
OTTAWA-CARLETON STANDARD CONDOMINIUM CORPORATION NO. 735
ANNUAL GENERAL MEETING

Party Room 2nd Level, 179 George Street
Ottawa, Ontario

December 3, 2019, 7:00 p.m.
DRAFT MINUTES

PRESENT:

Mario Gasperetti President
Rob Potter Treasurer/Secretary
Brian McCauley Director

Jeremy Ouseley Auditor, Ouseley Hanvey Clipsham Deep LLP
Kayla McKale Property Manager, CI Management
Carol Slack Recording Secretary

1. CALL TO ORDER AND OPENING REMARKS; INTRODUCTIONS

Mario Gasperetti (President) called the meeting to order at 7:00 p.m. and introduced the head
table, as set out above.

2. CERTIFICATION OF QUORUM AND PROXIES

The President confirmed that quorum requirements (51) were met using the “Get Quorum” system
for the first time, as 36 owners were represented in person and 80 by proxy.

3. CONFIRMATION OF NOTICE OF MEETING

The President confirmed that the Notice of meeting was properly mailed to all owners of record in
accordance with the Condominium Act.

4. REVIEW OF AUDITED FINANCIALS FOR YEAR ENDING 2019 AUGUST 31

Jeremy Ouseley, Auditor, presented the Audited Financial Statements that were included in the
AGM package.  He reviewed and explained the Auditor’s Report, Statement of Financial Position,
Statement of General Fund, Statement of Reserve Fund, Statement of Cash Flows and the Notes.
He confirmed that the financial statements presented fairly, in all material respects the financial
position of the corporation.  The year-end general fund balance was a surplus of $166,883; the
year-end reserve fund balance was $3,004,017 and the 2017 Reserve Fund Study projected a
year-end reserve fund balance of $2,775,771.

Jean-Rene Ello (410) moved, seconded by Sandra Diaz (1102) to adopt the Financial Statements
as presented.  Motion carried.
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5. APPOINTMENT OF AUDITOR

The President said that the Board recommended that Ouseley Hanvey Clipsham Deep be
re-appointed as auditor, as they were competitively priced and were the Auditors for Phase 1 and 2
and the Shared Facilities.  He clarified that they had changed firms about four years ago and didn’t
recommend changing them every year.

Zameer Masjedee (2105) moved, seconded by David Waugh (401) to re-appoint Ouseley Hanvey
Clipsham Deep as the corporation’s auditor for the following fiscal year.  Motion carried.

6. APPROVAL OF PREVIOUS ANNUAL GENERAL MEETING MINUTES

Leah Fleetwood (1710) moved, seconded by Christiane Babin (1305) to approve the minutes of
the AGM that was held on December 4, 2018, as presented.  Motion carried.

7. PRESIDENT’S REPORT

The President welcomed the new owners to the meeting and to the community.

The President set out the following guiding principles of the Board:
● Advance long-term value of the facility and preserve its residential nature;
● Create a safe and secure environment for residents;
● Minimize the risk of damage;
● Be pre-emptive in their investments; and
● Establish long-term contracts (for savings).

The President highlighted the following items from the previous fiscal year:
● Carried out HVAC filter maintenance and some pre-emptive work (even though it was

owner responsibility);
● There were significant plumbing repairs and maintenance including the replacement of the

domestic hot and cold water valves on the 15th floor (serving 15 and above);
● Maintenance of the cold water booster station that served the whole building;
● Replacement of defective plastic piping on the entire 15th floor, as there had been

significant leaks on the 15th floor, with a view to stop further leaking (the Board received
good feedback with respect to improved water pressure);

● Components of the third-level sump pumps were replaced; and
● Balcony railings and separators were inspected and replaced as required.

With respect to maintenance the President noted the following:
● An acid wash of all of the window mullions was carried out (every five years);
● The 07 units were acid washed as well, as they were configured differently (which caused

increased staining; and
● All of the dead shrubs and trees were removed.

Brian McCauley (Director) noted that the Board has discovered several elements that are not
lasting as long as forecasted.  Fortunately, they were discovering items that could be repaired
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reasonably and they hadn’t had any serious failures; that is, they were surprised, but so far it was
manageable.

The President noted the following with respect to reserve fund expenses:
● $19,000 was expensed, as half of the chiller failed last year and the other this fiscal year

(he received positive feedback with respect to the stability of temperatures since);
● An allotment of funds for concrete replacement were in the Study; however, when

inspected, no concrete elements required repair; and
● Funds for elevator repairs were not required, as they were running much more smoothly

since they changed companies (who carried out necessary repairs).

