
Ottawa-Carleton Standard Condominium Corporation No. 725 
 

Minutes 
Board of Directors Meeting 

15 July 2019 
 
Present: 
Margaret VanDongen President/Secretary  
Ross Allan Treasurer  
Yvette Theriault Director at Large  
Linda Charette Property Manager  
Doug Wigney Departing Board Member (Opening Item only) 
 

1. The meeting was called to order at 10 a.m. 
 

2. Handover of Files from departing President 
Doug Wigney’s resignation from the Board was effective 27 June 2019.  He handed over 

several paper and electronic files.  The remaining Board members thanked him for his 
hard work on the Board.  At this point, Doug departed the meeting. 

 
3. Selection of Interim President  

The Board ratified a decision made via e-mail after Doug Wigney’s resignation to appoint 
Margaret VanDongen as President of the Board until the AGM.  It was also proposed 
that no new members be sought at this late stage in the year.  

Moved/seconded/approved 
 

4. Motion to Approve the Agenda and the Minutes from the meeting of 28 May 2019. 
Several additions were made to “Other Business” in the Agenda and it was presented for 

approval. 
Moved/seconded/approved 
The minutes from 28 May 2019 were presented for approval. 
Moved/seconded/approved 
 

5. Management Report 
The Property Manager reported on items that had been completed and on some items still 

outstanding.  
Items Completed: 



● Patio pressure washing - complete – Board comments: several units are still 
to be completed.  

● FOB emergency situation - completed – Board Comments: several units have 
not yet reported their numbers.  CIPM was asked to follow-up with these units. 

● Window cleaning and garage cleaning - completed. 
● Lock box was installed with keys to the water room. – Board Comments: It 

is unclear which valve actually shuts off the water.  Of the three valves that were 
identified, one is labelled “to be used by City of Ottawa only”, and one is for the 
sprinkler system.  CIPM was asked to verify which valve actually turns off the 
water to the building and to arrange for training in it use by Board members.  

● Recycle bins and back door entrance were painted 
● Bed bug treatment completed on the unit and the adjacent units.  Hallways 

were not done as this would have required a non-movement period of 4 hours. 
No recurrence has been reported.  

Ongoing Items: 
● Bell Fibe Installation:  Although Bell has said that all units are done, a number 

of units remain to be completed.  Several of these are problematic as the 
service stacks are not accessible.  Bell has been asked for information on how 
these stacks can be accessed and the timeline for completion.  CIPM was 
asked to investigate alternate means of accessing the blocked stacks so that 
drilling/painting work does not need to be carried out in the units.  They are also 
to ascertain if there would be other impacts if this work was delayed for several 
months.  

● Camera System.  At least one camera needs replacing as it is an old unit and 
not compatible with the new system.  This has not yet been scheduled.  

● Locker assignment.  A number of lockers are being used by residents of units 
that do not own the locker.  CIPM has created a list of unit/locker/parking spots 
for the building.  This list is being checked by the Board to ensure that there is a 
formal record for all units and their holdings.  Discrepancies will be verified by 
CIPM.  

● Flushing the drainage system A quote for this work is being prepared by the 
contractor who was on-site on the 12th of July.  

● Window Assessment – the Engineering firm carrying out the inspection has 
asked for and received historical data on our windows from CIPM. 

● Flushing the HVAC system. CIPM has requested a quote for this work but it 
has not yet been scheduled. 

● External Dryer Vents. A notice was sent out to owners where the external 
vents are showing presence of lint residue.  



● Fire/Smoke Detectors. Pyron has reported on the annual repairs and 
inspection of the fire/smoke detection systems.  Several smoke detectors 
require replacement.  Most of these replacements will be charged back to 
owners.   The Board asked CIPM to report back as to whether or not the 
defective units have been replaced and if the costs have been charged back to 
owners.  

 
6. Financial Update 

Board members asked for clarification on many items where there was a variance 
between the budget and actual expenditures.  The Financial report prepared by CIPM 
did not include sufficient information.  
CIPM is asked to report back to the Board on the following items:  

● Line 5022 – Hydro - are we still getting credit for the rebate earlier this year? 
● Line 5030 – Why is there a variance on water/sewer usage? 
● Line 5510 – what are these reserve expenditures? 
● Line 5440 – Mechanical Maintenance/HVAC – what is this expense? 
● CIPM was also asked to check if there will be a significant increase in water 

charges in the future as the City has changes/increased its billing to residences.  
● Condo Fee arrears – CIPM was asked to check if there is a mechanism to 

ensure that owners are on schedule for their payments.  Some of the owners 
have been consistently in arrears.  

