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FEE INCREASES OF 8 PERCENT
OR MORE FOR 2023
Increases of 50 percent may be inevitable for some
Condo boards are dealing with challenges few have considered.
For the best managed communities, condo fees are to increase by
a substantial amount. It was incorrect to believe, for the last five
years or more, that expenses were only increasing by a two
percent rate of inflation. The actual rate of inflation in high-rise
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EMPLOYMENT AND AMENITIES
Living in a jobless economy
Coffee shops such as Starbucks are busy to the point where seating
is often unavailable. This is part of a growing demand for places
offering activity, relaxation and socialization. In the condo home
demand is for exercise facilities, group classes and spaces to work,
study or read.
All of this reflects what appears to be a growing a jobless economy.
Its impact on condo living is likely to grow.
Why is it Happening
We desire modern life conveniences which include internet,
smartphone, digital access to television and music, and social media
friendships. While each is beneficial and harmless on its own, this
hides a dramatic change in employment and income.
During each holiday shopping season, we read about huge Black
Friday and Cyber Monday sales covering a three-day period. This
distorts our perspective for the remaining 362 days each year.
Part of this is the Amazon effect. Few want to navigate crowded
stores and malls. We order online and have items shipped to our
home a few days later, including perishables. Stores close and jobs
disappear. The fewer jobs created by online ordering pay less and
are not usually local.
The economy
appears to grow
while jobs
disappear.
Remaining jobs pay
less.
Livelihoods have
been replaced by
machines that are
faster, smarter,

CONTINUED PAGE 4 ...
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CONDO EDUCATION
EMPLOYMENT AND AMENITIES - Living in a jobless economy… CONTINUED FROM PAGE 3
cheaper and more efficient. Comparable
transformations date back to the agricultural and
industrial revolutions. The agricultural revolution
was a period of increased crop productivity during
the 18th and early 19th centuries in Europe. The
industrial revolution was a transition to new
manufacturing processes in Europe and the United
States, in the 1700s to about 1840. Both created job
loss and uncertainty on a broad scale as formerly
desirable jobs disappeared.

loss. Wage gains fail to keep pace with housing
prices, health costs, food, utilities and other
necessities of life. Real household income, adjusted
for inflation, is lower today than in 2000. The
percentage of lower income families has increased
while those in the middle-income range have
declined. Hours worked has declined.

In this new economy, jobs pay less as prices drop.
Most workers don’t benefit from technology.
Worse, the new economy intrudes on the traditional
economy causing further wage reductions and job

The new economy has been growing for 40 years
while failing to create jobs replacing those lost in
the traditional economy. Automated teller
machines and check-out lanes in stores are now

The Job Situation - Artificial Intelligence, Automation
and Robots
As jobs are
Traditional and New Economies
replaced by
robots and
We appear to have diverged into two economies. A other
new economy operating with different rules now
technology,
functions alongside our traditional economy.
things are
unlikely to
The traditional economy is governed by rising prices improve.
and incomes. It provides us with food, shelter,
Estimates of
health care, clothing, transportation, and energy.
job losses to
Overall, this economy accounts for nearly 80
come are staggering. One study looking at more
percent of expenditures for most people. Recently, than 700 occupations concludes that 47 percent of
this economy is struggling with high inflation and a American jobs could soon be automated. A
shortage of employees.
McKinsey study estimates that a third of current
jobs in the US, and 400 to 800 million jobs
The new economy offers lower prices, reduced
worldwide, will be lost to automation by 2030. Each
incomes and fewer jobs. We obtain or purchase
year in the US an estimated 2 million people are
entertainment, education, information and
displaced by productivity improvements.
communication. Each year we see improvements
and lower prices. Today’s more powerful $1,000
Lower prices require higher volumes to be
phone or laptop replaces a desktop computer that
profitable. Companies such as Google, Amazon and
used to cost $4,000. Internet pricing drops while
Netflix need revenue increases of up to $1 million to
speed and services improve. We take advantage of create a new job. This requires a level of growth
free software (freeware), on-line games, e-mail and unprecedented in history. The average job today
social networks.
requires less than $200,000 in revenue.

