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THE LOST ART OF TALKING
What happened to having a chat?
Rather than talk, we now rely on our phone to share articles,
pictures and jokes. In the process something has been lost. One
study of mobile phone users over three months found that six
percent never made a single call. The majority of calls were under
90 seconds and 80 percent under five minutes. These calls are
not conversations.
Younger generations view this as some sort of freedom that is
more efficient. They send messages and maintain numerous
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FROM THE EDITOR …….
Be Thankful
Toronto Condo News, which publishes at the
beginning of each month, tends not to comment about
holidays such as Thanksgiving that occur mid-month.
We hope that those who have the luxury or living in a
condominium in Canada took some time to consider
how lucky they are.
There is much to be thankful for.
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Controlling Insurance Costs Requires Culture Change
Contractor Liability during Renovations

Canada is a safe country with a great lifestyle and high
standard of living. It is not China, North Korea or Russia where people have to be worried about
imprisonment over what they say. Crazies that threaten or disrespect our elected leaders and
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New buildings stand out for their
finishing touches. Once walls are sealed,
we forget about the piping, wiring, fire
suppression systems and insulation that
sits hidden behind them. Units get sold
and resold over many years as families
move in and out. Some units are
periodically remodeled with little
attention to what resides behind walls.
At some point, unmaintained hidden
spaces degrade or malfunction. Failing
to plan in advance for these unexpected
and always poorly-timed situations is a
mistake.
Condo boards tend to view financial planning for upcoming projects
as prioritizing specific items that are in a reserve fund study and
visible. This explains why so many reserve fund studies omit major
ticket items that can deplete the bank balances of what owners
perceive to be a financially sound condominium corporation.
Consider a building with a problem in their plumbing infrastructure.
For years they continued to seal up identified pinhole leaks and
repair resulting damage. Rather than considering a longer-term
solution to eliminate leaks and more quickly identify those that
occur, they continue to build their reserve fund balance while
remaining blind to an obvious problem. Now something happens
that requires full replacement of a deteriorating plumbing system. If
pipe risers were not included in the corporation’s prior reserve fund
studies, then poor financial planning becomes evident. Current
options are now to implement a special assessment, secure
financing, or a combination of the two. Complete replacement at $20
million or more is beyond their financial capabilities. The financial
burden of this single project would be devastating to unit owners. It
would negatively impact the resale value of the units at a time when
many are forced to sell because they are unable to pay required fees

CONTINUED PAGE 4 ...
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FINANCIAL MANAGEMENT
OUT OF MONEY… CONTINUED FROM PAGE 3
and assessments.
A fourth option is inadvisable. The board could
ignore the riser issue and hope for the best. This
could cause the building structure to weaken as
we saw in Florida when an entire building
collapsed. Increasing damage and ongoing repair
costs would create a worsening financial situation.
Individual breaks in water lines would create more
damage in units and common areas. At some
point insurance becomes prohibitively expensive
or unavailable. On the plus side, the current
board will likely be out of office before many of
these problems arise. A new board will be
responsible for addressing larger problems that
could and should have been avoided.
No crystal ball is available to foresee future
damages. That is why reserve fund studies should
be prepared by independent professionals.
Condominium directors can facilitate by
scrutinizing studies and inquiring about items that
appear to be missing or misvalued. As buildings
age, determine the accuracy of reserve fund
studies by comparing actual costs with what
appears in the study. Avoid manipulating reserve
fund balances by modifying the implied rate of
inflation, return on invested funds, estimated
repair and replacement dates, or entirely
removing
items from a
study to make
it look good.
Adhering to
an accurate
reserve fund
study is an
essential part
of good
management.
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BE THANKFUL… CONTINUED FROM PAGE 1
government do so without fear of retribution. We
don’t worry about being attacked by an invading
army or the police, or being threatened with a gun.
While we have much to worry about, these are
mostly first-world problems. Our economic
system, despite whatever flaws exist, works well.
Virtually anyone who wants a job can find one. We
live in a tolerant society despite what some
extremists claim.
Condominium living is yet another benefit of living
in Canada and our society. While it may be that
many condominium corporations are poorly
managed, it is by those we choose to elect. This is
the very nature of a democracy. We benefit from
the many amenities unavailable to most, reduced
living costs, and someone else making sure
heating, cooling and water are working to our
satisfaction. As with society in Canada, there is
much that can be improved on. Our individual
communities require tweaking of a system that
works exceptionally well.
It is surprising
how many
complain
without
realizing how
much they
have. Most
have far less.
This past
Thanksgiving
was a time to
consider all
we have.

COMMUNICATIONS
THE LOST ART OF TALKING… CONTINUED FROM PAGE 1
harder to deceive.
Employment opportunities are reduced. Customer
service, problem resolution, sales, collaboration and
teamwork all require direct personal interaction
which has become less comfortable for many. We
used to describe this as people skills.

