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GOLD RUSH
OF LUXURY CONDOS
From Vancouver to New York City, London and Sydney there is a
glut of high-end condos nobody wants to purchase. Toronto has
been less-impacted by this global wave of luxury property
development not intended for sale to local residents.
Developers planned to sell luxury high-rise properties as
investments to wealthy individuals during a boom that peaked in
2014 and 2015. Many of these homes were intended for sale to
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Gold Rush of Luxury Condos, our feature article, looks
at the rush to build luxury high-rise properties and how
governments intervened. In the coming months we
focus on Toronto’s plans to build affordable housing
and its impact on condominium living.
Electronic Voting Platform Compromises Security,
page 2, looks at how the integrity condo voting has
been compromised, and the results of thousands of
condominium elections suspect.
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Toronto Condo News is proud to celebrate ten years
of providing information and resources to the Toronto
and GTA condominium and high-rise communities, and
connecting them with vendors and service providers. This month we introduce our anniversary
graphics. Starting in May we look at how condominium living, management and best practices have
changed over the past decade.
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ELECTRONIC VOTING
PLATFORM COMPROMISES SECURITY
Toronto Condo News
has been a strong
advocate of electronic
voting. It is becoming
evident that, for some
communities, the
technology is being
used to manipulate
election results. The
recent disclosure that a
popular electronic
voting platform has
compromised the security of electronic voting and tainted the results
of thousands of condo elections is troubling.
Condo owners are being assured votes are secure and confidential
by their boards and management. Many have been untruthful.
GetQuorum, a popular
electronic voting
platform for
condominium
communities, has
acknowledged that their
platform fails to ensure
voting remains
confidential until an
annual general
meeting. The company
works with thousands
of condominium corporations, property management companies
and other groups using what they claim is a secure online platform.
What they fail to disclose is that their platform can be used to
manipulate the outcome of condo elections.
The company has benefited from strong demand for electronic
voting and virtual meetings during the pandemic. In a Globe and
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ELECTIONS & MEETINGS
ELECTRONIC VOTING PLATFORM COMPROMISES SECURITY… CONTINUED FROM PAGE 3
Mail article, GetQuorum CEO Ben Zelikovitz did not
deny it is possible for someone with access to his
company’s software to obtain a running tally of a
vote in progress or to act unethically.

Zelikovitz confuses proxies with voting when he
states that “property managers have always had
access to, and been trusted custodians of, proxies
prior to the meeting.” Proxies are intended to
ensure those eligible to vote can do so. They were
never intended to serve as a vehicle for influencing
votes or affecting the outcome of condo elections.
Some condo boards or directors desire advance
access to real-time voting information. It allows
them to know which way a vote is going, and change
their messaging accordingly in an effort to achieve a
different result. It provides them with a way to
influence the outcome of elections without owners
being aware. This provides an unfair advantage to
an incumbent director or anyone supported by the
board.

Ontario has virtually no rules governing what form
Condominium owners who vote using the
of electronic balloting is acceptable and no
GetQuorum electronic voting system have been
regulations defining what sort of confidentiality
unaware that their votes are available in advance to owners should expect. Most electronic platforms
those running the election. This is a breach of
recognize the need for confidentiality of advance
confidentiality – owners have been under the
voting to maintain the integrity of elections.
impression that their early voting is not known prior
to the election date and potentially used to
Thousands of condominium elections are now
manipulate the outcome of condo elections.
suspect. Complicit parties include GetQuorum,
property management companies and
Among condo owners there is an expectation, or
condominium managers that recommended
belief, that voting results are not disclosed until
GetQuorum, and condo boards. It is hard to believe
after an election period closes. After clicking
that none were aware of the ability to access
‘submit ’on a ballot screen, it should be impossible
advance election results and saw nothing wrong
to disclose individual vote choices, and there should with this. Claims that this feature was not utilized
be no way to obtain advance viewing of election
are not believable. Given the availability of
results until after an election period has closed.
electronic voting platforms, some of which are used
in municipal elections throughout Ontario and do
GetQuorum apparently views early vote result
not disclose advance voting results, there has been
disclosure as an acceptable feature desired by those widespread failure to undertake a reasonable level
who run condo elections. In an e-mail
of due diligence or an intent to deceive voters in
communication with Toronto Condo News, Ben
condo elections. Adoption of electronic voting

CONTINUED PAGE 5 ….
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ELECTIONS & MEETINGS
ELECTRONIC VOTING PLATFORM COMPROMISES SECURITY… CONTINUED FROM PAGE 4
during the pandemic has, for some, become an
opportunity to manipulate the results of condo
elections.
Manipulating
condo elections
through an
electronic voting
platform is
easier than other
approaches to
controlling
election results.
In an unrelated
matter, the
condo board of
Mondeo Springs,
TSCC 1737, have
been fighting a lawsuit regarding a contested May
2019 election. The lawsuit charges the board with
preventing candidates from campaigning to obtain
proxies, dismissing valid proxies without reason,
and writing ballots to match proxy forms to ensure
re-election of directors. Legal fees have thus far
exceeded $200,000.

required to follow the same ethical obligations
surrounding the use of proxy forms when
administering electronic voting processes”, and
“managers should never use or share information
about advance voting patterns in an attempt to
influence the results of a vote.”

Given the scale of unethical or presumed unethical
behaviour, electronic voting with GetQuorum is no
longer viewed as just a way to monitor voting.
Condo owners should be reluctant to trust condo
boards that have utilized this platform. Some
owners are likely to refrain from electronic voting in
all forms thus making it harder to achieve quorum
for annual general meetings.
Condo owners require assurances that their
advance votes cannot be used to manipulate the
outcome of condo elections, and that there will be
severe consequences for those who attempt to do
so.

