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#LifeIsGolden

From the President FROM THE PRESIDENT
Richard Elia, B.Comm., LL.B., LL.M.(ADR), ACCI

GHC-CCI President

Fall is an interesting time.  In nature, leaves on 
trees change colour and fall (suggesting that 
we either collect or mulch them). Boards and 

Managers of condominium communities begin 
getting nervous about all the tasks that must be 
completed before freezing begins.  Winter is com-
ing – and so much around us just seems to start 
getting ready to go into hibernation.  

Not so for CCI-GHC!  Here, summer was for 
planning the work.  Fall is for working the plan.

I’m going to start off by saying “What a Fabulous Conference!!” and 
offering special thanks to the Conference Committee Members – led by 
Will Mackay and Natalie Park.  The conference really underscores the 
value of membership.  Not only was there a lot to learn from the various 
formal sessions, but the idea that you can simply walk around and talk with 
anyone – i.e. networking – can be invaluable whether you are an owner, 
board member, manager, professional, etc…  I don’t believe that it is possible 
to embrace the conference and not take home at least one (likely several) 
nuggets of knowledge.

The theme for the conference – “Back to Grassroots:  Growing The 
Future In Condominium Living” – is right on point for CCI-GHC and the 
greater condominium community.  At first blush, it might sound a bit like a 
contradiction - but is it really?  We all want be in the know - to be “cutting 
edge.”  Absolutely, lets explore and embrace options for tomorrow.  However, 
can we afford to ignore the historical lessons learned in getting to where we 
are?

To quote Stephen Breyer – retired U.S. Supreme Court Justice - “Stare 
decisis thereby avoids the instability and unfairness that accompany disrup-
tion of settled legal expectations. For this reason, the rule of law demands 
that adhering to our prior case law be the norm. Departure from precedent is 
exceptional and requires special justification…if you change the law too often, 
even when it was wrong before, people cannot live their lives. They can’t plan 
how to live; they can’t plan their societies.”

Condominium corporations were introduced in Ontario in 1967 – 57 
years ago.  That is 57 years of learning.  Some things have worked, others 
haven’t.  However, more and more, I’m having a hard time reconciling court 
and tribunal decisions of today with those that have come before them.  
Worse, there seems at times to be a lack of appreciation of what went into 
yesterday’s decisions.

We have 57 years of history to draw on in finding the way forward.  Yes, 
we have to evolve, be cutting edge, embrace change, but we can’t do it on a 
whim or we risk disrupting how people live and plan their lives.
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A Chat with Eric Plant, 
President of ACMO

Dave Williams

FEATURE

Eric Plant is the current President of the 
“Association of Condominium Managers of 
Ontario” and a Director of Brilliant Property 

Management in Toronto. Eric’s work with ACMO 
involves the development of advanced training 
courses for Property Managers. The following in-
terview is the next in a series, featuring principals 
from different sectors of the Condo industry. 

D.W.  If you were to write a brief “next” 5 year “Vision Statement” for the Condo 
Industry, what would it look like?

 	 EP.  First and foremost, we would like to see our managers being able to 
operate in safe work environments, with reasonably sized portfolios, and well-
trained boards of directors. We would also like to see each manager have suf-
ficient education and experience to do the job well and to be seen as a trusted 
professional by their respective boards. Finally, we would like to continue to 
see salaries for our managers increase to reflect the skill and experience that 
each possesses. 
 

DW.  The industry has many challenges currently; including shortage of prop-
erty managers, possibly skill sets of property managers (given more complex 
issues to deal with), need for better industry communications generally, need for 
condo board directors to have better all-round experience, underfunded Re-
serve funds and in some cases fees.

The current industry players. ACMO, CCI, CMRAO and CAO will play an 
important role in making improvements in the next five years. How do you see 
marshalling these various groups to organize and cooperate in terms of the 
needed changes? 