● Although Board members can prepare questions prior to the meeting, the Board 
asks that a more thorough “variance report” be prepared by CIPM for future 
meetings. 

 
7. Status Certificate Review 

It was noted that the last update to the Status Certificate was made in March 2019.  CI was 
requested to update the SC due to the resignation of two of the Board Members.  Also, 
the end date of the term for Yvette Theriault should be September 2019, the date of 
the AGM.  

 
8. Preventive Maintenance Program. 

At this point Francois Leblanc joined the meeting to discuss a strategy for implementation of a 
Preventive Maintenance inspection of all units.  He gave a brief history of the reasons 
for and results of the last program and noted that it resulted in a reduction of our 
insurance premiums.   Although this is not an expectation this time, any reduction in 
weaknesses in the plumbing system will have a positive impact on future costs to 
owners.   Several points of note in his recommended strategy: 



● Ensure that the plumbers engaged for the work have insurance to cover 
possible damages to floors or appliances.  If CIPM has plumbing companies 
with which they have regular dealings and perhaps preferential pricing, then 
these companies should be approached for quotes.  

● The work should be done on a “cost plus” basis rather than a “per unit” price. 
This was done last time and resulted in savings overall.  

● In units where original toilets and flaps are still present, have the flaps replaced 
at Corporation expense as this would ensure the Corporation would have less 
costly repairs caused by water damage. It should be noted that this is a one 
time only initiative. 

● Frequency of these inspections should be every 3 to 4 years. 
Following the presentation it was proposed that we proceed with this program as 

recommended. Copy of proposal is attached.  
Moved/seconded/approved 
 

9. Other Business 
a) AGM planning – The PM brought forms for the signature of the Treasurer for 

purposes of the Audit.  The Board was informed that the Audit Report would be 
available by the third week of August.  Notice of the AGM must be out 20 days before 
the meeting.  The meeting is scheduled for 24 September, 2019.  Chairs will have to 
be ordered.  The Board undertakes to find out where chairs were ordered from in the 
past.  

Response to budget questions for the AGM: The draft response to questions on budget 
items with a variance of 10% or more against the budget will be reviewed by the Board 
before the next meeting.  

b) Corporation Records – The boxes of material transferred to CIPM by Apollo still 
requires decisions on what needs to be digitized and what can stay in paper records. 
Better organization of the material may also be necessary.  An owner who has records 
management experience has volunteered to help with organization of the material.  It 
was proposed to accept this offer. 
Moved/seconded/approved.  

c) Rules – Finalization and Distribution – The legal review has been completed.  With 
the exception of several recommendations, most changes are considered acceptable. 
The lawyer also provided us with several rules that could be added to the document. 
The Board members had reviewed the suggested additions and other than a rule on 
Pest Control decided that the document was fine with the changes recommended by 
the lawyer.  It was suggested that the Rules Committee could be asked to review the 
new rule on pest control.  Once this item is completed, the Rules will be ready for 
issuance.  



d) Job Descriptions of Superintendent and Cleaner – A job description prepared by 
the Board for the positions of Superintendent and Cleaner was given to CIPM for 
consideration and to develop a checklist of tasks to be done with expected frequency 
of items to be completed 

e) Payment of Invoices/Petty Cash Fund – The Board asked CIPM to establish a Petty 
Cash fund for paying small bills from the various committees.  The current process for 
making payments to owners who expend money is much too long and complaints have 
been received.  

f) Bell Fibe update – A complaint has been received from an owner whose unit will be 
one that may need some dry wall and plaster work in order to obtain access to a 
crushed service stack.  CIPM was asked to get a full report on what work would be 
necessary, how long it will take in each unit, and whether or not this could be delayed 
for several months without cost.  Also, no access to the unit is to be requested without 
first advising the Board so that decisions can be made on requesting access.  

g) FOB backup file and entry strategy.  CIPM was asked to ensure that a backup list of 
FOB numbers is available should there be another break down of the system.  CIPM 
was also asked to look into the feasibility of a backup keyed system should power to 
the FOB and entry system go down, and also the cost of having an access board at the 
back door similar to that at the front door.  

h) Noise Rules – 9 am timing – An owner asked if the 9 am timing applied to contractors 
who may be on-site working for the Corporation. Generally, this is not the case as 
contractors often start work as early as 7 am (window cleaners were on-site by 7 am 
setting up for their work).  Normally Corporation contractors do not make excessive 
noise before 8 am. The Rules apply to owners and residents and in-unit contractors.  

i) Lobby table.  The lobby table was removed some time ago and placed in the party 
room.  The removal of the table was apparently due to the fact that it needed 
resurfacing and that the work would be too expensive.  The Board has been 
approached by several owners who agree to contribute to the resurfacing costs.  It was 
proposed that if we can obtain private money to repair the table we will do so and 
return it to the lobby. 

