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FROM THE EDITOR ……. 
 
As 2022 comes to a close, now seems to be a good time 
for considering how to revive interest in the Annual 
General Meeting (AGM).  During the pandemic, 
popularity of virtual meetings among condo boards has 
at times conflicted with that of owners who have found 
the in-person AGM to be the only opportunity to hear 
from their condo boards and discuss concerns. 
 
Rebuilding Interest in the Annual General Meeting 
looks at how these meetings tend to be conducted and 
what it takes for them to become “must attend” events. 
 
For those considering or relatively new to 
condominium living, Introduction to Condo Living, 
page 2, offers an introduction to how condo living 
differs from other housing options in terms of purchase, rules of conduct, expenses, maintenance and 
accountability. 
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REBUILDING INTEREST 
IN THE ANNUAL 

GENERAL MEETING 
 
Each year, the Annual General Meeting (AGM) is when we elect 
directors to make decisions about how much we pay in condo 
fees and how this money is spent.  We expect these people to 
make decisions about how our community operates.  Despite the 
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For those new to home 
ownership or considering a 
transition to condo living, we 
offer a general introduction. 
 
Prior to purchasing a 
condominium, buyers receive a 
Status Certificate.  This 
comprehensive document 
provides a snapshot of the 
condominium corporation and 
suite including of governing 

documents explained below.  It summarizes the financial health of 
the building inclusive of reserve fund (used for major repairs and 
upgrades), known fee increases and litigation. 
 
There are some house rules.  Unlike a detached home, you don’t 
have the right to undertake any type of renovation.  Flooring should 
not cause undue noise to transfer beyond your unit.  Certain walls 
may be unmovable.  The exterior of your suite is not yours to 
renovate, decorate or utilize in any other way than as a passageway.  
There may be restrictions governing rentals.  When it comes to 
building maintenance, every owner is required to contribute a 
calculated amount to pay for maintenance, repairs and upgrades to 
areas beyond your suite.  The amount changes in accordance with an 
annual budget prepared by an elected board of directors and 
management.  These rules exist for the safety, comfort and security 
of all building residents.  Their intent is to maintain a comfortable 
coexistence. 
 
Home maintenance is easier and less expensive.  As a high-rise 
condo owner someone else maintains your roof, outer walls, 
windows, heating, cooling and water systems.  The condo fees you 
are mandated to pay is generally less than what it costs to maintain a 
detached home.  These fees are paid to maintain all common areas 
including hallways, elevators and amenities which may include an 
exercise room and other recreation or activity space. 

CONTINUED PAGE 4 ... 

INTRODUCTION TO CONDO LIVING 
A primer for new owners and those considering 
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CONDO EDUCATION 

To govern common areas, and protect the rights 
of all residents, directors are elected.  Together 
they form a board with authority to make decisions, 
establish fees and set rules.  These rules may 
impact on pets, noise, smoking, renovations, use of 
common areas and other aspects of daily life.  If you 
want a pet or enjoy smoking, best to seek out a 
community where these are allowed. 
 
A condo community is comprised of owners, 
management, and volunteer directors elected by 
owners.  Directors work together on the condo 
board. 
 
The condo board is responsible for general 
operations of the community on behalf of 
owners.  They make decisions regarding rules, 
maintenance and finances.  They have authority to 
enforce compliance 
including collection of fees.  
Authority is provided to 
them in legislation called the 
Condo Act (Ontario).  This 
legislation grants certain 
rights to boards and 
owners.  It stipulates when 
owners have the right to 
weigh in on certain 
decisions in the form of a 
vote and the level of 
support required.  
Governing documents 
specific to each building 
include the declaration, by-
laws and rules. 
 
The board will usually 
employ professional 
management to handle 
repairs, maintenance, 

collections, resident concerns and other daily 
management responsibilities.  Some boards may 
choose to self-manage. 
 
Some claim condo living is inferior, offers smaller 
spaces and reduced privacy.  Considering how many 
have embraced this lifestyle, these claims are 
unfounded.  While in-suite square footage may be 
less, every space is usable.  There are no unused 
basements, cold lower levels to be avoided in winter 
or hot upper levels to be avoided in summer.  
Privacy is unimpacted since your suite is private 
space inaccessible to others.  Common areas offer 
conveniences, luxuries and a level of social 
interaction not available with other forms of 
housing. 
 
Condo living is popular because it works so well. 

INTRODUCTION TO CONDO LIVING… CONTINUED FROM PAGE 3 
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ELECTIONS & MEETINGS 

importance of this, and having attended AGMs for 
more than ten years, I’m bored with them.  Worse, 
they have become a waste of my time. 
 
Year after year director-candidates fail to offer any 
vision of their priorities or what they hope to 
achieve.  They all claim experience, dependability or 
reliability, and ethics.  They focus on basics 
expected of any elected director making them no 
different than anyone else. 
 
Rebuilding interest in the AGM requires those in 
control to make these gatherings viewed as “must 
attend” events.  This can only be achieved after 
understanding why most choose not to attend. 
 
What takes place at the AGM 
 
Most AGMs follow a basic agenda. 

• Approval of auditors for the coming year. 

• Election of directors. 

• Auditor review typically limited to reiteration of 
information previously distributed. 

• During question period, questions are asked to 
which the most common responses are “let me 
look into it” or “we’ll get back to you” before it is 
forgotten and never responded to.  With virtual 
meetings it is now easier for questions to be met 
with silence once microphones are muted. 