CONTINUED PAGE 5 ….
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EMPLOYMENT AND AMENITIES - Living in a jobless economy… CONTINUED FROM PAGE 4
common. Walmart has commenced replacing
inventory counters with robots that scan shelves
faster and more frequently with immediate
transmission of data. Vehicle purchases are
replaced by car-share and drive-share services such
as Lyft and Uber where workers struggle to earn a
livable income. Food delivery is another
convenience where workers appear unable to earn
a livable wage. Others work on contract for fewer
hours earning less and with fewer or no benefits.
Condo Communities are not Immune
Condo communities are impacted.
At the management level technology is desirable as
a way to reduce management costs. Condo
management software and accounting software
save on staffing and money. Less material is
printed, addressed and mailed. Technology allows
concierge/security to do more with less manpower.

At the resident level technology is desirable to keep
costs down as personal incomes are reduced.
Those with more leisure time seek inexpensive ways
to fill their day hence the growing demand for
recreational and leisure-oriented amenities.
People spending more time at home either working
or at leisure place greater pressure on
communities. More water, electricity, heating and
cooling are used daily. There is greater wear on
carpets as people walk around. Elevators are more
frequently used and require maintaining. Amenities
are more heavily used and there is greater pressure
for spaces to meet, work, relax and socialize.
The condo fee structure, maintenance routines and
mixture of amenities that was appropriate when
most travelled to the office is unlikely to be suitable
with more people spending more time at home.
Change is in the air.
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FINANCIAL MANAGEMENT
FEE INCREASES OF 8 PERCENT OR MORE FOR 2023… CONTINUED FROM PAGE 1
community expenses was considerably higher.
Since 2020, non-inflationary increases include those
pertaining to covid among which are additional
staffing and cleaning. For at least the coming year,
we can anticipate inflationary expenses of eight
percent or more. Shortages of materials and
employees will delay most projects and could
substantially add to cost increases.
Even before this recent inflation spike, the 2020
Auditor General of Ontario reports that 69 percent
of surveyed condo boards did not have adequate
funds to pay for major repairs. For some
communities, the shortage is in millions of dollars.
The best-managed communities are likely to
incorporate fee increases of eight percent or more.
These are the communities that raised fees annually
as expenses increased. They did many things the
right way and may be able to limit condo fee
increases to under 10 percent.

around two percent until recently. Unfortunately,
this does not reflect cost increases in high-rise
residential communities.
A more realistic measure is the Residential Building
Construction Index which better represents cost
increases for high-rise communities. According to
this index, costs have increased by 35 percent in the
Toronto area between Q1 2020 and Q4 2021.
Further increases in 2022, which may be substantial,
are additional. These increases would apply to
most major work in a building including elevators,
façade, roofing, windows, caulking and renovations.
For communities that have relied on nominal fee
increases of two percent since 2020, it would be
necessary to increase fees by 35 percent, then an
additional 10 percent (give or take) to reflect current
inflation. For communities that have relied on
nominal fee increases of two percent for longer, a
50 percent increase in condo fees may be necessary
to avoid looming special assessments.

A great many high-rise communities can anticipate
condo fee increases in the double digits. There
These recent cost increases constitute a new reality
remains no clear solution to avoid double digit
for some communities.
increases without compromising on building
maintenance, staffing, operations, safety and quality
of life.
Understanding inflation
Many condo
boards have
relied on the
Consumer Price
Index when
raising fees by
the implied
inflation rate
which was

CONTINUED PAGE 7 ….

Page 6

FINANCIAL MANAGEMENT
FEE INCREASES OF 8 PERCENT OR MORE FOR 2023… CONTINUED FROM PAGE 6
There are rumours that some financially
compromised buildings have been “blacklisted” by
lenders who are unwilling to provide mortgages to
buyers. When reselling a unit in these communities,
the only potential buyers are those who do not
require a mortgage. Sellers find the resale value of
these homes is much lower.

Reducing building operation costs
Raising condo fees is the only solution for
communities that have been paying too little. Going
forward, there are practices, technologies and
systems that can reduce building operation and
maintenance costs.