The President noted that the reserve fund balance of $3,000,000 was slightly higher than the
forecasted amount of $2,800,000 as some work was not required and the expense was deferred.

As set out above, the President noted that elevators were running much better and the new company
(Ottawa based) was far more responsive.  There were a few hiccups during the transition, but it was
a great improvement overall.  Brian McCauley (Director) added that the Board obtained further
specifications from an outside company to build language into the agreement that was specific to
OCSCC 735.  He confirmed that the agreement with CBM was for five years.

The President noted that the pool cleaner would be adding another visit every month, which
seemed to solve the algae issue.  The landscaping contractor was also working out well and there
were plans for new shrubs, along with discussions of an herb garden.

The President referred to the third annual spring information session and noted that they found the
discussion very useful.  They discussed the possible renovation of the lobby, which was deferred
due to other unexpected repairs, as there wasn’t significant interest in making it a priority.  They
also discussed the possibility of a new fob system (including the storage lockers), as the current
one was too limited.  Brian McCauley (Director) noted that the Board wished to focus on access as
well as security.  They would not be using fobs for individual unit doors.  Kayla noted that the
current system only went back six days and newer systems were more sophisticated.  Owners
would receive significant notice of this change.

David Waugh (401) asked if the Board would consider fobs for access for the building stairwell
entrances and ingresses on each floor, as he was aware people gain access to hallways through the
stairwells.  Kayla noted that since the exterior doors were locked, this issue seemed to be resolved.
The Board would take this under advisement.

David Rain (1506) asked if there was a means to track the fobs and Kayla confirmed that it was
limited by the number of days.  They hoped to be able to have data that would allow them to track
if someone left the party room a mess through to bikes being stolen (a few years ago from the
storage lockers).  It was confirmed that the current cameras (8 years old) went back 8-10 days and
they were motion-sensored.  Many new cameras stored data for thirty days and theirs only held
eight.  The Board would take this under advisement (as part of the new entry system).
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Kayla noted that if the Board obtained 80% consent, the Board could opt out of the required PIC
provision (twice per year); but it was difficult to achieve 80% consent with 201 units.  She added
that 97 more owners signed up for electronic communications.

In response to a question, Kayla confirmed that owners could register on the corporation’s website
to access all documents (through the owners’ portal).  The Board would look into whether or not
they were able to send the initial email containing the link to owners.

The President followed up on items with respect to last year’s AGM;
● At this time, they were not looking to implement an electric charging station;
● If owners were interested, they would have to cover the cost of installation;
● The Board would further discuss the conversion of visitor spaces to long-term parking with

the shared facilities manager;
● A bulletin board for delivery slips was suggested, but the Board decided to defer until the

lobby renovations took place (they were also concerned about aesthetics);
● Pizza was suggested as an incentive to achieve quorum, but it looks like “Get Quorum” has

solved that problem; and
● The Board would continue consider having motion sensor lights in the locker rooms, but

noted that people would have to be moving often enough to keep the lights on.

There was discussion with respect to electric vehicles and the following points were raised:
● A unit owner said that the Federal government was providing grants for installation of

charging stations for free;
● The Treasurer noted that the current issue was the location of a charging station, as all of

the parking spaces were assigned to owners (they preferred a shared facility space or a
visitor space);

● The station would have to have the technology to charge the cost back to the owners; and
● individual owners would be charged for the electricity that they consume.
● Adam Douglass (1510) expressed interest in the difference in cost between the

infrastructure for each owner to install a charging station versus the cost of actually
installing the units, as the infrastructure costs would be borne by all owners;

● A unit owner noted that the grants currently available were for single family homes; and
● Jason Graham (2201) read that the infrastructure would cost $75,000 and $6,500 per unit.

The President noted that the added security of keeping the exterior doors locked resulted in a great
improvement of non-residents accessing the building.  Owners were asked to please close the
doors behind them, especially at P2, L1 and K1, as the pressure in the building fluctuated in
relation to temperature.

The Board was also keeping an eye out for washing machine back-ups, as foam was appearing in
units at the bottom of the stacks.  Some proposed explanations were the plastic component of
“pods”, excess soap (their machines were smaller than typical washers); and, over time, the pipes
become coated and unable to flush.

