
 
 

 

OTTAWA-CARLETON STANDARD CONDOMINIUM CORPORATION #934 

BOARD OF DIRECTORS MEETING - MAY 15, 2019 

10:00 P.M.  IN THE LIBRARY OF CRYSTAL VIEW LODGE 

AGENDA 
 

 
1. CALL TO ORDER  

2. PRESIDENT’S REPORT 

3. APPROVAL OF THE MINUTES OF THE PREVIOUS 
MEETING FROM APRIL 17TH, 2019. 

4. BUSINESS ARISING FROM THE MINUTES  

1. Kitec Plumbing Update 

2. Resident Hand Book 
 

5 FIRE UPDATE 
 

6 PROPERTY MANAGER’S REPORT 

7. TREASURER’S REPORT 

8. NEW BUSINESS  

 
1. Fire repair deficiency list 

9.  ADJOURNMENT 

10. NEXT BOD MEETING: TBA 
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OTTAWA-CARLETON STANDARD CONDOMINIUM CORPORATION #934 

BOARD OF DIRECTORS MEETING – WEDNESDAY, APRIL 17, 2019, 

10:00 A.M. IN THE CRYSTAL VIEW LIBRARY 

MINUTES 

 
1. CALL TO ORDER 

The Board meeting was called to order at 10:00 am. Present: Judi Wright, Bob  Bullock, ,Allan 

Jones, Dee Simons, Ron Gardner, and Kayla McKale (Property Manager). 

Minutes: Peggy Florida. 

 

2. PRESIDENT’S REPORT 
Judi Wright thanked the Board Members who had worked hard to advance the Kitec and 

rebuilding projects during her absence in the past month.  

 

3. APPROVAL OF PREVIOUS MINUTES 

MOTION: Moved by Allan Jones, seconded by Dee Simons, that the minutes of the March 

20, 2019 meeting be approved. CARRIED  

 

4. BUSINESS ARISING FROM THE MINUTES 

4.1  Kitec update: Tenders for the repair and replacement of Kitec went out on April 8 and will 

close on April 23. Selection of the successful bidders should be complete by April 26. There 

will be an information session for owners at Sir Guy Carleton High School on Wednesday May 

8 at 4pm. Bob Sauvé (project manager), Garnet Coglon (project engineer) and at least one 

plumbing contractor will be present at that meeting to answer residents’ questions. We hope to 

start work the week of May 13. Work will start on the fourth floors. Information will go out to 

affected residents as soon as the contractors have been selected. It is expected that residents will 

need to vacate their units for about 5 days. It is expected that it will take2 - 3 weeks to complete 

the work on each floor. OMS will provide packing boxes and provide help to residents where 

needed. 

4.2  Garage cleaning and drain flushing: Aquadrain has been scheduled to do this work on  

April 24. We are not sure if this will take one or two days.  

4.3  Window cleaning will be done this spring even though the courtyard windows are not 

accessible at this time. The courtyard windows will be cleaned once our construction permits. 
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Kayla is asked to get three two-part quotes for the window cleaning – the outer windows 

cleaned as soon as possible; the courtyard windows in the fall.  

4.4  Landscaping contract: The quotes for landscaping will be in by April 20 and a decision will 

be make early next week. We will keep Debbie, our gardener, on this summer to weed and 

improve the ground-level beds. Moved by Ron, seconded by Judi to select Exact unless a better 

bid is received it the next 3 days.  

4.5  With two major projects  (rebuild and Kitec) taking place this year, other projects will be 

limited to the removal of the willows along Tallwood and the dead maple at the northeast 

corner of our property.  The willows will be replaced by lilac bushes. Considering the 

possibility of unanticipated expenses associated with our two major projects, other planned 

projects such as the painting of the balcony railings, will be deferred until next year.  

5.  FIRE UPDATE:  Tenders went out last month with a closing date of April 25. The 

successful contractor should be selected by May 1st. Everything possible is being done to 

keep our garage accessible throughout the rebuild. In cases where it will must be closed, this 

will be for defined periods of time and advance notice will be given. It is possible that some 

of the reconstruction work will need to be accessed from the rear of our building. 

