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

Ottawa, Ontario 
February 24, 2021, 6:00 p.m. 

DRAFT MINUTES 
PRESENT: 
 
Mario Gasperetti President 
Rob Potter  Treasurer/Secretary 
Brian McCauley  Director 
 
Jeremy Ouseley Auditor, Ouseley Hanvey Clipsham Deep LLP 
Anna Opara   Property Manager, CI Management 
Nadia Freeman VP Operations, CI Management 
Becky Aiken  Host, CI Management 
Carol Slack  Recording Secretary 
 
Becky Aiken (Host) reviewed technical instructions with respect to virtual meetings. 
 
1. CALL TO ORDER AND OPENING REMARKS; INTRODUCTIONS 
 
Mario Gasperetti (President) called the meeting to order at 6:12 p.m. and welcomed everyone to 
the first virtual AGM.  
 
The President introduced the Board and their guests as set out above.  He noted that Kayla 
McKale had resigned as property manager to follow another career path.  He welcomed Anna 
Opara (Property Manager) and noted that it was already pleasant working with her. 
 
2. CERTIFICATION OF QUORUM AND PROXIES 
 
The President confirmed that quorum requirements (51) were met.  
 
3. CONFIRMATION OF NOTICE OF MEETING 
 
This item was not referred to.   
 
4. REVIEW OF AUDITED FINANCIALS FOR YEAR ENDING 2020 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 Operations, Statement of Reserve Fund Operations, 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 
$190,628.  The year-end reserve fund balance was $3,462,563.   
 
Sandra Diaz (1102) asked for further explanation with respect to the large sale of investments (and 
subsequent purchase of investments).  The Auditor noted that the corporation owned strip bonds 
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that were redeemed early to take advantage of low interest rates (when the value of these bonds 
increase significantly).  As a result, their revenue was higher than the previous fiscal year.  
 
Nakul Nayyar (1002) asked for an explanation with respect to the significant decline in the assets of 
the corporation in the Statement of Financial Position.  The Auditor clarified that, on the whole, assets 
of the corporation increased from $3.4 million to $3.8 million in 2020 (as set out in the middle of this 
statement).  He further clarified that the total assets in the general fund decreased from $358,000 to 
$290,000, due to the reduction in the liabilities of the general fund decreasing from $191,000 to 
$99,000.  Although assets decreased, liabilities also decreased.  The general fund balance (assets minus 
liabilities) was higher ($190,000) than it was the previous year ($166,000).   
 
Adam Douglass (1510) moved, seconded by Philip Piazza (1907) to accept the Financial 
Statements as presented.  Motion carried. 
 
5. APPOINTMENT OF AUDITOR 
 
The President noted that the Board was pleased with the Auditor and recommended that Ouseley 
Hanvey Clipsham Deep LLP be re-appointed.  He added that they were the Auditors for Phases I 
and II of the shared properties. 
 
David Waugh (401) moved, seconded by Taha Hussain (902) to re-appoint Ouseley Hanvey 
Clipsham Deep LLP as the corporation’s Auditor for the current fiscal year.  Motion carried. 

 
6. APPROVAL OF PREVIOUS ANNUAL GENERAL MEETING MINUTES 
 
Paul Kariouk (1204) moved, seconded by Sandra Diaz (1102) to approve the minutes of the AGM 
that was held on December 3, 2019.  
 
Board Report 
 
The President reminded owners of the guiding principles of the Board’s decisions: 

• Advance the long-term value of the condominium; 
• Maintain a secure and comfortable environment; 
• Focus on preventive maintenance; and 
• Establish long-term contracts with a view to avoid ad hoc repairs. 

 
The President thanked owners for respecting and adhering to the Covid 19 measures, including the 
care taken to assure safety when travelling by elevator.  He also thanked the staff for their hard 
work with respect to cleaning protocols, including the installation of permanent hand sanitizer 
stations throughout the building.  The gym and party room have been closed due to size restrictions.  
Their gym does not allow for measures taken by commercial gyms (when they were sporadically 
open during the year).  The Board continually reviews their options with respect to the gym. 
 
The President noted the following. 

• The annual air filter inspections were not carried out this year, as they could not enter 
units.  In June 2020, the carbon monoxide alarms went off, at the seven-year mark.  He 
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reminded owners that carbon monoxide detectors are the responsibility of the owners.  The 
Board has flagged the date to be aware when this happens again.   

