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FROM THE EDITOR ……. 
 
August is typically a quiet month for high-rise 
condominium communities.  Many go “up north” on 
vacation, travel or enjoy local activities with the family.  
Condo boards may cancel monthly meetings during the 
summer.  Social programming is reduced as people 
enjoy the outdoors.  For many, the “year” resumes in 
September as students return to school and 
community activities recommence. 
 
This month we look at how effective the Condominium 
Authority Tribunal (CAT) has been after its initial five 
years of operation.  We think you will be as surprised at 
our findings as we are. 
 
This year is unique in that high-rise communities must deal with a level of inflation most have never 
experienced.  While challenging for all communities, those that have failed to increase fees as costs 
have increased, or chose not to undertake preventative maintenance or repairs, will have greater 
challenges.  We look at this in greater detail next month.   
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EFFECTIVENESS OF THE  
CONDOMINIUM AUTHORITY TRIBUNAL 
 
As the Condominium Authority of Ontario (CAO) moves into its 
fifth year of operation, this is a good time to look more closely at 
the effectiveness of its Condominium Authority Tribunal (CAT). 
 
Condominium Authority of Ontario 
The Condominium Authority of Ontario is, according to its 
website, a “legislative authority created to improve condominium 
living in Ontario”.  Its mandate includes registration of all 
condominium corporations in Ontario and self-help resources.  
They oversee mandated online training for condo directors and 
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Noise.  Smoking or 
other odours.  Water 
leaks.  Personal 
disagreements.  
Renovations.  Always 
problematic, these and 
other issues became 
more troublesome 
during the pandemic 
when more people 
spent more time at home.  Problems don’t disappear as the 
pandemic subsides. 
 
Virtually every situation can be resolved faster and easier with better 
communication.  Conflict among neighbors, between residents and 
management, or between tenants and the board should all be 
addressed swiftly and diplomatically to keep a community 
functioning and livable.  The most common resident problems are 
odours, noise, water and renovations.  Failure to communicate, 
controlled by management and the board, is common.  
 
Odours 

A relatively simple problem to resolve, odour 
problems become more complex if allowed to 
turn into a dispute between neighbours.  
Problems range from a dislike of hallway 
smells from a neighbor’s cooking to those 
from pets, smoking and cannabis.  Hoarders 
create undesirable odours from their 
accumulation of stuff and lack of cleaning.  A 

solution typically requires the offending neighbour to take measures 
preventing odours from escaping their unit or changing their 
activities. 
 
Odours entering a unit may travel through a building’s ventilation 
system in which case building management should be looking into 
why this is happening.   
 

CONTINUED PAGE 4 ... 
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Noise 
Noise is harder to 
address.  Loud music or 
television, renovations, 
night partying, children 
and walking with shoes 
on hard floors are 

common complaints.  Some are more sensitive to 
noise than others, or the problem may be when the 
noise is occurring.  Acceptable noise during daytime 
hours differs from what is acceptable in the evening 
and throughout the night.  Noise acceptable to 
some may be unacceptable to others. 
 
Many noise problems can be resolved by speaking 
with the individual having the problem, then to 
those causing the problem.  Try to come up with a 
practical solution.  Noise from a unit can be 
restricted by use of carpets.  Many high-rise 
communities require that flooring include an 
underlayer of soundproof material. 
 
Water Leaks 

Damage, disruption and 
expense caused by water 
leaks cannot be 
understated.  While some 
are unavoidable and hard 
to detect, many are due to 

resident negligence.  A leaking toilet or dripping 
below a sink goes unaddressed.  During renovations 
or when installing appliances requiring water, lower 
quality flexible tubing is used.  Saving a few dollars 
today pales in comparison to the many thousands 
of dollars in damage caused to common areas and 
other units because of neglect. 
 
An annual plumbing audit to detect visible water 
leaks and risks is advisable to minimize avoidable 
water leaks and the damage they cause. 
 

Renovations 
Renovations are a constant 
source of concern.  Noise or 
dust can enter other units.  
Common area renovations 
including façade work, hallway 
upgrades, repairs to a 

building’s mechanical systems, or loss of utilities are 
disruptive to residents.  Failure to provide sufficient 
notice of in-suite or common area activities 
affecting other residents is a common complaint. 
 
Failure to Communicate 

Some boards are secretive.  
They may not want their 
decisions second-guessed by 
everyone in the building.  Others 
are simply disorganized or have 
no desire to be open and 
transparent.  Any problem or 
resident concern is magnified by 

secrecy and lack of transparency. 
 
Resolving Problems 

All communities should have 
a clear set of rules and 
regulations that are not 
overly burdensome.  This 
ensures that all residents 
understand what is 
expected of them so they 
can act in an appropriate 
manner, which reduces the 

number and extent of problems.   
 
Most problems occur when someone is unaware 
that a rule has been broken.   
 
Infractions can occur when some believe others are 
receiving preferential treatment.  Treating everyone 
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 equally, communication and rules enforcement are 
essential to a peaceful and enjoyable community. 
 
When problems do occur, communication is the 
first step in addressing any dispute.  All parties need 
to understand what the problem actually is.  Both 
parties should understand the options available for 
resolving a problem, and what is expected from 
each of them.  The best solution is one both parties 
are happy with after some level of compromise. 
 
Newsletters and periodic meetings update owners 
on what is going on in their community, and 
address issues in a transparent way.  These 
outreach efforts foster a sense of community and 
create an atmosphere where everyone works 
together to address issues in a rational and civilized 
manner.  Effectiveness of this approach depends on 
the board and management being transparent by 
providing as much information as possible, keeping 
everyone informed of decisions being made and 
reasons for these decisions. 
 
When to call the Lawyer 

 
Legal involvement 
is a last resort.  
When verbal and 
written 
communications 
fail to ensure rules 
are followed, or if 
someone’s safety or 
property is at risk, 

it’s time to reach out to the corporation’s lawyer.  
When a board member is confronted in the hallway 
by an angry resident, or the condominium manager 
is threatened, the easiest and safest solution is to 
inform that legal counsel is dealing with the matter.  
Legal counsel should then be informed of the 
situation. 

RESOLVING PROBLEMS WITH BETTER COMMUNICATION… CONTINUED FROM PAGE 4 
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manage the forms required to request or 
communicate information in condominium 
communities. 
 
