
OTTAWA-CARLETON STANDARD CONDOMINIUM CORPORATION NO. 725 
Minutes of the Annual General Meeting 

Held on September 19, 2018 
Party Room, 205 Bolton Street, Ottawa 

 
 
PRESENT:  
 
Board of Directors 
 
Diana Zahab 
Paul O’Connor 
Tranna Homenick  
 
Others 
 
Nancy Houle Legal Counsel, Davidson, Houle Allen LLP 
Neil Scilley Auditor, BDO Canada 
Michael Barnett Property Manager, Capital Integral Property Management 
Dina Salvador Recording Secretary 
 

 
1. CALL TO ORDER AND OPENING REMARKS: INTRODUCTIONS 
 
The meeting was called to order at 7:03 p.m. by Nancy Houle. 
Nancy Houle, legal counsel, stated that with consent of the owners present, she would be serving                
as Chair of the proceedings. Moved by Robert Frogley (230) that Nancy Houle be appointed as                
Chair of the Annual General Meeting. Seconded by Helene Filion (107). All in favour. Motion               
carried.  
The Chair introduced the head table. 
 
 
2. CERTIFICATION OF QUORUM AND PROXIES 
 
The Chair confirmed that quorum requirements were met as 54 owners were represented; 43 in 
person and 11 by proxy. 
 
 
3.        CONFIRMATION OF NOTICE OF MEETING 
 
The Chair confirmed that the Notice of Meeting was mailed to owners on September 4, 2018 
thereby meeting the requirement that the Notice be sent 15 days prior to the AGM. 
 



Francois Leblanc (232) expressed a concern that the Audited Financial Statements were not part 
of the Notice of Meeting.  Nancy Houle asked if any of the owners that were present would like 
to adjourn Item No. 4 being the Review of Audited Financial Statements. It was noted that no 
owners were in favour of adjourning this portion of the meeting. 
 
 
4.        REVIEW OF AUDITED FINANCIAL STATEMENTS FOR YEAR ENDING 2018  
           MARCH 31 
 
The auditor provided a review of the Audited Financial Statements. The auditor reviewed and 
explained the Statement of Operating Fund, Statement of Reserve Fund, Statement of Cash Flow, 
and Notes to the Financial Statements.  
Francois Leblanc (232) stated that he contacted the Condo Authority of Ontario who suggested 
that they ask the auditor why the Audited Financial Statements were not ready to be attached to 
the Notice of Meeting. The auditor explained that when the date for the AGM was brought up, 
they made it clear that given that there was a turnover from the previous property manager, there 
could be delays in getting access to information, thereby making the AGM date an ambitious 
date for them to complete their Report.  It was agreed by the Property Manager and the Board of 
Directors that the AGM date was the date that was preferred. They then committed their best to 
deliver the statements at the earliest possible date on the clear understanding that they could not 
take shortcuts in their work and fulfill their duties to conduct a proper audit. Mr. Leblanc asked 
that since the Audited Financial Statement were not signed by the Board Members, does it mean 
that the Board did not see the figures before the meeting.  The auditor confirmed that the Audited 
Financial Statements do not get released in final form until they have been reviewed and 
approved by the Board of Directors. Whether the Board Members did not affix their signatures to 
the Audited Financial Statements, is out of their hands.  Nancy Houle clarified that no one asked 
the auditors to make shortcuts and that it is not uncommon that Financial Statements get released 
to the Corporation without the Board’s signature. By the time that the auditor receives the 
Financial Statements, they have been approved by the Board. It was confirmed that the Financial 
Statements have been reviewed and approved by the Board. 
Ron Allen (103) asked if the bottom line was that this should not happen again because the 
property management firm has more than one year. The auditor agreed that this should not 
happen again. 
In response to Francois Leblanc’s question (232) with respect to clarification on Page 4 of the 
Financial Statements, the auditor explained that the operating fund owes $9,741.00 to the 
Reserve Fund.  
The auditor noted that the 2018 operating budget was $10,000.00 below budget. Mr. Leblanc 
(232) asked for an explanation of the 4 items that were more than a 15% difference between the 
budget and the actuals. The auditor responded that only the Board is authorized to ask the auditor 
to prepare anything other than the Financial Statements and that he is not in any position to be 
able to explain transactions. The property manager agreed to explain these differences to the 
owners in a later report. 