• Three kitchen drain stacks were cleaned this year, as some had backed up over the years.  
They have a program now to clear three stacks per year.   

• One of the two hot water tanks was replaced.  Repairs were also carried out to the chiller, as 
it had been tripping at certain temperatures during shoulder seasons.  Some washing 
machine drain lines were also replaced.  As a result of these repairs, there have been 
significantly fewer plumbing issues.   

• Last year there were a number of false alarms.  Since repairs were carried out, there were 
much fewer false alarms. 

• The exterior windows were washed twice annually.   
• They have changed to a new security company (3D Security) who was much more 

responsive than the previous company (where guards were mostly on their phones).  
Guarda is continuing with the roving security with good results. 

• The most significant reserve fund expense was for elevators, as the travelling cable 
connecting the control box to the cab was replaced.  There were no reports of elevator 
issues since. 

• There was some work carried out to the heating, ventilation and air conditioning systems. 
• A new comprehensive Reserve Fund Study was carried out, which is updated every three 

years, at a cost of $8,000.   
• The entire security camera system was replaced. 
• The total expenditures in the reserve fund was $37,000, which was higher than the plan; 

however, the year before a higher amount was planned than expensed.  Planned 
expenditures don’t always line up with required repairs.  The reserve fund was very 
healthy at $3,462,563, which was slightly higher than the planned amount of $3,429,795. 

• Capital Integral continues to provide the Periodic Information Certificate, as required by 
the Condominium Act.  The Board did not hold a spring session last year, due to the 
pandemic.  They may consider having one later in 2021. 

• The Board undertook a physical security audit this year (6 years from previous audit), 
which should be carried out every 5 years.  The building was consistent with other 
buildings in the neighbourhood, but there were a few areas that could be improved, 
including: administration of passwords, fob, and remote audits, increase resolution on 
some low-resolution cameras, fobs on storage lockers, etc.    

 
The President noted the following items raised at the previous AGM. 

• There was a suggestion to add fobs for access to stairwells at the entrances and on every 
floor.  The Board was considering these options, noting that fobs (and tracking fobs) was 
expensive.  There was also a suggestion to change the pads on the entry pin pads, and this 
was done.  The pin number was changed as recommended by the contractor and will be 
changing regularly going forward. 

• In response to a suggestion, the filters in the storage rooms on the parking level were 
replaced and will be changed twice annually.   

• The security audit recommended increased lighting and regular patrolling of the alcove 
where the lock boxes are located.  Unfortunately, they cannot block the area to the public, 
as it is an emergency exit.   
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The Board was also aware that there is a leak at the parapet level of the roof.  The repair work 
would be underway soon.   
 
Kristine Bujold (903) referred to the garage cleaning and asked if the Board considered cleaning 
the garage more than once annually.  The President said that the Board would look at this, but with 
Covid, it had been difficult to clean, as vehicles were not leaving the garage as often.  The Board 
would discuss this.  It was suggested that window cleaning increase to three times per year, as the 
south facing windows are dirty within a month due to the construction.  The President said that 
they could re-consider the timing in relation to the construction.   
 
There was discussion with respect to the use of the gym in relation to commercial gyms.  Ms. 
Bujold noted that Anytime Fitness used a fob system, and each person must fill out a 
questionnaire.  She will send further information to the Board.  Gerard Bourdeau (1808) had heard 
that similar facilities have opened up and asked if the corporation was actively going to open the 
gym within the regulations.  The President noted that the corporation cannot pass along the 
responsibility to keep the gym clean to the owners and many corporations do not want to take on 
this liability until there are better signals from condominium authorities and lawyers to do so 
safely.  Rob Potter (Treasurer) noted that they would have to have a person dedicated to clean the 
gym continually, which they do not have at this time.  The President noted that the Board was 
continually reviewing updates. 
 
Sandra Diaz (1102) asked if the Board could provide more notice when the building access code 
was going to be changed.  She was aware that the last change was an emergency.  The Board took 
note of this. 
 
Anjela Pavlova (1309) suggested that the Board contact Claridge to contribute to the increased 
cleaning costs as a result of the ongoing construction.  She noted that the extra cleaning would be 
expensive given that the construction will be underway for three years.  The President said that the 
Board would look into this and noted that the dust would decrease once the digging phase was 
completed.  He added that perhaps the City has some regulations.  Ms. Pavlova noted that she 
owned in other buildings and in one case, they received $150,000 in compensation.   
 