Funded solely by fees paid by all condo owners that 
supports a staff of approximately 50 people, CAO 
administers the Condominium Authority Tribunal, 
described as “Canada’s first online tribunal, 
dedicated to helping owners and condominium 
corporations resolve condominium-related disputes 
conveniently, quickly, and affordably.”  CAO collects 
more than $8 million annually to fund its 
operations.  Of this, 2021 fiscal year expenses for 
the tribunal are $239,002.  
 
Condominium Authority Tribunal 
The Condominium Authority Tribunal is one of 
multiple bodies dealing with residential matters.   
 
Another such body, the Landlord and Tenant Board 
(LTB), has recently received exposure and ridicule 

for its practices.  They shut down for five months 
during the pandemic.  Tenants, landlords and 
paralegals are frustrated with their ineptitude and 
dysfunction.  Landlords and tenants suffer daily 
because of delays, cost, dysfunction and 
miscarriages of justice.  In the two years prior to 
covid, the LTB received approximately 80,000 
applications per year – more than 1,500 per week.  
Landlords seeking to end a tenancy or collect 
money owed accounted for 90 percent of 
applications.  That number dropped to about 48,000 
applications because of the five-month closure.  
Since reopening, they have been unable to reduce 
the backlog.  The remaining 10 percent of 
applications, filed by tenants, get heard within 
weeks. 
 
In British Columbia, the Civil Resolution Tribunal 
(CRT) is an online tribunal that handles between 120 
and 140 complaints weekly – over 5,000 
submissions annually.  Their Annual Report informs 

GOVERNANCE 

EFFECTIVENESS OF THE CONDOMINIUM AUTHORITY TRIBUNAL… CONTINUED FROM PAGE 1 

CONTINUED PAGE 8 …. 

Condominium Authority Tribunal Submissions 



AUGUST 2022 

Page 8 

of volume of cases heard and how they were 
resolved. 
 
CAT manages a much smaller caseload.  The most 
current information from the Condominium 
Authority Tribunal (2020/2021) is that they handle 
fewer than three cases per week – up from 26 cases 
accepted and four resolved in their first five months 
of operation, between one and two cases each 
week, in 2017/2018.   
 
Tribunal Submissions 
CAT operates in three stages.  Stage 1 is negotiation.  
Stage 2 is mediation.  Stage 3 is a tribunal decision.    
Fees paid by users of the Condominium Authority 
Tribunal do not exceed $200 per case. 
 
Condominium owners can choose to represent 
themselves or can elect to have a representative.  
Condominium corporations must select a 
representative such as a board director, 
condominium manager, lawyer or paralegal. 
 

Time to Resolution 

 
CAT applications can expect to spend a total 
average of 170 days in the CAT system inclusive of 
all three stages, plus an additional 20 days until a 
decision is released.  Since some cases are resolved 
in Stages 1 and 2, the average expected duration of 
a CAT case is approximately 121 days. 
 

Condominium Authority of Ontario states that 
“approximately two thirds of all cases submitted to 
the CAT are resolved through negotiation or 
mediation in Stages 1 and 2.”  In 2020-21, 66 
percent of the cases closed without requiring 
adjudication.  This means there was some 
agreement between parties without requiring the 
tribunal to force a decision. 
 
A Word about Data 
It has become common practice for technology 
companies to create ways suggesting growth or 
success in the absence of solid data.  A business 
without sales or customers will point to pageviews 
or site visits to promote the perception of growth or 
success.  It appears Condominium Authority of 
Ontario has embraced this philosophy.  Toronto 
Condo News requested data from CAO.  The CAO 
reports pageviews and site visitations when solid 
data is readily available to them.  We can only 
presume that the absence of solid data is because 
there has been no improvement.   
 
Tables included with this article, from the CAO 
Annual Report, are of limited value without access 
to the number of applications received and how 
they were resolved.  A Freedom of Information 
request has been filed in an effort to obtain further 
details. 
 
In Conclusion 
While the need for an effective Condominium 
Authority Tribunal is undisputed, it is a travesty and 
shameful about the lack of transparency in 
comparison to similar operations.  In the absence of 
this data, we consider it reasonable to assume the 
volume of cases handled by CAT remains 
embarrassingly low and in need of explanation by 
CAO.  So long as a veil of secrecy is maintained by 
the CAO, we can never know just how good or poor 
a job they are doing. 

GOVERNANCE 

 Approximate length to resolution 

Stage 1 
Negotiation 

48 days to final resolution 

Stage 2 
Mediation 

88 days to final resolution 

Stage 3  
Tribunal 

170 days to final resolution with a 
decision released about 30 days later 

EFFECTIVENESS OF THE CONDOMINIUM AUTHORITY TRIBUNAL… CONTINUED FROM PAGE 7 
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Every community has rules for disposal of trash, 
otherwise known as waste management.  Smaller 
items in the trash chute.  Everything bagged.  Boxes 
broken down.  Larger items taken to a central area.  
Separate locations for waste, recycling and organics.  
Furniture and larger items have their own location, 
rules and possibly additional fees.   
 
Letters and notices intended to “educate” residents 
on proper waste management practices go unread 
or ignored. 
 
Trash is, and always will be, an ongoing challenge 
for high-rise communities.  Every resident is a 
consumer who creates waste – lots of waste – in 
many forms.  Residents want to dispose of their 
waste as quickly as possible in the trash chute or 
dumpster.  Once disposed of, it “disappears” or 
more precisely becomes “someone else’s” problem.  
Few want to take time to transport it further than 
necessary, sort it, or undertake inconvenient cost 
and conservation measures. 
 
Communities work hard at ensuring waste is 
properly disposed of knowing that the flow never 
stops and volumes grow.  Better communication to 
residents is an important starting point. 
 
Recycling is good for the environment and the 
pocketbook.  Recycled items cost less to be picked 
up – often free by the municipality so long as 
residents adhere to sorting requirements. 
 
Surveillance cameras monitoring waste areas can 
identify trash rule offenders who can then be 

notified in writing or charged for additional costs of 
their actions. 
 