 
While these basic tasks are necessary there is no 
need for them to take so much time or be so boring.  
The auditor can provide a graphic summary 
showing some insight into what appears on the 
financial statements.  There can be an overview of 
upcoming projects or graph showing where 
financial concerns lie along with a summary of plans 
for the coming year. 
 

Virtual Meetings 
 
Virtual meetings, despite their benefits, can be more 
boring and less engaging.  This year’s virtual 
meeting was a waste of two hours.  Candidates 
were uninspiring.  The auditor repeated the same 
“inspiring” speech and no insight to financials 
provided prior to the meeting.  The President 
presented a review of the past year and no hint of 
future plans, efforts or direction.  Overall, the AGM 
was clearly intended to fulfill compliance 
requirements rather than to inform, engage or 
educate. 
 
The virtual nature of this year’s meeting made it 
easier for board members and condominium 
manager to offer “non answers” to owner questions.  
Questions about excessive COVID restrictions to 
elevator and exercise room access were met with 
silence or “on the advice of legal counsel” which, if 
true, makes one wonder just how and why legal 
counsel should be involved in such a matter. 
 
One advantage of virtual meetings is that the level 
of community disinterest becomes clear.  For one 
community, last year’s attendance was estimated at 
about 60 people which looks good when a room 
gets filled.  At this year’s virtual meeting the 
displayed count of under 30 units represented 
about 14 percent of owners.  Presumably, quorum 
was achieved by proxies.  
 
Repercussions 
 
No wonder communities struggle to find candidates 
willing to serve on boards comprised of individuals 
with no vision or willingness to work towards 
improvement. 
 
In the 2020 US election, Joe Biden was elected 

REBUILDING INTEREST IN THE ANNUAL GENERAL MEETING… CONTINUED FROM PAGE 1 
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because he wasn’t Donald Trump.  Few had any idea 
of what he wanted to achieve nor did they care.  
This doesn’t bode well for his future re-election or 
that of his party.  In Canada we vote differently 
which doesn’t mean we make better decisions.  
Here people continue to vote for who promises to 
give them more in their pocket and less to someone 
else. 
 
Condo elections are different.  Owners directly pay 
for what they receive in benefits.  If those benefits 
don’t have value then our money is wasted.  In 
communities where most directors have no vision, 
and are unprepared to invest in their community, 
there exists a perpetual state of decline.  Amenities 
fail to be updated.  HVAC systems, water leaks and 
elevator breakdowns increase until repair or 
replacement is necessary.   
 
Interviewing Director-Candidates 
 
Directors should always be thinking about solving 
problems, reducing costs or enhancing our 
lifestyles.  That takes skill, discipline, perseverance 
and resolve.  These traits, despite their importance, 
make directors a target to those with a more selfish 
or short-term perspective.  It is simpler to say and 
do little so long as this approach is supported by 
those voting in condo elections. 
 
Director-candidates should be encouraged to 
identify their priorities and views on matters that 
are relevant to your community.  In 2019, Toronto 
Condo News offered interview questions for 
director-candidates which I have updated. 
 
Condo Finances 
Many director-candidates have developed opinions 
or beliefs without the benefit of fact.  Individuals 
who have not taken time to review and understand 
condo corporation financial documents are unlikely 

to be good directors. 

• How familiar are you with the condo 
corporation’s finances? 

• What is your opinion of the current budget? 

• What would you do differently? 

•  What is your opinion of the reserve fund? 

• Is the current contribution level for the reserve 
fund adequate? If not, why? 

•  What would be your priorities in the condo 
corporation’s budget? 

  
Be concerned about director-candidates unable to 
provide a good answer that suggests they have read 
and understood the financial documents.  These are 
not individuals you want managing hundreds of 
thousands, or millions, of dollars each year. 
  
Condo Rules and Policies 

• What is your opinion on current condo rules? 

• What condo rules or policies, if any, do you feel 
need to be changed? 

  
This is a good way to find out a candidate’s position 
on areas of concern which may include cleanliness, 
short-term rentals, pets, parking, noise or other 
issues important to you. 
  
Amenities 

• What is your view on amenities of the condo 
corporation? 

• Have the corporation’s recent responses to 
COVID been reasonable and appropriate? 

• What changes, if any, would you advocate? 
 
Author is a former condo director who has lived in 
four high-rise condo communities for more than ten 
years and attended every Annual General Meeting. 

ELECTIONS & MEETINGS 
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CHECK, INSPECT, RESPECT THE HALLS 
Holiday Celebrations 

The holiday season approaches once again – 
Christmas, Chanukah, Kwanzaa and New Year’s Eve, 
soon followed by Chinese New Year. 
 
Most holidays include some combination of lighting, 
candles, ornaments, trees, parties and other 
festivities.  Condo communities, home to people of 
different faiths, backgrounds and cultures, allow for 
these celebrations in the home and common areas. 
 
Allowances for holiday observances and 
decorations should be, and perceived to be, equal 
and fair.  Restrictions and prohibitions should relate 
to safety or other considerations independent of 
specific occasions.  While prohibiting all decorations 
may be allowed, prohibiting specific decorations is 
likely to be viewed as discriminatory. 
 
Allowances for holiday decorations can be tricky.  
Communities generally restrict how hallways, 
lobbies, elevators and other common areas should 
look through their rules.  Residents generally have 
no discretion in decorating these areas.  The board, 
or a group or committee working through them, 
may have authority to decorate a lobby or other 
area.   
 
Doors are part of common areas.  Where wreaths 
and other items are allowed on doors and window 
frames, these should be adhered in a way that will 
not puncture or damage the surface. 
 
Tips for establishing rules relating to decorations: 

• Dates – Specify start and end dates when 
decorations are allowed in common areas.  