 

6. PROPERTY MANAGER’S REPORT (see attached)  

6.1  It is proving very difficult to schedule a time for work on our elevator. The company has 

not been able to give us an appointment that is at least 48  hours in advance. The office was 

asked to investigate other elevator companies for future service contracts.  

6.2  Our water bills and water rates have risen considerably. We want to remind residents to 

conserve water as much as possible. 

 

7. TREASURER’S REPORT (see attached) 

The Treasurer’s report consisted of a statement of financial position as at March 31, 2019, a 

statement of operations for the three months ending March 31, 2019, and a list of expenses for 

the 3 months ending March 31, 2019.  

 

8. NEW BUSINESS 

8.1   New reserve fund study: It was decided to defer this discussion until our construction work 

is done and the costs are clear. Kayla said that a new reserve fund study, especially one by a 

different company, is quite expensive.  

8.2   Residents handbook: Allan brought up several points that were clarified. The work is 

ongoing. 
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9. ADJOURNMENT 

Moved by Judi Wright at 11:45  that the meeting be adjourned. 

 
NEXT BOARD MEETING: Wednesday M a y  1 5  at 10 a.m. in the library at 

Crystal View. 



Board of Directors Meeting 
May 15th, 2019 

The Meridian - OCSCC 934 
 

Management Arising from the Minutes 
 

1) Additional landscaping quotes were received and the final decision sheet 
was created, Premiere Landscaping was approved.  

2) Otis has not rescheduled the soft starter installation time, and with Kitec 
plumbing they will need the elevator for tools and equipment. I have asked 
Otis for a copy of the contract.  

3) The City of Ottawa has been called in regards to the ownership of the dead 
tree at the N/E corner parking lot. They have confirmed it is on private 
property.  

4) Garage cleaning and drain flushing was completed by Aqua drain. 
5) Gemini has agreed to keep the same pricing assuming the price of the lilac 

trees has not gone up. He will absorb the price increases of disposal fees, 
fuel and labour to help. Please ensure the type of plants are the same when 
receiving other quotes.  

6) Tom Hinch AC inspection has been set up for owners starting May 13th. 
The 4th floor will be completed in a few weeks after the Kitec project has 
settled.  
 

 
New management On Going 

 
 

1) Window cleaning prices have been requested and decision sheet sent to the 
board. Cody has been approved.  

2) The parking lot has 1 light out, which JD Globe will have a lift to replace on 
May 21st.  When they investigated why the light in front of 1 Meridian is 
not working, they found there is no power getting to the light. The wiring 
has been damaged as it is connected underground from the fixture in front of 
3 Meridian, and it does not go through a conduit underground. They said due 
to this, they suspect it is from frost/ defrost etc weather. They will provide a 
quote to connect the fixture at 1 Meridian to the pot lighting under the 
canopy - but this will mean a ½ inch diameter conduit will have to go up the 
column of the canopy.  

3) Ken with Francis suggested we have some cleaning done to the MUA 



components on the roof when it is warmer. A quote has been requested, he is 
away on course in Toronto until Tuesday.  

4) Copies of the garage door key have been made for bicyclists requesting 
access until Gunnebo has installed a new cylinder for all units keys to open.  

5) Locks have been changed to all doors as part of the deficiency other then 
105N patio door. The owner has been provided keys for the lock present at 
the moment.  

6) 104S patio is enclosed and has requested it be opened, or a gate be added. 
She does not have any stairs to get out, but would like to be able to have 
access out in case of emergency and to attend to her plants.  

7) Doorlec has gone out of business and the garage openers owned at the 
moment are no longer available, both keychain and visor styles. There is a 
new remote that is compatible that is over $50 to order. Pivotech has 
suggested to add a second system at $150 +hst to allow a new style of 
remotes that are available in keychain style at $25 cost. They will install it to 
test the system to ensure it will work.  

8) Special Assessment letters were created and sent out by management.  
9) Preliminary AGM notice was sent out to all owners.  

