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2021 LAWPRO Risk
Management Credit

What is the LAWPRO Risk Management credit program?

The LAWPRO Risk Management Credit program pays you to participate in certain CPD
programs. For every LAWPRO-approved program you take between September 16, 2019 and
September 15, 2020, you will be entitled to a $50 premium reduction on your 2021 insurance
premium (to a maximum of $100 per lawyer). Completing one Members Assistance Program e-
Course from Homewood Health also qualifies for the credit.** Access Homewood Health at
www.myassistplan.com

Why has LAWPRO created the Risk Management Credit?

LAWPRO believes it is critical for lawyers to incorporate risk management strategies into their
practices, and that the use of risk management tools and strategies will help reduce claims.
Programs that include a risk management component and have been approved by LAWPRO are
eligible for the credit.

How do I qualify for the LAWPRO Risk Management Credit?

Attendance at a qualifying CPD program will NOT automatically generate the LAWPRO Risk
Management Credit. To receive the credit on your 2021 invoice, you must complete the online
Declaration Form.

STEP 1: STEP 2:
e Attend an approved program in person or
online; and/or Complete the online Declaration form at
o Self-study a past approved program lawpro.ca/RMdec by Sept. 15, 2020. The credit will
e Completing a Homewood Health e-Course* automatically appear on your 2021 invoice.

You are eligible for the Risk Management Credit if you chair or speak at a qualifying program
provided you attend the entire program. You can claim credit for an approved program on an online
replay, provided you watch or listen to the entire program and have a copy of the program materials.
In this case, you should claim credit for a self-study review on the CPD declaration form.

Where can | access a list of qualifying programs?
See a list of approved programs at lawpro.ca/RMcreditlist

Whom do | contact for more information?
Contact practicePRO by e-mail: practicepro@lawpro.ca or call 416-598-5899 or 1-800-410-1013.

One Homewood Health e-Course is eligible for the credit on a yearly basis.

LawPRO

Lawyers” Professional Indemnity Company
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REAL ESTATE TRANSACTIONS AND COVID-19
March 16, 2020

FOLA has been receiving calls from real estate lawyers wondering what to do about
upcoming real estate closings in light of the unprecedented circumstances we are in.

Like you, we have been monitoring the situation very closely. The situation is fluid, with
information and protocols changing rapidly.

Here is what we know:
1. Land Registry Offices remaining open for now

As far as we know there are no plans to close the LROs. This may change if the
Ministry of the Attorney General decides to close all of its spaces (the courts are
suspended right now, but the courthouses are still open). Like other businesses, the
LROs may be working with reduced staff, and will likely prioritize services required for
closings (over-rides, pre-approvals, PIN corrections, etc.). The LRO office webpage
can be found here.

2. Banks remaining open for now

All of the major banks have indicated an intention to remain open. Like other
businesses, the banks may be working with reduced staff or locations and there may be
delays in processing requests.

3. Tarion

Tarion issued an Advisory on Friday confirming that the builder repair period has been
suspended until April 13, 2020, and that homeowners may refuse access and builders
may refuse to perform after-sales services during the Covid-19 pandemic without
penalty. All conciliations, inspections, common element meetings and other in-person
meetings scheduled for the next month will also be postponed. The Tarion Advisory can
be found here.

Tarion issued a further Advisory today regarding pre-deliver inspections and delayed
closings, which can be found here and here.

“Unavoidable Delay” is defined in the Tarion Addendum as “an event which delays
Closing which is a strike, fire, explosion, flood, act of God, civil insurrection, act of war,
act of terrorism or pandemic, plus any period of delay directly caused by the event,
which are beyond the reasonable control of the Vendor and are not caused by or


https://www.ontario.ca/page/land-registry-offices-lro
https://www.tarion.com/sites/default/files/2020-03/Tarion_COVID19_Advisory_March13_April_13_2020.pdf
https://www.tarion.com/sites/default/files/2020-03/Tarion_COVID19_Advisory_PDIs_DelayedClosings.pdf
https://www.tarion.com/sites/default/files/2020-03/Tarion_COVID19_InfoSheet_Builders.pdf

contributed to by the fault of the Vendor”. The World Health Organization characterized
Covid-19 as a pandemic on March 11, 2020, and accordingly, construction delays
resulting directly from this pandemic may be considered unavoidable delays for the
purposes of delayed closing compensation.

4. Client meetings

There may be issues with clients not being able to meet with lawyers (due to iliness or
self-isolation). Remote meetings could be held (by phone or video conference) with
undertakings to provide any required sworn documents at a later day. If meetings do
proceed, lawyers and clients should follow health authority recommendations — don’t
shake hands, sit as far apart as possible, etc.

5. Municipalities

There have been recommendations that people limit in-person interactions, work from
home if possible, and not go out for ‘non-essential’ reasons. It is now very possible that
municipalities may close their offices or work with reduced staff and that delays in
receiving compliance information, permits and municipal agreements may be
experienced. We have heard that some municipalities are suspending inspections,
meaning that no occupancy permits will be issued for new construction.

What does this mean for your closings?

If either the LRO or the banks close, then real estate transactions will not be able to
proceed. You will need to seek extensions wherever possible. The good news is that
everyone is in the same situation. The bad news is that there is no right in most re-sale
agreements to insist on an extension. You will have to rely on the goodness of others
and common law principles to extend the transaction.

Some things to consider:

a) If your clients are not able to meet with you in person to complete the transaction,
are you able to meet with them remotely (by phone or video) to get the necessary
documents signed? Will the other lawyer accept an undertaking to provide originally
signed/commissioned documents as soon as possible? Can you adequately verify
the identity of your clients remotely?

b) If your clients need an extension or are asked for an extension, advise your clients to
exercise compassion and consider what a court would say if an extension is not
granted.

c) If clients tell you they are sick or have travelled out of the country in the last two
weeks, consider the health and safety of yourself and your staff and the possibility of
rescheduling the meeting or making alternate arrangements for signing documents.



d) Consider whether funds can be wired or otherwise transferred electronically to
reduce the amount of in-person interactions required.

e) If you are otherwise ready, willing and able to close, but are unable to register, is
there GAP coverage available under a title insurance policy?

f) The Working Group on Lawyers and Real Estate have a “Lawyers’ Delayed Closing
Escrow Agreement” available on its website here.

g) If the transaction is a new home from a builder, the Ontario New Home Warranties
Plan Act will govern delays in occupancy or closing.

For more information from FOLA, please visit our COVID-19 webpage here.


https://www.lawyersworkinggroup.com/ontario-standard-closing-document
https://fola.ca/mag
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CLOSING REAL ESTATE DEALS DURING A PANDEMIC
March 20, 2020

This is the third update this week, and | apologize for contributing to your email clog. |
have received over 1000 emails this week and I'm struggling to keep up myself, but |
continue to receive calls and email from real estate lawyers looking for some guidance.

Here is what we know:
1. Upcoming Law Society Webinar for Real Estate Lawyers

The Law Society is scheduling a free webinar for real estate lawyers for Friday, March
27 from 12:00pm to 2:00pm to address the issues that real estate lawyers are facing
right now. Keep your eye out for further detalils.

2. There are no plans to shut down Teraview®

Several lawyers have reached out to let me know that their local Land Registry Office is
closed. Apparently some small LROs and some co-located within ServiceOntario
centres have, in fact, closed. However, | have been advised that notwithstanding these
closures, it is still business as usual for land registration and documents can continue to
be registered via Teraview®.

If your local LRO is closed, you will not be able to register any paper documents (e.g.
Registry Act documents, certain Land Titles documents that must be submitted in
paper, plans, etc.). They cannot be submitted via OnLand or sent to another LRO.
Registration of paper documents in these LROs will not be accepted for registration or
deposit until that LRO office reopens.

If an LRO has closed, there is no access to ROSCO computer terminals, and full-size
white prints of plans will not be available through the LRO or Teraview®.

If you have a paper deal in an LRO that is closed, you will need to explore workarounds
(e.g. title insurance gap coverage, escrow agreement, postponement, etc.).

3. Banks remain open and mortgages are funding

There don’t seem to be any bank closures, and mortgages continue to be funding. |
have been advised that certain branches will be closing — in Ottawa we’ve been told that
only bank in each zone will remain open. | don’t know how big a zone is, or how many
zones there are, but I'm assuming that there will be delays in getting money to and from
the bank if cheques or drafts are involved.



4. Tarion acknowledges that unavoidable delays are likely

Builders are sending out delay notices to purchasers. If you have upcoming purchases
from a builder, check with your client to confirm if they have received a notice of delay.

Tarion issued an Advisory on Friday confirming that the builder repair period has been
suspended until April 13, 2020, and that homeowners may refuse access and builders
may refuse to perform after-sales services during the Covid-19 pandemic without
penalty. All conciliations, inspections, common element meetings and other in-person
meetings scheduled for the next month will also be postponed. The Tarion Advisory can
be found here.

Tarion issued a further Advisory on March 16 regarding pre-delivery inspections and
delayed closings, which can be found here and here.

5. Working remotely

Many lawyers and law firms are closing their offices and working remotely. My office
gave all the lawyers and staff the option to work from home and equipped everyone with
the tools to make this possible. (My partner had the foresight to purchase 25
chromebooks two weeks ago and then had vpn software installed on each of them.)

This week, however, we closed the office entirely as a precautionary measure to
safeguard the wellbeing of our lawyers and staff. It was a difficult decision, because
most people cannot work as efficiently from home. Fewer, smaller screens. No popping
by a colleagues’ desk to ask a “quick” question. But it had to be done.

If you and/or your staff need to work remotely, here are some things to consider:
a) Use technology to your advantage.

If the other lawyers and staff in your office have laptops, tablets or phones with
cameras and microphones, consider video conferencing with them from time to
time.

There are several good video conferencing applications that will allow you to
connect and collaborate with your colleagues and staff. Video conferences can
yield better results than phone calls. Some video conferencing technology allow
you to share your screen, so that you can collaborate more effectively. It can
also make you feel less isolated.

You can also take advantage of text messaging or instant messaging to cut back
on your email clog.

Send as much as you can by email. | know, I've mentioned email clog twice
already and now I’'m suggesting more email. But it is practical. Just remember
that email is not secure, so you may want to encrypt certain documents before
emailing them (Word, Excel and most PDF programs have encryption by


https://www.tarion.com/sites/default/files/2020-03/Tarion_COVID19_Advisory_March13_April_13_2020.pdf
https://www.tarion.com/sites/default/files/2020-03/Tarion_COVID19_Advisory_PDIs_DelayedClosings.pdf
https://www.tarion.com/sites/default/files/2020-03/Tarion_COVID19_InfoSheet_Builders.pdf

b)

password built into them — it's simple to do. Just don’t send the password in an
email — call the recipient with the password).

Think about your accounting needs.

My firm instituted a “wire transfer only” (or direct deposits for incoming funds)
policy. We wanted to cut back on the need for paper cheques for two reasons —
one, if the firm had to close and operate remotely, cheques become more difficult
since two partners need to sign all trust cheques; and two, electronic banking
means fewer hands touching the money and spreading germs. We set up a
remote accounting office, within close proximity to two partners’ houses, so
cheques can be printed, couriered to the partners for signature, and then sent to
the recipient. It will definitely take more time than when we are down the hall
from one another, but it works for those times when we can’t wire funds into the
recipient’s account.

If you don’t have the ability to wire directly from your desktop, speak to your bank
about getting it. It's a game changer. Unfortunately, it might take a while at this
point, as banks are likely working with reduced staff and high volumes right now.

Client meetings

Many law firms whose offices are still open are restricting access. Drop-ins are
discouraged and client meetings are strictly by appointment only.

If you are meeting with clients in person, lawyers and clients should follow health
authority recommendations — don’t shake hands, sit as far apart as possible,
disinfect the space regularly, etc. When making the appointment and before
meeting with them, ask your clients if they are experiencing any symptoms, if
they have been in contact with someone who is sick, has tested positive for
Covid-19 or if they are self-isolating for any reason. If the answer is yes,
consider the health and safety of you and your staff and determine if the meeting
can be postponed or conducted remotely.

Some lawyers are having clients place documents on a table or counter rather
than handing them to another person directly. If your office has the technology,
you can meet with clients remotely within your office. The clients can be in one
meeting room and the lawyer in other, meeting by video or telephone to review
the documents. The lawyer can go into the clients’ room to witness the signature
from a healthy distance, and sign as witness or commission once the clients
leave.

If you are meeting with clients remotely, review the Law Society’s Corporate
Statement on Covid-19 that includes information on remotely identifying and
verifying identity of clients and virtually commissioning documents. Be aware of
your legal obligations and document your file well. Most title insurers are
confirming coverage even for deals signed up remotely — check with your
preferred title insurer for details.


https://www.lso.ca/news-events/news/corporate-statement-re-covid-19
https://www.lso.ca/news-events/news/corporate-statement-re-covid-19

You can also refer to the attached “Basic Approach for Remote Signing”, which
includes a Video Conference Checklist.

6. Fraudsters love chaos

Be alert to fraud. The bad guys take advantage of vulnerable people and vulnerable
situations. Keep your spidey senses on high alert. Some of the key red flags to
watch out for are:

i) last minute changes in payment instructions

i) instructions to send funds to unrelated third parties

iii) rush deals with new clients

iv) the sale or refinance of mortgage-free or vacant land

v) deals involving elderly or vulernable individuals or people who are not
receiving a benefit from a refinance transaction

vi) emails offering a covid antidote

7. Off title search results may not be available

Some off-title search results may be delayed and may not be available in time for
your closing. Check with your title insurer to confirm if coverage is available.
Understand what coverage will be available if the search result comes back following
closing and reveals deficiencies. Communicate well with your client.

Be proactive. Be patient. Responses will take longer as more and more people work
remotely and offices have fewer people available due to illness, quarantine, self-
isolation, or childcare issues.

Deals will be more difficult to close. But we are all in this together. Encourage
compassion and reasonableness. Consider how a court will be likely to respond to
hardline responses to issues relating to or resulting from this pandemic.

Sid Troister sent out a great email bulletin yesterday, where he said “My unauthoritative
advice is to make sure that when these decisions have to be made, you explain to your
clients the options and implications fully, ensure sure that you have documented both
the advice and options you gave your client and the instructions you received including
sending them confirmation. Make sure that advice to clients is in plain language. You
don’t want them saying that they did not understand because it was all too technical. As
| say, deals may be much harder to complete these days so you need to have a good
record of the steps taken to protect yourself and in so doing, you will also be protecting
your client.”

For more information from FOLA, please visit our COVID-19 webpage here.

Merredith MacLennan
FOLA Real Estate Co-Chair

Please note: The information provided herein is of a general nature only and is not
intended to provide legal advice.


https://fola.ca/mag
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Basic Approach for Remote Signhing!

REQUIREMENTS

1. Video Conferencing Capability

Lawyers will need to utilize a video conferencing capability (“VC”) that is easily

accessible by their clients.

In light of the fact that some clients may not have video cameras on their computers
the VC should be useable by the client on their cell phone (which will in all likelihood

have a camera).

Lawyers and clients may have preferred VCs, and there are several options available
at little or no cost in the marketplace right now. As long as the video and sound quality

are good and all of the parties can use it, the choice of VC doesn’t really matter.

2. Document Scanning and Transmission

Clients may need to have access to a reliable document scanning capability in order
to upload documents (via cell phone) and transmit them to lawyer. Otherwise, lawyers

should ensure that documents can be couriered to them.

3. Virtual Commissioning

Although legislation has been introduced to provide for virtual commissioning,
regulations are not in place to define the applicable requirements related thereto. The
closing protocol discussed in this document relies on the information in the Law

Society’s Corporate Statement re: COVID-19, as set out on Schedule A.

4. Electronic Signatures

The process described in item 5 below contemplates clients affixing wet signatures to
paper documents. This process may evolve to the use of electronic signatures once

this type of functionality can be factored into the procedure below.
5. Virtual Closing Procedure
Establish a time for video conference with client at least 48 hours before closing to

allow for time to courier documents if necessary.

1 This document has been prepared by Maurizio Romanin, Merredith MacLennan and lan Speers. The information
provided herein is of a general nature only and is not intended to provide legal advice.



Client to provide scanned copies of identification before scheduled video conference
for lawyer’s review.

Send electronic copies of documents to be reviewed with and/or signed by client in
advance of the video conference meeting.

Client downloads and prints paper copies of documents.
Lawyer reviews documents with client during video conference and
witnesses/commissions wet signature of documents by client. (see attached

Schedule B for Video Conferencing check list).

Client scans signed documents and emails them to lawyer and/or couriers signed
documents to lawyer’s office.

Lawyer affixes wet signature to complete witnessing/commissioning function to
applicable scanned and/or original copies of documents from client.



Schedule A

LSO information on Virtual Commissioning

On March 16, 2020 the Law Society on Ontario published a Corporate Statement re:
COVID-19, which included information regarding using virtual means of identifying or
verifying the identity of a client and virtually commissioning documents.

Per the FAQ in the Corporate Statement:

Commissioning is governed by the Commissioners for Taking Affidavits Act and is not
regulated by the Law Society. Although the law is evolving in this area, the best practice
for commissioning documents remains for the lawyer or paralegal who is acting as a
commissioner to be in the physical presence of the deponent to commission the
document(s). For more information, please review the Law Society’s Virtual
Commissioning resource.

However, as a result of COVID-19, until further notice:

The Law Society will interpret the requirement in section 9 of the Commissioners
for Taking Affidavits Act that “every oath and declaration shall be taken by the
deponent in the presence of the commissioner or notary public” as not requiring
the lawyer or paralegal to be in the physical presence of the client.

Rather, alternative means of commissioning such as commissioning via video
conference will be permitted.

If lawyers and paralegals choose to use virtual commissioning, they should
attempt to manage some of the risks associated with this practice as outlined
below.

Managing the Risk of Virtual Commissioning:

If a lawyer or paralegal chooses to use virtual commissioning, the lawyer or paralegal
should be alert to the risks of doing so, which may include the following issues:

Fraud

Identity theft

Undue influence

Duress

Capacity

Client left without copies of the documents executed remotely

Client feels that they did not have an adequate opportunity to ask questions or
request clarifying information about the documents they are executing.

10
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To manage some of the risks:

o Consider whether there are red flags of fraud in the matter. To review these red
flags, see the Federation of Law Societies’ Risk Advisories for the Legal
Profession resource.

e Assess whether there is a risk that the client may be subject to undue influence or
duress. If there is such a risk, consider if you are able to assist the client at this
time without meeting in person.

o Determine how to provide the client with copies of the document executed
remotely.

o Confirm your client’s understanding about the documents they are executing and
provide adequate opportunity for them to ask questions during the video
conference.

o Be alert to the fact that persons may attempt to use the current circumstances and
resulting confusion as an opportunity to commit fraud or other illegal acts. Where
lawyers and paralegals choose to use virtual commissioning, they must be
particularly alert to these red flags in order to ensure that they are not assisting, or
being reckless in respect of any illegal activity.

Last updated: March 16

11
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Schedule B

Video Conference Checklist

DATE AND TIME OF MEETING:

MEDIUM FOR MEETING:

[INCLUDE FILE REFERENCE HEADER]

START OF MEETING

O

O

Test video and sound quality.
Have the client scan the entire room they are in to ensure no one else is in the room.

Any other parties present, and reason for presence:

Have all parties introduce/identify themselves.

Clients present:

Ask of clients:

O not to mute their audio at any time during the call.

O hold to camera ID that was previously provided and confirm that it is the client.

DOCUMENTS

O

O

Confirm the client has received and printed the following documents:
[INCLUDE LIST OF DOCUMENTS SENT TO CLIENTS]

Review and explain each document

Confirm client’s understanding of the documents and provide sufficient opportunity for
client to ask questions

Have client angle camera, if required, when signing so signing of documents can be
witnessed

Have client hold documents to camera after signing to ensure signed correctly.

After all clients have signed any affidavits ask them (and obtain an affirmative response
from all signatories):

O If sworn: “Do you swear that the contents of this affidavit as subscribed by you are
true, so help you God?” or

12



O If affirmed: “Do you solemnly affirm and declare that the contents of this affidavit as
subscribed by you are true?”

O After all clients have signed any statutory declaration ask them (and obtain an
affirmative response from all signatories):

‘Do you make this solemn declaration conscientiously believing it to be true, and
knowing that it is of the same force and effect as if made under oath?”

O Provide the client with a unique phrase or code to write in a particular place on each
document.

Unique phrase / code given to clients:

END OF MEETING

Confirm how client will be returning documents with wet ink signature.

O Scan
O Courier
O Mail

O Other:

13



From: Sidney H. Troister, LSM

To: Sidney H. Troister, LSM
Subject: Real estate Bulletin: March 2020--Covid Virus issues and other stuff.
Date: March 17, 2020 9:14:32 AM

I didn’t have much news to report until this Covid virus thing hit so some updates and
thoughts for practice. Please understand these are my thoughts and should not be taken as
authoritative.

The Law Society has been working hard to clarify some of the rules we have to follow in our
daily work. Hopefully, some of the following will help.

Swearing affidavits remotely.

The Commissioners for taking Affidavits Act says that affidavits are to be taken by a deponent
in the presence of the commissioner, notary, etc. . Does that include swearing an affidavit by
skype, Duo or Facetime?

Some time ago, the Law Society issued a notice that acknowledged that the legislation was
ambiguous on that issue. (Can “in the presence of” included by video conference. Here is the

link to that notice for your information. https://Iso.ca/lawyers/practice-supports-and-
resources/topics/the-lawyer-client-relationship/commissioner-for-taking-affidavits-and-notary-
publ/virtual-commissioning

Better yet, the Law Society has issued some clarifications on some of the rules regarding
remote swearing and other things and say that with care, it will be acceptable. Go to the
following link and look carefully at the Frequently Asked Questions that will help you through

it all. See the link https://Iso.ca/news-events/news/corporate-statement-re-covid-19
Identification and Verification

The above link also address identification and verification and in particular using video
conferencing to verify. This is important because to date, verification seemed to require
physical face to face. But you cannot be cavalier in your use of video conferencing or skype
as it relates to either swearing documents or identification and verification. They are there for
a good reason and ensure that you document carefully the steps you took in these activities.

I would seem therefore that at least insofar as the Law Society is concerned, you have some
guidance on the rules.

You should bookmark the above link because it is being supplemented with further advisories
as things change and we all know that they are changing by the minute.

Other things.

1. Bill 88, the proposed amendments to the Planning Act is now being reviewed by the
Ministry of Municipal Affairs and Housing. Doug Downey, who brought the bill forward as a
private members bill and now the attorney general is remaining involved and hopefully, we
will see the amendments enacted in the not too distant future.

2. Speaking of technical and strict, at least until the Covid virus, the Land Registry office
was enforcing the policy of one phone call or one message in its review and comment on
registered documents. They do not have the staff to fix documents or wait for you to do so if
they are problematic. You would be well advised to make sure that you respond within the
time permitted by the message, especially if the message is “fix it or we will withdraw it.” In
one recent case, a survivorship application that included a schedule was registered followed by
a sale and mortgage to a buyer. The survivorship application was rejected and withdrawn
when it was not fixed in time and made a mess of things since there was now no link between
the survivor and the buyer. It was a mess but the LRO stands by its policy. You should
ensure that you are connected to your Teranet or Teraview account even if you are away
(especially if you are on vacation or even working from home) in order to ensure that your
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documents are not rejected and worse, withdrawn such that a whole chain of transactions is
affected. On this point, some of the fixes arising from a withdrawn document might require
court orders and not just simple fixes with the cooperation of the LRO.

3. It would be my guess that the effect of the virus is that LRO staff may not be in a position
to certify registered documents as quickly as they have in the past. For those with long
memories, before electronic registration, some land titles offices were months behind in
certifications. Gap insurance from the title companies should resolve concerns.

4. An odd Planning Act case with some far reaching implications. In Deluca Brothers, v
Windsor Essex Catholic School Board 2020 ONSC 873, a school board granted a 99 year
“license” to a neighbouring restaurant to use part of its land for a parking lot during non-
school hours. The restaurant paid for improvements to the parking lot including its paving and
fencing as part of the deal. 25 years later, the school board wanted to rely on its own breach
of the Planning Act to terminate the licence. For all the wrong reasons, the court rightly
refused the school boards application. Rather than relying on estoppel or even that the school
board could not rely on its own breach to terminate the licence, the court held that the license
is different from a lease and is not a grant of a right to use land as provided in the Planning
Act (nonsense). Worse, the court decided that the paved parking lot and fence was a structure
and that subsection 50(9) applied i.e. that the Planning Act does not apply to rights to use part
of a building or structure for any number of years. Weird in my opinion. This conclusion
certainly stretches what | would have thought was the intent of section 50(9). But what are the
implications? Big if you think about it. | act for an owner, my neighbour wants a right of
way over my paved driveway. Does he need a consent or is the grant of a right of way the
right to use part of a building or structure to which section 50(9) applies. | have a paved
parking lot or a parking lot with a demolished building with an existing foundation on it. Does
this meant if you have a paved parking lot, you can carve it up into parts however you like
because you are dividing parts of a structure. | don’t think so and | would be very cautious in
relying on reasoning in this decision.