Dates should be consistent for the holidays they 
represent.  

• Location - Rules should identify what areas can 
be decorated and, if necessary, which should not 
be decorated. 

• Type – Be specific as to what is allowed.  Rules 
which limit decorations to those that are 
‘tasteful’ and/or ‘appropriate’ rely on the 
judgement of residents and should be avoided.   

• Method - Specifying how decorations are to be 
affixed can help avoid damage to common 
areas. 

• Hard Restrictions – Specific restrictions should 
be limited and based on safety considerations.  
Some communities prohibit natural trees which 
can be a fire hazard in the home.  Improperly 
discarded, natural trees create a mess in 
common areas and can block a trash chute. 

COMMUNITY 
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The notion of what constitutes rich and poor is 
changing.  It is evident throughout Toronto and in 
our high-rise communities. 
 
It is no longer true that the rich get richer and 
the poor get poorer.  The proportion of the world’s 
population living in dire poverty is half of what it 
was 20 years ago.  Many more have joined what we 
call the middle class; no longer a life that is nasty, 
short and cruel.  Increasingly, this is a life once 
reserved for the wealthy. 
 
Today, just 10 percent of the world population lives 
in extreme poverty, greatly reduced from 90 
percent 200 years ago.  There is a growing 
prosperity and expansion of the middle class 
throughout the world.  For every one person 
escaping extreme poverty, there are five people 
entering the middle class. 
 
Many believe the opposite.  We have become 
locked in outdated views of rich and poor.  People 
refuse to believe that things are improving for 
hundreds of millions of people around the world.  
When asked what has happened to the proportion 
of the population living in extreme poverty over the 
past 20 years, fewer than 10 percent are aware that 
it has been reduced by 50 percent.   
 
Toronto, and our high-rise communities, have 
benefited from the increasing wealth of the middle 
class.  Its population continues to grow and high-
rise condominiums have become their 
accommodation of choice. 
 

Toronto’s “rich” are no longer considered a small, 
privileged minority who can afford whatever they 
desire.  They are often viewed as anyone who owns 
their home rather than rents.  They struggle to pay 
down mortgages of hundreds of thousands of 
dollars, and have substantial additional debt.  So 
many have chosen this as their lifestyle that they 
are the middle class and not the wealthy elite.  They, 
and most everyone, have access to clean water and 
good food.  Many choose to send their children to 
private schools.  More can afford to travel, purchase 
appliances and automobiles, and live a better life.  
As a society we all live longer, are more active, and 
better able to afford vacations or vacation homes.  
This is a far cry from poverty. 
 
Locally, high-rise condominium living has been part 
of the transition.  Our buildings are clean, safe and 
full of what would once be identified with luxury.  
This includes air conditioning and heating; plus, a 
range of amenities few could afford on their own.  
Fully equipped exercise rooms, swimming pool, 
relaxation and study spaces, gardens and private 
outdoor spaces are now readily accessible to a great 
many people. 
 
Many people still live in 
desperate and unacceptable 
conditions, and there is room 
for improvement.  However, 
their advocates fail to 
recognize our progress and 
current realities when they 
argue that property owners 
are rich. 

RICH VS. POOR 

CONDO EDUCATION 
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Automated vehicle access is one of many smart 
technologies designed to make life easier.  It offers 
convenience to those parking vehicles, enhanced 
security for the community and requires minimal 
effort for management. 
 
Automated vehicle access does not require use of a 
fob or contacting security to obtain access to a 
parking area.  It relies on automated license plate 
recognition (ALPR) which allows pre-approved 
resident and visitor vehicles to access parking 
facilities.  A camera reads the license plate at the 
garage entrance.  The camera is connected to 
software that matches the license plate number to 
those with approved access.  Resident vehicles are 
pre-authorized with a digital parking permit for 
repeat access.  Guests receive one-time or limited 
access with a limited use digital parking permit. 
 
When a vehicle approaches the camera its license 
plate is detected and read.  Gates or garage doors 
automatically open.  They remain closed and 
secure when an approaching vehicle does not have 
a digital parking permit.  The system detects 
tailgating vehicles and blacklists them from 
entering.  Features include the ability to blacklist 
specific vehicles and real-time parking data 
analytics. 

 
Systems can operate on the 
cloud, or on local computer 
systems integrating with 
condo management 
software or other internal 
resident records. 

AUTOMATED 
VEHICLE ACCESS 

SECURITY, SAFETY & FRAUD 

Toronto 
Pearson 
Airport has 
made things 
easier for 
those 
travelling with 
pets. 
 
There are ten 
designated 
areas where pets can relieve themselves.  Some are 
located in the terminal for connecting and 
departing passengers.  Three are outside on the 
curb.  Each area looks like grass with a fire hydrant, 
and includes doggy bags, scooper and waste 
container.  Relief areas have an in-ground flush 
system to keep the area clean.  Residue is removed 
from the area similar to washroom systems. 
 
San Diego was one of the first airports to recognize 
the need for pets to relieve themselves before, 
after or between flights.  This should help reduce 
cleaning costs on planes and in airports. 
 
Communities concerned about pets relieving 

themselves in 
common areas, 
parks and elevators 
may find this to be 
an economical 
partial solution 
where outdoor 
space is limited. 

PET TOILETS 
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There is an ongoing need for condominium 
managers and property management services.  
While most communities desire competent 
condominium management, fewer are clear on 
what this means or its cost. 
 
Price is a consideration.  Paying too little for condo 
management comes at a cost which can include 
inexperience, poor service and maintenance, bad 
advice, and higher costs elsewhere in the budget. 
 
