
A PEEK 

FEBRUARY 2022 

FEBRUARY 2022 

CONTINUED PAGE 5 ... 

FROM THE EDITOR ……. 
 
By most accounts, 2021 was a difficult year.  This year 
we live with the consequences of the past year. 
 
2022 – Are you Prepared will help you prepare for 
what is coming.  The news is not good.  Governments 
and condominium communities imposed all types of 
restrictions fighting COVID.  We have lost the battle.  
While vaccinations have been effective, nearly every 
other measure has failed. 
 
We must deal with the aftermath in our high-rise 
communities - a  delayed maintenance backlog, high 
inflation and increasing costs plus staffing and product 
shortages.  Condo finances are unable to keep up. 
 
Raising condo fees is a necessity in many communities at a time when more people are working less 
yet spending more time at home consuming more building resources. 
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2022 – ARE YOU PREPARED? 
Year in Review and what to expect in 2022 

 
Remember last year when everyone was excited for 2021 and the 
end of COVID?  We could finally get back to normal.  While 
vaccines helped, we’re not out of the woods yet.  The combination 
of COVID, inflation, shortages, staffing challenges and rising costs 
will test us all. 
 
COVID does not appear to be going away.  We will have to learn to 
live with it as we have done with many other viruses.  After two 
years believing otherwise, avoiding people and acting as if COVID 
will miraculously disappear, this is the year our communities 
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Let’s face it, a home is just a box regardless of where it is located.  
Any box can be renovated to suit personal interests.  What really sets 
condo living apart from other forms of housing is amenities.  When 
someone needs to decide which community is best for them 
amenities are an important consideration. 
 

Some communities have a wealth of amenities.  Others focus on a 
few where they excel.  The battle is internal.  Few communities have 
sufficient space to incorporate all the amenities they desire.  Choices 
and sacrifices must be made. 
 
So what amenities are currently 
popular? 
 
Coworking spaces are currently 
popular for good reason.  Working 
from home is no longer limited to 
the self-employed.  Many 
businesses encourage employees to work from home.  Flexible 
working hours have become more common.  Coworking spaces are 
desirable to a large portion of the working population. 
 
Outdoor activity has always 
been important.  More 
communities are offering 
amenities connecting indoor 
and outdoor spaces.  Locating 
these spaces on a ground floor 

CONTINUED PAGE 4 ... 

AMENITY WARS 

The battle is internal.   
Few communities have sufficient 

space to incorporate all the  
amenities they desire.  Choices and 

sacrifices must be made. 
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COMMON AREAS AND AMENITIES 

lobby with windows 
is a great way to 
connect indoor and 
outdoor while using 
underutilized lobby 
space for 
amenities. 
 
 

Pets are increasingly popular among young adults 
choosing to get married or start families later in life.  
Allowing pets and offering pet amenities has 
become a big draw. 

 
Convenience is more 
important and 
impacts on in-suite 
amenities.  Many 
young adults don’t 
require larger 
kitchens and 
appliances of past 

years.  With suites becoming smaller this frees up 
space for other uses.  An outgrowth of this is food 
delivery services in communities catering to young 
adults.  Conversely, downsizing families are more 
likely to prefer the convenience of larger kitchens. 
 
Package acceptance continues to grow in 
importance while becoming a greater burden for 
management and concierge/security.  Having a 
secure place to receive and pick up packages, 
including those containing perishable items, is 
important. 
 
As some amenities grow in desirability others have 
faded away.  These include virtual reality rooms, 
tanning rooms and golf simulators. 
 
Amenities and conveniences change along with 

building 
demographics.  
As young 
adults age 
interests and 
use of 
amenities will 
change.  Stable 
communities 
try not to limit amenities, conveniences and 
common area choices to those of interest to a single 
demographic. 

AMENITY WARS… CONTINUED FROM PAGE 3 
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begin making sustainable long-term decisions about 
maintaining our homes. 
 
Over the past year cities were declared ‘dead’ as 
people moved out.  Then people returned.  
Lockdowns and restrictions were imposed, eased 
and re-imposed.  The Champlain Towers South 
condominium collapse in Surfside, Florida was 
followed by recognition that aging high-rise 
buildings require a greater level of care than they 
have been receiving.  Climate change, not to be 
forgotten, has been recognized for how it impacts 
on the structural integrity of our high-rise homes, 
and also the costs of keeping that home 
comfortable and supplied with clean air.  It becomes 
increasingly clear that deferring building 
maintenance is not worth the short-term financial 
savings. 
 
“It's the Economy, Stupid”, the main theme of 
President Clinton’s successful campaign from 20 
years ago, is as relevant today as it was then.  
Increasing costs, the 
result of all that 
borrowed money 
governments have 
been spending and 
distributing, were 
anticipated.  Inflation, 
also expected, is on the 
rise.  How this impacts 
on our high-rise 
communities is less 
clearly understood.  At 
a basic level, rising 
interest rates deliver 
improved returns for 
invested reserve fund 
balances, but are 

insufficient to pay the higher costs from resulting 
inflation and cost escalation. 
 
In the coming year, high-rise communities will be 
dealing with concerns that are mostly related to 
pandemic measures. 
 
Inflation 
A cost of all that borrowed money our governments 
have been spending and distributing is inflation.  
While low based on historical averages, current 
inflation is the highest many have lived through.  
Challenging as this will be, condominium 
corporation cost increases are likely to inflate at a 
higher rate which has been estimated at 19 percent 
for the year ending August 2021. 
 
There will be shortages as supply systems readjust, 
permanent increases to building costs from 
pandemic measures, the impact of global warming, 
and higher payroll costs as employees demand 
more because of rising living expenses. 
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Reserve Funds 
Invested reserve fund balances can anticipate 
higher returns as interest rates increase, although 
not enough to compensate for increased costs.  
With reserve fund studies updated every three 
years, some communities that “pretend” costs have 
not increased until such time as their study is 
updated will place their corporations at greater 
financial risk.  Better to implement annual five 
percent increases over the course of three years 
than require a 20 percent increase in year four or a 
large special assessment. 
 
