
 

OTTAWA CARLETON STANDARD CONDOMINIUM CORPORATION NO. 1009 
 

Annual General Meeting 
Unit 303 – 12 Stirling Avenue, Ottawa, Ontario 

July 10, 2018 
 

Minutes 
 
 
PRESENT: Daniel Marchand President 

Judith Stanfield Secretary 
Ron Leblanc Treasurer 

 
Yawar Khan Capital Integral Property Management 

Recording Secretary 
 
Neil Scilley BDO Canada LLP 

 
 
1. Call to Order and Opening Remarks 
 
The meeting was called to order at 7:03 p.m. by the President. The Chair introduced 
Yawar Khan of Capital Integral Property Management and Neil Scilley of BDO Canada 
LLP.  The owners all introduced themselves. 
 
 
2. Certification of Quorum and Proxies 
 
The Chair confirmed that quorum had been established with eight units, six of which 
were represented in person and two of which were represented by proxy. 
 
3. Confirmation of Notice of Meeting 
 
The Chair confirmed that notice of the Annual General Meeting had been forwarded to 
all owners in accordance with the requirements set forth in the Condominium Act. 
 
 
4. Review of Audited Financials – March 31, 2017 and January 31, 2018 
 
The auditor provided a review of the auditor’s report and corresponding audited financial 
statements for the turnover period ending March 31, 2017 and the fiscal year ending 
January 31, 2017.  
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The Corporation finished the fiscal year with a deficit.  Mr. Scilley noted that it was 
common for new Corporations in their first year of operations. This deficit is recoverable 
from the Developer per the Act. 
 
In response to a question regarding the significantly underestimated reserve fund 
contribution, Yawar Khan stated that the Developer followed the Act as it is currently 
written and that in his opinion they could not be held responsible for the increase in 
contributions following the approval of the first reserve fund study. 
 
In response to a question about the Performance Audit, the Chair responded that the 
Board has met with the Developer and together they reviewed each line item in the 
deficiency report.  The Developer agreed to the proposed corrective measures for most 
of the items and have actually commenced some of the necessary repairs.  Some items 
still remain outstanding such as the parapet. 
 
In response to a question about the reserve fund, Neil Scilley responded that the 
reserve fund is separate from the operating fund.  Contributions for the reserve fund are 
for the major repair and replacement of the common elements.  The money in the 
reserve can only be invested in safe investments instruments that do not jeopardize the 
capital.  After the first reserve fund study was conducted the reserve fund contribution 
was increased and now the Corporation is on track to follow the plan recommended by 
the Engineers. 
 
The auditor was thanked for his presentation and excused from the meeting. 
 
5. Appointment of an Auditor for the Fiscal Year 2018-19 
 
Moved by Alain Veilleux (unit 302) and seconded by Aaron Del Duca (unit 301) that in 
accordance with Section 62(b) of the Ontario Condominium Act (1998) that BDO 
Canada LLP be appointed as the auditor of the Corporation to hold office until the close 
of the next Annual General Meeting of Owners, or until their successors are appointed 
at a remuneration to be fixed by the Board and that the Board is hereby authorized to fix 
such remuneration at a duly called meeting of the Board.  CARRIED. 
 
6. Minutes of the Turnover Meeting Minutes 
 
Daniel Marchand noted that the 6th line from the end should read “As-Built plans” not 
the “Built-As plans”. 
 
Moved by Carol Eisenstat (unit 201) and seconded by Linda Greene-Finestone (unit 
203) that the minutes of the Turnover Meeting as amended above be approved. 
CARRIED. 
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7. President’s Report 
 
The Chair provided a review of the written report, the report being attached as Appendix 
A. 
 
 
8. Appointment of Scrutineers 
 
Joel Eisenstat (unit 201) and Brad Loynachan (unit 303) volunteered to act as 
scrutineers. 
 
9. Election of Directors 
 
It was noted that one position was available on the Board of Directors for a two-year 
term for a resident-owner elected position. It was further noted that no nominations had 
been received in advance of the meeting. 
 