When we talk of condominium management, this 
refers to some combination of condominium 
manager, administrative staff and back-office 
support.  Most communities employ a 
condominium manager who may operate on- or off-
site.  When more than one individual is required, 
lower-level administrators may be employed.  The 
term generally refers to a condominium manager-in
-training gaining experience while taking courses to 
obtain their license.  Administrators tend to deal 
with day-to-day operations while the manager takes 
care of larger issues.  Back-office operations cover a 
range of expertise and duties not handled by the 
manager. 
 
Entry-level condominium manager salaries start at 
about $37,000 based on a review of some job 
posting sites.  Experienced managers may earn 
double or triple this amount.  Average administrator 
salaries are estimated at $40,000. 
 
Accounting and overhead should be considered 
when evaluating the cost and need for qualified 
condominium management. 

Accounting 
Accounting is a time-intensive task encompassing 
the verification and recording of all financial 
transactions related to the corporation.  This 
includes monthly common element fees for each 
unit, invoices for maintenance, monthly contract 
payments, and much more.  For the typical 
community this amounts to thousands of 
transactions per month.  Once posted, transactions 
need to be reviewed to ensure financial statements 
are correct and timely.  Poor financial information 
leads to poor operational decisions, unnecessary 
spending and, potentially, fraud.  Financial stability 
of the community depends on how accounting is 
handled. 
 
Some communities handle their accounting 
internally.  Others rely on back-office support 
provided to the condominium manager through a 
property management company.  When handled as 
a back-office service, the provider is responsible for 
implementing processes, controls, policies, and  
 
 

HIRING CONDOMINIUM 
MANAGEMENT 

BUILDING MANAGEMENT 

CONTINUED PAGE 11 …. 
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There are no laws to ensure parking areas, private 
roadways, walkways or other spaces on a 
condominium corporation are entirely or sufficiently 
cleared of ice and snow. 
 
Overall responsibility for removal of snow and ice 
lies with the board for a condominium corporation.  
They choose to hire a snow removal contractor, 
direct the Condominium Manager to do so, or 
ensure building employees handle this task.  If the 
job is done poorly, the board is responsible for 
rectifying the situation.   
 
Contracts or employee responsibilities may specify 
when snow and ice is to be cleared and from which 
areas.  These standards should be sufficient to keep 
areas clear, accessible and safe most of the time.  

High-rise communities are expected to keep these 
areas in good working order.   
 
Insurance 
requirements may 
be imposed to 
minimize or prevent 
slip and falls, and 
other insurance 
claims.  Failure to 
meet these 
requirements may 
nullify insurance 
coverage and 
increase liability. 

CLEARING SNOW AND ICE 

BUILDING MANAGEMENT 

systems; and to provide an ongoing assessment of 
overall fiscal health.  They are expected to provide 
monthly and annual reports, along with training for 
the condominium manager to understand and 
interpret these reports.  For efficiency, accounting 
departments utilize a standardized accounting 
system and software across all their clients. 
 
Overhead 
This refers to the varied services provided by a 
property management company in support of a 
condominium manager and community. 
 
There is a cost for licensing, software, insurance, 
staffing or human resources, education, liability and 
other business expenses.  When condo boards seek 

information, they may request the expertise of their 
condominium manager who may have access to 
specialized expertise through their management 
company.  A condominium manager with access to 
expertise within their company offers more value 
and has more time available for other purposes.  
 
Higher overhead fees suggest the availability of 
more specialized help being available.  This reduces 
costs for consulting, legal or other services. 
 
Communities with an understanding of their 
requirements are better able to determine what 
services they desire thus helping to reduce the 
overall cost of management. 
 

HIRING CONDOMINIUM MANAGEMENT… CONTINUED FROM PAGE 10 
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Popularity of wall-to-wall broadloom, or carpeting, 
in the 1970s and 1980s offered the advantage of 
absorbing noise in high-rise homes helping to keep 
it from intruding on the lives of neighbours.  
Hardwood flooring, which is currently popular, does 
the opposite.  Television, banging, music and 
footsteps are more easily heard by others unless 
soundproof measures are taken. 
 
Noise complaints are one of the top concerns in 
high rise communities where 70 or more families 
can be living on top of you.  High-rise communities 
typically have a solid eight-inch concrete floor/
ceiling between units which more easily transmits 
sound than suspended ceilings which have room for 
sound absorption material. 
 
The Ontario Building Code 
recommends an Impact Insulation Class 
(IIC) rating of 55 for sound absorption 
beneath flooring.  When new flooring is 
installed, some condo boards have 
established higher minimum standards 
to ensure sound is not transmitted to 
other units.  Field Impact Insulation 
Class (FIIC) ratings present a more 
realistic measure of sound absorption 
not determined in a lab.   Meeting the 
standard requires that an 
underlayment be installed with flooring.  
A carpeted floor can have a FIIC rating 
of about 70. 
 
When flooring is to be replaced in a 
unit, approval of the condo board is 

required.  A renovation agreement ensures owners 
understand their obligations and sound absorption 
requirements beneath flooring.  Should problems 
arise from flooring not meeting required standards, 
terms of the agreement can be enforced at 
additional cost to the owner. 
 
When purchasing underlayment for sound 
absorption, be aware that some products are tested 
assuming dropped ceilings exist below.  These 
products may not be sufficient for high-rise 
buildings.  
 
Establishing minimum standards for sound 
absorption underneath any new flooring reduces 
the likelihood of noise complaints. 