	 EP.  ACMO’s position has always been to provide education to the condomini-
um managers. Since licensing, we have shifted to more advanced education 
for those who really want to hone their skills, and we offer this free to every 
member. Education will of course play a large role in improving the industry, 
but several other factors – size of portfolio for one, must improve, and for this 
we need more people in the industry. Rising salaries will help, but it will take 
time to educate many of these new entries. 

	 ACMO currently has an agreement with CCI-Toronto and works closely with 
them on the Condo Conference as well as other initiatives. We are also in reg-
ular communication with the CMRAO and have ties with several MPPs. While 
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each organization has its own 
mandate, all of us share a desire 
to see improvement through 
collaboration in our industry. 

                                                                                                
DW.  Do you think the average 
condo corporation understands the 
need to fund the reserve appropri-
ately to meet the challenges inher-
ent in building (asset) deterioration 
over time?  Also, are you comfort-
able that the average condo manag-
er can “coach” their boards in terms 
of good reserve management?

	 EP.  I believe that most boards do 
understand. The last four years 
have seen a substantial increase 
in the construction price index 
(upwards of 100% in Toronto and 
over 80% in much of the rest of 
the province, according to Statis-
tics Canada). This “sticker shock” 
can be difficult to work through, 
especially when a condominium 
that has been keeping up with 
its Reserve funding is, suddenly, 
well behind on savings due to 
inflation alone.   

                               
DW.  A blend of reasonable assess-
ments and supportive funding of the 
reserve could be a solution to mod-
ern condo financial management. It 
could be said that residents should 
be a part of deciding about this 
process and not something done by 
the board in isolation. What would 
be the ACMO position on this?

	 EP.  Legislation in the Condo 
industry does mandate transpar-
ency when it comes to the com-
munity’s finances. A good board 
and management company will 
go well above and beyond the 
required minimum and will strive 
to be as transparent as possible. 
While residents do not typical-
ly get involved at a granular 
level (we sometimes don’t even 

get candidates for the board!) 
owner’s meetings and regular 
communication is often enough 
to lower owner anxiety about 
how the building’s finances are 
being handled.  

                               
DW.  Five-year plans are important 
for many reasons. Good “rolling” 
five-year plans are updated annu-
ally, dropping the current year and 
adding a year at the end. One of 
the major benefits is continuity of 
governance in terms of achieving 
future goals. 

What is the ACMO position with 
respect to ensuring that Condo 
Corporations plan appropriately? 
Should 5-year plans be manda-
tory?  Should property managers 
lead their condo boards in annual 
planning exercises?

	 EP.  Reserve Fund Studies are 
typically the standard used when 
looking at planning for large 
projects, and these are repeated 
every three years. A good board 
and management company will 
typically take the time at least 
once per year (if not more) to go 
over a high-level view of their 
community and put together a 
plan to make the repairs and 
improvements that they feel are 
necessary. The best managed 
condominiums will take it a step 
further and track metrics or KPIs 
( Key Performance Indicators) in 
various categories to help guide 
these conversations and ensure 
that their community is getting 
resources where they are most 
needed. We do not feel at this 
time that a 5-year plan should be 
made mandatory. 

DW.  People arriving at retirement 
often purchase a condo in efforts 
to downsize, economize, and 
eliminate maintenance tasks. They 

see the condo as being their final 
residence. Appropriate “reserve 
funding” can often, over time, put 
their monthly costs “out of reach.” 
This phenomenon is probably more 
evident after the recent round of 
inflation. Do you see a fix for this?

	 EP.  It is an unfortunate truth that 
inflation, especially on construc-
tion related projects, has caused 
many well-funded condomini-
ums to fall behind. For example, 
if a condominium is saving for 
a window replacement at $2.5 
million, and the price jumped to 
$4 million, this can have serious 
implications on the Reserve 
Fund contributions, and thus 
maintenance fees. However, the 
same would be true for those 
who chose to retire outside of 
condominiums as well. The cost 
of living is an issue that impacts 
all of us, and unfortunately 
retirees have been hit especially 
hard. A good condominium will 
explore different paths to funding 
and will work closely with their 
Reserve Fund engineer to ensure 
that the funds can be raised in a 
manner that is not overly difficult 
for residents.