Pandemic Measures 
Science is clearer that some measures we’ve used to 
fight COVID offer 
little to no 
benefit.  
Additional 
staffing for 
cleaning and 
disinfecting, while 
useful overall, do 
little to fight a 
virus that doesn’t 
survive for long 
on surfaces or 
one that is 
airborne.  
Physical barriers, 
such as those at 
concierge desks, 
can restrict air 
flow and prevent 
a building’s HVAC 
system from 
operating as 
effectively. 
 
Improvements in 
the operation of 

HVAC systems, which provide fresh air to a building 
and redistribute air among units through vents and 
ducts offer long-term benefits.  Depending on your 
community, this may require equipment upgrades, 
more frequent maintenance, and better cleaning of 
ducts and vents through which air travels. 
 
Communities that have reduced costs by avoiding 
these measures are more susceptible to health 
problems of all types regardless of their level of 
surface cleaning.   
 
COVID has accelerated the work from home 
movement.  Many more will continue working from  
 

CONDO EDUCATION 
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home regardless of the pandemic.  Our HVAC 
systems must support more people at home during 
daytime hours as climate change places further 
demands by making it harder to keep our homes 
and home offices comfortable and safe regardless 
of weather conditions.  There will continue to be 
greater demands on common areas and waste 
management, and heavier use of electricity and 
water, from more people spending more time at 
home. 
 
The demand for flex space, home space that can 
serve as a work area during the day and 
recreational space at other times, will continue to 
grow both in the home and for common areas. 
 
It is unlikely we will ever return to the post-
pandemic status.  What were thought to have been 
temporary changes 
may have become 
permanent. 
 
Personal Finances 
and Condo Fees 
For two years many 
have been paid by 
government to 
remain at home, or 
have been allowed 
to work from home 
by their employer.  
They have saved 
much by not 
travelling while 
reducing personal 
expenditures for 
clothing, eating out, 
entertainment and 
travel.  More people 
working at home in 
their condominium 

means higher expenses for the corporation in the 
form of utilities, elevator maintenance, cleaning,  
waste management and general repairs.  The 
corporation must recoup these funds and prepare 
for all other increased expenditures.  While higher 
condo fees are likely to be opposed by many, this 
will be just another way that personal finances 
adjust in response to pandemic measures. 
 
The coming year will be one of revised expectations 
for how to best 
manage our high-rise 
communities.  There is 
no excuse for being 
unprepared for a 
future that can and 
should be planned for. 

CONDO EDUCATION 
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Each year Toronto 
Condo News attends 
PM (Property 
Management) Expo 
looking for new 

products, services and technologies with the 
potential to benefit condominium and high-rise 
communities.   
 
This year’s crop of innovations is exciting and full of 
promise.  We’ll be watching to learn which are 
embraced by local high-rise communities. 
 
Smartglass has evolved and is now a practical 
consideration for high-rise communities.  The 
product offered by Smartglasscan automatically 
turns opaque at the touch of a wall switch which 
makes it practical for various uses.  In the home, a 
glass wall provides sunlight in spaces normally 
inaccessible to daylight such as a bathroom or den.  
The wall can be made opaque to provide complete 
privacy.  Common areas can utilize a glass meeting 
or video room wall in place of a screen for virtual or 
remote meetings, or viewing sporting events.  Outer 
walls can be made opaque for complete privacy 
without blinds or window coverings.  
 
Health and Wellness Screening is fully automated 
by Eaigle.  The company has developed a unit that 
automates wellness screening and vaccine 
verification for employees, vendors and visitors 
utilizing artificial intelligence technology.  It 
incorporates a barcode scanner, printer, hand 
sanitizer, thermal camera and access card/fob 

reader.  
Internal voice 
recognition 
and motion 
detection 
simplifies 
and speeds 
up 
interactions.  
The unit asks 
required 
questions 
and stores 
responses 
while a 
thermal 
scanner 
automatically 
takes the 
individual’s 
body temperature.  An ID Pass or fob speeds up the 
process by allowing the unit to recognize regular 
visitors.  People counting technology can control 
access.  Reporting and analytics allow management 
to be aware of system findings. 
 
Condominium building management with a 
focus on security is provided by Home Automation 
Depot and their suite of integrated products.  
CyberSuite is an integrated software package for 
building management centered around security that 
integrates with electronic door and water detection 
systems.  Their electronic door and lock systems are 
designed for high-rise communities.  Residents can 

NEW PRODUCTS, SERVICES AND 
TECHNOLOGIES TO WATCH - 2022 

CONDO EDUCATION 

CONTINUED PAGE 9 …. 



Page 9 

open all building doors using their smartphone or 
an electronic fob with key access available should 
there be a power failure.  All system controls, 
notifications and warnings are managed through 
CyberSuite.  Water detection systems, also managed 
through CyberSuite, inform management and 
residents if water is detected. 
 

As 
buildings 
age, that 
once-
modern 
intercom 
system is 
outdated.  
The 
system, 
which 
may only 

work with landlines, is physically wired to each unit 
so can be expensive to repair.  With so many now 
relying on mobile phones rather than a landline, 
many building residents no longer utilize the 
system.  Hive, by InLight Solutions, offers a smart 

video intercom system (wireless) suited to 
replacing aging systems that are hardwired to 
each suite.  Hive allows video connections from the 
intercom to any electronic device.  Each unit 
resident can be separately listed in the directory.  
Hive incorporates all the features of older wired 
systems plus modern enhancements such as video.   
Installation costs begin at $5,000.  Ongoing system 
maintenance costs are reduced and an optional 
monthly fee of $4 per month provides system 
support and replacement of failing systems.   
 
For condominium managers that manage 
multiple properties, VendorPM offers what they 
claim to be a more efficient way to seek out vendors 
and obtain proposals.  The product appears more 
suitable for property management companies than 
condominium corporations. 
 
Storage is simplified by offerings from Five At 
Heart.  The company offers storage and working 
solutions for high rise communities that include 
bicycle storage, office pods and office storage 
designed for common areas. 