Higher condo fees will be opposed

Condo management software reduces more than
just office costs. Problems are more quickly
There will be identified so can be addressed when they escalate.
opposition to Record keeping is simplified. Fewer mistakes are
substantial
made. Management is better able to deal with
increases in resident concerns, understand building issues and
condo fees. control staffing. They can spend more of their time
Some may
looking for further efficiencies.
be unable to
pay them.
The cost of insurance and dealing with damage is
They may
reduced when management has a greater
have to divert funds from other sources or obtain a awareness of utilities management in units.
loan and readjust their personal finances. Condo
Metering systems for monitoring electricity use are
boards will be unable to make special
most effective when complemented with an owneraccommodations for personal situations. Some
pay system for electricity. Water detection systems
condo boards, owners or director-candidates will
identify water leaks more quickly and, when acted
come out against raising condo fees and may even upon, dramatically reduce damage caused by water.
claim fees can be reduced. Justification for this
Annual building-wide plumbing audits are a best
position will likely come from those who have never practice for identifying water problems before
reviewed condo expenses and have no practical
serious damage occurs.
understanding of how these expenses are changing.
They may create “new math” purportedly in support Energy efficiency initiatives provide long-term
of lower fees. As with the “new math” that has
savings. Energy efficient lighting; heating,
caused condo budgets to be out of alignment by
ventilation and air conditioning (HVAC); building
failing to adjust for higher expenses, created a
automation systems and in-suite metering offer the
market to support bitcoin which is currently in
greatest savings.
collapse and other recent failures, their claims will
soon fall victim to reality. Director-candidates
Once new systems, technologies or practices are
hoping to win election by advocating for lower fees, implemented, it can take a couple of years until they
or lower fee increases, with unsupportable claims
are mastered and initial costs are recovered. Then
will be most dangerous to communities choosing to begins a long period of reduced costs. Savings are
believe them.
typically reinvested to ensure this trend persists
with future increases in condo fees being much less.
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ELECTIONS & MEETINGS

VIRTUAL MEETINGS TO DISCONTINUE
AFTER SEPTEMBER 30, 2022

The deadline for delivery of virtual
meetings and electronic voting
notices is September 30
The Ministry of Government and Consumer Services
has not communicated if this deadline will be
extended or more permanent changes
implemented under the Condo Act to eliminate the
by-law requirement.
To assist anyone wanting to get the virtual meeting
and electronic voting by-law in place, CondoVoter is
A temporary provision permitting condominium
hosting complimentary By-Law meetings entirely
corporations to hold virtual annual general and
administered and moderated to help ensure you
other meetings, electronic voting and the sending of can continue with these services. In addition, they
electronic notices expires September 30, 2022.
are also offering a separate complimentary e-mail
campaign for the collection of consents/agreements
Condo corporations with a virtual meeting and
from owners to send electronic notices. This is
electronic voting bylaw can continue holding
complimentary until September 30th, 2022. Contact
meetings virtually and allow electronic/telephonic
CondoVoter today at info@condovoter.com for
voting after this date. Approving the by-law
more information or to book your by-law meeting
requires a meeting that achieves quorum – 25
or e-mail consent campaign.
percent of the voting units – and more than 50
percent support.
Unless this temporary provision is extended or
made permanent, all notices sent to owners for
meetings can only be sent electronically after
September 30, 2022, if they have consented to
receive notices that way.
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WASTE & RECYCLING

CLOSING TRASH CHUTES
Some Toronto high-rise communities have chosen to
seal up their trash chutes under a program offered by
the City. Decommissioning a trash chute requires
that an application for closure be submitted to the city
and has been available to high-rise communities since
2010.
Closing the trash chute on every floor is a loss of
convenience for residents who prefer to walk a short
distance down the hall and deposit everything in the
chute. Where chutes offer the ability to separate
recycling from trash, this is often ignored or done
incorrectly.

There are benefits to closing the trash chute. The
closure program in Toronto is part of a broader effort
to encourage residents to sort and bring their
divertible waste to a central area, and to properly
deposit items in the Blue Bin (recycling) and/or Green
Bin (organics). This reduces waste sent to the landfill.
A closed trash chute encourages residents to better
control their waste stream by sorting waste and
reducing contamination between trash, recycling and
organics. Communities benefit from reducing their
cost to dispose of solid waste, items for recycling and
organics. Closing the trash chute improves pest
control efforts, simplifies maintenance and reduces
cleaning costs.
Current qualification rules for the chute closure
program are that high-rise buildings receive municipal
solid waste collection services, provide waste
diversion receptacles, and that a communication
strategy for waste diversion be in place.
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2023 RENT INCREASE LIMITED
TO 2.5 PERCENT
The maximum allowable rent increase is set at 2.5
percent for 2023. This is the maximum amount a
landlord can increase rent, in Ontario, during the
year without approval of the Landlord and Tenant
Board. While landlords can apply for above
guideline increases, these tend to be tightly
controlled. Increases in monthly condo fees are
unlikely to be
relevant when
seeking an
exemption from
this limit.