Regulatory bodies appear toothless. The
Condominium Authority of Ontario (CAO) issued a
statement encouraging condominium corporations
to look for voting platforms that are secure and
confidential. Condominium Management Services
Act (CMSA) – section 54 – appears clear that
condominium managers are not allowed to
interfere in condo elections. The Condominium
Management Regulatory Authority of Ontario
(CMRAO) publishes a guide that states “Condo
managers must be careful not to communicate with
unit owners in a way that could suggest they are
trying to… influence the election of a director.” In
response to this controversy, CMRAO published a
notice that states “condominium managers are
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DEVELOPMENT & INFRASTRUCTURE
GOLD RUSH OF LUXURY CONDOS… CONTINUED FROM PAGE 1
wealthy Asians as a way to store wealth in a stable
location. Foreign buyers paid above-market prices
for homes, not anticipating that subsequent
government intervention would impact on them.
Prospective local buyers, panicked by fear of being
priced out of the market, increased both demand
and prices. Local speculators capitalized on the
situation.
Governments around the world intervened. China
introduced curbs on capital flows leaving the
country. New Zealand banned most property
purchases by non-resident overseas buyers. United
Kingdom increased the tax on higher-priced homes
then added a surcharge for any second home and
investor-buyers. New South Wales, Australia,
doubled its surcharge for overseas buyers to eight
percent in 2017. In the United States limits were
imposed on property tax and mortgage interest
deductions.
In Canada, British Columbia imposed taxes
including one on overseas buyers at 15 percent of
property value, later increased to 20 percent. A
registry of “flippers” was created to address tax
evasion. Vancouver, along with other markets,
reversed. Vancouver home sales dropped to its’
lowest level in decades. In London, anticipated
price appreciation of 21.5 percent by the end of
2020 turned into a 10.4 percent decline according to
data provider LonRes.

were pre-construction properties expected to
increase in value by 15 percent or more prior to
completion. Buyers have lost hundreds of
thousands of dollars on individual purchases
amounting to decreases in value of 20 percent or
more.

Ironically, many of these properties were not
purchased by wealthy individuals. It became
accepted for families to combine savings to pay
property deposits. They ended up losing their
family savings.
Developers appear to have overestimated the
market. Many of these luxury properties came to
completion after markets reversed. Government
crackdowns intended to reduce impact on local
markets have left developers, property investors
and lenders to adjust. Lenders are issuing inventory
loans to developers unable to pay construction
loans because 40 percent of properties remain
unsold. Banks and other lenders can be forced to
take over and find ways to sell properties when
fewer are willing to purchase at inflated prices.
Purchasers find that rental prices are unable to
cover the mortgage, monthly condo fees and taxes.

Cities affected by these luxury condos have
undergone long-term change. In Vancouver,
thousands of homes have been torn down to build
high-rise towers and large homes that remain
vacant. These properties have a limited time before
Vancouver has been transformed by overseas
they become run-down, abandoned or redeveloped.
capital purchasing property estimated at $75 billion. The current surplus of luxury properties nobody
Some estimate that one in four newly built condos
wants to purchase and a shortage of homes people
are owned by non-residents. Home prices
can afford to buy will have lasting impact on major
increased by about 80 percent over five years prior cities in Canada and elsewhere. Homes that sell for
to May 2018.
eight to 12 times income, paid for with borrowed
money by average people, are and have always
Properties, which sold for millions or tens of
been unsustainable.
millions of dollars, looked good on paper. Many
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DEVELOPMENT & INFRASTRUCTURE

PARKING MINIMUMS
ELIMINATED
Toronto has adopted zoning bylaw amendments
removing requirements for new developments to
provide a minimum number of parking spaces.
The minimum number of parking spaces in a
development has been on the decline for decades
as more people choose not to own a vehicle.
Recent information supports this trend.
Residential Construction Council of Ontario
(RESCON) data shows that 33 percent of parking
stalls in new condo projects were left unsold, with
this number reaching 90 percent in some
communities.

Developers are no longer required to build parking
spaces homebuyers don’t want. Residents without
a car will be able to purchase a home and not be
forced to unnecessarily pay for parking space.
The expectation is that residents will increase their
use of alternate transit.
The change is consistent with other recent
measures. The city and region are improving
public transit, building subways and creating
transit-only corridors. They are narrowing
roadways, adding bicycle lanes, and creating more
space for walking, sitting and outdoor dining.
How high-rise communities deal with this
information remains unclear. Many will find they
have excess parking that will become vast unused
spaces unless repurposed for other uses. There
will be greater demand for secure bicycle storage
and easy access. More space may be needed for
ride hailing service pick up and delivery.

SLIDING DOORS
AND WALLS
Many newer
condos
include
sliding doors
in place of
traditional
doors.
As condo units have become smaller, hallways
narrower and clearances reduced, traditional
doors have become a problem.
Glass sliding doors or partitions have replaced
traditional doors and bedroom walls. Bedroom
closets and windows have also quietly
disappeared. For developers this offers cost
savings and ways to make smaller units appear
larger. Larger bedrooms, narrower hallways and
reduced storage space are becoming more
common. Less natural light is becoming more
acceptable.
Smaller condo units mean more units per floor
with each unit being narrower. Each unit may lack
sufficient exposure to an outside wall and natural
light.
The building code requires bedrooms to have a
window covering at least five percent of the area
served. A door or skylight providing the equivalent
glass area can be substituted. Recent changes
have eliminated the requirement for bedrooms to
contain closets and a functioning window on an
exterior wall.

Page 7

MARCH 2022

CATEGORY ???
Graphic

Page 8

TITLE

BUILDING HEALTH

WINDOWS

Maintaining comfort and safety at home
When it’s cold out you realize just how good or bad
your windows are. You can feel the cold air coming
through even when there isn’t a noticeable draft.
Moisture or ice may form.
Most just want to know if their windows
work properly and when its time to replace
them.