The floor was opened for nominations. 
 
Aaron Del Duca (unit 301) was nominated by Alain Veilleux (unit 302) as a candidate. 
He accepted the nomination. 
 
Moved by Linda Greene-Finestone (unit 203) and Judith Stanfield (unit 302) that there 
being only one candidate and one vacant position, Aaron Del Duca be appointed to the 
Board of Director’s by acclamation.  CARRIED. 
 
10. Corporation Business Discussion 
 
The Chair informed the attendees that he had received a letter from the legal counsel of 
Morley Hoppner and the Carruthers St. development corporation on the following items: 
 

1. Seeking a partial release of interest for two portions of land (corner of Stirling 
and Scott and between Stirling and Carruthers).  The Board needs to sign an 
acknowledgement and direction for the discharge of their interest in these two 
pieces of land 

 
2. A modification of the joint use agreement (JUA) relating to the ingress and 

egress behind the building.  The JUA allows the residents to use that land to 
enter and exit the building.  The Corporation has 10 days to be in 
concurrence.  The changes to the JUA also places the responsibility of 50% 
of the cost of egress plan design, 50% of the cost of seeking a variance from 
the site plan and 50% of the cost of making any future repairs to the path to 
the Corporation. 

 
The Chair suggested two possible courses of action.  
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Option 1 – Acknowledge receipt of the letter, indicate that we need to seek legal 
counsel to respond and ask that they pay for the legal fees.  This letter can be 
written by either our legal counsel or by the Board. 

 
Option 2 – Ignore the letter and do nothing. 
 

Discussion ensued on this topic.  Alain Veilleux recommended that we ask our legal 
counsel about the risks of not responding to the letter or not agreeing to the requested 
changes to the JUA.  
  
The Chair recommended that the Corporation engage its legal counsel to review the 
letter and provide recommendations for a response and perhaps engage in the 
negotiation with the Developer.  The owners agreed to this course of action. 
 
The topic of energy savings was discussed.  The Property Manager was directed to 
seek quotes for an energy audit. 
 
The issue of landscaping was discussed.  The owners would like to find solutions to 
deal with the small amount of grass around the property and to reduce the maintenance 
required overall with landscaping.  Alain Veilleux (unit 302), Phuong Huynh (unit 301) 
and Hillel Finestone (unit 203) volunteered to create a sub-committee to explore options 
and report back to the Board. 
 
11. Adjournment 
 
Moved by Phuong Huynh (unit 301) and seconded by Sally Dowe Marchand (unit 103) 
that the meeting be adjourned.  CARRIED. 
 
The meeting was adjourned at 9:03 p.m. 
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APPENDIX A 
Ottawa Carleton Standard Condominium Corporation 1009 

 
President’s Report 2018 

 

I am happy to provide this report in advance of the 1st annual general meeting of our 
condominium corporation for 12 Stirling. 

Each owner, by virtue of his or her ownership of a unit is a member of the corporation 
which was registered on January 26, 2017 pursuant to the Condominium Act, 1998. 

Our fiscal year runs from February 1 to January 31st. The Annual General Meeting is 
held in June or July of each year to review the prior year, appoint an Auditor and elect 
members to fill vacant position(s) on the Board of Directors. 

During the Turnover meeting held on March 20, 2017, one owner, Ron LeBlanc, was 
elected to serve on the Board for a period of one year and two owners, Judith Stanfield 
and Daniel Marchand, were elected to serve on the Board for a period of two years. 

During the past year, the Board of Directors met six times. At the first Board meeting 
following the Turnover meeting, on April 6, 2017, the Directors elected a president and 
appointed a secretary and a treasurer, in accordance with the By-laws. 
 
Summary of Board Activities 
 

In this first year of operation, the Board faced a steep learning curve and had to deal 
with the establishment of the foundation for future years. Some challenges were greater 
than others. Fortunately for us, the fact that the building is new and that the developer is 
still working on site have minimized the maintenance issues. 