We’ve chosen to
silence ourselves
conversational threads while doing something else.
Their technique is to use two thumbs and not
We’ve chosen to silence ourselves. Our offices are
looking at the screen or perhaps when taking a bath quieter places with open concepts intended to
which may be considered a skill of some sort.
facilitate communication now filled with people
wearing headphones clicking away on their phones.
We’ve forgotten a time when “landline” was not a
Commuter trains and buses are filled with people
word but the only option and willingly substitute
illuminated by a blue light and their head bowed.
text, e-mail and social media for human contact.
The lost art of telephone conversation makes it easy Fewer are comfortable with verbal conversation and
to ignore calls from friends and family who we
its unpredictability. More prefer the control of
should want to spend time with.
typing, or not responding at all. This is easier than
being forced to converse but at the loss of our
There are drawbacks to greater verbal skills. People are afraid to answer or make
calls on their phone.

digital communications at the
expense of face-to-face and
verbal communication

There are drawbacks to greater digital
communications at the expense of face-to-face and
verbal communication. We lose the ability to
understand and share feelings. Verbal
communication requires greater concentration to
ensure we are immediately understood. Listening
to someone speak allows us to better evaluate
sincerity and truthfulness. Verbal communication
requires a degree of spontaneity that makes it

A two-sided conversation is flexible, unpredictable
and more substantial than text or e-mail. It delves
into details more easily ignored when nonverbal
communications are
used. One thing leads
to another during a
single focused
conversation. More
gets addressed over a
shorter period of
time. Problems are
identified and
resolved faster.
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SECURITY, SAFETY & FRAUD

TRESPASSERS AND SQUATTERS
If you reside in or manage a highrise community in an urban area,
trespassers and squatters are
likely a recurring problem.
The same conveniences and
attributes that make it desirable
to live in an area are attractive to
trespassers and squatters. It may
be an individual looking for a
quiet doorway or stairwell to
sleep for the night, or someone
looking for an opportunity to
steal or cause damage. Anyone
in need of a warm place to live
may find refuge in a vacant utility
room, underground parking area
or accessible suite.
Protecting your home from theft,
damage or misuse may require
some changes to the physical
environment.
Good lighting in common, low
traffic and isolated areas is
important. Individuals intent on
mischief often seek out low light
areas where they won't be
noticed or disturbed. Good
lighting prevents this. Studies
have found that good lighting can
reduce crime by 35 percent or
more. Good lighting makes
residents feel safer and
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discourages undesirable
activities. When evaluating
lighting, be sure to consider both
sides of all exit doors plus loading
and garbage areas, storage locker
spaces and parking areas.
Light Emitting Diode (LED) lighting
is preferable for security. It
delivers a bright white light
superior to incandescent and
fluorescent lighting. This
provides superior illumination for
security cameras and improves
facial recognition. LED lighting is
energy efficient and longer life
which reduces maintenance
costs.
Painting walls and ceilings white
or off-white increases reflected
light in stairwells, common areas
and low traffic areas. This helps
eliminate shadows and makes
areas less desirable to
trespassers.

CONDO BOARDS & MANAGEMENT

UNDERUTILIZED BASEMENT
AND PARKING SPACE
More parking spaces are going unused in
residential high-rise underground parking.
In New York City, unused lower-level space has
been repurposed for storage - installed, repaired
and cleaned at no cost in return for 25 percent of
rental fees. The provider maintains thousands of
storage lockers in hundreds of buildings.
In some areas, on-site self storage can be rented
to others with a portion of revenue going to the
community. Residents in need of storage can
access space in excess of what may be provided
within traditional storage areas. Those in need of
space can store bicycles, shopping carts and other
personal items safely and securely.
Storage lockers can be installed by management,
individual residents or a third-party so long as
allowed by corporation governing documents.
With fewer parking spaces being required in many
communities, using this space for storage can
provide a much-needed service.
One community of 12 affordable housing buildings
built in the 1960s lacked storage space in units.
They added storage units in unused basement
space that soon filled
up. There is now a
waiting list. Storage
fees are about half that
charged by local
storage facilities.
Revenues are used to
benefit the community.

MAJORITY RULES
Volunteering to serve as a director is a serious
commitment that comes with prestige, respect and
limited authority.
While common for a board member to see a
problem and want to effect change, achieving
success can be difficult. Any director can take
steps toward their goal but be unable to succeed
without support from a majority of board
members.
Regardless of how important this change may be
to them, one of the limitations of serving on the
condo board is that each individual has only a
single vote. Decisions are based on a majority of
support when voted on. Having to abide by the
majority is a basic tenet of condo board
governance. This can require individual board
members to compromise and supporting
decisions against their personal beliefs.
An effective board is one where there is trust in
the reasonableness of all board members even
when there is disagreement.
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COMMON AREAS AND AMENITIES

NEXT GENERATION
SMART TECHNOLOGY
The next generation of technology, 5G, will be more read by a system each time the vehicle enters and
visible and intrusive in high-rise communities.
exits the parking area.
The current generation, 4G, does not require
changes to building infrastructure. The 5G
technology is designed to carry much more data
and at higher speeds. There will be trade-offs.
High-rise communities will require new antennas,
located closer to users, throughout a building to
boost digital signals. Current internal networks are
insufficient to handle the demands of 5G networks
and services. New networks will be necessary to
support the technology.

