
CARLETON CONDOMINIUM CORPORATION NO. 264 

ANNUAL GENERAL MEETING 

Orleans United Church 

1111 Orleans Blvd., Ottawa 

June 18, 2015 

 

 

PRESENT: Sean O’Sullivan  President 

Denis Gagnon   Director 

  Bernadette Fradette  Director 

Mira Abdillahi   Director 

Lucie Levesque  Director 

 

Others:  Luc Raymond   Property Manager, Bridgeport Realty Management 

Laura McCorkell  Property Accountant, Bridgeport Realty Management 

Sarah St. Pierre  Property Manager, Bridgeport Realty Management 

  Neil Scilley   Auditor, BDO Canada LLP 

Carol Slack   Recording Secretary 

 

1. CALL TO ORDER 

 

Luc Raymond (Property Manager/Chair) called the meeting to order at 8:02 p.m.  It was noted 

that the quorum requirement had not been met; however, a unit owner was canvassing owners to 

obtain more proxies.   

 

As the presentation of the Audited Financial Statements did not require owner approval, the 

meeting proceeded to Item #4. 

 

2. REVIEW OF AUDITED FINANCIALS FOR YEAR ENDING 31 DECEMBER 2014 

 

Neil Scilley (Auditor) expanded on the Auditor’s Report and Financial Statements that were included 

in the AGM package.  He provided explanations of day-to-day operations and contributions to the 

reserve fund.  He reviewed the statements, noting a clean and unqualified report.   

 

Lucie Levesque (75B) asked the Auditor to explain the change in insurance costs.  The Auditor 

confirmed that the corporation did change insurance providers and, as a result, the insurance 

costs decreased by $15,000.  

 

The Auditor noted that water costs were $9,000 lower than forecasted, despite the projected 

increase in water costs.  Snow removal was $8,000 over budget, as the budgeted amount was 

predicated upon the total amount of snowfall.  He noted that this year there was a small surplus 

in the operating fund and that last year there was a small deficit. 

 

Alison Gussman (63A) noted that the snow removal contractor did not shovel this year.  Agatha 

Bonadio (48B) suggested that the corporation invite other contractors to bid on the contract.  

These questions were deferred to the discussion portion of the meeting.  

 



The Auditor noted that there was no significant work expensed to the reserve fund compared to 

2013 and that a new Reserve Fund Study was underway at the time of the Audit.  Based upon the 

2011 Reserve Fund Study, the corporation’s projected reserve fund balance was $1,348,585 and 

the actual balance at the end of the last fiscal year was $1,477,391. 

 

[A gentleman asked this question but the owner is Sylvie Tessier (63B)] asked if CCC 264 was 

at par with other condominiums.  The Auditor noted that each condominium was different both 

structurally and financially.  He noted that differences in Declarations set out different 

responsibilities for the corporation and the home owners, eg. distribution of heat and hydro costs, 

doors and window replacement, etc.  The best comparative tool to rely upon was the Reserve 

Fund Study, as it was specific to CCC 264 and was updated every three years.   

 

Claude Durocher (37A) asked when they would receive the Reserve Fund Study, as it was 

promised to owners in 2014.  Laura McCorkell (Bridgeport) clarified that the Study was almost 

final and added that because it was a comprehensive study, it was a long process.  The engineer, 

Board and Property Manager were reviewing the final draft.  As soon as it was finished, owners 

would be provided a copy.  It was confirmed that a full Reserve Fund Study could average 

$4,500-$6,500, with the comprehensive update being more expensive.  

 

3. PRESIDENT’S REPORT 

 

The President noted that, as owners were aware, quite a few trees were removed from the property.  

The Board was advised that there was a risk of them coming down during an electrical storm.  There 

was less of a risk if they removed them all at once.  They had planned to replace them in the spring, 

but they would likely be planted in the fall, as it was too hot to plant them during the summer.    

 

On June 22, 2015, the railings around all stairs would be replaced with aluminum (as it would 

last longer).    

 

The Board was working with the engineer to structure the comprehensive Reserve Fund Study, 

with a view to avoid a special assessment.    