Technology plays a role at controlling waste 
management costs.  Waste systems requiring repair 
or service are addressed faster and are out of 
commission for less time when technology is used 
to detect and diagnose problems rather than 
requiring a service call.  Underground storage 
systems keep waste hidden until collected without 
taking up valuable above-ground space, smelling or 
attracting vermin.  Waste bin sensors will 
automatically call when retrieval is required.   
 
Waste will always be with us.  A community with 
waste problems invites vermin, rodents and disease 
to their community.  Finding ways to streamline 
waste management makes our homes safer, 
healthier and more enjoyable.  It helps reduce costs 
and allows management to focus their time 
elsewhere. 

TRASH PLAGUE 

WASTE & RECYCLING 
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Electronic voting is encouraged for electing 
directors at annual general meetings.  Its value 
extends to any situation requiring an owner vote. 
 
Consider the hypothetical although common 
situation of voting to revise or update a condo 
declaration or bylaw.  The Condo Act requires at 
least 80 percent approval from owners to pass.  
With many owners not residing in a building, others 
travelling and many just too busy, obtaining 80 
percent approval is a challenge. 
 
The traditional approach includes three stages: 
1. The Board meeting and proposing an 

amendment or new bylaw. 
2. Information sessions and 

material for explaining to 
owners, answering 
questions and obtaining 
owner input. 

3. Scheduling a meeting during 
which a vote is taken.  Votes 
are manually tabulated and 
recorded.  Insufficient owner 
attendance can force a vote 
meeting to be rescheduled 
numerous times with an 
uncertain outcome. 

 
Electronic voting simplifies this 
last step while often increasing 
participation rates.  There is 
never a need to scrutinize 
ballots for validity or to maintain 
integrity of the voting process. 

The process is simplified, saves time and virtually 
eliminates the need to reschedule a vote due to lack 
of participation. 
 
Electronic forms are sent to owners who vote online 
at their convenience over a period of days or weeks.  
Physical location and timing is irrelevant.  Results 
are monitored in real time.  Once 80 percent of 
owners vote in approval, the corporation’s lawyer 
makes the change official.  If the threshold is not 
achieved the change is not implemented. 
 
The process is simplified, takes less management 
and director time, reduces costs and is efficient. 

ELECTRONIC VOTING IN ACTION 

ELECTIONS & MEETINGS  

http://www.condovoter.com/
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Failing to read documents prior to affixing a 
signature is a dangerous practice. 
 
It is common for vendors to be paid by cheque.  
Cheques are often prepared in advance then 
provided to a condominium manager or director for 
signing.  Signing cheques without verifying invoice 
amounts and authenticity allows for fraud as well as 
innocent mistakes.  Once payment has been made, 
it is likely errors will never be noticed or corrected.  
Far better to review each invoice before signing 
cheques. 
 
When it comes to dollars, double and triple check 
before affixing a signature to any document.  Failure 
to do so is embarrassing and expensive.  One condo 
corporation attempted to sue a builder for $60 
billion dollars.  This typo was missed by lawyers, 
condominium management and directors.  In 
another situation an auditor presented the 
corporation with an audited financial report that 
was qualified – meaning concern about information 
provided to the auditor – that the board presented 
to owners as unqualified. 
 
Through the course of a year many corporation 
documents are signed by one or more directors.  
That signature means the information in a 
document is correct.  Without reading and 
understanding a document, signatories can be 

providing false, misleading or incorrect information.  
Signatories or the corporation may be held 
responsible for damages or financial losses incurred 
by those acting on this information  
 
While owners don’t sign corporation documents, the 
importance of reading is equally crucial.  Failure to 
read and comprehend numbers is the only 
explanation for directors that get away with 
reporting a strong reserve fund and corporation 
without acknowledging recent annual deficits or 
insufficient funds to pay for upcoming major 
repairs. 

READ PRIOR TO SIGNING 
DOCUMENTS 

CONDO BOARDS & MANAGEMENT 

Failing to read documents prior to affixing a 
signature is a dangerous practice 
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Everyone likes “free”.  What they really mean is they 
like it better when someone else pays! 
 
Businesses promote “free” for the promise of 
greater revenues.  Presumably those taking 
advantage of “free” will purchase other items at the 
time or revisit an establishment in the future.  A free 
slice of pizza or drink will 
certainly increase business.  
Another version of “free” for 
those with higher cost products 
and services is to offer a 
significant dollar or percentage 
discount  
 
We all like our “free” e-mail, 
Facebook, Twitter, LinkedIn and 
Google.  All are private 
businesses that demand 
profitability.  We allow them to 
access and sell our posts, 
communications and search 
habits to others in return for 
our “free” access. 
 
In condominium communities 
“free” takes a different form.  There is constant 
pressure to lower condo fees which is quite easy.  
Close down one elevator, turn off electricity for one 
week each month, ignore that leak through the roof 
or wall, or avoid updating amenities.  All are 
guaranteed to lower condo fees for a time yet few 
will be satisfied with the result. 
 
There is unlimited demand for “free”.  For 

businesses “free” becomes a cost of doing business.  
For condominium communities “free” creates 
problems that degrade our lifestyle and add to our 
overall costs. 
 
Successful businesses do not give away their 
products.  McDonalds may reduce prices on select 

items, sometimes through 
couponing, but does not simply 
give away their product.  
Starbucks rarely discounts.  
Likewise, condominium 
communities should avoid the 
alure of “free”.  It doesn’t exist. 
 
Next time a resident or director 
talks about lower fees demand 
specifics.  How do they plan to 
achieve this goal?   
 
Few of those who promise “free” 
are prepared to admit they have 
a different agenda. 

THE COST OF FREE 
“There is an unlimited demand for ‘free’” 

FINANCIAL MANAGEMENT 

“There is an 
unlimited 

demand for 
‘free’” 
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The typical residential building dedicates nearly two-
thirds of its energy consumption to providing heat 
and hot water.  High-rise buildings remain 
dependent on inefficient steam heating systems 
which rely on gas. 
 
Eliminating carbon emissions improves comfort, 
health and quality of life.  Studies show that 
negative impacts from burning gas include reduced 
air quality and higher rates of asthma in children.  
Pollutants, which include carbon monoxide and 
nitrogen dioxide, 
have known 
negative impacts on 
cardiovascular and 
respiratory health.  
Studies have found 
that children in 
homes with gas 
stoves have a 42 
percent increased 
risk of asthma 
symptoms and 32 
percent higher risk 
of lifetime asthma. 
 