5G technology is still evolving so it is hoped some of
the issues will be resolved prior to installations in
buildings. The technology is needed to
accommodate the growing number of connected
devices which include not only smartphones,
computers, televisions and games but also
household appliances and services of all types, plus
more sophisticated encryption. There is a need for
all connected systems to send and receive
information without slowdowns, delays or system
crashes. Today’s building networks are unable to
send and receive this volume of data at a fast
enough rate.

Visually, there may be antennas throughout a
building. Since multiple carriers exist in most
communities, the technology may have to be
Future technology will soon revolve around 5G
replicated for each service provider unless there are bringing new and unthought-of services,
agreements to share the same infrastructure.
conveniences and ways to better manage our highrise homes.
For high-rise communities, network demands from
residents is just the beginning. Building
automation, monitoring and controls
are all likely to be enhanced with 5G.
New technologies will begin to evolve
once current capacity limits are
addressed. Buildings with faster speeds
and more sophisticated amenities will
command higher sale prices and rental
rates. Improved technology will enable
our buildings to be more sustainable.
Facilities management is likely to
evolve. The way parking is handled will
change if every vehicle has a bar code
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BUILDING HEALTH

CIRCADIAN LIGHTING
Circadian lighting is the use of artificial light to
support health by minimizing the effect on our
natural rhythm. It has been found to enhance the
well-being of seniors and children, and to reduce
falls.
Our natural or circadian rhythm revolves around a
24-hour period and regulates sleep patterns.
Colour and temperature changes throughout the
day, which impact our daily routines, can be
enhanced by lighting. It helps us to stay awake or to
relax and fall asleep. For most, the deepest sleep
happens around 2 a.m., and 10 a.m. is when we are
most alert. Part of the reason has to do with how
lighting changes.
Warmer light tones in the evening help us to relax.
Brighter light tones in the morning and throughout
the day help keep us alert.
Installing circadian lighting
where people spend most of
their time can have a positive
impact. Adjusting common area
lighting, and in-suite, along
these lines help keep residents
alert during daytime hours and
more relaxed into the evening.
Provide the brightest (white)
light in the morning, a subtler
white light in the afternoon and
a dimmed warm light in the
evening. This pattern helps
reinforce waking and sleeping
time.
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Accidents can be reduced. When getting up in the
middle of the night, night vision can be lost when
turning on a bright light. When lights go off it can
be difficult to return to bed. Many falls occur when
one is unable to clearly see furniture or walls in a
dark room. One solution is to incorporate low-level
amber night lights into spaces travelled through at
night.
Tunable light bulbs, fixtures and light-strips, and
wireless dimmers, switches and motion sensors can
all be utilized to incorporate varied light intensity
throughout the day and night.

Everyone is happier when they sleep better and are
more alert during the day. Improved lighting plays
an important role that can be implemented within
suites and common areas.

SECURITY, SAFETY & FRAUD

PROTECTING CONDO INFORMATION
FROM PHISHING ATTACKS
Cybersecurity is increasingly important to high-rise
communities.

combination of links, data entry or attachment.
Clicking on anything in the e-mail can open a
program that attacks your computer system or
If management is not properly trained and aware of network.
cybersecurity risks, any information stored in
computer systems is at risk of theft. This includes
MNP was engaged to do a targeted phishing
personal contact information and financial records engagement for a client with 500 employees. An eof the corporation. For anyone paying monthly
mail was sent out requesting they check their
condo fees or rent electronically, banking or credit
password strength by clicking a link to a password
card information may be compromised.
check page. A follow-up e-mail was sent with the
same request days later. Over half the employees
Criminals are paying greater attention to softer
clicked a link in the e-mail and 32 percent provided
targets and smaller organizations unable to protect their passwords. Regardless of other protective
themselves. This includes anyone working from
measures that may be employed, giving up
home and smaller offices, and condo corporations. passwords is sufficient to compromise all levels of
It takes is one person clicking an e-mail attachment computer and network security.
to make all connected computer systems open to a
malware attack. Most companies, including
People are the weakest link in protecting your
condominium corporations, don’t have antielectronic information and records. Learning to
malware software or formal policies in place to
delete e-mail messages, rather than respond to
protect their computer systems and information.
them or click on anything within the e-mail, provides
the greatest protection.
The number one online threat for organizations
comes from what is called social engineering.
Criminals use various tactics to trick people into
giving away information. We know this as phishing.
It is also the most common method used to
introduce ransomware, which cuts off access to
computer systems until a ransom is paid. The most
common phishing attempts involve sending an email relating to new Microsoft Teams requests,
Covid-19 and health warnings, and Microsoft Office
365 password expiration. Messages claiming to be
from a government agency or banking institution
are common. The e-mail will include some
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SECURITY, SAFETY & FRAUD

TOUCHLESS SECURITY
Homes have become more than a living space.
They are where we work, exercise or study. With
more happening in the home, there is greater
interest in touchless systems for security and
access.

find it preferable to other approaches.