Closed blinds, shades or drapes prevent air
circulation across window surfaces. This makes
windows colder and increases condensation
problems.

CONTINUED PAGE 10 ….

Condensation
Condensation is when moisture – humidity
– in the air
turns into
water after
contacting a
cold surface.
Windows
tend to be
the coldest
surfaces in a home so condensation forms
there first. Depending on outside
temperature this condensation may be
liquid or ice.
Condensation on windows is normal.
Most exposed are areas closest to the
window. Excess condensation can damage
walls, windows, and cause mould to grow.
Moisture dripping to lower levels may
cause damage in other suites. Damage
can be prevented or minimized by wiping
away visible condensation.
Plants add moisture to the air. It is best to
keep them away from windows to
minimize condensation.
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BUILDING HEALTH
WINDOWS… CONTINUED FROM PAGE 9
Window Design
Windows are designed with drain holes at the
bottom.
Condensation
between sliding
windows is normal. It
will drip down and
out through these
drain holes. For
windows that slide horizontally be sure to close
both inner and outer sliders which allows windows
to function as intended and reduce the risk of
condensation forming.
High-Rise Building Air Flow
High-rise buildings are designed so suites receive
fresh air from the corridor while sending air out
through exhaust fans in the bathroom and kitchen.
In winter this fresh air is dry to aid in removing
moisture. Humidifiers, intended to counter dry air,
add moisture which can add to visible
condensation. Weather stripping on doors can
restrict the flow of fresh air.

keep cooking and other odours from exiting a suite
into hallways. Cracks and other failures of window
and wall systems cause outside air to enter a
building from unintended areas. Deteriorating
weather stripping and warped window frames are a
source of air leaks.

Time to repair or replace windows
Condo boards consider a building-wide window and
frame replacement because of a growing number of
air or water leaks, an increasing number of window
glass replacements and deteriorated window
frames. Many windows that are replaced can more
economically be repaired. At some point it makes
more sense to undertake a complete replacement
than deal with increasing repair costs.
Despite disruptions that affect residents during a
building-wide window repair or replacement
project, the consequences of not doing so are an
increasing number of isolated window repairs that
may not fully resolve all problems.

When replacing windows there are options for
Some air vents can be adjusted. If so, adjusting
coatings that provide added insulation and
them so warm air is directed to window surfaces
protection from sunlight. These help reduce energy
can help evaporate condensation. In the summer
consumption and provide a more comfortable inner
air flow should be directed away from windows and environment.
upward for cooling.
Signs that windows require repair or replacement
Water and air leaks are a strong indicator that
windows require repair or replacement. Air leaks
differ from drafts or other air flows. Warm interior
air cools as it nears cold glass causing other warm
interior air to rise. When near windows this can feel
like an air draft when windows are in good
condition.
Buildings control air flow with differences in air
pressure. Higher air pressure in hallways helps
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COMMUNITY

SCARING THE VOLUNTEERS
Condo living depends on volunteers. Directors
serving on the board receive no financial
compensation, are expected to effectively and
efficiently manage the corporation, and deal with
challenging owner expectations. Good directors can
be expected to spend 20-30 hours per week on
corporation business although less than ten hours
per month may be more typical. Additional
volunteers are needed to serve on committees and
do other things desired by a community but not
required of the board or management.
Successful communities find enough volunteers to
fill these roles. Less than successful communities
will find it difficult, perhaps impossible, to find
dedicated individuals willing to assist.

time are disruptive to
those with tight
schedules and other
commitments. Keep
meetings civil, professional and on time.
Liability Threats
Volunteer directors should never be threatened
with liability. They are expected to use their best
judgement when making decisions. Liability threats
are an unnecessary distraction and deterrent.
Lawsuits against directors, regardless of success,
will likely be paid through insurance resulting in
higher owner-paid premiums.

Excessive Control
The overall tone of a condo board generally comes
If having difficulty finding volunteers for your
from the president. One failing to make others feel
community, consider what is being done to turn
their views are important, or disrespectful to
them away.
opposing views, is unlikely to be popular. The board
is a body of individuals with each opinion holding
Standards of Conduct
equal weight. One overbearing individual
Few want to participate on a board with conflict and controlling the board and left unchecked is the sign
poor standards of behaviour among residents.
of a domineering boss rather than an effective
Healthy debate among residents should be
condominium corporation president.
encouraged in meetings and written
communication. Hostility and animosity in any form Communication
should not be tolerated.
Boards suffer when owners have no idea what is
going on in their community. Publication of
Meetings Management
meeting minutes is important. So are notices about
Meetings should be comfortable gatherings where
goings-on in the building and details on future
issues can be discussed without hostility among
plans. A secretive board offers no confidence in
directors or residents. Most choose to avoid
their actions, is challenged with obtaining resident
meetings where such feelings are prevalent and
support, and discourages others from getting
tolerated. Meetings that fail to start and end on
involved.
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COVID EDUCATION & SOLUTIONS

NEW CLEANING REGIMEN
People will be debating our response to the
pandemic for many years. Could we have done
more to save lives, maintain access to common
areas of our high-rise communities, and keep
businesses and schools open?
Future generations may be surprised at our focus
on extreme cleaning. We’ve relied on squirts, hand
wipes and sprays while assuming this is all good.
Yet science has identified concerns with this
approach.
Tiny organisms
coexist with our
living environment.
With so many
spending almost
their entire day
indoors, we are less
exposed to these
organisms that
share our
immediate
surroundings. We
no longer spend our
time among trees,
grass and dirt which
has led to
unexpected
consequences.
Modern societies
that utilize newer
cleaning products
have seen a rise in
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autoimmune conditions such as celiac disease and
Type I diabetes. There are more allergies to
peanuts and hay fever.
Our extreme focus on cleanliness combined with
more time indoors has impacted our bodies long
before COVID became a concern. By 2021, we were
asked by the CDC to clean less and the journal
Nature ran the headline ”COVID-19 rarely spreads

CONTINUED PAGE 13 ….