Moved/seconded/approved 
j) Emergency contact number on notices in hallways/elevators. CIPM was asked to 

have the notices of contact information include the Emergency Contact information.  
 

10. Next Meeting 
The next meeting is scheduled for 26 august at 10 am.  
 

11. Adjournment 
The meeting adjourned at noon. 



  



Preventive Maintenance Program 2019 
By F. LeBlanc, June 2019. 
What I suggest we do for the 2019 Preventive Maintenance Program: 

1. Ask our Property Manager to inspect the 12 units where steel jacketed hoses for the 
Washer/Dryer were not installed in 2016 and report to Margaret. For budgeting 
purposes, it is necessary to know how many have not been upgraded. Since hose 
replacements in all other units were performed at the cost of the Corporation, I suggest 
that the PM inform the unit owners concerned that all costs to replace hoses will be 
born by the Corporation (excluding any wall or floor demolition and reconstruction work 
if ever necessary). The units concerned are: 120, 205, 311 323, 327, 402, 413, 423, 
424, 427, 428, 430 (see attached spreadsheet). It will be a relatively small cost 
compared to the risk of having to deal with another water leakage in the building. 

2. Review and update the Preventive Maintenance Report Form (see Annex 2 in report). 
It should describe all items that will be inspected. A copy of the Form will be given to 
each owner after the inspection and the original kept by CIPM for our records and 
preparation of the final Program report. 

3. Invite at least two plumbing companies to quote for the work to be done. As per the 
2016 experience, I suggest that we ask them to submit a quote as ‘cost plus’  bid i.e. 
the actual number of hours worked by the plumbers (checked and verified by our 
Superintendent participating to the inspections) and the actual cost of materials & parts 
(caulking, flaps etc.) plus an overhead management fee, generally 10%. CIPM may 
already have a ‘special’ hourly rate negotiated with a plumbing company. Work will 
require two employees to install new hoses for the few remaining units but may not 
require two employees for the rest of the inspections. 

4. I suggest that we ask the plumber to replace all toilet water reservoir rubber ‘flappers’. 
Water is very expensive for our corporation and leaking toilet reservoirs probably cost 
us much more over time than the cost of replacing the ‘flappers’ after many years of 
service. I doubt that most owners replace these on a regular basis.  

5. A ‘Request for Owner Agreement’ should be signed by all owners who agree to have 
their flappers replaced and shut-off valves inspected. This includes the main unit water 
valves, the HVAC water valves as well as the smaller valves for toilets and sinks. The 
valves belong to owners and any resulting problem during testing would be the 
responsibility of the owner. 

6. I also suggest that the engineer hired to review and prepare a strategy for our window 
replacements joins the inspection team. The benefit would be that we do not have to 
disturb the unit owners or tenants a second time for this specific activity, and the board 
would be assured that the inventory and preliminary condition assessment of all 
windows and balcony doors is done professionally and will be used in the on-going 



study. I figure that it should take more or less the same amount of time for inspection 
by the engineer and the plumber. 

7. Owners Meeting: There are many new owners at Sussex Square since 2016, calling 
an owners information meeting to present this program would certainly go along way to 
avoid misunderstandings and convince the owners of the benefits of such a program. 
This type of meeting was well received in 2016. Task: Prepare a detailed Program 
Description for that occasion including owner/resident responsibilities and legal 
considerations that allow the corporation to enter and inspect the units, and make 
recommendations for maintenance and repairs. 

8. Scheduling: could be next September or October when most owners are back from 
summer vacations or still here before leaving for the USA. Since water hoses do not 
need to be replaced in most units, it should take no more than two days per floor to do 
the inspections (30 units per floor) 

9. Budget:  
a. $50 x 122 = $6,100 Average of $50 per unit for plumber  
b. $15 x 244 = $3,660 For 2 flappers per unit 
c. $30 For new hoses + plumbers time 
d. $Fee x 8 days for window engineer (funds already budgeted in Reserve Fund 

Study) 
10.Owners who wish to have their HVAC unit inspected and maintained should be invited 

at that time to sign up and have this performed by a company recommended by CIPM. 
They will benefit from any group rebate that might be negotiated by CIPM on our 
behalf. 

11.One Board Member should participate in the first 5 inspections. 
12.Strong commitment by PM is essential.  

 