Condo management software has been enhanced
to better utilize personal mobile devices. Packages
received in a building may be scanned using a
personal smartphone. The delivery address is read
Nowhere is touchless security more important than by package management software and a resident is
in high-rise buildings where hundreds of people live, informed of its availability for retrieval. This allows
work and play within each community. The
fewer staff to manage a larger flow of package
demands for dealing with growing package
deliveries.
deliveries, providing access to common spaces, and
protection of both personal and work assets is
Security and Building Access
greater than ever.
For security, the ideal is to have audio
Touchless Entry Systems
communication systems combined with visual
verification. It is no longer adequate to hear a voice
The pandemic has created interest in contactless
through an intercom, scan a card or push a button.
and touchless solutions. A touchless sensor can be Before anyone is granted access to a building there
integrated with an access control system to detect
should be visual verification to ensure they are who
motion such as hand waving or walking past a
they say they are.
sensor to automatically open a door. An individual
triggers a sensor as they walk past an area. This
Personal mobile devices offer an ideal solution for
may open a door or allow for communication with a managing access in high-rise communities with an
front desk located elsewhere. As more work from
exercise room, swimming pool and other amenities.
home, this approach is increasingly popular to
Residents can use their mobile device to access a
facilitate deliveries of packages, groceries and food. building lobby, elevator and their unit. Guests can
be admitted to the building lobby using a
Smartphone Integration
smartphone even when not at home. In buildings
with an unattended lobby, delivery people can be
The vast majority or residents now have access to a admitted to the building by
personal mobile device or smartphone. It is logical residents after their
to make greater use of this popular technology.
identify has been visually
While not everyone is comfortable using
verified using the
smartphone-based applications, the vast majority of smartphone for both
residents are comfortable with the technology and viewing and access.
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BUILDING MANAGEMENT

WHY THE DECLARATION
IS DIFFICULT TO MODIFY
The Declaration defines a
condominium corporation.
It provides information
regarding each suite's
boundaries; its share of
common expenses; which
common elements are for exclusive use such as a
balcony or terrace, parking spot or locker. There
may be restrictions on who or how many may
reside in a unit, if pets are allowed, or restrictions
on certain types of activities. It is a legal document
registered with the land registry office.
When each owner in a condominium corporation
purchased their unit, they were provided with this
document and agreed to accept its terms.
Changing the document revises the terms under
which a unit was purchased. This requires support
of at least 80 percent of owners – a supermajority by way of a vote. The burden required to change a
declaration is high for good reason. This changes
the relationship between owners, the corporation
and the local municipality. Owners who smoke or
desire a pet, for example, are unlikely to support
changes to a declaration prohibiting either.
Few communities go through the effort of
attempting to change a declaration. Many owners
are likely to oppose a specific change making it
difficult to obtain the required support. Achieving
a specific outcome is often possible through
updating condo rules which may be done by the
condo board and, if a vote is required, does not
require the same level of support.
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AVOID THE
BAND-AID SOLUTION
Special assessments are feared in condominium
communities that pride themselves on keeping
condo fees low.
When faced with levying a special assessment,
some boards will choose to defer major repairs
recommended by engineers or implement bandaid solutions. As seen when Florida’s Champlain
Towers collapsed, these strategies perpetuate a
false sense of security among owners who are not
fully informed of their corporation’s financial status
and state of infrastructure. They fail to understand
the risks with keeping condo fees low.

In practice, projects are not just deferred. They can
be ignored or forgotten until too late.
Many of these projects involve large financial
expenditures requiring years of savings if one is to
avoid special assessments. This requires planning,
not only for the project but for its financing. For
communities without an adequately funded
reserve fund, this means putting more money
away today before these projects are necessary.

COMMON AREAS AND AMENITIES

PACKAGE DELIVERY AND
STORAGE CHALLENGES
Back in the dark ages, people had to do some
physical work to acquire goods and services; make a
trip to a store, restaurant or other commercial
establishment. Exceptions, which were limited,
included pizza or Chinese food delivery, and catalog
shopping.

packages each business day. The task of ensuring
each package securely reaches its intended
recipient is complex, time consuming and
expensive. Since most communities are
unprepared to employ someone for the sole
purpose of managing package deliveries,
communities employ a range of solutions. Some
require current employees to sacrifice their primary
duties to manage package deliveries. What works in
one building may not work in another.