CONDO EDUCATION 
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As we reopen after the many pandemic closures, we 
look forward to retuning to return to the gym, 
eating out and socializing.  Most want to discard 
that mask which makes it difficult to breathe, 
converse and, for those wearing glasses, to see.  
Plexiglass, despite being widely utilized as 
protection against airborne infection, has a limited 
ability to prevent COVID spread. 
 
The best way to deter the spread of COVID is 
ventilation.  Yet we see plexiglass barriers blocking 
access to cashiers, security and reception desks, 
and separating exercise equipment.  Perhaps this is 
because there is no way to “see” ventilation and 
these physical barriers provide a degree of comfort.   
 
Plexiglass barriers are less 
expensive than upgrading, 
repairing or maintaining a 
ventilation system. 
 
While those installing 
plexiglass barriers may be 
well intentioned, these 
barriers are not proven to 
work as an effective public 
health measure.  They 
facilitate physical distancing 
while restricting or blocking 
air flow.   
 
Plexiglass barriers may be 
ineffective, or more harmful 
than beneficial, in many 
settings including high-rise 

buildings.   
 
Updating, enhancing and maintaining HVAC systems 
in our high-rise homes may be the best approach to 
preventing virus infection and protecting our overall 
health other than washing hands.  It may be the 
single most effective technology for this purpose 
since the creation of modern sewage treatment 
systems.  Improved ventilation protects not only 
against COVID but seasonal respiratory viruses and 
asthma.  Improved air quality is known to improve 
cognitive function, reduce absenteeism and 
improve performance.   
 
The benefits of improved ventilation and HVAC 
systems are clear. 

PLEXIGLASS DIVIDERS 
OR FRESH AIR 

COVID EDUCATION & SOLUTIONS 
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You are suffering from a 
runny nose and sore throat.  
Is it a cold, the flu, COVID or 
allergies?  This should be 
understood by condominium 
boards and management 

considering pandemic restrictions on access to 
common areas.   There is no easy rule to follow 
since the symptoms for each are so similar. 
 
One clue is loss of smell, which is uncommon, and 
suggests COVID is a realistic concern, especially if 
there is no nasal congestion or sore throat.  
Dysosmia is another symptom more common with 
COVID.  Everything you eat tastes bad.  Having a 
fever rules out allergies. 
 
If you suspect COVID, PCR tests are the gold 
standard but difficult to obtain.  They are more 
sensitive and can detect even the tiniest traces of 
the virus.  PCR tests are slower and take up to 48 
hours to provide results. 
 
Raid Antigen Tests, which can be purchased for 
home use, provide immediate but less reliable 
results.  They are useful if you need to quickly 
decide on going to work or visiting family, or after 
attending an event with many attendees exposed 
to a confirmed case of COVID.  Rapid Antigen Tests 
may not detect asymptomatic cases and can 
provide false negative results. 
 
Communities restricting access to common areas 
and amenities are likely to hear from many 
insisting on exemptions to their restricted access.  
Requiring testing for those with exemptions to 
vaccination may become a practical consideration. 

RECOGNIZING COVID 
FROM A COLD 

COVID EDUCATION & SOLUTIONS 

Kitchens are becoming less relevant.  Today, they 
may serve more of a food storeroom or lunchroom 
role than gathering place for friends and family. 
 
Condominiums without a full kitchen are now 
readily available.  Many no longer include a stove 
which creates more space for other purposes. 
 
Younger generations view the kitchen differently.  
They are home less frequently and spend less time 
in the kitchen.  Restaurant food delivery is the new 
normal for many.  Those preferring to “prepare” 
meals purchase “kits” complete with instructions.  
Dark kitchens, which don’t include a dining area, 
have sprouted to serve this market.  Technology 
currently in use can prepare meals and manage 
orders for delivery to customers at a lower cost 
than home meal preparation for a single person. 
 
Supermarkets are adapting by offering more 
prepared meal options.  They recognize that 
consumers spend less time in the kitchen 
preparing meals and provide choices for them. 
 
Kitchens may soon exist only 
as a place where someone 
else prepares food for 
delivery to the home where it 
may be reheated.  While this 
may seem outlandish to 
some, it wasn’t that long ago 
when the sewing machine 
was a basic necessity.  Today 
few have seen or know how 
to use one. 

DISAPPEARING 
KITCHENS 
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Parcel management technologies for high-rise 
communities are evolving to better accommodate 
growing volumes of parcel deliveries. 
 
Communities with a security/concierge must deal 
with growing parcel volumes, insufficient staffing to 
handle parcels, lack of storage space and a diversity 
of delivery problems.  Communities without 
security/concierge have different challenges.  
Parcels may be left in an unsecure vestibule or 
room, or residents required to make alternate 
arrangements for retrieval of items. 
 
Costs are enormous and resident frustrations 
increase in communities that fail to effectively 
manage the growing volumes of parcels and 
deliveries. 
 

Implementing policies 
restricting parcel 
deliveries, limiting the 
size parcels accepted 
and making it more 
difficult for residents to 
receive items are largely 
ineffective.  The reality is 
that the volume of parcel 
deliveries will continue to 
grow.  More are ordering 
virtually everything 
online from food to 
clothing,  housewares 

and medications.  Many items are no longer 

available in stores and 
must be ordered 
online and received 
through a delivery 
service.  There is 
simply no other choice 
available. 
 
Communities that fail to meet the needs of 
residents and owners suffer.  They scramble to 
address mounting problems by failing to implement 
a workable solution. 
 
A do-nothing approach is guaranteed to fail.  Parcels 
left in the lobby present a poor visual impression, 
are likely to be stolen, and make a community less 
appealing to owners and renters.  Refusal to accept 
parcels is more than just an inconvenience to 
residents.  This makes it exceptionally difficult to 
obtain many items that can only be attained 
through online ordering and delivery.   
 
Two solutions have proven workable for a large 
number of communities. 
 
Condo management software and apps are popular 
among communities that prefer to have 
management, concierge or security manage the 
flow of parcels by improving efficiency.  They allow 
parcels to be scanned on delivery with a 
smartphone rather than manually recorded.  
Recipients automatically receive e-mail notification.  
Parcels are logged and retrieved faster thus 

INNOVATION IN 
PARCEL MANAGEMENT 

COMMON AREAS AND AMENITIES 

CONTINUED PAGE 14 …. 
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reducing volumes in a lobby or storage area.  These 
features are included with offerings by products 
provided by BulidingLink Canada and UpperBee 
Software. 