	 Another solution would be to 
increase education provided to 
potential condominium buyers. 
Many buy into condominiums 
with limited knowledge of what 
that entails and about what 
authority the board of direc-
tors must have to raise money. 
Improved education in this area 
would help avoid the shock some 
owners face when their property 
is underfunded and looking to 
raise revenue. 

                               
DW.  In my experience, condo 
boards can be notoriously lacking 
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in “the art” of communication. How 
would you see mandating better 
communication practices?

	 EP.  We must remember that 
condominium board members 
are volunteers who often have 
full time jobs. Communication 
with their neighbors may not 
be their top priority, especially 
if the news is not good. A good 
manager should take on this 
role, and we have seen time 
and time again that it is better 
to communicate too much than 
not enough. ACMOs position 
would not be that a set amount 
of communication should be 
mandated, but that managers be 
educated and encouraged to do 
so as part of their regular routine 
and responsibilities. 

DW.  Many states in the US have 
robust laws covering all aspects of 
condo governance. All board meet-
ings must be posted for everyone 
to see, people are free to attend 
and ask questions or make com-
ments, minutes of meetings must 
be very detailed and director terms 
are mandated. The same applies 
to nominating committees. There 
seems to be a reluctance in Ontario 
to adopt some of these practices. 
Is there a lobby or lobbies against 
adopting more democratic ap-
proaches to condo governance?

	 EP.  ACMO has connections 
with several MPPs and has been 
looking for the government to 
pass the amendments to the Act 
for some time. Our laws are not all 
that different than those in the US. 
The Act and Regulations mandate 
various practices, while giving 
each condominium the space to 
govern based on their own needs. 
Additional legislation (beyond the 
amendments listed above) could 

certainly be beneficial, but with 
any new laws, there are often pros 
and cons, and these would need 
to be well thought out. I am not 
aware of any lobbies that exist 
to oppose adopting more demo-
cratic approaches to governance. 
I would suggest, if anything, the 
opposite is true.

                            
DW.  The condo governance model 
in Ontario can sometimes be a bit 
autocratic. This can be measured in 
terms of poor or no communication, 
lack of prescribed turnover of board 
members, lack of the use of nomi-
nating committees etc.  How does 
ACMO envision correcting some of 
these practices? 

	 EP.  It is true that a poorly run 
building can end up feeling quite 
autocratic. While the legislation 
does provide owners the oppor-
tunity to remove board members, 
misinformation or poor commu-
nication can make this difficult 
in practice. A good management 
company can often overcome 
this, but the incentive to do so 
needs to be in place. Managers 
with limited supervision, or who 
are afraid to “stand up” to their 
boards for fear of losing their jobs 
may end up making the problem 
worse. Ultimately, as is true of 
any level of government, it is up 
to the owners to act when their 
condominium’s governance is no 
longer working in their favor. 

                               
DW.  Nominating committees can 
be very useful. Does ACMO see 
this and other meaningful changes 
coming to the governance model in 
the next five years?

	 EP.  Nominating committees 
could work in favor of a more 
democratic process, but may 
also have the opposite effect, de-

pending on the make-up of the 
committee. As is true with any 
legislative cure, there will always 
be people who will use the rules 
to their advantage, and any new 
legislation needs to ensure that 
it functions as intended. ACMO 
believes that a strong manager 
who is open and transparent can 
drastically improve the gover-
nance of a condominium, and we 
are educating our managers to 
follow best practices. 

DW.  The cost of “Property Man-
agement” fees towards the overall 
costs of any condominium’s month-
ly expenses is reasonably insignifi-
cant. If say a 50% increase in these 
costs could provide a higher skill 
level, that might offer more objec-
tivity and informed input, would 
that not be attractive to most condo 
corporations? 