More of our purchases now occur online and are
delivered to our home via a third party. We never
have to leave home. When we chose to avoid
contact with virtually everyone because of Covid,
the pace of online ordering exploded. We now have Storage needs for package delivery have changed.
groceries, clothing, shoes, exercise equipment and Many lobbies, storage rooms and hallways are
medication delivered directly to our home.
simply not large enough to handle the volume of
packages and delivery people. Communities don’t
Online ordering and delivering is not going away
have the staff needed to accept, track, store and
anytime soon. Analytics firm ApartmentData.com
possibly deliver all the packages. With so many now
estimates each high-rise resident on average
working from home, some communities have found
received 9.41 packages each month in 2022,
delivery volumes increasing by 200 percent or more.
increasing to 10.65 in 2023.
This creates security and safety concerns. There is
more traffic into and out of the building.
The challenges of prompt, secure and intact
Unattended packages building up in lobbies,
package deliveries have for the most part been
hallways and other common areas can be stolen.
achieved with the lone exception of high-rise
communities.
Practical Solutions

It’s one thing for a single family in a free-standing
house to receive and secure their steady stream of
packages and other deliveries that come directly to
their door. High-rise communities are uniquely
challenged when packages for all residents must go
through a single set of doors. A 200-unit residential
building housing 300 people can be expected to
receive 3,200 packages a month or in excess of 100

From a security perspective, delivery personnel
should not be allowed beyond the building lobby.
Three methods are available to handle package
deliveries without compromising security.
Do Nothing
Some communities choose to separate themselves
from delivery of packages by refusing all deliveries.

CONTINUED PAGE 16 ….
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COMMON AREAS AND AMENITIES
PACKAGE DELIVERY AND STORAGE CHALLENGES… CONTINUED FROM PAGE 15
While this may address
certain community concerns,
it fails to accommodate the
interests of residents.
Residents must be home at
the time packages are
delivered or make
arrangements for an alternate
delivery location. Alternatives
to receiving packages at a
building include local
operations such as The UPS
Store. Delivery services may
offer local pick-up locations or
parcel locker services.

those offered by BuildingLink
Canada and UpperBee
Software, or available as
stand-alone solutions.

Upgrade the Parcel Room
Communities with the space
and financial resources can
create onsite locker storage
facilities. One elegant
solution reflecting the needs
of communities and
individuals is to establish
secure smart lockers, such as
offered by Snaile Canada.
Packages can be delivered
Upgrade Package Receiving
and retrieved without
and Handling Procedures
involving concierge/security.
Communities with a concierge Residents are informed
that accepts packages are
electronically when a package
obligated to store them and
arrives for them and provided
inform residents of their
with retrieval instructions.
arrival. Some communities
Concierge staff and building
have added a flat package
management, once relieved
delivery charge to monthly
of the responsibility to accept,
condo fees. Others charge
store and retrieve packages
per-package storage fees for for residents, and inform
those not quickly retrieved.
when packages have arrived,
Package deliveries may be
are better able to focus on the
refused when volumes
duties for which they are
exceed what can be handled. hired.

Technology solutions are
available to speed up package
handling while more quickly
and easily informing residents
of their arrival so they can be
retrieved sooner. Solutions
may be incorporated in
existing condo management
software applications, such as
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CONDO PETS

RESIDENT VS. PET RIGHTS
Some pet owners are dissatisfied with what they
consider unreasonable restrictions placed on their
pets.
Some feel it is excessive to require pet owners to
submit their dog to DNA testing. The intent is to
control pet owners whose pet damages common
area property or who choose not to clean up after
them. Pet owners may be required to provide
samples of their dog’s DNA and to pay the cost of
testing. Pet feces on common areas can then be
identified and the owner held accountable for clean
up costs.

Pet owners have an obligation to
pick up after their pet, and to ensure
they don’t cause damage to common
areas. When an infraction occurs,
DNA records provide irrefutable
proof of the offending pet and
owner. It ensures costs of the
offense are borne by the pet owner.

Pet feces in common areas – indoor and outdoor –
is a health concern. It damages grass, carpets and
furniture. Residents are less comfortable using
these spaces after being defecated on by dogs.
Some consider the DNA process invasive and
unnecessary, and suggest less invasive measures
such as security cameras. This approach is an
added cost to the corporation inclusive of
installation, monitoring and enforcement all of
which are paid by non-pet owners.
Pet owners have an obligation to pick up after their
pet, and to ensure they don’t cause damage to
common areas. When an infraction occurs, DNA
records provide irrefutable proof of the offending
pet and owner. It ensures costs of the offense are
borne by the pet owner. This becomes an elegant
solution from the perspective of management and
owners who want access to their amenities without
the concern that comes with pets owned by less
responsible owners.