 
Automated parcel lockers are popular in 
communities where management prefers to have 
staff focus on their primary duties rather than be 
distracted by parcel management.  These 
technology-enabled lockers allow deliveries without 
requiring effort by building management, security 
or concierge.  Snaile, a provider of automated parcel 
lockers throughout Canada, can function 
independently by allowing delivery services to leave 
parcels in secure lockers for resident retrieval.  A 
third-party application 
further simplifies the 
process by making it 
easier for carriers to 
access secure 
buildings and deliver 
parcels to secure 
lockers.  Additional 
features of third-party 
applications offer 
residents building 
access using facial 
recognition; and door 
locking and climate 
control for residents 

using a smartphone. 
 
Parcel lockers, where available, have traditionally 
been restricted to receiving items delivered by 
Canada Post.  Snaile and other systems accept 
parcel deliveries from courier services that include 
Amazon, Purolator, UPS, DHL, FedEx, Canpar and 
Intelcom.  The optional entry console in the 
vestibule of a building allows secure building access 
to delivery companies by allowing them to scan “in-
transit” package bar codes specific to the building.  
Once a delivery is made to a smart parcel locker, the 
parcel recipient receives an electronic notification 
alerting them.  They are provided with a one-time 
contactless QR pickup code to be scanned at the 
locker's built-in scanner for parcel retrieval. 
 
Snaile’s smart parcel lockers are 
available in residential high-rise 
communities throughout 
Toronto including Motion on 
Bay, Jazz at Church and Shuter, 
700 Bay, Lillian Park, Fleur and 
Hullmark. 

COMMON AREAS AND AMENITIES 
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The pandemic has been a wake-up call to facility 
and condominium managers.  Cleaning and 
disinfecting measures employed during the 
pandemic have been re-evaluated and some have 
been found to be ineffective or detrimental. 

 
Too many believed COVID would be a one-time 
concern that would quickly disappear.  This is 
contrary to what many medical experts believe.  
COVID is not over nor are we likely to be free of 
it for decades.  This requires condominium 
communities to establish sustainable cleaning 
practices that are affordable and safe. 
 
Indiscriminate cleaning is a mistake.  The use of 
powerful disinfectants, including bleach, in an 
attempt to stop the spread of COVID is 
ineffective.  These have been used on virtually 
everything in hallways, elevators, common 
areas and bathrooms in the mistaken belief 
that that virus lives on surfaces.  The smell of 
bleach is noticeable, can remain on surfaces 
for months, and has detrimental side effects 
for people, pets and the environment.  Bleach 

and other disinfectants are not needed to protect 
against COVID.   
 
While the virus has been found to survive on some 
surfaces for days, this is only in controlled 

laboratory settings.  Real world studies 
suggest the virus survives on surfaces 
only for a few hours.  
 
Disinfectants may not have been 
needed at all.  The Centers for Disease 
Control and Prevention continue to 
recommend a normal cleaning routine 
with soap and water to reduce the 
amount of virus on surfaces and 
objects, and risk of exposure. 

 
Implications for high-rise communities are broad.  A 
back-to-basics approach to cleaning, with minor 
modifications, may be the best approach. 

PANDEMIC CLEANING LESSONS 

COVID EDUCATION & SOLUTIONS 
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One important difference between condominium 
corporations and private sector corporations is in 
the selection of directors. 
 
In the private sector corporations seek the best 
qualified individuals to advise their businesses.  
Individuals offer some combination of skills, 
experience and influence valuable to the business.  
Condominium corporations operate differently. 
 
Condominium corporations rely on volunteer 
directors elected by owners.  Some elected directors 
may be skilled professionals offering value, 
experience and influence.  Others may lack useful 
skills and simply be interested in serving.  Many are 
elected because of friendship rather than what they 
can offer to their community.  This leads to condo 
boards ranging from excellent to disastrous. 
 
The benefits of the condominium corporation 
approach are less clear.  Directors do have a vested 
interest in the well-being of their property and 
community, and should be motivated to act in best 
interests of the community.  They are volunteers 
giving of their time at no cost. 
 
Individuals lacking experience and skills are not to 
be faulted.  Nevertheless, such individuals may not 
add much of value, and may be a hinderance, to the 
good governance of a community comprising 
hundreds or thousands of individuals, millions of 
dollars in annual revenues and assets of hundreds 
of millions of dollars. 
 
Communities may be better served by hiring a 

professional director to work alongside volunteer 
directors.  Benefits of this approach: 
 

• A professional director can be more willing to 
identify poor decision making than a 
condominium manager whose employment can 
be terminated by a condo board. 

• Inexperienced directors are more likely to make 
decisions based on personal opinion.  The 
professional director is more likely to offer 
objective opinion supportive of good decisions. 

• Boards and owners can be hesitant to spend 
money viewed as coming from their own 
pockets.  Professional directors focus more on 
the benefits or savings from good decisions 
rather than the costs. 

 

A professional director is a seasoned manager paid 
to participate in monthly board meetings.  They 
share in the responsibility of management by 
undertaking research and activities not handled by 
condominium managers or volunteer directors.  
Like volunteer directors, professional directors must 
be elected by owners.  A remuneration by-law must 
be passed, valid for three years, before professional 
directors can receive compensation. 
 
Today, most communities 
view the professional director 
as a cost to the corporation 
rather than a long-term 
investment.  Those employing 
professional directors do so 
because they save money and 
make better decisions. 

PROFESSIONAL DIRECTORS 

CONDO BOARDS & MANAGEMENT 
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Green roofs offer a natural oasis from the city; a 
place to relax, picnic or have a barbeque.  Some are 
used as a community garden, sitting area, sports, or 
pet recreation area. 
 
A green roof is a layer of vegetation grown on a 
rooftop.  It may be grass on a resident-inaccessible 
rooftop or fully landscaped area with plants 
providing a relaxful and enjoyable refuge.  The roof 
includes water proofing, repellant to prevent roots 
from growing into the roof and drainage system all 
below a lightweight growing medium.  Green roofs 
exist separate from the ground above or below. 
 
