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OTTAWA CARLETON STANDARD CONDOMINIUM CORPORATION #829 
THE MONDRIAN 

324 LAURIER AVENUE WEST 
OTTAWA, ONTARIO  

 
MINUTES OF THE ANNUAL GENERAL MEETING 

MAY 23, 2018 AT 7:00 P.M.  
 
With no objections noted, Miriam Zia, President, presided as Chair of the meeting. All present were                

welcomed and the head table was introduced as follows: 
 

BOARD MEMBERS PRESENT: 
 
Miriam Zia President  
Maxime (Max) Neelakantan Treasurer  

 
 

GUESTS: 
 
Neil Scilley Auditor, BDO Canada LLP 
Kayla McKale Senior Property Manager, Capital Integral Property 

Management  
Denise Angus Recording Secretary, Minutes Solutions 

 
 

 
1. ANNOUNCEMENT OF QUORUM AND CALL TO ORDER 

 
Miriam Zia reported 22 proxies and 41 owners present, for a total of 63. This constituting a                 
quorum of at least 25% as required under the Condominium Act, 1998, for the transaction of                
business, the meeting was duly called to order at 7:16 p.m. 
 

2. PROOF OF NOTICE 
 

Notice of this meeting of owners was provided to all registered owners in accordance with the                
bylaws of the Corporation and the Condominium Act, 1998, as evidenced by the declaration of               
service. A copy of the notice and proof of service is annexed to these minutes as a schedule.  

 
3. MINUTES OF THE LAST ANNUAL GENERAL MEETING 

 
Members reviewed a draft of the minutes of the previous AGM.  
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On a motion made by Shawn Ferris of Unit 1703, seconded by Kevin Reyes of Unit 1005, it was 
resolved to approve the minutes of April 25, 2017.  Motion carried.  

 
4. APPOINTMENT OF SCRUTINEERS 

 
Jeffrey Robinson of Unit 1311, and Kevin Reyes of Unit 1005 participated as scrutineers for the 

meeting.  
 

5. PRESENTATION OF AUDITED FINANCIAL STATEMENTS 
 
The Corporation’s Auditor, Neil Scilley of BDO Canada LLP, presented the annual audited financial              

statement of the financial position as at December 31, 2017. The auditor’s report, balance              
sheet, statement of reserve fund operations, statement of income, statement of cash flows, and              
notes were reviewed and explained.  

 
Operating Fund:  
Nupur Iyer of Unit 2205: Did we use that much less hydro last year?  
Response, Max Neelakantan: I think that essentially it was a light winter, but I agree that the costs are                   

less than usual based on consumption.  
Response, Neil Scilley: I would not be shocked if these utility fees go up next year.  
 
Luc Prefontaine of Unit 701: The 2017 budget provides a sub-total of expenses at $1,037,088               

whereas there is a different number on the operating budget of the audit. Why is this? 
Response, Max Neelakantan: There was a $250 error that occurred in the spreadsheet under the line                

item “administrative expenses”. In addition, the line item “deficit removal item” is only a              
forecasted budget estimate. This then explains the differential between the two budgets but             
essentially the bottom-line is ostensibly the same.  

 
Luc Prefontaine of Unit 701: What is the nature of the increase in “professional fees”?  
Response, Max Neelakantan: For the period 2016/2017, expenditures have typically included $1,000            

in legal fees for drafting letters, and reviewing questions from owners, together with an audit               
costing $5000. In 2017, there was a more in-depth audit on the HVAC system that came out of                  
professional fees.  

 
Reserve Fund Study: It was agreed that this topic provides a more in-depth discussion given the                

status of current and ongoing projects. The Board has forecasted projects as a direct result of                
the RFS, and now has a better understanding of the position of the reserve fund study.  

 
Lynne Genik of Unit 1402: Do you do any kind of assessment on what the RFS should look like?  
Response, Neil Scilley: None. I do not have the expertise to do that and that is why the condominium                   

act requires that a detailed RFS is done by an accredited engineer. We look at what the                 
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engineer has projected, the work that has been done, and whether the RFS is accurately               
presented and reflects the facts.  

