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FROM THE EDITOR ……. 
 
Happy New Year!  Are you prepared? 
 
Much like 2020 and 2021, the coming 
year will be focused on pandemic 

concerns.  After two years of avoiding people and 
acting as if COVID will miraculously disappear, this is 
the year our communities begin making sustainable 
long-term decisions about maintaining our homes and 
dealing with choices we, as a society, have made. 
 
As you are no doubt aware, inflation is on the rise.  
Increasing costs, the result of all that borrowed money 
our governments have been spending and distributing, 
were anticipated.  Rising interest rates deliver improved returns for invested reserve fund balances, but 
are insufficient to pay these higher costs. 
 
Our review of how these changes will impact on high-rise condominium communities has been delayed 
as the impact of these factors are evaluated.  Look for it next month.  
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CONDO FEES - DOUBLE 
DIGIT INCREASE IN 2021 

 
Many condominium owners are in for a nasty surprise when new 
condo fees are announced. 
 
Zillow reports that the national monthly median condo fee 
increased 19 percent between August 2020 and August 2021.  
While similar data is unavailable in Canada, our higher rate of 
inflation suggests that condo fees in Toronto have or will increase 
even more.  Many owners are likely to be paying in excess of $1,000 
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An 
aggressive 
smallpox 
epidemic 
and how it 
was 
handled in 
Boston is 
surprisingly 
similar to 
recent 
COVID-
related events.  The epidemic was nearly contained until anti-vax 
propaganda came along. 
 
The death toll of more than 1,000 residents would likely have been 
higher had it not been for an effective vaccination campaign.  In 
1901, a quarter century later, smallpox was back with a vengeance.  
In the coming months an estimated three out of every 1,000 people 
in the city of half a million would get the disease and nearly 20 
percent would die from it.  The odds of infection were greater for the 
city’s Black residents and immigrant families who often lived in 
densely packed rooming houses.  The airborne disease spread easily 
through coughs and sneezes. 
 
The Boston health board fought smallpox as if it were a military 
operation that included free vaccinations at locations around the city.  
Local health boards forced people to be inoculated as hundreds of 
doctors went door-to-door.  Police officers would pin down 
occupants so physicians could administer vaccines.  Anyone refusing 
the vaccination could face a 15-day jail sentence or five dollars fine, 
the equivalent of over $200 CDN today. 
 
Opposition to vaccinations was strong among a minority of 
Bostonians.  Anti-vaccination activists produced a brochure titled 
“Vaccination Is the Curse of Childhood” that falsely claimed vaccines 
cause smallpox instead of preventing it, and claimed the only real 

CONTINUED PAGE 4 ... 
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way to prevent infection was “good drainage, good 
ventilation, pure water and healthy food.”  The 
group claimed compulsory vaccination was an 
infringement on their civil rights.  Some physicians 
would provide signed certificates for children 
stating they were “unfit subjects for vaccination,” 
and should be exempt from requirements to show 
proof of vaccination to attend public school. 

 
The more than 80 percent of the city’s 586,000 
residents that had been vaccinated by early 1902 
was insufficient to reach herd immunity and the 
number of confirmed cases was growing.  
The smallpox outbreak was now an 
epidemic of the unvaccinated at a rate of 
nine out of every ten cases.  A member of 
the Boston Board of Health chose to 
combat this by daring anti-vaxxers to 
willingly expose themselves to smallpox 
without being vaccinated. 
 
The challenge was accepted by one 
physician, an anti-vaxxer and self-
promoter who claimed he could treat 
chronic diseases.  He argued that 
smallpox was not as contagious or 
debilitating as claimed by health officials.  

He further argued that the vaccination offered no 
protection, and was more dangerous than 
contracting smallpox.  He willingly exposed himself 
to smallpox than disappeared 11 days later.  After 
an extensive manhunt he was found sneaking 
through a dark back alley after visiting a doctor.  He 
was found covered in smallpox pustules and barely 
able to speak.  Finding everywhere the doctor 
visited and anyone he met with became a priority to 
prevent further deaths. 
 
The doctor survived and media coverage of his 
exploits ensured many of the anti-vaxxers willingly 
accepted the vaccination. 
 
Boston eventually succeeded in its vaccination 
initiative although anti-vaccination efforts are 
believed to have unnecessary extended the 
epidemic until 1903.  Boston’s last case was 
diagnosed in 1932 and a global immunization 
campaign eradicated smallpox in 1980. 
 
Today, more than 100 years later, we seem to be in 
no better position for dealing with a major 
outbreak. 

ELIMINATING A PANDEMIC… CONTINUED FROM PAGE 3 
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more annually. 
 
Fees are used to pay for the upkeep of common 
elements, utilities, taxes, personnel, and other costs 
which have all risen more than the official rate of 
inflation.  This impacts on the rising cost of energy, 
management services, contracts, wage increases, 
and unforeseen expenses related to COVID.  The 
cost of landscaping, plumbing, and construction in 
general have all increased because of labour and 
supply shortages, requiring vendors to increase 
prices.  Inflation has further increased all costs. 
 
Another factor in rising costs is the Champlain 
Towers South building collapse in Florida.  
Communities that have delayed major repairs or 
maintenance recognize the risks in doing so and 
may now be addressing long overdue concerns.  
Climate change in the form of more severe storms, 
greater precipitation and faster deterioration 
because of sun and heat further impact on 
necessary building maintenance and repairs. 
 