  

 

 

 
 

 
 
 



 

 
 
 
 
18 April 2019 
 
Paul James Godden & Mari-Pierrette Nicole Tessier 
℅ AGB Lawyers 
1 Antares Drive - Suite 530 
Ottawa ON  K2E 8C4 
Tel: 613-232-8832 
Fax: 613-228-7404 
 
Purchaser Paul James Godden & Mari-Pierrette Nicole Tessier 
Vendor Bob Bullock & Carolyn Bullock 
Address 305-3 Meridian Place, Ottawa, ON  K2G 6N1  
Legal Desc Unit 5, Level 3,  

Ottawa Carleton Standard Condominium Corporation 934 
Closing Date 19 July 2019 
Our File No. 934_305-3 
Your File No. 19-0049 
Order No. N/A 
 
Pursuant to your request of 18 April 2019 please find enclosed a current Status              
Certificate as per the Condominium Act, 1998 and documentation package relating to            
the above-referenced property. 
 
Please note that our office requires written confirmation from the lawyer that this             
transaction of sale has closed. In addition, please provide us with the full name,              
address, email address, and telephone number of the purchaser so that we may             
correspond with the new owner with future Corporation business.  
  
Regards, 
  
Kayla McKale, Property Manager 
Capital Integral Property Management 
“As Agents for  OCSCC 934” 
 
 
* The information provided in this Status Certificate is as accurate as the information made               
available at the time of preparation of this document. The party addressed above who ordered the                
certificate (directly or through a law office or realtor) is allowed to use the information and is                 
with whom we have a liability relationship with regard to the information, exclusively. A third               
party cannot hold us liable. Each party relying on the information is required to order their own                 
status certificate.   

 



 

STATUS CERTIFICATE 
(Under subsection 76 (1) of the Condominium Act, 1998) 

Updated 23 March 2018 

 
OTTAWA CARLETON STANDARD CONDOMINIUM CORPORATION No. 934 

THE MERIDIAN AT CENTREPOINTE 
 

 
Ottawa Carleton Standard Condominium Corporation No. 934 (known as the “Corporation”)           
certifies that as of the date of this certificate:  
 
GENERAL INFORMATION CONCERNING THE CORPORATION 
 
1. Mailing address: See below 
 
2. Address of service: See below 
 
3. Property Manager: Kayla McKale - kmckale@cimanagement.ca 

Capital Integral Property Management 
205-1600 Laperriere Avenue 
Ottawa, ON  K1Z 8P5 
Tel: 613-722-1232 
Fax: 613-651-0306 

 
4. The Directors and Officers of the Corporation are: 

Judi Wright, Director, President  13 July 2018 - 2020  
Bob Bullock, Director, V President, OOP  13 July 2018 - 2020  
Ron Gardner, Director, Treasurer  08 June 2017 - 2019  
Allan Jones, Director  08 June 2017 - 2019  
Deirdre Simons, Director  13 July 2018 - 2020 
Peggy Florida, Officer, Secretary  

 
 
COMMON EXPENSES / JOINT USE MAINTENANCE FEES 
 
5. The current Owner(s) of Unit 5, Level 3, known as 305 - 3 Meridian Place, and assigned use of                   

parking space 60 and locker 22, Ottawa, Ontario of Ottawa Carleton Standard Condominium             
Corporation 934 registered in the Land Registry Office for the Land Titles (or Registry) Division               
of Ottawa is NOT in default in the payment of common expenses.  

 
6. The current monthly Condominium Fee for this unit is $634.55, due and payable on the first day                 

of each month. 
 
Payment on account of common expenses for the unit in the amount of $634.55 was received                
for the period of 01 April 2019 through 30 April 2019 pending confirmation from the bank. 
 
A special assessment levied against this unit in the amount of $5,000.00 due 21 March 2019 has                 
been paid pending confirmation from the bank. 
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These above amounts include the amount of any increase since the date of the budget of the                 
Corporation for the current fiscal year as described in paragraph 10. An update of the account                
should be requested prior to the closing date. 

 
7. The Corporation has the amount of $0.00 in prepaid Common Expense/Condominium Fees for             

this unit.  
 

8. There are no amounts that the Condominium Act, 1998 requires to be added to the common                
expenses payable for the unit, except: for any increase in common expenses the budget may               
require. 
 