SOUNDPROOFING 
CONDO FLOORING 

RENOVATIONS AND REPAIRS  

http://www.pacbuildinggroup.com/
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Your building has just finished a major renovation 
of common areas that includes lobby, mailroom, 
elevator lobby, hallways and wall coverings.  
Amenity spaces have been updated and enhanced. 
 
The goal is to modernize, improve lifestyle and 
increase value by building the community’s prestige.  
Yet nobody sees these changes unless they live in or 
visit the building.  That older building next door may 
not have done as good a job at their renovations.  
That newer building on the other side has smaller 
units.  Yet units in each sell for more. 
 
Condo boards in older buildings can take steps to 
be competitive with new construction and older 
neighbouring buildings.  They do so by asking and 
answering the question; Who are we?  The answer, 
as most developers understand, needs to be 
communicated and leads to branding. 
 
Branding offers a way for a community to identify 
itself.  It begins with a name such as The Berczy, 
Promenade Park, Atrium or The Vu.  Some create a 
name from their address such as 500 Avenue Road 
Condominiums.  A logo is created to promote a 
visible identity for the community when speaking to 
an audience.  Owners can get involved in creating 
the brand.  Have them suggest names or vote 
among those being considered. 
 
New buildings create a brand through its name, 
look and amenities.  This is an image appealing to 
purchasers.  When effective, branding attracts more 
buyers prepared to pay a higher price than to reside 
in other buildings.  Older buildings that have not 

sought to maintain their brand suffer when owners 
resell their units. 
 
Renovations play a role in branding of older 
buildings.  A community can identify themselves by 
the way a building looks inside and out inclusive of 
amenities, activities, programs and gardens. 
 
Branding is ineffective unless seen.  The idea is to 
create a window into the community that is 
controlled by the board.  A website is essential for 
communication and to provide buyers with an idea 
of what it is like to live in your community.  It should 
be designed to appeal to buyers by promoting the 
building’s neighbourhood, design, common areas, 
gardens and amenities.  Pictures and videos of 
common areas present the community at its best.  
Floor plans address the specific questions and 
interests of prospective buyers.  Providing this 
information in one easily accessible location serves 
to ensure the message is properly conveyed 
regardless of how 
individual sellers 
and agents 
operate. 
 
Branding is the 
best way to share 
with everyone 
just how great 
your community 
is for those lucky 
enough to reside 
there. 

BRANDING YOUR COMMUNITY 

COMMUNICATIONS 
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It is not ‘illegal’ for condominium directors to be 
compensated.  Financial compensation is not a 
common practice although there are good reasons 
to consider this. 
 
Paying any director, or owner, for services rendered 
to the corporation creates a potential conflict of 
interest requiring disclosure.  Directors should not 
be involved in discussions or votes that potentially 
impacts on their income.  
 
Benefits to paying one or more qualified directors 
to serve as an administrator working alongside the 
condominium manager are compelling.  It offers a 
way to address many of the challenges of 
condominium management and condominium 
living that often get ignored. 
 
Serving as an active condominium director is 
demanding, thankless and at times more time-
consuming than a full-time job.  Individuals are 
volunteers who can lack business and management 
experience.  Skilled individuals may be reluctant to 
take on this responsibility because of the time 
commitment and abuse from owners.  This explains 
why many condo boards lack qualified individuals 
and fail to be effective.   
 
Condominium managers are not stakeholders.  It is 
unreasonable to expect them to assume 
responsibilities inconsistent with their job 
description or which may negatively affect their 
compensation. 
 

Condominium corporations may be better managed 
by employing a qualified stakeholder to work 
alongside their condominium manager.  They can 
commit more time to their position, accept more 
responsibility, provide expertise missing from the 
board, and undertake tasks inappropriate for the 
condominium manager to assume. 
 
Financial compensation can improperly motivate 
individuals to serve as condominium directors.  
Compensation in the form of reduced condominium 
fees is to be discouraged.  No owner should be 
paying less than their proportional share of 
corporation expenses as stated in the declaration. 
 
Any compensation for corporation directors should 
be disclosed in financial statements. 

COMPENSATING 
CONDOMINIUM DIRECTORS 

CONDO BOARDS & MANAGEMENT 
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All corporations that generate revenue are required 
to collect and submit HST to Canada Revenue 
Agency.  Non-profit corporations, including 
condominium corporations, are not exempt. 
 
While monthly condo fees do not require that HST 
be collected and submitted, the same is not true 
about other sources of revenue which may come 
from commercial unit fees, guest suite rentals, user 
fees for parking or lockers, recreational amenity 
user or guest fees, or amounts charged for social 
programs.  There may be fees charged for 
placement of cell phone towers, or advertising in 
community newsletters or elevators. 
 
Condominium communities can benefit from the 
small supplier rule.  Generally speaking, any non-
profit organization, including condominium 
corporations,  that generates taxable total revenue 
under $50,000 per calendar quarter is not required 
to collect or submit HST.  Once this threshold is 

exceeded, a condominium corporation is required 
to register for the HST.  They must then charge the 
HST and make submissions to Canada Revenue 
Agency. 
 
Registering for the HST and qualifying as a small 
supplier provides a benefit to the community.  HST 
payments made to purchase certain items are 
credited against HST due.  Your community may 
host an annual barbecue where residents pay $25 
for food and drink inclusive of HST.  HST paid on 
food, supplies and other items purchased for this 
event qualify as a credit against 
what is due to Canada Revenue 
Agency. 
 
An accountant can best advise 
on which revenues require HST 
to be collected and paid, and 
how the small supplier rule can 
benefit your community. 