BUILDING MANAGEMENT
NEW CLEANING REGIMEN… CONTINUED FROM PAGE 12
through surfaces. So why are we still deep
cleaning?” Yet the extreme cleaning continued.

Cleaning well is more effective than extreme
cleaning, can save money and offers health
benefits. Use cleaning and disinfecting products as
Science tells us that cleaned surfaces repopulate
directed rather than assuming more is better. Avoid
with microbial life almost immediately. We are
excessive use of bleach with its negative health and
killing what our bodies are used to dealing with and environmental impact.
making it easier for tougher diseases to thrive. Loss
of outdoor time deprives our bodies of beneficial
Place a greater emphasis on cleaner air by ensuring
microbes.
equipment and ducts are regularly cleaned and in
good operation. Added benefits include reduced
In our high-rise homes we ignored the more
energy and maintenance costs.
important issue of healthy air. Worse, we have
inhibited air circulation by installing plastic barriers As we plan for a life with COVID, high-rise
in the belief that this extra physical separation is
communities can do better by focusing on what
helpful. We’ve allowed transmission of viruses
really matters.
through the air while extreme cleaning surfaces to
what may be no positive effect.
Replace extreme
cleaning with a
balanced approach
to cleaning, safety
and health
consistent with
current science.
Increasing frequency
of cleaning is
ineffective if done
poorly or using the
wrong cleaning
products. It
becomes a waste of
money that makes
people “feel good”
without delivering
results. Rely on
experience,
knowledge and
science to provide
better protection.
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COMMUNICATIONS

COMMUNICATION, ETIQUETTE AND
EXCELLENCE IN MANAGEMENT
The expansive role of a condominium manager
differs from that of a property manager who is
more focused on the mechanical and physical
aspects of the building. A good condominium
manager must be equally focused on the
condominium declaration, condo rules, and
effective communications. This greater focus is
infinitely more challenging.
In a world with easy access to spellcheck and
grammar technology, there is no excuse for poorly
worded, disjointed e-mails. Likewise, lengthy and
arduous pieces of detailed explanation can be too
bulky to be properly absorbed when read, or may
get pushed aside completely.
Creating effective and well-written communications
— letters, e-mails, reports and minutes — can be a
difficult skill to master, particularly in our digital age
where most messages are limited to e-mail
messages or blasts, and social media posts which
typically lack complete explanations or even full
sentences. Many lack the skills to explain and
interpret critical information that is fundamental to
being an effective condominium manager. Financial
communications are particularly important when
working with condo directors and owners who have
a financial stake in the well-being of their home.
Presenting monthly manager and financial reports
with insights that are written in plain, easy-to-digest
language is not easy.
It is important to understand the fundamentals of

etiquette in
communication how to
communicate
clearly and
concisely; and
importantly, how
to adapt communication strategies dependent on
the audience. It is not enough to send a chargeback
letter demanding payment for reimbursement of
costs incurred from a contractor. The owner
deserves to understand why reimbursement is
being requested, where it states within the
declaration that the cost is their responsibility, when
that payment is due, and what the consequences
are if they refuse to pay.
When communication fails completely, results can
be tragic. Ninety-eight lives were lost in the collapse
of the Champlain Towers South condominium in
Surfside, Florida — lives that could potentially have
been saved if the board of directors had fully
comprehended the urgency behind the engineering
reports provided to them. Although occurrences
such as the Champlain Towers collapse are rare, the
disaster shows clearly the importance of
establishing clarity and assertiveness when
conveying important information.
Managers and executives have a duty to keep
informed regarding their industry and to be ever
cognizant of their adeptness in communication,
whether it be by letter, e-mail or report. Clarity in

CONTINUED PAGE 16 ….
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CONDO PETS

EMOTIONAL
SUPPORT ANIMAL SCAM
On the internet nobody knows or cares
if you really need a comfort or emotional
support pet
Communities with a no-pets policy can be
inundated with requests for emotional support
animals from residents attempting to circumvent
pet restrictions. While primarily relating to dogs,
requests can be for cats, birds, snakes and even
pigs.
This is not to be confused with needing a service
animal which is considered reasonable
accommodation for any resident with a doctorcertified disability making the request. Rejecting
any legitimate request goes against human rights
legislation and is a form of discrimination.

of about 20 questions and pay a fee as low as $70 to
receive a supporting letter or other documentation.
The entire process takes a few minutes and is
unregulated.
Condo corporations enforcing pet restrictions are
not required to accept tags, certificates or letters
from unregulated registries or medical providers
that advertise for this service. They can request
additional details from a local medical provider and
not an internet service.

Legitimate reasons for requesting a service animal
accommodation include blindness, deafness and
Requests for comfort and emotional support
PTSD. Such requests should be willingly
animals are believed to be heavily abused.
accommodated once proper documentation is
Numerous websites offer medical certification for
provided. Legitimate service animal requesters
an emotional support animal without having to visit should willingly comply with these requests.
a doctor. Simply complete an online questionnaire Illegitimate requests will likely be dropped.

COMMUNICATION, ETIQUETTE AND EXCELLENCE IN MANAGEMENT… CONTINUED FROM PAGE 15
communication can save time and reduce
confusion. Affordable, cloud-based writing
assistants such as Grammarly can be particularly
helpful to catch small grammar mistakes, ensuring
that messages are delivered with clear intent.
It’s okay to run a spellcheck on that doc before you
e-mail it or to have a co-worker take a look. Ask
yourself, “If I knew absolutely nothing about
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condominiums, would this letter still make sense?”
As author George Bernard Shaw once said, “The
single biggest problem in communication is the
illusion that it has taken place.” You can save the
phone calls, e-mails and headache in the office by
getting it right the first time.
Greg Fraleigh is President of The Enfield Group Inc.