5. The 17™ annual real law summit is scheduled for Monday and Tuesday, April 21-22 and
at least for now, it is still going ahead. However, it will be in webinar format only. The
programme is set, the topics are relevant as usual and again, 12 hours of CPD makes it a
worthwhile investment. Joel Kadish, Stephanie Eiley and I will be chairing again.

Things are changing by the minute. Keep alert to Law Society, government and title insurer
updates so that you can carry on as well as you can in these changing times. Most of all, be
safe; stay healthy.

Once again, my disclaimer: The issues raised in this email bulletin are for information
purposes only. My comments should not be relied upon to replace specific legal advice.
Readers should investigate all matters independently before acting on the basis of material
contained herein. | reserve the right to be wrong and to change my mind. Use at your own risk.
If you don’t want to continue to receive my email bulletins, email me back. If you want to
pass it on, feel free.

Sidney H. Troister, LSM

Certified by the Law Society as a Specialist in Real Estate Law

Legal services provided through Sidney H. Troister Professional Corporation
Tel: 416-777-5432

Fax: 1-888-312-0072

stroister@torkinmanes.com

VCard

Torkin Manes LLP

Barristers & Solicitors
151 Yonge Street, Suite 1500
Toronto ON M5C 2W7
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From: Sidney H. Troister, LSM

To: Sidney H. Troister, LSM
Subject: Real Estate Bulletin No. 2 regarding Covid virus, etc.
Date: March 19, 2020 8:37:06 AM

| sent out an email bulletin on Tuesday on updates on 2 issues of concern to real property lawyers
regarding their professional obligations: swearing affidavits remotely by video and satisfying the
L SO requirement regarding identification and verification. | hope that it was of assistance. (I
have no clue who reads my emails but for the few of you that do, | hope | helped.)

Continue to keep an eye on the LSO, Lawpro, FOLA, titleinsurer and even Ministry websitesto
see how things are changing. | will try to keep you advised but don’t want to be a pest about it.
Most of you have lots more on your plates.

Some people have been asking more questions like what if the registry system closes, or what do
we do about chegques and time limits on deals, etc. FOLA published and circulated a notice that
may help. Hereisthelink.

https://img1.wsimg.com/blobby/go/63f6349d-d85d-4511-bcbf -

4314d54b45d0/downl oads/REA L %20ESTATE%20TRANSACTION S%20AND%20COVID.pdf?
ver=1584392812302

It will be interesting and maybe terrifying to see what the Covid virus does to the volume of real
estate work that we have. My uneducated guessiis that with so many people hunkering down,
their financial affairs uncertain, banks and other lenders working at less than full capacity, we
will see amarked slow down in transactional work, in particular, residential transactions. But
that is my guess. Feel freeto le me know what is going on out there. But there are till deals that
were contracted weeks, months and even years ago that are due to close during the next weeks
and months. To that extent the following comments may apply.

Most of you know that when | send out these bulletins, my priority isto ensure that lawyers
protect themselves against possible claims by clients. We are in uncharted waters and thereis
even greater risk that things go sideways. It may be that you are consulted by your clients
involved in deals: to close, or don’t close, make uncalled for requisitions to create doubt, tender,
waive tender, extend or take a hard line and insist on performance. All of those decisions, if they
turn out backfiring, open the door to claims against lawyers for wrong advice. Who says doing
real estate law is easy?

My unauthoritative advice is to make sure that when these decisions have to be made, you
explain to your clients the options and implications fully, ensure sure that you have documented
both the advice and options you gave your client and the instructions you received including
sending them confirmation. Make sure that adviceto clientsisin plain language. You don't
want them saying that they did not understand because it was all too technical. Asl say, deals
may be much harder to complete these days so you need to have a good record of the steps taken
to protect yourself and in so doing, you will aso be protecting your client.

And on the point of hard line positions, remember my ongoing view of our courts. They seem to
tend more and more to be influenced by equity and fairness and less by technicalities. Predicting
how a court will respond and telling a client that “you don’t have to close” or “thisis what the
law is’ is dangerous. Especially when everyone is dealing with this very new environment. Be
very careful in the advice you give on tough decisions. Thereis no sure thing. Put your advice
and get your instructions in writing.
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We all know about gap coverage for deals that close but don’t get certified upon registration.
Make sure you are getting it. Hopefully, Teraview will keep running normally and deals can get
registered. Let’'shope that that isthe worst of it. | would like to think that our title insurers are
anticipating how best to protect deals if deals cannot be registered. It isall the more reason for
you to bookmark your most important websites to keep up to date.

My last word, (at least today). We areadll in thistogether. We are all trying to figure this new
normal out. Try to accommodate and try to be kind. Remember that what goes around often
comes back around. We all have reputations. What do you want yours to be?

Once again, my disclaimer: Theissuesraised in this email bulletin are for information purposes
only. My comments should not be relied upon to replace specific legal advice. Readers should
investigate all matters independently before acting on the basis of material contained herein. |
reserve the right to be wrong and to change my mind. Use at your own risk.

Y ou receive these emails because you asked to be put on my email list. If you don’t want to
continue to receive my email bulletins, email me back. If you want to passit on, feel free.

Sidney H. Troister, LSM

Legal services provided through Sidney H. Troister Professional Corporation
Tel: 416-777-5432

Fax: 1-888-312-0072

stroister @torkinmanes.com

VCard

Torkin Manes LLP
Barristers & Solicitors

Named Canada's Regional Law Firm of the Year by Chambers and Partners
Ranked the #1 Ontario Regional Law Firm by Canadian Lawyer

151 Y onge Street, Suite 1500
Toronto ON M5C 2W7
torkinmanes.com

An international member of Ally Law

This email message, and any attachments, is intended only for the named recipient(s) above and
may contain content that is privileged, confidential and/or exempt from disclosure under
applicable law. If you have received this message in error, please notify the sender and delete this
email message. Thank you.

Disclaimer

The information contained in this communication from the sender is confidential. It is intended solely for use by
the recipient and others authorized to receive it. If you are not the recipient, you are hereby notified that any
disclosure, copying, distribution or taking action in relation of the contents of this information is strictly
prohibited and may be unlawful.

This email has been scanned for viruses and malware, and may have been automatically archived by Mimecast
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Ltd, an innovator in Software as a Service (SaaS) for business. Providing a safer and more useful place for
your human generated data. Specializing in; Security, archiving and compliance. To find out more Click Here.
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From: Sidney H. Troister, LSM

To: Sidney H. Troister, LSM
Subject: Real Estate bulletin No. 3

Date: March 25, 2020 1:45:58 PM

Many thanks to those who sent me emails about my bulletins. Y ou were all very kind.

What elseisnew? Plenty.

First, al non-essential business are shut down according to Mr. Ford today. This bulletin may
be premature but it begs lots of questions. What does that even mean? Who is essential? Are
banks essential and if not, how do you deposit funds and get certified cheques. Can you still
work from home if your office is shut down? What about existing contracts with firm dates for
performance? If timeis of the essence, isthere any way that the government can extend the
rightsin a contract? (They passed |egisation suspending limitations periods and government
mandated time restrictions but what about private contracts?) What about firm closing dates?
Will lenders that are presumably not essential businesses still be able to lend or advance funds
for aclosing? Who will be processing mortgage loans?

| have heard from Jeffrey Lem, the Director of Titles who says that things should be clearer
tomorrow but his planisto keep Teraview fully operation which will allow 99.5% of all transactions
to close (assuming they can otherwise be closed) in the ordinary course of business. Of course, the
situation is very fluid and can change quickly but he has emphasized to me that there simply are no
plansto shut down Teraview.

Too many questions, not many answers. Hopefully, we will know some things better by the
time we present the LSO programme that has hastily been put together to help real estate
lawyers during the Covid crisis. Needless to say, things are very fluid and what we know or
understand today may well change by Friday. If you did not get the link to the program, you
can find it here.

It isafree audio programme only where all of the speakers will be participating remotely.
Hopefully, we will bein a position to answer most of your questions that relate to the logistics
of practice, compliance with Law Society requirements, and how to deal with troubled deals.
If we can’t answer your questions, you may get some comfort that you are not alonein this
nightmare.

FOLA continues to help the profession thanks to the efforts of Merredith MacLennan in
Ottawa. Hereis FOLA’slatest notice. Bookmark FOLA as one of your go to sites for
updates and guidance. This one published last Friday is about closing deals during the
pandemic and can be found here. Their memo on remote signing can be found here.

As| say, things are changing faster than anyone can draft a bulletin so keep watching.

| have received many messages about how to get deals closed when bank branches are closed,
firms aren't set up for wires, discomfort with remote signings, etc. No easy answers. Just
remember this. Everyoneistrying to figureit all out and no one has aright answer. Listen to
what others say, do what seems reasonable, and don’t be afraid to tell you client that no one
has the right answer.

About taking a hard line on anything. | have little doubt that the courts will not take kindly to
hard lines, strict compliance with terms, dates, deadlines, etc. during a period of time that
being reasonable and fair is likely to be the expectation. In my opinion, you will insist on
strict compliance at your client’s peril and yours. And make sure that you tell your client that
there are no guarantees of anything and in my experience, no precedent regarding legal rights
for acomplete shut down of all businesses in the province, if not the country and the world.
Remember also that your client’slegal problem is his or her problem and not yours so do your
best to protect them but don’t make their problem yours. Keep good notes, get written
instructions and protect yourself.

Lastly, | have received emails from many of you about the stress and pressure of advising
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clients, of keeping your own business afloat, of keeping staff, of keeping your own jobs, of
keeping your staff, and you and your family safe. We are all carrying similar burdens,
whether you are in abig firm, small firm or asolo. Lots of demands, lots of stress, no
answers. Your mental health is also important. Keep in touch with family, friends,
colleagues. Share information and ideas, stay friendly.

Hopefully by Friday our webcast will have some helpful ideas. Stay safe.

Once again, my disclaimer: Theissuesraised in this email bulletin are for information
purposes only. My comments should not be relied upon to replace specific legal advice.
Readers should investigate all matters independently before acting on the basis of material
contained herein. | reserve the right to be wrong and to change my mind. Use at your own risk.

Y ou receive these emails because you asked to be put on my email list. If you don’t want to
continue to receive my email bulletins, email me back. If you want to passit on, feel free.

Sidney H. Troister, LSM

Lega services provided through Sidney H. Troister Professional Corporation
Tel: 416-777-5432

Fax: 1-888-312-0072

stroister @torkinmanes.com

VCard

Torkin ManesLLP

Barristers & Solicitors

Named Canada's Regional Law Firm of the Year by Chambersand Partners
Ranked the#1 Ontario Regional Law Firm by Canadian L awyer

151 Y onge Street, Suite 1500
Toronto ON M5C 2W7

torkinmanes.com

An international member of Ally Law
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This email has been scanned for viruses and malware, and may have been automatically archived by
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useful place for your human generated data. Specializing in; Security, archiving and compliance. To find out
more Click Here.
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From: Sidney H. Troister, LSM

To: Sidney H. Troister, LSM
Subject: Real estate bulletin No. 4
Date: March 25, 2020 1:46:44 PM

Sorry to send two out in one day but thisiscritical. Lawyers and the land registry system are
considered essential services. Hereisthelink to thelist.
see 61, 65, 67.

https://news.ontario.ca/opo/en/2020/03/1ist-of -essential -workplaces.html

Banking and credit unions are also included. Don’t know about other types of lenders. May
figure that one out in the days ahead.

| am not so sure that it would have made a difference being on the list or not given that so
many of us can work remotely and can still serve our clients remotely aswell. It does not
change the other challenges we have getting deals done, helping clients with their deal issues,
and otherwise keeping our practices going.

Just one observation from the bulletins is that as one person said, “misery loves company. Itis
nice to know | am not experiencing all this anxiety and stressalone. Thereis at least some
comfort in that.”

So, remember the LSO programme on Friday. We at least know that we are not ordered to
shut down and the Teraview and land registry services are not being shut down.

For only abit of levity in all this, | am sure that there are some who question lawyers as
“essential” to anything. We should not let it go to our heads.

Once again, my disclaimer: Theissuesraised in this email bulletin are for information
purposes only. My comments should not be relied upon to replace specific legal advice.
Readers should investigate all matters independently before acting on the basis of material
contained herein. | reserve the right to be wrong and to change my mind. Use at your own risk.

Y ou receive these emails because you asked to be put on my email list. If you don’t want to
continue to receive my email bulletins, email me back. If you want to passit on, feel free.

Sidney H. Troister, LSM

Legal services provided through Sidney H. Troister Professional Corporation
Tel: 416-777-5432
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REAL ESTATE CLAIMS FACT SHEET

<O,

# 2 claims area by cost # 2 claims area by count $34,000 average cost
- average cost of $21.5 million per year - average 632 claims per year per claim

SUUL

RISK MANAGEMENT TIPS

Meet clients in person at least once

Meet with the client in person to review the transaction and understand client
instructions, particularly with respect to the client’s intended uses of the property. Not
every matter is straightforward, and you don’t want to have to address a problem that
was only noticed the day of closing, or never noticed at all.

Remember, the lender is also your client in most residential transactions
The lender is also your client and is owed a duty of care. Provide any information to the
lender that is material to the lender’s decision to advance funds under the mortgage.
Lending clients can sue lawyers for failing to disclose all relevant information they knew

or ought to have known.

Document your conversations with and instructions from the client
This is the best defence against a malpractice claim. Clients may only be involved in one
or two real estate transactions in their lifetime and will remember the details, while the
lawyer who sees countless transactions will likely have little specific recollection of one
matter. Keep notes of your conversations and document discussions and your actions in a
detailed reporting letter to the client.

Do not give your Teraview password to anyone

Your Teraview PIN is only valid for your transactions. As tempting as it may be in a busy
real estate practice to let the clerk register instruments requiring a lawyer’s electronic
signature...just don’t.

Review the ftitle insurance policy with your client

You should have a solid understanding of the title insurance policy and be able to explain
standard coverages, exclusions and property-specific exceptions. It is also important to
have a detailed understanding of the client’s planned use of the property to ensure the
coverage obtained applies to those uses.
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Communication - 41%

¢ Failing to inform a client about restrictions on land use
contained in a subdivision agreement

¢ Failing to review the survey and to discuss the risks or
problems it reveals with the client

¢ Not inquiring about or following through on the
client’s intentions for future use of the property. For
example, not doing the necessary zoning searches or
getting title insurance with a future use endorsement.
The client may intend to build a swimming pool, but
sewers or utility easements may make this impossible.
Zoning may not permit a home-based business or
multiple dwelling units

¢ Failing to ensure that the condominium unit shown on

the plan meets the client’s expectations (e.g., whether

it overlooks a lake or a parking lot)

Inadequate investigation - 29%

Misreading (or not reading) a survey, search, or

COMMON MALPRACTICE ERRORS

Failing to review a condo status certificate and bring

Fraud - 5% deficiencies to the client’s attention
e On acondominium purchase, failing to ensure that the
parking space and locker specified in the agreement

Other - 6% of purchase and sale are actually for sale and that the
legal description of both units is correct

Errors of law - 7%

Visit practicepro.ca for resources including
LAWPRO Magazine articles, checklists,
precedents, practice aids and more

Failing to fully understand or properly apply the part-
lot control provisions of the Planning Act
Not being sufficiently aware that different types

. . . of searches are required depending on the type of
Be aware of frauds involving deposit property being purchased (e.g., single unit vs. multi-
cheques and fund diversion emails. Visit unit, commercial vs. residential)

practicepro.ca/fraud and AvoidaClaim.
com for more information on fraud
prevention

Not meeting with the client. Delegating the entire file/
transaction to a law clerk
We can provide knowledgeable speakers Failing to review the statement of adjustments for

who can address claims prevention topics. clerical errors
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The Bookkeeping Guide

PREAMBLE

We have written this Guide to help lawyers of the Law Society of Upper Canada and their staff
cope with the more common bookkeeping issues in a law office and also to better understand
the Law Society’s By-Law 9 (See pages 38-57). While written especially with sole practitioners
and small firms in mind, these recommendations can be used in any size law office. The
Guide provides general advice; it does not cover every possible situation that can arise
in a law office and it is not legal advice. If you have questions about the By-Laws, you can
call the Law Society Resource Centre at 416-947-3315 or toll free in Ontario 1-800-668-7380
ext. 3315. You can also check the Law Society’s Web site: www.Isuc.on.ca. If you have
specific bookkeeping, accounting or tax questions, we suggest that you consult an accountant

or lawyer who practices in these areas.

INTRODUCTION: Why Keep Books and Records?

There are several reasons to keep books and records:

The Law Society sets out in By-Law 9, the minimum requirements for books and records to be
maintained in a law practice. The minimum requirements are aimed at protection of the public

and therefore focus on trust records.

General trust law requires trustees, including lawyers holding client funds, to be able to
account to beneficiaries at any time. In order to do this, you have to have recorded the money
you received from each client, what money you disbursed for each client, and what the
unexpended balance is for each client. You also have to keep your bank statements as an
independent record (source document) of your trust transactions.

But the most important reason to keep books and records is because it is in your best interest.
By maintaining complete, accurate and up to date records, you will have current financial
information available so you can make sound financial decisions about your practice. Proper
accounting records also help you to meet your statutory obligations in filing reports on time to
the Canada Revenue Agency for income tax and HST, to the Lawyers Professional Indemnity
Company for transaction levies, and to the Law Society for your Annual Report.
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TYPES OF ACCOUNTING SYSTEMS

There are several different kinds of accounting systems: manual double entry, one write,
spreadsheet software, general accounting software, and law firm accounting software. When
choosing an accounting system you should consider what will work best in your practice - the
number of transactions you have, whether you maintain your records yourself or hire someone
to do them for you, what you can afford, and how well you understand bookkeeping and
computer programs. Please note that the Law Society cannot make this decision for you. You

must determine what system is right for you and your practice.

TYPE OF SYSTEM ADVANTAGES DISADVANTAGES
manual double — simple — time consuming if large number
entry — inexpensive of transactions
— does not automatically post to
subledgers
— arithmetic errors more common
one write — simple — time consuming if large number
— inexpensive of transactions
— posts to subledgers — arithmetic errors more common
spreadsheet — inexpensive — time consuming if large number
software — automatic calculations of transactions

— requires training
— errors due to incorrect formulae
are more difficult to detect

general — automatic calculations — reports not designed for trust
accounting — posts to subledgers accounting

software — produces financial reports — requires training

legal accounting — designed for trust accounting | — expensive

software — automatic calculations — requires training

— posts to subledgers
— produces financial reports

BANK ACCOUNTS IN A LAW PRACTICE
You may have as many bank accounts as you need to operate your practice, but keep in mind

that each bank account increases your record keeping obligations.

Most law firms will have at least one general account and one mixed trust account. It is
important to understand what money goes into your trust account and what money goes into

your general account.
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Whenever you receive money:

e on behalf of a client

o for future disbursements

o for future or unbilled legal services

e an overpayment of your billed services
you are to pay it immediately into a trust account. Once you receive trust funds you should
deposit them by the end of the next banking day. In the case of an overpayment of your billed
services, you must transfer the amount that belongs to you to your general account as soon
as practical. Depending on the client’s instructions, you could either hold the overpayment in

trust for the client for future fees and disbursements or return it to the client.

Whenever you receive money that is entirely:
o payment for completed legal services for which you have sent the client a bill
e reimbursement for proper expenses you have made on behalf of a client
e your or your firm’s money
e a general monetary retainer
you are not to pay it into your trust account. This money would normally be deposited into your

general account.

A WORD ABOUT GENERAL MONETARY RETAINERS
Before deciding that a payment is a general retainer, you should be aware that the Law

Society has established the following criteria for general monetary retainers:

1. the onus is on you to establish that the retainer is a bona fide general retainer;

2. a written agreement between you and your client which describes the payment as a
general retainer, will not be accepted as conclusive, and the circumstances surrounding
the payment will be scrutinized carefully;

3. it will be concluded that a retainer is a specific retainer which must be deposited in your
trust account where your client does not understand the nature of the general retainer
agreement and intended the payment to cover specific legal services to be provided, and
where the total amount paid by the client, including the general retainer, is comparable to
your usual fee for the services provided.

General monetary retainers are extremely rare as clients are likely to expect that any payment

to their lawyer is intended to go toward payment of their legal fees.

CASH RECEIPTS
When you receive cash, whether in trust or for your general account, you must prepare a

duplicate cash receipt that identifies:
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e the date of receipt
e the person from whom the cash is received
e the amount of cash received
o the client for whom the cash is received and any related file humber
and containing:
e your signature or the signature of a person authorized by you to accept cash

e the signature of the person from whom the cash is received

There is a sample duplicate cash receipt in the Sample Books and Records section of this
Guide: document #11.

Please note that you may not accept cash equivalent to $7,500 Cdn or more, from a person

with respect to any one client file except as permitted by section 6 of By-Law 9.

1. General Account
The general account is your firm’s operating account. This is the account you use to:
e deposit payments from clients you have billed for completed legal services
e pay your firm’s expenses: rent, office supplies, staff salaries, bank charges, etc.
e pay disbursements on behalf of your clients
e pay yourself
No money belonging to clients should be in this account.

Try to avoid using a personal account as your firm’s general account. Whatever accounts you
use for your practice must be produced on an audit. Personal accounts may not have the
bank statements, returned cheques and duplicate deposit slips you are required to keep. For
convenience it is usually best to have your general bank account at the same financial

institution as your trust account.

2. Trust Accounts
The trust account is for your clients’ money, so if you do not receive trust funds in your
practice you do not need to open a trust account. Trust accounts are only to be used for the

provision of legal services: Rules of Professional Conduct, rule 3.2-7.3.
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Trust accounts are the accounts you use, for purposes related to the provision of legal
services, to:
e deposit money you receive from your clients to be paid to another party
e deposit money you receive from other parties on behalf of your clients
e deposit money you receive from clients for future legal services and disbursements
e disburse money as directed by your clients
e reimburse your firm for proper expenses you have made on behalf of your clients

e transfer money to your general account for fees after you have sent a bill to your client
for completed legal services

Avoid trust funds languishing in trust accounts. You should review your client trust ledger
accounts monthly. Any amounts that can be billed and transferred to the general account or
refunded to the client should be done promptly. If the trust reconciliation shows cheques that
have been outstanding for more than a few months, follow up with the payees to find out
whether they received the cheques. Once a cheque is stale dated, (i.e. has not been cashed
within six months from the date of the cheque), you should stop payment on the cheque, re-
establish the liability in the client trust ledger account for the applicable client, and reissue the
cheque if appropriate. If you are unable to locate the client, despite having made reasonable
efforts to do so throughout a period of two years, you can apply to pay the money to the Law
Society’s Unclaimed Trust Fund. Information on the fund and the Application Form can be

found on the Law Society website.

Whenever you open or close a trust account, you must immediately inform the Law Society in
writing of the location and account number of any account into which you have deposited

client trust funds: By-Law 8 subsection 4(1)5. There is a sample Report in the Appendices.

There are different kinds of trust accounts:

2. a) Mixed Trust Account

The most common type of trust account in a law office is called a “mixed” or “pooled” trust
account. These trust accounts are any accounts that hold money for more than one client.
When opening a mixed trust account, you must give a written direction to your financial
institution to pay any interest on the account directly to The Law Foundation of Ontario. You
should send a copy of this letter to the LFO. There is a sample letter in the Appendices.
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Make sure that the agreement you sign when opening a mixed trust account directs the
institution to deduct any service charges for your trust account from your general account and
does not allow the financial institution to remove any money from your trust account on its
own. However, if you deposit a cheque to your trust account and it is returned “not sufficient
funds” or NSF, your financial institution will deduct that amount from your account because
your financial institution never received the money. Be careful not to disburse funds from your
trust account on behalf of a client until the cheques for that client have cleared, that is, your
financial institution has received the money from your client’s financial institution. You should

check with your financial institution to find out how many days it requires to clear a cheque.

Whenever you receive trust funds, you must immediately deposit them into a trust account
that is in your name or in the name of the firm where you are either a partner or an employee.
You should deposit any trust money you receive by the end of the next banking day. If you are
a sole practitioner practising in association with other lawyers, you must have your own
separate trust account and separate books and records for your trust transactions. Your trust
account should be clearly identified as “trust” on your bank statement and cheques.

By May 30 each year, you should contact your bank branch to update the information on the
beneficiaries of any mixed trust accounts as of April 30 of that year, for Canada Deposit
Insurance Corporation (CDIC) purposes; eligible deposits are insured up to a maximum of
$100,000 per beneficiary (i.e. client) of the trust account. Please contact your bank branch or
the CDIC for details or consult the CDIC website for specific information about solicitors’ trust
accounts and The Joint and Trust Disclosure By-Law:

http://www.cdic.ca/en/financial-community/leqgislation-bylaws/Pages/joint-trust-account-
disclosure-bylaw.aspx

2. b) Separate Interest Bearing Trust Account

This type of trust account holds trust funds for only one client. Typical separate interest
bearing accounts are passbook accounts, GICs, and Term Deposits. The interest on these
accounts belongs to the client and should be recorded in your trust receipt records as it is
earned for each client. Similarly, any service charges are charged to the clients and recorded
as disbursements for those clients. You should ensure that the account is set up in your or

your firm’s name in trust for [client name].