The President reminded owners that a rule was passed to limit short-term rentals.  The Board was
pleased that the City of Ottawa limited short-term rentals to primary residences.
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A unit owner cautioned people to report unusual circumstances, as she found someone sleeping on
the couch in the party room.  It was confirmed that owners should advise Kayla as soon as
possible, in order that they are able to review cameras.

David Waugh (401) said that an incident took place on his floor that involved the police.  Kayla
confirmed that the emergency line was notified and the police had to escort them out of the
building.  She didn’t get reports of fire alarms and not all incidents involving the police are
reported to her.  She was able to obtain the details from the above-noted incident, as she was in
contact with the residents involved.

There was discussion with respect to individual meters for utilities and the following points were
raised:

● The Treasurer noted that this had fallen off the radar, as there was no overwhelming
interest to make this change;

● The infrastructure would be expensive and routine billing costs were prohibitive, e.g. $8.00
per month per unit;

● The Treasurer clarified that the Board was reducing energy consumption as much as
possible (on the common elements);

● It was confirmed that consumption decreased after the LED lighting was installed
● If they switched to submetering, the corporation would lose its commercial rate, which was

much lower than the residential rate;
● It was confirmed that the other two East Market phases have submetering;
● The Treasurer was advised that Ottawa Hydro would charge $80,000 just to split the supply;
● The Board could consider looking into costs every other year to see if anything changes; and
● Kayla added that an owner in another building paid a monthly $35.00 admin fee.

Victoria Pimentel Guerra (1205) suggested that the exterior entry code be changed periodically, as
the actual keypad numbers were wearing out, leaving the four numbers very obvious.  It was
agreed that it was a good idea to change it periodically, but if it were to change, owners would
receive at least three months notice (and  it would not be changed in the middle of winter).

The Shared Facilities Committee managed the visitor parking garage (49% of costs) and would be
discussing parking in the near future.  The Social Committee held several events during the year,
including:  Corner Café (Tuesdays); Movie Nights (twice per month); Thanksgiving Pot Luck; hiking
and skiing outings.  They also held Birthday, Christmas, New Year’s Eve, Hallowe’en; Oscars’ and
summer parties.  Owners were asked to provide their email address if they were interested in being
on the Social Committee’s email list.  The President thanked the Social Committee and noted that the
community involvement acts as a security measure, as well as a selling feature.

The Treasurer reported the following:
● A surplus of $13,000 on a $1,300,000 budget was quite good;
● The lower than budgeted utilities balanced the overages in plumbing and mechanical repairs;
● The Reserve Fund Study was reviewed every three years for repair and replacement of

common elements over a thirty-year period;
● There was some flexibility with respect to where repairs are expensed to;
● This year, they expensed more than usual to the operating fund, as there was a surplus (and

they could have expensed even more;
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● The Board may consider expensing to operating fund until the surplus was lower and the
reserve fund continued to build up;

● HVAC repairs/upgrades were expensed to the reserve fund;
● Due to a fairly mild winter, they were under budget on electricity and gas;
● The 2020 budget remained the same regardless of the 2019 costs, as increases were

forecasted for utilities/water;
● A new gas supply contract was signed at a lower rate;
● They would be paying a flat rate for all electricity;
● Looking to engage contractors for mechanical contracts that would include repairs and

maintenance, with a view to avoid major failures and more easily project costs;
● The repairs and maintenance line item was very unpredictable ($150,000 over budget);
● The overall operating surplus of $166,000 may fund some of the lobby renovation;
● Condominium fees increased by 1%;
● They are expecting higher utility bills next year;
● A mandated 2% increase in reserve fund contributions was made;
● A new Reserve Fund Study was due in 2020;
● Some significant future repairs were newly incorporated into the last Reserve Fund Study

(three years ago);
● All insurance premiums increased significantly throughout Ontario;
● The administration budget decreased slightly, as the contribution to the shared facilities

reserve fund was not as high as expected;
● Owners should be using water sensors and proper maintenance to minimize leaks; and
● 26% of common expenses go to the reserve fund, 35% to utilities and the remainder was

for day-to-day operations.

In response to a question, it was confirmed that they engaged a part-time concierge and a vehicle
patrol.  The Treasurer added that this was funded through the “security services” line item.  A unit
owner said that he saw the security guard on his phone often; that is, it wasn’t value added.  The
Treasurer agreed and noted that they had a very good security guard for awhile, but no success
since.  They cut the hours for only busy nights just to have a presence.  Brian McCauley (Director)
agreed and noted that they had gone through at least a dozen security guards.  Kayla asked owners
to email her if they see the security guard sleeping or send her a picture. Trevor Smith (904) would
prefer to have more patrols than someone sleeping on the job.