Most dog owners are responsible and clean up after
their pets. A DNA test for their pet ensures they are
not blamed for the actions of less responsible pet
owners. When a condominium manager or building
employee finds dog waste on the property, a DNA
test is taken on it. The pet is identified and owner
required to pay all costs. The process is fair to all
residents and aids in enforcement when problems
arise.
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RENOVATIONS AND REPAIRS

NEW ELEVATOR REPAIR
LEGISLATION – 2022
A shortage of trained elevator technicians is the
reported cause for more elevators to be out of
service for extended periods while waiting for what
can be the simplest of repairs. New elevator
legislation, after long delays and now in force, is a
first step at trying to improve the situation.
Condominium buildings report the lowest average
availability of elevators by building type, at 93 per
cent. An out of service elevator can take hours,
days, weeks or months to be repaired and placed
back in service. There are almost 20,000 passenger
elevators across more than 10,000 residential and
institutional buildings in Ontario. About 1,550 are
over 50 years old. Another 10,000 are between 24
and 50 years old.
The Canadian Press reports that
Ontario firefighters responded to
4,461 calls to assist people
trapped in elevators in 2015. This
is double what was reported in
2001. Many more elevator
entrapments were likely resolved
without assistance of firefighters.
Toronto accounted for 2,862 of
these calls for assistance.
As of July 1, 2022, elevator
legislation was proclaimed into
law. If an elevator in a building
used partially or entirely for
residential occupancy experiences
an “outage”, a report must be
submitted to the Technical
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Standards and Safety Authority (TSSA) no later than
30 days after being returned to service. An “outage”
is defined as out of service for 48 hours or longer.
The report must include specific information
including outage details, building address, elevator
maintenance schedule, and names of manufacturer
and maintenance contractor.
At this time, there are no financial penalties
imposed for non-compliance with legal
requirements. Elevator outage data will be
provided for online publication. This data will be
searchable online by address.

The new regulation can be accessed here. The
TSSA’s announcement of these requirements and a
link to the portal can be accessed here.

RENOVATIONS AND REPAIRS

THE BIDDING PROCESS
All high-rise communities have certain truisms. One
is that, no matter how large or small your
community, something always requires fixing or
upgrading. If the lobby and common areas need to
be updated then unexpectedly an elevator is
malfunctioning, HVAC system requires
maintenance, roof requires repair or water pipes
are leaking. Finding contractors willing and able to
get the work done when needed, correctly and at a
competitive price is a challenge.
Work in high-rise communities can be one-time
major improvements or repairs such as window or
elevator replacements, or
smaller recurring
maintenance including
cleaning, pest control,
landscaping and waste
management. In each case
vendors and contractors are
selected and engaged.

often an engineer, possessing specialized skills
capable of inspecting an area requiring work and
preparing a detailed request for proposal, or RFP.
This is a complete package, often requiring detailed
project specifications, sent to a limited number of
vendors. Some vendors will respond.
Responses are collected, typically in a sealed
enveloped by a stated deadline, and delivered to
the board or manager. Bids may be unsealed at a
board meeting or reviewed by management and

CONTINUED PAGE 20 ….

One-Time Major Projects
The bidding process is
similar regardless of the type
or scope of work. The
difference is in what
happens prior to bidding.
For larger and more complex
projects such as elevator or
roof replacement, paving
work, parking area repairs,
or major common area
renovations it is best to bring
in an experienced individual,
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RENOVATIONS AND REPAIRS
THE BIDDING PROCESS… CONTINUED FROM PAGE 19
board president, with assistance by an expert in the a bidding process is unlikely to outweigh the value
field. Selection of a vendor is by directors at a
of maintaining a good working relationship with
board meeting.
someone offering a competitive price.
While price is important, it is not the sole
consideration. Certain vendors have more relevant
expertise, better reputation or referrals, more
timely execution and fewer variables which can
affect the final cost. After paring the list down to
about three vendors, it comes time to meet with
each one to discuss their bid in detail. Price may be
negotiated along with a final schedule.
Contingencies or concerns will be discussed. Then
final revised bids are provided and a vendor
selected by the board.

Smaller and Ongoing Work
Not all work merits the time, effort and cost of
soliciting multiple bids. When immediate or
emergency work is required, it may not be practical
to obtain bids. When there is a water leak in the
building, the leak needs to be plugged as quickly as
possible and damage repaired to avoid a worsening
situation.
For smaller jobs, those under about $15,000, it may
not be worthwhile going through a bidding process.
It is easier and faster to work with a trusted vendor
or to hire someone without preparing an RFP and
searching for multiple vendors.