Whenever you are going to be holding large sums of money for a client for an extended period

of time, you should discuss with the client whether he or she wants interest on the money.
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You should get the client’s instructions in writing, taking care that the client is not looking to

you for investment or financial advice.

If the client does instruct you to put his or her money in a separate interest bearing account,
consider whether the money will be required on short notice since some investments have
reduced or no interest on early redemption. Also, decide how interest will be handled and
record the client’s S.I.N. and/or corporate number for allocation of interest income for income

tax.

Be careful when funds are in dispute; for instance, the proceeds of the sale of a matrimonial
home following a separation or divorce. Some lawyers end up holding these funds for years
while the parties negotiate. When you are asked to hold funds in an interest bearing account,
consider getting written instructions from all parties that allow you to charge a monthly fee for
administering the funds if the parties have not agreed on the disposition of the funds within a

reasonable time, for example, three to six months.

2. c) Estate and Power of Attorney Accounts

If you exercise a power of attorney, or have sole signing authority over estate assets as a sole
estate trustee or as a solicitor with control of the estate assets, you must keep proper trust
accounting records. You should consider placing the estate funds in a separate bank account
in the name of the estate, if you are the estate trustee, or in the name of your firm in trust for
the estate, if you are the solicitor controlling the estate funds. If you are a co-estate trustee
and are not maintaining the estate books and records, you should ensure that proper trust
accounting records are kept, that you receive a copy of these records, and that you review
them for accuracy at least monthly, since estate accounts are a responsibility of the estate
trustee. Similarly, if you exercise a power of attorney over a client’s bank account, you should
keep complete trust accounting records of all transactions for which you are responsible and
reconcile these accounts monthly. See the Appendices for more information on estate

financial record keeping.

2. d) E-reg®© Trust Account
These are special trust accounts you set up to authorize Teranet to withdraw the registration

fees and land transfer tax for electronic registrations in Ontario’s land registry system.

These accounts are mixed trust accounts, and you must direct your financial institution to pay

the interest on these accounts to The Law Foundation of Ontario.
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E-reg®© trust accounts also have very specific rules:

o direct deposits or transfers from your regular mixed trust account must be the exact
amounts for land transfer tax and registration fees

¢ you must transfer the funds deposited to this account for any one transaction back to
your regular mixed trust account if you do not register the documents within five days

¢ you must complete a separate Form 9B before each Teranet withdrawal from this
account (For a sample completed Form 9B see page 61)

¢ you must print the confirmation of the Teranet withdrawal from this account, compare it
to the corresponding Form 9B for accuracy, and sign and date the confirmation.

See sections 15, 16, and 17 of By-Law 9 in the Appendices.

Note: You do not have to use a trust account for your e-reg© account; you may use a general
account. None of the restrictions described in sections 15, 16, and 17 of By-Law 9 apply to a
general e-reg© account, but you must complete the electronic registration before you transfer
the client’s funds from your regular mixed trust account to your general e-reg© account to

reimburse your firm for the registration fees and land transfer tax. It is a good idea to arrange

adequate overdraft protection on this account.

For a more detailed discussion of the use of trust and general accounts as e-reg© accounts,
see Payment of Registration Fees and Land Transfer Tax in the Appendices.
FINANCIAL INSTITUTIONS FOR LAWYERS’ TRUST ACCOUNTS
Your trust accounts must be kept at one of the following institutions:
e chartered bank
e provincial savings office
e credit union or league subject to the Credit Unions and Caisse Populaires Act, 1994

e registered trust corporation

When opening a trust account, check with the financial institution to make sure

e it has an agreement with The Law Foundation of Ontario for the payment of interest on
mixed trust accounts

e it can provide you with the monthly bank statements and returned cheques, including
certified cheques, as required by By-Law 9 (imaged cheques, clearly showing front
and back of cashed cheques, are acceptable)

A client might ask you to hold trust funds in an account that is not at one of the above-noted
institutions. For example, the client could ask you to hold the trust funds in Treasury Bills or a
money market fund. In these situations, section 8 of By-Law 9 requires you to get written

instructions from your client to pay the money into a non guaranteed trust investment. This
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money, however, must be recorded in your trust records as it is still your client’s money and

considered trust funds for the purposes of By-Law 9.

The same precautions that apply to separate interest bearing trust accounts also apply to
these types of investments. These kinds of investments are generally not guaranteed, so you
will want to be sure your client understands the nature of the investment and whether there
will be sufficient funds available when the client needs them before accepting your client’s

written instructions.

MAINTAINING FINANCIAL RECORDS
You must keep your financial records available for the time periods set out in section 23 of By-
Law 9. This means you must keep the records described in section 18 of By-Law 9 for:
1. The most recent six (6) full years plus the current year:

e record of transfers between clients’ trust ledger accounts

e General account receipts and disbursements journals

o fees book or chronological file of bills to clients

e signed authorizations of withdrawals by Teranet (Form 9B)

e signed paper copies of confirmations of Teranet withdrawals

e book of duplicate cash receipts
2. The most recent ten (10) full years plus the current year:

e Trust account receipts and disbursements journals

e client trust ledger

e monthly trust comparisons for all trust accounts supported by trust account
reconciliations and client trust listings

e valuable property record

e bank statements, including GIC, term deposit or other bank confirmations; pass books;
cashed cheques, including certified cheques and any imaged cheques if provided by
your financial institutions in place of the actual cheques; detailed duplicate deposit
slips

e signed requisitions for electronic transfers of trust funds (Form 9A)

e signed printed confirmations of electronic transfers of trust funds

While By-Law 9 obliges you to keep your records current at all times, ensuring your financial
records are accurate, legible, detailed, and up to date will help you to run your law practice

more efficiently. It can be very costly both in time and money and can damage your client
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relationships to let your records fall into arrears. See the “Sample Books and Records” in this

booklet for some examples of financial records required by section 18 of By-Law 9.

While section 21 of By-Law 9 permits you to keep your financial records electronically, you
must be able to produce paper copies of your records for the Law Society for the time periods
described above. We suggest you print your journals and records monthly to avoid the all too
common problems with computer crashes, data corruption and software update
incompatibility. If you prepare any of your financial records by hand they must be permanent,

i.e. in ink.

Keep in mind that whether you do your own record keeping, assign it to a staff member or
retain a bookkeeper or accountant to maintain it, you, (and your partners if any), are
responsible for ensuring that your firm maintains the required records and follows the money
handling requirements in By-Law 9. You should ensure that whoever is maintaining your
accounting records is familiar with the Law Society’s By-Law 9. Some items you and your staff

should be vigilant about are:

e overdrawn or inactive client trust ledger accounts
e uncorrected or unexplained reconciling items on the trust bank reconciliations
e trust receipts and deposits outstanding beyond the following banking day

e review of the trust comparison for accuracy by the 25" of the following month

You should ensure that you have control of your accounting records at all times and that they
are kept secure and confidential.

Consult the sample Internal Control Self Assessment Guide in the Appendices for these and
other internal controls appropriate for your office, especially if your firm handles client trust
funds, to ensure you and your staff are following the correct record keeping and money

handling procedures.

DISBURSING TRUST FUNDS

It is important to have an audit trail, recording each step and preserving original and
supporting documentation (source documents), for all transactions in a business, but
especially if you handle client trust funds. A licensee of the Law Society who is permitted to
handle trust funds must always initiate a trust disbursement and do so in writing, which then
becomes part of the accounting records. Undischarged bankrupt licensees are not permitted
to handle or have trust accounts in their names (section 2 of By-Law 9).
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Section 9 of By-law 9 allows you to withdraw trust funds you are holding for a client for the
following reasons only.

o to make a proper payment to or on behalf of the client

¢ to reimburse your firm for proper expenses incurred on behalf of the client

e to pay your firm fees for completed legal services for which you have sent a fee bill to

the client
e to transfer funds to another trust account for a client
¢ to withdraw funds that according to By-Law 9 should not have been deposited to the

trust account

You may disburse trust funds by cheque, bank draft and wiring funds through your bank. You
may disburse trust funds by internet banking only if you follow the requirements of section 12
of By-Law 9. If you withdraw trust funds to pay your fees and/or disbursements, section 10 of
By-Law 9 limits you to the follow methods: a cheque payable to you or your law firm, transfer
to a non trust account in your or your firm’s name, electronic transfer. Withdrawing trust funds
in cash is risky and should only be done on the client’s written instructions; but note that if you
received fees, disbursements, expenses, or bail in cash, Section 6(e) of By-Law 9 requires
that you make any refund of those payments in cash. You should always get a detailed receipt
signed by the payee for any cash disbursement.

Do not disburse trust funds from an automated teller machine, as you will not have an
adequate audit trail. Always check your clients’ trust ledger to ensure you hold sufficient funds
in trust for a particular client before disbursing funds for that client. You should confirm your
financial institution’s holding periods on funds to be sure cheques you have deposited from
clients have cleared and will not be returned NSF (not sufficient funds).

1. Cheques vs Bank Drafts

You should be aware that cheques leave a better audit trail than bank drafts. Cashed
cheques, including certified cheques, are your records and you must arrange for your financial
institution to return them to you with your bank statements each month. Some financial
institutions provide imaged cheques which are sent to your firm electronically. Bank drafts are
the financial institution’s records. Financial institutions do not usually retain their original
records for the ten year time period that you are required to keep your bank records. Returned
cheques confirm that the funds have cleared and have the endorsement details on the back.

Your copy of a bank draft will not confirm any of this information and you may have to spend
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time and money to obtain a copy of the bank draft from your financial institution to prove
payment.

If you have any doubts about the validity of a cheque, certified cheque, money order, bank
draft, or other receipt to be deposited to your mixed trust account, you might want to consider
depositing it to a separate trust account; if the instrument does turn out to be fraudulent, your
mixed trust account will not be affected. Be vigilent not disburse any trust funds until your
financial institution can assure you that the funds have cleared. Different institutions have
different clearing periods depending on the source of the funds. For time sensitive
disbursements, consider the Large Value Transactions System: see the FAQs on the
Canadian Payments association web site and LVTS article on the LawPRO website.

You must not issue trust cheques or bank drafts payable to “cash” or “bearer” (section 11 of
By-law 9) and you should withdraw cash from the trust account only when necessary (e.g.
refunds of fees, disbursements, expenses, or bail paid in cash as per section 6(e) of By-Law

9), or on the client’s written direction, and always obtain a detailed receipt for your audit trail.

2. Internet Trust Disbursements
If you disburse any funds by Internet banking, you must follow the procedure set out in section
12 of By-Law 9:

e complete a Form 9A for each client transaction (See the Appendices for a sample
completed Form 9A)

(This Form must be signed by a person who has signing authority on your trust
account. Except for exceptional circumstances, this must be a licensee of the Law
Society who is entitled to hold trust funds.)

e one person using a password, enters the transfer data as set out in the Form 9A
e another person with a separate password, authorizes the transfer

(A sole practitioner without employees may both enter the data and authorize the
transaction.)

e print the electronic confirmation of the transaction that must include:
i.  your trust account number

ii. name, branch, and address of the account to which the funds have been
transferred

iii. name of the account to which the funds have been transferred
iv. number of the account to which funds have been transferred

v. time and date the transaction details and authorization were received by your
financial institution

14
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vi.  time and date the confirmation of the transaction is sent to you from the
financial institution

(While this confirmation must be obtained by the end of the next banking day,
realistically it may not be available unless it is printed immediately.)

e no later than the close of the second banking day after the transaction,

i.  compare the Form 9A with the printed confirmation and verify that the money
was withdrawn as specified in the Form 9A

ii.  write the client name, client matter and any file number on the printed
confirmation

ii.  sign and date the printed confirmation.

Both the Form 9A and printed confirmation should be kept in numerical order by requisition

number with your financial records. You may want to keep a copy in the client’s file as well.

3. Internet Trust Disbursements for Real Estate Transactions

Section 13 of By-Law 9 has a specific procedure for electronically disbursing “closing funds”,
which are defined as “money necessary to complete or close a transaction in real estate”. The
procedure requires that you:

e complete and sign a Form 9C for each client transaction prior to the transfer (see the
Appendices for a sample completed Form 9C) (This Form must be signed by a person
who has signing authority on your trust account.)

e use an electronic transfer system that requires a password

e use an electronic transfer system that immediately produces a confirmation of the
transfer

e print the confirmation which must have the following information:

i.  the name of your account

ii. the number of your account

iii. the name of the account to which the closing funds are transferred

iv.  the number of the account to which the closing funds are transferred

v. the date of the transfer
By 5:00 p.m. on the day after the transfer, you must compare the printed confirmation with the
Form 9C and satisfy yourself that the transfer was completed in accordance with your
directions in the Form 9C. You must then write the name of the client, the subject matter, and
number of the file on the confirmation; then sign and date the confirmation. The Form 9C and
confirmations should be kept in numerical order by requisition number with your accounting

records. You may also want to keep copies in the client file. As noted above in the section on
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Cheques vs Bank Drafts, you might want to consider the LVTS system and/or the Teranet

Closure service for time sensitive money transfers.

CLIENT IDENTIFICATION AND VERIFICATION REQUIREMENTS - BY-LAwW 7.1 PART Il

As of December 31, 2008, subsection 22(1) of By-Law 7.1 requires that you obtain specific
details identifying your clients for all new client matters; and if you receive, pay or transfer
funds, or if you give instructions to receive, pay or transfer funds, then you are also required to
obtain verification of the client’s identification. You should review section 23 of By-Law 7.1 for
the specific identification and verification requirements and subsections 22(2), (3) and (4) for
exemptions for certain licensees, types of funds, and certain clients. You should familiarize
yourself with the definitions in section 20 and also for how long you must keep the client
identification and verification information as set out in subsection 23(14) of the By-Law. There
are sample completed identification forms for individuals and organizations in the Sample
Books and Records and you can find more Law Society resources and further information on
the Society web site at: http://rc.Isuc.on.ca/pdf/kt/clientiDLawyers.pdf

CREDIT AND DEBIT CARD PAYMENTS

If you accept credit or debit card payments from clients, you must make arrangements with
your financial institution to have retainers for future fees and disbursements paid directly into
your trust account and payments for your fee bills to clients paid directly into your general
account. You will likely need two merchant accounts to accomplish this. You cannot deposit
both retainers and payments into one account then immediately transfer the funds that do not
belong in that account to your other account. If you accept both types of payment by debit
card, you will have to use two machines, one for your trust account and one for your general
account. See the Appendices for “Use of Credit Cards in The Legal Practice’.

AUTOMATED BANKING MACHINES

If your financial institution offers ABM access to your trust account, you may use it for deposits
only. Ensure that your bank card is encoded for deposit only. Read the agreement carefully
and make sure you understand the risks involved in using this method of deposit. In some
agreements the depositor is responsible for the funds until they are received by a bank
representative. You should always print a receipt of an ABM deposit and write the source of
the funds and the client reference on the receipt, and keep the receipts in date order with your
deposit slips.
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CONCLUSION

We hope you find the information provided in this Guide assists you in maintaining the books
and records of your practice. Remember it is your responsibility as a Licensee of the Law
Society to ensure your law firm is in compliance with the Rules of Professional Conduct and
the Law Society’s By-Laws. Keeping clear, complete, and current financial records not only
helps you to stay in compliance with the Law Society’s Rules and By-Laws, it will also make
your practice operate more efficiently and allow you to provide better service to your clients. If
you have any questions or comments on this Guide, please contact the Resource Centre at
416-947-3315, toll free in Ontario 1-800-668-7380 ext. 3315, or visit the Law Society’s website

at www.Isuc.on.ca.
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SAMPLE BOOKS & RECORDS
The following are examples of financial records described in By-law 9, showing how you can

manually record the typical kinds of trust transactions that occur in a law office.

1. Trust Receipts Journal - ss 18(1)

For each amount you receive in trust for a client, you must record:
e date you received the money

e method by which you received the money, for example: cheque, certified cheque, bank
draft, money order, wire transfer, LVTS, cash, etc

e person from whom you received the money
e amount you received
e purpose for which you received the money (By-Law amendment 28Apr11)

¢ name of the client for whom you received the money

Leslie Lawyer
Barrister & Solicitor
TRUST RECEIPTS JOURNAL

Date Received from: Client
2010 (Source of funds) | Purpose of funds
Piper re Corporate

Amount Method

Jul 5 Peter Piper Retainer re- fees 565.00 | Chq
. Silver re Adoption
Jul 7 Susan Silver Retainer re: fees 750.00 | Chq
. Piper re Matrimonial
Jul 16 Peter Piper Retainer re: fees 1,500.00 | Chq
. Piper re Matrimonial
Jul 30 Peter Piper Retainer re- fees 250.00 | Cash
Aug 6 Peter Piper Piper re Matrimonial 250.00 | Cash

Retainer re: fees

Kirby re Loan to Taylor
Re: mortgage advance
Piper re Matrimonial
Retainer re: fees

Aug 30 | Kim Kirby 40,000.00 | Cert chq

Aug 31 | Peter Piper 250.00 | Cash
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2. Trust Disbursements Journal — ss 18(2)

For every payment you make from the trust account, you must record:
e date you made the payment

¢ method you used to make the payment, for example: cheque, certified cheque, bank
draft, electronic trust transfer, etc

e number of the document you used to make the payment, for example: cheque number,
bank draft number, electronic trust transfer requisition number

e person to whom you made the payment
e amount of the payment
e purpose for which you disbursed the money (By-Law amendment 28Apr11)

e name of the client on whose behalf you made the payment

Leslie Lawyer
Barrister & Solicitor
TRUST DISBURSEMENTS JOURNAL
Date Paid To: Client &
2010 Method / # (Person money paid to) Purpose of payment Amount
. Piper re Corporate
Jul 14 Chq #001 Leslie Lawyer Re: legal fees - Inv #002 565.00
Aug12 | Chq#002 | Leslie Lawyer Piper re Matrimonial 1,130.00
Re: legal fees - Inv #004 T
. Silver re Adoption
Aug 12 Chq #003 Leslie Lawyer Re: fees - Inv #005 678.00
Taylor re Mortgage
Aug 31 Chq #004 Treasurer of Anytown Re: Realty tax arrears 5,500.00
Taylor re Mortgage
Aug 31 Chq #005 Metro Mortgage Co. Re: Payout existing mtg 33,742.83
Taylor re Mortgage
Aug 31 Chq #006 Terry Taylor Re: balance of mtg advance to 233.87
mtgor
Taylor re Mortgage: 523.30
. Re: fees & disb - Inv #006
Sep7 Chq #007 Leslie Lawyer Piper re Matrimonial: 1,120.00 1,643.30
Re : fees - Inv #007

Note: The trust receipts journal and trust disbursement journal can be combined into one
journal, often called the “Trust Bank Journal”.
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3. Clients’ Trust Ledger — ss 18(3)

Every time you record a trust receipt or payment in the trust receipts journal or trust
disbursements journal, you must also record the receipt or payment for the specific client in
the clients’ trust ledger, and calculate the unexpended balance for that client. This way you

always know exactly how much you have in trust for each client.

Record every deposit to your trust account in the name of the client on whose behalf you
received it. The mixed trust account is for your clients’ money. Do not put any of your, or your
firm’s money, such as a float to cover bank charges, in your trust account. There should be no
trust ledger accounts in your name, your firm name, or any other name such as
“miscellaneous”, “suspense”, or “unknown”, that is not a client’s name. Each client’s receipts,
disbursements and balance are listed separately so you know how much you have in trust for
each client. For convenience, most firms set up separate client trust ledger accounts for each
separate matter for the same client so there will be a separate card or account for each client
matter. Together, these accounts make the clients’ trust ledger. You may keep copies of
individual client trust ledger accounts for each client in the client files, but you must keep the

entire ledger as part of your accounting records.

Leslie Lawyer
Barrister & Solicitor
CLIENTS’ TRUST LEDGER

Account: KIRBY, Kim re Loan to Taylor
Date

2010 Particulars Receipts Disbursements Balance
Aug 30 Mortgage advance 40,000.00 40,000.00
Aug 31 Transfer to Taylor 40,000.00 0

Account: PIPER, Peter re Corporate

2D§1t g Particulars Receipts Disbursements Balance
Jul 5 Retainer re corporate 565.00 565.00
Jul 14 Transfer to general 565.00 0

Invoice #002
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Account: PIPER, Peter re Matrimonial

g&t g Particulars Receipts Disbursements Balance
Jul 16 Retainer re matrimonial 1,500.00 1,500.00
Jul 30 Retainer re matrimonial 250.00 1,750.00
Aug 6 Retainer re matrimonial 250.00 2,000.00
Aug 12 Transfer to general 1,130.00 870.00

Invoice #004
Aug 31 Retainer re matrimonial 250.00 1,120.00
Sep7 Transfer to general 1,120.00 0
Invoice #007
Account: SILVER, Susan re Adoption

2Doa1t g Particulars Receipts Disbursements Balance
Jul 7 Retainer 750.00 750.00
Aug 11 Transfer to general 678.00 72.00

Invoice #005
Account: TAYLOR, Terry re mortgage

2Dg1t8 Particulars Receipts Disbursements Balance
Aug 31 | Transfer from Kirby 40,000.00 40,000.00
Aug 31 | Pay tax arrears 5,500.00 34,500.00
Aug 31 | Pay out existing mortgage 33,742.83 757.17
Aug 31 | Balance of mortgage loan 233.87 523.30
Sep 7 | Transfer to general 523.30 0

Invoice #006
21
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4. Trust Transfer Record — ss 18(4)

Whenever trust funds are moved from one client’s trust ledger account to another client’s trust

ledger account you must record the transfer and explain the purpose of the transfer.

Leslie Lawyer
Barrister & Solicitor
TRUST TRANSFER RECORD

Date
2010

Jul 31 Kirby, Kim Taylor, Terry | 40,000.00 | Mortgage Loan

From client To client Amount Reason

5. General Receipts Journal — ss 18(5)

For each amount you receive in your practice that is not trust money, record:
e date you received the money

e method by which you received the money, for example: cheque, certified cheque, bank
draft, money order, wire transfer, LVTS, cash, etc

e person from whom you received the money

e amount you received

Leslie Lawyer
Barrister and Solicitor
GENERAL RECEIPTS JOURNAL

Date Received from:

2010 (Source of funds) Amount Method

Jun 30 Leslie Lawyer 1,000.00 | Bank Draft

Jul 14 Transfer from trust re Piper Invoice #002 565.00 | Trust Chq #001

Jul 22 Jackie Jones re Invoice #001 113.00 | Chq

Aug 11 | Transfer from trust re Piper Invoice #004 1,130.00 | Trust Chqg #002

Augi2 Transfer from trust re Silver Invoice #005 678.00 | Trust Chq #003

Augi13 Ricky Ricardo re Invoice #003 339.00 | Cash

Sep 7 Transfer from trust re Taylor Invoice #006 - 523.30 | 1,643.30 | Trust Chq #007
Transfer from trust re Piper Invoice #007 - 1,120.00
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6. General Disbursements Journal — ss 18(6)

For every payment you make in your practice that is not a trust payment, record:
e date you made the payment

¢ method you used to make the payment, for example: cheque, certified cheque, bank
draft, electronic trust transfer, etc

e number of the document you used to make the payment, for example: cheque number,
bank draft number

e amount of the payment

e person to whom you made the payment

Leslie Lawyer
Barrister and Solicitor
GENERAL DISBURSEMENTS JOURNAL

Date Method / Paid To: . . .
2010 number (Person to whom Particulars Amount | HST paid Total paid
money is paid)
Jul 1 Chq #001 | Larry Landlord Rent 500.00 65.00 565.00
Jul 9 Chq #002 | Acme Office Supplies | Stationery 200.00 26.00 226.00
Aug 1 Chq #003 | Larry Landlord Rent 500.00 65.00 565.00
Aug 31 | PAD Teraview Client Disb: 70.00 1.30 71.30
#AB123456 Taylor, Terry

Sep1 Chq #004 | Larry Landlord Rent 500.00 65.00 565.00
Oct1 Chq #005 | Larry Landlord Rent 565.00 65.00 565.00
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7. Clients’ General Ledger

By-Law 9 does not require this record, but it is good business practice to do so, since it is

useful for keeping track of all the expenses, invoices and payments for each client in one

convenient record so you know how much each client owes you. As with the client trust

ledger, the details of each separate client matter are usually posted to a separate card or

account. We also recommend that you reconcile your general account(s) monthly.