corporation. Those with a significant number of
owner-landlords may choose to offer rental
management services through the management
office for a fee. This releases condo owners from
the burden of acting as a property manager. The
management office is better able to keep track of
what is going on in rental suites and ensure
adequate oversight.
Unreported
problems can be
identified more
quickly. Tenant
concerns can be
The 2023 limit is
addressed in a
based on Ontario’s
timely manner
Consumer Price
while ensuring
Index; the
owner interests are
province’s “official”
being represented.
inflation of 5.4
Periodic property
percent. Actual
inspections can be
inflation is
undertaken as
The rent increase guideline is the maximum
considerably
amount a landlord can increase rent during the warranted. Rental
higher. The 2.5
year for most tenants without approval of the management
percent limit for
services provided
Landlord and Tenant Board. The rent increase by a condo
2023 virtually
guideline for 2022 was 1.2 percent.
assures that condo
corporation can
-landlords will earn
lead to improved
less or increase their losses in 2023.
condominium management, lower costs for ownerlandlords and additional revenue for the
Ontario rent controls were first enacted in 1944 and corporation.
have been in continuous use since 1976.
The 2023 rent increase limit does not apply to rental
One approach to reducing the operational cost of
units first-occupied after November 15, 2018, vacant
rental units is for owner-landlords in condo
residential units, community housing, long-term
buildings to work with their condominium
care homes or commercial properties.

2023 Ontario Rental
Increase Guideline

2.5%
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RENOVATIONS AND REPAIRS

RENOVATION CAUSES
PERMANENT NOISE PROBLEMS
Open concept suites are increasingly popular.
Removing walls to create an open concept home
can create noise problems for others.

a next-door
neighbour, was
coming from a
recently
When walls are removed the floor becomes more
renovated unit
flexible thus making it easier to transmit sound.
higher up which
When floors flex, sound can more easily transfer
failed to
from the slab to adjoining walls and migrate down
incorporate
to other units. It becomes easier for other residents proper sound
to hear foot steps coming from the renovated unit. protection in
If the wall is not isolated from the slab, it can create floors when
a creaking sound also heard by others.
removing walls.
When one building resident
complained of noise
problems, an acoustical
specialist was brought in.
They found the ceiling track
that connects down to the
wall had not been isolated
from the slab. There was no
isolation pad to absorb
sound from the floor and
prevent it from vibration
down through the wall.
This was not a common
practice years ago. Without
isolating – or separating –
the wall from the slab,
vibrations more easily
travel down through the
wall.
That sound, which
seemingly was coming from
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GOING GREEN
Climate change and more severe weather events should be encouraging
communities to look more closely at going green. By this we mean
making buildings more environmentally sustainable. Sustainability, or
resilience planning, takes many forms and varies for each building.
It’s safe to say that boards of high-rise condo buildings don’t value green
the way developers do when constructing a new residential property. In
a new building “green” is a selling point. During renovations of an older
building the focus is on fiscal responsibility and minimizing cost.
Green initiatives are about creating a space better able to prepare for,
respond to and recover from more severe weather which may include
flooding or extreme heat. In other words, we are looking at building
resilience. This includes helping our home deal with increasingly hotter
summer temperatures, higher humidity and greater rainfall levels.
Green initiatives are expensive but necessary if we are to remain
comfortable at home despite the weather.
Green initiatives that make a difference include:
• LED lighting
• Accessible roofs especially when at least partially covered by
greenery or solar systems for generating electricity
• Improved roof insulation
• Landscaping plans that promote drainage, healthy vegetation and
reduced soil erosion
• Rainwater management
• Improved energy and water conservation systems, reducing CO2
emissions and better indoor air quality which incorporates a range of
initiatives including HVAC systems, energy metering, boilers and
building automation systems

DON’T FEED
THE PIGEONS
Toronto’s pigeon
population is growing.
Feeding pigeons attract
growing numbers to an
area. Bird seed can be
found on the ground in
parks, on boulevards and
areas with seating. In some
areas, efforts are made to
remove bird seed by hand
only to have it reappear.
Pigeons like to perch on
nearby electrical lines,
causing them to sag. Wires
touch, short out and power
goes out. Bathurst and
Steeles is one area where
birds sitting on wires cause
of power outages.
There are no laws
prohibiting feeding of birds.
Some find it a relaxing and
enjoyable pastime.
Nevertheless, it is best if
everyone stops feeding
pigeons.

The initial cost of green initiatives is high but justified. Sustainability
initiatives reduce problems, make life more comfortable and reduce
operational costs.
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BUILDING MANAGEMENT

WATER MANAGEMENT
CASE STUDIES
When one thinks of
water problems in a
high-rise building,
they focus on what
happens in units and visible common areas, much
of which is preventable. Equally or more important
is what occurs hidden deep in the building.