A minimum of three vendor responses is desirable
to better compare competing bids. Be suspicious if
one price is much lower than the others. Something
is likely wrong with their bid. Ensure your vendors
Landscaping and snow removal is unique in that
maintain insurance since your corporation’s
both are frequently bid together. If landscaping is
insurance policy is unlikely to cover vendors.
damaged during snow removal, the same vendor is
responsible for repairs. Pest control, odour control,
A manager or management company managing
waste management and cleaning services can be
multiple properties will likely be more successful in employed using a contract covering one or more
negotiating a better price or schedule.
years.
The greatest challenge lies in finding vendors willing Requesting bids, used appropriately, provide a
to bid on a project. Vendors can be identified based practical mechanism for identifying quality vendors.
on past experiences and personal knowledge,
references or vendor directories such as Condo
Resource Guide. Some vendors will decline to bid
after reviewing specifications, current workload, or
if they have had poor experiences dealing with a
particular building or individual. Others may not be
capable of doing the work.
Bids are more common when things are not going
well with current vendors. With a long-trusted and
reliable vendor available, the cost of going through
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CONTROLLING INSURANCE COSTS
REQUIRES CHANGE IN CULTURE
As insurance costs continue to increase,
communities are slowly recognizing they need to
change or pay the cost.
Insurance offers protection against unexpected
costs arising from accidents and unforeseen events.
Some communities have chosen to capitalize on
insurance to avoid maintaining their properties and
leading to growing insurance payouts. Stricter
underwriting practices ensure these higher costs
are now being paid.

building so numerous companies agree to share in
the risk. These companies are taking greater efforts
to ensure your community is actively working to
reduce claims so that risk remains manageable.
Communities will likely be more successful at
obtaining insurance and keeping costs down if they
show underwriters they are effectively managing
risk and mitigating losses. This may require a
change in culture.

The role of underwriter is to understand the risk
When your corporation obtains insurance, they
being accepted by their company and to maintain a
work through an insurance company. When a claim sustainable balance. Their increased scrutiny of
is made it goes through your insurance company
condo buildings is because risk is increasing.
but is paid by another company that has agreed to
underwrite the risk. Increasingly, one company is
Obtaining insurance while minimizing premiums
no longer prepared to underwrite risk for a high-rise and deductibles depend on convincing an

CONTINUED PAGE 22 ….
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CONTRACTOR LIABILITY
DURING RENOVATIONS
Insurance coverage is an integral part of any
renovation or capital project. The purpose of
contractor insurance is to ensure condominium
corporation owners don’t get stuck paying for
mistakes or injuries during renovation or
construction projects where contractors fail to
maintain proper coverage for their work and
actions.

manager. Maintaining this information for the
many dozens of contractors working in a building
over the course of a year is a major undertaking.

Condominium management isn’t in the business of
managing insurance policies for contractors.
Monitoring the status of insurance coverage for all
contractors, and ensuring their renewals are timely,
requires a dedicated and knowledgeable project
Prior to any renovation or capital project, make sure manager. This is one of the reasons condominium
insurance coverage is in order.
corporations prefer to work with an engineering
firm that fully manages all aspects of their projects.
A single major project may involve four or five
Others may rely on back-office services provided by
contractors. Each is expected to have insurance to their management company.
protect the corporation, and owners, against errors
and unforeseen events. Keeping track of this
Insurance is one aspect of project management that
coverage including expiration dates, liability limits,
helps ensure major projects remain within budget.
and everything else falls to the condominium

CONTROLLING INSURANCE COSTS REQUIRES CHANGE IN CULTURE… CONTINUED FROM PAGE 21
underwriter that your community is a good risk.
They want to know how risk is being managed.
Water damage prevention is important. Repairing
known problems and installing systems to identify
problems sooner thus reducing damage help to
reduce risk, cost and claim volume.

•
•

General maintenance and housekeeping are
important. An underwriter noticing unnecessary
boxes, paper and clutter in an office, storage space
or electrical room sees increased risk.
Communities that develop a culture of reducing risk
and accepting responsibility are safer, cleaner,
healthier and less expensive to maintain.

•
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•

•

Keep areas clean and clutter free
Initiate proactive measures such as plumbing
audits and water detection systems to prevent
water leaks and related “accidents”
Manage waste to avoid visible problems such as
odour, vermin and pests
When pests, vermin and odour become a
problem take immediate action
Eliminate hazards to reduce chances of a claim

An underwriter can be made more confident your
community is lower risk by being made aware of
improvements and the state of your reserve fund.

BUILDING HEALTH

TRANSITION YOUR BALCONY
TO YEAR-ROUND USE
Use of your balcony
does not need to be
restricted to warmer
months. It can
become a year-round
playroom for children,
lounging, dining and
barbecuing (where
allowed). It can become a place to sit outside on
chilly evenings, read a book, converse and share a
glass of wine.
It begins with outdoor flooring that will not damage
the concrete below.
An outdoor balcony can be made warm and cozy
by incorporating lighting, furniture, fire and water
features, curtains, decorative panels, fabrics and
accessories to create an all-season space.
An electric heater can make the space comfortable
on all but the coldest of days. Decorative panels
can make the space look enticing while helping to
retain heat. Use all-season furniture and throw
blankets, stored in a basket next to your seating, to
help keep warm. Decorative lanterns can provide a
soft light to warm up that outdoor space. Lights
that shine up or down, rather than out and away,
provide a more enticing environment. Hang
curtains to a cable using clips to make a balcony
look cozy, provide protection from the wind, and
help retain heat.