In response to Ron Allen’s question (103), the auditor clarified that the end result is that the 
operating budget was $10,000.00 below budget.  
Barbara Elkin (429) asked what Reserve Fund expenses that were projected were not made as 
there was a difference of approximately $144,000.00 in the actual expenses. The auditor 
explained that the operating budget is usually run very close and that the Reserve Fund projects 
can be off by a year or a number of years.  
 
Barbara Elkin (429) also noted that she would have expected that the difference between the 
projected balance in the Reserve Fund and the actual balance to be the same amount. The auditor 
explained that the difference is that when you are comparing actual expenses from the Study vs. 
the actual results for the year, you are looking at one year, but the report deals with 3 fiscal year 
ends. 
 
Barbara Elkin (429) also asked if the repair work for the water damage is usually allocated to the 
Reserve Fund. Nancy Houle explained that in the general industry standard, the operating budget 
takes care of anything that is above the deductible for major repairs and replacement if the 
corporation decides to self insurance. Portions of the self insured can come from the Reserve 
Fund if they were part of an expected project. Nancy noted that this is something that the auditor 
could work with the Board on to get adjusted in the coming year to make sure that it is properly 
accounted for. 
 
Ian Carpenter (326) asked if the water damage of $33,267.00 was all related to the boiler system 
as he was concerned that there were expenses that weren’t put into 2018 which would be rolled 
into 2019 thereby potentially causing a special assessment.  It was noted that Ian would like a 
detailed breakdown of the $33,267.00 expenditure.  
 
Nancy Houle confirmed that the Board has signed the Financial Statements. 
 
 
5.        APPOINTMENT OF THE AUDITOR  
 
George Weber (403) inquired if the Board had any in-camera sessions with the auditor. It was 
confirmed that the Board had the majority of their discussions with the auditor over email and 
had also spoken over the phone at least two or three times. 
 
It was noted that the Board has been satisfied with the services of the auditor, that they would 
recommend reappointing them as auditor, and that their audit fees were comparable to industry 
standard. 
Moved by George Weber (403) that the firm of BDO Canada, be retained as auditor for the 
following fiscal year. Seconded by Wendy Zatylny (204). All in favour. Motion carried. 
 
 
 
 



6.        APPROVAL OF PREVIOUS ANNUAL GENERAL MEETING MINUTES 
 
Moved by Helene Filion (107) to put the Minutes on the floor. Seconded by Doug Wigney 
(320). All in favour. Motion carried. 
George Weber (203) noted that there was an error on page 2, paragraph 5 whereby the word 
“note” should be changed to “not”. It was noted that there were no objections to the correction.  
By a show of hands, all owners voted in favour of approving the previous Annual General 
Minutes with the proposed amendment. Motion Carried. 
Ron Allen (103) thanked the previous Board for coming in $10,000.00 under budget. A round of 
applause went out to the previous Board. 
 
Helene Filion (107) also thanked the Board as it was not an easy year for them and stated that 
they did an extraordinary job.  
 
One owner thanked Diana Zahab, as President, and her teammates for doing an outstanding job. 
A round of applause went out to Diana and all of the Board Members.  
 
A round of applause went out to Gisèle Davidson for all of her work on the Board. 
 
 
7.       BOARD OF DIRECTORS REPORT 
 
Attached as “Appendix “A”.  
 
 
8.       BOARD RESPONSE TO QUESTIONS POSED BY OWNERS 
 
 
It was noted that the Board’s response to the questions posed by owners were provided to the 
owners at the AGM. 
 
 
9.        APPOINTMENT OF SCRUTINEERS 
 
Denise Villeneuve (332) and Mohammad Naqi (203)  volunteered and were approved to act as 
scrutineers. 
 
 
10.        ELECTION OF BOARD OF DIRECTORS 
 
Nancy Houle noted that there were three Board positions that were open; two positions for a 
three-year term and one position to fill the remaining year of a three-year term. 
 



In response to Barbara Elkin’s question (429) Nancy Houle explained that the resident elect 
position can only be voted on by owners who live in their units.  
 
Margaret VanDongen (305) had put her name forward to run for the Board of Directors.  
 
Francois Leblanc nominated Ross Allan (308). Ross Allan accepted the nomination. 
 
Joanna Crilly (302) nominated Francois Leblanc (232). Francois Leblanc consented to the 
nomination. 
 