Leslie Lawyer
Barrister & Solicitor
CLIENTS’ GENERAL LEDGER

Account: JONES Jackie re Legal Advice

Expenses Fees HST
5::3 Particulars (on behalf (billed to | (billed to OZaX?::J:t Bg",?:ge
of client) client) client)
Jul 2 Fees - Inv #001 100.00 13.00 113.00
Jul 22 Client re Inv #001 113.00 0
Account: PIPER, Peter re Corporate
Expenses Fees HST
;);:3 Particulars (on behalf (billed to |  (billed to OZaX?::Jzt Bz",?:ge
of client) client) client)
Jul 12 Fees - Inv #002 500.00 65.00 565.00
Jul 14 Trust transfer re 565.00 0
Inv #002
Account: PIPER, Peter re Matrimonial
Expenses Fees HST
gg:g Particulars (on behalf (billed to |  (billed to O':aX?::Jzt Bg"s:ge
of client) client) client)
Aug 9 Fees - Inv #004 1,000.00 130.00 1,130.00
Aug 12 | Trust transfer re 1,130.00 0
Inv #004
Sep 7 Fees - Inv #007 1,000.00 130.00 1,300.00
Sep7 Trust transfer re 1,120.00 10.00
Inv #007
Account: RICARDO, Ricky re Contract
Expense Fees HST
ngg Particulars (on behalf (billed to |  (billed to oiang:l::t Bca”',?:ge
of client) client) client)
Jul 30 Fees - Inv #003 300.00 39.00 339.00
Jul 13 Client re Inv #003 339.00 0
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Account: SILVER, Susan re Adoption

Expenses

Fees

HST

Date . . . Payments Balance
Particulars (on behalf (billed to (billed to .

2010 of client) client) client) from client owed
Aug 10 Fees - Inv #005 600.00 78.00 678.00
Aug 12 Trust transfer re 678.00 0

Inv #005
Account: TAYLOR, Terry re Mortgage
Expenses Fees HST
2D:1tg Particulars (on behalf (billedto | (billed to f'::%'ﬁigt:t Bg\'::ge
of client) client) client)
Aug 31 Registration 70.00 1.30 71.30
Sep 7 Fees - Inv #006 400.00 52.00 523.30
Sep 7 Trust transfer re 523.30 0
Inv #006
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8. Fees Book - ss 18(7)

When you invoice your clients, you can either record the information in a Fees Book or keep a
copy of each invoice in chronological (date) order in a billings file. Many law firms keep both
records as well as a third copy in the client file. A ringed binder with tab dividers for each
month works well for the billings file. If you keep a Fees Book, record the following
information:

e fees charged to the client

e other billings charged to the client

e date of billing

e client who is billed

Leslie Lawyer
Barrister & Solicitor
FEES BOOK
Date . Fees Disbursements HST .
2010 | V# Client Billed Billed Billed | '°talBilled
Jul 2 001 Jackie Jones 100.00 13.00 113.00
Jul 12 002 Peter Piper 500.00 65.00 565.00
Jul 30 003 Ricky Ricardo 300.00 39.00 339.00
Aug 9 004 Peter Piper 1,000.00 130.00 1,130.00
Aug 10 005 Susan Silver 600.00 78.00 678.00
Sep 7 006 Terry Taylor 400.00 70.00 53.30 523.30
Sep7 007 Peter Piper 1,000.00 130.00 1,130.00
26
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9. Trust Bank Reconciliation, Client Trust Listing, and Trust Comparison — ss 18(8)

Each month, for your trust comparison, you must compare:

a) your reconciled trust bank balance and

b) your client trust listing total

These two amounts must be the same. This is one of the most important trust records and you

must complete it by the 25" of each month for all trust funds you held at the previous month’s

end. You should correct any trust shortages immediately and correct any bank or posting

errors before the next month end.

For the trust reconciliation:

check off all of the returned (or imaged) cheques on the trust bank statement for the
previous month, noting any discrepancies in the amounts

from your trust disbursement journal, identify any cheques you have issued that have
not yet cleared the bank

list the outstanding cheques by cheque number, date of issue, payee, and amount and
total the amount

from your deposit book, check off all deposits on the bank statement noting any
discrepancies in the amounts

list any deposits for the previous month, by date and amount, that are not recorded on
the bank statement; these are your outstanding deposits

list any bank errors and/or posting errors individually by date of occurrence and
provide a brief explanation; a copy of any supporting documentation, such as a bank
memo, should be attached to your reconciliation

from the balance on the trust bank statement, subtract the amount of the outstanding
cheques, add any outstanding deposits and adjust for any bank and posting errors to
calculate your reconciled trust bank balance

For the client trust listing:

from the clients’ trust ledger, identify any client for whom you held trust funds at the
previous month end

list the client names in a logical order, with the unexpended trust balance for each
client as at the previous month end

include the last activity date for each client’s trust balance on the client trust listing to
help you to monitor inactive or dormant amounts

total the client trust listing

Compare your reconciled trust bank balance with the client trust listing total. If these two

amounts are not the same, you must find and correct the discrepancy.
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Leslie Lawyer
Barrister and Solicitor

TRUST BANK RECONCILIATION
AS AT AuGusT 31, 2010

Mixed Trust Account:

Balance Per Bank Statement
Less:  Outstanding Cheques
(See list below)

Plus:  Outstanding Deposits — Aug 31/10
(Deposited Sep 1/10)

Plus bank error - Aug 12/10:
Chq #003 cleared as $687.00 s/b $678.00
(Corrected Sep 17/10 by bank credit memo)

Reconciled Mixed Trust Bank balance at Aug 31, 2010

Outstanding Cheques:

Cheque # Date Payee Amount

004 Aug 31/10 Treasurer of Anytown  5,500.00
005 Aug 31/10 Metro Mortgage Co 33,742.83
006 Aug 31/10 Terry Taylor 233.87

Total Outstanding Cheques $39,476.70

CLIENT TRUST LISTING
(from clients’ trust ledger balances)
AS AT AuGuST 31,2010

File Name Last Activity Date Amount
Piper, Peter Aug 31/10 $1,120.00
Silver, Susan Aug 11/10 72.00
Taylor, Terry Aug 31/10 523.30

Total: $1,715.30

Total trust liabilities to clients at August 31, 2010
TRUST COMPARISON
AS AT AUGUST 31, 2010

Total Reconciled Trust Bank Balance
(See Trust reconciliation above)

Total of unexpended balances per Clients’ Trust Ledger
(See Client Trust Listing above)
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$40,933.00
39,476.70

250.00

9.00

1,715.

$1,715.30

$1,715.30

$1,715.30
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Regardless of who prepares the trust comparison, you should make it a habit to review it and

all supporting documentation by the 25" of each month to make sure:

the comparison has been completed on time

all client trust funds are included: mixed, pass book, GICs, term deposits, e-reg®,
estate, power of attorney, etc.

bank statement, passbook, estate account, GIC, term deposit etc. balances are correct
the arithmetic is correct

reconciling items, e.g. bank errors, posting errors, are cleared each month and are
explained and supported by documentation

stale dated cheques, i.e. cheques that have been outstanding for more than 6 months,
are reversed, the client liability reinstated in the clients’ trust ledger and the cheque
reissued if appropriate (Note that clearing rules state that a cheque more than six
months old may be cashed so check your financial institution’s policy to determine
whether you should put a stop payment on a trust cheque before reissuing it.)

there are no overdrawn client trust ledger accounts
the amounts in trust for each client are correct

any client trust ledger accounts that have not had any activity in the previous 12
months are followed up
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10. a) Detailed Duplicate Trust Account Deposit Slip — ss 18(10)

By-Law 9 requires you to deposit any trust money you receive immediately into your trust
account. You should record the following information on all your copies of trust deposit slips:

e date you deposit the funds

e your firm’s name if it is not preprinted

e your bank account number if it is not preprinted

e source of each receipt

e related client

e amount

You should also ensure that the teller stamps each deposit slip. If you use an automated teller
machine, attach the ATM receipt to the corresponding deposit slip, or add the source and

client reference to the ATM receipt and keep it with your deposit slips.

CREDI

Current Account Leslie Lawyer
Barrister and Solicitor
BANK OF ONTARIO Trust Account
Date: Depositor's
[2]o[1]o]o]8[3]0] LL
Transit Teller Stamp Initials
|5|4|3|2|1| Teller's
ABC
Account Number
[1]2]3]4|5]|6|7|8]9]0] Initials
Cheques and Credit Card Details Cash
Vouchers
Kim Kirby x $5
re loan to Taylor 40,000 | 00 x $10
x $20
x $50
x $100
X
X
coin
Cdn Cash Total nil
Total » | 40,000 | 00 | Credit Card Vouchers and 40,000 | 00
Cheques Forwarded »
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10. b) Detailed Duplicate General Account Deposit Slip — ss 18(10)

You should record the following information on all your copies of general deposit slips:

e date you deposit the funds

e your firm’s name if it is not preprinted

e your bank account number if it is not preprinted

e source of each receipt

e related client, if applicable

e amount
You should also ensure that the teller stamps each deposit slip. If you use an automated teller
machine, attach the ATM receipt to the corresponding deposit slip, or add the source and
client reference to the ATM receipt and keep it with your deposit slips.

DEPOSIT SLIP CREDIT ACCOUNT OF:
Current Account Leslie Lawyer
Barrister and Solicitor
BANK OF ONTARIO General Account
Date: Depositor's
[2]o]1]o]o]9]o]7] LL
Transit Teller Stamp Initials
|5|4|3|2|1| Teller's
ABC
Account Number
[2[3[4][5[6[7[8[9]0][1] Iniials
Cheques and Credit Card Details Cash
Vouchers
From Trust x $5
Account, chq #007
re Piper $1,120.00 x $10
re Taylor $523.30 1,643 | 30 x $20
x $50
x $100
X
X
coin
Cdn Cash Total nil
Total » 1,643 | 30 | Credit Card Vouchers and 1,643 | 30
Cheques Forwarded »
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11. Duplicate Cash Receipts Book — s 19

For each cash receipt you receive in your practice, in addition to recording it in either the trust
or general receipts journal and either the client trust or general ledger, prepare a duplicate
cash receipt with:

the date you received the cash

the name of the person who gave you the cash

the amount of cash received

the name of the client for whom you received the cash
the file number if any

your signature or that of your authorized designate
the signature of the person who gave you the cash

It is always advisable to sequentially number any accounting documents, so your cash
receipts should be numbered.

Give one copy of the receipt to the person who gave you the cash, and keep one copy with
your accounting records. You may also want to prepare the receipt in triplicate and keep the
third copy in the client file.

By-Law 9 requires you to use reasonable efforts to obtain the signature of the person who
gives you the cash. You should be wary of accepting cash from someone who does not want
to sign a receipt.

Keep in mind that your staff may be reluctant to accept responsibility for receipt of cash
payments. If you decide to make it a policy of your firm not to accept cash or cash over a
certain amount, be sure to notify potential clients in writing before accepting their retainers.

Sample:
DUPLICATE CASH RECEIPT #0001
Date
Received from the amount of $
On behalf of for file #
Signature of payor [person paying cash] Authorized signature on behalf of [name of
law firm]
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12a) Client Identification and Verification (individual client) - s 23 By-Law 7.1

Leslie Lawyer
Barrister & Solicitor

VERIFICATION OF IDENTITY
(For use where the client or the third party is an individual)

Name: Kim Kelsey Kirby
Address: 456 Avenue Rd Anytown ON Z9Y 4V3
Phone No: (789) 456-0123

Business Address: N/A (retired
Business Phone No: N/A (retired)

Occupation(s) Retired real estate agent

Original Document Reviewed — Copy Attached

[0 Driver’s Licence

O Birth Certificate

[0 Passport

[0 Other (specify type)

Meeting Date Identity Verified: Aug 30, 2010

Identity Verified By (Name of Person):  Sandy Secretary

Date File Reviewed by Lawyer: Aug 30, 2010

Name of Lawyer: Leslie Lawyer
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12b) Client Identification and Verification (organization) - s 23 By-Law 7.1

Leslie Lawyer
Barrister & Solicitor

VERIFICATION OF IDENTITY
(For use where the client or the third party is an organization)

Name: Peter Piper Pickles

Business Address: 456 Avenue Rd Anytown ON Z9Y 4V3
Business Phone No: (321) 654-0987

Incorporation or Business Identification No.: 12131415 Ontario Inc

Place of Issue of No: Ontario
Type of business or Activity: Produce wholesaler and retailer

Person Authorized to Instruct

Name: Peter Piper
Position: President
Phone No.: (321) 654-0987 ext 1

Original Document Reviewed — Copy Attached

Driver’s Licence

[0 Birth Certificate

[ Passport

[0 Other (specify type)

Names and Occupation(s) of Directors

Peter Piper, farmer

Jackie Jones, electrician

Ricky Ricardo, musician
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Names, Addresses and Occupation(s) of Owners or Shareholders owning a 25%
interest or more of the organization or shares in the organization

Peter Piper, 456 County Rd Anytown ON Z9Y 4V3, farmer, 51%

Peter Piper Jr, 456 County Rd Anytown ON Z9Y 4V3, farmer, 49%

Original Document Reviewed — Copy Attached

[Certificate of Corporate Status
[0 OAnnual Filings of the Organization (specify type)

Partnership Agreement

[0 OTrust Agreement

00 DArticles of Association

Other (specify type) ___Business Names Registration

Meeting Date Identity Verified: Aug 30, 2010
Identity Verified By (Name of Person): Sandy Secretary
Date File Reviewed by Lawyer: Aug 30, 2010
Name of Lawyer: Leslie Lawyer
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BY-LAW 9

Made: May 1, 2007
Amended: June 28, 2007
January 24, 2008
February 21, 2008
March 20, 2009 (editorial changes)
September 29, 2009 (editorial changes)
April 28, 2011
May 3, 2011 (editorial changes)

FINANCIAL TRANSACTIONS AND RECORDS
PART I
INTERPRETATION

Interpretation
1. (1) In this By-Law,
“arm’s length” has the same meaning given it in the Income Tax Act (Canada);

“cash” means current coin within the meaning of the Currency Act (Canada), notes
intended for circulation in Canada issued by the Bank of Canada pursuant to the Bank of
Canada Act and current coin or banks notes of countries other than Canada;

“charge” has the same meaning given it in the Land Registration Reform Act,

“client” means a person or group of persons from whom or on whose behalf a licensee
receives money or other property;

“firm of licensees” means,
(a) a partnership of licensees and all licensees employed by the partnership,

(b) a professional corporation established for the purpose of practising law in
Ontario and all licensees employed by the professional corporation,

(c) a professional corporation established for the purpose of providing legal
services in Ontario and all licensees employed by the professional
corporation, or

(d) a professional corporation established for the purpose of practising law
and providing legal services in Ontario and all licensees employed by the
professional corporation;

“holiday” means,
(a) any Saturday or Sunday;

(b) New Year’'s Day, and where New Year’s Day falls on a Saturday or
Sunday, the following Monday;

(c) Family Day;
(d) Good Friday;
(e) Easter Monday;
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(f) Victoria Day;

(9) Canada Day, and where Canada Day falls on a Saturday or Sunday, the
following Monday;

(h) Civic Holiday;
(i) Labour Day;
() Thanksgiving Day;

(k) Remembrance Day, and where Remembrance Day falls on a Saturday or
Sunday, the following Monday;

(1 Christmas Day, and where Christmas Day falls on a Saturday or Sunday,
the following Monday and Tuesday, and where Christmas Day falls on a
Friday, the following Monday;

(m) Boxing Day; and

(n) any special holiday proclaimed by the Governor General or the Lieutenant
Governor,;

“lender” means a person who is making a loan that is secured or to be secured by a
charge, including a charge to be held in trust directly or indirectly through a related
person or corporation;

“licensee” includes a firm of licensees;

“money” includes cash, cheques, drafts, credit card sales slips, post office orders and
express and bank money orders;

“related” has the same meaning given it in the Income Tax Act (Canada);

“Teranet” means Teranet Inc., a corporation incorporated under the Business
Corporations Act, acting as agent for the Ministry of Consumer and Business Services.

Time for doing an act expires on a holiday

(2) Except where a contrary intention appears, if the time for doing an act
expires on a holiday, the act may be done on the next day that is not a holiday.

When deemed in trust

(3) For the purposes of subsections 9 (1), (2) and (3) and section 14, cash,
cheques negotiable by the licensee, cheques drawn by the licensee on the licensee’s
trust account and credit card sales slips in the possession and control of the licensee
shall be deemed from the time the licensee receives such possession and control to be
money held in a trust account if the cash, cheques or credit card sales slips, as the case
may be, are deposited in the trust account not later than the following banking day.

PART I
HANDLING OF MONEY BY BANKRUPT LICENSEE

Handling of money by bankrupt licensee

2. (1) Subject to subsections (2) and (3), a licensee who is bankrupt within the
meaning of the Bankruptcy and Insolvency Act (Canada) shall not receive from or on
behalf of a person or group of persons any money or other property and shall not
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otherwise handle money or other property that is held in trust for a person or group of
persons.

Exception

(2) A licensee who is bankrupt within the meaning of the Bankruptcy and
Insolvency Act (Canada) may receive from or on behalf of a person or group of persons
money,

(a) in payment of fees for services performed by the licensee for the person
or group; or
(b) in reimbursement for money properly expended, or for expenses properly

incurred, on behalf of the person or group.
Same

(3) A licensee who is bankrupt within the meaning of the Bankruptcy and
Insolvency Act (Canada) may apply in writing to the Society for permission to receive
from or on behalf of a person or group of persons any money or other property, other
than as permitted under subsection (2), or for permission to handle money or other
property that is held in trust for a person or group of persons, and the Society may
permit the licensee to do so, subject to such terms and conditions as the Society may
impose.

PART II.1
HANDLING OF MONEY BY LICENSEE WHOSE LICENCE IS SUSPENDED

Interpretation
2.1 In this Part,
“suspended licensee” means a licensee who is the subject of a suspension order;

“suspension order” means an order made under the Act suspending a licensee’s licence
to practise law in Ontario as a barrister and solicitor or to provide legal services in
Ontario, regardless of whether the suspension begins when the order is made or
thereafter.

Handling of money by suspended licensee

2.2 (1) Subject to subsection (2) and section 2.3, a suspended licensee shall not,
during the suspension receive from or on behalf of a person or group of persons any
money or other property and shall not otherwise handle money or other property that is
held in trust for a person or group of persons.

Exception

(2) A suspended licensee may receive from or on behalf of a person or group
of persons money,

(a) in payment of fees for services performed by the suspended licensee for
the person or group; or

(b) in reimbursement for money properly expended, or for expenses properly
incurred, on behalf of the person or group.
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Trust account

2.3 (1)
suspension,

(@)

(b)

()

A suspended licensee shall, within 30 days of the beginning of the

withdraw from every trust account kept in the name of the suspended
licensee, or in the name of the firm of licensees of which the suspended
licensee is a partner or by which the suspended licensee is employed,
and, as required, pay to the appropriate person,

(i) money properly required for payment to a person on behalf of a
client,

(ii) money required to reimburse the suspended licensee for money
properly expended, or for expenses properly incurred, on behalf of
a client,

(iii) money required for or toward payment of fees for services
performed by the suspended licensee, and

(iv) all other money that belongs to the suspended licensee or to a
person other than a client;

after complying with clause (a), withdraw from every trust account kept in
the name of the suspended licensee, or in the name of the firm of
licensees of which the suspended licensee is a partner or by which the
suspended licensee is employed, all money belonging to a client and pay
the money to,

(i) the client,

(ii) another licensee to whom the client has directed the suspended
licensee to make payment, or

(iii) another licensee who has agreed with the suspended licensee to
accept payment in the event that the suspended licensee is
unable to comply with subclause (i) or (ii); and

after complying with clauses (a) and (b),

(i) close every trust account that was kept in the name of the
suspended licensee, and

(ii) cancel or cause to be cancelled the suspended licensee’s signing
authority on every trust account that was kept in the name of the
firm of licensees of which the suspended licensee is a partner or
by which the suspended licensee is employed.

Compliance with clause (1) (b) not required

(2)

A suspended licensee is not required to comply with clause (1) (b) if the

client’s file is transferred, in accordance with Part IV of By-Law 7.1, to another licensee
in the firm of licensees of which the suspended licensee is a partner or by which the
suspended licensee is employed.

Application of sections of Part IV

(3)

Subsection 9 (3) and sections 10, 11 and 12 apply to the withdrawal of

money from a trust account under this section.
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Report to Society on compliance

(4) A suspended licensee shall, not later than thirty days after the suspension
begins, complete and file with the Society, in a form provided by the Society, a report
confirming and providing details of the suspended licensee’s compliance with this
section.

Permission to be exempt from requirement

2.4 A suspended licensee may apply in writing to the Society for an exemption from
or a modification of a requirement mentioned in this Part, and the Society may exempt
the suspended licensee from or modify the requirement, subject to such terms and
conditions as the Society may impose.

PART Il
CASH TRANSACTIONS

Definition
3. In this Part,

“funds” means cash, currency, securities and negotiable instruments or other financial
instruments that indicate the person’s title or interest in them;

“public body” means,
(a) a department or agent of Her Majesty in right of Canada or of a province;

(b) an incorporated city, metropolitan authority, town, township, village,
county, district, rural municipality or other incorporated municipal body or
an agent of any of them; and

(c) an organization that operates a public hospital and that is designated by
the Minister of National Revenue as a hospital under the Excise Tax Act
(Canada) or agent of the organization.

Cash received

4, (1) A licensee shall not receive or accept from a person, in respect of any
one client file, cash in an aggregate amount of 7,500 or more Canadian dollars.

Foreign currency

(2) For the purposes of this section, when a licensee receives or accepts
from a person cash in a foreign currency the licensee shall be deemed to have received
or accepted the cash converted into Canadian dollars at,

(a) the official conversion rate of the Bank of Canada for the foreign currency
as published in the Bank of Canada’s Daily Noon Rates that is in effect at
the time the licensee receives or accepts the cash; or

(b) if the day on which the licensee receives or accepts cash is a holiday, the
official conversion rate of the Bank of Canada in effect on the most recent
business day preceding the day on which the licensee receives or
accepts the cash.
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Application

5. Section 4 applies when, in respect of a client file, a licensee engages in or gives
instructions in respect of the following activities:
1. The licensee receives or pays funds.
2. The licensee purchases or sells securities, real properties or business
assets or entities.
3. The licensee transfers funds by any means.
Exceptions
6. Despite section 5, section 4 does not apply when the licensee,

(a) receives cash from a public body, an authorized foreign bank within the
meaning of section 2 of the Bank Act (Canada) in respect of its business
in Canada or a bank to which the Bank Act (Canada) applies, a
cooperative credit society, savings and credit union or caisse populaire
that is regulated by a provincial Act, an association that is regulated by
the Cooperative Credit Associations Act (Canada), a company to which
the Trust and Loan Companies Act (Canada) applies, a trust company or
loan company regulated by a provincial Act or a department or agent of
Her Majesty in right of Canada or of a province where the department or
agent accepts deposit liabilities in the course of providing financial
services to the public;

(b) receives cash from a peace officer, law enforcement agency or other
agent of the Crown acting in an official capacity;

(c) receives cash pursuant to an order of a tribunal,
(d) receives cash to pay a fine or penalty; or

(e) receives cash for fees, disbursements, expenses or bail provided that any
refund out of such receipts is also made in cash.

PART IV
TRUST ACCOUNT

TRUST ACCOUNT TRANSACTIONS

Money received in trust for client

7. (1) Subject to section 8, every licensee who receives money in trust for a
client shall immediately pay the money into an account at a chartered bank, provincial
savings office, credit union or a league to which the Credit Unions and Caisses
Populaires Act, 1994 applies or registered trust corporation, to be kept in the name of
the licensee, or in the name of the firm of licensees of which the licensee is a partner,
through which the licensee practises law or provides legal services or by which the
licensee is employed, and designated as a trust account.
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Interpretation

(2) For the purposes of subsection (1), a licensee receives money in trust for
a client if the licensee receives from a person,

(a) money that belongs in whole or in part to a client;
(b) money that is to be held on behalf of a client;
(c) money that is to be held on a client’s direction or order;

(d) money that is advanced to the licensee on account of fees for services
not yet rendered; or

(e) money that is advanced to the licensee on account of disbursements not
yet made.

Money to be paid into trust account

(3) In addition to the money required under subsection (1) to be paid into a
trust account, a licensee shall pay the following money into a trust account:

1. Money that may by inadvertence have been drawn from a trust account in
contravention of section 9.

2. Money paid to a licensee that belongs in part to a client and in part to the
licensee where it is not practical to split the payment of the money.

Money to be paid into trust account: money received before licence issued

(3.1) If alicensee who holds a Class P1 licence receives from a person, prior
to being issued the licence, money for services yet to be rendered to a client and the
licensee does not perform the services for the client by May 2, 2010, the licensee shall
on May 3, 2010 pay the money into a trust account.

Withdrawal of money from trust account

(4) A licensee who pays into a trust account money described in paragraph 2
of subsection (3) shall as soon as practical withdraw from the trust account the amount
of the money that belongs to him or her.

One or more trust accounts
(5) A licensee may keep one or more trust accounts.
Money not to be paid into trust account

8. (1) A licensee is not required to pay into a trust account money which he or
she receives in trust for a client if,

(a) the client requests the licensee in writing not to pay the money into a trust
account;

(b) the licensee pays the money into an account to be kept in the name of the
client, a person named by the client or an agent of the client; or

(c) the licensee pays the money immediately upon receiving it to the client or
to a person on behalf of the client in accordance with ordinary business
practices.