Ms. Pavlova further noted that many buildings have water damage due to plumbing system 
failures.  She asked if the Board noticed any faults in the plumbing system when the boiler was 
replaced.  The President noted that the pipe quality was inconsistent on some floors.  One floor 
had plastic pipes that met code but wore faster.  They also found that the washing machine drain 
lines met code requirements but should be larger.  They are trying to be proactive by changing 
drains in the lower floors and clean the drains more often.   
 
Ms. Pavlova asked what the guarantee/life span was of the pipes.  The Treasurer explained that the 
Reserve Fund Study projected when piping should be replaced.  The damaged plastic pipes have 
been replaced with copper.  The main issue is keeping the pipes clean, which is why they are 
being flushed more often.  In some cases, soap sticks to the inside of the pipes.  In a few cases, 
they bored through the concrete floor to allow a proper cleanout (increasing the hole from 2” to 3” 
to accommodate the cleaning equipment).  He added that very little is guaranteed, which is why 
they have a reserve fund.  At the moment, they are functioning well. 
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Ms. Pavlova asked if owners could put anything in the drains to assist with the flushing (perhaps 
on the same day).  The Treasurer noted that there are10 stacks and cannot be cleaned in one day.  
Flushing was not expensive, but he would ask the plumber about this.  The Treasurer and the 
President emphasized that the plumber advised not to use Drano as it can cause damage.   
 
Sandra Diaz (1102) supported the idea of approaching Claridge for compensation for extra 
cleaning costs.  As a forensic accountant, she believed Claridge was liable, and it would be better 
to approach them now rather than commencing a legal claim in the future.  She added that she was 
thrilled with the financial statements and impressed at how the condominium has been managed 
during a very difficult year. 
 
Saloni Negi (2106) was also grateful for the Board’s work during a difficult year.  She supported 
the idea to approach Claridge to contribute to extra window cleaning costs for at least the south-
facing balconies and windows.   
 
The President noted that the contact for the shared facilities and visitor parking is Dorothy Church 
of Condominium Management Group.  Owners are to contact Marie with respect to visitor parking 
registration.  The Treasurer added that Hild Rygnestad (306) was the contact for the Social 
Committee.  Virtual discussions (by Webex) are currently being held two Tuesdays of the month, 
the second Friday and the last Sunday.  Through these meetings they also had many volunteers 
assist with residents who needed help during the shutdowns, e.g., grocery runs, temperature 
checks, mail, etc.  He thanked the volunteers and noted that in the end, they had more volunteers 
than necessary.  Residents were asked to contact the committee by email or he or Hild Rygnestad 
by telephone should they need assistance.  They looked forward to when they could get back to 
using the Party Room.    
 
Treasurer’s Report 
 
The Treasurer thanked CI Management for the substantial work that they have put into their 
accounting system.  He reported the following: 

• Overall, the corporation was slightly under budget; 
• Utilities account for 30% of condominium fees; 
• There were significant plumbing repairs (boiler replacement, stack cleaning, washing 

machine drains) that were primarily expensed to the operating fund in order to maintain the 
reserve fund balance as much as possible; 

• Cleaning costs increased as more products were ordered, and they were very grateful for 
the work carried out by staff given the increased cleaning protocol; 

• There had been a disconnect that resulted in a higher than budgeted amount to be 
contributed to the shared facilities fund and the amount budgeted going forward; 

• Gas costs were lower than budgeted due to a milder winter; 
• Water costs were higher due to increased costs by the City, along with higher usage given 

more people were working from home; 
• Maintenance contracts were lower than budgeted primarily due to the loss of the concierge; 
• Lower than budgeted costs against higher income resulted in an overall operating surplus; 
• Water and gas amounts will be budgeted the same for next year’s budget; 
• Owners were encouraged to pay attention to water usage and leaks; 
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• Administrative costs for the current budget increased due to increased insurance costs and 
the higher contribution to the shared facilities; 

• Condo fees rose by 6% as a result of requirements set out in the new Reserve Fund Study 
(increase in projected costs) being much higher than in previous years; 

• The contribution to the reserve fund will increase by 10% over the next three years; 
• It was important for property values to maintain a healthy reserve fund, as it is referred to 

in the status certificate provided to potential purchasers; 
• Condominium fees would increase higher than inflation for the next two years; 
• Water was budgeted higher due to increased rates by the City; 
• Insurance costs were budgeted at a higher rate; and 
• The Board focusses on trying to move to contract services for all maintenance work with a 

view to keeping costs predictable. 
 