 
Jeffrey Robinson of Unit 1311: How do you explain the $400,000 deviation from the engineer’s report                

and the Corporation’s current financial position?  
Response, Max Neelakantan: Unfortunately, the engineering firm started off with an incorrect reserve             

fund balance. We are currently investigating how this came to be, and are attempting to               
determine the original of the discrepancy.  

Response, Miriam Zia: In Note 2 of the auditor’s report there is a paragraph that explains the shortfall                  
that Max alluded to. The audited financials are correct, but essentially the engineer used the               
incorrect balance to calculate the projected reserve fund contributions.  

Response, Max Neelakantan: We have prioritized a significant number of projects over the next five               
years, with a complete analysis of all projects to be carried out together with those to be                 
deferred.  

● Sealant replacement ($150,000; 2020) 
● Soffit repair ($12,000; 2022) 
● Replacement of garbage compactor ($35,000; 2022) 
● LED retrofit ($12,000 relamping, $40,000 replacement of ballasts in parking garage) 
● Windows replacement program ($536,000; 2022). A maximum total expenditure of          

$773,000 is forecasted over the next five years. These figures are speculative and are              
based on the overall condition of the windows. An envelope screening program is to be               
conducted in 2020 to assess the window quality and air escapes. The screening             
process must be initiated over the next couple of years.  

 
Jeffrey Robinson of Unit 1311: Are we still using the same engineering firm?  
Response, Miriam Zia: Yes, we are. They are professional and are very good at what they do. We                  

want to figure this financial discrepancy out with them.  
 
Lynne Genik of Unit 1402: I am surprised that we are doing an elevator audit now.  
Response, Miriam Zia: The audit being done currently is an audit of the maintenance work.               

“Regional” is the maintenance company, and the audit is to ensure that they are delivering the                
maintenance standards as per our contract with them.  

Comment, Max Neelakantan: The Corporation pays $450 per elevator per month and this fee is               
increased every year. Our current contract expires in October and stipulates that we can advise               
of any noted deficiencies.  The last elevator audit was two years ago.  

 
Jeri Rodrigs of Unit 803: Regarding the replacement of windows, can we ask the builder (Tarion) if                 

they can do something about this in terms of a warranty?  
Response, Max Neelakantan: Our engineer suggested a couple of things that we could go back to the                 

developer on, but this was not one of them. The Board is confident that trying to address the                  
warranty will be ineffective given the nine-year time lapse.  

 

ANNUAL GENERAL MEETING, CCC 829, MAY 23, 2018  P. 3 



DRAFT  
 

Jonathan Gilmore of Unit 1407: I have heard news about another condominium corporation in Ottawa               
doubling their condominium fees overnight. What steps are being taken to ensure that does not               
happen here?  

Response, Neil Scilley: Yes, I had heard of this case where the $700-800 condominium fees               
effectively doubled overnight based on a dramatically underfunded reserve fund. The risk of             
something like that in a new building is dramatically less than in an old one. All elements in that                   
building should have been replaced once if not twice.  

Response, Miriam Zia: Our Corporation uses a lot of professional services to ensure that we are                
consciously aware of the requirements of the building. We undergo a rigorous annual budget              
process, work closely with the property manager, conduct repairs in a timely fashion, and collect               
fees in line with what the RFS recommends. I would venture to say that we are safe from                  
experiencing anything of this nature.  

 
Luc Prefontaine of Unit 701: I emailed you a list of questions and I am not sure whether you have                    

answered them with respect to the reserve fund.  My first question is directed to the auditor.  
With respect to your mandate, is your mandate to ensure that legislation is followed as it relates to                  

expenses, specifically as it relates to expenditures from both the reserve and operating funds?  
Response, Neil Scilley: Yes, in terms of the legislation, we look at every transaction coming out of the                  

reserve fund to ensure that it is consistent with industry norms for projects considered either a                
modification or a betterment for the building.  

Response, Miriam Zia: The Board regularly consults with the auditor ahead of expenditures to ensure               
that they are paid through the correct funds.  