One month later, the system detected a sudden and
rapid flow of water into the heating system piping.
E-mail and text message alerts were automatically
sent to the manager.

Within minutes, a major leak in the heating system
was detected. This catastrophic failure, undetected,
could have flooded residential spaces and shut
Two communities, working closely with LEaC Shield down the heating system. Detecting the problem so
and WATERSHIELD, averted disaster by acting
quickly, rather than hours or days later, allowed the
proactively to monitor the status of their water
failed boiler heat exchanger to be isolated and
systems. When problems were detected by these
taken out of service before serious damage to other
systems, a quick response averted major piping and systems occurred.
CONTINUED PAGE 15 ….
heating equipment failures.
Failed Boiler
System
A WATERSHIELD
system was
implemented in
March 2022 to
monitor water
usage; provide flood
alerts in mechanical
rooms; monitor hot
water temperature,
space humidity and
temperature.
Monitoring of the
hot water heating
system included an
alert any time water
is added to the
heating system.
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BUILDING MANAGEMENT
WATER MANAGEMENT CASE STUDIES… CONTINUED FROM PAGE 14
Poor Water Quality
The hot water boiler system provides heat to the
building and the hot water tank providing hot water.
The boilers were known to periodically fail and the
hot water tank frequently stopped working. A test
of the system and pipes found a large amount of
sludge and other debris in the water.

placed stress on the boiler system heating this
water.
The leak was found in a heating pipe buried under a
concrete floor. The system was shut off so the hot
water leak could be repaired.

Loss in wasted energy from this leak and debris in
the system was estimated at more than $2,000 per
LEaC Shield implemented a corrosion prevention
year. Further savings from reductions in water loss
program. A water meter was installed in the system and ongoing system maintenance are considerable.
to determine if there were further problems within
the boilers or pipes. A chemical treatment and
Investments in water monitoring and detection
filtration system was installed to clean water within systems help identify problems quickly so they don’t
the pipes. Water chemistry tests and ‘water volume escalate and cause damage to other building
lost records’ were maintained.
systems and units. These smaller investments
today are less than the cost of allowing problems to
Water chemistry tests identified problems with
exist longer before being identified.
water quality, and newly installed filters were
capturing more
dirt than normal.
Excessively large
amounts of water
were passing
through the
system. Further
inspection
identified
excessive debris
in the heating
system from
corrosion of pipes
and boilers. Pipes
were immediately
cleaned and
flushed. A major
leak in the
heating system
was identified
causing loss of
water which
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BUILDING MANAGEMENT

PREVENTATIVE MAINTENANCE
FOR AUTUMN
Before cold temperatures, freezing rain and snow
arrive, preparing for the change in weather can
minimize damage to your property and
unanticipated expenses.

•

Roof

•

•

Extend the life of your
roof and ensure no
water seeps through to
units, common areas or
hidden portions of the
building.
• If your roof is flat,
ensure there are no
areas where water, ice
or heavy snow will pile
up and sit. Ensure
drains remain clear all
winter.
• If your roof is
slanted, inspect roof vents, shingles and
waterproofing seals, and make necessary
repairs.
Prune overhanging trees to avoid damage to
shingles, and to keep leaves and debris off the
roof.

Gutters, Downspouts and Catch Basins
Prevent unnecessary interior leaks from water
backups.

•

Ensure gutters and downspouts are clear so
water can drain away. Test for internal
blockages by running water down from gutters
through downspouts and ensure it all drains at
the bottom.
Divert water away from foundations, driveways,
steps and walkways by adding downspout
extensions.
Ensure catch basins are clean and clear
including those located in underground garages.

Chimneys

Ensure chimneys and fireplaces are safe.
• Have chimneys inspected and swept.
• Ensure caps are secure to prevent animals from
entering.
• Repair exterior brickwork and liner as needed.
Heating Systems, Gas Lines, Gas Exhaust Vents
Keep heat running all winter.
• Have heating systems inspected prior to use.
• Replace filters and undertake repairs.

•
•
•
•

Keep gas lines and gas exhaust vents clear of
snow.
Check the meter, gas line and connections for
corrosion, wear and tear.
For heated garage ramps, turn on heating
system and test controls.
Check for heat in the elevator room, sprinkler

CONTINUED PAGE 17 ….
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BUILDING MANAGEMENT
PREVENTATIVE MAINTENANCE FOR AUTUMN… CONTINUED FROM PAGE 16

•

room and mechanical room to protect
•
plumbing systems from freezing.
Adjust temperature settings for common areas,
corridors and entry areas.