COMMON AREAS AND AMENITIES

REALITY OF ELECTRIC VEHICLE
CHARGING IN HIGH-RISE BUILDINGS
Canada is working to speed up adoption of electric
vehicles. High-rise communities are showing
increased interest in having electronic vehicle
charging systems for these vehicles and are finding
solutions for earlier challenges that once made
them impractical. These challenges involve
delivering the necessary electricity through charging
systems without impacting on other uses, and
allocating costs among owners.
No older building has the electrical capacity to
ensure all owners
can have an electric
vehicle charging
system in their
parking space.
Communal charging
stations, one
potential
compromise, is likely
to be a poor
solution partially
because owners
cannot be relied
upon to free up a
station once their
vehicle is fully
charged.

common are Level 2
chargers which take
longer to charge a
vehicle but work for
hybrid and electric
vehicles.
There are solutions to
accommodate from ten to 40 vehicles. Ten charging

CONTINUED PAGE 18 ….

Vehicles can take
hours to charge.
Fast charging
systems are
available but
expensive. More
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COMMON AREAS AND AMENITIES
REALITY OF ELECTRIC VEHICLE CHARGING IN HIGH-RISE BUILDINGS… CONTINUED FROM PAGE 17
stations could accommodate 10 percent of the units
in a 200-unit building. With current sales of electric
and hybrid vehicles being below two percent, this
should be adequate for the foreseeable future.
Canada’s Zero-Emission Vehicle Infrastructure
Program (ZEVIP), which provides funding to reduce
greenhouse emissions, is not well-designed for high
-rise residential communities. It requires a
minimum of 20 chargers and challenging
operational deadlines. Condominium communities
are unlikely to be able to commit to having a
minimum of 20 chargers by the required deadline.
An estimated 75 percent of applications fail to
the reserve fund. Since most reserve funds are not
receive funding.
funded for such a purpose, this likely entails
replenishing the fund to ensure funds are available
Ensuring electrical capacity is sufficient for vehicle
for items contained in the reserve fund study.
charging plus all other needs in your building likely
requires a major system upgrade. This includes
Solutions for resolving the challenges of offering
delivering more electricity to the building, and a
electric vehicle charging stations in high-rise
system to distribute this power from the electrical
communities vary. Today’s vendors have a better
panel to parking spots without reducing the load
understanding of these challenges and can offer
needed for all other purposes. This is a costly
practical solutions that integrate with a community’s
upgrade - $200,000 to $300,000 is not uncommon.
existing electrical system.
Finally, owners desiring a personal charging station
in their parking space would pay an additional
Electric vehicle charging stations are increasingly
installation cost plus the cost of electricity used.
viewed as a necessary amenity that attracts those
who own, or plan to own, an electric vehicle. This
Funding this infrastructure upgrade can come from infrastructure increases the resale value of
properties and provides a coveted amenity.
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BUILDING HEALTH

PROTECTING YOUR CONDO
HOME FROM COLLAPSE
A report looks at how residential building failures
can be prevented such as what occurred at the
Champlain Towers South condominium, Florida in
2021. Community Associations Institute (CAI)
convened three task forces of nearly 400 reserve
fund specialists, attorneys, insurance experts,
property managers, engineers, architects and
homeowners conducting research surveys and
interviews to better understand how communities
can prevent a future building collapse.
Despite being aware of major structural damage,
Champlain Towers South was unable to undertake
$9 million (US) in
repairs. Owners were
unwilling to pay special
assessments ranging
from $80,000 (US) to
$330,000 (US).

only nine states, and reserve funds in 11 states.
Another recommendation is for stricter rules on
building inspections, including a first inspection of a
newly constructed building no more than five years
after occupancy; an inspection of buildings more
than 10 years old within two years of passage of the
law; and follow-up inspections every 10 years for
the first 20 years of a building’s life, then every five
years after that. Ontario requires that a reserve
fund study must be done every three years. A Class
1 (comprehensive) study, the most extensive, is
only required for a new building.

The 56-page report is
titled Condominium
Safety: Reserve Studies
and Funding,
Maintenance and
Structural Integrity.
A main
recommendation is
that reserve fund
studies and prescribed
levels of reserve
funding be mandated
similar to what exists in
Ontario. In the United
States, reserve fund
studies are required in

Page 19

MARCH 2022

CATEGORY ???
Graphic

Page 20

TITLE

CONDO LIFE

IT’S AN INTERNET WORLD
Today’s condo residents expect fast 24/7 internet
access to their entertainment, news and personal
communications. Internet, phone and television
services all require high-speed and reliable access.