“Green roofs can be virtually maintenance free with 
the use of drought-resistant plants.  Those designed 
to reflect a more traditional garden require more 
care and attention”, explains David Hills of Busybee 
Gardening which specializes in servicing of green 
roofs and terraces. “We provide a level of care to 
these spaces that is typically beyond what can be 
expected from building staff or residents.” 
 
Green roofs 
can be 
incorporated 
in new builds 
or retrofitted 
on an 
existing 
structure.  
Benefits 
include 
energy 
savings; 

more comfortable internal temperatures during 
coldest and hottest periods; reduced landfill by 
prolonging the life of HVAC systems; better 
rainwater management with less stress on sewer 
systems; and improved air quality as plants capture 
airborne pollutants and filter undesirable gasses.  
Green roofs are able to retain 70-90 percent of 
precipitation in summer and 25-40 percent in 
winter. 
 
The life of a roof can increase by a factor of two or 
three when green and properly maintained.  In 
Europe, where green roofs were first used, some 
have been known to last up to 60 years. 
 
Urban areas can be considerably warmer than 
surrounding rural areas because of human activities 
and lack of green area.  Green roofs help minimize 
this imbalance. 
 
Green roofs offer new amenity space for 
communities short of green space while helping to 
reduce other expenditures. 

GREEN ROOFS 

GARDENING & LANDSCAPING 

http://www.busybeegardening.com
http://www.busybeegardening.com
http://www.busybee.com/
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You may have read about the male couple asked to 
leave a Toronto condo because they’re not married. 
In another recent controversy, one condominium 
board posted a notice stating that two cousins are 
not allowed to live together.  These are examples of 
condo boards abusing their authority and 
misapplying a provision intended for other 
purposes. 
 
The controversies surround what can be described 
as the Single-Family Provision.  It is not uncommon 
for a condominium corporation to include this 
provision in the declaration in the form of a 
statement similar to “each unit … shall be occupied 
and used as a private single-family residence and 
for no other purpose…”  Applied properly and 
reasonably, the rule protects owners from illegal 
overcrowding of units; both from a safety and cost 
perspective, and from landlords offering short-term 
rentals in a high-rise residential community.   
 
The restriction protects building residents from 
overcrowding in specific units which has safety and 
cost implications for everyone.  A Single-Family 
Provision prevents a suite from being rented to 
unrelated and transient tenants for a short period 
of time.  The definition of family may be quite broad 
to include cousins or live-in home care workers.  It 
does not, as some argue, conflict with human rights 
legislation by restricting residency according to 
gender, age, sexual orientation or other criteria. 
 
A Single-Family Provision combined with suite 
occupancy rules are intended to protect all condo 
residents.  They help to prevent overcrowding and 

having condo 
owners subsidize 
those suites with 
higher occupancy.  
Within condo by-
laws there may 
be limits to the 
number of people 
who can reside in 
a condo suite – perhaps two people in a one-
bedroom suite and four people in a two-bedroom 
suite. This may be a hard rule with no exceptions or 
a soft rule that can be overridden with board 
approval.  There may be higher condo fees to 
compensate for the cost of increased occupancy. 
 
The Single-Family Provision and suite occupancy 
limits combine to protect all high-rise residents 
from overcrowding of units, and resulting heavier 
use of utilities and common areas. 

MISUSE OF THE 
SINGLE-FAMILY PROVISION 

GOVERNANCE 
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Daily activities of neighbours can be unavoidable 
challenges in high-rise communities. 
 
Children playing on the floor heard above, below 
and next door.  Another child, crying, and a barking 
dog are disruptive.  Elsewhere someone is 
practicing the violin and another is playing loud 
music.  Someone is renovating their home using a 
drill and hammering nails. 
 
Those causing noise consider their activities to be 
normal and reasonable.  Yet this cacophony of 
sound is highly disruptive and unreasonable to 
those trying to sleep, work or relax. 
 
Parents find it stressful having to deal with a crying 
infant or telling their children to be quiet in their 
own home.  Imagine having to keep children out of 
the kitchen because it is above another’s nursery, or 
to stop making noise in the living room because 
everything can be heard through a shared wall. 
 
Frustrated residents respond with texts, letters and 
calls, some of which are nasty and include 
unreasonable demands.   
 
The pandemic has only made things worse as more 
people remain at home during the day.  Work 
activities conflict with recreational activities.  
Someone with a conference call at 1:30 pm doesn’t 
want to compete with banging, crying, barking or 
music in the background. 
 
What is acceptable depends on many factors 
including an individual’s level of tolerance. 
 

Most high-rise buildings offer a reasonable level of 
sound control preventing noise from daily activities 
from affecting neighbours.  The general rule is that 
sound from one unit should not be heard in other 
units.  This may require a level of sound control 
material below floors, carpets or rugs to absorb 
sound, and sound absorption material or panels on 
walls to supplement “natural” protections that are 
part of your building.  Renovation and construction 
noise may be restricted to certain days or hours.  
The sound of running water or flushing toilets from 
other units is an indicator of more extensive 
building-wide problems management should 
address. 
 
One of the roles of condominium management is to 
ensure these standards are maintained, and to take 
direct action when problems arise.  Noise attributed 
to a specific unit requires that management take 
action to ensure the problem is resolved. 

LIVING IN A  
SHARED COMMUNITY 

COMMUNITY 

http://www.tocondonews.com/
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Not all boards and board meetings are productive.  
Some boards are unable to make decisions in a 
timely manner.  Important and unimportant items 
end up being deferred for weeks, months and 
sometimes years! 
 
Unproductive condo boards can learn to avoid 
board paralysis.  They can save their community 
further pain by understanding and dealing with 
their decision roadblocks. 
 
Boards unwilling to make decisions or which take a 
very long time to do so are not clear about the 
importance of timely decision making, or simply fail 
to understand their role 
and how to act as a 
governing body. 
 