BUDGET 
 

9. The revised budget of the Corporation for the current fiscal year should result in a balanced                
budget. 
 

10. The budget commenced 01 January 2019. A 4.89% increase to the monthly condominium fees              
was included in the budget. Since the date of the budget of the Corporation for the current fiscal                  
year, the common expenses for the unit have not been further increased, except: 

 
A revised budget effective 01 February 2019 was approved by the Board. A 2.95% increase               
from the January 2019 budget for a total 7.84% increase from the 2018 fiscal year. 
 

11. In February 2019, the Board announced a special assessment to be levied against the unit to                
carry out the Kitec project described in paragraph 12(b). The Special Assessment amount for              
each unit will be determined after the successful contractors for the work have been selected               
through a tendering process and the projected costs are known. It is estimated the Special               
Assessment will be between $8,000 and $10,000. An initial assessment of $5,000 per unit was               
paid by all units in March 2019 in order to enable the Board to have funds to pay for the initial                     
work in the project. See the Special Assessment notice attached to the budget. 
 

12. The Corporation has no knowledge of any circumstance that may result in an increase of               
common expenses for the unit, except for any increase in the new fiscal year as per an approved                  
budget and as the reserve fund plan may require, and as any changes in the new Condominium                 
Act may require when enacted, and 
 
a) The Corporation has been advised that due to a large claim and an increased risk to                

insurers, the Corporation’s insurance premium will be increasing. As a result, the            
Corporation is required to increase the common expenses to address this increase.            
Currently, based on the information available, it appears that the common expense increase             
will be 3%. A revised budget is being prepared and will be sent to owners shortly. 

 
As of 02 February 2019, the Corporation will not have insurance coverage for water damage               
(for the common elements or standard units). Despite best efforts, the Corporation was not              
able to secure this coverage. The Corporation continues to seek this coverage. However, in              
the meantime, Unit Owners should advise their own insurers that the condominium            
corporation does not have this coverage and should ensure that they have adequate             
coverage under their respective Unit policies. 
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b) The domestic cold and hot water supply piping and fittings inside the individual units and                
amenity rooms were constructed using Kitec plumbing systems. This material has been            
known to prematurely leak in similar installations. 

 
Replacement of Kitec plumbing in the common elements is not included in the corporation’s              
Reserve Fund Study and Plan, because there is relatively little Kitec plumbing in the              
common elements. The Board has initiated the process of carrying out the Kitec project for               
all sixty-six (66) units as well as the common areas at the Meridian. The work in the units                  
will be paid by a Special Assessment on unit owners based on the amount of work done in                  
each unit as well as an equal sharing of project costs such as legal fees, project management                 
fees and engineering fees. See paragraph 11. 

 
c) The Protecting Condominium Owners Act, 2015, will bring some important changes to             

condominium law and administration in Ontario, including changes to the Condominium           
Act, as well as mandatory licensing for condominium property managers. Also,           
condominium corporations will be required to make payments towards the new           
Condominium Authority of Ontario. The Corporation might also experience increased Legal           
Costs (for review of and/or amendments to the Corporation’s governing documents and for             
added guidance and assistance in relation to the new legislation). 

  
As the result of changes to the Condominium Act, property management fees have increased              
significantly in 2018 and 2019. As well, the recent Reserve Fund Study has increased              
contributions to the Reserve Fund by about 15%-20% for 2018 and in each of the following                
two years. Condo fees at the Meridian increased 5.85% in 2018 and 7.84% in 2019. We                
expect condominium fees will increase a similar amount in 2020. 

  
The Protecting Condominium Owners Act, 2015, is bringing important changes to           
condominium law and administration in Ontario, including changes to the Condominium           
Act, as well as mandatory licensing for condominium property managers. These changes are             
not fully enacted. Further increases to the condominium fees due to these matters are              
possible, but not expected. 

 
RESERVE FUND 

 
13. The Corporation’s reserve fund amounts to $1,065,853 (un-audited) as of 28 February 2019.  

  
The balance of the aging fund as at 31 January 2018 was $2,500.00 which was transferred to the                  
reserve fund for 2019. 
 

14. The most recent reserve fund study conducted by the Board was a Reserve Fund Study update,                
dated October 2017 and prepared by Keller Engineering.  

