
They are your neighbours and 
clients  

THERE IS ONE IN EVERY CONDO CORP! 

Resolving Conflicts in Condominium 
Corporations – A viewpoint 

CCi – South 
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Your Presenter 

CCi – South Alberta 

•  Former Condominium Owner and Board member, 
currently a renter in a Condo! 
 

•  Property Manager since January, 1987 
 

•  Extensive experience in volunteerism  
 

•  Currently a CCi National Board Member, Vancouver 
Chapter Board Member and President, Speed 
Skating Canada and more 



The Light Went On  
•   An attempt to introduce a new fee for the high level 
skaters in Speed Skating Canada resulted in 
tremendous push back and upset.  

•   Reflecting on the causes helped me understand how 
some concepts I have for resolving disputes can be of 
assistance to facilitating more harmony in our Condo 
life.  

•    As a result this presentation has a new ending. 
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The Theme of My 
Presentation 

•  The people problems in condominiums are growing 
exponentially.  
 

•  The way the industry (Boards and Managers) has 
traditionally approached dispute resolution is not 
working. 
 

•  In fact, I believe the way we have been trying to resolve 
those disputes is making the problems worse. 
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Current Solutions? – The Board 
Can: 
•  In BC we can levy fines of up to $200 for each violation 

of a bylaw - $500 if they violate the rental bylaw. Bylaws 

are approved by the owners at a general meeting. 

•  We can fine an owner (up to $200) each month and 

charge interest if they are late with their strata (condo) 

fees. 

•  We can charge interest AND fine AND lien AND 

foreclose if an owner does not pay their strata (condo) 

fees. 
CCi – South 
Alberta 



More Current Solutions 
•  We can then pursue enforcement of the bylaws by 

engaging a lawyer and proceeding with legal action. 
 

•  The courts can force the unit owner to vacate their 
premises. 
 

•  The courts can force an owner to sell their unit. 
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How Is It Working So Far? 

•  I did not have to look far to find examples of how what 
we are doing now is not working well. 
 

•  There have been numerous articles in the local 
newspapers, on television and in the National press. 
 

•  They are everywhere and they are multiplying – the 
challenging clients are among us. 
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The Media 
•  Condo Hell: 

 

Thanks to neighbour disputes, crazy 

restrictions and incompetent boards, 

condo dwellers are increasingly finding 

themselves boxed in. 

 
•  McLeans Magazine, April 22nd , 2014 
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More Media 

“Each one has a king. Many of the 

people who get elected to the boards 

have time on their hands, and this is the 

only place in their world where they have 

power. Unfortunately, that starts to go to 

their heads.” 
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Same Article – A Question 

“Are Canadians – long accustomed to detached 

houses and backyards – ready for a world where 

being a happy condo dweller means accepting 

that we’ll have to give up some of our personal 

freedom, and that our neighbours may always be 

too close for comfort?” 
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Same Article – More! 
“In some buildings, just finding enough owners willing to 

take on that kind of responsibility is a challenge. “You’re 

selling someone on a carefree lifestyle and then, in the 

same breath, you turn around and ask someone who 

didn’t want the responsibility of looking after a detached 

home if they mind looking after 300 homes,” says Tom 

LePage, a former condo property manager turned 

consultant in Collingwood, Ont.” 
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And It Is Not Just the Young 
Folks: 
  While generational issues can cause plenty of tension, 

some of the most heated battles between neighbours 

are playing out in condos aimed exclusively at seniors. 

An ongoing dispute at a 55-and-over building in 

Abbotsford, BC, called the Carlisle, has sparked more 

than a dozen lawsuits between residents accusing 

each other of, among other things: 
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Really, They Said and Did 
That! 
•  Spraying the words “cow” and “pig” on a car 

 
•  Throwing eggs 

 
•  Dislocating a resident’s thumb 

 
•  Tampering with a scooter  
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The Judge Commented As 
Follows: 

The dispute reached a “depth where one 

would expect to find emotional children who 

have not yet learned the basic tenets of 

acting civilly toward each other, not senior 

citizens,” wrote BC Provincial Court Judge 

Robert Hamilton 
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Someone Is Not Paying 
Attention! 
Cheng-Fu Bea refused to use his designated parking 

spot after bylaws changed at his Port Coquitlam, BC 

condo in August 2006. After $176,000 in legal fees 

and seven lawsuits over nearly a decade, Mr. Bea 

wouldn’t accept multiple court orders to stop his 

parking crusade. Last month a frustrated judge 

ordered him to sell his condo, pay the fees and leave. 

This has now been in court 51 times.  
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Meet Rose Jordison  

•  Within one year of moving in there were more than two 

dozen noise complaints against the unit owner. 