ALL CONDO CORPORATION 
REVENUES ARE TAXABLE 

FINANCIAL MANAGEMENT 

http://www.tocondonews.com/


DECEMBER 2022 

Page 16 

Communities and buildings described as resilient 
are those that adapt to changing circumstances.  
Ensuring our communities are resilient requires an 
understanding of strengths, weaknesses and 
obstacles to be overcome. 
 
Much like people, a well-designed building can 
withstand many threats including cold and hot 
weather, heavy snow, flooding, hurricanes, drought 
and pandemic.  It is designed to anticipate and 
adapt to changing circumstances and worst-case 

situations.  A door is designed to be resilient based 
on its expected use.  Glass, frame and hinges are 
designed to withstand heavy and prolonged use.   
 
In the context of high-rise condominium 
communities, resilience takes many forms. 
 
Financial Resilience 
Sufficient funds are necessary for ongoing 
operations including preventative maintenance and 
repairs.  A strong reserve fund is necessary to deal 

RESILIENT COMMUNITIES 

BUILDING MANAGEMENT 

CONTINUED PAGE 17 …. 
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with major capital requirements.  Additional funds 
are needed to pay for what is unexpected and 
unplanned. 
 
Lobby 

The lobby is the most heavily 
utilized area in a building.  
Residents retrieve their mail.  
Packages are delivered by 
various services to be picked 
up by residents.  Visitors, 
contractors and home care 
workers traverse the lobby 
from early morning until 

late in the evening.  A resilient lobby is equally 
designed for hot summer weather, moisture and 
cold. 
 
A resilient lobby includes two sets of doors to better 
control air flow and temperature.  Carpet and 
flooring are designed to draw snow, rain, salt and 
dirt from foot coverings so the lobby is safer and 
cleaner. 
 
A lobby filled with delivered packages waiting to be 
retrieved by residents is a mess, security risk and 
distraction.  Resilience may require secure package 
storage and systems. 
 
Visitors and residents congregating around the 
concierge desk is an impediment to smooth 
operations. 
 
Amenities 

A poorly utilized amenity is space 
that could be put to better use.  
Does the cost of maintaining the 
amenity justify its use?  One way to 
achieve resilience in amenities is to 

allow its use by many people at once and for 
multiple purposes.  Demands change throughout 
the day.  Seniors and families may have daytime 
interests that differ from young adults and 
teenagers in the evening.  That party room may also 
be able to serve as a reading lounge, work and 
study area, and card room. 
 
Pandemic or Health 
Windows that open, an efficient ventilation system, 
separation of individual areas in exercise and social 
space, virus-resistant surfaces, seating that is 
comfortable, and proper cleaning are all part of a 
resilient community.  

BUILDING MANAGEMENT 

RESILIENT COMMUNITIES… CONTINUED FROM PAGE 16 
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The condominium corporation was in trouble after 
years of poor board oversight.  There were no 
elections or financial reports.  Residents did 
whatever they wanted.  Nobody followed rules 
because there were none.  Water leaks proliferated 
because the developer did a poor job of 
waterproofing.  If a major disaster occurred, the 
corporation did not maintain sufficient insurance. 
 
Problems came to a head in 2015 after a newly 
elected director delved deeper.  There were 
numerous water leaks.  More than $350,000 was 
owed to vendors with only $15,000 in the bank.  
Half of all unit owners, including two directors, were 
not paying their condo fees and in arrears. 
 
It took six years to negotiate those debts down and 
pay them, build up financial reserves, collect arrears 
and start fixing up the building.  A $1.5 million loan 

was refinanced so that 
$700,000 could be pulled 
out to make repairs. 
 
The building culture was 
revamped.  Rules were 
implemented and 
enforced.  Some were 
upset they could no 
longer leave personal 
items in hallways or store 
items in the garage. 
 
Most are now happy to be 
living in an improved 
community. 

TURNAROUND STORY 
Recovering from Bad Management 

FINANCIAL MANAGEMENT 
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Your underground parking garage, the largest 
common area in most condominium corporations, 
is more than a parking area and literally holds up 
your building.  Hundreds walk through daily to 
reach their vehicle then again on their return.  Few 
consider their surroundings until problems arise. 
 
Maintained underground structures are safer, have 
fewer problems and lower maintenance costs. 
 
Bare concrete is slippery when wet.  An anti-slip 
coating on floors, stairs and ramps provides a more 
secure surface for walking and driving.  Some 
coatings protect against staining from oil, anti-
freeze and other liquids that may leak from vehicles 
thus making floors easier to clean and maintain. 
 
Good lighting is important.  Bright lights make it 
easier to spot moving vehicles.  Mirrors help drivers 
see around corners and avoid oncoming traffic.  
Brightly coloured lines reflect rather than absorb 
light making it easier to spot vehicles in motion. 
 
Ceilings, walls and pillars should be painted 
white with a black perimeter to improve visibility. 
 
Overhead pipes should be coated to prevent 
corrosion.  Plumbing, gas and water or sprinkler 
pipes should be differentiated by colour. 
 
Emergency exits should be painted green and 
clearly indicated by visible signage.  Directional 
arrows should indicate proper traffic flow and direct 
toward exits. 
 

Maintenance costs can be reduced by applying 
coatings that repel moisture that cause chipping 
and cracking of concrete, and rusting of rebar. 
 
Most underground parking maintenance and 
repairs require a temperature above five Celsius.  If 
maintenance is planned, cleaning is best 
undertaken after this work is complete to ensure 
debris is cleared away. 
 

• An anti-slip coating is more secure for walking 
and driving.  Some coatings protect against 
staining. 