	 EP.  As in any industry, higher 
salaries attract more individuals, 
and more candidates typically 
means better managers. In-
creasing the attractiveness, and 
competitiveness of the job would 
indeed, over time, improve the 
quality of managers. There is, 
however, reluctance on the part 
of many condominiums to pay 
extra for a service, especially at 
a time when costs are going up 
across the board.  

Eric, thanks for your time and input 
on a very important subject. Your 
ideas around collaboration with all 
sectors of the industry will indeed 
be critical to the future success of 
the industry.

Dave Williams is a retired corporate 
executive and graduate of York University. 
As is our usual practice we invite comments 
from our readers at williamsdavem7@gmail.
com.  
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Annual General Meeting Information

JOIN US on Wednesday, October 16, 2024 
at Lakeview by Carmens

180 Van Wagners Beach Road, Hamilton, ON L8E 3L8 

for the Golden Horseshoe Chapter Annual General Meeting

Schedule of Events:

•	 Wine & Cheese Reception – 6:00 pm – 9:00 pm 

	 (Join us and visit with some of our Professional & Business Partner 
members)

•	 Annual General Meeting – 7:00 pm

•	 “Case Law Update” Legal Panel – 7:45 pm – 9:00 pm

“Case Law Update” Legal Panel

MODERATOR

Mike Mullen
Wilson Blanchard Management

Mike Mullen, B.A., R.C.M. CMCA, is Executive Vice President of Property Management for Wilson, 
Blanchard Management Inc., an Associa Company.  As Executive Vice President, Mike over-
sees the four offices of Wilson, Blanchard in the Hamilton, Toronto, St. Catharines and Waterloo 
regions.
Mike has been with Wilson Blanchard Management Inc. since 1999, fulfilling various roles within 
the company from Property Manager to Manager of Business Development, Executive Director 
and in his current role as Executive Vice President.
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PANELISTS

Patrick Greco
Partner, SimpsonWigle LAW LLP
Patrick Greco is a partner in the Condominium Law group at Shibley Righton LLP, where he 
enjoys the full perspective gained from providing both solicitor and litigation services to con-
dominium clients. As a solicitor, Patrick helps Boards and Property Managers navigate the 
day-to-day issues they face. Patrick sits on the CCI Golden Horseshoe Board of Directors, the 
CCI Toronto Education Committee, and the CCI Golden Horseshoe Professional and Business 
Partners Committee.

Maria Durdan, BA (Hons), LL.B.
Partner, SimpsonWigle LAW LLP
Maria specializes in condominium law, development and administration. Maria supports over 
650 of the firm’s residential and commercial condominium clients throughout Ontario. Maria 
has also obtained her Associate of Canadian Condominium Institute (ACCI) designation in law, 
which recognizes that she has achieved a high level of knowledge and skill of condominium law. 
Maria is the Chair of the Education Committee and a member of the Hamilton Law Association 
Real Estate Subcommittee. Maria's practice includes advising boards of directors, property man-
agers and developers on all areas of condominium law.

Stephanie Sutherland, LCCI
Cohen Highley LLP
Stephanie Sutherland is a condominium lawyer with Cohen Highley LLP, working with con-
dominium corporations, property managers, Boards, and unit owners. Stephanie sits on the 
CCI-GHC Board, as well as the CCI-GHC Conference and Professional & Business Partners 
Committees, the GRC Education Committee, and the CCI-N Resource Content Committee. She is 
a frequent speaker at CCI events and authors articles for condo publications. She obtained the 
(former) ACCI designation in 2015, and the LCCI designation in 2022.