 
Thomas Roth of Unit 1803: What defines how we make up the shortfall in the reserve fund? Is it the                    

act?  
Response, Neil Scilley: Yes, the act determines that the reserve fund must be adequately funded and                

there must be a financial recovery plan tailored to the condominium’s study. How you get there                
is determined from the next reserve fund study, which for this Corporation is in 2019.  

 
Miriam Zia thanked Neil Scilley for his report and the work he provides the Corporation.  
 

6. APPOINTMENT OF AUDITOR 
 
The Board advised that they are satisfied with the advice and professional services provided by BDO                

Canada LLP.  
 
On a motion made by Luc Prefontaine of Unit 701, seconded by Jeffrey Robinson of Unit 1311, it                  

was resolved to appoint BDO Canada LLP as Auditor of the Corporation for the current               
fiscal year, to hold office until the close of the next annual general meeting. Motion               
carried.  
 

7. NOMINATION/ELECTION OF ONE RESIDENT-ELECT DIRECTOR, THREE-YEAR TERM 
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There was one Board of Director position available for a three-year term. The following candidates ran                

for election: 
 

1. Miriam Zia of Unit 1610  
2. Grant Bifolichi (owner of three units in the building) 

 
Kayla McKale provided a summary of the work history and Board experience as supplied by Grant 

Bifolichi, who was not in attendance at the meeting.  Miriam Zia provided a brief overview of her 
experience with the Board and her wish to continue to see through several existing projects.  

 
The Board requested nominations from the floor.  None were received.  Kayla McKale reiterated that 

only owner-occupied units are eligible to vote in this election.  
 
Paul Kariouk of Unit 1710: Despite this being a productive meeting, I think that it is time to have a new 

Chair for this Board.  We need someone who is perhaps an engineer, with a great deal of Board 
experience, who is very knowledgeable about building systems.  I personally am very frustrated 
with the recent renovations and the less than adequate materials used based on what I see to 
be uneducated and inefficient decisions made in collaboration with the decorator that was hired 
instead of an architect. I would urge residents to vote for a new Chair.  

Jeffrey Robinson of Unit 1311: All owners have an obligation to respect the Board for the job that 
they do as volunteers and residents of this building. I personally would like to thank the 
members of the Board for their hard work and in taking the building a long way forward and far 
from where it was years ago.  

Response, Miriam Zia: For some time now, this Corporation has had a Board of only two people 
shouldering the massive responsibility of the Board’s tasks as volunteers, and I think we’ve done 
a good job at it. With respect to the renovations, we did not hire a decorator, we hired an 
architecture firm, CSV Architects, who paired up with a design firm to work on the renovation 
project. I would strongly suggest that any further questions regarding the comments made by 
Paul Kariouk of Unit 1710 should be addressed off-line and in person so we can proceed with 
the vote  

  
On a motion made by Shawn Ferris of Unit 1703, seconded by Jonathan Gilmore of Unit 1407, it 

was resolved to destroy the ballots. Motion carried.  
 
RESULTS OF ELECTION 
 
The following candidate was elected to the Board for a three-year term: 
 

1. Miriam Zia of Unit 1610  
 

8. PRESIDENT’S REPORT 
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Miriam Zia, President, presented the President’s report, covering the period April 2017 to May              
2018.  

 
Execution of the Renovation Project: The current renovation project is in the final stages              
with the remaining deficiencies being completed by the contractor. Before and after project             
photos have been compiled. (Copies were distributed to all attendees for information.) A             
summary was provided of the extensive renovations to date, and it was reported that good               
feedback has been received from residents.  
 
Common element enhancements:  
 

● The Wi-Fi now extends to the pool and terrace area. 
● Some new furniture will be arriving within the next six to eight weeks for the Amenity                

Room. 
● New lobby furniture has been acquired. 
● All gym equipment was replaced in July 2017.  

 
Thanks extended to all volunteers for their work on these projects.  
 

Garbage Bins: As a safety issue, the garbage bins have been replaced. In addition, the               
cleaning company has been changed with good feedback received regarding the quality of             
work. 
 