Additional Indoor Preparations

•
•
•

Turn off plumbing lines in unheated areas
where they may freeze such as underground
garages. Where water must continue to flow,
lines can be wrapped in insulation and heated
with electrical cables.
If you have an outdoor fountain or swimming
pool, have it drained and winterized.
Repair damaged sidewalks and areas that may
direct water toward building foundations. Seal
cracks where water can accumulate and freeze.
Repair potholes and damaged asphalt.

Snow Removal and Landscaping

Ensure safety and comfort.
• Place carpet runners and mats along heavy
traffic areas to reduce slip and falls, and
minimize damage by snow and salt.
• Replace missing or worn out weatherstripping
and caulking around doors and windows.
Winterize Outdoor Equipment, Amenities,
Systems
Get equipment ready for winter and protect water
lines.
• Clean and store outdoor furniture, garden
hoses and barbecues.
• Have outdoor equipment such as snow blowers
serviced.
• Winterize irrigation system and drain exterior
hose faucets.
• Have water to irrigation lines turned off and
blown so it doesn’t build up, freeze and cause
damage. Remove, drain and store outdoor
garden hoses.

Don’t allow snow and ice to cause problems.
• Have a snow removal plan or contract in place
including where to place excess snow.
• Ensure catch basins are clean and clear
including those in the underground garage so
water can run-off without being obstructed.
• Install stakes to identify the location of curbs
that may be hidden once snow falls.
• Place salt bins at appropriate and accessible
areas.
• Remove or prune dead wood or dangerous
branches that may break during winter storms
and damage buildings.

Page 17

SEPTEMBER 2022

CONDO EDUCATION

JUST HOW MUCH IS YOUR
BUILDING WORTH
Should a catastrophic event occur, condo owners
for these spaces.
want assurances the value of their home is
protected. Awareness of the value of your building, An insurance appraisal is a formal estimate or
and if it is properly insured, is important.
opinion of value on a property as of a specified
date. It is based on replacement cost for the
Condominium corporations maintain insurance for standard unit – which excludes owner possessions,
their property and activities occurring on premises. additions or enhancements – and common areas.
Valuation at $56,000,000 or $143,000,000 are
This requires a physical inspection, review of the
astronomical to owners who value their own home building architectural and site plans, and current
at perhaps $750,000.
construction costs. A comparison is made of
construction costs of similar condominiums to
For a building with 250 units and an average sale
ensure the insurable value is correct.
price of $650,000, $162,000,000 represents market
value. Insurance valuation reflecting replacement
Once an insurable value exists, the amount may be
value can be dramatically lower. Replacement value adjusted annually to reflect inflation. This should be
reflects the cost of replacing a building and its
based on construction costs which have been rising
contents. Communities with shared common areas at about double that of the consumer price index in
may have a separate insurance policy and valuation recent years. Every few years a building will be

CONTINUED PAGE 19 ….
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BUILDING MANAGEMENT

EVICTING BAD RESIDENTS
Removing a “bad” resident is not easy.
The power of a condominium corporation is limited
when it comes to removing troublesome or nonpaying owners and/or their tenants. Property
owners have rights which must be respected by
condominium corporations.

must require the unit owner to comply with
community rules.
Most leases require that tenants comply with
condominium rules. Failure to do so can be cause
for eviction.

With few exceptions, the only way to remove a
condo owner is if they default on payment of
fees. The corporation can file to obtain a lien,
foreclose the lien, then proceed to sell the unit.
It is more difficult to remove owners for nonmonetary reasons.
Condominium boards lack legal standing to
remove a tenant regardless of how offensive
their behaviour or actions may be. Tenants are
responsible to the owner of a unit in
accordance with any valid lease or contract.
Where a tenant has failed to abide by rules of
the condominium corporation, management