The single greatest 
roadblock to effective 
decision making is lack 
of leadership.  The 
President or a designate 
is expected to run 
meetings.  Their role is 
to lead and provide 
focus.  Once a matter is 
discussed a vote is 
typically called for.  Fear 
of making a poor 
decision can be cause 
for infinite delays of 
indefinite length 
claiming “more 
information” is needed.  
It may be considered 

prudent to gauge resident views and vote in the 
least controversial way. 
 
Some directors fail to understand their role is that 
of a trustee and fiduciary.  They are expected to 
preserve, protect, maintain and sometimes enhance 
the property.  It can be easier and safer to sit on 
their hands rather than act within their authority 
and duty of care to administer the property to the 
best of their ability. 
 
When addressing board business certain failures 
are common. 
 

INDECISIVE BOARDS 

CONDO BOARDS & MANAGEMENT 

CONTINUED PAGE 23 …. 

https://www.criterium-jansen.com/
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Failure to understand an 
issue can paralyze a board 
that fails to obtain external 
consulting advice and act on 
information provided to them. 
 
Unwillingness to accept or 
approve building-scale costs 
can paralyze.  Individuals 
accustomed to home-scale 
expenditures are unable to 
effectively deal with the larger 
costs of maintaining or 
enhancing a high-rise 
community housing hundreds 
of people. 
 
Recognize that “no decision” 
is a “decision” to delay or 
defer.  It is a failure to accept 
the comfort of inertia over the 
risk of making a decision.  It is a 
willingness to allow things to 
continue, no matter the 
outcome, rather than risk the 
unpopularity that comes with 
effective decision making.   
 
Political repercussions are 
overwhelming.  Nearly every 
decision is unpopular with 
some.  Special assessments, 
raising monthly condo fees and 
enforcement of rules can be 
extremely unpopular.  
Individuals supporting 
unpopular decisions can be 
harassed by residents when 
walking the halls, checking mail 
or socializing. 
 

Effective boards get in front of 
the issues presented to them.  
They are proactive in 
evaluating options and making 
decisions within a definite 
period of time. 
 
Resources for condo boards, 
management and residents 

• Toronto Condo News – 
This is what condo dwellers 
are reading.  Stay current 
on all things relating to 
condo living and condo 
management.  Free 
subscription at 
www.tocondonews.com/
contact-us . 

• Condo Archives - 
Comprehensive condo-
focused library you can 
search for answers to 
questions about condo 
living and condo 
management.  Access 
Condo Archives at 
www.tocondonews.com/
archives . 

• Condo Resource Guide - 
Vendors and service 
providers for condominium 
managers, condominium 
directors and condominium 
residents.  Condo Resource 
Guide is Toronto's #1 
source for the Condo 
Professionals you need.  
Access Condo Resource 
Guide at 
www.tocondonews.com/
condo-resource-guide/ . 

CONDO BOARDS & MANAGEMENT 

INDECISIVE BOARDS… CONTINUED FROM PAGE 22 

http://www.tocondonews.com/contact-us
http://www.tocondonews.com/contact-us
http://www.tocondonews.com/archives
http://www.tocondonews.com/archives
http://www.tocondonews.com/condo-resource-guide
http://www.tocondonews.com/condo-resource-guide


FEBRUARY 2022 

Page 24 

Recalling directors can be one of the most 
unpleasant situations for any condo community.  
Some become disillusioned with specific directors 
or an entire board and seek to terminate their 
terms prematurely.  Others are in complete 
disagreement pitting neighbour against neighbour. 
 
The process can be long, bloody and expensive.  
While some may feel justified in seeking to 
prematurely terminate the term for individual 
directors or the board, others may view this as an 
opportunity to pursue 
a personal vendetta 
or for personal gain.   
 
Everyone can end up 
being a loser as the 
impact of a recall can 
be greater than 
anyone had 
anticipated. 
 
The condominium 
community elects 
directors to serve on 
the board and 
manage affairs of the 
corporation.  When 
owners are 
dissatisfied with a 
board or individual 
directors they replace 
them through orderly 
elections or have 
them recalled before 

their term expires. 
 
Recalling directors is an extreme option that costs 
money, takes time and creates conflict.  Owners are 
forced to take a position on supporting current 
directors, their neighbours and friends, or ousting 
them.   
 
A recall is a personal rebuke to volunteer directors.  
 
 

RECALLING DIRECTORS 

CONDO BOARDS & MANAGEMENT 

CONTINUED PAGE 25 …. 
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New York State has taken a simpler and clearer 
approach to fighting COVID.  The state requires that 
masks be worn in all indoor public spaces including 
the common areas of co-ops and condominiums for 
any building that does not have a vaccination 
requirement.  This differs from Ontario measures 
that tend to remain silent about necessary 
measures in condominiums thus requiring condo 
boards to make decisions while being unclear of 
actual requirements. 
 
The New York State ruling defines "indoor public 
space" as any space that is not a private residence, 
including "indoor entertainment venues, concert 
halls, indoor sports stadiums, recreational spaces, 
restaurants, office buildings, shopping centers, 
grocery stores, pharmacies, houses of worship and 
common areas in residential buildings." 
 

Condominium 
corporations have the 
choice of screening 
everyone who enters 
the building for 
vaccinations and not 
requiring that a mask 
be worn, or requiring 

that a mask be worn.  For condo boards, the task of 
dealing with confusing regulations has been 
simplified.  There is no option of "mixing and 
matching" masks and vaccinations for those 
entering the building.  The rule applies equally to 
residents, staff, visitors and contractors. 
 
If proof of vaccination is required, 
anyone 12 years of age or older 
must be fully vaccinated before 
entering indoors. 

A CLEARER AND SIMPLER 
APPROACH TO FIGHTING COVID 

COVID EDUCATION & SOLUTIONS 

Owners, neighbours and friends are making a public 
accusation against someone who has volunteered 
their time to the community.  Individuals can be 
accused of activities for which they are not, and 
should not be, accountable.  Trivial matters get 
blown out of proportion.  Lies get circulated as 
truth.  Personal agendas take precedence over 
community interests.   
 
Finding better qualified individuals willing to give of 
their time, deal with the various distractions of 
condo management, and risk a similar fate as their 

predecessors can be a challenge. 
 