Same
(2) A licensee shall not pay into a trust account the following money:
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1. Money that belongs entirely to the licensee or to another licensee of the
firm of licensees of which the licensee is a partner, through which the
licensee practices law or provides legal services or by which the licensee
is employed, including an amount received as a general retainer for which
the licensee is not required either to account or to provide services.

2. Money that is received by the licensee as payment of fees for services for
which a billing has been delivered, as payment of fees for services
already performed for which a billing will be delivered immediately after
the money is received or as reimbursement for disbursements made or
expenses incurred by the licensee on behalf of a client.

Record keeping requirements

(3) A licensee who, in accordance with subsection (1), does not pay into a
trust account money which he or she receives in trust for a client shall include all
handling of such money in the records required to be maintained under Part V.

Withdrawal of money from trust account

9. (1) A licensee may withdraw from a trust account only the following money:
1. Money properly required for payment to a client or to a person on behalf
of a client.
2. Money required to reimburse the licensee for money properly expended
on behalf of a client or for expenses properly incurred on behalf of a
client.
3. Money properly required for or toward payment of fees for services

performed by the licensee for which a billing has been delivered.

4. Money that is directly transferred into another trust account and held on
behalf of a client.

5. Money that under this Part should not have been paid into a trust account
but was through inadvertence paid into a trust account.

Permission to withdraw other money

(2) A licensee may withdraw from a trust account money other than the
money mentioned in subsection (1) if he or she has been authorized to do so by the
Society.

Limit on amount withdrawn from trust account

(3) A licensee shall not at any time with respect to a client withdraw from a
trust account under this section more money than is held on behalf of that client in that
trust account at that time.

Manner in which certain money may be withdrawn from trust account

10. A licensee shall withdraw money from a trust account under paragraph 2 or 3 of
subsection 9 (1) only,

(a) by a cheque drawn in favour of the licensee;

(b) by a transfer to a bank account that is kept in the name of the licensee
and is not a trust account; or

(c) by electronic transfer.
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Withdrawal by cheque

11. A cheque drawn on a trust account shall not be,

(@)
(b)

made payable either to cash or to bearer; or

signed by a person who is not a licensee except in exceptional
circumstances and except when the person has signing authority on the
trust account on which a cheque will be drawn and is bonded in an
amount at least equal to the maximum balance on deposit during the
immediately preceding fiscal year of the licensee in all the trust accounts
on which signing authority has been delegated to the person.

Withdrawal by electronic transfer

12. (1)

Money withdrawn from a trust account by electronic transfer shall be

withdrawn only in accordance with this section.

When money may be withdrawn

(2)

Money shall not be withdrawn from a trust account by electronic transfer

unless the following conditions are met:

1.

The electronic transfer system used by the licensee must be one that
does not permit an electronic transfer of funds unless,

i. one person, using a password or access code, enters into the
system the data describing the details of the transfer, and

ii. another person, using another password or access code, enters
into the system the data authorizing the financial institution to
carry out the transfer.

The electronic transfer system used by the licensee must be one that will
produce, not later than the close of the banking day immediately after the
day on which the electronic transfer of funds is authorized, a confirmation
from the financial institution confirming that the data describing the details
of the transfer and authorizing the financial institution to carry out the
transfer were received.

The confirmation required by paragraph 2 must contain,
i. the number of the trust account from which money is drawn,

ii. the name, branch name and address of the financial institution
where the account to which money is transferred is kept,

iii. the name of the person or entity in whose name the account to
which money is transferred is kept,

iv. the number of the account to which money is transferred,

V. the time and date that the data describing the details of the
transfer and authorizing the financial institution to carry out the
transfer are received by the financial institution, and

Vi. the time and date that the confirmation from the financial
institution is sent to the licensee.

Before any data describing the details of the transfer or authorizing the
financial institution to carry out the transfer is entered into the electronic
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trust transfer system, an electronic trust transfer requisition must be
signed by,

i a licensee, or

ii. in exceptional circumstances, a person who is not a licensee if the
person has signing authority on the trust account from which the
money will be drawn and is bonded in an amount at least equal to
the maximum balance on deposit during the immediately
preceding fiscal year of the licensee in all trust accounts on which
signing authority has been delegated to the person.

5. The data entered into the electronic trust transfer system describing the
details of the transfer and authorizing the financial institution to carry out
the transfer must be as specified in the electronic trust transfer
requisition.

Application of para. 1 of subs. (2) to sole practitioner

(3) Paragraph 1 of subsection (2) does not apply to a licensee who practises
law or provides legal services without another licensee as a partner, if the licensee
practices law or provides legal services through a professional corporation, without
another licensee practicing law or providing legal services through the professional
corporation and without another licensee or person as an employee, if the licensee
himself or herself enters into the electronic trust transfer system both the data describing
the details of the transfer and the data authorizing the financial institution to carry out the
transfer.

Same

(4) In exceptional circumstances, the data referred to in subsection (3) may
be entered by a person other than the licensee, if the person has signing authority on the
trust account from which the money will be drawn and is bonded in an amount at least
equal to the maximum balance on deposit during the immediately preceding fiscal year
of the licensee in all trust accounts on which signing authority has been delegated to the
person.

Additional requirements relating to confirmation

(5) Not later than the close of the banking day immediately after the day on
which the confirmation required by paragraph 2 of subsection (2) is sent to a licensee,
the licensee shall,

(a) produce a printed copy of the confirmation;

(b) compare the printed copy of the confirmation and the signed electronic
trust transfer requisition relating to the transfer to verify whether the
money was drawn from the trust account as specified in the signed
requisition;

(c) indicate on the printed copy of the confirmation the name of the client, the
subject matter of the file and any file number in respect of which money
was drawn from the trust account; and

(d) after complying with clauses (a) to (c), sign and date the printed copy of
the confirmation.
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Same

(6) In exceptional circumstances, the tasks required by subsection (5) may
be performed by a person other than the licensee, if the person has signing authority on
the trust account from which the money will be drawn and is bonded in an amount at
least equal to the maximum balance on deposit during the immediately preceding fiscal
year of the licensee in all trust accounts on which signing authority has been delegated
to the person.

Electronic trust transfer requisition

(7) The electronic trust transfer requisition required under paragraph 4 of
subsection (2) shall be in Form 9A.

Definitions
13. (1) In this section,

“closing funds” means the money necessary to complete or close a transaction in real
estate;

“transaction in real estate” means,

(a) a charge on land given for the purpose of securing the payment of a debt
or the performance of an obligation, including a charge under the Land
Titles Act and a mortgage, but excluding a rent charge, or

(b) a conveyance of freehold or leasehold land, including a deed and a
transfer under the Land Titles Act, but excluding a lease.

Withdrawal by electronic transfer: closing funds

(2) Despite section 12, closing funds may be withdrawn from a trust account
by electronic transfer in accordance with this section.

When closing funds may be withdrawn

(3) Closing funds shall not be withdrawn from a trust account by electronic
transfer unless the following conditions are met:

1. The electronic transfer system used by the licensee must be one to which
access is restricted by the use of at least one password or access code.

2. The electronic transfer system used by the licensee must be one that will
produce immediately after the electronic transfer of funds a confirmation
of the transfer.

3. The confirmation required by paragraph 2 must contain,

i. the name of the person or entity in whose name the account from
which money is drawn is kept,

ii. the number of the trust account from which money is drawn,

iii. the name of the person or entity in whose name the account to
which money is transferred is kept,

iv. the number of the account to which money is transferred, and
V. the date the transfer is carried out.
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4. Before the electronic transfer system used by the licensee is accessed to
carry out an electronic transfer of funds, an electronic trust transfer
requisition must be signed by,

i the licensee, or

ii. in exceptional circumstances, a person who is not the licensee if
the person has signing authority on the trust account from which
the money will be drawn and is bonded in an amount at least
equal to the maximum balance on deposit during the immediately
preceding fiscal year of the licensee in all trust accounts on which
signing authority has been delegated to the person.

5. The data entered into the electronic transfer system describing the details
of the electronic transfer of funds must be as specified in the electronic
trust transfer requisition.

Additional requirements relating to confirmation

(4) Not later than 5 p.m. on the day immediately after the day on which the
electronic transfer of funds is carried out, the licensee shall,

(a) produce a printed copy of the confirmation required by paragraph 2 of
subsection (3);

(b) compare the printed copy of the confirmation and the signed electronic
trust transfer requisition relating to the transfer to verify whether the
money was drawn from the trust account as specified in the signed
requisition;

(c) indicate on the printed copy of the confirmation the name of the client, the
subject matter of the file and any file number in respect of which money
was drawn from the trust account; and

(d) after complying with clauses (a) to (c), sign and date the printed copy of
the confirmation.

Same

(5) In exceptional circumstances, the tasks required by subsection (4) may
be performed by a person other than the licensee, if the person has signing authority on
the trust account from which the money will be drawn and is bonded in an amount at
least equal to the maximum balance on deposit during the immediately preceding fiscal
year of the licensee in all trust accounts on which signing authority has been delegated
to the person.

Electronic trust transfer requisition: closing funds

(6) The electronic trust transfer requisition required under paragraph 4 of
subsection (3) shall be in Form 9C.

Requirement to maintain sufficient balance in trust account

14. Despite any other provision in this Part, a licensee shall at all times maintain
sufficient balances on deposit in his or her trust accounts to meet all his or her
obligations with respect to money held in trust for clients.
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AUTOMATIC WITHDRAWALS FROM TRUST ACCOUNTS

Authorizing Teranet to withdraw money from trust account

15. (1) Subject to subsection (2), a licensee may authorize Teranet to withdraw
from a trust account described in subsection 16 (1) money required to pay the document
registration fees and the land transfer tax, if any, related to a client’s real estate
transaction.

Conditions

(2) A licensee shall not authorize Teranet to withdraw from a trust account
described in subsection 16 (1) money required to pay the document registration fees and
the land transfer tax, if any, related to a client’s real estate transaction unless Teranet
agrees to provide to the licensee in accordance with subsection (3) a confirmation of the
withdrawal that contains the information mentioned in subsection (4).

Time of receipt of confirmation

(3) The confirmation required under subsection (2) must be received by the
licensee not later than 5 p.m. on the day immediately after the day on which the
withdrawal is authorized by the licensee.

Contents of confirmation
(4) The confirmation required under subsection (2) must contain,
(a) the amount of money withdrawn from the trust account;

(b) the time and date that the authorization to withdraw money is received by
Teranet; and

(c) the time and date that the confirmation from Teranet is sent to the
licensee.

Written record of authorization

(5) A licensee who authorizes Teranet to withdraw from a trust account
described in subsection 16 (1) money required to pay the document registration fees and
the land transfer tax, if any, related to a client’s real estate transaction shall record the
authorization in writing.

Same

(6) The written record of the authorization required under subsection (5) shall
be in Form 9B and shall be completed by the licensee before he or she authorizes
Teranet to withdraw from a trust account described in subsection 16 (1) money required
to pay the document registration fees and the land transfer tax, if any, related to a
client’s real estate transaction.

Additional requirements relating to confirmation

(7) Not later than 5 p.m. on the day immediately after the day on which the
confirmation required under subsection (2) is sent to a licensee, the licensee shall,

(a) produce a paper copy of the confirmation, if the confirmation is sent to the
licensee by electronic means;

(b) compare the paper copy of the confirmation and the written record of the
authorization relating to the withdrawal to verify whether money was
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withdrawn from the trust account by Teranet as authorized by the
licensee;

(c) indicate on the paper copy of the confirmation the name of the client and
any file number in respect of which money was withdrawn from the trust
account, if the confirmation does not already contain such information;
and

(d) after complying with clauses (a) to (c), sign and date the paper copy of
the confirmation.

Special trust account

16 (1) The trust account from which Teranet may be authorized by a licensee to
withdraw money shall be,

(a) an account at a chartered bank, provincial savings office, credit union or
league to which the Credit Unions and Caisses Populaires Act, 1994
applies or a registered trust corporation kept in the name of the licensee
or in the name of the firm of licensees of which the licensee is a partner,
through which the licensee practices law or by which the licensee is
employed, and designated as a trust account; and

(b) an account into which a licensee shall pay only,

(i) money received in trust for a client for the purposes of paying the
document registration fees and the land transfer tax, if any, related
to the client’s real estate transaction; and

(ii) money properly withdrawn from another trust account for the
purposes of paying the document registration fees and the land
transfer tax, if any, related to the client’s real estate transaction.

One or more special trust accounts

(2) A licensee may keep one or more trust accounts of the kind described in
subsection (1).

Payment of money into special trust account

(3) A licensee shall not pay into a trust account described in subsection (1)
more money than is required to pay the document registration fees and the land transfer
tax, if any, related to a client’s real estate transaction, and if more money is, through
inadvertence, paid into the trust account, the licensee shall transfer from the trust
account described in subsection (1) into another trust account that is not a trust account
described in subsection (1) the excess money.

Time limit on holding money in special trust account

(4) A licensee who pays money into a trust account described in
subsection (1) shall not keep the money in that account for more than five days, and if
the money is not properly withdrawn from that account by Teranet within five days after
the day on which it is paid into that account, the licensee shall transfer the money from
that account into another trust account that is not a trust account described in
subsection (1).
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Interpretation: counting days

(5) In subsection 16 (4), holidays shall not be counted in determining if
money has been kept in a trust account described in subsection 16 (1) for more than five
days.

Application of ss. 9, 11, 12 and 14

17. Sections 9, 11, 12 and 14 apply, with necessary modifications, to a trust account
described in subsection 16 (1).

PART V
RECORD KEEPING REQUIREMENTS

REQUIREMENTS

Requirement to maintain financial records

18. Every licensee shall maintain financial records to record all money and other
property received and disbursed in connection with the licensee’s professional business,
and, as a minimum requirement, every licensee shall maintain, in accordance with
sections 21, 22 and 23, the following records:

1. A book of original entry identifying each date on which money is received
in trust for a client, the method by which money is received, the person
from whom money is received, the amount of money received, the
purpose for which money is received and the client for whom money is
received in trust.

2. A book of original entry showing all disbursements out of money held in
trust for a client and identifying each date on which money is disbursed,
the method by which money is disbursed, including the number or a
similar identifier of any document used to disburse money, the person to
whom money is disbursed, the amount of money which is disbursed, the
purpose for which money is disbursed and the client on whose behalf
money is disbursed.

3. A clients’ trust ledger showing separately for each client for whom money
is received in trust all money received and disbursed and any
unexpended balance.

4. A record showing all transfers of money between clients’ trust ledger
accounts and explaining the purpose for which each transfer is made.

5. A book of original entry showing all money received, other than money
received in trust for a client, and identifying each date on which money is
received, the method by which money is received, the amount of money
which is received and the person from whom money is received.

6. A book of original entry showing all disbursements of money, other than
money held in trust for a client, and identifying each date on which money
is disbursed, the method by which money is disbursed, including the
number or a similar identifier of any document used to disburse money,
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the amount of money which is disbursed and the person to whom money
is disbursed.

7. A fees book or a chronological file of copies of billings, showing all fees
charged and other billings made to clients and the dates on which fees
are charged and other billings are made to clients and identifying the
clients charged and billed.

8. A record showing a comparison made monthly of the total of balances
held in the trust account or accounts and the total of all unexpended
balances of funds held in trust for clients as they appear from the financial
records together with the reasons for any differences between the totals,
and the following records to support the monthly comparisons:

i. A detailed listing made monthly showing the amount of money
held in trust for each client and identifying each client for whom
money is held in trust.

ii. A detailed reconciliation made monthly of each trust bank account.

9. A record showing all property, other than money, held in trust for clients,
and describing each property and identifying the date on which the
licensee took possession of each property, the person who had
possession of each property immediately before the licensee took
possession of the property, the value of each property, the client for
whom each property is held in trust, the date on which possession of
each property is given away and the person to whom possession of each
property is given.

10. Bank statements or pass books, cashed cheques and detailed duplicate
deposit slips for all trust and general accounts.

11. Signed electronic trust transfer requisitions and signed printed
confirmations of electronic transfers of trust funds.

12. Signed authorizations of withdrawals by Teranet and signed paper copies
of confirmations of withdrawals by Teranet.

Record keeping requirements if cash received

19. (1) Every licensee who receives cash shall maintain financial records in
addition to those required under section 18 and, as a minimum additional requirement,
shall maintain, in accordance with sections 21, 22 and 23, a book of duplicate receipts,
with each receipt identifying the date on which cash is received, the person from whom
cash is received, the amount of cash received, the client for whom cash is received and
any file number in respect of which cash is received and containing the signature of the
licensee or the person authorized by the licensee to receive cash and of the person from
whom cash is received.

No breach

(2) A licensee does not breach subsection (1) if a receipt does not contain
the signature of the person from whom cash is received provided that the licensee has
made reasonable efforts to obtain the signature of the person from whom cash is
received.
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Record keeping requirements if mortgages and other charges held in trust for
clients

20. Every licensee who holds in trust mortgages or other charges on real property,
either directly or indirectly through a related person or corporation, shall maintain
financial records in addition to those required under section 18 and, as a minimum
additional requirement, shall maintain, in accordance with sections 21, 22 and 23, the
following records:

1. A mortgage asset ledger showing separately for each mortgage or
charge,

i. all funds received and disbursed on account of the mortgage or
charge,

ii. the balance of the principal amount outstanding for each mortgage
or charge,

iii. an abbreviated legal description or the municipal address of the
real property, and

iv. the particulars of registration of the mortgage or charge.

2. A mortgage liability ledger showing separately for each person on whose
behalf a mortgage or charge is held in trust,

i. all funds received and disbursed on account of each mortgage or
charge held in trust for the person,

ii. the balance of the principal amount invested in each mortgage or
charge,

iii. an abbreviated legal description or the municipal address for each
mortgaged or charged real property, and

iv. the particulars of registration of each mortgage or charge.

3. A record showing a comparison made monthly of the total of the principal
balances outstanding on the mortgages or charges held in trust and the
total of all principal balances held on behalf of the investors as they
appear from the financial records together with the reasons for any
differences between the totals, and the following records to support the
monthly comparison:

i. A detailed listing made monthly identifying each mortgage or
charge and showing for each the balance of the principal amount
outstanding.

ii. A detailed listing made monthly identifying each investor and
showing the balance of the principal invested in each mortgage or
charge.

Financial records to be permanent

21. (1) The financial records required to be maintained under sections 18, 19 and
20 may be entered and posted by hand or by mechanical or electronic means, but if the
records are entered and posted by hand, they shall be entered and posted in ink.
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Paper copies of financial records

(2) If a financial record is entered and posted by mechanical or electronic
means, a licensee shall ensure that a paper copy of the record may be produced
promptly on the Society’s request.

Financial records to be current

22. (1) Subject to subsection (2), the financial records required to be maintained
under sections 18, 19 and 20 shall be entered and posted so as to be current at all
times.

Exceptions

(2) The record required under paragraph 8 of section 18 and the record
required under paragraph 3 of section 20 shall be created within twenty-five days after
the last day of the month in respect of which the record is being created.

Preservation of financial records required under ss. 18 and 19

23. (1) Subject to subsection (2), a licensee shall keep the financial records
required to be maintained under sections 18 and 19 for at least the six year period
immediately preceding the licensee’s most recent fiscal year end.

Same

(2) A licensee shall keep the financial records required to be maintained
under paragraphs 1, 2, 3, 8, 9, 10 and 11 of section 18 for at least the ten year period
immediately preceding the licensee’s most recent fiscal year end.

Preservation of financial records required under s. 20

(3) A licensee shall keep the financial records required to be maintained
under section 20 for at least the ten year period immediately preceding the licensee’s
most recent fiscal year end.

Record keeping requirements when acting for lender

24. (1) Every licensee who acts for or receives money from a lender shall, in
addition to maintaining the financial records required under sections 18 and 20, maintain
a file for each charge, containing,

(a) a completed investment authority, signed by each lender before the first
advance of money to or on behalf of the borrower;

(b) a copy of a completed report on the investment;

(c) if the charge is not held in the name of all the lenders, an original
declaration of trust;

(d) a copy of the registered charge; and

(e) any supporting documents supplied by the lender.
Exceptions

(2) Clauses (1) (a) and (b) do not apply with respect to a lender if,

(a) the lender,

(i) is a bank listed in Schedule | or Il to the Bank Act (Canada), a
licensed insurer, a registered loan or trust corporation, a

55
82



subsidiary of any of them, a pension fund, or any other entity that
lends money in the ordinary course of its business,

(ii) has entered a loan agreement with the borrower and has signed a
written commitment setting out the terms of the prospective
charge, and

(iii) has given the licensee a copy of the written commitment before
the advance of money to or on behalf of the borrower;

(b) the lender and borrower are not at arm’s length;

(c) the borrower is an employee of the lender or of a corporate entity related
to the lender;

(d) the lender has executed the Investor/Lender Disclosure Statement for
Brokered Transactions, approved by the Superintendent under
subsection 54(1) of the Mortgage Brokerages, Lenders and
Administrators Act, 2006, and has given the licensee written instructions,
relating to the particular transaction, to accept the executed disclosure
statement as proof of the loan agreement;

(e) the total amount advanced by the lender does not exceed $6,000; or

(f) the lender is selling real property to the borrower and the charge
represents part of the purchase price.

Requirement to provide documents to lender

(3) Forthwith after the first advance of money to or on behalf of the borrower,
the licensee shall deliver to each lender,

(a) if clause (1) (b) applies, an original of the report referred to therein; and
(b) if clause (1) (c) applies, a copy of the declaration of trust.
Requirement to add to file maintained under subs. (1)

(4) Each time the licensee or any licensee of the same firm of licensees does
an act described in subsection (5), the licensee shall add to the file maintained for the
charge the investment authority referred to in clause (1) (a), completed anew and signed
by each lender before the act is done, and a copy of the report on the investment
referred to in clause (1) (b), also completed anew.

Application of subs. (4)
(5) Subsection (4) applies in respect of the following acts:

1. Making a change in the priority of the charge that results in a reduction of
the amount of security available to it.

2. Making a change to another charge of higher priority that results in a
reduction of the amount of security available to the lender’s charge.

Releasing collateral or other security held for the loan.

4. Releasing a person who is liable under a covenant with respect to an
obligation in connection with the loan.
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New requirement to provide documents to lender

(6) Forthwith after completing anew the report on the investment under
subsection (4), the licensee shall deliver an original of it to each lender.

Requirement to add to file maintained under subs. (1): substitution

(7) Each time the licensee or any other licensee of the same firm of licensees
substitutes for the charge another security or a financial instrument that is an
acknowledgment of indebtedness, the licensee shall add to the file maintained for the
charge the lender’s written consent to the substitution, obtained before the substitution is
made.

Exceptions

(8) The licensee need not comply with subsection (4) or (7) with respect to a
lender if clause (2) (a), (b), (c), (e) or (f) applied to the lender in the original loan
transaction.

Investment authority: Form 9D

(9) The investment authority required under clause (1) (a) shall be in
Form 9D.

Report on investment: Form 9E

(10)  Subject to subsection (11), the report on the investment required under
clause (1) (b) shall be in Form 9E.

Report on investment: alternative to Form 9E

(11)  The report on the investment required under clause (1) (b) may be
contained in a reporting letter addressed to the lender or lenders which answers every
question on Form 9E.
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Form 9A
ELECTRONIC TRUST TRANSFER REQUISITION

Requisition (number)
Amount of funds to be transferred: (Specify amount.)

Re: (Specify name of client.)

(Specify file reference number.)
Reason for payment: (Give reason for payment.)
Trust account to be debited:
Name of financial institution: (Specify name.)
Account number: (Specify number.)
Name of recipient: (Specify name.)
Account to be credited:
Name of financial institution: (Specify name.)
Branch name and address: (Specify name and address.)
Account number: (Specify number.)
Person requisitioning electronic trust transfer: (Print the person’s name.)
(Date) (Signature of person requisitioning electronic trust transfer)

Additional transaction particulars:

(This section should be completed by the person entering the details of the transfer, after
he or she has entered the details of the transfer, and by the person authorizing the
transfer at the computer terminal, after he or she has authorized the transfer.)

Person entering details of transfer:
Name: (Print person’s name.)

(Signature of person entering details of transfer.)
Person authorizing transfer at computer terminal:
Name: (Print person’s name.)

Signature of person authorizing transfer at computer terminal.)
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[SAMPLE]

FORM 9A
ELECTRONIC TRUST TRANSFER REQUISITION

Requisition #ET001
Amount of funds to be transferred: $626.30

Re:  Noir purchase from Blanc, 123 Main St., Anytown
Client: Nicky Noir
File No.: 10-43
Reason for payment: Fees ($500) disbursements ($54.25) and HST ($72.05) billed to
client
Trust account to be debited:

Name of financial institution: Bank of Ontario
Account number: 123456789

Name of recipient: Leslie Lawyer, General Account

Account to be credited:
Name of financial institution: Bank of Ontario
Branch name and address: 20 Downtown St., Anytown, ON Z9Y 2T2
Account number: 987654321

Person requisitioning electronic trust transfer: Leslie Lawyer

August 31, 2010 Leslie Lawyer

Additional transaction particulars:

Person entering details of transfer:
Name: Sandy Secretary
Sandy Secretary

Person authorizing transfer at computer terminal:
Name: Bobby Bookkeeper
Bobby Bookkeeper
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FORm 9B
AUTHORIZATION OF WITHDRAWAL BY TERANET

Authorization (number)
Amount of funds to be withdrawn: (Specify amount.)