On the financial side, the First Year Budget prepared by Morley Hoppner on which were 
based the initial condo fees was grossly under-estimated. This posed a clear cash flow 
management issue and resulted in a deficit at year-end. As permitted by the Act, we will 
shortly claim from Morley Hoppner an amount equal to this deficit. 

We continued to deal with the developer’s shortcomings in delivering the final product 
we had all hoped for. Despite some efforts on their part, we are still awaiting proper 
fixes to major deficiencies on the base building and common areas. 

In accordance with the Condominium Act (1998), a Performance Audit and a Reserve 
Fund Study were conducted. After our review of the Performance Audit with Morley  

OCSCC 1009 Annual General Meeting 5 July 10, 2018 



 

 
OCSCC1009 – President’s report 2018 

Hoppner, they endeavoured to rectify most of the deficiencies pointed out by the 
Auditors. In fact, the Morley Hoppner crew has already dealt with many of them. Some  

of the major ones however remain to be addressed, namely the efflorescence, the fixes 
to leaks and the completion of the roof parapet 

On a positive note, Morley Hoppner is progressively fixing the HVAC and DHW issues 
experienced by all owners since the first day of occupancy. Although the process is a 
major inconvenience for owners, the resulting benefits are there. It is unfortunate that 
we had to go through all this to get what should have been delivered at the outset. 

The major increase in condo fees which took effect on the 1st of February was 
necessary to build an adequate Reserve Fund and provide budget resources sufficient 
to deal with current expenses. 

Utilities costs continue to be a major drain on our resources. During the first winter of 
operation, the cost of operating the heated garage ramp continuously between October 
and early May was prohibitive. Fortunately, over the last winter season, we operated the 
ramp heater on an as-needed basis, with a major reduction in Hydro cost. However, this 
line item continues to be higher than we would hope due to the constant lighting in 
stairwells. This is an area we will have to look at seriously in the future. 

Security was an issue over the year, with three break-ins. Despite the limited damages, 
we are working on improving the security measures for the building. 

Landscaping has been neglected and has affected the curb appeal of our building. We 
attempted to get a landscaper to at least do some weeding, but it seems that we are low 
on their priority. We recognise that this is an area that will require immediate attention. 

Property Management has also been a challenge. We had three different individuals 
acting as property managers for relatively short periods over the past year. Combined 
with this, processes were, at times, slow or not responsive. 
 
Challenges for the coming year 
 

Despite a relatively larger budget this year, we will have to manage our finances very 
carefully as utility costs continue to be high and each maintenance call is proving to be 
costlier than anticipated. We will make an effort to identify means to save on utility 
costs, particularly on hydro and take corrective measures if necessary. 
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One of the first tasks of the new Board will be to recuperate from the developer the 
amount equal to the first-year deficit. We will also tackle the question of the Reserve 
Fund low estimates made by the developer hoping to get some compensation. 

Landscaping will continue to be challenging. On this front, we may have to proceed in 
stages to make the front of the building more appealing and easier to maintain. 

Our relationship with Morley Hoppner will be tested on two fronts. First, we will continue 
to push for a resolution of the yet to be addressed areas of concern with the common 
elements of 

the building that need to be fixed: in particular the roof, the parapet and the windows 
and doors. Secondly, we will be called upon to negotiate with Morley Hoppner and its 
partners of Colonnade BridgePort the joint-use agreement for the revised emergency 
exit route to Carruthers Ave. 

On the question of Property management, we will have to decide whether we should go 
the route of self-management, while engaging accounting services and a maintenance 
firm specialising in condominiums. 

We are a small condominium, so our respective actions have a greater impact on 
others. I would therefore call on each owner to get reacquainted with the Rules that 
govern us, particularly those that touch on common elements and on the use of parking 
spaces. The Board’s failure to enforce the rules does not constitute a change in the 
rules or a permission to breach the rules. Your cooperation is essential. 

Finally, I would like to take this opportunity to thank the other members of the Board and 
the owners who made our life much easier by offering assistance and advice throughout 
the year as we were learning how to operate in this new environment. 

 

 

Daniel Marchand 

President, Board of Directors 

July 9, 2018 
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