 
15. The balance of the reserve fund at the beginning of the previous fiscal year was $946,511                

(audited) and the balance of the aging fund was $7,129 (audited). The financials for the               
previous fiscal year are in the process of being finalized and audited. In accordance with the                
budget of the Corporation for the current fiscal year, the annual contribution to be made to the                 
reserve fund in the current fiscal year is $103,666 from the operating fund, and $10,000 from                
the 2018 operating surplus, and $2,500.00 from the aging fund. The anticipated expenditures to              
be made from the reserve fund in the current fiscal year amount to $401,594. The Board                
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anticipates that the reserve fund will be adequate in the current fiscal year for the expected                
costs of major repair and replacement of the common elements and assets of the Corporation. 
 

16. The Board has sent to all owners a notice containing a summary of the reserve fund study, a                  
summary of the proposed plan (Form 15) for future funding of the reserve fund and a statement                 
indicating the areas, if any, in which the proposed plan differs from the study. 
 

17. There are no plans to increase the reserve fund under a plan proposed by the Board under                 
subsection 94 (8) of the Condominium Act, 1998 for the future funding of the reserve fund,                
except as indicated in the Form 15.  
 

LEGAL PROCEEDINGS, CLAIMS 
 

18. There are no outstanding judgments against the Corporation. 
 

19. The Corporation is not party to any proceeding before a court of law, an arbitrator or an                 
administrative tribunal. 
 

20. The Corporation has not received a notice of or made an application under section 109 of the                 
Condominium Act, 1998 to the Superior Court of Justice for an order to amend the Declaration                
and description, where the court has not made the order. 
 

21. The Corporation has no outstanding claim for payment out of the guarantee fund under the               
Ontario New Home Warranties Plan Act. 
 

22. There is currently no order of the Superior Court of Justice in effect appointing an inspector                
under section 130 of the Condominium Act, 1998 or an administrator under section 131 of the                
Condominium Act, 1998. 
 

AGREEMENT WITH OWNERS RELATING TO CHANGES OF THE COMMON ELEMENTS 
 
23. The unit may be subject to one or more agreement(s) under clause 98 (1)(b) of the                

Condominium Act, 1998 or section 24.6 of Ontario Regulation 48/01 (General) made under the              
Condominium Act, 1998 relating to additions, alterations or improvements made to the common             
elements by the unit owner. To the best of the Corporation’s information, knowledge and belief,               
the agreements have been complied with by the parties. 
a) No modification agreements currently on file.  
  
The following modifications have been made by the unit owner(s) or previous unit owner(s)              
without the prior written approval of the Board of Directors:  
a) We are not aware of any. 

 
[Note: Section 98 of the Condominium Act applies only to modifications made on or after the                
date the Act came into force (May 5, 2001). This is simply a list of the modifications known to                   
the Corporation. Other modifications, not known to the Corporation, may have been made             
without approval of the Corporation and accordingly may not be lawful]. 

 
The following renovations have been advised of by the unit owner(s) or previous unit owner(s)               
but do not require the prior written approval of the Board of Directors: 
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a) Replace hardwood; and 
b) Bathroom renovation. 

 
Except as otherwise indicated in an agreement or in the By-Laws or Rules of the Corporation,                
the owner of the unit, from time to time, is entirely responsible for all modifications made to the                  
common elements by the Owner(s) or by a previous Owner(s) of the unit. Accordingly, any               
future unit Owner(s) is also responsible for the modifications made and is also responsible for               
all maintenance, repairs and insurance related to such modification and must fully and             
completely indemnify and save harmless the Corporation from any claims, expenses or losses             
related in any way to the modifications. Without limiting the generality of the foregoing, the               
Owner shall be responsible for all costs and expenses incurred in order to remove the               
modification to afford the Corporation access to any portion of the property (for the purposes of                
carrying out repair or maintenance, or for any other reason) as well as reinstatement of the                
modification (if desired), and the Corporation shall have no obligation for any damage which              
may be caused to the modification as a result of any such required access. Any modification or                 
upgrade to common elements must have prior written approval from the Board of Directors. 
 