The pandemic has resulted in many spending more 
time at home.  They cause more wear in the 
building while relying on more electricity, along with 

faster and reliable internet, to power electronics for 
recreation, exercise and employment.  The cost of 
maintaining the home has further increased 
because of heavier individual use.  Virtually all 
common areas and amenities are being more 
heavily used. 
 
Higher insurance costs, another consideration, are 
reflective of the growing cost to maintain the high-
rise home.  Some areas contend with wildfires, 
more frequent and severe hurricanes, tornadoes, 
wind storms or other catastrophic weather events.  
Rising water levels, pollution and deferred 
maintenance round out the many reasons why 
insurance costs are also on the rise.  Communities 
that keep condo fees too low for too long find they 
eventually need to pay these building maintenance 
costs in addition to higher insurance costs. 
 
The risks of insuring high-rise buildings are so great 
that more insurance companies are refusing to 
continue doing so.  
 
Regardless of the age or physical state of your 
community, you can anticipate a higher-than-
average increase in condo fees. 

CONDO FEES - DOUBLE DIGIT INCREASE IN 2021… CONTINUED FROM PAGE 1 
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IT’S A SUBSCRIPTION WORLD 

Subscription 
costs have 
dramatically 
increased during 
the pandemic. 

 
We lose track of our subscriptions because of their 
sheer number and invisibility, which is why so many 
companies promote them. 
 
For news we subscribe to newspapers and 
magazines.  Entertainment and music needs are 
serviced by Spotify, Netflix, Amazon Prime, Crave, 
XM Radio and Hulu.  Sports enthusiasts rely on TSN, 
DAZN, SportsNet, DirecTV, NHL, NBA and NFL.  
Those who are single may use eHarmony, Match 
and Tinder to meet others.  Gaming services include 
Xbox Live and PlayStation 
Now.  The average person 
likely pays more than 
$350 per month for all of 
this, up from about $300 
in 2018, according to the 
Wall Street Journal.   
 
Then there are fitness and 
wellness services such as 
Peloton, home security 
services, meal services, 
and book services.  
Anyone who manages a 
business likely requires a 
web hosting service.  
Cloud storage services 
provide anywhere access 

to personal data, storage and data back up. 
 
Many streaming services may no longer be needed.  
Yet they go unnoticed when not utilized.  It is easier 
to allow for autorenewal of services rather than 
going to the time and effort of cancelling those no 
longer necessary.  This is the cost of convenience. 
 
Growth in subscription services is the result of more 
people spending more time at home during the 
pandemic.  These are discretionary monthly 
expenditures on top of payments for electricity, 
telephone, internet, condo fees and mortgage, the 
costs of which are also on the rise. 
 
We truly do live in a subscription world! 

CONDO LIFE 
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HIRING A 
MANAGEMENT COMPANY 

Hiring a condominium manager, or management 
company, is the most popular way to ensure 
communities are well managed for good reason. 
 
At the most basic level they take care of all the 
monotonous and complex tasks involved in daily 
management of your building and community.  This 
includes maintaining common areas, dealing with 
resident concerns, managing contractors and 
service agreements, and ensuring building and 
safety inspections occur as required.  This allows 
your volunteer condo board to operate at a 
strategic level. 
 
Management services cover a range of offerings.  
Comprehensive management with a full-time on-
site manager is typically priced at a flat annual rate. 
The manager is dedicated exclusively to your 
building and compensated for their time working on
-site.  In return they do more work and are available 
longer hours than off-site or less than full-time 

support.  
Communities without 
an on-site manager 
may pay a fee based on number of units.  Some 
may charge a percentage of fees collected from 
each unit with the percentage dropping as the 
number of units increase.  The average monthly 
cost per unit of hiring a management company is 
$46.33 in Toronto. 
 
Rental communities, and condo communities 
offering services to manage rentals, will have 
different service requirements than a condo 
community more focused on resident-owners.  
Depending on requirements of your arrangement 
and services offered, the following additional fees 
may apply: 
 

Eviction Fee – Managing the eviction process 
can cost between $200 and $500 per case.  
This primarily applies to rental buildings.  

CONDO BOARDS & MANAGEMENT 

CONTINUED PAGE 8 …. 
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Some condo communities may offer this as a 
service to owner-landlords. 

 
Leasing Fee – Where the management 
company is used to facilitate rentals there is 
a cost to advertise the unit, show to 
prospective tenants, undertake credit checks 
and pay an agent commission. 
 
Maintenance Fee – Some management 
companies offer on-site maintenance staff 
available for building or in-suite repair 
services. 
 
 

Reserve Fund Fee – A fee to cover 
emergency expenses such as a water leak or 
broken air conditioning system. 
 
Bill Paying Fee – Paying of bills for the 
corporation. 
 
Early Cancellation Fee – Improper and early 
termination of a contract. 

 
Managing a high-rise condo community takes time 
and effort.  It is unreasonable to expect a volunteer 
board to adequately do all that is required.  
Condominium management services are vital to 
ensuring communities function effectively.  

CONDO BOARDS & MANAGEMENT 
HIRING A MANAGEMENT COMPANY… CONTINUED FROM PAGE 7 
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It can be difficult for residents to understand the 
difference between board actions that are not illegal 
but may not be justified.  There is a wide gap 
between “stealing” from a community and a mistake 
or poor judgement.  A board may make decisions 
complying with the law but not its spirit. 
 