 

Simon Rolfe (44A) asked if the old stumps would be removed.  The President confirmed that 

when the new trees were planted, the old stumps would be ground down (likely in the fall).     

 

Melodee Aubrecht (54A) asked if the cedars would be replaced.  The President noted that they 

would likely be replaced in the fall (2015).   

 

Ms. Aubrecht asked a question on behalf of Jennifer Langlois (47A):  “Will soil be delivered to the 

property?”  The Property Manager noted that it should arrive on Monday morning (June 22, 2015). 

 

The President confirmed that Hector had left the community.  He took good care of the garbage, 

lights, etc.  Hector provided an outline for a new company, but it was not a complete list of 

everything he did, including cleaning the pool area washrooms.  The Board had not yet had time to 

review the common elements with the new company to establish what was required.  He noted that 

the list did not include a second black box (garbage) to be removed and the President had to call in 

special people twice to remove large items.  He noted that the cost to remove couches, etc. was 

paid by all owners.  He said that when owners replaced carpets or appliances, the new 



supplier/installer would likely remove the old items at a small fee, if not for free.  This was much 

less expensive in the long run, than all owners having to pay for the removal of larger items.  

Owners were asked to advise the Property Manager if they saw anyone discarding large items; that 

owner would then be charged with removal costs. 

 

Lucie Levesque (75B) said that the City of Ottawa listed items that they removed on their 

website.  The President noted that the City was limited as, for example, they would not remove 

paint cans, tires, etc. 

 

Alison Gussman (63A) said that the City garbage removers have told her two weeks in a row that 

their’s was the worst area in the City.  She suggested bins or cameras.  Owners applauded.  The 

President noted that, again, this was a lot of the work that Hector used to do for the corporation.  

It was noted that the City would not pick up garbage that had kitchen cabinet doors mixed 

amongst it.  At one point they had bins, but it resulted in an animal problem, including rats and 

cats that had to be captured and put down.  A unit owner noted that cameras were expensive.  It 

was also noted that they were fortunate to have the garbage sheds.  The President noted that they 

had composters and no one took the responsibility to maintain them.  Again, someone looked 

after them for a while, but when that person moved away, they became animal infested, primarily 

with muskrats and rats.  The Board has encouraged owners to not grow food items in their 

gardens because it drew rodents to the property.  The President added that he had a renter say to 

him directly that he didn’t care about the garbage “because he rented”. 

 

4. CERTIFICATION OF QUORUM AND PROXIES 

 

At 8:38 p.m. quorum requirements were met, as 31 units were present in person and 16 by proxy (47).   

 

5. CONFIRMATION OF NOTICE OF MEETING 

 

The Chair confirmed that the Notice of meeting had been provided to owners in accordance with 

the requirements set forth in the Condominium Act, 1998.   

 

6. APPOINTMENT OF AUDITOR 

 

Moved by Simon Wolfe (44A) THAT BDO Canada LLP be reappointed as auditor for the fiscal 

year ending December 31, 2015.  Seconded by Jennifer Goldstone (29B).  Motion carried. 

 

7. APPROVAL OF PREVIOUS ANNUAL GENERAL MEETING MINUTES 

 

Moved by Heather Ross (15B) THAT the minutes of the May 20, 2014 Annual General Meeting 

be approved as presented.  Seconded by Sean O’Sullivan (8B).  Motion carried. 

 

8. DISCUSSION AND PROPOSED ADOPTION OF BY-LAW NO. 7 

 

There were not enough owners present to pass a by-law, as 50% +1 of all owners was required.   

 

Brian Buys (79B) recommended that the wording in the by-law be changed so that the Director’s 

must attend 80% of duly called Board meetings.   

 



9. APPOINTMENT OF SCRUTINEERS 

 

Finola Belanger (5A) and Kevin Mannion (41B) volunteered as srutineers.  