Charles Abraham (907) asked if the Board had an estimate for the increase in condo fees for the 
coming years.  The Treasurer expected that in order to increase the reserve fund contribution by 10% 
(as required by the new Reserve Fund Study), condominium fees would likely increase by 5-5.5% for 
the next two years, given other costs remained the same.  He also clarified that there were three or 
four items that were expected to increase by a significant amount.  The Board would revisit these 
projections, given the higher than usual “pandemic costs” that have influenced estimated future costs 
in the new Reserve Fund Study.  They considered a second opinion but that would also incur costs 
and would also likely reflect “pandemic prices”. 
 
C. Abraham further asked if there was a maximum limit for the reserve fund.  The Treasurer 
confirmed that contributions to the reserve fund usually increased by inflation (in the past three 
years).  Funds accumulate until required, as set out in the Reserve Fund Study for the next 30 
years, e.g., in 25 years, replacement of windows and frames will cost $7-8 million.  Overall, 
condominium fees should not increase over the rate of inflation. 
 
Brian McCauley (Director) noted that that the Board had a number of vigorous challenges with 
respect to the Reserve Fund Study, as they did not want to pay increased fees unnecessarily.  He 
also noted that this was the comprehensive review (onsite inspection) and that there should be no 
significant surprises for at least the next six years.  The Board will be keeping an eye on some cost 
estimates that seemed very high.  He believed the reserve fund should be proportionately around 
25% of the overall envelope.   
 
Laura Sweet (1303) was a new owner and had been on two other condo boards.  They almost 
didn’t purchase because the condo fees were relatively high.  Had they known fees were 
increasing another 5%, they may not have purchased.  She hoped that the Board would carry out 
another study, with a view to keep increases down; that is, the cost to carry out the new study 
would not further increase condo fees.  The Treasurer noted that different buildings had different 
costs and it was difficult to compare and that no one would like condo fees to increase more than 
inflation.  He restated that the predicated costs were based on “pandemic prices”.  They would 
challenge these costs once past the pandemic.  Should they obtain a second opinion, they would 
also use “pandemic prices” for projected repair costs.  It was also difficult to hire people to attend 
the building for an inspection.  The Board is committed to keeping the fees as low as possible and 
added that their fee included utilities.  He also noted that there was a healthy reserve fund, which 
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was important to purchasers.  He added that the amount of their condo fees is one of the first 
things potential purchasers see. 
 
Henri Bergeron (proxy for MLJFS Holding Inc - 2204) asked if the Board had budgeted anything 
this year to fix the leak in the roof.  The Treasurer said that they were still in the investigative 
process.  A swing stage will be set up for inspection and once sourced, it will be expensed to 
either the operating or reserve fund. 
 
Gerard Bourdeau (1808) agreed that the Board had to keep costs down, but wished to thank the 
Board, as he has only seen three instances where condo fees increased over inflation during the 
last thirty years.  The Treasurer added that they were fortunate to have had the reserve fund be 
adequately funded from the outset. 
 
Sandra Diaz (1102) had also been concerned about the increase in condo fees but noted that 
having them cover water, heat and a/c costs eased her mind.  The owners looked into converting to 
smart meters (to charge owners individually) but they discovered that overall, costs would 
increase, as the individual rates are higher.  She preferred that they continue to increase at the rate 
of inflation in order to cover future costs. 
 
Laura Sweet (1303) noted that she had compared buildings that have shared facilities and included 
all but hydro costs, and condo fees were still significantly higher.  She was speaking from an 
investor’s perspective and she would appreciate that fees do not increase that much going forward.  
The Treasurer confirmed that he was aware that their condo fees were known to be high.  He 
agreed that the individual metering administrative cost per unit usually makes it more expensive; 
however, this does leave little incentive for owners to conserve water use. He added that owners 
should do their best to keep usage down.   
 
Brian McCauley (Director) noted that if repairs are not listed in the budget, they will still be 
addressed.  Also, if the repairs are not necessary when they are projected in the Reserve Fund 
Study, they would be deferred until required.  
 
Adam Douglass (1510) suggested that the Board consider alternative water conservation 
equipment, as some residents may be incurring high energy costs without knowing.  The Treasurer 
agreed that this would be beneficial. 
 