Violations of governing documents occur along a 
spectrum ranging from major to minor and unclear.  
When it is felt a director or board has violated 
governing documents one approach is to bring up 
concerns at a public meeting or speak privately with 
management.  Attempting to replace a director, or 
initiating legal action, should be reserved for only 
clear and severe failures or documented theft. 
 
An action can seem wrong but not be in violation of 
any rule or law.  Inappropriate attire when 
exercising, bad language or poor behaviour may 
occur.  Washing debris or dog urination from a 
balcony so it lands on a lower balcony is not 
uncommon.  Regardless of resident concerns, such 
actions may be unenforceable without first revising 
rules or unless it occurs regularly. 
 
Concerns are clearer when the board and 
management are in agreement about how to 
interpret and adhere to governing documents.  
Director or board infractions should not require 
much in the way of discussion.  At the top of any list 
of infractions is theft.  Never steal from corporation 
funds.  Lower down is voting to benefit personal 
interests or supporting a vendor over which you 
have control.  This may be acceptable if dealings are 
disclosed in meeting minutes.  Recusal from related 

votes and possibly 
discussions may be 
appropriate.  The lowest level of improper board 
dealings may be a director getting elected so they 
have a voice on matters affecting them more than 
other residents.  An example of this may be a pet 
owner advocating for less restrictive pet rules. 
 
“When a board member or resident feels a director 
is abusing their position of power or breaking a rule 
it should be reported in writing to the condominium 
manager or entire board” explains Liron Daniels of 
Nadlan-Harris Property Management. “The director 
should be reminded they are in violation and that 
future compliance is expected.  If a problem is more 
widespread all residents should be reminded of the  
violation and that future compliance requested.  If a 
rule is no longer necessary it can be best to modify 
rules.” 
 
When rules are modified they should be 
unambiguous then enforced consistently and fairly.  
This allows them to be understood by all and leaves 
no room for varying interpretation.  If a rule has not 
been evenly enforced in the past there may be no 
authority to enforce it in the future.  This could 
require the board and management to ignore 
certain violations until rule changes are enacted. 
 
Ultimately, owners have the ability to replace a 
director if they go too far in abusing their authority.  
Owners have no authority to require directors to 
enforce corporation rules which conflict with their 
declaration; by-laws; the Condo Act; or any 
municipal, provincial or federal legislation. 

DEALING WITH BOARD MISCONDUCT 
Illegal or Improper Rules 

GOVERNANCE 
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The insurance market for residential real estate, 
particularly condominiums, is the most challenging 
class of business in the insurance industry.  It is an 
unprofitable area of business for insurers as 
property losses continue to escalate. 
 
Some insurers have stopped offering coverage to 
reduce their exposure.  Others have increased 
premiums or deductibles. 
 
One condo building had premiums increased by 
more than $250,000, from $69,000 to $322,000.  
Residents individually paid nearly $1,000 more per 
year in condo fees to cover the increase.  In the 
prior year this building had a 
single significant claim of about 
$20,000. 
 
Rates are not going up for any 
single reason.  Losses from 
water damage, weather events 
and fire continue to increase 
along with replacement costs.  
In a high-rise community any 
fire and water claims are likely 
to impact on multiple units.  
Water damage caused by an 
overflowing bathtub, burst 
water line on a fridge or ice-
maker, or failed washing 
machine hose is likely to impact 
on numerous units and be 
higher than what occurs in a 
single-family home.  Insurers 
that continue to offer coverage 

to condominium buildings respond with rate 
corrections, increased premiums and higher 
deductibles. 
 
In the insurance industry each company decides 
what risks they are willing to take on and properties 
they want to insure. 
 
Condominium corporations are required to 
maintain insurance for their property.  Condo 
owners can minimize their fees by taking steps to 
minimize the number and dollar amount of 
insurance claims. 

INCREASING 
CONDO INSURANCE PREMIUMS 

FINANCIAL MANAGEMENT 
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Candidate selection for condo boards is typically an 
informal affair.  Many condo boards don’t think 
about nominations until the month before an 
annual general meeting which doesn’t leave much 
time to recruit qualified, capable and interested 
candidates.  Owners are asked to nominate 
themselves or someone else.  Candidates may be 
asked to prepare a candidate statement, attend an 
owner question and answer session, and possibly 
make a statement. 
 
A more effective approach is to establish a 
nomination committee. 
 
Nomination Committee 
A nomination committee can be established about 
six months prior to the annual general meeting.  
This allows them time to seek out potential 
candidates, present a list of nominees to the board 
and ensure their names are included in meeting 
notices.  The committee’s mandate should be to 
ensure at least one nominee for each open position.  
This lightens the load on the current board and 
keeps them from influencing composition of an 
incoming board. 
 
A nomination committee is best comprised of 
current or past directors, and owners.  As with most 
committees, a maximum of five individuals is 
advised. 
 
The committee’s initial task is to review a list of 
directors who are departing.  Note any special 

attributes, skills or knowledge that may need to be 
replaced.  Also take note of knowledge or 
information that may have to be communicated or 
transferred from departing directors.  Maintaining 
this information about all board members can be 
helpful for annual recruitment. 
 
Once desired skills, knowledge and expertise are 
known upcoming director vacancies should be 
advertised internally.  Desired skillset(s) should be 
specified. 
 