Ron Allen (103) nominated Helene Filion (107). Helene did not consent to the nomination. 
 
One owner nominated Doug Wigney (320). Doug consented to the nomination. 
 
One owner nominated Ron Allen (103). Ron did not consent to the nomination. 
 
One owner asked if one of the Board Members could explain what the role of a Board Member 
involved. Tranna Homenick stated that she has one year remaining on the Board and it was a 
tough decision for her not to leave early. She chose to stay because she could not, in good 
conscience, throw a new Board in without any guidance. While under Apollo’s management, the 
Board Members had no personal lives as they had to do the work that Apollo was supposed to do 
and were paid to do. Tranna stated that a new Board Member would not regret joining the Board 
as Michael Barnett is the best property manager that the corporation has ever had. 
  
Moved by Ron Allen (103) to close the nominations. Seconded by Nicole Hughes (127). All in 
favour. Motion carried.  
 
Nancy Houle noted that Paul O’Connor is stepping down from the Board of Directors after one 
year. Nancy explained that, as Paul’s term was for three years, his position cannot be voted on 
tonight but the new Board will appoint someone to sit on the Board until the next AGM. 
 
Paul O’Connor apologized for having to step down after one year on a year three term. Paul 
noted that he has enjoyed his time with the Board and that he is very comfortable buying into the 
building knowing that everything is working well. Paul stated that his time on the Board was not 
all roses. There was a group of people that hammered away at the Board and critiqued them all 
of the time which was absolutely brutal. Paul stated that he is stepping down from the Board for 
health reasons as he was told to reduce his stress. A round of applause went out to Paul.  
 
Helene O’Brien (206) thanked Paul for all of his work on the Board. Helene stated that she was 
sorry for all of his stress and wished him good health. 
 
The candidates had an opportunity to address the owners and the owners had an opportunity to 
ask the candidates questions.  
 



Nancy Houle explained that there will be a two-step election tonight. Owners will vote for the 
resident-elect position first and then the two three-year term positions second. All candidates 
agreed to run for all three positions.  Nancy Houle clarified that each unit is entitled to one vote. 
In response to one owner’s question, Nancy Houle, stated that in order to ensure that there is no 
flaw in the election process, she will count the number of votes received and cross-reference 
them with the list of resident owners in attendance this evening.  
  
10.1    Election of One(1) Resident Election Position for a One-Year Term 
 
Margaret VanDongen (305) was elected to the Board of Directors to the resident-elect position 
for a one-year term. Nancy Houle stated that Margaret has 10 days to consent in writing to the 
nomination.  

 
10.2     Election of Two Positions for a Three-Year Term for Which All Owners May Vote 
 
Ross Allan (308) and Doug Wigney (320) were elected to the Board of Directors, each for a 
three-year term. 
 
Nancy Houle explained that a motion to destroy the ballots is no longer necessary. The new 
Condominium Act requires that the ballots and proxies be kept for 90 days. On the 90th day, they 
can be destroyed if no requests have been made by the owners to see the ballots or proxies. 
Nancy confirmed that on the 90th day, her office will destroy the ballots and proxies. 
 
 
11.       CORPORATION BUSINESS DISCUSSION 
 
11.1 Proposed Rules for the Corporation 
 
Paul O’Connor noted that there were five people involved in the Rules Committee: Doug, Paul, 
Joel, Margaret and himself who put together the Rules Package that was provided to the owners 
prior to the meeting. The Rules Committee identified that there is no procedure for amending, 
adding or deleting a Rule and that this will be one of the   items that they will work on in the 
coming year. 
 
Ron Allen (103) asked what is going to be done with the parking dilemma with grocery carts as 
this Rule should be changed as of today. Ron stated that it is illegal to tell people that they can’t 
have medical mobility devices within their parking space and noted that this is not accounted for 
in the parking Rules.  Nancy Houle explained the process for any particular amendments that 
need to be made to the proposed Rules. The Board puts the Rules together, they get sent out to 
the owners, and then they come into effect after 30 days unless owners ask for amendments to be 
made. Nancy also stated that the amendments that Ron has asked for cannot be done tonight as 
other owners who are not present this evening did not get notice of the proposed amendment. 
Owners have 30 days from the day the Rules went out to requisition a meeting. The Board is 
explaining the process tonight and following tonight, if owners would like to make changes to 
the Rules, they are to put a requisition into the Board with support of 15% of the owners. The 



Board will then go forward to call the meeting and have the vote at that time. Nancy stated that 
with respect to the parking mobility issue, she agrees 100% that duties to accommodate always 
supersede. This does not have to put in the Rule because the Human Rights Tribunal will always 
trump the Rules. Nancy Houle stated that if Ron wants this amendment in the Rules, he is 
required to obtain 15% of the owners to support the amendment which he will then bring to the 
Board to call a meeting. Paul Turner stated that the Rules Committee will discuss both issues and 
noted that they are valid amendments. 
 