New York Housing 
Authority (NYHA), 
which provides 
housing for nearly 
400,000 residents, is 
trying to improve 
health while 
reducing 
greenhouse 

emissions.  Their plan is to fully electrify their 
buildings by 2050 while moving away from fossil-
fuel heavy systems to little-to-no-carbon electricity. 
 
Making our high-rise 
homes more energy 
efficient and fossil fuel 
free creates a more 
comfortable and 
sustainable lifestyle. 

DECARBONIZING OUR  
HIGH-RISE BUILDINGS 

BUILDING MANAGEMENT 
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Midway through the pandemic, Phil Soper of Royal 
LePage observed that “People are focused on the 
three Ps of the pandemic; puppies, Peloton and 
property.” 
 
Few were equally observant. 

 

 
Puppies 
People craving pet 
companionship was 
unprecedented.  
Working from home 
meant isolation, and 
more disposable income 
to spend on a 
companion.  Puppies 
were selling for $3,500 
each through much of 
2021, with more exotic 
breeds selling for $6,000. 

By mid-2022, there was a glut of dogs and prices 
dropped to $800.  Humane societies are now 
inundated with adult dogs. 
 
High-rise communities struggle with more dogs  
 
 

PUPPIES, PELOTON AND 
PROPERTY 

COVID EDUCATION & SOLUTIONS 

“People are focused on the three Ps of the  
pandemic; puppies, Peloton and property” 

CONTINUED PAGE 15 …. 
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than ever before with many owners failing to 
properly care for them.  More waste.  More  
damaged grass, furniture and carpeting.  More 
complaints about dogs barking, urinating in 
elevators and scaring residents. 
 
Peloton 

Communities closed down exercise rooms to deter 
residents from exercising and congregating.  They 
purchased Peloton bikes and other exercise 
equipment.  More residents complained about 
excessive noise.  Now, people have tired of 
exercising in isolation and are returning to their 
high-rise exercise rooms.  Workplaces have 
reopened along with sports leagues, gyms and 
pools.  Used Peloton bikes can now be found on 
Kijiji.  Many of these items are appearing in trash 
rooms for disposal. 
 

Property 
 
 
 
 
 
 
 
 
 

The value of high-rise and other homes took off 
during the pandemic.  Now they are reverting back 
to levels that are more affordable.  Higher mortgage 
rates, which make it harder for people to afford a 
home, are reducing prices further.  Nobody knows 
how low home prices will drop as the market resets 
to a level where sustainable supply and demand 
coexist. 
 
High-rise communities have had no choice but to 
adapt to these trends.  More pets and units with 
exercise equipment have created ongoing 
challenges to building management.  Higher 
mortgages mean owners have less disposable 
income to pay higher monthly condo fees arising 
from our pandemic-induced choices. 

COVID EDUCATION & SOLUTIONS 

PUPPIES, PELOTON AND PROPERTY… CONTINUED FROM PAGE 14 
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Legal Requirements –  Required by Law 
√ License granted by the Ministry of Community 

Safety and Correction Services (MCSC) 
√ Liability insurance of at least $2 million 
 

General Requirements – Not Required by Law 
√ Are guards licensed 
√ Do guards have a valid first-aid certification 
 
Professionalism and General Skill Requirements 
√ Show up for scheduled shifts 
√ Wear proper uniforms and have them tucked in 
√ Avoid or minimize socialization when on duty 
√ Training in de-escalation for dealing with 

potentially volatile situations 
√ Communicate with residents, guests and 

contractors without use of profanity 
 
Specialized Services and/or Equipment 
√ Where valet parking is required, is the security 

service insured for this service 
√ Where batons, handcuffs or other defensive 

equipment are required, is the security service 
insured 

√ Where parking enforcement is required, a 
municipal license for issuing parking tickets may 
be necessary.  If so, does the security service 
possess the necessary municipal license. 

GETTING WHAT YOU EXPECT 
FROM CONDO SECURITY 

Condo Security Services Checklist (2022) 

SECURITY, SAFETY & FRAUD 

In the beginning, a concierge/security service works hard to impress a 
new client.  Only with the passage of time does it become clear if the 
vetting process was inadequate.  Questions may not have been asked 
and requirements not clearly stated.  Inadequate supervisory direction, 
insufficient training and lack of certain skills are where problems may be 
noted.   
 
Document requirements and expectations, and make them part of any 
signed contract.  This helps ensure your security personnel are trained 
and monitored to deal with the range of duties, interactions and 
responsibilities specific to your community. 
 
Maintain a checklist of considerations to help determine if concierge/
security services you receive or seek are right for your community.  Once 
your list is complete, make it part of any signed contract.  Periodically 
refer to your list to ensure the company you employ is meeting 
expectations. 
 
 We’ve updated our checklist from 2016. 

CONTINUED PAGE 17 …. 
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Post Orders or Standard Operating Procedures 
This is information an on-site security guard 
requires to do their work.  It includes site specific 
instructions for carrying out daily activities, 
emergency procedures and duties with regard to 
contractors.  This document should be specific to 
your condo corporation and sufficiently concise that 
it is easily reviewed.  It is not a generic document 
applicable to other sites. 
 
Document contents should include: 

√ Duties while at a desk 
√ Reporting of incidents and other matters 
√ Patrol routes, frequency and specific tasks for 

each shift.  Building patrols more commonly 
occur in evening hours when there are fewer 
calls, tasks, guests and residents to service. 