JUST HOW MUCH IS YOUR BUILDING WORTH… CONTINUED FROM PAGE 18
revalued to ensure annual indexing does not create other enhancements increasing unit resale value
a distortion.
over the other community. Replacement value will
also have increased to reflect common area
Consider the example of two nearly identical
enhancements.
buildings, one built in 2001 and the other in 2021.
Despite the difference in age, both should have a
This article was prepared with assistance from
nearly identical insurable value in 2025. Yet not
Condominium Insurance Solutions. The company
everything remains equal. One community may
provides insurance to condominium corporations.
have nicer finishings, expanded common areas and
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EVERY CONDO CORPORATION
NEEDS A WEBSITE
When looking for information, the first place people Payment of condo and other fees can be automated
turn to is the internet. Owners, residents,
Allow residents to make payments
prospective tenants and purchasers rely on it for
online. This reduces management
information. Yet less than half of all communities
time, protects residents by not
maintain a web site.
providing banking or payment
information to management, and
A website serves many purposes.
eliminates manual processing.
Payment delinquencies can be
An introduction to potential purchasers
reduced.
The public portion of
your website should
Communication
be a showcase for the
Instead of printing and
community. Describe
distributing information,
your community, the
post announcements.
area and why it is a
Maintain a calendar of
great place to live. Key
events and meeting
features, amenities
reminders. Keeping this
and other information important to potential
information in a single
purchasers can be provided. Include pictures.
location is easier than referring back to prior
communication. Residents can access information
Access to necessary and useful files
at their convenience. Have one or two people
The public side can
update this information weekly.
include a new
resident manual. The
private side can be
password-protected
and include governing
documents, meeting
minutes, common forms required by residents and
other resources. Residents and owners can quickly
find what they need without requiring time of
directors or management.
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BROKEN DOWN COMMUNITIES
High-rise and condominium communities don’t
always operate like well-oiled machines. Equipment
breaks down, financial problems arise and
individuals disagree.

Conflict contributes to financial
mismanagement. A board unable to make
decisions or infighting among residents can put a
halt to decision making and building operations.
One person may take control of the board and
Money is the biggest problem. There is never
make decisions without consultation or
enough to meet all expectations. Everyone wants to communication with other board members. They
receive more and pay less. Not everyone agrees
may choose to “ignore” routine maintenance or
with paying into a reserve fund which may be
reserve fund contribution requirements to reduce
mostly utilized after they have departed. For these condo fees. Board members may vote in favour of
and other reasons communities run into financial
family or friends against community interests.
problems when major physical systems begin to fail. Management, caught in the middle, has no
Bad weather or unforeseen events causing damage authority to address problems.
make matters worse.
Many of these problems are ignored, at first,
Broken-down communities suffer from financial when dollar amounts are low. Over time dollar
mismanagement. They may choose the wrong
amounts creep up to a point where dramatic
projects to fund at the wrong time, or not collect
changes become necessary. Disagreement about
enough to cover all expenses. Delaying the
fault and how to proceed can divide a community.
upgrading of a boiler, renovating rather than
Other times an outside force, such as a dramatic
addressing structural concerns, or paying too much increase in insurance premiums or deductibles,
for utilities because of failure to implement energy forces a community to address a reality not
efficiency measures are contributing factors to
acknowledged by successive condo boards.
financial mismanagement. There will always be
advocates of short-term measures despite the
overall negative impact a few years later.
Deferred maintenance contributes to financial
mismanagement. Work that should have been
done is delayed and becomes an emergency item.
Work that could have been spread out over time
must now be completed quickly and at greater cost.
What was a manageable expense now takes a large
bite out of the condo budget possibly requiring a
special assessment, higher fees or loan.
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PACKAGE ACCEPTANCE
RULES AND POLICIES
One of the more popular conveniences of high-rise measures to improve these operations while
condo living is having delivered packages accepted protecting the corporation and its employees.
at a concierge desk. Packages are delivered
regardless of if you are home, at work, on vacation • Residents receiving packages can be required to
or just out for the day. There is no need to sit at
sign a waiver form absolving the corporation
home waiting for the delivery. In small volumes this
and its employees from liability for loss, damage
is a manageable convenience for communities. As
or mishandling of packages accepted on their
volumes grow this convenience becomes a
behalf. Encourage residents to make alternate
problem.
delivery arrangements for valuable, fragile or
perishable items.
Communities do not have individuals or space
• Provide maximum size and weight restrictions
dedicated to package receiving. It becomes a task
added to more essential responsibilities of
CONTINUED PAGE 23 ….
management and
concierge/security. As
volumes grow, package
receiving responsibilities
overwhelm these more
essential tasks. There
are time, safety and
liability issues involved
with accepting,
recording, storing and
retrieving packages.
Space considerations are
another concern.
Problems arise when
residents don’t receive
expected packages, or
because of carrier
delivery errors.
Communities choosing
to accept packages for
residents can implement
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PACKAGE ACCEPTANCE RULES AND POLICIES…
CONTINUED FROM PAGE 22

•

•

on accepted packages to conserve available
storage space, and to protect employees from
injury.
As packages are accepted write the suite
number on at least two sides of a package. This
aids in retrieving them from storage and helps
identify individuals failing to properly dispose
of delivery boxes.
Limit storage time by stating a maximum
number of days packages will be held for
retrieval before being returned. This prevents
package acceptance from becoming package
storage.