Cathlyn Kaufman (1701) suggested that someone be stationed in the lobby, as they were currently
hidden away (to easily stay on their phones).  It was not a good layout for the guard either, as he
could not jump up and stop someone from gaining access because he was too far away.

In response to a question, the Treasurer clarified that the $10,720 owing to the Shared Facilities
Fund was primarily a timing issue.  Part of the communication challenges they faced with the
Shared Facilities manager was accurate invoicing; however, they were recently informed of the
precise amount owed.

Alyssa Schenk (505) agreed with increasing the number of patrols over paying an ineffective
security guard.  She returned from work between 11 and midnight and did not feel safe coming
home.  She noticed that during the summer, stairwell L on the main floor was often open.  The
Treasurer emphasized the need for residents to assure doors are closed behind them.  Kayla clarified
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that the patrol was hired to assure the patio, party room and stairwells were empty.  Ms. Shank
noted that the patrols at 160 George also patrolled the exterior of the building.  The Treasurer noted
that the roaming guards checked access to the external ground floor doors.  He added that there was
an issue with respect to jurisdiction when it came to patrolling the streets, but the Board could
consider an exterior review.  Kayla added that locking the exterior doors has had a big impact on the
number of people found in the stairwells.  It was also agreed that there must be someone patrolling
during the summer weekends, especially Canada Day.

In response to a question, the Treasurer clarified that every three years a reserve fund study was
carried out that projects the timing and costs for all repairs of the common elements for the next
thirty years.  The Board must abide by the study.  Currently, the plan was to reach $15-16,000,000, as
between 2025 and 2030, the reserve fund had to fund a $20,000,000 window replacement.  Brian
McCauley (Director) noted that the Board met with the engineers to be more engaged in the process,
given that some repairs and/or replacements were required much earlier than projected.  He also
noted that the Condominium Act mandated that funds be put aside for major repairs and replacements
where individual home owners may not do the same thing (as it was not legislated).  The Treasurer
added that the focus of most real estate agents was the adequacy of the reserve fund, along with those
funds being properly invested (CDIC guaranteed investments through Wood Gundy).

In response to a question about excessive dust in the garage and in the locker rooms, Kayla noted
that owners should cover their items in the lockers.  After some discussion, it was agreed that Kayla
would look into installing better filters (as the garage level lockers drew the air from the garage).  It
was also requested that the garage be cleaned twice a year and perhaps just the visitor parking as it
had heavy turnover.

8. APPOINTMENT OF SCRUTINEERS

This item was referred to in Item #9, noting that scrutineers were not required, as an election did
not take place.

9. FOR 1 POSITION FOR WHICH ALL OWNERS MAY VOTE

The President noted that Directors were elected on a staggered basis every three years and that the
position held by Rob Potter was up for election (voted upon by owner-occupied units only).
Mr. Potter put his name forward to stand again.  The President asked if there were any
further nominations from the floor and there were none.

Sharon Clayton (1509) moved, seconded by Angela Crawford (1206) that Rob Potter be elected
by acclamation.  Motion carried.

10. CORPORATION BUSINESS DISCUSSION

Simon [owners’ list – J. David Birchard Medicine] (1006) said that he had been reported as using
his unit as a short-term rental but, this was his only residence in Ottawa.  The President noted that
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they didn’t want to be too hypervigilant, but Kayla was asked to have all instances reported to her
as soon as possible.  Brian McCauley (Director) added that information received from owners had
been very helpful in the past.  He added that they have had to take legal action and those costs
were added to the unit’s common expenses.  The most extreme step was forcing a sale of a unit
(through the Court process).  The President also noted that if the City approved the by-law that
only principle residences could be rented on a short-term basis, it would reinforce their short-term
rental limitation.

Marc Labrom (506) supported these steps and noted that a tenant of his was using his unit as an
Airbnb.  Kayla has documented tenants lying about renting the units, who rent units as active
Airbnb units.  The Board and Kayla will continue to enforce the rule in the future (attempts will be
made given their location.  The President added that complaints about loud partying were minimal.