• Bright lights make it easier to spot oncoming 
vehicles.  Mirrors help drivers see around 
corners and avoid oncoming traffic.   

• Coat overhead pipes to prevent corrosion. 

• Paint emergency exits green. 

COLOUR CODING FOR 
UNDERGROUND GARAGES 

RENOVATIONS AND REPAIRS 
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Nearly half of Canada’s population has a literacy 
problem with reading, writing or working with 
numbers.  Lack of literacy on condo boards cannot 
be corrected through director training or education. 
 
Literacy skills have declined due to the abundance 
of jobs that don’t require comprehension and 
information synthesis skills.  Statistics Canada, in 
2013, found that one in six adults were lacking basic 
skills in literacy tests.  Many were unable to 
complete basic tasks such as reading a news article, 
completing a job application or sending an e-mail.  
About half the adult population were unable to 
digest lengthier text and process the information 
accurately.  They were unable to disregard 
irrelevant or inappropriate content when making 
decisions. 
 
Those with the lowest 
literacy include new 
Canadians with a native 
language other than 
English or French, many 
born in Canada and 
speaking English or 
French, and many 
computer-literate able to 
hide their lack of literacy. 
 
Impact on Condominium 
Communities 
 
Low literacy makes it 
difficult to understand 
information needed to 

make informed decisions.  Owners are likelier to 
elect those less suitable among candidates for a 
condominium board.  They fail to read or 
understand annual financial statements and other 
documents provided to them. 
 
When elected as directors, illiterate individuals fail 
to make informed decisions because of an inability 
to understand financial statements, reserve fund 
studies, engineering documents and legal 
information provided to them.  It is unlikely they 
have read and understood their corporation’s 
declaration, by-laws and rules.  They are 
unprepared for board meetings requiring that they 
have read and understood material provided prior 
to discussion. 

ILLITERACY ON THE 
CONDO BOARD 

CONDO BOARDS & MANAGEMENT 
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Much has been written about the importance of 
service dogs.  Focus is usually on problems easily 
recognized such as a service dog serving as eyes for 
someone with limited or no vision.  This understates 
the versatility and importance of service dogs in 
aiding people with invisible wounds. 
 

Many of those who suffer 
from PTSD or ailments with 
related symptoms such as 
panic attacks, nightmares and 
even agoraphobia (fear of 
leaving home) may be helped 

by a properly trained service dog. 
 
Service dogs can be trained to observe changes in 
breathing and to smell perspiration.  They are 
trained to nuzzle and calm their owner. 
 
Service dogs can be trained to monitor if owners 
take medication on time, and to tug them by the 
sleeve if they have not done so. 
 
Individuals afflicted with autism benefit from 

“caring” for a dog trained to watch over them. 
 
People with Alzheimer’s can be afflicted with a near-
constant state of agitation.  For some, sitting on a 
couch and snuggling their dog calms them. 
 
Studies have shown that veterans matched with 
service dogs experience less depression and 
anxiety.  They have a greater feeling of satisfaction 
and a reduced feeling of isolation. 
 
Information in this article comes from the book Al 
Franken, Giant of the 
Senate.  Yes, former 
Saturday Night Live writer 
and comedian, and 
former United States 
Senator.  The first bill he 
sponsored was to fund a 
three-year Department of 
Veterans Affairs study to 
identify and measure 
benefits of service dogs 
to veterans. 

SERVICE DOGS 
AND INVISIBLE WOUNDS 

CONDO PETS 
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Many condo owners have 
come directly from rental units 
or the family home.  They tend 
to think and act like renters 
rather than homeowners. 
 
In the rental universe there is a 
landlord expected to deal with 
repairs, complaints and 
concerns.  When coming from 
a family home, there is a lack 
of awareness of homeowner 
obligations and costs. 
 
Condominium managers and 
building employees work for 
the board to maintain 
common areas.  None are a 
personal handyman for 
residents.  When not working 
for the corporation, some 
condo boards allow building 
employees to be hired by 
residents for in-suite tasks.  

This is a valued service to 
residents who would otherwise 
be required to employ a 
contractor less knowledgeable 
about their home.  It provides 
additional income to building 
employees willing to provide 
service during their off-duty 
hours. 
 
Best practices include 
management communicating 
and working with residents.  
Certain in-unit obligations such 
as duct cleaning, fan coil 
maintenance and pest control 
may be 
addressed by 
the 
corporation 
for the 
benefit of all. 

STOP THINKING 
LIKE A RENTER 

RENTALS & SALES 

In the rental universe there is a landlord 
expected to deal with repairs,            

complaints and concerns. 
 

Condominium managers and building 
employees are not are a personal 

handyman for residents. 
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The 2020/2021 Annual Report for the 
Condominium Management Regulatory 
Authority of Ontario (CMRAO) presents a 
summary of the condominium space in Toronto and 
Ontario. 
 
Number of Condominium Corporations 
 

• 12,100+ condominium corporations in Ontario. 
(Condominium Authority of Ontario) 

• 922,000 condominium units in Ontario. 
(Condominium Authority of Ontario) 

• 50 percent of new homes in Ontario are 
condominiums (Tarion).  Toronto numbers are 
dramatically higher since virtually no single-
family homes are being built. 

 
Number of Condominium Managers 
 

• There are 3,873 individuals with an active 
condominium manager license in Ontario.  Of 
this, 2,374 hold a General License and able to 
manage a condominium corporation without 
oversight.  Within Toronto, 1,368 individuals 
hold an active condominium manager license.  
These numbers have been on the rise for four 
consecutive years.  (CMRAO) 

 
Complaints against Condominium Management 
 

• There have been 973 complaints made to the 
CMRAO about condominium management 
during 2020/2021.  Substantial complains were 
made against 48 condominium managers and 

31 provider businesses. 