√ Emergency contacts inclusive of condominium 
management, elevator support, HVAC systems 
and electricity outages 

√ Fire alarm monitoring instructions including site 
id and password 

√ List of amenities, mechanical rooms, emergency 
equipment and location of each 

√ Location of amenities and rules for booking or 
access 

√ Parking policy and enforcement of parking rules 
√ Policy regarding access for real estate agents 

and allowable location(s) for lock boxes 
√ Parcel policy for receipt of packages – including 

signature and notification policies, storage and 
accessibility by residents 

√ Keys in possession of or under the control of 
security 

√ Contractor Policy – Which keys, if any, can be 
provided and to whom 

√ List of contractors authorized to access premises 
√ Master Key Policy – Under what circumstances 

can security open a suite door for an owner or 
resident and required documentation 

√ Lost and Found Policy 

√ Fire Alarm Procedures 
√ Instructions for use of security systems including 

display monitors and fob access 
√ Fire Panel procedures and use of equipment 
√ Explanation of other responsibilities and, if 

appropriate, timing 
 
Staffing and Training Considerations 
√ What site training is provided before working at 

your site 
√ Site specific training including site tour and 

review of expectations 
√ First-aid training and emergency response 
√ Dealing respectfully with elderly and those with 

mental illness 
√ Training checklist for your corporation with each 

guard required to initial each item to confirm 
they have been trained and understand their 
training 

√ Ongoing or periodic follow up by a security 
manager 

√ Qualified replacement staff to fill in during 
vacations, illness or other staffing situations 

SECURITY, SAFETY & FRAUD 

GETTING WHAT YOU EXPECT FROM CONDO SECURITY… CONTINUED FROM PAGE 16 
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Some communities operate under the belief 
budgets should be created to avoid condo fee 
increases.  While consistently maintaining the same 
level of condo fees is a great platform for director-
candidates to campaign on, adhering to this is 
detrimental.  
 
In condo living the only certain things are death, 
taxes and higher condo fees.  Even when inflation is 
low and costs are stable, it is reasonable to expect 
condo fee increases reflective of future costs. 

 
The cost of everything associated with building 
maintenance and community management is 
always on the rise.  From insurance to management 
fees, utilities and building maintenance, expenses 
rise to pay for people, product and services.  
Reserve funds rely on projections of expenses 
extending more than a decade into the future.  
Lapses in fee increases can have more severe 
consequences.  Failure to maintain reasonable 
annual increases can be met with a dramatic and 
unpopular increase or special assessment when 
unanticipated expenses occur – and the nature of 
budgeting is such that they will nearly always occur.  
The alternative, increasing problems and damages 
arising from any failure to fund necessary work, is 
less desirable. 
 

The board has a fiduciary responsibility to ensure 
the condominium corporation remains solvent.  A 
fiscally well-managed corporation is not one that 
artificially keeps fees low by failing to maintain its 
buildings and systems.  It is one that is realistic and 
tries to keep up with increased operating costs and 
inflation. 
 
At the very least, annual increases should be at the 
current rate of inflation.  Even when expenses are 
down for a year or two, nominal increases protect 
against more drastic, sudden increases resulting 
from past decisions not to increase fees.  Stable and 
consistent increases are more palatable for owners 
while possibly increasing resale values by 
presenting a stable financial profile to prospective 
buyers. 
 
Considering current inflation and cost increases, 
condo fees are anticipated to increase by at least 
eight percent for 2022.  

NO INCREASE CONDO BUDGET 

FINANCIAL MANAGEMENT 

Considering current inflation and 
cost increases, condo fees are  

anticipated to increase by at least 
eight percent for 2022 
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Condo fees are withheld for many reasons.  Some 
may not be aware they owe money.  Perhaps 
management’s contact information is outdated.  
Late fees may have been ignored or not 
communicated.  Owners may choose not to pay 
because they feel the corporation is not doing what 
they should, or are in a dispute of some sort with 
the corporation. 
 
Financial difficulty may be the most common reason 
for falling into arrears and the most difficult to fix. 
Someone who has lost their job or run out of 
money has limited options.  An individual hoping to 
rent out their unit may be unable to find paying 
tenants or forced to collect less in rent than what 
they pay for a mortgage. Their choice to not pay 
condo fees may be an attempt to conserve cash. 
 
High-end communities are not immune.  
Professional athletes, unable to access their unit 
because of pandemic border restrictions, likely felt 
justified in withholding fees.   
 
Regardless of the reason, withholding or not paying 
condo fees is not legal. 
 
Condo living is based on individuals, acting together, 
being responsible for managing their shared home.  
There are many benefits to this approach.  The flip 
side of this arrangement is that when one or more 
owners fail to make their payments, funds have to 
be made up by the collective.  In a larger building a 
few nonpayers may be manageable.  In a small 
building even one nonpayer can be devastating to 
the group. 
 

Condo fee arrears are a building-wide problem.  
Every nonpayer means others must pay more.  No 
condo board or manager has authority to obligate 
owners to subsidize others.  Collecting what is owed 
is an obligation of every condo director. 
 
What do you do? 
 
Prompt collection of 
outstanding fees can reduce 
– or eliminate – the overall 
loss to the corporation.  
Condo boards and 
management are expected 
to initiate collection 
proceedings to avoid 
financial losses.  If an 
exception is made for one 
owner, all are entitled to the same arrangement.  
Too many “exceptions” places a corporation in the 
unmanageable position of helping owners but 
failing to maintain the corporation due to lack of 
 
 

FIXING FEE AREARS 

FINANCIAL MANAGEMENT 

CONTINUED PAGE 21 …. 
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Recently a newspaper journalist lamented about 
how his newspaper is only read by those over 50. 
 
Ten years ago, Toronto Condo News began during 
a time when newspapers and magazines were on 
the decline.  Many have since closed up or are much 
smaller.  Toronto Condo News continues to grow. 
 
Magazines and newspapers provide a way to filter 
through noise and focus on what matters.  A 
journalist who takes the time to research and write 
about a topic provides greater value than someone 
spouting an opinion or selling product.  The 
journalist is more likely to present a balanced 
perspective and less likely to omit relevant 
information to make their position appear stronger.  
Toronto Condo News continues to believe in the 
importance of this approach.  Nearly all published 
articles are written internally.  We reach out to 
experts for their perspective and weave their 

insights into our articles. 
 
Many prefer a magazine for obtaining information.  
The electronic format reaches more people than 
print, and can more easily be distributed to others 
in their community - condominium manager, 
directors and residents.  Some prefer reading 
individual articles rather than a full magazine.  
Toronto Condo News’ articles, once published in 
the magazine, are posted individually and indexed 
on the internet so they are easily found.  For those 
who require assistance dealing with a matter, we 
provide easy access to high-rise vendors and service 
providers in Condo Resource Guide at the bottom 
of each article. 
 