Candidate Criteria 
Potential directors should have experience, 
knowledge, or other ways of contributing and 
providing oversight.  If a major capital project is 
underway or planned the committee may seek 
individuals with certain skills or experience.  If there 
have been financial concerns a different set of skills 
may be desired.  One way of managing this is to 
establish a skills matrix 
with desired skills, 
expertise and knowledge; 
an example of this  
accompanies this article.  
Check off skills and 
expertise provided by 
each director and 
potential director-
candidate to provide an 
overview of the skillset 
for a potential board of 
directors. 

NOMINATION COMMITTEES 

ELECTIONS & MEETINGS 

CONTINUED PAGE 12 …. 
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A nomination 
committee 
should seek to 
recommend 
candidates 
willing to 
serve as 
director that 
completes a 
desired 
skillset. 
 
Ensure all 
candidates go through a nominating committee to 
assess their suitability as a director.   
 
Interviews 
The committee should meet individually with each 
interested candidate.   
 
Interviews should be designed to probe whether 
each candidate has enough knowledge to 
understand issues facing the corporation and 
community, and important decisions the board is 
charged with making. The interview offers each 
candidate an opportunity to display their ability and 
share their point of view.  Reference checks may 
provide additional information that could assist the 
interviewing committee in making final 
decisions. This might be especially true with 
softer skills such as the candidate’s 
interpersonal and leadership skills. 
 
The interview is a time to provide an 
orientation of the role, responsibilities and 
necessary commitment.  Candidates can be 
inspired by explaining to them the importance 
of their involvement and what can be 
achieved. 
 

Recommendations 
The nomination committee would make specific 
recommendations giving owners greater confidence 
in the ability of director-candidates to be effective 
should they be elected.  In the event that an elected 
director is unable to complete their term, 
nomination committee recommendations offer a 
candidate pool for appointments. 
 
Advisory Council and Committees 
Candidates not suitable or available as a potential 
director can be asked to sit on an advisory council 
or committee.  Such roles allow a Past President or 
former Chair to contribute when they are no longer 
interested, able or suitable as a director. 

ELECTIONS & MEETINGS 
NOMINATION COMMITTEES… CONTINUED FROM PAGE 11 
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The Condominium Authority 
Tribunal (CAT) has expanded its 
jurisdiction effective January 1, 
2022.  As of this date, it will hear 
concerns of those in 
condominiums relating to what 
they describe as nuisances.  This 
provides condo-landlords with a 
way to deal with problem tenants 
without going to the Landlord and 
Tenant Board (LTB). 
 
The Landlord and Tenant Board 
has become infamous for its long 
waits which allows even the 
simplest of issues to drag out at 
considerable expense.  Backlogs 
allow problem tenants to remain 

in place for long periods of time 
creating problems for both 
landlords and building residents. 
 
As of January 1, 2022 the Condo 
Act expressly prohibits activities or 
conditions in units or common 
elements which are likely to 
damage the property, or cause 
injury or illness to an individual.  It 
is unclear what these activities are 
but they may include smoking, or 
failure to maintain appliances or 
systems in a unit.   
 
Condominium owners and tenants 
can bring applications to the 
Tribunal against unit owners and 

A NEW WAY TO DEAL 
WITH PROBLEM TENANTS 

RENTALS & SALES 

One 
Toronto 
condo 
owner set 
off a fire 
sprinkler in 
his unit after hanging 
clothes from a sprinkler 
head.  This set off the fire 
alarm, flooding his and 
several other units.  
 
Fire sprinklers are part of a 
building’s fire suppression 
system.  They are to be 
maintained by management.  
Use of fire sprinklers for any 
residential purpose can 
cause damage and put 
others in danger when a fire 
emergency arises. 

FIRE SPRINKLER 
NOT FOR 

HANGING CLOTHES 

CONTINUED PAGE 14 …. 
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Ongoing confusion about service dogs and 
emotional support animals has led to disputes in 
communities about how to best deal with 
exemptions to pet controls.  Individuals taking 
advantage of this confusion and claiming service 
animal status for their pets cause problems for 
those with real service dogs. 
 
Real service dogs are never carried or pushed in 
a cart.  This makes them unable to serve their 
intended purpose. 
 
Real service dogs are ALWAYS on a leash.  They 
are trained to always stay at their master’s side.  
They know not to pull their master in an unwanted 
direction so never pull on the leash.  The leash is 
intended to protect them. 
 
Real service dogs never bark or whine EXCEPT as 
an alert to their owner of an impending emergency 
such as a stroke or panic attack. They never bark at 
other dogs.  
 
Real service dogs don’t sniff as they walk.  They 

remain alert and focused on their job. 
 
Real service dogs never have “accidents”.  Indoor 
“accidents” are often a way of marking territory.   
 
Real service dogs do not accept food from others 
or pick it off the ground. 
 
Real service dogs always look calm and 
confident.  They are not spooked by crowds or loud 
noises, and never cower or act scared.  They also do 
not seek attention. 
 
Real service dogs are NEVER aggressive unless 
directed to do so.  They never exhibit signs of 
unprovoked aggression such as growling or lunging. 
 
Fake service dogs make things unnecessarily 
difficult for those who require the services of a real 
service dog.  The existence of emotional support 
animals in communities are, in many instances, the 
result of some residents choosing not to abide by 
“no pets” policies. 

RECOGNIZE REAL SERVICE DOGS 

CONDO PETS 

tenants to enforce compliance with the 
condominium corporation’s governing documents.  
The Tribunal is not expected to serve as an alternate 
method for evicting tenants.  A Tribunal ruling 
against a tenant or landlord is likely to facilitate or 
speed up resolution of a dispute, and could impose 
additional costs on the party in violation of 
condominium governing documents. 
 