• Ten inspections were carried out based on 
serious allegations of misconduct by a 
condominium manager, all of which were 
related to unlicensed practice. 

• Two discipline decisions were made against 
condominium managers who failed to comply 
with their code of ethics. 

• Five licenses were revoked for reasons that 
include conflict of interest, unlicensed practice, 
competence, responsiveness, improper fund 
transfers and improper transfer of records.  
These actions can be found at https://cmrao.ca/
consumer-protection/discipline-and-appeals-
decisions. 

 
Click here to read the CMRAO 2020/2021 Annual 
Report. 

Source: CMRAO 2020/2021 Annual Report. 

CONDOMINIUM LIVING AND 
REGULATORY OVERSIGHT  

THE NUMBERS 

GOVERNANCE 

https://cmrao.ca/consumer-protection/discipline-and-appeals-decisions
https://cmrao.ca/consumer-protection/discipline-and-appeals-decisions
https://cmrao.ca/consumer-protection/discipline-and-appeals-decisions
https://cmrao.ca/wp-content/uploads/2021/11/AnnualReport2021.pdf?fbclid=IwAR2Fp7fMBD-snvtuiPFngD758J4QN04Vs4x1lY04ZNdQ0p4ovYG9111DLJQ
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Certain condominium corporation records are to be 
provided upon request.  The sloppy solution to 
addressing these requests is to avoid disclosure of 
information until a request is made.  This creates 
more work for condominium managers and 
directors than proactive availability of more 
commonly requested information. 

 
Minutes from board and committee meetings, 
newsletters, prior notices, budgets and audited 
financial statements are commonly requested.  
Some of this information may have been distributed 
at some point and not retained by owners.  Other 
information may not have been provided.  
Regardless, owners have a right to this information 
and it must be provided.  Making it available in an 
efficient and transparent manner serves the 

interests of all parties. 

 
Post this information on the corporation website or 
make it available in an electronic library typically 
provided as part of condo management software.  
This allows electronic access to the information by 
residents and owners at their convenience and at 
no cost.  Security features ensure access is limited 
to those with authorization. 
 
This approach helps make owners and residents 
aware of information they are entitled to access.  
There should be fewer “fishing expeditions” for 
information unavailable to them.   
 
Fewer records requests reduce the burden on 
management and directors.  More time can be 
focused on other matters. 
 
When there is a dispute over access to condo 
records, a dispute can be filed with the 
Condominium Authority Tribunal.  Certain fees 
apply and are payable upon filing.  Non-compliance 
with section 55 of the Condo Act is subject to a 
penalty of $5,000 payable to the individual who 
requested and was improperly denied access to 
records. 

SIMPLIFYING DELIVERY OF 
REQUESTS FOR RECORDS 

GOVERNANCE 

The sloppy solution to 
addressing information requests 

is to avoid disclosure of 
information until a request is 

made.   
 

This creates more work for 
condominium managers and 

directors than proactive 
availability of more commonly 

requested information. 

Making it available in an 
efficient and transparent 

manner serves the interests of 
all parties. 
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GUIDELINES 
REGARDING 

CONDO FRAUD 
AND KICKBACKS  

 
I require some guidelines regarding condo fraud 
and condo service kickbacks which I could not find 
on your website and I think there are systematic 
loopholes in this regard. 
 
A. K. 

 
 
 
 
 
 
 
 
 
 
 

 
 

Response from Toronto Condo News 

 
Condo fraud and kickbacks is a broad topic.   
 
It is not uncommon for accusations to be made 
without proof which leads to undesirable 
consequences.  Before making any accusation, be 
sure to obtain documentary proof. 
 
Toronto Condo News has covered these topics and 
information is available in the Condo Archives. 
 
Under Financial Management – Condo Fraud there 
are many articles which include:  

• What You Need to Know About Fraud Prevention 
in your Condo 

• Preventing, Recognizing and Dealing with Condo 
Fraud 

• Financial Record Keeping for Condo 
Corporations 

 
For information on Kickbacks, use the search bar on 
the Condo Archives’ main page at https://
tocondonews.com/archives/ .  Among the articles 
shown when using the keyword “kickbacks” is 
Fighting Back Against Kickbacks - https://
tocondonews.com/archives/fighting-back-against-
kickbacks/ . 
 
Should you suspect condo fraud or kickbacks and 
lack the financial expertise to review corporation 
records, a forensic auditor can assist. 
 
Good luck! 

https://tocondonews.com/archives-category/condo-fraud/
https://tocondonews.com/archives/what-you-need-to-know-about-fraud-prevention-in-your-condo/
https://tocondonews.com/archives/what-you-need-to-know-about-fraud-prevention-in-your-condo/
https://tocondonews.com/archives/preventing-recognizing-dealing-condo-fraud/
https://tocondonews.com/archives/preventing-recognizing-dealing-condo-fraud/
https://tocondonews.com/archives/financial-record-keeping-for-condo-corporations/
https://tocondonews.com/archives/financial-record-keeping-for-condo-corporations/
https://tocondonews.com/archives/
https://tocondonews.com/archives/
https://tocondonews.com/archives/
https://tocondonews.com/archives/fighting-back-against-kickbacks/
https://tocondonews.com/archives/fighting-back-against-kickbacks/
https://tocondonews.com/archives/fighting-back-against-kickbacks/
https://tocondonews.com/archives/fighting-back-against-kickbacks/
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