Thank You to Our AGM Sponsors
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FEATURE

Tom Gallinger 
Atrens-Counsel 

Insurance Brokers 

Contending with property damage is an undesirable – yet unavoidable – 
reality of condominium management. For this reason, having the right 
property insurance goes a long way toward protecting your financials 

and giving all stakeholders greater peace of mind.
That being said, is your property insurance the proper fit for your building?
It’s a question that demands consideration, especially as property insurance 

is mandatory for all condominiums. For review, Ontario’s Condominium Act 
requires all standard registration condominium corporations to carry property 
insurance covering the common elements and the units, but not any better-
ments done to the units. Importantly, it clarifies the types of loss that a property 
needs to be insured against (aka “major perils”) and makes it clear that the 
insurable value must be the full replacement cost of the property. Additionally, 
the Act specifies that the insurance policy must be set up to protect three key 
parties, including the condominium corporation, each unit owner, and each 
unit’s mortgagee. 

The mandatory requirement for property insurance for condos makes com-
plete sense. Since unit owners collectively own the condominium, they want 

Is Your Property Insurance 
Proper?
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to protect their investment but do 
not want to bear any personal risk 
from an inadequate insurance limit 
or insurance companies that are 
not financially able to pay their 
claims during a catastrophic event. 
Meanwhile, mortgage providers 
and lenders want assurances that a 
condo corporation’s insurance cov-
erage will restore the livability and 
sellability of the unit by repairing 
damage to both common elements 
and the basic unit. 

Similarly, financial institutions 
that provide mortgages on con-
do units will often be concerned 
that the policy is insured to full 
replacement cost value at all times 
and insured with financially sta-
ble, A-rated insurance companies. 
Savvy owners will want to ensure 
this as well, as the intent of the 
insurance is to transfer risk to an 
insurance company. 

So, what should a condo board 
look for to know if their property 
insurance is adequate? From a 
high level, you want to ensure your 
coverage program is:

●	 Entrusted with stable and 
financially sound insurers;

●	 Has a proper replacement 
cost limit of insurance; 

●	 Carries reasonable deduct-
ibles (as required by the 
Condo Act), and 

●	 Does not contain any co-in-
surance penalties.

There are additional points and 
tips to consider when assessing if 
your property insurance is the right 
fit. They include: 

The AM Best Guide: 
When brokerages evaluate the 

financial stability of potential insur-
ers, they will commonly consult the 
AM Best Guide. This is a reputable 

and independent rating agency that 
assesses the financial strength and 
stability of insurance companies. 
An "A" rating indicates that the com-
pany has a strong ability to meet 
its financial obligations, including 
paying out claims. This verifies that 
the insurer has sufficient funds to 
cover potential losses and provides 
peace of mind to policyholders. 
Many large corporations and finan-
cial institutions require a minimum 
"A" rating for their insurers.

Replacement cost appraisals: 
To ensure your corporation car-

ries an appropriate limit of property 
insurance, you should secure a 
replacement cost appraisal regular-
ly. This report should be completed 
by an accredited independent 
third-party appraiser that carries an 
ASA or AACI designation. This will 
provide your board with assurances 
that your corporation is insuring 
its full replacement cost value and 
is in compliance with the Condo 
Act. Your declaration may specify 
how often to secure an accredited 
appraisal; but when in doubt, most 
condos observe the rule of thumb 
of every three to five years.

Reasonable deductibles: 
The Condominium Act specifies 

that a condo corporation’s property 
insurance may carry a deductible 
but that the deductible must be 
reasonable. The term “reasonable” 
is used often in the Act, and it es-
sentially means that the deductible 
is appropriate (and not in excess) 
based on the details of your partic-
ular condominium.

In our experience, many condos 
carry a water damage deductible of 
$25,000 or $50,000 as they feel that 
it is a good "managing deductible" 
for the corporation. In essence, it 
allows the condo to charge back up 
to that amount to the responsible 

unit for the nuisance unit-to-unit 
losses but still allows the corpora-
tion to access its insurance cov-
erage at a reasonable deductible 
level.