Re:
(Specify name of client.)
(Specify file reference number.)

Reason for withdrawal: (Give reason for withdrawal, e.g., payment of land transfer tax,
document registration fees.)

Trust account to be debited:

Name of financial institution: (Specify name.)

Account number: (Specify number.)

Person authorizing withdrawal: (Print the person’s name.)

(Date) (Signature of person authorizing withdrawal)
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[SAMPLE]
FORm 9B

AUTHORIZATION OF WITHDRAWAL BY TERANET

Authorization TW001
Amount of funds to be withdrawn: $2,367.60

Re: Noir purchase from Blanc, 456 Route St., Anytown
Client: Nicky Noir
File No. 10-43

Reason for withdrawal: LTT ($2,225.00), Reg’n fees - Transfer/Charge ($71.30 x 2)

Trust account to be debited:
Name of financial institution: Bank of Ontario
Account number: 456789123

Person authorizing withdrawal: Leslie Lawyer

August 30, 2010 Leslie Lawyer
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FoOorM 9C
ELECTRONIC TRUST TRANSFER REQUISITION: CLOSING FUNDS

Requisition (number)
Amount of funds to be transferred: (Specify amount.)

Re:
(Specify name of client.)

(Specify file reference number.)
Reason for payment: (Give reason for payment.)
Trust account to be debited:

Name of financial institution: (Specify name.)

Account number: (Specify number.)

Name of recipient: (Specify name.)

Account to be credited:

Name of financial institution: (Specify name.)

Branch name and address: (Specify name and address.)

Account number: (Specify number.)

Person requisitioning electronic trust transfer: (Print the person’s name.)
(Date) (Signature of person requisitioning electronic trust transfer)
Person carrying out electronic trust transfer:

Name: (Print person’s name.)

(Signature of person carrying out electronic trust transfer.)
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[SAMPLE]
Form 9C
ELECTRONIC TRUST TRANSFER REQUISITION: CLOSING FUNDS

Requisition #ETCR001
Amount of funds to be transferred: $134,716.83

Re: Noir purchase from Blanc, 456 Route St., Anytown
Client: Nicky Noir
File No.: 10-43

Reason for payment: Balance due on closing payable to solicitor for vendor
Trust account to be debited:
Name of financial institution: Bank of Ontario
Account number: 123456789
Name of recipient: Sydney Solicitor, Barrister & Solicitor
Account to be credited:
Name of financial institution: Bank of Ontario
Branch name and address: Pine & Cedar, 32 Pine St., Anytown

Account number: 987654321

Person requisitioning electronic trust transfer: Leslie Lawyer
August 30, 2010 Leslie Lawyer
Person carrying out electronic trust transfer:

Name: Sandy Secretary
Sandy Secretary
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FOrm 9D
INVESTMENT AUTHORITY

(Note to lawyer: This form is required in a private mortgage transaction whether or not
the mortgage was arranged by you. Please have your client complete every point on
this form, with “n/a” being noted if the point is not applicable. This form may be entered
on a word processor. For the definition of mortgage broker and other terms found in the
clause of the Lawyers' Professional Indemnity Company Policy found at the bottom of
this form, please refer to the policy.)

To: (Specify name of lawyer or law firm)

| (or we) instruct you to act on my (or our) behalf, on my (or our) mortgage investment
(or investments) of (specify amount), the details, conditions and disclosures of which are
set out below.

A.

1.

DETAILS ABOUT THE INVESTMENT:

Name and address of borrower (or borrowers): (specify)
Name and address of guarantor (or guarantors) (if any): (specify)
Legal description and municipal address of real property: (specify)

Type of property: (specify, e.g., residence, vacant land, etc.)

(a) Principal amount of mortgage or charge: (specify)
(b)  Amount of loan to be advanced by me (orus): (specify)

Rank of mortgage or charge is first (or specify other rank).

My (or our) investment of (specify amount) represents (specify percentage) of the total
loan to the borrower (or borrowers).

(a) lam (orwe are) satisfied that the approximate value of the property is (specify
amount).

(b) I (orwe) used the following means to determine the approximate value of the
property: (specify).

(c) Including my (or our) mortgage amount, the percentage of the value of the
property that is mortgaged (or /encumbered) is (specify percentage).

(@) The term of loan is (specify term of loan in months, years, etc.).

(b)  The due date of loan is (specify date).

(c) The loan is amortized over (specify number of years).
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10.

11.

12.

13.

14.

The interest rate is (specify interest rate) calculated semi annually, not in advance (or
specify how interest rate is calculated).

Particulars of amounts and due dates (monthly, quarterly, etc.) of payments of
principal and interest: (specify)

Particulars and amounts of any bonus or holdback or any other special terms:
(specify)

(@) The mortgage is to be registered in the name (or names) of (specify name or
names).

(b) After completion of the mortgage transaction, a collection or administration
fee of (specify amount) per instalment is payable by the investor (or
investors) (or borrower) (or borrowers) to (specify recipient of fee).

(c) If the mortgage is held in trust, the dates on which payments are to be made
by the trustee (if applicable) to me (or us) are: (specify dates)

Particulars of disbursements made for legal, brokerage or other fees or
commissions in connection with the placement of the loan, including the names of
recipients and amounts paid, are: (specify)

CONDITIONS:

(Instructions: Clauses (a) and (b) below refer to information which each investor
may require from the lawyer. If you require the information referred to in a clause,
initial the clause.)

The information which | (or we) require from you as my (or our) lawyer before you
complete the transaction and make the advance is as follows:

(@) If my (orour)investment will be in a position other than a first mortgage or
charge, details, including amounts, of all existing encumbrances outstanding.

(b) If the mortgage or charge is a syndicated mortgage, and a prospectus is
necessary, a copy of the prospectus. We acknowledge and accept that you
as my (orour) lawyer express no opinion as to the necessity for or validity of
a prospectus.

(Instructions: Each investor to complete and initial clause (a) and, if clause (a) is
answered in the affirmative, to complete (if necessary) and initial clause (b) and to
initial clause (c).)

(@) | (orwe) instruct you to obtain a current and independent appraisal of the
subject property and provide it to me (or us) before you complete this
mortgage transaction. (Specify yes or no.)

(b) The appraisal is to be paid by me (or us) or (specify name of person who is to
pay for appraisal).

(c) I (orwe)have been advised and accept that you as my (or our) lawyer do not
express an opinion as to the validity of the appraisal.
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C. DISCLOSURE:

1. | (orwe) acknowledge being advised by you as my (or our) lawyer that you do not
have any direct or indirect interest in the borrower (or borrowers). (Specify yes or no
and indicate the date on which the lawyer advised you that he or she has no direct or
indirect interest in the borrower or borrowers.)

(If the lawyer has an interest in the borrower or borrowers, he or she is unable to
act for you on this loan (rules 3.4-28 to 36, Rules of Professional Conduct).)

(Warning:

1. You are cautioned that the responsibility for assessing the financial merits of the
mortgage investment rests with the investor or investors at all times. The lawyer's
responsibility is limited to ensuring the mortgage is legally registered on title in
accordance with the investor's or investors’ instructions. The lawyer is not
permitted to personally guarantee the obligations of the borrower or borrowers nor
the suitability of the property as security for the mortgage investment.

2. Any loss you may suffer on this mortgage investment will not be insured under the
lawyer’s professional liability policy if the lawyer has acted as a mortgage broker or
has helped to arrange it.”)

| (or we) hereby acknowledge receipt of a copy of this form prior to the advance of funds
to or on behalf of the borrower (or borrowers). | (or we) further acknowledge having read
and understood the above warnings.

Investor (or Investors):

(Specify full name of the investor (or full names of the investors) and specify the investor’s (or
each investor’s) address.)

(Signature of the investor (or of each investor))
(Date of signature)

*(Pursuant to clause (g) of Part lll of the Professional Liability Insurance Policy for
Lawyers, the policy does not apply “to any CLAIM directly or indirectly arising as a result
of the INSURED acting as a MORTGAGE BROKER or as an intermediary arranging any
financial transaction usual to mortgage lending; or to any CLAIM arising from
circumstances where the INSURED has provided PROFESSIONAL SERVICES in
conjunction with the above.”)
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[SAMPLE]
FOorm 9D
INVESTMENT AUTHORITY

(Note to lawyer: This form is required in a private mortgage transaction whether or not
the mortgage was arranged by you. Please have your client complete every point on
this form, with “n/a” being noted if the point is not applicable. This form may be entered
on a word processor. For the definition of mortgage broker and other terms found in the
clause of the Lawyers' Professional Indemnity Company Policy found at the bottom of
this form, please refer to the policy.)

To: (Specify name of lawyer or law firm) Leslie Lawyer

| (or we) instruct you to act on my (or our) behalf, on my (or our) mortgage investment
(or investments) of (specify amount) $40,000.00, the details, conditions and disclosures of
which are set out below.

A. DETAILS ABOUT THE INVESTMENT:

1. Name and address of borrower (or borrowers): (specify)
Terry Taylor, 123 Main St., Anytown, ON Z9Y 8X7

2.  Name and address of guarantor (or guarantors) (if any): (specify)
Kerry Taylor, 987 Townline Rd., Anytown, ON Z9Y 6W5

3. Legal description and municipal address of real property: (specify)

Lot 10, Plan 20, Town of Anytown, County of Plenty
123 Main St., Anytown, ON, Z9Y 8X7

4. Type of property: (specify, e.g., residence, vacant land, etc.) Residence

5. (a) Principal amount of mortgage or charge: (specify) $40,000.00
(b) Amount of loan to be advanced by me (orus): (specify) $40,000.00

6. Rank of mortgage or charge is first (or specify other rank) 2nd (after payout and
discharge of existing second mortgage)

7. My (orour) investment of (specify amount) $40,000.00 represents (specify percentage)
100% of the total loan to the borrower (or borrowers).

8. (a) lam (orwe are) satisfied that the approximate value of the property is (specify
amount) $250,000.00

(b) I (orwe) used the following means to determine the approximate value of the
property: (specify) Arm’s length sale of property for $250,000 in February
2010
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10.

11.

12.

13.

14.

(c) Including my (or our) mortgage amount, the percentage of the value of the
property that is mortgaged (or /encumbered) is (specify percentage) 66% (after
payout of existing second mortgage)

(a) The term of loan is (specify term of loan in months, years, etc.) 1 Yeatr.
(b) The due date of loan is (specify date) September 1, 2011.
(c) The loan is amortized over (specify number of years) 15 Years.

The interest rate is (specify interest rate) 5.5% calculated semi annually, not in
advance (or specify how interest rate is calculated).

Particulars of amounts and due dates (monthly, quarterly, etc.) of payments of
principal and interest: (specify) $370.80 on the first day of each month

Particulars and amounts of any bonus or holdback or any other special terms:
(specify) NIA

(a) The mortgage is to be registered in the name (or names) of (specify name or
names).
Kim Kirby

(b) After completion of the mortgage transaction, a collection or administration fee
of (specify amount) N/A per instalment is payable by the investor (orinvestors)
(or borrower) (or borrowers) to (specify recipient of fee) N/A.

(c) If the mortgage is held in trust, the dates on which payments are to be made
by the trustee (if applicable) to me (or us) are: (specify dates) NIA

Particulars of disbursements made for legal, brokerage or other fees or
commissions in connection with the placement of the loan, including the names of
recipients and amounts paid, are: (specify) Legal fees $400.00, Disbursements
$70.00, HST $53.30, payable to Leslie Lawyer

CONDITIONS:

(Instructions: Clauses (a) and (b) below refer to information which each investor
may require from the lawyer. If you require the information referred to in a clause,
initial the clause.)

The information which | (or we) require from you as my (or our) lawyer before you
complete the transaction and make the advance is as follows:

(@) If my (orour)investment will be in a position other than a first mortgage or
charge, details, including amounts, of all existing encumbrances outstanding.
“KK”

(b) If the mortgage or charge is a syndicated mortgage, and a prospectus is
necessary, a copy of the prospectus. We acknowledge and accept that you as
my (or our) lawyer express no opinion as to the necessity for or validity of a
prospectus.
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2. (Instructions: Each investor to complete and initial clause (a) and, if clause (a) is
answered in the affirmative, to complete (if necessary) and initial clause (b) and to
initial clause (c).)

(@) I (orwe) instruct you to obtain a current and independent appraisal of the
subject property and provide it to me (or us) before you complete this mortgage
transaction. (Specify yes or no.) No “KK”

(b) The appraisal is to be paid by me (or us) or (specify name of person who is to pay
for appraisal). N/A

(c) I (orwe) have been advised and accept that you as my (or our) lawyer do not
express an opinion as to the validity of the appraisal. N/A

C. DISCLOSURE:

1. | (orwe) acknowledge being advised by you as my (or our) lawyer that you do not
have any direct or indirect interest in the borrower (or borrowers). (Specify yes or no
and indicate the date on which the lawyer advised you that he or she has no direct or
indirect interest in the borrower or borrowers.) Yes, Aug 8, 2010

(If the lawyer has an interest in the borrower or borrowers, he or she is unable to
act for you on this loan (rules 3.4-28 to 36, Rules of Professional Conduct).)

(Warning:

1. You are cautioned that the responsibility for assessing the financial merits of the
mortgage investment rests with the investor or investors at all times. The lawyer's
responsibility is limited to ensuring the mortgage is legally registered on title in
accordance with the investor's or investors’ instructions. The lawyer is not
permitted to personally guarantee the obligations of the borrower or borrowers nor
the suitability of the property as security for the mortgage investment.

2. Any loss you may suffer on this mortgage investment will not be insured under the
lawyer’s professional liability policy if the lawyer has acted as a mortgage broker or
has helped to arrange it.*)

| (or we) hereby acknowledge receipt of a copy of this form prior to the advance of funds
to or on behalf of the borrower (or borrowers). | (or we) further acknowledge having read
and understood the above warnings.

Investor (or Investors): Kim Kirby
456 Avenue Rd., Anytown, ON Z9Y 4V3

(Specify full name of the investor (or full names of the investors) and specify the investor’s (or
each investor’s) address.)

(Signature of the investor (or of each investor)) Kim Kirby

(Date of signature) August 30, 2010
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*(Pursuant to clause (g) of Part lll of the Professional Liability Insurance Policy for
Lawyers, the policy does not apply “to any CLAIM directly or indirectly arising as a result
of the INSURED acting as a MORTGAGE BROKER or as an intermediary arranging any
financial transaction usual to mortgage lending; or to any CLAIM arising from
circumstances where the INSURED has provided PROFESSIONAL SERVICES in

conjunction with the above.”)
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FORM 9E
REPORT ON THE INVESTMENT

(Note to lawyer: In all private mortgage transactions, whether or not the mortgage was
arranged by you, you must complete this form, or, alternatively, you must complete a
reporting letter which includes responses to all numbered items in this form. If you
complete this form, you must complete every numbered item on this form, with “n/a”
being entered if the numbered item is not applicable. If you complete a reporting letter,
you must respond to all numbered items in this form in your reporting letter. If a
numbered item is not applicable, you must include it in your reporting letter and indicate
that it is not applicable. After completion, an original of this form, or the reporting letter,
must be delivered forthwith to each lender. This form may be entered on a word
processor. For the definition of mortgage broker and other terms found in the clause of
the Lawyers' Professional Indemnity Company Policy found at the bottom of this form,
please refer to the policy.)

To: (Specify name and address of investor.)

A. Details about the investment:

1. Name and address of borrower (or borrowers): (specify)

2.  Name and address of guarantor (or guarantors) (if any): (specify)
3. Legal description and municipal address of real property: (specify)
4. Type of property: (specify, e.g., residence, vacant land, etc.)

5. (a) Principal amount of mortgage or charge: (specify)
(b) Amount of loan advanced by you: (specify)

6. Rank of mortgage or charge is first (or specify other rank).

7. Yourinvestment of (specify amount) represents (specify percentage) of the total of this
loan to the borrower (or borrowers).

8. Date principal advanced: (specify)

9. (a) Theterm of loan is (specify term of loan in months, years, etc.).
(b) The due date of the loan is (specify date).
(c) The loan is amortized over (specify number of years).

10. The interest rate is (specify interest rate) calculated semi annually, not in advance (or
specify how interest rate is calculated).

11. Particulars of amounts and due dates (monthly, quarterly, etc.) of payments of
principal and interest: (specify)
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12.

13.

14.

15.

16.

17.

B.

Particulars and amounts of any bonus or holdback or any other special terms:
(specify)

Details of any existing encumbrances, including rank on title, balances outstanding,
mortgagee name and maturity dates: (specify)

In those instances in which the mortgage or charge is a collateral security, or if the
mortgage or charge is collaterally secured, the details of other security are:
(specify)

(a) Particulars of disbursements made for legal, brokerage or other fees or
commissions in connection with the placement of the loan, including the names
of recipients and amounts paid, are: (specify)

(b) Alternatively, | have advised | cannot confirm what independent commissions
or fees are being charged to the borrower.

Registration number, date of registration and land registry office location: (specify)

Insurance particulars (where relevant): (specify)

CONDITIONS AND DISCLOSURE:

In accordance with your Form 9D [Investment Authority] request for information and
disclosures prior to the advance of your money, | advise that | have previously provided
you with the requested information and disclosures as follows:

1.

Particulars of existing encumbrances outstanding: (Specify yes or no, and if yes,
specify date on which particulars were provided.)

In the case of a syndicated mortgage where a prospectus was required, a copy of
the prospectus: (Specify yes or no, and if yes, specify date on which prospectus was
provided.)

| advised and you acknowledged that | gave no opinion as to the necessity or
validity of a prospectus.

Independent appraisal: (Specify yes or no, and if yes, specify date on which independent
appraisal was provided.)

| advised and you acknowledged that | gave no opinion as to the necessity or
validity of an appraisal.

Any loss you may suffer on this mortgage investment will not be insured under the
lawyers' professional liability policy if the lawyer has acted as a mortgage broker or
has helped to arrange it.*

| advised and you acknowledged having read and understood this warning.
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(Warning: You are cautioned that the responsibility for assessing the financial merits of
the mortgage investment rests with the investor at all times. The lawyer's responsibility
is limited to ensuring the mortgage is legally registered on title in accordance with the
investor's instructions. The lawyer is not permitted to personally guarantee the
obligations of the borrower or borrowers nor the suitability of the property as security for
the mortgage investment.

(Name of lawyer or law firm)

(Address of lawyer or law firm)

(Signature of lawyer)

(Date of signature)

*(Pursuant to clause (g) of Part Il of the Professional Liability Insurance Policy for
Lawyers, the policy does not apply “to any CLAIM directly or indirectly arising as a result
of the INSURED acting as a MORTGAGE BROKER or as an intermediary arranging any
financial transaction usual to mortgage lending; or to any CLAIM arising from

circumstances where the INSURED has provided PROFESSIONAL SERVICES in
conjunction with the above”.)
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[SAMPLE]

FORM 9E
REPORT ON THE INVESTMENT

(Note to lawyer: In all private mortgage transactions, whether or not the mortgage was
arranged by you, you must complete this form, or, alternatively, you must complete a
reporting letter which includes responses to all numbered items in this form. If you
complete this form, you must complete every numbered item on this form, with “n/a”
being entered if the numbered item is not applicable. If you complete a reporting letter,
you must respond to all numbered items in this form in your reporting letter. If a
numbered item is not applicable, you must include it in your reporting letter and indicate
that it is not applicable. After completion, an original of this form, or the reporting letter,
must be delivered forthwith to each lender. This form may be entered on a word
processor. For the definition of mortgage broker and other terms found in the clause of
the Lawyers' Professional Indemnity Company Policy found at the bottom of this form,
please refer to the policy.)

To: (Specify name and address of investor.)
Kim Kirby

456 Avenue Rd., Anytown, ON Z9Y 4V3
A. DETAILS ABOUT THE INVESTMENT:

1. Name and address of borrower (or borrowers): (specify)
Terry Taylor, 123 Main St., Anytown, ON Z9Y 8X7

2.  Name and address of guarantor (or guarantors) (if any): (specify)
Kerry Taylor, 987 Townline Rd., Anytown, ON Z9Y 6W5

3. Legal description and municipal address of real property: (specify)

Lot 10, Plan 20, Town of Anytown, County of Plenty
123 Main St., Anytown, ON, Z9Y 8X7

4. Type of property: (specify, e.g., residence, vacant land, etc.) Residence

5. (a) Principal amount of mortgage or charge: (specify) $40,000.00
(b) Amount of loan advanced by you: (specify) $40,000.00

6. Rank of mortgage or charge is first (or specify other rank). 2nd (after payout and
discharge of existing second mortgage)

7. Your investment of (specify amount) $40,000.00 represents (specify percentage) of the
total of this loan to the borrower (or borrowers). 100%

8. Date principal advanced: (specify) September 1, 2010
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9. (a) Theterm of loan is (specify term of loan in months, years, etc.). 1 Year
(b) The due date of the loan is (specify date). September 1, 2011
(c) The loan is amortized over (specify number of years). 15 Years

10. The interest rate is (specify interest rate) calculated semi annually, not in advance (or
specify how interest rate is calculated). 5.5%

11. Particulars of amounts and due dates (monthly, quarterly, etc.) of payments of
principal and interest: (specify) $370.80 on the first day of each month.

12. Particulars and amounts of any bonus or holdback or any other special terms:
(specify) NIA

13. Details of any existing encumbrances, including rank on title, balances outstanding,
mortgagee name and maturity dates: (specify) Existing first mortgage, balance
of $121,945.74 at August 1, 2010, payable to Ontario Bank, Maturing February
1, 2011. Existing second mortgage to be paid out from mortgage advance,
balance owing at September 1, 2010 is $33,742.83.

14. In those instances in which the mortgage or charge is a collateral security, or if the
mortgage or charge is collaterally secured, the details of other security are:
(specify) NIA

15. (a) Particulars of disbursements made for legal, brokerage or other fees or
commissions in connection with the placement of the loan, including the names
of recipients and amounts paid, are: (specify) Legal fees $400.00,
disbursements $70.00, HST $53.30, payable to Leslie Lawyer.

(b) Alternatively, | have advised | cannot confirm what independent commissions
or fees are being charged to the borrower. N/A
16. Registration number, date of registration and land registry office location: (specify)
Registration No. 987321, September 1, 2010, LRO for County of Plenty,
Anytown

17. Insurance particulars (where relevant). (specify) Ontario Insurance Company,
Homeowners Policy No. 789123

B. CONDITIONS AND DISCLOSURE:
In accordance with your Form 9D [Investment Authority] request for information and
disclosures prior to the advance of your money, | advise that | have previously provided

you with the requested information and disclosures as follows:

1. Particulars of existing encumbrances outstanding: (Specify yes or no, and if yes,
specify date on which particulars were provided.) Yes, August 9, 2010
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2. Inthe case of a syndicated mortgage where a prospectus was required, a copy of
the prospectus: (Specify yes or no, and if yes, specify date on which prospectus was
provided.) No, N/A

| advised and you acknowledged that | gave no opinion as to the necessity or
validity of a prospectus.

3. Independent appraisal: (Specify yes or no, and if yes, specify date on which independent
appraisal was provided.) No, N/A

| advised and you acknowledged that | gave no opinion as to the necessity or
validity of an appraisal.

4.  Any loss you may suffer on this mortgage investment will not be insured under the
lawyers' professional liability policy if the lawyer has acted as a mortgage broker or
has helped to arrange it.*

| advised and you acknowledged having read and understood this warning.

(Warning: You are cautioned that the responsibility for assessing the financial merits of
the mortgage investment rests with the investor at all times. The lawyer's responsibility
is limited to ensuring the mortgage is legally registered on title in accordance with the
investor's instructions. The lawyer is not permitted to personally guarantee the
obligations of the borrower or borrowers nor the suitability of the property as security for
the mortgage investment.)

(Name of lawyer or law firm) Leslie Lawyer

(Address of lawyer or law firm) 10 Downtown St.
Anytown, ON Z9Y 2T1

(Signature of lawyer) Leslie Lawyer

(Date of signature) September 3, 2010

*(Pursuant to clause (g) of Part Il of the Professional Liability Insurance Policy for
Lawyers, the policy does not apply “to any CLAIM directly or indirectly arising as a result
of the INSURED acting as a MORTGAGE BROKER or as an intermediary arranging any
financial transaction usual to mortgage lending; or to any CLAIM arising from
circumstances where the INSURED has provided PROFESSIONAL SERVICES in
conjunction with the above”.)