Mr. Labrom asked if the Board was receiving complaints about noise in the early mornings
primarily by city sweepers, garbage trucks and snow plows (3-4:00 a.m.).  The President said that
they could contact the City of Ottawa; noting that the market was also a residential area.  The
Treasurer added that over 13 years,  up to $15,000,000 in City taxes had been generated by the
condominiums in this area.  He agreed that it might be time to speak to the City.  It was also noted
that the City should abide by their own noise by-laws.

In response to a question with respect to the development of the Metro store area, a unit owner
visited the sell centre and Claridge said that they were demolishing the Metro in January 2020.
The website for the new student housing was already up and running.  Another unit owner said
that the student housing and hotel would be built first followed by the residential towers.

Cathlyn Kaufman (1701) noticed a sidewalk sweeper sweeping outside of the Home Hardware
area.  She asked if the Board could request that the City run the machine through the area near the
lock boxes.  Kayla noted that it was pressure washed regularly.  The Board would consider their
options.  The President noted that this area had to remain accessible, as it was the emergency exit
for the terrace and some parking floors.

Ms. Kaufman also noted that the City ripped up the landscaping near the daycare, damaged the
parking meter and bike rake because their machines don’t properly fit in the area.  A lot of dirt
then tracked along the sidewalk.  She suggested that they might use a different machine.

Ron Burich (2007) noted that since the fall, the internal alarms were triggered often; one night -
four times.  Kayla explained that the fire pump had recently been repaired, but if owners noticed
the alarm system (that is monitored) to let her know as soon as possible.  She would be advised
before it went to the emergency line.  The President said that there was an easy fix to this item.  It
was confirmed that floors 4, 10, 15 and 20 were effected.  Kayla added that the wind and moisture
from the slightly ajar (but still locked) door occasionally triggered the alarm.

A unit owner was closely following the short-term rental legislation and confirmed that the City of
Ottawa’s “principle address” legislation had passed.  A recent City study defined short-term rental
as 28 days or less.  On August 18 th, 2019, the Board passed a resolution declaring the minimum be
four months.  He would like the corporation to consider adjusting this to a one-month period (in line
with the City’s definition).  He noted that a single unit rented for over four months would collect
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$1,500-$1,600 and if rented on a one-month basis, it would increase to $2,300.  160 Slater, that
permits one-month rentals, returns a 20% higher square footage value.  The President clarified that
the Board reviewed their options carefully, including consulting owners (some wanting longer and
some shorter) and decided that four months was the best option for OCSCC 735.  It was also noted
that once the term drops below four months, they loose the residential feel of the building.

David Waugh (401) suggested that the Board not make any changes until the City was clear on
their enforcement strategy and effectiveness (on the City’s agenda for next year likely).  The
Treasurer re-emphasized that the building was a residential building and most owners were not
looking to maximize their income, they were looking to maximize the quality of life within the
building.  The last time the owners were consulted, the majority (198 of 200) strongly supported
cutting down the short-term rentals and four months was the minimum most owners were willing
to agree to.  Brian McCauley (Director) noted that it was a good idea to discuss it every year.

Kayla reviewed the process of passing a rule:
● A meeting of owners was called to discuss the issue;
● The Board creates the rule based upon the discussion at the meeting;
● The rule is distributed to all owners;
● If 15% of owners disagreed and requested a meeting to discuss, a further meeting is held;
● In the case of short-term rentals, two owners expressed opposition; and
● If a meeting is not requested, the rule is effective 30 days after it was distributed to owners.

In response to a question with respect to a vote, it was confirmed that all owners would have to be
advised with proper notice in order for a vote of owners to take place.  They could also carry out a
survey.  Kayla clarified that 50%+1 was required to pass a by-law and 90% to change the Declaration.

In response to a question about the consequence of false alarms, the President explained that in the
past, the Board did provide a summary to owners.  The most recent alarm was triggered in the
restaurant due to heat build up.  Kayla confirmed that she had never received an invoice from the
Fire Department, for any properties.  Brian McCauley (Director) confirmed that they should
disclose information about fire alarms to owners when possible.  Kayla added that she also never
received a report from the Fire Department, as it was very difficult to receive a report.  She also
asked that owners provide her with any information that they may have found out during the alarm
response.  The Treasurer cautioned that owners should evacuate every time the alarm is sounded.
Kayla added that one of her properties was completely evacuated (66 units) due to a fire and
owners could not return for four months.

11. ADJOURNMENT

Sharon Clayton (1509) moved, seconded by Mike George (1004) to adjourn the meeting.  The
meeting ended at 9:10 p.m.
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