If an owner sells his or her unit, the owner shall, upon request from the purchaser, provide to                  
the purchaser a written list of all modifications made to the common elements by the owner or                 
by a previous owner of the unit. When a unit is sold, it is the responsibility of the purchaser to                    
determine what modifications have been made to the common elements by the vendor or by a                
previous owner of the unit. 

 
LEASING OF UNITS 
 
24. The Corporation has received notice under section 83 of the Condominium Act, 1998, that 2               

unit(s) was (were) leased during the fiscal year preceding the date of this status certificate. 
See Declaration 3.01b which restricts occupancy of the unit to “family” as defined therein. 

 
SUBSTANTIAL CHANGES TO THE COMMON ELEMENTS, ASSETS OR SERVICES 
 
25. There are no additions, alterations or improvements to the common elements, changes in the              

assets of the Corporation or changes in the service of the Corporation that are substantial and                
that the Board has proposed but has not implemented, and there are no proposed installations               
of an electric vehicle charging system to be carried out in accordance with subsection 24.3 (5)                
of Ontario Regulation 48/01 (General) made under the Condominium Act, 1998.   
 
However, attention should be given to the following: 
Parking spaces and lockers are allocated and may be reallocated from time to time by the Board                 
as per Declaration 4.04 and 4.06. 
Occupancy is restricted to “family” as defined in Declaration 3.01b. 
Smoking is prohibited as per Declaration 3.01f. 
Pets are prohibited as per Declaration 3.03.  

 
INSURANCE 
 
26. The Corporation has secured all policies of insurance that are required under the Condominium              

Act, 1998, except: See paragraph 12 respecting water damage coverage (not currently            
obtainable by the Corporation). 
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PHASED CONDOMINIUM CORPORATIONS 
 
27. N/A  

 
28. N/A  
 
VACANT LAND CONDOMINIUM CORPORATIONS 
 
29. N/A  

 
LEASEHOLD CONDOMINIUM CORPORATIONS 
 
30. N/A  

 
31. N/A  

 
32. N/A  

 
 
ATTACHMENTS 
 
33. The following documents are attached to this status certificate and form part of it:  

  
a) a copy of the current Declaration for the Corporation; 
  
b)   a copy of the By-Laws for the Corporation; 
  
c) a list of all current agreements between the Corporation and the owner of the unit: if                

applicable, see paragraph 23; a copy of all agreements, if any, described in clause 98 (1) (b)                 
of the Condominium Act, 1998 or section 24.6 of Ontario Regulation 48/01 (General) made              
under the Condominium Act, 1998 that bind the unit; or current agreements mentioned in              
section 111, 112 or 113 of the Condominium Act, 1998 and all current agreements between               
the Corporation and another corporation where applicable;  

 
d)   a copy of the Rules and Regulations; 
  
e)   a copy of the last audited financial statements and auditor’s report; 
  
f) a copy of the budget  and special assessment for the current fiscal year; 
  
g) a certificate or memorandum of insurance for the Corporation; and 
  
h)   a copy of the most recent Form 15. 
 

RIGHTS OF PERSON REQUESTING CERTIFICATE 
 

Page 7 of 8 

 



 

34. The person(s) requesting this certificate has the following rights under subsections 76 (7) and             
(8) of the Condominium Act, 1998 with respect to the agreements listed in subparagraph 33 (c)                
above: 
 
1. Upon receiving a written request and reasonable notice, the Corporation shall permit a             

person who has requested a status certificate and paid the fee charged by the Corporation for                
the certificate, or an agent of the person duly authorized in writing, to examine the               
agreements as per subparagraph 33 (c) at a reasonable time and at a reasonable location. 

 
2. The Corporation shall, within a reasonable time, provide copies of the agreements to a              

person examining them, if the person so requests and pays a reasonable fee to compensate               
the Corporation for the labour and copying charges. 

 
Dated at Ottawa this day of 18 April 2019 
  
Ottawa Carleton Standard Condominium Corporation No. 934 

 
Kayla McKale 
Property Manager 
Capital Integral Property Management 
“As Agents for OCSCC 934” 
 
*The information provided in this Status Certificate is as accurate as the information made available at the time                  
of preparation of this document. The party that orders the certificate is allowed to use the information and is                   
with whom we have a liability relationship with regard to the information, exclusively. 
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