CAT charges a $25 filing fee for each dispute, $50 
fee for a mediator approved by the tribunal, and 
$125 if a dispute proceeds to formal adjudication 
and binding order.  
Parties pay their costs 
for preparing 
submissions and 
representation at the 
tribunal. 

A NEW WAY TO DEAL WITH PROBLEM TENANTS… CONTINUED FROM PAGE 13 
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Global warming comes with challenges.  Coastal 
communities will have to adapt to higher water 
levels.  Weather patterns are changing with higher 
levels of precipitation and stronger winds.  Our 
communities will have to adapt. 
 
Yet, Canada is likely to benefit from global warming, 
 
Canada is a colder climate with 90 percent of our 
population within 100 miles of the US border.  
Warming temperatures are expected to provide a 
more comfortable living environment for many.  
Population will grow in regions that warm up.   
 
Tourism is likely to increase in a Toronto with milder 
winter weather.  Canadians will have less need to 
visit Florida in the winter.  More Americans, and 
others, may travel to Canada as our cooler seasons 
become more hospitable. 
 
Opportunities for oil, gas and mineral development 
in the Arctic will increase. 
 
 

Perhaps the greatest impact will be in farming.  As 
some countries suffer from global warming the 
opposite appears likely for Canada.  Arable land 
could increase by up to 40 percent by 2040.  Current 
arable land will have extended growing seasons on 
more fertile land with abundant water.  Canada may 
be better able to feed the world as its climate 
warms. 
 

Certainly, 
global 
warming 
comes with 
challenges.  
Our cities 
will have to 
adapt to 
hotter and 

longer summers.  Communities will spend more 
money cooling their spaces and less on heating 
them.  Trash sitting exposed in warmer weather is 
more likely to smell bad and attract pests.  These 
are some of the challenges our communities need 
to prepare for. 

GLOBAL WARMING 

CONDO EDUCATION 
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This past summer more people quit working than 
ever before and this appears to be just the 
beginning. 
 
Every industry is being affected but especially in 
leisure and hospitality.  This includes hotel clerks, 
restaurant servers, and those providing landscaping 
and gardening services.  Anybody who is young and 
making a lower wage is finding it easier and more 
lucrative to remain at home while collecting money 
paid by government. 
 
You may wonder what this has to do with 
condominium management.  Well, those who 
provide cleaning, security and concierge services 
are part of this group.  Your contractors may be 
delaying work in your building until they find 
suitable employees.  Supply chains have been 
disrupted by employee shortages causing delivery 
delays and increasing costs. 
 
Since the 1980s, more have 
continued to work in jobs that pay 
poorly for fear they couldn’t survive 
until finding a new one.  Today’s 
poorly paid employees are finished 
with this and are being rewarded.  
Wages for low-income workers are 
on the rise.  Condominium 
corporations will have to pay more, 
and increase condo fees, if they want 
to retain cleaning, concierge and 
security staff. 
 
Too many condominium employees 

are fed up 
with their low 
salaries and 
mistreatment 
by some 
condominium 
boards and 
residents.  
With more 
people at 
home working, cooking, caring for kids, entertaining 
themselves and being schooled, and more choosing 
to retire, building employees are under greater 
pressure.  Pandemic-induced government benefits 
are the impetus for them to act. 
 
The Big Quit will continue to impact on high-rise 
living, management and costs for quite some time. 

THE BIG QUIT 

BUILDING MANAGEMENT 

http://www.summapm.com/
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Serving as a condo board 
director is not a full-time role.  It 
does require directors to be 
present at board meetings.  
Failing to attend meetings or 
otherwise be unavailable to 
govern is not in anyone’s 
interest.  This includes snowbirds 
and those away from home a 
considerable part of the year, 
and others who are unavailable. 
 
Being away periodically on 
vacation or business is to be 
expected.  We all have situations 
that arise which require our 
involvement.  However, frequent 
absences from condo board 
meetings hurts the corporation.  
If unable to serve effectively it is 
better to resign and allow 
someone else willing to devote 
the time to be appointed. 
 
Directors that fail to review 
material prior to a meeting, don’t 
attend meetings and fail to vote 
are among the most difficult 
board problems to resolve.  Such 
individuals demonstrate a lack of 
commitment, concern and 
interest.  They are unavailable to 
share in the workload of 
managing the corporation.  
When failure to attend meetings 

results in a lack of quorum the 
entire board is immobilized. 
 
Business must continue each and 
every month.  Any board failing 
to meet monthly, regardless of 
season, is unable to keep up with 
the demands of their role.  The 
condominium manager will take 
most of the blame as delaying 
board decisions for months at a 
time limits their ability to 
manage, and be responsive to 
residents and current situations. 
 
Any director unable to attend 30 
percent of meetings is likely not 
fulfilling their commitment.  
Some associations in the U.S. 
have this stipulation in their 
documents and will kick you off 
the board if more than 30 
percent of meetings are missed. 
 
Serving as a condo director is a 
commitment.  Your community 
needs your participation, 
preferably in person but 
otherwise 
remotely by 
phone, Skype 
or a similarly 
accessible 
technology. 