76
103



Sample Letter of Direction

To: The Manager

Name of Bank:
(Name of chartered bank, provincial savings office, registered trust company, credit union or
caisse populaire)

Branch:

Address:

Re: Account No.
Direction to Pay Interest to The Law Foundation of Ontario

The above account is O in my name
O in the name of the firm with which | am associated

In accordance with Section 57 of the Law Society Act, | direct you, until further notice, to
compute the amount earned by applying to the balance in the above account the rate of
interest approved from time to time by the Trustees of The Law Foundation of Ontario. Please
pay into an account held in your main office in Ontario in the name of The Law Foundation of
Ontario amounts so calculated and give written notice to me at the address shown on the above
account and to The Law Foundation of Ontario, 20 Queen Street West, Suite 3002, Box No. 19,
Toronto, Ontario, M5H 3R3, when each such payment is made. This notice should show, as
applicable as per the terms of the interest agreement between The Law Foundation of Ontario
and your financial institution, the amount of the payment, the amounts of the daily/monthly
balances, and the rates of interest used in computing the payment.

Dated: the day of ) , 20

(Signed)

Licensee Name:
Firm Name:
Address:

cc: The Law Foundation of Ontario
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Barreau
The Law Soctery of | du Haur-Canads
Upper Canads

Osgooda Hail
130 Queen Streat West

Report on Opening or Closing a Trust Account LB
(Subsection 4(1)5 of By-Law 8) fe e

Email: hylawathmin@lsus.once

By-Law Admistration Services
Client Senvica Centrs

Alticensee must immediately report to the Law Sooiety any change of information with respect to a trust acoount
{now or existing) into which the licensee pays or paid money received in trust for a client,

Name of financial institution where account
was opened or closed:

Branch address of financial institution:

Transit number:

Account number;

Account type: D D
Mixed trust Trust

Name of account holder;

Date account was opened or closed:

Open Closed

Signature Date

Name Law Soclety Number

Notes:
1. You must direct your financial Institution to pay fo The Law Foundation of Ontario, in accordance with
subsection 57(1) of the Law Society Act, interest on all mixed trust accounts. A mixed trust account is a
trust account holding, or intended to hold, trust funds for more than one client.
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PAYMENT OF REGISTRATION FEES AND LAND TRANSFER TAX
Background

The Teraview Electronic Registration Systems Agreement (“the Teraview agreement”)
requires an account holder to designate an account from which Teranet is authorized to
withdraw registration fees and land transfer tax which are incurred when the account
holder uses Teraview to submit documents for registration. The Teraview agreement
refers to this account as “the electronic registration bank account” or “ERBA”.

The Teraview agreement provides that the submission of instructions for registration of
documents on-line in electronic format is deemed to be an authorization to Teranet to
debit predetermined sums representing registration fees and land transfer tax from the
electronic registration bank account.

With the roll-out of the Teraview Electronic Registration System (“Teraview”), the Law
Society had to consider payment methods which adhered to our regulatory and statutory
scheme for the payment of land transfer tax and registration fees.

Designation of a trust account as the Electronic Registration Bank Account

The Law Society By-laws have always permitted the payment of registration fees and
land transfer tax from a lawyer's general account. With the roll-out of e-reg., the Law
Society was asked to consider how these payments could be made from a lawyer’s trust
account.

Designation of Mixed Trust Account

The designation of the lawyer’s existing mixed trust account as the electronic registration
bank account was determined not to be a viable alternative for two reasons:

(1) The Law Society By-laws (except in exceptional circumstances) do not permit non-
lawyers to transact trust funds. In electronic registration, non-lawyers would be
registering documents and thereby would be transacting trust funds; and

(2) The Law Society By-laws prohibit a third party from having unilateral access to a
lawyer’s trust account. In electronic registration, Teranet would have the
authorization to debit the electronic registration bank account.

The Law Society was faced with the task of determining a method that would both
preserve a comparable degree of protection and integrity over client funds in the trust
account and provide flexibility for lawyers.

In 1999, Convocation approved amendments to the By-Laws to permit the use of a
special trust account for the payment of registration fees and land transfer taxes.

Special Trust Account
What is a special trust account?

The special trust account acts as a clearing account. From a banking perspective, this
account resembles the mixed trust account commonly operated by lawyers. All the
requirements and restrictions applicable to lawyers’ trust accounts apply to this account.

This account, however, has some special features. These features are contained in
sections 15 and 16 of By-Law 9.
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Requirements and Restrictions of the Special Trust Account

The following are some of the requirements and restrictions of the special trust account:

Deposit of Monies

(1)

()

(3)

A lawyer shall only deposit into the special trust account money received in trust for
a client for the purposes of paying the document registration fees and land transfer
tax - section 16 (1)(b)(i) of By-Law 9;

A lawyer shall only deposit into the special trust account exact sums of money
required to pay the document registration fees and land transfer tax related to the
client’s real estate transaction - section 16 (3), By-Law 9;

The money deposited into the special trust account must relate to a particular
client(s) and his, her or their real estate transaction - section 16 (1)(b)(i), By-Law 9;

Length of Time that Monies may Remain on Deposit

(1)

(2)

Money that is deposited into the special trust account shall not be kept in the
account for more than five days - section 16 (4), By-Law 9;

If the money is not properly withdrawn from the account by Teranet within five days
after the day on which it is paid into the account, the lawyer shall transfer the
money from that account into another trust account that is not a special trust
account (e.g., mixed trust account) - section 16 (4), By-Law 9;

Errors relating to Deposits

(1)

If more money than required to pay the document registration fees and land
transfer tax, through inadvertence , is paid into the special trust account, the lawyer
shall transfer the excess money from the special trust account into another trust
account that is not a special trust account- section 16 (3), By-Law 9;

Authorization of Withdrawal by Teranet - Form 9B

(1)

A lawyer prior to authorizing Teranet to withdraw the document registration fees
and land transfer tax from the special trust account, must prepare and sign an
authorization form as evidence that the lawyer has authorized the transfer of funds.
The authorization form must be in Form 9B - sections 15 (5) and (6), By-Law 9;

Confirmation from Teranet

(1)

A lawyer shall not authorize Teranet to withdraw document registration fees and
land transfer tax from the special trust account unless Teranet agrees to provide
the lawyer with a confirmation of the withdrawal. The confirmation must be
received by the lawyer not later than 5 p.m. on the day immediately after the day
on which the withdrawal is authorized by the lawyer - sections 15 (2) and (3), By-
Law 9 .

The confirmation shall contain the amount of money withdrawn from the special
trust account, the time and date that the authorization to withdraw is received by
Teranet and the time and date that the confirmation is sent to the lawyer - section
15 (4), By-Law 9.
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Comparison of Authorization and Confirmation

(1) The lawyer must reconcile the information contained in the written authorization
(Form 9B) to that contained in the confirmation no later than 5 p.m. on the day
immediately after the day on which the confirmation is sent to the lawyer by:

producing a paper copy of the confirmation;

. comparing the paper copy of the confirmation and the written authorization relating
to the withdrawal (Form 9B) to verify that money was withdrawn from the special
trust account by Teranet as authorized by the lawyer;

. indicating on the paper copy of the confirmation the name of the client and the file
number if the paper copy does not contain this information; and

. signing and dating the paper copy of the confirmation if the amounts reconcile. If
the amounts do not reconcile, Teranet must be contacted immediately and the
error must be corrected - section 15 (7), By-Law 9.

Payment of Reqistration Fees and Land Transfer Tax from the Special Trust Account

Registration fees and land transfer tax may be paid from the special trust account as
follows:

(1) Receipt of Funds From Client

When a lawyer receives one cheque payable to the lawyer or law firm in trust from the
client which comprises closing funds and money required for the payment of registration
fees and land transfer tax, the cheque must be deposited into the lawyer mixed trust
account. The lawyer then prepares a trust cheque drawn on his or her mixed trust
account in the amount of the registration fees and land transfer tax and deposits this
cheque into his or her special trust account.

If the lawyer receives a separate cheque in the amount of the registration fees and land
transfer tax from the client, then the lawyer may deposit this cheque directly into the
special trust account.

Monies deposited into the special trust account, however, may not be kept in this
account for more than five days. If money is received more than five days prior to
closing, the money must be deposited into the lawyer’s mixed trust account and then
transferred into the special trust account when required.

(2) Completion of Form 9B and Registration

The lawyer completes and signs Form 9B and submits instructions to Teranet for
registration.

(3) Comparison of Form 9B to Confirmation

The lawyer prints the confirmation of registration and ensures that the amounts
contained in Form 9B match those contained in the confirmation. The time requirement,
contained in By-Law 9, for completion of this step must be complied with.

(4) Report to Client

The lawyer reports to the client and provides the client with a bill and full explanation of
the transaction of trust funds.

81
108



(Please refer to Appendix 1 - Diagram - Option 1 - Payment From New Mixed Trust
Account)

General Account

Land transfer tax and registration fees may also be paid from a lawyer’s general
account. A lawyer may use either his or her existing general account or may set up a
separate general account for this purpose. These expenses are treated like any other
general client disbursements. Where a lawyer has sufficient monies in his or her trust
account to the credit of the client in a particular matter and where the lawyer has
properly incurred an expense on behalf of that client, the lawyer may reimburse himself
or herself by withdrawing from his or her mixed trust account the amount of the expense
incurred and by depositing it into his or her general account.

Procedure when paying reqistration fees and land transfer tax from the general account

Registration fees and land transfer tax may be paid from the general account as follows:
(1) Receipt of Funds from Client

A lawyer receives the client’s money and deposits the money into the lawyer’s mixed
trust account.

(2) Registration

The lawyer submits instructions to Teranet to electronically register the documents and
by so doing authorizes Teranet to debit the general account.

(3) Transfer from the Mixed Trust Account to the General Account

A trust cheque is prepared to the law firm in the amount of the land transfer tax and
registration fees and is deposited into the lawyer’s general account. Please note that this
transfer from the mixed trust account to the general account can only be done after
Teranet has been authorized to withdraw funds from the general account.

(4) Report to the Client

The lawyer provides the client with a report and an account. Although it would be
preferable for the lawyer to send the client a disbursement account prior to reimbursing
himself or herself for the expense incurred on behalf of the client, it is not a requirement.
Please note, it is permissible to prepare and deposit a single cheque payable to the
lawyer or law firm for disbursements incurred by the lawyer relating to multiple
transactions and multiple clients provided that the amount of the disbursement relating to
each individual client is properly posted to that client ledger.

(Please refer to Appendix 1 - Diagram - Option 2 - Payment From Lawyer’s General
Account)

Which Option To Select - Trust Account or General Account

Both methods of payment are acceptable to the Law Society. A lawyer should select the
method that best suits his or her practice. A lawyer may wish to consider the following in
making a decision:

1. The firm’s existing accounting procedures and systems;
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The size of the firm (number of lawyers);
Whether the lawyer will be using support staff ;
The manner in which the lawyer conducts his or her practice;

The type of real estate practice that the lawyer operates - volume, types of
transactions handled by the lawyer’s office.

How easy will it be to do the banking - the distance and hours of operation of the
bank.
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INTERNAL NTROL SELF-ASSESSMENT IDE

Internal Controls are processes you put in place to help you run your practice more
efficiently by reducing the risk of errors and fraud.

This guide is designed primarily for sole practitioners and lawyers in small law firms who
may not have the resources to implement a formal control structure. However, many of
these suggestions can be used in any size law firm. Even with limited resources, you
can reduce the risks by:

= knowing how your law firm’s accounting system works

= being familiar with the Law Society’s record keeping requirements in By-Law 9

= knowing how to set up and maintain proper books and records

= Dbeing aware of the Law Society’s money handling requirements in By-Law 9

= being actively involved in the financial activities of your firm

= supervising the accounting and finance functions of your firm
You can easily implement many of the following recommendations in your firm. Please
note that while many of these recommendations are offered as suggestions, some are
Law Society requirements and must be implemented. You should be familiar with the
Law Society’s By-Laws and the Rules of Professional Conductto ensure your firm’s
record keeping and money handling procedures are in compliance with them. You can

view the Law Society’s By-Laws and the Rules of Professional Conduct at
www.lsuc.on.ca.

TRUST RECORDS

Goal:

To ensure clients’ money is promptly and accurately recorded in your firm’s financial
records in accordance with By-Law 9.

Risks:

= you are unable to meet your client trust obligations
= trust transactions are allocated to the incorrect client trust ledger account
= transaction errors go undetected.

Recommendations:

1. Are your trust receipts and disbursements always up to date?

2. Do you ensure that the trust comparison, which compares the reconciliation of the
trust bank account and the client trust listing, is prepared within 25 days of each
month end?

3. Do you review the trust comparison, trust bank account statements, reconciliations
and the client trust listing each month?
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10.

11.

12.

When you review the monthly trust comparisons do you ensure that:
» The reconciliations have been prepared by the 25" of the following month?

= Reconciling items are listed individually and each one is clearly explained and
can be traced to the bank statement?

= The deposit book confirms any outstanding deposits listed on the trust bank
reconciliation were deposited the next banking day?

= Reconciling items, except outstanding cheques, are cleared promptly and do not
recur the next month?

= Uncashed cheques that are outstanding for more than two months are followed
up?

= Stop payments are requested on stale dated cheques over six months old, the
cheques are reversed, the client trust liability reinstated in the clients’ trust
ledger, and the cheque reissued if appropriate?

= The balance held in trust for each client on the client trust listing is correct?
= There are no overdrawn client trust ledger accounts?

= Funds in trust for completed matters have been billed to the proper clients, and
the funds either transferred to your general account or returned to the client as
appropriate?

* You have followed up on all client trust ledger account balances that have had
no activity in the past twelve months?

= All funds in the trust account are allocated to a client and that there are no
miscellaneous or suspense accounts or accounts in your name or the firm’s
name?

Do you periodically check the clients’ trust ledger looking for unusual or incorrect
items?

Do you ensure that you have adequate documentation, for example, the client’s
written instructions, to support the transfer of trust funds from one client's trust
ledger account to another client’s trust ledger account?

Are all transfers of funds between client trust ledger accounts recorded in a trust
transfer journal as required by section 18(4) of By-Law 97

Does your trust bank statement clearly indicate that it is a trust account?

Have you given a written direction to your financial institution to pay all interest on
your mixed trust account directly to The Law Foundation of Ontario as required by
section 57.1 of the Law Society Act?

Have you advised your financial institution in writing to deduct any service charges
for your mixed trust account from your general account?

Have you sent a completed Form 2: Report on Opening a Mixed Trust Account to
The Law Foundation of Ontario within 30 days of opening each mixed trust
account?

Have you sent a completed Form 3: Report on Closing a Mixed Trust Account to
The Law Foundation of Ontario within 30 days of closing each mixed trust account?
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13. If you make automatic banking machine (ABM) deposits, do you always print out
the ABM deposit receipts, attach them to your deposit book, and record the details
of the deposit (i.e. source of funds, client reference and amount) in your deposit
book?

14. Are credit card and debit card receipts from clients paying retainers for future fees
and disbursements always deposited directly to your trust account and the details
recorded in your trust deposit book?

15. Are credit card and debit card receipts from clients paying your invoices always
deposited directly to your general account and the details recorded in your general
deposit book?

SEGREGATION OF DUTIES AND HANDLING OF MONEY

Goal:
To ensure cash and cheque receipts are properly controlled and safeguarded.

Risks:

= funds received are lost
= funds received are not recorded
= funds received are stolen

Recommendations:

1. Do you ensure that the individual who opens and reviews your firm’s mail, stamps
each cheque with a restrictive endorsements such as “deposit only” to reduce the
likelihood of fraud?

2.  If opening mail and depositing funds is assigned to staff in your firm, do you ensure
that one person opens the mail and a separate person deposits funds?

3. If a staff member deposits the cash and cheques, does another person enter the
receipts in the accounting records?

4. Do you ensure cash and cheque receipts are deposited by the end of the next
banking day and if they are not deposited immediately that they are locked in a safe
location?

5. Do you review the stamped deposit slips to ensure each cheque is listed by source,
client reference and amount?

6. Do you issue pre-numbered receipts to clients with a copy to accounting staff for all
cash and cheques received to:
= provide clients with proof of payment?
= ensure funds are posted to the correct client's account?
= reduce the risk of theft?
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Does a person, other than the person who issues receipts for cash or cheques,
verify the numerical sequence of receipts to ensure that all funds receipted are also
recorded in the accounting records and deposited in the bank?

If you are a partner in a law firm, do you have management controls in place to
monitor the handling of money to:

= scrutinize your firm’s trust and general bank account statements and returned
cheques for any unusual transactions?

= assess the reasonableness of the trust bank account balance(s)?

= review the monthly trust account reconciliation and list of outstanding items and
follow up on items over two months old and any stale-dated cheques over six
months old?

= review the client trust listing for overdrawn and inactive accounts and any
accounts not in the name of a client?

Petty Cash:

9.

10.

11.

12.

13.

If your firm uses petty cash, have you established a reasonable dollar amount for
your firm as petty cash?

Do you require pre-numbered written requests supported by original receipts for
petty cash?

Does the sum of petty cash on hand, plus the amounts in the written
requests/receipts, always total your firm’s established petty cash amount?

Do you ensure the petty cash account is reconciled monthly to the requests and
receipts for petty cash by a person independent of the person who handles the
petty cash?

Does your firm have a policy setting out what types of expenditures are acceptable
for petty cash disbursements?

DISBURSEMENTS

Goal:

To ensure that all withdrawals of money from the trust and general bank accounts are for
goods and services properly billed and authorized and that trust money is properly
disbursed in accordance with By-Law 9.

Risks:

= money could be erroneously or fraudulently withdrawn from bank accounts
= funds could be withdrawn from the incorrect client trust ledger account

= trust accounts could be overdrawn

= payments could be made twice

Recommendations:

A)

Cheque Preparation Policies
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10.

C)

Are original copies of invoices stamped "paid" to prevent invoices being paid more
than once?

Are only original invoices, and not photocopies, required as backup for cheques?

Are your trust account cheques clearly marked “trust” and your general account
cheques marked “general’?

Are your trust cheques and general cheques different colours to avoid confusion?

Cheque Signing Policies
Do you review the validity and reasonableness of cheques before signing them?

Do you check that there are adequate trust funds available for the related client
before signing cheques?

Do you review the supporting documentation prior to signing cheques to ensure the
service was provided and billed, or the disbursement is proper?

Do cheques issued on behalf of clients include a client reference to ensure the
disbursement is allocated to the proper client in your disbursement journal and
client ledger?

Do cheques made payable to financial institutions include details of the transaction,
for example, a mortgage number?

Do cheque stubs have sufficient detail to provide a trail to supporting
documentation?

Are trust cheques always signed by at least one licensee of the Law Society who is
permitted to hold trust funds?

Do you have a practice to never sign blank cheques?

If you are in a partnership, do cheques above a certain dollar limit require more
than one partner’s signature?

If you are a sole practitioner, have you made arrangements with another licensee of
the Law Society who is entitled to hold trust funds, to sign cheques on your trust
account if you are unable to do so?

Internet Banking and Automated Banking Machines (ABM)

If you use Internet banking to transfer trust funds, do you ensure your firm is
following the procedure set out in section 12 of By-Law 97

Do you prepare a proper audit trail for electronic transfers, for example:

= does each electronic transfer start with a properly numbered, completed, and
signed Form 9A - Electronic Transfer Requisition?

= does each electronic Teranet withdrawal from a special trust account for
registration fees and Land Transfer tax, start with a properly numbered,
completed, and signed Form 9B - Authorization for Withdrawal by Teranet?
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= do you print the bank confirmation for each electronic transfer and Teranet
withdrawal, compare it to the requisition details for accuracy, then sign and date
the confirmation?

Do you keep all electronic transfer requisitions (Form 9A), Teranet withdrawal
requisitions (Form 9B), and bank confirmations in numerical sequence with your
accounting records?

Note: By-Law 9 and Forms 9A and 9B can be viewed on the Law Society website at:
www.lsuc.on.ca

4. If your financial institution offers automatic banking machine (ABM) access, have
you carefully read the ABM agreement and made sure you understand, and are
willing to accept, the risks and liabilities involved before signing the agreement?

5. Have you confirmed that the ABM agreement for your trust account does not allow
any funds to be withdrawn unilaterally by your financial institution?

6. Do you ensure that trust funds are never transferred or disbursed from an ABM?

7. Isthe ABM access card for your trust account encoded for deposits only?

8. Do you keep your passwords to access and authorize ABM and Internet
transactions confidential?

D) Cash Refunds

1. Do you prepare a proper audit trail when making cash refunds (such as when

required by section 6(e) of By-Law 9), for example:

e Always obtaining a detailed receipt from the payee?

o |f using a withdrawal slip, requesting a duplicate copy of the withdrawal slip for
your records?

e If issuing a cheque payable to yourself or your firm, noting the client file number
and that it is a cash withdrawal?

2. Do you obtain written instructions from the client on the method of refunding

BILLINGS

Goal:

To ensure that billings to clients for services rendered, are prepared promptly and
accurately, and are properly recorded in your books and records

Risks:
= legal services not billed
= invoice delivered to client but legal services not provided
= errors in invoices to clients
= revenue recorded in incorrect period
[ |

invoice to client posted to incorrect client ledger account
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Recommendations:

1.

Do you discuss the fees for legal services and the expected disbursements with
your client at the start of a matter?

Do you confirm all fee arrangements in writing for all services in easy to understand
language?

Do you bill work-in-progress within a specified time frame and according to your
agreement with the client?

Do you review the appropriateness and accuracy of invoices to clients?

Do you bill disbursements on a regular basis to maintain cashflow and prevent
allocation of personal disbursements to client ledger accounts?

Do you check the original documents for accuracy before authorizing a request to
transfer a disbursement from one client ledger account to another client ledger
account?

Do you ensure invoices for legal fees are mailed or delivered to clients before
transferring the fee amount from your trust bank account to your general bank
account?

Are invoices to clients promptly recorded in your books and records as to date,
client and amount?

Do you review the accounts receivable monthly to identify any credit balances
which may indicate that invoices to clients have not been prepared, mailed to the
client and entered in the client’s ledger account?

PROTECTION OF CLIENT ASSETS
Goal:

To protect physical assets, important documents and financial records from loss.

Risks:

= misappropriation of clients’ assets.
= inability to fulfill your financial obligations

Recommendations:

1.

Do you maintain an up to date inventory of valuable items and negotiable
documents held on behalf of clients in a Valuable Property Record as required by
section 18(9) of By-Law 97

Do you periodically check the physical existence of the valuable items, to ensure
items have not been lost, stolen, taken for personal use or used as collateral?

Do you keep all unissued cheques locked up and ensure they are all accounted
for?
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4. Are all issued cheques numerically accounted for in your trust and general
disbursement journals and do you follow up on any missing cheques?

5. Do you print hard copies of your trust and general bank journals on a regular
basis, at least monthly, and store them in a secure, fire proof location so that you
can reconstruct your records in the event your computer crashes or your data is
corrupted?

6. Do you print a hard copy of the client trust ledger account and review it for
accuracy whenever you bill the client?

PERSONNEL POLICIES
Goal:

To ensure you and your staff conduct yourselves in a professional manner and identify
and address conflict of interest situations.

Risks:

» inappropriate activities or conduct by lawyers or staff

= errors and Omissions and/or Compensation Fund claims
= fraudulent transactions are not identified or prevented

= decline in revenue

Recommendations:

1. Do you have an adequate conflicts checking system, and does everyone in your
firm know how to use it?

2. Do you conduct thorough reference checks before hiring lawyers and staff?

3. Do you ensure all staff are aware of, and respect, the requirements for client
confidentiality?

4.  Does your firm require lawyers to disclose when they are acting as an executor or
estate trustee, or are exercising a power of attorney on matters that are not
reflected in the firm’s books and records?

5. Do you ensure that any files of lawyers who act as executors of estates or in which
the lawyer exercises a power of attorney is subject to the same scrutiny as "firm"
files and that proper accounting records are being kept?

6. Does your firm conduct periodic reviews of lawyer and staff work to identify:
= a lawyer or staff member who is consistently too busy to take holidays?

= a lawyer or staff member who appears to be living beyond his or her means,
including any sudden significant increase in advances of entertainment
expenditures, or large increases in unbilled disbursements?

= alawyer whose production has fallen off for no apparent reason, or a lawyer
who appears withdrawn or nervous?

= a lawyer or staff member who often makes last minute requests for funds?
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SMALL BUSINESS COMPUTER CONTROLS

Goal:

To ensure financial data is protected and to ensure you will be able to continue to
practice in the event of a disruption.

Risks:

= misappropriation of funds

= unauthorized access to your financial records

= |oss of data

= loss of clients and income during the recovery of operations after a disaster

Recommendations:

1. Do you deal with a reputable software dealer to ensure that updates, service and
support are available?

2. Do you have appropriate licenses for all the software on your firm’s computers?

w

Do you back up your computer data daily so that when your hard drive crashes you
will lose only one day’s data?

Do you have surge protectors for all your computers and modems?
Do you know how to operate your computer and accounting systems?

Do at least two people know how to operate your firm’s systems?

N o o &

Has your firm implemented segregation of duties in using the various functions in
your computer system?

8.  Are your computer systems password protected?
9. Do you safeguard your system’s passwords to ensure client confidentiality?
10. Do you change passwords periodically?