 

10. ELECTION OF BOARD OF DIRECTORS 

 

The Chair noted that there were four positions available for election:  one for a three-year term; 

one for a two-year term and two for one-year terms.  He noted that the offices of the Directors 

would be appointed at the first Board meeting.  The Chair thanked the current Board for all of 

their hard work.  Owners applauded. 

  

The Chair set out the following qualifications to become a Director: 

 18 years of age; 

 No undischarged bankruptcy; 

 No mentally incompetent person; and 

 Must be an owner, spouse of an owner, or a co-owner. 

 

He added that candidates should be prepared to invest at least a few hours per week.  

 

The Chair noted that Mira Abdillahi (7A) and Sean O’Sullivan (8B) had put their names forward 

to stand again.   

 

The floor was opened to further nominations. 

 

Denis Gagnon nominated Claude Durocher (37A) and Mr. Durocher accepted the nomination.  

Edith Gilbert (84B) moved the nomination.  Motion carried. 

  

Bernadette Fradette (1A) nominated Brian Buys (79B) and Mr. Buys accepted the nomination.  

Kevin Mannion (41B) moved Mr. Buys’ nomination, seconded by Lucie Levesque (75B).  

Motion carried.  

 

Simon Rolfe (44A) put his name forward to stand.  

 

Natacha Brunet (13A) put her name forward to stand. 

 

Moved by Claude Durocher (37A) THAT the floor be closed to nominations.  Seconded by Judy 

MacDonald (54B).  Motion carried. 

 

An election would be held, as there were five names put forward and four positions available.   

 

Mira Abdillahi (7A), Sean O’Sullivan (8B), Brian Buys (79B) and Natacha Brunet (13A) were 

elected as Directors.  

 

The Chair thanked the scrutineers. 

 

Moved by Edith Gilbert (84B) THAT the ballots be destroyed after 90 days. Seconded by Simon 

Rolfe (44A).  Motion carried. 



11. CORPORATION BUSINESS DISCUSSION 

 

The Chair asked that unit-specific questions be raised with management or the Board, after the 

meeting.  The discussion portion of the meeting was to address issues that related to the 

condominium as a whole.   

 

Judy MacDonald (54B) asked if clotheslines were permitted.  The President clarified that they 

were permitted, but they had to be retractable and could not be out all of the time.  The rules 

were set out in the corporation’s regulations.    

 

Heather Ross (15B) asked if owners had access to the rules and regulations.  It was clarified that 

everyone should have obtained a copy when they purchased their unit.  It was also noted that the 

clothesline policy changed about five years ago, when a copy of the rule change would have 

been distributed to all owners.  Owners were asked to contact the Property Manager if they had 

any questions/requests. 

 

Finola Belanger (5A) noted that she did not wish to see clotheslines all of the time, but the 

contractible ones were good for the environment and saved energy.   

 

Owners were asked to contact the Property Manager if they were aware of which unit owners were 

not complying with the rules.  He would send a notice to the owner and, if applicable, the tenant.   

 

Heather Ross (15B) noted that the landscapers did not clean up during the spring.  It was noted 

that the streets were usually swept by a street cleaner.  Ms. Ross specified that the carport at 770 

contained considerable debris, as the wind blew everything into the space.   

 

Heather Ross (15B) also noted that the snow removal contractor damaged the fence posts near her 

unit.  The Chair asked Ms. Ross to send him an email and he would follow up with the contractor.   

 

Alison Gussman (63A) noted that most people had to shovel their own paths at least once.  The 

Chair noted that this was the last year of the contract and he would look to change the contractor 

if owners were not happy.   

 

Lucie Levesque (75B) noted that there was no spring clean-up this year and top soil was not 

delivered. The Chair re-stated that the top soil would be delivered the following week and he 

would look into the spring clean-up. 

 

Brian Buys (79B) suggested that the corporation not purchase as much soil as they had last year, 

as it was a bit late.  After some discussion, it was agreed that this year’s soil delivery would be 

cancelled, as it was too late in the season. Alison Gussman (63A) asked if they could get better 

quality top soil next year, as last year it was too sandy.   