 

•  Over the next few years complaints continued about the 

son loudly stomping around their unit and harassing 

residents by screaming obscenities, making rude 

gestures and spitting at them. 
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Rose Jordison 
•  Rose suggested her son was autistic but provided no 

medical evidence. 
 

•  She filed a human rights complaint, but withdrew it after 
the human rights tribunal requested medical 
documentation. 
 

•  The courts ordered the unit be sold. 
 

•  The appeal court reversed the order and told the 
Jordison’s to behave. Do you think they did? 
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Rose Jordison 
•  The BC Supreme Court ruled that the Jordisons had 

breached that injunction due to “continuing harassment.” 
 

•  The Appeal Court agreed. 
 

•  The appellants have repudiated the cooperative 

foundation of strata living and their intolerable 

behaviour has brought about the forced sale. 
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Where Is This Going? 
•  Legal experts have predicted more neighbour disputes 

could end up in court as the proportion of Canadians 
living in the small confines of condos increases.  
 

•  “We have built a legal system that has become 
increasingly burdened by its own procedures, reaching 
a point that we have begun to impede the very justice 
we are striving to protect…“ 
 

    George Strathy, Chief Justice of Ontario, September 2014 
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Some of My Favourite Clients 
•  What do you think the chances of success are from this 

gem – from my clients? 
 

•  An owner moves in with a very expensive bicycle. He 
notes the bike storage is a joke (it is). He kept the 
bicycle in his suite. 
 

•  Two board members (you need a witness you know!) 
visited the unit and threatened the owners with fines. 
They also suggested he “sell his toys” if he would not 
comply. 
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How Can a Bike Be Such a Big 
Deal? 

•  The owner rides his bike to work. So, as a new owner, 
wanting to fit in, he complies with the demand. 
 

•  Within one week the bike is stolen. 
 

•  What would you do if you were on the Board and saw 
this violation of the rules? 
 

•  Do you have a solution? 
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One of My Favourite Lawyers 
Wrote: 
•  “The reason we have so much work is that nearly every 

building seems to have people who are narcissists, bullies, 

unreasonable or mentally ill.” 

•  I would suggest a lot of our problems stem from the fact that 

our industry does not do enough (if any) training in 

techniques on how to handle narcissists, bullies, the 

unreasonable or the mentally ill.  

•  Volunteer boards are being asked to assume the role of 

social workers, police, crisis managers and more with no 

training. And the same is true with property managers. CCi – South 
Alberta 



Sometimes Talking Works 

•  Mr. and Mrs. Blog are in their 70’s and have just moved 
into a new condo, downsizing from their large house. 
 

•  The property manager does a site visit (really, we do 
them) and sees the new owners and asks if everything 
is okay. 
 

•  They comment that their neighbours upstairs, who are 
young professionals, run their dishwasher after 11 at 
night. It wakes Mr. and Mrs. Blogs every night. 
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The Solution? 
•  The property manager phones the owners upstairs and 

explains the situation – nice folks. 
 

•  They go out and buy flowers for Mr. and Mrs. Blog. 
 

•  They deliver the flowers and ask when would be a good 
time for them to do the dishes. 
 

•  They end up staying for dinner and continue to this day 
to be friends and great neighbours. 
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The $220,000 Seagull 
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Which Turned Into… 
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Take a Walk with Mr. 
Blackmore 
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Who is Mr. Blackmore? 

•  Mr. Blackmore was an ongoing irritant in the building. 
 

•  Mr. Blackmore is very, very wealthy. 
 

•  Mr. Blackmore is very, very smart. 
 

•  Mr. Blackmore is very, very stubborn. 
 

•  Mr. Blackmore is a bully. 
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What is the Issue? 
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The Issue? 
•  Mr. Blackmore lives on the 19th floor. 

 
•  All suites face west, overlooking the park, out to the 

ocean. 
 

•  The building is 38 years old and on the 19th floors there 
are two suites 
 

•  The 20th and 23rd floors are one suite each. 
 

•  The suites on the lower floors, 3 or 4 per floor, sell for 
over $1million each. 
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And Mr. Blackmore? 

•  He liked to feed seagulls off his balconies. 
 

•  He had large bags of feed delivered to the suite every 
week. 
 

•  The seagulls defecated on the windows. 
 

•  The neighbours below complained. No complaint, no 
foul in BC. 
 

•  The complaints were on the agenda for every Board 
meeting. 
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Action Taken? 
•  Suffice to say the many thousands of dollars levied in 

fines got the strata nowhere. 
 

•  Mr. Blackmore, in response, would attend every general 
meeting and cause nothing but grief. 
 

•  The management company quit because of the never-
ending grief. 
 

