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The Rights, Responsibilities,  
Obligations, and Interests

of Property Managers

themselves. The first step of respon-
sibility is achieving their licence; the 
second is continuing to update that 
education through seminars, confer-
ences, reading industry magazines, etc.; 
and thirdly, commitment and dedica-
tion to the role.

The ACMO Code of Professional 
Ethics states, “The Condominium 
Manager is instrumental in mould-
ing the nature of the condominium 
community and the living conditions 
of its people.” The pledge following this 
statement summarizes the condomin-
ium manager’s role, pledging honesty, 
integrity and ‘diligent study.’

With constant changes happening 
in this industry, ‘diligent study’ and 
continued education is something we 

When asked to describe what a 
property manager actually does on a 
day-to-day basis, it’s hard to explain 
the myriad of roles and versatil-
ity required. The daily duties of the 
position are difficult to put down 
on paper, and preparing prospective 
managers for what is, without a doubt, 
a demanding, time-consuming career, 
is something that the CMRAO have 
also recognized in their new manda-
tory licensing preparatory course, 
Excellence in Condominium Manage-
ment, the gateway course to a career 
in the ever-evolving world of prop-
erty management. As stated in the 
course’s blueprint, one of its goals is 
to “ensure awareness of the realities of 
the condominium management role 

before beginning the full program.” 
The reality is that the job may require 
a chameleon-like approach to chal-
lenges. Do you have the stamina? Are 
you an email ninja? Can you speak 
about the property’s financial position 
and explain each of a condominium’s 
by-laws in one breath?

Interests
Above all else, perhaps the most 

essential trait of all is the ability to 
maintain a cheerful, positive atti-
tude, no matter the number of emails, 
phone calls and face-to-face meetings 
you’ve got lined up. 

Adaptability is important, but 
responsibility—first and foremost—
lies with the property manager 
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crossbridgecondominiums.com

For more information, contact us today
Sandro J. Zuliani | szuliani@crossbridgecs.com | 416-354-1926

Looking To Jump Start 
Your Career?
As the leading condominium property manager in 
Ontario, Crossbridge consistently provides an exceptional 
level of service for our valued residents - and we’re looking 
for motivated individuals to join our team. 

On-site property management professionals are a vital 
part of our organization and benefit from professional 
training and development, a progressive organizational 
structure and convenient locations to choose from. 

If this sounds like the opportunity you’ve been waiting for, 
consider Crossbridge.
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WATER IN YOUR ELEVATOR PIT?
WE’VE GOT THE SOLUTION.

From new construction to routine maintenance and leak repairs,
we’re the single source you need for your elevator waterproofing needs.

•   ELEVATOR WATERPROOFING  •   FLOOR RESLOPING  •
•   SCAPE AND PAINT  •   WATERLOCK  •

•   SUMP PUMP INSTALLATIONS  •  

www.ElevatorWaterproofingSolutions.com    |    info@ElevatorWaterproofingSolutions.com

Call us!  1-888-DRY-PITT (379-7488)

5 YEAR
WARRANT Y

A DIVISION OF WATERPROOF MASTERS & ASSOCIATES
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must never fall short of. Whether it’s 
the onset of a pandemic, new legis-
lation, advances in technology or 
financial deficits, each condominium 
property carries different challenges 
which require research, exploration, 
and discussion with our peers.

Condominiums in Ontario are often 
a homeowner’s first purchase or a 
homeowner’s last residential purchase 
as a result of downsizing. Condo-
minium construction has overtaken 
apartment building construction; 
many units are now owned by inves-
tors whose primary interest is financial 
gain. As a result, the property manager’s 
responsibilities cover a kaleidoscope 
of ownership needs and desires from a 
broad range of sectors.

Responsibilities
Property managers are responsible for 

maintaining and enhancing the physi-
cal building and financial assets of the 
condominium corporation as dictated 
by the corporation’s governing docu-
ments and the Condominium Act.

Contrary to the opinion of many 
owners, the property manager is firstly 
responsible to the board of direc-
tors, acting as advisor, mediator, and 
conduit for the maintenance needs of 
the condominium. The manager must 
manage the expectations of the board, 
unit owners and stakeholders through 
accurate and frequent communica-
tions while navigating, mediating and 
negotiating their way through emer-

gencies and service requests, educating 
owners along the way.

Rights
A property manager has the 

right to say “no” when instructed to 
contradict the condominium corpo-
ration’s governing documents and/
or the Condominium Act, 1998; this 
is also why education is so important. 
In extreme instances, boards may 
urge the manager to conduct busi-
ness contrary to the Act, even when 
advised that their request jeopardizes 
the board and manager. If this situa-
tion arises, it is vitally important that 
a manager has a secure peer network 
with which to discuss challenging 
issues and that they understand the 
legal ramifications of going against 
the Condominium Act. This is where 
a skilled property manager will 
communicate effectively to redirect 
the board’s way of thinking. Failing 
that, a condominium lawyer can step 
in to assist with educating the board.

Any discussions held with the board 
should be covered in the minutes. 
Properly documented minutes, includ-
ing conversations where the manager 
has had to educate the board on such 
matters, are vital and can act as security 
in the unfortunate event that a matter 
moves to legal proceedings. 

It is now common for owners to 
threaten to ‘call the CMRAO’ when 
matters aren’t falling in their favour. 
Although this threat may be irksome, 

there are many reasons that led to the 
creation of the CMRAO  given this 
industry was not adequately over-
seen for many years. The lack of prior 
management in the management 
industry has created mistrust, with 
stories of fraudulent managers steal-
ing millions of dollars from Ontario 
condos in some cases. The impact of 
this kind of criminal activity takes 
years to repair, as well-intentioned, 
properly qualified property managers 
step in to delicately heal the wounds 
and rebuild relationships with boards 
and owners.

As property managers, we each 
have a duty to our clients, our owners 
and ourselves to abide by the code of 
ethics of our profession and to ensure 
we are not tempted to ‘cut corners’ 
or look away when boards request 
unscrupulous measures. We must 
stand tall. Only through working 
towards the common goal of excel-
lence in condominium management 
can we collectively strive to keep this 
profession clear of mistrust and misin-
formation. n

Greg Fraleigh, RCM, is President of 
The Enfield Group Inc., a third-genera-
tion industry leader providing profes-
sional and ethical property management 
and consultancy services for clients in 
the Golden Horseshoe and beyond. The 
Enfield Group Inc. is an ACMO 2000 Cer-
tified management firm. 
enfield.net
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