Ron Allen (103) asked if the Board and property management is telling him that his shopping 
cart won’t be confiscated. Nancy Houle stated that until the Rule comes into effect, it is not a 
Rule. The old Rule stands until the new proposed Rule comes into effect.  Under the 
Condominium Act, in order to change a previous Rule, there is a process to follow. In the 
meantime, if there is a particular Rule that results in unfair, unequitable or behaviour that is 
against the Human Rights, individual owners should contact the property manager and deal with 
the individual circumstances. The Board must follow the Rules in place at the time.  
 
Helene Filion (107) asked if it was possible to have a temporary Rule that would allow the 
grocery cart to stay in the parking spot for 90 days. Nancy Houle responded that the Board 
cannot accept this temporary Rule. One owner stated that the Board has already given owners an 
exemption until tonight.  Nancy Houle clarified that the Board is giving each individual owner an 
exemption under personal circumstances. Nancy Houle stated that the Rules are in effect subject 
to personal exceptions.  
  
One owner asked how the owners who are not present tonight will be advised to send a letter to 
the property manager advising that they require an exemption regarding a shopping cart. Nancy 
Houle stated that it is up to each individual who is not present tonight to inform themselves on 
this issue. The new Board can also decide to send out a Newsletter concerning this issue. 
 
In response to Joel Hughes’ question (127), Nancy Houle stated that the proposed changes to the 
Rules would be looked at by the Board, then approved by the Board, then resent out to the 
owners. If the Rules Committee wished to make one small change to a Rule, they would be 
required to go through the required process and find 15% of the owners willing to call a meeting, 
unless the Board decides that they are comfortable making the further purposed change. Nancy 
clarified that the way the Rules work is that the Board proposes the amendment, the ownership 
has 30 days to consider the changes, if the ownership likes the changes, they come into effect 
after 30 days. If further changes are requested by the owners, 15% of the owners are required to 
requisition a meeting. The changes will then come into effect if the majority of the owners at the 
meeting vote in favour of the amendments.  
 
Anne-Marie Clysdale (202) inquired about the process of obtaining 15% of the owners to call a 
meeting. Nancy Houle responded that owners could just knock on their neighbours’ door. In 
response to Anne-Marie’s further question, Nancy stated that the Rules are the final version and 
since the Notice of the 30 days was not in the AGM package, the Board will send out a 
clarification Notice immediately which will advise owners of the required 30 days notice. The 30 
days notice will start from when the Notice is sent out. 



Ron Allen (103) noted that subject to the Fire Department and City By-laws, the parking spot is 
his property and if someone takes something from his spot, he will call the Police. Nancy Houle 
cautioned that the Condominium Corporation has a right to pass rules within their jurisdiction 
that are sometimes stricter than municipal rules, and cautioned owners to not disobey the Rules. 
Section 19 of the Condominium Act provides the Condominium Corporation right of access to 
fulfill the duties of the corporation. 
 
Peter Valois (304) stated that he supports what is being said, however, a decision cannot be made 
when there are only 40 out of 122 present this evening. 
 
Joanne suggested that if owners don’t like a specific Rule, they can contact her to put it in the 
Newsletter in order to reach out to other owners to try and obtain the 15%. 
 
One owner asked if Rules can be submitted individually. Nancy stated that even though the 
Rules were sent out as a package, owners can object to any portion of a Rule, even a sub-section 
of a Rule.  
 
Nancy Houle recommended that the new Board send out a Notice to the owners, following the 
AGM, confirming the process for the Rules. 
 
Helene O’Brien (206) stated that many of the owners have handicapped stickers and also cannot 
carry their groceries. She noted that since they would be allowed to park at the front of the store 
with the handicapped sticker, she would like the Board to consider amending the Rules to allow 
the grocery carts. Nancy Houle stated she should make a request to the Board with respect to this 
issue.  
 