The sheer variety of consumer demands, variety of
options and volume of available content can be
confusing. Each service provider offers a package of
offerings to deliver a complete service. Rogers
Communications provides internet, TV and related
The world of landline phone service and basic cable services to more consumers than any other
is quickly disappearing. The telecommunications
company in Canada. Their approach is to promote
industry is responding with better internet,
different products and services under the name
telephone and television services. Quality, speed
IgniteTM. Ignite TVTM, powered by Ignite InternetTM,
and features are constantly improving. Rogers
provides IPTV technology and access to favourite
IgniteTM and Bell’s Fibe are two offerings available
shows, movies, and music from streaming services
to most high-rise communities. Beanfield,
plus live TV. This also includes Cloud PVR for
Cloudwifi, Fibrestream and others offer competitive recording programs, parental controls and voice
services in some areas.
remote for finding content. Packages can be
personalized based on number of channels needed
The sheer volume of available content is
and some have swappable channels that can be
overwhelming. It is increasingly difficult for
“exchanged” as interests change. Those who do not
consumers to keep track of what is available to
require live TV can benefit from a custom product to
them and manage their preferences.
manage their streaming services. Ignite
SmartStreamTM provides a simple structure for
Internet Protocol Television (IPTV) is replacing cable organizing and accessing everything.
television. This requires fast internet speed to
deliver clear audio and visual images. The
No single solution works for everyone. A family with
technology is used to provide streamlined access,
young children will have different requirements
better control and more programming. This means than one with teenagers. A single professional has
streaming services such as Amazon Prime, Netflix,
different interests than retired individuals. The
YouTube and Disney+ are available, with or without diversity of packages and pricing reflects these
cable, from a television or internet-connected
varied requirements.
electronic device with programming as easily
accessible as that of cable television. Features
Internet Protocol Television is growing in
include voice activation and parental controls.
popularity. The diversity of programming,
Cloud PVR allows programs to be “recorded” or
combined with control features and ease of access,
downloaded for later viewing. Programs can be
is gaining new converts.
paused on one device and continued on another.
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BUILDING HEALTH

IMPROVING QUALITY
OF AIR FLOW
Schools, workplaces and institutions are all looking
at how they can improve air quality and ventilation
in spaces to make their environments safer. The
basic approach is to improve airflow by bringing
more air in and out of a space more quickly. This
reduces the risk of exposure to COVID and other
viruses.

resident responsibility although many communities
do so as if it were a common area. Even when
treated as common area maintenance, residents
can replace standard filters with higher efficiency
filters. This may be provided as an option at the
time of filter replacement. Finally, dryer and
washroom exhaust systems, which move air out of
the unit, should be cleaned on a regular basis.

Governments are providing huge amounts of
money for this purpose. While there are no
These efforts can increase in-suite air flow up to 50
financial incentives available for high-rise residential percent for an average-size unit.
buildings, the simple fact is that most of our time is
spent at home. It is even more important that our
Improve your in-suite air flow and breathe easy.
residential high-rise buildings undertake these
same improvements.
In a building, air flow
can be increased by
improving intake and
exhaust systems, and
use of higher efficiency
filters. The fresh air
intake system for a
building is maintained
by management
through proper
cleaning and any
necessary equipment
upgrades to increase
air flow. Each unit in a
building has one or
more fan coil and
heat pump systems.
Maintaining these
systems is typically a
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RENTALS & SALES

ALL YOU NEED IS A SUITCASE
Co-living gets a foothold in Toronto

In a city where even the smallest of apartments rent
at more than $2,000 a month on average, co-living
appears on the verge of taking off in Toronto much
like it has in New York City, Washington and San
Francisco.
Co-living is a form of city living focused on
community and convenience. In exchange for less
private space, co-living offers extensive common
spaces that may include lounges, gyms and hot
tubs, Wi-Fi, utilities, organized social activities,
housekeeping and restocking of toiletries. Shared
or common spaces can include kitchen, living room,
outside deck, and even bathroom.
One co-living building is planned for the Weston
area combining 26 co-living and 16 traditional
apartments. A New York co-living company is
planning to provide 650 units.
Co-living units come fully furnished. They are welldesigned with luxury finishes and high-end
appliances, large TV screens, and access to Netflix
or other streaming services. They often include
parcel delivery, electronic doors unlocked using a
smartphone and access to management for repairs.
Rent can be 15 to 25 percent less than a studio
apartment in the same neighbourhood.
Co-living appeals to those who travel using Uber
and rely on food delivery services daily. Most are
singles busy enjoying life, experiencing things and
not wanting to deal with the daily grind of
maintaining a home. They are more focused on
sustainability and less on owning things like

appliances and dishes. Minimum lease terms can
be as short as three months.
Savings are considerable. In addition to lower rent,
furniture can cost $10,000 or more for even a small
home. Monthly cleaning and basic maintenance
costs can average $500 a month.

Technology is used to show apartments, tenants
and prospective tenants. Artificial intelligence
systems can be used to match tenants by reading
social media posts to predict personality type, and
comparing to current tenants. Prospective tenants
are interviewed and approved by prospective
housemates after a criminal record check.
The Weston units are expected to appeal to tenants
working in the Pearson Airport-area and those who
want to get downtown in 15 minutes using UP
Express.
Co-living offers a
more economical
and stress-free
luxury living solution
that helps avoid
loneliness.
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RENOVATIONS AND REPAIRS

GUILTY PLEA IN CONDOMINIUM
RENOVATION BID-RIGGING
The Competition Bureau of Canada has obtained its A Statement of
first guilty plea in the bid-rigging of condominium
Agreed Facts
renovation projects.
sheds light on
how the
CPL Interiors has pleaded guilty for participating in scheme
31 instances of bid-rigging. They have agreed to
worked.
pay a fine of $761,967 for its participation in the
During the first
scheme. Bids for individual projects ranged from
part of a
$108,000 to $1.6 million. In total, nearly $20 million renovation project, the design stage, contractors
worth of condominium renovations were impacted. often spend considerable time working with the
designer for little or no compensation. The scheme
The Competition Bureau began exploring
was intended to ensure that the company involved
allegations of bid-rigging and conspiracy in 2016, in in this stage of a refurbishment project became with
response to a 2012 whistleblower complaint. More winner of the project among those companies
than 140 Toronto area condominium corporations
responding to a tender. Conspirators agreed not to
were ordered to hand over renovation records
compete against the company first involved or
relating to “budget, tendering, bidding, negotiating involved very early in the life of a condominium
and awarding of a contract for the renovations to
refurbishment. Co-conspirators made bid
the common areas of the condominium
submissions higher than that of the initial company.
corporation’s building(s)”. The investigation looked
into condominium corporations involved in 127
CPL Interiors is no longer operating.
contracts for common area renovations of shared
spaces including party rooms, lobbies and parking
garages between 2006 and 2014.
Criminal charges were filed for conspiracy to
commit fraud and rig bids in the Greater Toronto
Area (GTA) against TRI-CAN Contract Incorporated
and owner Bob Vlahopoulos; JCO & Associates
(912547 Ontario Inc.) and owner Jose De Oliveira;
and LAR Condominium Refurbishment Specialists
(Lidio Romanin Construction Company Limited) and
owner Tony Romanin. CPL Interiors Ltd. was
charged under the conspiracy provision of the
Competition Act for its role in the alleged scheme.
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BUILDING MANAGEMENT

NO SUBSTITUTE FOR
PERSONAL INTERACTION
Two years into COVID, it has become clear there is
no substitute for direct personal interaction.

management have become more superficial and
delayed.