Electronic devices range from a smartphone to a 
desktop computer or oversize monitor displayed in 
a lobby or meeting room.  We’ve taken steps to 
ensure our content is accessible and displays 

TEN YEARS LATER – CONDO 
INFORMATION AND RESOURCES  

CONDO EDUCATION 

funds.  Preferential treatment or favouritism to 
some owners is not a viable option. 
 
Direct communication is an inexpensive first step.   
Find out if payment has been lost in the mail, or 
notice of payment due was not received.  Vacation 
or hospitalization may explain nonpayment.  A 
mutually agreeable payment plan may offer an easy 
solution. 
 

For any owner not responding to inquiries, and 
those who have no funds to make payment, the 
condo lien process offers a way to protect owners 
from being responsible for someone’s inability or 
unwillingness to pay.  Delays in proceeding increase 
the likelihood that collection in full will not occur. 
 
If you own a condominium, consequences are 
severe for those unable or unwilling to pay their 
fees.  You can lose your home. 

FIXING FEE AREARS… CONTINUED FROM PAGE 20 

CONTINUED PAGE 22 …. 
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appropriately on any electronic device, easily 
distributed, and can be printed. 
 
All of this is a far cry from traditional magazines in 
the condominium space that seek free content from 
vendors, is distributed in print form and rarely read. 
 
When Toronto Condo News first published, it 
competed in the Toronto area with at least four 
magazines and half a dozen regular blogs.  Today, 
only two other magazines remain – CondoVoice and 
CM Magazine.  Canadian Condominium Institute 
(CCI), publisher of CondoVoice, describes its 
mandate as “representing all facets of the 
condominium community”.  In 2017, we opined that 
“This rather general mandate may become less 
relevant in light of the newly established CAO, its 
mandate and standards.  As the CAO grows and 
establishes its authority, CCI –Toronto may require 
some retooling to remain relevant.”   CM Magazine 
is published by the Association of Condominium 
Managers of Ontario (ACMO).  In 2017, Toronto 
Condo News commented that “ACMO may need to 
revisit its mandate and purpose to remain relevant” 
after the province took control over registration and 
training of condominium managers. 
 
During a time when the condominium market in 
Toronto and the GTA has seen dramatic growth, 
both publications and organizations have failed to 
understand the changing nature of communications 
and education. 
 
Toronto Condo News has grown in size, readership 
and resources.  We recognize that the nature of 
communications has changed and have been 
rewarded with a high level of readership and 
distribution not only in Toronto and the GTA but 
throughout Ontario, Canada and around the world.  
The increasing number of advertisers that find and 
choose to work with us allow our publication and 

resources to continue growing.   
 
Ralph Nadar has impacted on more lives than 
virtually any other person.  His focus was consumer 
protection.  He founded Public Citizen which 
expanded his focus to include energy problems, 
health care, tax reform and other consumer issues.  
Mr. Nadar forced the automobile industry to 
establish safety standards for new cars which 
eventually came to include air bags.  His studies 
resulted in stricter controls in coal mines, meat and 
poultry industry, and natural gas pipelines.  Because 
of Mr. Nadar, every cigarette package includes a 
safety warning which eventually led to restrictions 
on smoking in restaurants, offices and public 
buildings.   
 
While our goals are not nearly as extensive, 
Toronto Condo News intends to continue 
informing and educating on matters impacting on 
condominium and high-rise living and management.  
In this endeavour we recognize that 20 percent of 
good residential building management is technical.  
We know what should be done.  The 80 percent 
challenge is utilizing known best practices.  Toronto 
Condo News focuses on this 80 percent by finding 
ways to share best practices and insights with 
growing numbers of condominium directors, 
managers, owners and residents. 
 
Our multi-faceted approach provides those who 
reside in and manage high-rise communities with 
access to information and vendors to make their 
home environment thrive. 

CONDO EDUCATION 
TEN YEARS LATER – CONDO INFORMATION AND RESOURCES … CONTINUED FROM PAGE 21 
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Your condominium corporation must have a board 
of directors with the two required positions being 
president and secretary.  Additional positions likely 
include vice president and treasurer. 
 
The secretary title is deceiving to those who think of 
an assistant answering the phone.  It requires a  
well-organized individual with good communication 
skills who is responsible and detailed. 
 
Some of the duties 
for secretary 
include: 
 
Records 
Management 
The secretary is 
custodian for most 
of the corporation’s 
official documents.  
This includes 
meeting minutes, 
resident and owner 
lists, voting records 
and other official 
documents.  Their 
role is to maintain 
and organize these 
records, and 
ensure they are 
accessible as 
required, to those 
entitled to access 
them. 
 

Meeting Agenda 
The secretary may work closely with the president 
to develop meeting agendas, and ensure they are 
distributed inclusive of proper notice in compliance 
with governing documents and local laws.  An 
agenda, properly prepared and distributed in 
advance, ensures meeting participants are prepared 
for their meetings.  Adhered to, an agenda ensures 
meetings run smoothly, productively and efficiently. 
 

THE SECRETARY OF YOUR 
CONDO BOARD 

CONDO BOARDS & MANAGEMENT 

CONTINUED PAGE 24 …. 
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Meeting Minutes 
Taking minutes is an 
essential duty.  
Meeting minutes are 
an official record of 
actions and  
decisions by board 
members at a board 
meeting.  The task 
may be assigned to 

the condominium  manager, recording secretary or 
a professional minute taker. 
 
Minutes are an integral part of due process and 
transparency, and are recognized by the Condo Act 
which requires that condo corporations maintain a 
minute book.  Without meeting minutes, it is as if a 
condo board meeting never took place.  There is no 
record of what was said, by whom or what decisions 
were made.  Decisions or actions taken by the 
board can be questioned by any owner or resident 
who wishes to do so.  Without meeting minutes 

there may be no way for a board to defend itself in 
court should they be required to do so. 
 
Other duties include serving as signatory or witness 
on official documents, filing of official forms with 
government agencies, and ensuring documents 
meet legal requirements. 
 