What is coinsurance? 
Coinsurance is a penalty de-

signed by insurers to penalize an 
insured (and make them a co-in-
surer on the loss) when an insureds 
property insurance limit is below 
the full replacement cost. As a basic 
example, if you have a coinsurance 
clause in your policy, and only 
insure to a limit that is 50% of the 
replacement cost value of your 
property, the insurer will only pay 
50% of any loss your corporation 
incurs. This makes the condomini-
um, and ultimately the unit owner, a 
co-insurer in the loss. 

Be cautious of workarounds 
that require a board member or 
property manager to sign off on 
the insurable property value. These 
forms create significant exposure to 
boards and property managers and 
if requested should only ever be 
signed by an accredited indepen-
dent appraiser. The most optimal 
option is to have your insurer 
remove any coinsurance penalties 
and provide a true no-coinsurance 
policy which offers maximum pro-
tection.

Between floods, fires, wind-
storms, and owner accidents, 
property damage is a near inevita-
bility in a condominium. But when 
repairs or restorations are needed, 
there is value in being equipped 
with a properly-tailored property 
insurance policy that will insulate 
the condominium corporation from 
financial burdens and let everyone 
rest easier. 

Tom Gallinger is Senior Vice President of 
Atrens-Counsel Insurance Brokers (www.
atrens-counsel.com).  
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Feature Condo: HCC #37FEATURE CONDO

A Village with a Heart

Halton Condominium 
Corporation #37 

Incorporated in 1975, this 93-unit townhouse community located within blocks of 
Lake Ontario in a large suburban municipality enjoys the feeling of a village with 
gardens, shared spaces, and winding pathways — many with ‘street’ names; it is 

typical to meet neighbours walking around the complex, sitting on benches, sharing time 
at the pool, or participating in one of the weekly get togethers in the community centre. 

Members report feeling welcome in the friendly community, with events taking place 
throughout the year to bring neighbours together including weekly teatime and month-
ly potlucks in the on-site community centre, and the annual “Neighbourhood BBQ” in 
September to celebrate new and long-term neighbours.  A welcome package is sent to 
new residents, sharing the village events and some of the businesses and services in the 
area. This sense of belonging has contributed to second and third generations now in the 
Village.

As the village approached 40 years, the corporation began addressing larger infra-
structure items.  Over the past 10 years, the external streetscape was improved with a 
standardized colour palette reflective of the design features of the various units, fence 
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and balcony replacement in phases, changes to 
infrastructure enhancing safety and security of the 
community, and unplanned upgrades required by the 
Region.  

With the benefits of underground parking, came 
additional challenges. The need to replace the 
membrane above the parking garage and associat-
ed items such as the ramp heater and door opening 
mechanism, required the board to make challenging 
decisions to ensure regular repair schedules were 
maintained while completion of the major project 
of membrane replacement.  As a result of the work, 
an opportunity to take a responsi-
ble approach to the environment 
enabled the acquisition of a grant 
for the transition to sustainable 
gardens. 

Shared use and common ele-
ment area gardens were designed 
using endemic species based on 
drought-tolerance, sustainabili-
ty, and support for pollinators in 
a flowing pattern for continuity 
throughout the complex. 

To balance fiscal responsibility 
with the project scope, the plan was 
divided into four phases, allowing 
regular maintenance to continue. 
The result has been a beautiful and 
visually appealing complex and a 
significant reduction in the costs of 
water and weekly lawn cutting.

Items on the to-do and wish-
list will continue, and the Board 
is proud of the accomplishments 
without negatively impacting cash 
flow or Reserve Fund.  Community 
members have been supportive, 
and appreciate the efforts made 
to improve their investment and at 
the same time, maintain and further 
enhance the sense of community in 
our village by the lake. 