•  People would not ride the elevators at certain times as 
they were in fear of being yelled at by Mr. Blackmore. 
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Evidence Gathering 
•  The board hired a window washing contractor to hang 

off the building and take pictures. 
 

•  He took pictures of the bird feed. 
 

•  While hanging off the building he noted that there was a 
hot tub in the unit and took a picture of it.  
 

•  No permits were taken out for alterations to the suite 
plumbing for the hot tub.  
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And the Issue? 
•  The feeding of the seagulls continued. 

 
•  The board was receiving demands for more frequent 

window cleaning. 
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Meanwhile… 
•  One benefit of the bird feeding was that problems with 

cars overstaying their time in visitor parking 
disappeared. 

•  Why? 
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So, Naturally… 
•  The condo board, naturally,  hired another lawyer. One 

was busy dealing with the hot tub so another was 
needed to deal with the seagulls. 
 

•  Mr. Blackmore had his lawyer respond. 
 

•  A suggestion was made that mediation might be a better 
solution. Cheaper, faster, etc. 
 

•  Both parties agreed to mediation. Probably the only 
thing they have ever agreed on. 
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Mediation 
•  The agreed on a single mediator right away. 

 
•  The mediator quoted $450 per hour plus expenses for 

hearing, preparation and the provision of his report. 
 

•  The mediator suggested three days for the hearing. 
 

•  Both parties agreed that would be fine. 
 

•  How did it all work out? 

CCi – South 
Alberta 



Smart Mediator, Not a Judge 
Though 

•  Mr. Blackmore was a lightweight bully compared to his 
lawyer. 
 

•  The mediator, (a lawyer), was easily intimidated.  
 

•  The mediator was afraid to make any rulings that may 
be challenged – but they all were. 
 

•  Example – A DVD containing the pictures of 120 
seagulls was entered into evidence by Mr. Blackmore. 
The pictures were taken by Mr. Blackmore in the park. 
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Evidence Presentation 

•  The condo board lawyer asked that it be one piece of 
evidence. Mr. Blackmore’s lawyer wanted each picture 
entered on their own. 
 

•  The debate on this small matter alone went one full day. 
 

•  The significant fact that Mr. Blackmore was trying to 
make is that he knew the name of each of the seagulls. 
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The Decision 
•  Mr. Blackmore was ordered to stop violating the bylaw 

and must not feed the seagulls. 
 

•  Mediation costs were split 50/50 and each paid their 
own costs.  
 

•  A suggestion that the condo must take legal action to 
collect the fines levied to date (thousands of dollars). 
The mediator would not order payment. 
 

•  The costs plus the legal fees for the condo exceeded 
$220,000. 
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There Has to Be More! 
•  The Strata Property Act (governing legislation in BC) 

Section 133 (2) states: 
 
•  The strata corporation may require that 

the reasonable costs of remedying the 
contravention be paid by the person 
who may be fined for the contravention 
under section 130. 
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I Should Have Been a Condo 
Lawyer! 
•  At a general meeting to explain the ruling of 

the mediator an owner noted Section 133 (2) 
and recommended the condo corp. sue Mr. 
Blackmore for whatever it had cost the 
condo corp. to date. The owners agreed to 
get a legal opinion. 
 

•  The opinion suggested it would be difficult 
and costly. No further legal costs were 
incurred. 
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Epilogue 
•  The new Board President (a wise man from Calgary) 

went for lunch with Mr. Blackmore who wrote  a promise 
on a napkin that he would never, as an owner in the 
condo corp., feed seagulls again. 
 

•  The new Board President was hailed as a hero. 
 

•  Mr. Blackmore sold his suite to his live-in girlfriend and 
moved to the Grand Caymen Islands. 
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Oh, There is More!! 
•  We know when Mr. Blackmore is back and visiting 

his girlfriend. 
 

•  Any ideas how we know? 
 

•  When asked why he violated his written promise he 
suggested people read his promise again. He wrote 
a promise on a napkin that he would “never, as an 
owner in the condo corp., feed seagulls again.” 



Have We Tried? 
•  Walk a mile in their shoes? What is the underlying 

cause of the behaviour? 
 

•  Have we reached out and spoken to them? 
 

•  Have we consulted with other professionals on how to 
resolve the disputes? We are trying with hoarders. 
There is evidence that the team approach works. 
 

•  Is lawyering up the best first option? 
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What I Believe 
§  Residents who are not fitting in are marginalized people in 

one or more segments of THEIR society.  
 

§   Our industry does a terrible job in helping people 
transition from their former type of housing into 
condominium living. 
 

§   We need to develop programs to encourage people to 
become part of our community. In doing so we must 
accept diversity and change.  
 

§  We need to be kinder, gentler influencers.  
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