Garage Membrane Repair: This was noted to be a very important repair identified in the 2016                
RFS.  It was confirmed that the drains were flushed in January 2018.  
 
RFS Requirements: Repairs have been undertaken and recommendations are being carried           
out.  
Auditor: The Corporation is working closely with BDO Canada LLP, and specifically with Neil              
Scilley. 
 
LED Retrofit: Quotes have been received relative to the LED retrofit, an extensive and              
expensive project which the Board will be working on next. This project is expected to be cost                 
effective with payback anticipated within one year.  
 
Loading Bay: Loading Bay requires membrane repairs. Negotiations are currently underway           
to understand the scope of the repairs and approach.  
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Elevators: A consultant has been hired to conduct a maintenance audit of the elevators in               
preparation for the tender of a new maintenance contract, and to ensure that they are               
maintained properly and in accordance with all regulation standards as well as the terms of the                
current maintenance contract.  
 
Changes in staffing: Matt Daroszewski resigned as daytime Concierge in the fall of 2017.              
Jason Tobin has been hired to replace him. A new contract has been drafted and will be used                  
and adjusted as necessary when hiring additional concierge staff. Kelsey Muggaberg, the            
weekend concierge, resigned in March 2018. The Board is currently reviewing applications,            
but it was noted to be difficult to attract candidates given the requirement for part-time               
weekend work.  
 
Staff training: Jason Tobin was sent to the Condominium Director's Course, offered by the              
Canadian Condominium Institute, to acquire a general understanding of condominium          
buildings, an overview of the Condominium Act and governance, and what the role of the               
Board and Property Manager are. All concierges will undergo First Aid training. The Board              
agreed that the training was a good investment.  
 
Changes at Capital Concierge: Capital Concierge merged with Integral Property          
Management, and are called Capital Integral now. Dan Fried has moved on to another role.               
Kayla McKale is the building’s primary Property Manager. The Corporation’s contract with            
Capital Concierge is up for renewal.  
 
Property Manager: Kayla McKale, Senior Property Manager, of Capital Integral Property  

Management was thanked for all her work, and coordination during the execution of the renovation 
project.  

 
New Condominium Act: Effective November 1, 2017, new provisions and legislations came            
into effect relative to the condominium act. Many new forms are now required that impact the                
Property Manager and the time devoted to the management of the Corporation. There are              
now mandated training requirements that new directors must undertake within six months of             
appointment to the Board. Mandatory licensing of Property Managers is now a legal             
requirement, and it is now more expensive to hire a property manager. An estimated increase               
of $35,000 in funding for property management fees is expected this year. Changes have also               
been made to the AGM quorum requirements.  
 

9. TREASURER’S REPORT  
 
Board Volunteers: As the Board currently requires active volunteers, a request was made for              
owners, especially those with professional designations, to run for directorship. A review was             
provided of the major issues accomplished by the Board over the last five years. It was                
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anticipated that new Board members could expect to spend less than 10 hours per week on                
Board related work.  
 
Major Projects: Over the next five years, the new and major projects to be addressed by the                 
Corporation are:  

● a new elevator contract;  
● a new management contract;  
● development of a five-year operating program of work (in consultation with the property             

manager);  
● a new HVAC system;  
● development of a common facilities RFS and capital plan with Shoppers Drug Mart;  
● a new reserve fund study to take place next year; implementation of a proposed              

building-wide tax reassessment system (now more feasible given changes to          
infrastructure);  

● work to the exterior of the building; upgrading of the current intercom system;  
● renovation to the sixth floor (operating funds);  
● changing the tiles in the elevator to match the lobby; procurement of a new BBQ;  
● enhancement of the building’s automation system.  

It was also noted that the loading dock has to be resurfaced with the attributed costs to be                  
shared with Shoppers Drug Mart and Ambassador Realty.  
 

10. REVIEW OF PROPOSED BY-LAW AMENDMENTS 
 
Miriam Zia referred to the two proposed by-law amendments, reading a summary of each:  
 
By-Law No. 6.2: To ensure an adequate and fair division of tasks, increase the number of Directors on                  

the Board from three to five.  
 