 

Alison Gussman (63A) expressed serious concern about the garbage situation.  The Chair was 

meeting with the garbage contractor to find a solution.  Agatha Bonadio (48B) noted that there 

were people who did not live at CCC 264 dropping off their garbage.  There was further 

discussion with respect to possible solutions including locks, cameras, etc., which unfortunately, 

all come at a cost.   

 



Ignazio Manisalco (1B) noticed that when people moved, they threw everything in the garbage.  

He added that unreliable contractors did not take their own garbage and that bad landlords 

allowed this mass disposal at the end of the month.  He saw other contractors throw paint, 

leaking through a bag, into the bin. 

 

Lucie Levesque (75B) noted that “CLV” rented units and she had seen them put garbage in the 

sheds - they were not accountable, even though they were called on it more than once.   

 

The President noted it cost $20,000 per year for the bins.  They were unsightly and twice the size 

of the yellow bins.  The corporation paid for the sheds to be built and the City picked up the 

garbage.  They also don’t have an animal problem.  He noted that people were putting food right 

behind the shed to feed the squirrels, which added to the problem.   

 

Kevin Mannion (41B) is a landlord and his unit was right in front of the shed.  He thought that 

volume was a problem, as it was filled up to the ceiling.    

 

Simon Rolfe (44A) said that he lived near 802, which was the worst shed on the property.  Every 

garbage bag was ripped open by animals.  He added that, if the shed was fixed, it would fix half 

of the problem.   

 

Agatha Bonadio (48B) asked if they could complain to City Council to persuade them to pick up 

garbage every week, rather than every two weeks, as the garbage was sitting for too long.  The Chair 

noted that the corporation paid for a private contractor to pick up garbage between the City pick-ups.   

 

The President asked the Mayor directly:  “There are 200 units – don’t we count?”  The Mayor’s 

response was that it was too costly.   

 

Alison Gussman (63A) said that people were not composting and recycling.  Agatha Bonadio (48B) 

agreed, but she could not move the container up and down the stairs.  Ms. Gussman said that she 

left hers beside the garbage shed.  It was free from the City and it locked to keep animals out.   

 

Lucie Levesque (75B) said that CCC 264 was fortunate to be able to have the sheds as other 

condominiums did not.  

 

The Chair would be meeting with BFI Canada and asked owners to send any suggestions to him 

by email.    

 

Judy MacDonald (54B) noted that a Rogers’ truck was parked at one of the units.  The Chair 

asked that Ms. MacDonald send him an email and he would look into this (as commercial 

vehicles were not permitted).   

 

Brian Buys (79B) asked if the 15 km/hour sign could be re-installed.  Agatha Bonadio (48B) 

asked if a stop sign could be put in front of her unit, as no one stopped at the intersection.  The 

Chair said that it was a complicated process to install a stop sign, as the City of Ottawa would 

have to be involved.   

 



Heather Ross (15B) noted that it was two years ago that the Board mentioned that the outdoor 

lights would be replaced.  The President noted that this was post-poned because of the siding 

replacement.   

 

Claude Durocher (37A) noted that last September a notice had been sent by the Board asking 

them to put mailboxes up by a certain date or owners would be charged.  He noticed many units 

that did not have mailboxes.  The Chair would look into this. 

 

Judy MacDonald (54B) asked if gates could be installed at the entrance(s) for the property.  The 

Chair said that it would be very expensive.   

 

Lucie Levesque (75B) asked about the pool hours.  Tamara MacDonald (79A) noted that it was a 

new pool company, the hours had changed and there was no set adult swim time.  The Chair 

would send a notice to all owners with all relevant details about the pool.  Sarah St. Pierre 

(Bridgeport) noted that there were two adult swim times. 

 

Agatha Bonadio (48B) asked if management could send a notice to owners to remind them to 

have their dryer vents cleaned, as it was a fire hazard. 

 

12. ADJOURNMENT 

 

Moved by Edith Gilbert (84B) THAT the meeting adjourn.  Seconded by Kevin Mannion (41B).  

Motion carried. 

 

The meeting ended at 9:43 p.m. 


