information (in the new year).  It was noted that 
Greatwise still owned a few spots and that the numbers painted on the pavement were also 
incorrect.  Lynda Macri (102) would provide a copy of City drawing to the President.  
 

8. APPOINTMENT OF SCRUTINEERS 
 
As it was a small group, it was decided that the vote would be carried out by a show of hands. 
 

9. ELECTIONS OF BOARD OF DIRECTORS 
 
The President noted that there were two positions available on the Board and that Erika Janzen 
(403) was not seeking re-election; however, Reihaneh Peiman (221) put her name forward for 
re-election.  The President asked if there were further nominations from the floor and there were 
none.  She added that the Board would seek to appoint another Director. 
 
By a show of hands, the majority of owners present, voted in favour of re-electing Reihaneh 
Peiman (221) to the Board.  
 

10. CORORATION BUSINESS DISCUSSION 
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A unit owner noted that the snow in the entry (vehicle) breached the Fire Code (as reviewed by a 
friend who was a Fire Chief), as it became too narrow (under 10 feet).  He knew that the City 
would not take action so he sent an email (and photos) to Colleen, but did not receive a response. 
The President noted that OCSCC 994 was not responsible fo the snow removal in that area. 
They had a new contractor (McCoys) this year, who applied salt and grit.  He was only 
responsible for the main ramp.  Should the neighbouring condominium use the same contractor 
(and word was that they may), he would do an excellent job.  All agreed that the parking was 
terrible up from Draper.  Owners were asked to send photos or requests to Barbara, as she 
recently sent pictures to Greatwise and the cars were moved within an hour.  The President 
clarified that they are supposed to be able to go up the ramp and turn left straight out to Morrison 
(or turn down to Davey St.).  She also added that the Board refused to engage the contractor from 
last year, as they were terrible.  Going forward the maintenance of the mutual roadways will be 
shared with the townhouse owners (separate corporation).  
 
Lynda Macri (102) had no eaves troughs and, at times, the ground underneath was solid ice and 
icicles formed.  The President said that the Board would look into this matter.  
 
After some discussion, it was agreed that the Board would create an email address for owners 
who wished to contact the Board directly. 
 
A unit owner thanked the Board for their volunteer work.  
 

11. CONCLUSION OF MEETING 
 
The meeting ended at 8:02. 
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