Technology solutions and service providers can aid 
in efficient management and access to the 
corporation’s official documents, and other 
information to be shared with owners or residents.  
These include: 

• Condo management software and apps for 
management of records and communications 

• Professional minute takers 

• Voting software which includes distribution of 
proper notices for annual general meetings 

• Meeting software for conducting virtual 
meetings where physical attendance is not 
required 

CONDO BOARDS & MANAGEMENT 
THE SECRETARY OF YOUR CONDO BOARD… CONTINUED FROM PAGE 23 
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It took nearly ten years for the Competition 
Bureau’s probe into a potential bid-rigging cartel to 
result in a guilty plea.  One company has agreed to 
pay a fine of just under $800,000 plus $550,000 into 
a class action settlement fund.  Court proceedings 
are ongoing against three remaining accused 
companies. 
 
The value of contracts subject to bid-rigging in this 
probe was $19 million.  
 
Details of this probe can be found in Toronto 
Condo News: 

• Competition Bureau looks into Condo 
Renovations 

• Bid-Rigging in the Condo Industry 

• Guilty Plea in Condominium Renovation Bid 
Rigging 

 
Some or all of these companies continue to carry on 
business under different names.  The condominium 
management industry, industry associations, 
Condominium Authority of Ontario and 
Condominium Management Regulatory Authority of 
Ontario have chosen to remain silent on this matter. 
 
Condominium management, communities and 
condo boards can protect themselves by following 
some standard practices.   
 

• Not all projects require bids or request for 
proposals.  For small jobs multiple bids are 
neither practical or justified.  Business 
relationships based on history or longevity offer 

more value than a new vendor competing solely 
on price.  Requesting a long-trusted vendor bid 
on relatively simple to perform services signifies 
some level of dissatisfaction or mistrust. 

 

• An existing provider should know your building 
better than any new company that may be 
brought in.  This understanding should lead to 
cost saving and value-added services. 

 

• For larger or more complex jobs, requesting bids 
through a request for proposal can be 
advantageous.   

 

• Experienced boards and management should 
know when it is best to obtain bids, with or 
without preparing a request for proposal.  When 
requesting bids, obtain them from at least three 
vendors.  If all vendors are credible, pricing 
should be similar. 

 

• Develop a 
transparent 
process for 
when to request 
a company bid 
for your 
business, and 
when 
preparation of a 
request for 
proposal is 
warranted. 

BID-RIGGING UPDATE 

RENOVATIONS AND REPAIRS 

https://tocondonews.com/archives/competition-bureau-looks-into-condo-renovations
https://tocondonews.com/archives/competition-bureau-looks-into-condo-renovations
https://tocondonews.com/archives/bid-rigging-in-the-condo-industry
https://tocondonews.com/archives/guilty-plea-in-condominium-renovation-bid-rigging
https://tocondonews.com/archives/guilty-plea-in-condominium-renovation-bid-rigging
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Anyone who owns an automobile and resides in a 
high-rise building is familiar with the annual event 
when vehicles must be removed from the garage 
for cleaning. 
 
High-rise buildings usually have an underground 
portion which serves as both parking and the 
foundation on which the building sits.  Maintaining 
the integrity of this space, including regular 
cleaning, is important. 
 
Finding temporary parking can be a challenge.  
Local streets may not allow parking or have 
insufficient space to accommodate affected 
residents along with daily visitors to the area.  
Proactive management may have made temporary 
arrangements for vehicle parking on local streets or 
lots.  Many must pay to park in a nearby parking lot. 
 
Garage cleaning is more than a matter of 
cleanliness.  Underground garage cleaning, and 

above ground cleaning of parking areas, is 
necessary to avoid premature degradation and 
repairs.  Vehicles that enter the garage leave behind 
oil, water and various contaminants.  They track in 
salt and de-ice products during winter months.  
Parked vehicles may leak oil and other material on 
the garage floor.  These products can corrode a 
parking garage structure if not removed. 
 
Condo rules may prohibit vehicle repairs, oil 
changes and cleaning in parking areas to minimize 
the volume of corrosive material on parking 
structures. 
  
When informed, residents are expected to remove 
their vehicle and other items in the space for 
cleaning.  Some choose not to comply and spaces 
may not be cleaned.  Owners may be charged for a 
"special visit" which may be passed on to their 
tenant.  This is preferable to having all owners pay 
added costs due to actions of a specific individual. 

GARAGE CLEANING 

BUILDING MANAGEMENT 
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Condo boards are presumed 
to make decisions in the 
best interest of their 
communities.  Most of the 
time this presumption is 
correct. 
 
At times one or more 
individuals may base their 
decisions on personal self-
interest.  It becomes 
necessary for them to 
convince others to ignore or 
misinterpret available facts 
or information.  This 
requires greater emphasis 
on opinion, manipulation or 
fabrication of information, 
or getting others to question 
what they know.   
 
The Office of Secret Services 
(OSS), predecessor of the 
Central Intelligence Agency 
(CIA), created in 1947, had a 
sabotage manual for this 
very purpose. This page 
from their manual suggests 
how to successfully interfere 
with organizations.   
 
Understanding these tactics 
helps identify individuals 
operating with a more self-
serving agenda. 

SABOTAGING GOOD 
DECISION MAKING 

CONDO BOARDS & MANAGEMENT 
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All high-rise communities deal with periodic 
emergencies of one type or another.  After an 
emergency has passed, fire or insurance officials 
may scrutinize corporation documentation to 
ensure proper measures and systems were in place. 
 
Lack of supporting documentation can lead to fines 
and lawsuits. 
 
High-rise residential buildings are required to test 
and inspect its systems in accordance with local 
laws.  Failure to document means compliance 
cannot be substantiated and exposes the 
condominium corporation to costs arising from 
failure to comply.  The corporation can be exposed 
to fines, negligence lawsuits and insurance claims 
by authorities or those who may have been injured.   
 
When testing or inspecting building systems, 
documentation should be maintained inclusive of 
date, time and individual completing each task. 
 
Fire Safety Plans 
Fire safety plans should be reviewed every 12 
months.  Each plan should contain sections detailing 
emergency procedures for building staff and 
residents.  Residents should receive an updated 
version of their portion of the plan annually. 
 
Employee Communications 
Employees should be informed of preventative and 
safety measures.  Changes in policies and 
procedures should be clearly communicated.  
Records should be maintained inclusive of content 
and date of communication. 
 

Accidents 
Slips, trips and falls are the source of most 
insurance claims.  Communities should undertake 
and document daily checks of walkways, entrances, 
lobbies, elevators and parking areas along with 
current weather and ground conditions, and 
exterior lighting.  In the event of an accident or 
lawsuit these records could show that the 
corporation is taking reasonable measures. 
 