APATHETIC DIRECTORS 
NEED NOT SERVE 

CONDO BOARDS & MANAGEMENT 
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The pandemic has resurrected interest in QR – 
Quick Response - codes.  These are those 
sophisticated square bar codes seen on print 
material.  When scanned with a smartphone a 
website url appears in your browser. 
 
Restaurants have found it easier to provide a QR 
code on the table in place of a menu or to present 
daily specials that previously would be printed on a 
chalkboard.  Another QR code may link directly to a 
COVID-19 screening questionnaire guests must 
complete before being admitted to the restaurant.  
The system works so well that many may not go 
back to printed menus once the pandemic is over. 
 
QR codes were initially developed in the 1990s for 
the automotive industry.  Toyota’s Denso Wave 
subsidiary was asked by manufacturers to develop 
scanners that could read bar codes more quickly.  
At the time bar codes could store only 20 
alphabetical characters and workers were required 
to scan up to 1,000 per day.  QR codes made it more 
efficient to track vehicles and parts during 
manufacturing.  They improved efficiency by a 
factor of ten and ended up being used for inventory 
management and shipment tracking. 
 
Film distributors utilized QR codes on posters that 
linked to movie trailers.  They were promoted by 
BlackBerry as a way for users to quickly add each 
other as contacts on its messaging service. 
 
Today’s smartphones are more sophisticated and 
scanning a QR code is identical to taking a picture.  
Point your phone at the QR code, wait for your 

phone to recognize the image, and click or follow 
instructions.  Up pops a url or a message asking if 
you want to go to the website.  (Older mobile 
phones may require use of QR Reader which is 
included or can be downloaded.)  With people 
wanting to avoid handling paper, pens, forms and 
other electronic devices during the pandemic, QR 
codes present a simple solution. 
 
To test your smartphone’s QR Code scanning ability, 
try scanning the QR Code alongside the title of this 
article.  If all goes well, your smartphone browser 
should automatically open to the Toronto Condo 
News website. 
 
Condominium communities can utilize QR codes.  
Many materials are posted electronically for 
residents and owners.  This can include Annual 
General Meeting information, financial statements 
and updated rules or procedures.  All are typically 
large documents that are expensive to print and 
distribute, and which cannot be posted in an 
elevator or lobby.  It is a simple process to prepare a 
single page or notice with a large headline drawing 
attention to an important matter and including a QR 
code.  Anyone in the elevator can scan the QR code 
with their smartphone and read the information at 
their convenience.  QR code generators are 
accessible for free on the internet and allow codes 
to be created in less than two minutes. 
 
QR codes are an elegant solution to providing 
information without dealing with long or 
cumbersome urls that are difficult to reproduce. 

QR CODE RESURGENCE 

COMMUNICATIONS 
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It can be difficult to determine the legalities of 
vaccine policies in condominium communities.  As a 
result, some communities have chosen to 
implement policies beyond their legal authority. 
 
Since policies change on a regular basis, this 
summary provides the most current information to 
the best of our understanding at this time. 
 
Are condominium corporations permitted to 
collect medical information regarding 
vaccination status? 
 
For residents accessing amenities, or for employees 
and vendors as described below, a corporation is 
not permitted to collect specific medical information 
without permission. 
 
Mandatory Vaccine Policies 
 
“As an employer, the 
corporation has the right to 
mandate vaccination policies 
to protect residents and 
employees from COVID-19” 
explains Greg Fraleigh of The 
Enfield Group.  “Employees 
and vendors can be required 
to show full proof of 
vaccination, or provide a 
negative COVID-19 test, prior 
to entering the property.  For 
those unwilling to comply, 
employment can be 
terminated with reasonable 

notice or pay in lieu.  However, If the corporation’s 
employees are unionized, the corporation may be 
prohibited from unilaterally implementing a 
vaccination policy.” 
 
Any employee, vendor or resident may claim an 
exemption to the vaccination policy based on a 
religious objection, medical exemption or for 
disability-related reasons.  Individuals claiming 
exemption must provide objective evidence of their 
claim.  In the case of a medical exemption, this 
should be a written document provided by a 
physician, nurse or nurse practitioner stating the 
length and reason for an exemption. 
 
Any condominium corporation considering 
implementing a vaccination policy should consult 
with their lawyer to ensure the policy is consistent 
with current laws.  

VACCINATION POLICIES IN 
CONDOMINIUM COMMUNITIES 

COVID EDUCATION & SOLUTIONS 

http://www.enfield.net
http://www.enfield.net
http://www.enfield.net/
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Sharing the cost of amenities is an effective 
approach to providing more services to more 
people at lower cost.  This is most common when 
multiple condo buildings are built in close proximity 
to each other. 
 
These buildings may share parking area, roadways, 
gatehouse, security and concierge services, exercise 
room, swimming pool and recreation spaces.  A 
shared facility agreement remains the most 
effective way of determining who pays for 
maintaining these spaces and how they are 
governed.  One approach to sharing expenses is to 
have each party pay in proportion to the number of 
units in a building.  Another is to split all expenses 
equally.  Problems can arise when no shared facility 
agreement exists or an existing agreement is not 
equitable. 
 
Each party in a shared facility agreement can have 
different objectives.  This can lead to disagreements 
and disputes regarding how facilities are to be 
managed, maintained and paid for.  An agreement 
clarifies these matters and can minimize disputes. 
 
Some shared facilities may have no shared facility 
agreement and no reserve fund.  Others may have 
an agreement requiring unanimous agreement for 
decisions by all parties.  Both situations may prove 
nearly impossible to make changes or fund 
maintenance of the shared space. 
 