Regardless of the outcome of a recall vote, it can 
create a situation where the current board is 
unwilling to continue in an environment that 
discourages good 
people from giving of 
their time.  It can be a 
slippery slope where 
things get worse 
before any hope of 
improvement. 

RECALLING DIRECTORS… CONTINUED FROM PAGE 24 
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Special assessments arise when owners fail to 
adequately fund their reserve fund.  When repairs 
are necessary for major systems such as a roof or 
parking area in the near future, the assessment 
can be necessary to obtain needed funds in a 
timely manner. 
 
There are times when unit owners may have 
insurance to cover their share of a special 
assessment. 
 
Title insurance, if purchased when buying a condo, 
may provide coverage for a special assessment 
not disclosed in the Status Certificate.  This occurs 
when the corporation is aware that a special 
assessment might be assessed, or of 
circumstances that could result in a special 
assessment, and fail to disclose this information in 
the Status Certificate. 
 
Special assessment insurance is available to condo 
owners.  Its purpose is to cover an owner’s share 
of a special assessment to cover the uninsured 
portion of a covered loss.  These are atypical 
situations unrelated to regular maintenance.  The 
corporation may have purchased insurance to the 
maximum available coverage which is inadequate 
for necessary repairs.  Owners unaware of the risk 
or having chosen 
not to purchase 
special assessment 
insurance are 
obligated to pay 
their share of any 
special assessment. 

SPECIAL ASSESSMENT 
RISKS 

COMMUNITY 

With condo living, disputes with neighbours can be 
more easily handled.  A management office 
enforcing community rules can be a more effective 
approach than direct confrontation. 
 
Some assume the corporation should be involved 
in every dispute when this is not the case. 
 
The corporation is generally responsible for 
enforcement of governing documents.  Before 
expending financial resources and time dealing 
with a situation the board should be in agreement: 
 

1. Rules of the condominium corporation are 
being violated by an owner, resident or tenant 

2. The corporation is capable of reasonably 
proving its case 

 

When either of these conditions is unlikely a condo 
board may conclude the corporation should not 
become involved in a situation. 
 
A resident or owner can best support their case by 
documenting any alleged offense(s).  Providing 
documentation and agreeing to be a witness can 
help a board decide to get involved. 
 
Another option is to contact police at the time a 
situation occurs.  Excessive noise is a fairly 
common complaint for which municipalities may 
be able to enforce noise or other ordinances.  
Municipal officers may be capable of measuring 
noise volume.  Any police report that is prepared 
could be helpful to the condo board.  At the very 
least, police or a municipal officer may be able to 
serve as a third-party witness to what transpired. 

DEALING WITH 
NEIGHBOUR DISPUTES 
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The floor you choose needs to reflect your lifestyle 
to ensure home remains a place of comfort, 
relaxation and enjoyment.  In high-rise living your 
lifestyle should also recognize that one’s floor is 
another’s ceiling.  For high-traffic common areas 
chosen flooring should be designed to perform in 
commercial settings. 
 
Under-pads are an important part of all flooring.  
With carpeting, under-pads provide comfort and 
performance.  For hard-surface flooring specialized 
under-pads are necessary to provide sound 
insulation, protect the moisture barrier and extend 
the life of the floor.   
 
Increasingly, hard-surface flooring is preferable to 
carpeting in the home.  It offers greater diversity in 
terms of colour and tone.  Pests such as bed bugs 
are less likely to nest in flooring.  You can achieve 
virtually any desired colour, style and look.   
 
While hard-surface flooring is easier to keep 
clean it is not maintenance free.  All flooring 
will wear.  Choosing flooring with ultraviolet 
(UV) protection is advisable for areas exposed 
to the sun and without UV-blocking window 
coverings.  Flooring without protection can 
discolour, fade, change colour or delaminate 
when exposed to excessive sun. 
 
Historically solid wood flooring has been 
popular.  Maple is considered to be a harder 
surface more resistant to damage.  Red oak, a 
softer wood, is more durable in a household 
setting.  For resales, some claim that homes 

with wood floors sell faster and for more money.  If 
you intend on living in and enjoying your home it 
makes more sense to focus on your needs, interests 
and enjoyment. 
 
Engineered hardwood will soon replace solid wood 
as the flooring of choice.  It is better engineered and 
offers greater flexibility.  Most can be sanded and re
-stained however you desire.  There are numerous 
style options. 
 
Flooring is a major investment.  A design specialist 
can assist with identifying the best flooring for a 
location or purpose.  It is best to rely on a 
professional installer to ensure flooring is installed 
properly, retains the warranty and performs as 
expected.  Proper installation helps to avoid soft 
spots, squeaking floors and other post-installation 
problems. 

CHOOSING AND MAINTAINING 
CONDO FLOORING 

RENOVATIONS AND REPAIRS 
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The Ontario Fire 
Code requires the 
“owner” be 
responsible for fire 

safety on their property.  For a condo building this 
refers to the corporation.  Where residential 
occupancy exceeds ten, this includes preparing and 
implementing a fire safety plan for the building.  
The plan must be approved the Chief Fire Marshall 
and include: 
 

• Emergency procedures to be followed during a 
fire. 

• Appointing and organizing supervisory staff to 
handle fire safety duties.  Supervisory staff may 
include condominium manager, superintendent, 
security and cleaning staff. 

• Requirements for training supervisory staff and 
other designated individuals. 

• Fire drills for supervisory staff and residents. 

• Ensuring fire safety systems are tested and 
inspected in accordance with fire code 
requirements. 

 
Plans must be reviewed at least every 12 months 
and revised to reflect changes to staff, renovations 
or system changes.  Training documentation is to be 
retained for two years.  For buildings greater than 
three storeys or 4,000 square meters, supervisory 
staff must be on duty whenever the building is 
occupied. 
 
A building containing short-term rentals is 
considered a “hotel” according to the Fire Code.  
This entails additional requirements that include 

posting the approved fire safety plan and fire 
emergency procedures at designated locations 
throughout the building. 
 
Short-term renters, who may not be aware of fire 
safety procedures, can be a danger to residents 
should a fire emergency occur.  Any residential high-
rise building allowing short-term rentals takes on 
the added requirements in the Fire Code intended 
to ensure all building occupants know what to do 
should a fire emergency occur.   
 