Rebecca Boyd has been involved with the HCC37 community for more than two decades, 
first as frequent visitor, and most recently as an owner, and Board member.  She is heavily 
involved in volunteer activities and works at a large university in the athletics and recreation 
department.  As a Board member and member of the community, she is passionate about 
engaging owners, and providing physical and psychological spaces where owners are happy to 
live and play.  
PHOTOGRAPHY CREDITS:
Alex Solovjovs has lived in Central Park Village for more than a decade and is currently 
raising his family in the community.  Alex brings his skills as a professional accountant to 
the Board, in addition to his considerable communication skills.  He is a passionate amateur 
photographer and enjoys seeing the hard work of the Board in the beauty of the community 
space.  
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FEATURE

Holding Out for a Hero: 
Where Have All The Property 
Managers Gone? 

Patrick Greco
Shibley Righton LLP Finding a property manager who is the right fit for a community sometimes 

feels like a quest for the Holy Grail. And if you’re in the condominium indus-
try, you know that this quest is becoming more like a desperate scramble. 

The Vanishing Act
Prior to the recent slowdown, Ontario’s condominium market was booming 

for most of the 2000s. According to the CAO, there are just under 900,000 units 
and counting. The demand for property managers is skyrocketing. But here’s the 
kicker, according to the CMRAO, there are only 2,600 General Licensee property 
managers licensed to oversee all these units. 

Why the Shortage?
Several factors contribute to this shortage. First, the regulatory landscape 

has changed. The Condominium Management Services Act, 2015, which came 
into force in 2017 brought in strict licensing requirements. While this was a 
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necessary move to weed out the 
bad apples, it also meant that many 
experienced managers either re-
tired or left the industry rather than 
jump through these new hoops. It 
also presented a formidable hurdle 
to bringing fresh blood into the 
industry. 

Second, the job itself is no walk 
in the park. Property managers are 
responsible for everything from 
maintenance and financial manage-
ment to dealing with disgruntled 
residents. It ’s a high-stress, often 
thankless, job that requires a unique 
skill set. The worst-kept secret in 
the industry is the escalated level of 
workplace harassment that proper-
ty managers have faced since the 
start of the pandemic which does 
not seem to be abating, causing 
increased stress and burnout. 

The Ripple Effect
The shortage of property man-

agers has a domino effect on the 
entire industry. With fewer manag-
ers available, those who remain are 
stretched thin. This leads to even 
more burnout and, you guessed it, 
more managers leaving the field. It ’s 
a vicious cycle.

The Broader Employee 
Shortage

The property manager shortage 
is just one piece of the puzzle. The 
entire condominium industry is 
facing a general shortage of good 
employees. From maintenance 
staff to administrative personnel to 
young lawyers and other profes-
sionals, finding qualified individuals 
interested in working in the con-
dominium industry is becoming 
increasingly difficult. This is partly 
due to the same factors affecting 
property managers: high job stress 
and better opportunities in other 
sectors. 

The Legal Perspective
The legal ramifications of this 

shortage are significant. When 
property managers are overworked 
or distracted, mistakes happen. 
These can range from minor over-
sights to significant legal issues. 
For example, failing to arrange for 
maintenance can lead to costly 
repairs and even lawsuits. Finan-
cial mismanagement can result in 
budget shortfalls and even special 
assessments. Heap on top of all 
that the ever-increasing forms and 
formalities foisted on condos by 
the CAO, such as the Requests for 
Records regime, coupled with the 
sword of Damocles of a CMRAO 
complaint or CAT case from a res-
ident who doesn’t like the answer 
they get. 

Solutions on the Horizon?
So, what’s the solution? Unfor-

tunately, there’s no magic wand 
to wave. However, there are steps 
that can be taken to mitigate the 
problem.
•	 Attracting New Talent: The 

industry needs to make property 
management an attractive ca-
reer option. This means offering 
competitive salaries, benefits, 
and opportunities for advance-
ment. One silver lining of the 
property manager shortage is 
that good property managers 
can command higher salaries, 
commensurate with the tremen-
dous amount of responsibility 
they bear. The industry needs 
to use this as a beachhead and 
directors and unit owners need 
to appreciate that you truly get 
what you pay for. 