Where there is no agreement consider establishing 
one.  Where a current agreement is problematic 
consider amending it.  Avoid problems by ensuring 
the agreement is fair to all parties. 
 

• Avoid any requirement for unanimous decisions.  
Majority votes are a better approach making it 
easier to get things done. 

 

• Share of contribution to costs should be 
proportionate.  An agreement prepared by a 
developer may not have established a 
proportionate sharing of costs between 
condominium corporations. 

 

• Establish a separate reserve fund and 
operations account for shared facilities.  
Otherwise each corporation may be responsible 
for costs of shared facilities located on their 
property rather than a proportionate sharing of 
costs. 

 

• Establish a shared facility committee to make 
decisions for shared facilities.  Require that all 
parties be present to make quorum. 

 

• Shared facilities need to be managed.  A shared 
facilities manager is desirable. 

 

• Avoid agreements where the developer or other 
party appoints a shared facilities manager.  This, 
combined with unanimous decisions, can make 
it difficult to terminate the manager or company. 

 

• Ensure all shared facilities are included in an 
agreement.  If certain spaces are not included 
there can be disputes over the cost of 
maintaining them and responsibility for this 
cost.  

SHARED FACILITY AGREEMENTS 

COMMON AREAS AND AMENITIES 
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Major building systems wear down and require 
maintenance.  Use and weather cause damage that 
needs to be repaired.  All of this means owners 
must pay to keep the corporation and their home 
well-maintained. 
 
Over time payments inevitably increase.  When that 
time comes it’s important that boards, management 
and owners understand why fees are increasing and 
when they will increase.  An open and direct board 
interested in transparency makes the process 
easier.  It reduces conflict as compared to a board 
that is more arbitrary and secretive.  Owners 
receiving reliable information are less likely to 
complain or oppose fee increases. 
 
Why condo fees increase 

Monthly fees increase for 
a number of reasons.  
Expenses may be 
increasing.  Older 
equipment may cost 
more to maintain or 
require replacement.  
Repairs may be more 
frequent.  Local laws may 

have changed requiring greater expenditures.  
Insurance costs may have increased perhaps due to 
an increase in claims. 
 
At the very least monthly fees should be increasing 
each year in accordance with cost increases.  
Further increases can be necessary to build up the 

reserve fund or pay for increased operational costs. 
 
Informing of a condo fee increase 
Once the annual increase has been determined it’s 
time to communicate and sell this plan to owners.  
Boards should explain why more money is required.  
Being honest and transparent is the best approach.  
Owners should be made to understand that funding 
decisions are not made without first considering 
reserve fund and operational requirements, and 
other factors impacting on any fee increase.  Where 
fee increases are necessary to fund a major new 
expenditure, owners should be made to understand 
why the expenditure is occurring including future 
benefits. 
 
Focusing too much on condo fee increases may 
make owners angry and can lead to less desirable 
outcomes.  Yet, ignoring the issue is unacceptable.  
Running out of funds to undertake regular 
maintenance or replace costly systems leads to long
-term and more expensive problems to be 
addressed without sufficient funds.  Any effort to 
placate owners by keeping fees too low leads to this  
outcome rather quickly.  Problems and complaints 
increase along with funding requirements.  Lifestyle 
and resident satisfaction decline.  Satisfaction with 
how the board is operating will likely plummet. 
 
Boards with a financial surplus may feel they can 
defer raising fees.  This can easily backfire.  Using 
up available cash to reduce or defer increases for a 
year only leads to a greater increase the following 

HOW TO RAISE CONDO FEES 

FINANCIAL MANAGEMENT 

CONTINUED PAGE 22 …. 
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Condominium community communications serve 
many purposes.  Upcoming maintenance, social 
programming and activities are frequent and 
repeated informational notices.  Reminders about 
rules and procedures occur with regularity.  Prior to 
meetings residents need to be informed, reminded 
and reminded again!  This constant need to 
communicate can be a challenge with notice boards 
limited to a single notice that often goes unnoticed.  
The ability to convey any and all information 
concurrently and with minimal effort makes life 
easier for residents, management and directors. 
 
Digital display boards used in this way are more 
effective at serving the needs of communities than 
traditional static or cork boards. 
 
Digital display boards get seen by everyone.  
Most are placed in elevators or mail room since 
nearly everyone uses the elevator daily and checks 
mail multiple times each week.  In an era when 
everyone is glued to their smartphone digital 
display boards allow management to communicate 
with residents when they periodically look up.  
During short elevator rides residents are likely to 
notice at least one or two well-designed changing 

messages that appear on a display. 
 
Digital display boards are more flexible.  Notices 
can be scheduled to appear when you want rather 
than requiring someone to run around the building 
removing old notices and posting new ones.  
Notices that appear annually can be scheduled once 
then forgotten.  Reminders can be interspersed or 
replaced with time-sensitive information that 
appears when desired. 
 
Digital display boards get noticed more 
frequently than traditional static or cork boards 
when used properly.  Multiple messages using 
colour, larger text and images offer diversity that 
encourages people to look at them. 
 
Digital message boards are an economical way to 
educate building residents.  Better communication 
saves 
money 
and 
reduces 
problems. 

MODERN BULLETIN BOARDS 

COMMUNICATIONS 

year.  An annual increase of three percent is likely to 
be more acceptable over a zero percent increase 
one year and 6 percent the following year.  The 
combined increase over two years, while identical, is 
rarely perceived in this way. 
 