In response to one owner’s question, Nancy Houle confirmed that the Rules Committee helps the 
Board in drafting the Rules before they go out to owners and that most of the Rules come from 
precedents from other condominium corporations, from management, from legal counsel etc., 
based on what other condominiums are doing in the industry. An owner can suggest a change to 
the Committee to be considered, however, there is no obligation for the Committee to accept the 
change. 
 
In response to Ron Allen’s (103) question, Nancy Houle, stated that the new Board of Directors 
will choose legal counsel going forward after tonight’s meeting.  
 
In response to one owner’s question, Nancy Houle, stated that the Board of Directors and the 
property manager are responsible for enforcing the Rules.  
 
One owners asked what the process for enforcement of the Rules was. Michael Barnett explained 
that with respect to the shopping cart issue, a mistake was made as communications were not 
made as they should have been made. There should have been notice given to the individuals 
with options of what they can do from there. For a breach of the Rules for another issue, the 
owner would be notified that they are in breach of the Rules, and if it was a health and safety 
issue, then they would be asked to immediately cease and desist. If the issue is not related to 



health and safety, they would be asked to take care of the situation or management would go in 
and take care of the situation and bill the owner for the costs.  
 
One owner noted that she was given a handwritten note on a scrap piece of paper and asked if 
future notices could be typed on letterhead. Nancy Houle confirmed that this notice is not a 
proper corporate record and that the property manager will ensure that, going forward, there will 
be proper corporate records in dealing with infractions. Nancy stated that if a note was suspected 
to have come from another resident, the owner could bring it to Michael Barnett who will look 
into the notice to see if it was issued by the Board or another resident. 
 
Paul O’Connor noted that it was never the Committee’s intention to get rid of the shopping carts 
so when the Rule was written they did not include shopping carts. The old Rule indicates that a 
parking spot is for a single motor vehicle which could be interpreted to allow only a single motor 
vehicle to occupy the parking spot. Paul noted that everyone is in agreement that the shopping 
carts should stay but the Rules need to be adjusted to reflect the change. 
 
Ron Allen (103) stated that property management should not act on their own with respect to the 
shopping carts. Nancy Houle explained that there is a certain amount of authority delegated to 
the property manager through the management contract. Enforcement of the Rules is delegated to 
the property manager and then brought to the Board at their monthly meetings to discuss. 
 
11.2 General Questions  
 
As the meeting was losing quorum, Nancy Houle asked if the owners still wanted to discuss the 
following items: 
 
Standard Operations, Operating Budgets, Reserve Fund Study 
It was noted that owners did not wish to further discuss the above. 
 
Community Harmony  
Nancy Houle noted that owners are generally all in agreement that they will work together to try 
and restore harmony in the community. Nancy reminded owners to be careful on what they send 
out to the owners as you don’t want anything to get out to the public that could cause a red flag 
or cause a concern.  
 
Condominium Fees of Other Buildings  
There was a question about how the condominium fees compare to other condominiums. Nancy 
Houle stated that from a financial perspective, the condominium fees of other buildings are not 
relevant to this condominium, as whatever it costs to run the building, is what the condominium 
fees have to be. Nancy also stated that hopefully the Reserve Fund Study will not go past 2% in 
the coming years, but it is always subject to the as-found conditions of the Reserve Fund coming 
into the update. 
 
In response to Francois Leblanc’s (232) question, the property manager confirmed that the 
answers to the list of questions submitted by the owners were handed out to owners at the AGM. 



In response to one owner’s question, it was confirmed that it will be several months before a 
draft of the Reserve Fund study will be released. 
 
In response to Don Clysdale’s question (202), Nancy Houle noted that the property manager 
could check with the engineers to see if anything could be done to eliminate the possibility of 
water flowing down to the parking in the event of another water leak.  
  
In response to Joan Johnston’s question (302), Nancy Houle stated that the cost of a Special 
Meeting in order to pass the Rules does not have to be expensive.  
 
 
12. ADJOURNMENT 
 
Moved by Anne-Marie Clysdale (202) to adjourn the meeting. Seconded by Shirly Valois 
(304). All in Favour. Motion Carried.  
 
The meeting was adjourned at 9:46 p.m. 