AROMA THERAPY
Scents improve the atmosphere in common areas
and amenity spaces.
Scents can help relax residents after a hard day of
work or who are stressed out; cover up hallway
smells from cooking, tobacco or other odours; and
hide smells from a trash room or chute.
Scents help improve the mood of residents and
allow for better enjoyment of their home.
From scented candle jars to automatic, wallmounted diffusers programmed to emit a puff of
fragrance at fixed intervals, scents add a pleasant
smell to any lobby, hallway or other public space.
They can project an image of cleanliness, freshness
and calm.
Scents don’t have to be strong or even noticeable.
Many are barely discernible. Evergreen is a popular
winter scent common in hotels. Lavender elicits
calm. Scents can be changed throughout the year
or for special occasions.
Used effectively, scents offer an inexpensive and
effective way to improve common areas.

Extending your high-rise home by making the
balcony more livable year-round is a great way to
make better use of your private space.
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ADDRESSING HIGH
EMPLOYEE TURNOVER
One local high-rise community has gone through 18
managers since opening in 2007. That is an average
of more than one manager per year! In one year
there were four separate condominium managers,
all of whom made a personal decision to depart
what they felt was a toxic environment.
Directors and residents blame individual managers
without being aware of the limitations of this role.
High turnover in s residential community’s
management or employees is an indication that
problems reside with the board of directors.
The reality is that most people don’t change jobs
solely for money. Resigning from a job is usually
well considered. An individual accepts a particular
job because they believe it is right for them. At
some point they realize a mistake was made. If you
take the time to understand what changed, it is
usually a problem with the leadership. In a
condominium community, leadership refers
primarily to the board of directors.
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The next time someone resigns for “personal”
reasons, take the time to understand what is really
happening. Details of the job are unlikely to have
changed. That individual likely left because they
could no longer accept working under an individual
or, in the case of a condominium corporation,
condominium director(s) that have made it
impossible for them to do the work expected of
them. In condominium corporations, it is surprising
how often one or more directors feel it is
appropriate to mismanage employees.
High employee turnover is rare in condominium
corporations with an effective board of directors
that understands
its role, manages
employees
appropriately,
and knows how
to be a positive
influence on the
community.

FINANCIAL MANAGEMENT
Ontario Condominium Act. Toronto Condo News
does not offer legal opinions. What we do offer is
an understanding of best practices.
The condo board has authority to undertake repairs
and upgrades for reasons that include security and
safety. Once an upgrade has been completed, the
board is responsible for ongoing maintenance.

PROPER USE OF THE
RESERVE FUND

The reserve fund is a pool of money set aside and
invested for the purpose of maintenance, repair and
replacement of the many elements in your building.
It is not a fund to be used for the addition of new
building components. The size of this fund is
determined by a reserve fund study that is regularly
updated.

Consider the example of a building with security
I would like some clarification about section 97 (2) of cameras. These cameras are part of the building
the Condo Act.
infrastructure, incorporated in the reserve fund
study, and their eventual replacement paid by
It was the opinion of the board that it was necessary money in the reserve fund. The board decides that
to install magnetic locks in the underground garage more cameras are necessary. This is an addition
to ensure the safety and security of residents.
not reflected in any prior reserve fund study.
Authority for the addition of assets is from this
Funding is not a reserve fund expenditure for which
section.
funds have been set aside. Funds for the additional
cameras should come from the operating account.
Section (97) 7 states that 'the cost of an addition,
Once the addition is complete, this addition gets
alteration, improvement or change that the
reflected in a future reserve fund study, and their
corporation makes under this section shall form
future replacement funded by the reserve fund.
part of the common expenses'.
Doing otherwise is a deceptive practice making
future owners in a building responsible for
Some auditors and lawyers believe that the reserve “reimbursing” the reserve fund for this expenditure.
fund, which forms part of the common expenses,
can be used to pay for the costs. Is this correct?
While it may be true that “Some auditors and
M. H.

Response from Toronto Condo News
Your questions relate to the authority of the condo
board to undertake building upgrades for the
security and safety of property and residents, and
their funding. The sections you cite are from the

lawyers believe that the reserve fund, which forms
part of the common expenses, can be used to pay
for the costs” in the above example, it is not clear (at
least to us) that such an opinion is supportable or in
the best interests of a condominium community.
For a more detailed explanation of your reserve
fund, see articles in the Condo Archives under
Financial Management – Reserve Funds .
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