Most owners recognize that a small increase in fees 
is necessary each year.  It is better for boards to opt 
for consistent annual increases that are more easily 
anticipated and planned for. 

HOW TO RAISE CONDO FEES… CONTINUED FROM PAGE 21 
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A good condominium 
manager knows when 
it’s time to sever the 
relationship with 
their community.  
 
It is not always 
possible to ensure 

everything runs smoothly.  Problems may be too 
numerous.  There may be disagreement between 
the board and management about how things 
should be done.  A board may ask the manager to 
do things they are uncomfortable with or which may 
not be legal, or may be unable to make timely 
decisions.  When this time comes a condominium 
manager may choose to end the relationship. 
 
Before making this decision, the manager should 
determine if the relationship can be saved.  
Considering the cost and time involved by both 
parties in ending a relationship, salvage efforts are 
advisable. 
 
Volunteer condo boards require leadership and 
advice.  In a good working relationship, the 
condominium manager can at least partially fill this 
role when accepted by the board.  As boards 
change so will the dynamics of this relationship. 
 
A good manager knows when a relationship is no 
longer salvageable.  They may be unwilling to accept 
this given how hard it can be to obtain clients or 
alternate employment.  Minor disagreements can 
be resolved through discussion, negotiation and 
communication.  A board being disrespectful or 

rude is ominous.  When a board pays for advice 
from a manager then chooses to ignore much of 
that advice it is only a matter of time before one 
party severs the relationship. 
 
A working relationship must be profitable for both 
parties.  The role of condominium manager is 
stressful when things are going well.  A board that 
unnecessarily adds to this stress may not be worth 
the effort. 
 
Given the long hours involved in condominium 
management, a board that takes too much of your 
time, prevents you from focusing on other business, 
or is unprofitable may not be worth retaining.  
 
A healthy work environment, the ultimate goal, is a 
team effort. 

BREAKING UP – BOARD/MANAGEMENT RELATIONS 
A condominium manager perspective 

CONDO BOARDS & MANAGEMENT 
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A sizeable wad of grease and sanitary products 
blocked up a sewage trunk line in Moose Jaw, 
putting toilets across half the city at risk of backup.  
The blockage obstructed water flow and impacted 
on the nearly 15,000 people whose sewage drains 
into the trunk line.  By the time it was noticed, this 
blockage had filled up manholes and backed up 
toilets. 
 
This deposit of grease and oil mixed in with rags, 
wet wipes and other solids that don’t break down 
well in the system is known as a fatberg.  City crews 
used water jets and a giant vacuum to break it up. 
 
The largest fatberg was found in London, England, 
and weighed an estimated 40 tons. 
 
Preventing these blockages requires that residential 
and commercial properties stop disposing of oils, 
fats and grease in drains.  Pouring food cooking 
product into a drain and running hot water allows 
everything to collect in the main sewer lines.  This 
eventually solidifies as its temperature drops.  

Feminine hygiene products 
and wet wipes in drain 
systems is another common 
problem.  These items along 
with food scraps and gravy 
should always be disposed 
of in ways that don’t involve 

drains and sewer lines. 
 
An obstruction in high-rise building pipes, before it 
reaches city pipes, is likely to block up drainage 
systems causing sewage and water to back up 
through sinks, floor drains and toilets.  Water 
overflows can cause damage to your home and 
those of your neighbours. 
 

Not everything that 
goes down the drain 
makes it through the 
pipe.  Protect your 
home by taking care 
with what goes down 
your drain. 

CEASE THE GREASE  
Avoid a Fatberg 

BUILDING HEALTH 

http://www.tocondonews.com/
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GOVERNANCE  

 
 
 
 
 
 

ADULT ONLY 
BUILDINGS 

 
 
 
I would like to move to an 
Adult Only building or 
one that doesn’t allow 
renters.  How do I 
identify such buildings? 
 
S. S. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Response from Toronto Condo News 
 
There are many reasons for one to want to reside in 
an Adult Only or 55+ building.  Seniors, or adults of 
any age, may desire to reside in a quieter 
community comprised of those their own age, or 
which offers amenities or services conducive to 
their interests. 
 
There are no Adult Only buildings in Ontario - or 
Canada.  Age restrictions are prohibited in condo 
and high-rise buildings throughout Ontario.  While 
some disagree with this approach, prohibiting age 
restrictions makes it easier for families to obtain 
accommodation which could otherwise be denied to 
them.  Once some arbitrary restrictions are allowed, 
these may be extended to restrict residency based 
on race, religion or other criteria. 
 
For more information see Adult Only Condos 
(https://tocondonews.com/archives/adult-only-
condos) in the Condo Archives. 
 
So far as we know, there is no such thing as a 
condominium building that does not allow renters.  
Developers are unlikely to include this restriction in 
the declaration when selling units for fear it would 
discourage some buyers and reduce selling price.  
Among those residing in a building, attempting to 
revise such a declaration is difficult since it imposes 
restrictions many consider undesirable.  Such a 
revision is unlikely to receive sufficient owner 
support for its implementation. 

 
There are 
buildings that do 
not allow short-
term rentals but 
no simple way to 
identify them. 

https://tocondonews.com/archives/adult-only-condos
https://tocondonews.com/archives/adult-only-condos
https://tocondonews.com/archives/adult-only-condos
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