Cleaning and Covid 
Communities may have improved how they clean 
the building as a response to covid.  Should any 
insurance or loss claim arise pertaining to covid, 
supporting documentation of these changes may be 
required.  Document changes to cleaning 
procedures and supplies. 
 
Other Documentation 

• Sprinkler and standpipe pumps, utilized by 
emergency fire crews in the event of a fire, 
should be tested and documented weekly. 

• Check first-aid kits monthly and replenish 
supplies as needed. 

• Elevator and emergency communications testing 
should be undertaken monthly. 

• Defibrillators, also known as AED devices, should 
be inspected monthly. 

• Carbon monoxide detection systems require an 
annual calibration.  Inspect monthly. 

• Security camera and recording systems should 
be checked daily to ensure they are operational.  
Verify that recorded images, and audio if 
applicable, are of sufficient quality to be usable. 

LIFE AND SAFETY 
DOCUMENTATION 

SECURITY, SAFETY & FRAUD 
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Communities can establish by-laws prohibiting 
pets from their buildings while granting 
accommodation for recognized service animals. 
Ontario and Alberta recognize the unfairness of 
allowing some residents to “work around” by-laws, 
laws and policies.   
 
In Alberta, qualified service dogs must be 
registered with an organization accredited under 
Alberta’s Service Dogs Act, 2007.  The government 
issues a card documenting that a service dog is 
“qualified” under the Act.  The dog must 
successfully complete a training program delivered 
by an accredited institution or part of a “Qualified 
List” designated by the government. 
 
The Ontario approach is more confusing.  There 
are no registration or training requirements.  An 
animal (any type) is considered a service animal if 
apparent the animal is used for reasons relating to 
a disability; or a letter from a physician or nurse 
confirms the animal is required for disability-
related reasons. 
 
The  Ontario approach allows for greater 
uncertainty and abuse.  Some residents claim 
service animal status, or emotional support animal 
status, in an effort to keep pets in contravention of 
building restrictions.  They may obtain the required 
letter from some distant practitioner never having 
met the individual or pet.  This is unfair to 
residents that comply with pet restrictions, finance 
due diligence required of management to enforce 
restrictions, and subjected to pet-related problems 
from residents circumventing restrictions. 

SERVICE DOGS  
Ontario vs. Alberta 

COMMON AREAS AND AMENITIES 

Discovery Condos, Sheppard Ave. and Leslie St., is 
proof that social programming need not require 
much in the way of planning or money.  This 
community offers a range of programs that appeal 
to all age groups. 
 
Volunteer Amenity Coordinators welcome new 
residents and introduce them to available 
amenities which include yoga, theatre and card 
playing rooms; study lounge; basketball court, 
indoor pool and exercise facilities; dog park and 
pet washing/drying facility; and children’s 
playroom. 
 
New residents are encouraged to participate in a 
variety of programs that include: 

• Good Morning Discovery - a morning 
opportunity for seniors to socialize and 
network 

• Movie Nights – two evenings a week for adults 
and one evening for kids and families 

• The Mommies Group - a networking group for 
mothers and fathers 

• Sports Nights – playoff season viewing of 
sporting events in the theatre 

• Study Space Program – a quiet study 
environment for students and young 
professionals 

• Complimentary Fitness Classes including Hot 
Yoga, Pilates, Boot Camp, Yoga Flow and Abs 
Sculpt. 

POPULAR SOCIAL 
PROGRAMMING 
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Electric vehicle charging 
stations are available to those 
who reside in high-rise 
communities. 
 
One 30+ year old building 
upgrading their infrastructure 
to support electric vehicle 
charging has decided to share 
the cost among those 
interested.  The initial cost is 
nearly $50,000 to facilitate up 
to 16 charging stations.  
Interested owners would be 
required to pay in excess of 
$3,100 each to cover 
infrastructure costs.  Installing 
a personal charging station is 
additional and estimated at 
$2,000 each.   
 
Monthly charging and 
monitoring fees are paid for 
each charging station. 

ELECTRIC 
VEHICLE 

CHARGING FOR 
OLDER 

BUILDINGS 

CONDO LIFE 

THE FUTURE HAS ARRIVED 

The future has arrived far more quickly 
than we expected.  With covid being less of 
a concern, many more are wishing we can 

revert to the past. 
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SWIMMING POOL  
LIFT DEVICE  

 
Can the Board of Directors install a pool lift device 
for people with disabilities without a vote? 
 
If so, is it safe to install a pool lift device for people 
with disabilities without a lifeguard in a small 
condominium swimming pool in Toronto?  How will 
this impact on condo fees and insurance? 
 
Thank you, 
 
J. B. 
 
 

Response from Toronto Condo News 

 
It appears that you disagree with your condo 
board’s consideration of installing a pool lift device 
for people with disabilities. 
 
A pool lift device is a lifestyle consideration.  While 
not used by everyone, it can be important to those 
who require assistance entering and exiting a 
swimming pool.  Where only one or two individuals 
are likely to make infrequent use of the lift, it may 
not be a practical consideration for a condominium 
swimming pool. 
 

A condo board of directors has authority to install a 
pool lift device for people with disabilities.  No vote 
of owners is required unless it is a “large” 
expenditure as defined in the Condo Act, which is 
unlikely. 
 
If they should do so is another matter.  The decision 
depends on factors including building 
demographics, space considerations, resident 
support, use of the facility, other planned 
expenditures and impact on condo fees.  An 
important consideration may be that most 
condominium swimming pools are unattended.  
Individuals requiring use of a pool lift device likely 
require assistance getting into and out of a harness, 
and someone to operate it.  This may not be 
practical in a residential community setting with an 
unattended swimming pool. 
 
Swimming pool lift devices are more typically found 
in specialized facilities with staff trained to both use 
the device and assist those who need it.  They may 
also be found in private swimming pools under 
more controlled circumstances for use by specific 
individuals. 
 
Your condo board should consult their insurance 
company for impact on corporation insurance, and 
legal counsel for liability risk, if installing a lift is a 
serious consideration.  They can obtain installation 
and maintenance costs to determine the impact on 
condo fees. 

COMMON AREAS AND AMENITIES 
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