11. Do you have adequate firewalls to prevent unauthorized access to your computer
through the Internet?

12. Does everyone in your office scan for viruses prior to installing or using software or
copying any file to the hard drives on your office computers?

13. Do you restrict access to your clients’ and your firm’s accounting information to
authorized personnel?

14. Do you have adequate insurance, including business interruption insurance and
insurance on records in storage?
15. Do you have a business recovery plan and procedures in place to ensure that:
= your hardware and software are safeguarded from loss or damage?
= electronic files are regularly backed-up and kept off-site?
= important financial documents and files are copied and stored off-site?
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16. Do you periodically test your business recovery plan to ensure it is effective?

And a final word of advice...

A system of internal controls will work only if it is understood, accepted and implemented
by everyone in your firm. We suggest you use this guide as a basis for discussion with
your partners, employed lawyers, staff, and accountants to set up appropriate internal
controls that will work for your practice.
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E OF CREDIT CARDS IN THE LEGAL PRACTICE

Licensees may enter into agreements with financial institutions that offer credit card

services subject to certain conditions.

The definition of “money” in By-Law 9 includes “credit card sales slips” and provides that
credit card sales slips like other money received into trust, must be deposited to the

licensee’s trust account not later than the following banking day.

CONDITIONS
Accounts from which Discounts and Services Charges are to be Deducted

Any credit card agreement that licensees enter into must provide that all service
charges, discounts and other fees payable by the licensee to the financial institution are
to be deducted from the licensee’s general account and that no such charges are to be
deducted from the trust account. Licensees should note that most financial institutions
offering credit card services require the opening of accounts at one of their branches. If a
trust account is opened with a financial institution to facilitate the use of a particular
credit card, the financial institution must be directed to pay interest on the funds held in

trust to The Law Foundation of Ontario.

CONFIDENTIALITY

The sales slip may show the name of the lawyer or firm and its address, the necessary
code numbers and date. The nature of the legal services provided must not be
indicated, but only the words “legal services” plus a file number and a dollar amount.
Details of the services are to be provided to the client in the usual way.

AMOUNT MusT BE SHOWN
Licensee must not accept a charge card sales slip unless the amount of the charge has
been inserted at the time the client signs the sales slip.

PAYMENT OF RETAINERS

The words “trust account” must appear on the original credit card sales slip and the
credit card sales slip must be presented for deposit in the appropriate trust account in
accordance with By-Law 9. Normal accounting procedures are then to be followed in
transferring the funds from trust to general. Any refund is to be made by credit card

voucher. All service charges are to be deducted from the general account and the client
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must receive full credit for the face amount of the credit card invoice. The credit card
company’s discount or fee is a cost of carrying on practice and is not to be

charged to the client.

The procedures of some credit card companies place licensees in conflict with
provisions in By-Law 9. Some credit card companies require merchants (including
lawyers) to designate only one account into which credit card payments are to be
deposited. Additionally, the discount charged by the company is automatically debited

from this account.

This process will not permit licensees to receive by credit card both retainers and
payments for billed fees and/or disbursements. Subsection 2(1) of By-Law 9 requires
licensees to deposit funds received in trust (e.g. retainers) into an account designated as
a trust account. Meanwhile, subsection 8(2) of By-Law 9 prohibits the deposit into trust,
funds that are “received by the licensee on account of fees for which a billing has been

delivered...” Consequently the use of one account for both purposes is not permissible.

Additionally, as with bank charges, the discount must be withdrawn from the licensee’s
general account.

Licensees are urged to canvass this issue with credit card companies that they are using
or contemplating using. If the company imposes the above restrictions, licensees can
only designate their general account and thus may only receive payments for billed fees

and/or disbursements.

TELEPHONE AUTHORIZATIONS

We are asked from time to time whether it is acceptable to take a client’s card number
over the telephone and process payment of the account that way. It could be acceptable
provided the lawyer has rendered the account before doing this. It is always preferable
to have the best possible paper trail in any financial dealings, and the signature of the
client on the sales slip is obviously the best proof one could have of the client’s

agreement to use this service.

The issue also arises as to whether it would be acceptable to renew a retainer in this
way. It is suggested that the firm would not wish to put itself at risk of having the client
deny that permission was given for this type of transaction and that if it is contemplated

that retainers would be renewed by telephone permission, this arrangement should be
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clearly set out in the written retainer. In fact we would suggest having the client
specifically initial the paragraph of the retainer that would permit this arrangement.
Reference should then be made to the paragraph headed “Payment of Retainers” set
out above, and the procedure therein followed. It is emphasized that the “paper trail” is
for the protection of the lawyer as much as for the protection of the client, and licensees
are urged to take care in their use of credit cards so that misunderstandings do not arise

between the firm and the client.
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PRIVATE MORTGAGES — RECORD KEEPING

What is a “private” mortgage?

A “private” mortgage is any mortgage not excepted by section 24(2) of By-Law 9. These
are funds, which are advanced usually from an individual, a corporate client or group of
clients, rather than funds advanced by a financial institution.

The following questions can help you determine if the transaction is classified as a
“private” mortgage:

¢ Do you act for private lenders?
e Do you receive money from private lenders?

¢ Do you act on mortgages arranged through mortgage brokers or other third
parties?

¢ Do you act for lenders on mortgages where the lender is not a financial
institution?

NOTE: Mortgage loans through RRSPs are not loans provided by a financial institution;
the lender is the plan holder.

| am confused as to what is considered to be acting for clients on a private
mortgage transaction and what is arranging a mortgage transaction?

Acting is the preparation and registration of documents pursuant to client instructions,
certifying title, reporting, charging a legal fee, etc. Arranging (not necessarily a business)
is being involved in the negotiations between the lender and borrower. A brokerage or
arranging fee may be charged. Merely giving the name, address and telephone number
of a lender to a borrower by itself does not constitute arranging a mortgage.

When are Forms 9D and 9E required?

The Forms are required whenever a lawyer "acts for or receives money from a lender"
(section 24(1) of By-Law 9). A lender is defined in section 1(1) of By-Law 9 as "a person
who is making a loan that is secured or to be secured by a charge, including a charge to
be held in trust directly or indirectly through a related person or corporation.”

However, section 24(2) sets out the transactions in which the Forms are not required.
The exceptions are, where:

a) the lender,

i. is abank listed in Schedule | or Il to the Bank Act (Canada), a licensed
insurer, a registered loan or trust corporation, a subsidiary of any of them, a
pension fund, or any other entity that lends money in the ordinary course of
its business;

ii. has entered a loan agreement with the borrower and has signed a written
commitment setting out the terms of the prospective charge, and,
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iii. has given the licensee a copy of the written commitment before the advance
of money to or on behalf of the borrower;

(Note: all three conditions must apply)

b) the lender and borrower are not at arm's length; [Note: "arm's length" is defined
in sec.1(1) of By-Law 9 as having the same meaning as in the Income Tax Act
(Canada)]

c) the borrower is an employee of the lender or of a corporate entity related to the
lender;

d) the lender has executed the Investor/Lender Disclosure Statement For Brokered
Transactions approved by the Superintendent under subsection 54 (1) of the
Mortgage Brokerages, Lenders and Administrators Act, 2006, and has given the
lawyer written instructions, relating to the particular transaction, to accept the
executed form as proof of the loan agreement;

e) the total amount advanced by the lender does not exceed $6,000; or

f)  the lender is selling real property to the borrower and the charge represents part
of the purchase price.

See the Appendices for samples of completed Forms 9D and 9E.

What is the purpose of Forms 9D and 9E?

The Forms were developed to ensure documented communication between lawyers and
their clients. Written instructions reduce allegations of miscommunication and failure to
follow client instructions. The Law Society's goal is to ensure that the public is protected
and to reduce claims and complaints by lender/clients to the Lawyers' Professional
Indemnity Company and the Lawyers Fund for Client Compensation.

Form 9D contains the written instructions from the lender. It crystallizes the transaction
and is available for confirmation purposes in the event of an Errors & Omissions claim.
Form 9D is a prescribed form and may not be changed. Every point on the form must be
completed, with “N/A” being noted only if the point is not applicable, for example: Form
9D paragraphs 8a, 8b, and 8c are always applicable and should not be answered “N/A”;
the legal fees paid are to be specified and to whom paid in paragraph 14 of Form 9D and
paragraph 15 of form 9E, and the investor’'s answer to question B.2.a) must be initialed
by the investor. Form 9D must be signed and dated by the lender before the first
advance of money to or on behalf of the borrower.

Form 9E, or a reporting letter that answers all of the questions in Form 9E, is your report
to the lender and should be fully completed and dated after the mortgage registration
and sent to each lender within 60 days of the mortgage registration.

What if the mortgage is arranged through a mortgage broker?

While Forms 9D and 9E would normally be applicable, the transaction may be exempt
provided that the lender:
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a) has executed the Investor/Lender Disclosure Statement for Brokered
Transactions, approved by the Superintendent under subsection 54(1) of the
Mortgage Brokerages, Lenders and Administrators Act, 2006,

and

b) has given the licensee written instructions, relating to the particular transaction,
to accept the executed form as proof of the loan agreement. Section 24(2)(d)
7(2)(d).

May | act for both lender and borrower in a mortgage transaction?

Rule 3.4-12 of the Rules of Professional Conduct prohibits a lawyer, or two or more
lawyers practising in partnership or association, from acting for, or otherwise
representing, both lender and borrower in a mortgage or loan transaction unless the
transaction falls under one of the exceptions in rule 3.4-14. The exceptions are:

a) the lawyer practices in a remote location where there are no other lawyers that
either party could conveniently retain for the mortgage or loan transaction,

b) the lender is selling real property to the borrower and the mortgage represents
part of the purchase price,

c) thelender is a bank, trust company, insurance company, credit union or finance
company that lends money in the course of its business,

d) the consideration for the mortgage or loan does not exceed $50,000, or

e) the lender and borrower are not at "arm's length" as defined in section 251 of the
Income Tax Act (Canada).

Please note that Independent Legal Advice does not meet the requirements of
Independent Legal Representation. If a mortgage transaction does not meet the
requirements of rule 3.4-14 the other party must either be legally represented throughout
the transaction by another lawyer, in which case rule 7.2-6 applies or the other party is
unrepresented, in which case rule 7.2-9 applies.

When reviewing the Rules of Professional Conduct to determine whether you could be
considered to be representing both lender and borrower, keep in mind the following
points:

When you act for a lender, there are essentially three situations with respect to the
borrower:

i. The Borrower is Represented (ILR) — rule 7.2-6
e You communicate only with the borrower’s lawyer throughout the transaction

ii. The Borrower is Unrepresented — rule 7.2-9
a. take care to see that the unrepresented person is not proceeding under the
impression that their interests will be protected by the lawyer, and
b. take care to see that the unrepresented person understands that the lawyer
is acting exclusively in the interests of the client and accordingly their
comments may be partisan.
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You should convey the above two points to the unrepresented borrower in writing
at the first opportunity.

iii. You represent the Borrower — rules 3.4-5to0 9
e Where permitted by rule 3.4-14, you may also represent the borrower if you
have obtained the written consent of both the lender and borrower before you
begin to act for the borrower: Depending on the circumstances, you may or
may not refer the borrower for independent legal advice (ILA); e.g. if the
lender is one of your regular clients.

If you are unable to produce documentation establishing either situation i) or ii) exists, it
will be assumed that situation iii) applies, and depending on the circumstances, i.e.
prohibited transaction [rule 3.4-12] or no consents [rules 3.4-5 and 7], it could result in a
finding that you are not in compliance with the Rules of Professional Conduct.
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ESTATES — FINANCIAL RECORD KEEPING

Record keeping requirements for estates applies to all lawyers who have control of
estate assets, whether as estate trustee or as solicitor managing the funds on behalf of
the estate trustee. You should decide at the very beginning of the administration of an
estate how you are going to prepare the estate accounts and who is going to prepare
them. If the will designates separate income and capital beneficiaries, you may be
required to keep the estate records in court passing form according to Rule 74 of the
Rules of Civil Procedure.

There is a duty at common law and under the Trustee Act for estate trustees, executors,
administrators, and guardians to keep complete and accurate accounts of the assets
under their administration. A beneficiary is entitled, on notice, to inspect the accounts
and any of the supporting documentation. All trustees, and especially lawyers who hold
trust funds, should maintain accurate, up to date estate accounts, and organize and
keep all source documents such as bank statements, duplicate deposit slips, cancelled
cheques, receipt confirmations and vouchers to support the records. While maintaining
estate accounts in court passing form is preferred, spot auditors expect to see, as a
minimum, the same information in records for estate assets controlled by lawyers as is

required for trust records in section 18 of By-Law 9.

You should distribute estate assets in a timely manner, including filing income tax

returns and paying any taxes due.

If there is no compensation for the estate trustee set out in the will, the Trustee Act
states that the compensation is based on "fair and reasonable allowance for [the
trustee's] care, pains and trouble, and [the] time expended in or about the estate". The
Court has applied "tariff guidelines". For an estate of average complexity the allowance
is usually set at 2.5% for capital receipts, 2.5% for revenue receipts, 2.5% for capital
disbursements, and 2.5% for revenue disbursements. If the will sets up a trust, the
compensation may include 2/5 of 1% of the assets under administration. For
uncomplicated estates the compensation should be less. For complicated estates an
executor can apply to the court for compensation in excess of the guidelines. Transfers

between the estate accounts and payment of executor’'s compensation itself are
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deducted from the calculation and in specie transfers of estate assets are usually
compensated at a reduced rate.

These amounts are the total compensation for all estate trustees as well as for anyone
(e.g. estate solicitor) who claims fees for performing estate trustee duties. Those lawyers
who act as estate trustee as well as solicitor for an estate, or just assume some of the
estate trustee duties, must be careful to distinguish between these two roles. If your
legal fees include services which are properly the responsibility of the estate trustee,
(such as accumulating, evaluating, and distributing estate assets; paying debts,
preparing estate accounts and income tax returns; and notifying and reporting to
beneficiaries), then the amount of your legal fees which relate to the performance of
executor’s duties must be deducted from the amount of executor’'s compensation
claimed; otherwise the estate would be charged twice for the same service. Legal work
and estate trustee work are compensated differently, and the remedies for the estate
trustee and beneficiaries to dispute the legal fees and executor’'s compensation are
different. You should consider maintaining separate dockets for executor’s duties and
solicitor’s duties in order to avoid double billing the estate and as supporting
documentation for fees charged. Also, your fee bills for legal services should detail the

services provided.

If you are the estate trustee and compensation is not set out in the will, once you have
completed the estate administration, you can take executor’'s compensation if all the
residual beneficiaries are legally competent adults and they specifically consent in
writing to your claim for compensation, which should be in accordance with the court
guidelines. Beneficiaries should be fully informed, preferably by independent legal
advice, of the appropriate procedure for billing for estate work. Otherwise, you must
apply to the Court to pass the estate accounts and obtain judicial approval for any
executor’s compensation. (See Re: Knoch (1982), 12 E.T.R. 162 (Surr. Ct.))

The case of Rooney Estate v. Stewart Estate (2007), Carswell Ont 6560 has some
interesting comments on the role of lawyers in estates; the court held inter alia:
e The roles of the estate trustee [funeral arrangements; locating the will and
instructing the solicitor; locating, securing, preserving, and disposing of estate
assets in accordance with the will; advertising for creditors and paying the debts

including filing tax returns; preparing estate accounts for the approval of the
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beneficiaries or the court; distributing estate assets] and the estate solicitor
[apply for certificate of appointment for the estate trustee and attend on a passing
of accounts if required] are distinct but complementary.

The solicitor's client is the trustee, not the estate. Therefore, the solicitor takes
instructions from the trustee and reports to her. With respect to the solicitor's
account, the solicitor is entitled to be paid for these legal services from the
estate.

The trustee cannot expect to receive compensation for services performed by
others whose services are charged to the estate. In other words, the trustee
cannot claim compensation for time she did not expend; rather, she must pay the
accounts for services of others out of her compensation.

The solicitor should not perform trustee's work unless instructed to do so by the
trustee. If such a request is made, the solicitor should advise the trustee that he
will render an account to the trustee personally for doing her work. Generally, the
estate is not liable to pay this account; rather, it falls to the trustee to pay out of
her compensation.

It follows that a solicitor is not entitled to charge a solicitor's rate for doing work
that could have been done by the estate trustee.

While it is proper to render an account for trustee's work done by the solicitor, the
account must be rendered to the trustee, to be paid out of her compensation.
[T]he solicitor is not entitled to charge for the performance of trustee's work at the
solicitor's rate, since he is not rendering legal advice or performing legal services.
It is not an answer to say that the beneficiary approved of the accounts and gave
a release. One of the obligations of the solicitor acting for the trustee is to ensure
that all beneficiaries have competent, independent advice in reviewing the
accounts.

Where there is no special agreement between solicitor and estate trustee, the
proper measure of the solicitor's account for legal services to the estate and for
doing trustee's work is on quantum meruit basis.

The practice of holding a beneficiary’s cheque until the beneficiary sends the
signed release to the estate trustee implies that the beneficiary's entitlement was
conditional upon forwarding the release. This practice was criticized by the court
in Brighter v. Brighter Estate 1998 CarswellOnt 3113 [1998] O.J. No. 3144, (Ont.
Gen. Div.).
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e An executor’s duty is to carry out the instructions contained in the will ... The
executor has no right to hold any portion of the distributable assets until a
beneficiary provides an approval or release of the executor's performance of
duties as trustee, or the executor's compensation or fee. It is quite proper for an
executor ... to accompany payment with a release which the beneficiary is
requested to execute. But it is quite another matter for the trustee to require
execution of the release before making payment; that is manifestly improper.

e [T]he solicitor owes a fiduciary duty to the beneficiary in respect of her beneficial

interest.

Whenever you do estate trustee work on behalf of an estate trustee, you should properly
advise the estate trustee that he/she, and not the estate, is responsible for your fees for
doing estate administration work on behalf of the estate trustee, how this would affect
his/her claim to executor’s compensation, and also affect the amount of the distribution

to the beneficiaries, for which the estate trustee is accountable to the beneficiaries.

Powers of Attorney

When exercising a power of attorney you should be maintaining proper accounts as
required by the Substitute Decisions Act. As with estate work, you must be aware of the
distinction between your role as a solicitor and as an attorney. Most, if not all, of your
services will be as an attorney, and you should consult the Substitute Decisions Act for

the appropriate compensation procedure.

105

132



133



Form 9A
ELECTRONIC TRUST TRANSFER REQUISITION

Requisition (number)
Amount of funds to be transferred: (Specify amount.)

Re: (Specify name of client.)
(Specify file reference number.)

Reason for payment: (Give reason for payment.)

Trust account to be debited:

Name of financial institution: (Specify name.)

Account number: (Specify number.)

Name of recipient: (Specify name.)

Account to be credited:

Name of financial institution: (Specify name.)

Branch name and address: (Specify name and address.)

Account humber: (Specify number.)

Person requisitioning electronic trust transfer: (Print the person’s name.)
(Date) (Signature of person requisitioning electronic trust transfer)

Additional transaction particulars:

(This section should be completed by the person entering the details of the transfer, after
he or she has entered the details of the transfer, and by the person authorizing the
transfer at the computer terminal, after he or she has authorized the transfer.)

Person entering details of transfer; Name:
(Print person’s name.)

(Signature of person entering details of transfer.)
Person authorizing transfer at computer terminal:
Name: (Print person’s name.)

Signature of person authorizing transfer at computer terminal.)
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[SAMPLE]
FOrRM 9A

ELECTRONIC TRUST TRANSFER REQUISITION

Requisition #ET001
Amount of funds to be transferred: $626.30

Re: Noir purchase from Blanc, 123 Main St., Anytown Client: Nicky Noir
File No.: 10-43
Reason for payment: Fees ($500) disbursements ($54.25) and HST ($72.05) billed to
client
Trust account to be debited:

Name of financial institution: Bank of Ontario
Account number: 123456789

Name of recipient: Leslie Lawyer, General Account

Account to be credited:
Name of financial institution: Bank of Ontario
Branch name and address: 20 Downtown St., Anytown, ON Z9Y 2T2
Account number: 987654321

Person requisitioning electronic trust transfer: Leslie Lawyer

August 31, 2010 Leslie Lawyer

Additional transaction particulars:

Person entering details of transfer:
Name: Sandy Secretary

Sa vwlg Secretary

Person authorizing transfer at computer terminal:
Name: Bobby Bookkeeper
Bobby Bookkeeper
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Risk Management, Claims Prevention and Law Practice Management Resources

Video Conferencing Checklist

https://www.practicepro.ca/practice-aids/checklists/video-conferencing-checklist/
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https://clicktime.symantec.com/3Hp4gFGrkVegra5fpyZYag57Vc?u=https%3A%2F%2Fwww.practicepro.ca%2Fpractice-aids%2Fchecklists%2Fvideo-conferencing-checklist%2F

Mortgage Instruction Toolkit Committee

http://www.cba.org/Sections/Real-Property/Committees/Mortgage-Instructions-Toolkit-Committee
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https://clicktime.symantec.com/3AzzHCCsTo9kH6mAjZscrRZ7Vc?u=http%3A%2F%2Fwww.cba.org%2FSections%2FReal-Property%2FCommittees%2FMortgage-Instructions-Toolkit-Committee

ServiceOntario

Notice to Land Registration System
Clients

The Land Registration system in Ontario is currently operating as follows:

e Teraview continues to run for both search and registration;

e OnLand continues to run as per usual; and

e All land registry offices are scheduled to be open from Monday to Friday,
9:30 a.m. to 12:00 p.m.

e Clients are advised to check ServiceOntario's location finder
(ontario.ca/page/serviceontario-locations-hours-and-contact) before visiting an
office for information on office closure and hours of operation.

Please note that regardless of, or in the event of any temporary unanticipated Land
Registry Office closures, Teraview is available for both search and registration and
OnLand continues to be available for search and various request functions.
Accordingly, most transactions should be able to close.

Teraview and OnLand can be accessed at: www.teraview.ca and www.onland.ca.

kkkkhkkkhkkhkhkhkkhkkhkkkh*kx

Visitors attending Land Registry Offices may expect service delays or temporary
unplanned closures, as staffing levels may be impacted during these times.

. To help ensure your safety and the safety of others, we urge our customers not
to visit a Land Registry Office unless absolutely necessary. Please consider
completing your transactions online, where possible.

. If you are experiencing any symptoms of COVID-19, have travelled outside of
Canada in the past 14 days or have close contact with someone who has
symptoms of COVID-19, you should self-isolate and contact your primary health
provider or call Telehealth Ontario at 1-866-797-0000 and speak with a
registered nurse.

Ontario @
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https://www.ontario.ca/page/serviceontario-locations-hours-and-contact
http://www.teraview.ca/
http://www.onland.ca/

ServiceOntario

Avis aux clients du Systeme
d’enregistrement immobilier

Le Systéme d’enregistrement immobilier en Ontario continue de fonctionner de la fagon suivante :

e Teraview sert toujours pour les recherches et les enregistrements

e Le portail Web OnLand continue de fonctionner comme d’habitude

e Tous les bureaux d’enregistrement immobilier devraient étre ouverts, du lundi au
vendredi, de 9 h 30 a midi.

e Les clients doivent d’abord consulter le localisateur d’emplacements de ServiceOntario
(ontario.ca/fr/page/points-de-service-heures-et-coordonnees-de-serviceontario) avant de se
présenter a 'un des bureaux pour obtenir les détails des heures d’ouverture et d’une fermeture
possible.

Veuillez noter que, dans I'éventualité ou I'un des bureaux d’enregistrement immobilier devait fermer
de facon imprévue et temporaire, Teraview demeure accessible pour les recherches et les
enregistrements et le portail Web OnLand peut toujours servir pour les fonctions de recherche
et de diverses demandes. Par conséquent, la plupart des transactions devraient pouvoir étre
réalisées.

Vous pouvez accéder a Teraview et a OnLand aux adresses : www.teraview.ca et www.onland.ca.

R e S I

Les clients qui se rendent aux bureaux d’enregistrement immobilier doivent s’attendre a des retards
dans le service ou a des fermetures impromptues et temporaires puisque la situation actuelle a des
effets sur le nombre d’employés en service.

o Pour assurer votre sécurité et celle des autres personnes, nous prions les clients d’éviter de se
rendre a I'un des bureaux d’enregistrement immobilier a moins d’'une nécessité absolue.
Veuillez considérer la possibilité d’effectuer vos transactions en ligne, dans la mesure du
possible.

e Sivous ressentez 'un des symptomes de la COVID-19, avez voyagé a I'extérieur du Canada
au cours des 14 derniers jours ou avez été en contact direct avec une personne présentant
des symptdmes de la COVID-19, vous devez vous placer en isolement volontaire et
communiquer avec votre fournisseur de soins primaires ou téléphoner a Télésanté Ontario au
1 866 797-0000 pour parler a une infirmiere autorisée.

Ontario @
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https://www.ontario.ca/fr/page/points-de-service-heures-et-coordonnees-de-serviceontario
http://www.teraview.ca/
http://www.onland.ca/
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