Condo corporations with governing documents that 
permit short-term rentals, or which have short-term 
rentals operating in their building, and not in 
compliance with Ontario Fire Code emergency 
planning requirements are in violation of the 
Ontario Fire Code. The corporation and its directors 
could have penalties imposed on them for this 
failure. 

FIRE SAFETY REQUIREMENTS WHEN 
SHORT-TERM RENTALS ALLOWED 

SECURITY, SAFETY & FRAUD 
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Social media is part of our lives.  We rely on it to 
keep in touch and for information.  Yet it is the rare 
community that relies on it for sharing information.  
Smart choice! 
 
Social media has become, more than anything else, 
a platform for grievances.  Offering it as a platform 
for community communications can be harmful 
when misused by a disgruntled owner, resident or 
director. 
 

When people talk there 
can be misinformation.  
This is a reality we must 
accept and try to 
minimize.  Offering a 
vehicle to magnify the 
impact of 
misinformation is ill- 
advised. 

 
Giving residents an 
opportunity to say 
online what they 
wouldn’t or shouldn’t 
say in person creates a 
toxic environment.  
Things can get nasty 

rather fast as misinformation gets disseminated 
more quickly; frequently without knowing the 
source. 
 
Social media is effective as a marketing or sales tool 
which contributes to its popularity.  When used in 
this way the communicator is able to present 
information in ways that are incomplete or false 
while restricting opportunities for clarification or 
correction.  It becomes a one-directional 
communication vehicle easily misused. 
 
Communication technologies more effective for 
communities include e-mail, web sites for public 
information, condo management systems for public 
and private communications, telephone and posting 
of notices.   
 
Social media is where people turn to when they 
want to relax, have less serious conversations, or 
say something 
inappropriate or false 
while remaining 
anonymous.  Offering this 
as a formal form of 
communication within a 
community is unlikely to 
be beneficial. 

THE DARK SIDE OF 
SOCIAL MEDIA 

Giving residents an opportunity to say 
online what they wouldn’t or shouldn’t 

say in person creates a toxic environment 

COMMUNICATIONS 
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There has been much confusion about if 
condominium amenities should be closed or can 
remain open during the 
pandemic. 
 
Wording of current regulation 
applies to “Each person 
responsible for a business or 
place, or part of a business or 
place, that is required to be 
closed by Schedule 2”.  While 
“place” is not defined, legislation 
refers to an extensive list of 
businesses and places in 
Schedule 2 which excludes 
mention of condominiums or 
residential properties. 
 
The Ontario Ministry of Health is 
clear.  In a general email they 
recently stated that “condos are 
not subject to requirements for 
indoor sports and recreational 
fitness facilities outlined in O. Reg 
263/20.”  And that they “have the 
ability to implement restrictions 
on the use of their own gyms, 
pools or other amenities...” 
 
Both the regulation and 
statement by the Ontario 
Ministry of Health are clear.  Yet 
others disagree.   Condominium 
Authority of Ontario (CAO) has 

come out with an “interpretation” suggesting that 
condominium amenities must close and at least one 

condominium association has 
supported this.  Many condo 
lawyers disagree and are of the 
belief that the Ontario Ministry of 
Health lacks authority to interpret 
the regulation.   
 
The Ontario Ministry of Health 
remains the best source for 
understanding and protecting 
against COVID.  It is unfortunate 
that their message has at times 
been watered down by politics, 
ignorance and misinformation.  
One hopes the current regulation 
is based on their 
recommendations. 
 
Following the advice of the 
Ontario Ministry of Health 
remains the best way to decide 
what does and does not work for 
protecting against COVID.  While 
this advice may at times prove to 
be incorrect, it is nevertheless 
based on the best available 
information. 
 
The Ontario regulation regarding 
current closures can be found at 
https://www.ontario.ca/laws/
regulation/200263 . 

AMENITIES 
To Close or Open during COVID 

COVID EDUCATION & SOLUTIONS 

“condos are not 
subject to 

requirements for  
indoor sports and  

recreational  
fitness facilities 

outlined in  
O. Reg 263/20.”  

 
They “have the 

ability to  
implement  

restrictions on 
the use of their 

own gyms, pools 
or other  

amenities...” 

https://www.ontario.ca/laws/regulation/200263
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RENOVATIONS AND REPAIRS 

 
 
 
 
 
 

KITEC PLUMBING 
NOT DISCLOSED 

 
I purchased a condominium.  When reviewing the 
Status Certificate and documents I noticed a Kitec 
plumbing disclosure.  No mention of this was made 
in listing information, during conversation or on the 
Purchase and Sale Agreement.  What is Kitec, what 
does it mean and should I be concerned? 
 
S.G. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Response from Toronto Condo News 
 
You should be very concerned.  The seller may be 
attempting to make you responsible for this cost by 
hiding it in a disclosure and hoping you don’t notice 
or react to it. 
 
Kitec plumbing was used in condominium buildings 
built between 1995 and 2007.  It was popular as a 
corrosion-resistant alternative to copper pipes.  In 
2005 it was recalled because of premature failure 
and is no longer manufactured.  Buildings that have 
not yet replaced this plumbing are likely to have a 
plan for doing so in the near future.  Cost can range 
from $6,000 to $10,000 per unit; payable by the unit 
owner. 
 
The condominium corporation likely has a plan in 
place for replacement of Kitec plumbing.  The 
management office can apprise you of their plans 
and the cost per suite if replacements have 
commenced. 
 
After receiving the Status Certificate and other 
documents you have three options: 
 

 Terminate the sale agreement because of this 
disclosure 

 Proceed with the sale and accept the future cost 
of this repair 

 Negotiate with the seller to ensure they pay the 
cost of this repair work as they are currently 
obligated to do 

 
A real estate lawyer can advise you on the best way 
to address this situation. 
 
For more information see Kitec Plumbing Failures 
(https://tocondonews.com/archives/kitec-plumbing-
failures/) in the Condo Archives. 

https://tocondonews.com/archives/kitec-plumbing-failures


http://www.tocondonews.com/