Restrictions on indoor gatherings, lack of face-toface interactions and a closed-door policy to
building management has been a disaster.

Limited staff taking longer to recover from illness
creates further stresses on management unable to
respond to resident concerns. Contractors take
longer to complete work or to obtain necessary
materials before commencing work. Many are no
longer able to make commitments on timing.

Management and
owners are generally
agreed that platforms
such as Zoom are not a
substitute for meeting
with people even while
the technology does
provide some value.
The loss of direct
interaction has created a heightened lack of trust by
residents in building management and their condo
directors.
“Going virtual damages relationships with not only
residents but vendors and employees” explains
Liron Daniels of Nadlan-Harris Property
Management. “Properties are not being inspected
as frequently or extensively as prior to COVID. At
the same time, more are working from home and
aware of building deficiencies. Worn carpets, noise
from neighbours and odours are all more
extensive.” Management often fails to respond to
these matters for reasons that include an
overwhelming volume of concerns and restrictions
on their ability to respond. Residents are less
patient at the same time as frequency of issues is
growing. Electronic communications are available
at any hour of the day or night yet responses from
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Going virtual and relying on electronic
communication requires better and faster
responses which management is unable to provide
in light of growing volumes and restrictions. Many
lack the ability to keep track of the volumes of
inquiries, problems and concerns, and fail to
respond. Problems and frustrations escalate.
Those lacking the proper technology and
organizational skills struggle.
Communities are finding increased urgency at
completing projects, renovating and maintaining
their building, and are under greater stress because
more people spend more time at home. They are
trying to accelerate timelines when it is increasingly
difficult to maintain
the status quo.
Many of these
problems are unlikely
to be resolved until
personal interaction
is once again
encouraged.

ELECTIONS & MEETINGS

GROWING CONCERNS ABOUT ONLINE AGMS
Stop turning off the microphone
Technology was supposed to make virtual Annual
General Meetings (AGMs) more inclusive. Instead,
they have made it easier for condominium boards
to mute owner concerns and dissent.

Canadian Securities Administrators, an umbrella
group of regulators, condo owners have no such
organization to represent their interests.

Recommendations to improve virtual meetings
The top three most concerning practices cited by
include:
those who attend virtual meetings are management
unreasonably curating questions, an inability to ask • Ensuring all owners receive electronic
live questions at a meeting, and lack of questionnotification of meetings and access instructions
and-answer opportunities.
• Simplified meeting registration
• Video playbacks of AGMs
The Canadian Securities Administrators (CSA) is
• Easier processes for owners to ask questions as
concerned about virtual or online annual general
matters arise
meetings. These concerns are equally applicable to
condominium corporations and their annual
• Technical support for owners
general meetings as all are subject to or based on
• Opportunities for meeting attendees to raise
corporate law.
points of order during the meeting
• Transparent disclosure of proxy voting results
Some
condominium
These recommendations are relatively simple to
corporations
implement and would help ensure that virtual
attempted to
meetings don’t serve as a one-way communication
make virtualvehicle obscuring or restricting owner rights.
only
gatherings
more
interactive for owners; others failed to do so which
had the effect of silencing owners. Some owners
complain that online meetings shield directors and
management from scrutiny. These concerns are
identical to those of shareholders in private
corporations. Some believe that new regulations
are necessary to protect owner rights.
While investors are airing their grievances to the
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COVID EDUCATION & SOLUTIONS

ELECTING EFFECTIVE
CONDO BOARDS
Condo boards have broad authority to manage
multi-million dollar budgets and reserve funds.
These boards typically oversee the entire
management process for a community. They
establish policies and procedures. Major
expenditures and projects are approved by them.
More broadly their role is to ensure the collective
and individual interests of unit owners are being
addressed.
Most condo boards are conscientious and effective.
Major problems are rare. The frequency of
problems increases in communities where a
volunteer condo board lacks directors with solid
financial skills. The likelihood that funds will be
mismanaged because of
incompetence or fraud
will increase. Condo
owners have been found
to elect dishonest
directors who steal
money, and to elect less
competent boards that
do a poor job of collecting
and spending money.
Both problems can
continue for years before
owners suspect
problems.
No degree of legislation
can protect against these
problems. The only
known effective solution
is for condo owners to
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become more involved. Learn more about how
your building operates. Know the limits of financial
reporting provided to you. Ask probing questions.
Participate in community meetings and elections.
Electing more conscientious, capable and qualified
individuals as directors remains the best way to
ensure
your
community
is well run
and
properly
managed.