Igor Yakubtsov (1704) asked if the Board had considered using less expensive lighting in the 
common areas.  The Treasurer confirmed that all common element lighting was switched to LED 
about three years ago and made a big difference.  The initial investment of $80,000 was recouped 
within 14-15 months; they also received a $30,000 grant from the Province.  He wasn’t sure how 
many residents had made this switch within their units. 
 
Kristine Bujold (903) asked if the Board could check for leaking toilets when they do the 
(delayed) HVAC inspections.  The Treasurer said that they started doing the HVAC inspections 
when they were having overflow problems.  They would like to do this again (at a cost), when 
they are able, as it helped raise awareness.  Ms. Bujold had two HVAC system leaks that her unit.  
She expressed concern that the inspections were delayed due to Covid.  The President noted that 
the Board did systematic inspections; however, water and HVAC are the responsibility of the 
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owners.  Ms. Bujold was aware that it was not the corporation’s responsibility, but because 50% 
of units are rented, far less attention was paid to maintenance.  Serious damage was caused to her 
unit (and common elements) by a rental unit above her. The President said that they will consider 
this when it is safer to go from unit to unit throughout the building.  Ms. Bujold suggested that the 
Board provide a maintenance memo or a video to owners, along with names of plumbers.  
 
Philip Piazza (1907) suggested that the meeting move to the next item on the agenda. 
 
7. APPOINTMENT OF SCRUTINEERS 
 
This item was not referred to. 
 
8. ELECTION OF BOARD OF DIRECTORS 
 
The position held by Brian McAuley was up for election and he put his name forward to stand 
again.  Becky Aiken (Host) asked if there were further nominations from the floor and there 
were none. 
 
Sandra Diaz (1102) moved, seconded by Philip Piazza (1907) to re-appoint Brian McAuley (810) 
by acclamation.  Motion carried. 
 
9. CORPORATION BUSINESS DISCUSSION 
 
Jason Milne (406) owned a unit that is being affected by the construction and asked if he was able 
to clean his own windows.  The President clarified that the inside face of the balconies (including 
the railings) were the owners’ responsibility.  Owners were reminded to use a cloth, a bucket and a 
squeegee so that water does not fall to the unit below.  Becky Aiken confirmed that people should 
be very careful about overwatering plants, cleaning rugs, etc., as the manager received complaints 
when water flows to the balcony below. 
 
Charles Abraham (907) asked if the use of the second-floor space generated income for the 
corporation.  The President clarified that it was a minor source of revenue, as it was rented out by 
Elections Canada occasionally (as a benefit to residents).  Brian McCauley confirmed that they 
had agreed to rent the space to Elections Canada for the next federal election and welcomed 
suggestions from owners, as every bit helped.  The Treasurer added that extra revenue from the 
rental of the party room usually went to cleaning and security costs.  Outside of Covid, rentals 
would generate $14,000-$15,000 per year.  The room was primarily used by residents and wasn’t 
meant to be a revenue-generating space. 
 
Sandra Diaz (1102) suggested that the Board modify the rental period for the party room, as she 
has had occasion to rent it for an evening, as opposed to an entire day.  It might be rented more 
often, and the rate could increase with the length of time booked.  The President noted that they 
would consider this. 
 
Philip Piazza (1907) noted that elevators were being booked for moves for six hours per day.  He 
had 2-4 trips to make with groceries one day and asked if, during Covid, owners could be advised 
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when the elevator is booked a few days before.  The President said that they tried to avoid booking 
multiple moves in one day and thought that 2-3 days notice was reasonable.  
 
Adam Douglass (1510) asked if the calendar in the management office (software) set out dates of 
moves.  Becky Aiken said that an update was done recently and thought that this information 
should be posted.  If something is booked, that time would be unavailable for others to book.  
 
The President thanked everyone for attending and asked if they would let the Board know their 
thoughts about virtual meetings and when to hold a semi-annual meeting in June.   
 
Anjela Pavlova (1309) cautioned that they might not be able to hold virtual meetings outside of 
the emergency measures deadline.  The President clarified that the meeting in June would be a 
non-voting meeting and they should be able to hold that meeting virtually.  The Treasurer would 
look into whether or not the corporation had this provision within its governing documents; 
otherwise, they may have to pass a by-law (if the emergency measures are not extended). 
 
10. ADJOURNMENT 
 
Gerard Bourdeau (1808) moved, seconded by Youngjun Hwang (1210) to adjourn the meeting.  
Motion carried. 
 
The meeting ended at 8:22 p.m. 
 