•	 Regulatory Support: Instead of 
inventing new frivolities to con-
sume property managers’ time, 
the government and regulatory 

bodies need to work together to 
create a supportive framework. 
Urgent within this is the need 
for a province-wide recognition 
and action plan at all levels – 
including the police and courts 
– to combat harassment and 
violence toward property man-
agers. Other elements of such a 
framework could include incen-
tives for entering the field and 
streamlined licensing processes. 

•	 Technological Innovation: 
Embracing technology can also 
help. From property manage-
ment software to automated 
maintenance systems, technolo-
gy can reduce the workload and 
make the job more manageable.

Conclusion
Property managers are the glue 

that hold our condominium com-
munities together. It may feel like a 
daunting task to address the critical 
shortage of good people entering 
the job but, like our housing short-
age in general, we must start some-
where. In addition to implementing 
the kinds of ideas discussed in this 
article, it is also crucial to empha-
size the great parts about the job: 
helping solve people’s problems, 
the ability to help sculpt a safe and 
enjoyable community for residents, 
and lots of opportunity for ad-
vancement as the whole industry 
expands to fill Ontario’s housing 
needs. 

Patrick Greco, Partner
SHIBLEY RIGHTON LLP Barristers & 
Solicitors  
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Highlights of the 2024 Annual 
Conference

As Conference Co-Chair, with 
my great Co-Chair Natalie Park, I’m 
delighted to share the success of 
the 2024 CCI Golden Horseshoe 
Chapter Conference. Thanks to 
the great work of the Committee 
comprised of additional members, 
Sokal Meta, Thomas Noel, David 
Corbett and the team at Asso-
ciation Concepts.  This year we 
had our most successful and best 

attended event ever at 427 attend-
ees and a phenomenal sold out 
field of 46 exhibitors.  Thank you to 
our great sponsors for the day and 
our Conference Partner, Simpson 
Wigle Law LLP.  I have been fortu-
nate to be a part of the conference 
committee for the past 8 years and 
we are blessed to have learned 
from many of the past chairs and 
committees.  

In my business I am often 
brought back to the famous saying 
“Culture eats strategy for breakfast”.  
Simply, no matter how well-de-
signed your strategic plan is, it will 
fall flat unless your team shares the 
appropriate culture.  This year we 
wanted to focus on recognizing the 
shared interest in the communities 
we live in or manage and the ways 
to cultivate that common under-

By Will MacKay
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standing.  Our theme focused on 
“Back To Grassroots, Growing The 
Future In Condominium Living” 
reinforcing the power of communi-
ty-led condominium management. 
Our keynote speaker, Neil Thornton, 
set the tone with an inspiring ad-
dress on the importance of authen-
tic leadership and resilience. His in-
sights resonated deeply, reminding 
us that the most impactful condo 
communities are those driven by 
strong, engaged individuals rooted 
in their local values.

The day’s sessions reflected this 
theme. Updates on the Condomini-
um Authority Tribunal underscored 
the need for grassroots gover-
nance, emphasizing how recent 
rulings affect everyday operations 
in our communities. We hope the 
attendees left equipped with a 
clearer understanding of how local 
perspectives in governance con-
tribute to a thriving condo environ-

ment. We also explored government 
grants and funding, with a practical 
session on financing sustainability 
projects, helping attendees discov-
er how these tools could benefit 
their communities directly.

In another session on mainte-
nance project planning, we delved 
into the essentials of cost forecast-
ing and prioritization. Participants 
gained practical tips for managing 
their reserve funds while keeping 
a community-first approach at the 

forefront. Grassroots engagement 
took center stage in our session 
on volunteer involvement, where 
we discussed the importance of 
recruiting motivated board mem-
bers and fostering a collaborative 
spirit that reflects the unique needs 
of each condo community.

Our legal panel provided 
invaluable clarity on governance 
and compliance issues, tailored 
to specific challenges condomini-
um boards face. By tackling these 