BUILDING MANAGEMENT

PEST CONTROL – BIRDS
Birds can be quite a nuisance once they decide your
balcony, or building, is a good place to roost or nest.
They can damage the building structure and turn a
landscaped area into a mess. Their droppings can
clog drains and damage equipment. Droppings and
feathers can cause respiratory problems while
transmitting diseases and pathogens to people and
animals.
Birds adapt to their surroundings making them a
persistent problem.

or communicate they have not yet made a property
their permanent residence. Socializing can be
prevented or birds relocated with relative ease.
Birds using your property for feeding can be a more
difficult problem to address. It can be nearly
impossible to eliminate all traces of food and water.
Removing birds that have found shelter on your
property and spend the night, roosting, is more
difficult to address and likely requires professional
assistance. Removal of birds from what they
consider a permanent home where they reproduce,
nesting, is the most difficult. Nests have to be
removed or destroyed to keep them from returning.

Pigeons and sparrows can make nearly any
location their home and are not picky eaters.
Sparrows are aggressive and may destroy eggs of
competing species or threaten other adult birds.
Bird removal techniques used by pest control
Pigeons are less aggressive and more of a nuisance. specialists to modify their habits:
Starlings prefer livestock and can contaminate
large amounts of food. They transmit fleas and
disease to people and pets, damage trees and
landscaping. Starlings can be noisy as they mimic
surrounding noise and birds.

•
•

Canadian Geese are territorial and aggressive, and •
can attack people or animals. They overgraze lawns
•
and consume crops. Each mating season they
return to the same location.

•

Bird infestations are a gradual process. Dealing
with them before they claim your property as theirs
and settle down is the best approach.
•
Bird attachment to a property can be described as a
•
four-stage process. When birds first gather to rest

Block off unscreened vents, holes in walls and
other potential nesting sites.
Electronic repellents placed around building
areas overlooking common areas and
entryways.
Eliminate prime perching spots by placing spikes
on roofs, balconies or other areas.
Bird barriers that reflect light beams from the
sun to startle and disorient.
Block off areas with netting such as under an
HVAC unit or around a balcony to prevent use as
shelter.
Environmentally responsible bird repellant
sprays.
Removal and safe relocation of protected bird
species.
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COVID EDUCATION & SOLUTIONS

REBUILDING COMMUNITY
AFTER COVID
Loss of community is an unfortunate effect of
COVID. Nowhere is this more clearly evident than in
high-rise condominium communities where
activities and spaces are an extended part of the
home. Virtually all activities were put on indefinite
hold. No parties, celebrations, fitness centers or
card playing. Even board and committee meetings
were cancelled. Elevator restrictions make it
difficult for many to leave their floor.
Now that the pandemic appears to be subsiding, in
two steps forward and one step backward manner,
how can we rebuild our communities? Many want
to return to their pre-COVID lives.

The Path Forward
We are now at a crossroads. Some remain afraid to
attend meetings, socialize or recommence activities.
Many welcome the isolation and prefer not to go
out. They distance themselves when walking, don’t
speak with others and avoid sharing an elevator.
Such individuals may prefer their heightened state
of anxiety and personal isolation.
Many others want to get back to what they consider
a normal life. They hate masks and physical
distancing. Being with others is a relief even if it
includes reasonable precautions.

While many are ready to get back to normal, that
High-rise condominium living is a personal lifestyle decision in a condominium community is up to the
choice. Some desire the convenience. Others
condo board. They control what common areas are
desire the social activities or access to common
accessible and rules for use. Some communities
areas such as exercise room or swimming pool.
have embraced a return to normal while others act
COVID changed all this as everyone was told to stay as if isolation is a new normal. Communities can
home and avoid contact with others. Mask wearing facilitate a return to normal as they learn how many
and physical distancing were embraced, or at least are comfortable with a reopening. Allow access to
enforced, for a period expected to last weeks but as common areas so residents can utilize amenities
of this month has now been two years. Many feel
and congregate. Residents will come out slowly as
detached or cut off from their community. Some
they become more comfortable. Those remaining
struggle with anxiety, depression, physical ailments uncomfortable will choose not to participate and
from reduced activity, and shortened tempers.
continue to isolate.
Virtual technologies such as Zoom were found to be
a poor replacement. Not everyone is comfortable
conversing, socializing, exercising or exchanging
ideas on a screen. The virtual approach is less
enjoyable and has generally been abandoned.
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Allow residents to share their experiences with
isolation. Consider a newsletter or gathering where
residents share experiences, and ask questions with
local mental health professionals in attendance.
Those who have struggled the most during COVID
will benefit from a community that makes an effort
to reach out to them.

GARDENING & LANDSCAPING
Your situation falls into the majority of high-rise
problems Condominium Authority Tribunal (CAT)
has not been prepared to hear until recently, so
long as they are incorporated in the Condo Rules.
As with most high-rise problems, there is an
established approach to informing building
management and obtaining resolution.

•

BALCONY
WATERING IMPACTS
NEIGHBOUR BELOW
The tenant above my
condo keeps dumping
water on the balcony and
it's pouring down onto my
balcony. Who do I speak
with about this? I have emailed my condominium
manager but this recurs
each year.
Please help.
J. G.

Response from Toronto Condo News

•

Become familiar with your condo rules and
identify which are being contravened. At the
very least, actions in another unit should not
unreasonably impact on your unit.
Document your concern in writing to the
management office. In your situation, a video of
the dripping or downpour of water will help
management understand the problem and its
impact. Condominium Authority of Ontario
(CAO) offers letter templates you can use to
document your concern - https://
www.condoauthorityontario.ca/resources/howto-guides-letter-templates/ .

If management agrees that your concern is valid,
they may address the problem by speaking with the
neighbour. Should the problem persist,
enforcement action may be taken.
For more information on problem resolution in high
-rise communities see the Condo Archives which
includes the following articles:
• Resident Complaints
• Problem Resolution begins with Good
Communication
• Classic Condo Living Mistakes

Excessive watering on
a balcony above is not
an uncommon
problem in high-rise
communities. A few
periodic drips are
unlikely to be viewed
as a problem. Repeated downpouring of water,
which can flood lower-level balconies and land on
tables or chairs, is a problem.
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