By-Law 12.2: Unit owners are responsible for any betterments, chosen by them and in their units. Any                 

damage to the common elements would be at the liability of the owner.  
 
Thomas Roth of Unit 1803: Have there been cases where the Corporation has had to pay for                 

betterment issues?  
Response, Miriam Zia: No, not yet.  
 
The Corporation will be hosting a meeting about standard unit descriptions. A lot of money has been                 

spent relative to water damage expenditures. The Corporation would like to reduce this and              
clearly define what the condominium covers and decrease the insurance costs accordingly.            
More information will be provided on this topic as and when the by-law is finalized. 
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11. VOTE ON BY-LAW AMENDMENTS  
 
Ballots were cast. Kayla McKale advised that at the end of the meeting, the vote would remain open                  

and votes would be actively collected from owners who were not able to attend the AGM.  
 
By-Law No. 6.2: 66 
By-Law 12.2: 62 
 
 

12. CORPORATION BUSINESS DISCUSSION  
 

Jonathan Gilmore of Unit 1407: With the redesign of the lobby and the set-up of the                
ottomans, will the furniture be affixed so that it cannot be easily removed or stolen?  
Response, Max Neelakantan: There are security cameras in the building, and in the lobby              
itself,  which would hopefully avoid an issue such as this.  

 
Sandra Hamamoto of Unit 1114: What type of furnishings will be placed in the lobby?  
Response, Miriam Zia: The Board has ordered four square ottomans. No artwork has been selected               

yet.  
 
Nancy McLaren, Unit 1403: What happened to the old artwork?  
Response, Miriam Zia: The old artwork is currently in storage. If anyone is interested in purchasing it,                 

please see a member of the Board.  
 
Susan Sparrow of Unit 1706: It’s hard to tell the building from the parking garage. Will be the canopy                   

have the name of the building on it?  
Response, Miriam Zia: Yes, we do recognize this issue. Our architect made a suggestion on how we                 

can address that, and we will be tackling it in the next few years.  
 
Kevin Reyes of Unit 1005: With respect to window cleaning services, are there any plans to have it                  

done soon, and is it for both the balcony and the windows?  
Response, Kayla McKale: Essentially it is the unit owner’s responsibility to clean any window within               

their unit that they have access to.  
 
Shawn Ferris of 1703: Is there a collective interest from owners to acquire professional pressure               

washing services to clean the top of the balconies? If so, I would be willing to organize this                  
project on behalf of any interested parties.  

Response, Kayla McKale: That is an excellent idea. Please speak to me for more ideas and potential                 
quotes.  
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Shawn Ferris of 1703: I noticed today that there appears to be either trees or greenery on the roof                   
level at the very top of the building.  

Response, Max Neelakantan: We are unaware of this and will investigate it accordingly.  
 
Anshudeep Mathur of Unit 2009: Is the preferred method of communication to the Board directly               

through the smart receiving app? 
Response, Kayla McKale: Please send any requests to my attention. The maintenance email is to be                

used to log specific maintenance issues directly related to your unit.  
 
Susan Sparrow of Unit 1706: Has the Corporation ever had a representative of owners from each                

floor of the building who would actively communicate problems on each floor to the Board?  
Response, Max Neelakantan: We should see if we can get something like this together. Please send                

Kayla McKale your email and we can discuss this at the next Board meeting. The major issue I                  
see at this point is that sharing the list of owners’ emails could be problematic.  

 
 

13. ADJOURNMENT 
 
On a motion made by Shawn Ferris of Unit 1703, seconded by of Kevin Reyes of Unit 1005, and 

carried unanimously, it was agreed that there was no further business of the Corporation to 
transact; the meeting was adjourned at 9.29 p.m.  

 

DISCLAIMER  
 

The above minutes of the annual general meeting should be used as a summary of the motions passed                  
and issues discussed at the meeting of the members of the condominium Corporation. This              
document shall not be considered a verbatim copy of every word spoken at the meeting. 

 

 

_____________________ _____________________ 
Director                                                                      Director 

 

_____________________ _____________________ 
Date                                                                     Date 
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