Some communities feel the solution is to separate
themselves from delivery of packages. They refuse
deliveries, or require that packages be delivered to
the unit if a resident is available to accept it. When
unable to deliver, carriers may resort to leaving a
notice on mailboxes requiring residents to call and
arrange alternate delivery. Stickers frequently fall
off or disappear. While effective at the
management level, this does not accommodate the
interests of residents.
A more complete solution reflecting the needs of
communities and individuals is to establish secure
lockers where packages can be delivered and
retrieved without involving concierge/security.
Once relieved of the responsibility to accept, store
and retrieve packages for
residents, and inform
when packages have
arrived, concierge/
security and
management are better
able to focus on duties
for which they are
employed.

GETTING THE
MESSAGE OUT
It is the rare condo board
or management office
not faulted with a failure
to communicate.
Yet how many fail to read
communications posted
on the bulletin board,
information left at their
door, electronic communications or website
postings? Messages sent out and not “received”
may be a big part of the problem.
One should not assume sent messages are
actually received. Some communications are
never received. Others are not read and
understood. Some are misunderstood. That
notice sent out about a change to by-laws likely
includes a convoluted explanation, acronyms and
legal jargon making it clear as mud.
Getting the message across involves many steps.
Communications should be written in a way that
helps get the message across as intended. This
requires a writing style, brevity and way to draw
eyes to the message in whatever form delivered.
Communities with many foreign languages may
want to consider translating communications.
An exception is the minority of notices required
by law and delivered as mandated.
Unfortunately, much of this will continue to be
unclear, unread and ineffective. Nevertheless,
the law is the law.
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REDUCING ENERGY COSTS
AND GOING GREEN
Canada’s approach to energy use and management
is changing, with energy costs and environmental
mandates soon affecting all condo residents. Now
is the time to consider solutions before reducing
our carbon footprint is no longer optional as our
country intensifies its efforts to reduce or eliminate
carbon emissions.

Retrofits, replacing outdated equipment such as
lighting, is often the first step to reducing energy
costs and curtailing carbon emissions. While there
are times this is necessary, some projects are
expensive and poorly considered.

To be clear, replacing older equipment is part of an
effective approach. Any energy use assessment
Anyone can throw money at the problem and
should consider replacement but only as part of a
replace older equipment. This is fast, expensive and comprehensive strategy to meet long-term energy
a slow way to reduce energy costs. The smarter
efficiency goals. Equally important is the proper
approach is to understand where energy waste is
operation of equipment, and ensuring systems
occurring and then reduce this waste. This requires work together so time and money is not wasted.
data gathering, some of which will soon be
mandated for high-rise communities. It requires
Every building generates an enormous amount of
metering and other technologies. These efforts will data that tells everything you want to know about
aid communities to more easily identify the more
current energy management, reducing carbon
obvious energy leaks so they can quickly be
emissions and cost control. Not everyone is
plugged.
prepared to gather this information and listen to it.

CONTINUED PAGE 25 ….
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SECURITY, SAFETY & FRAUD

PRIVACY PROTECTION AND
POLICE SURVEILLANCE
When police seek to obtain evidence about suspect
residents involved in criminal activities, they may
want to install video cameras in common areas of a
community. These may have been installed with
permission of the board or condominium manager
with or without a warrant.
Condo boards and management have no authority
to approve installation and operation of hidden
cameras in common areas including parking,
lobbies, elevators and hallways without a warrant
authorized by a judge. Police are able to visually
inspect common areas without consent of the
board or management. Condo boards and
management have authority to consent to police
access to the building including hallways, lobbies
and elevators.
When cameras are installed with an authorized
warrant, they should not be situated so as to
include coverage inside the suite from common
areas.

Condo boards and management have no authority
to consent to police access to a suite.

•

•

•

•

Security cameras can be installed by
condominium corporations in common areas so
long as they are not hidden and not directed at
suites, and residents informed that common
elements are under video surveillance.
Condominium corporations may allow police to
access hallways, elevators and other common
areas if informed of the possibility of criminal
activity in the building.
Police require a warrant for installation of
hidden surveillance cameras in common areas.
The condominium corporation does not have
legal authority to grant consent.
Condominium corporations may allow police
access to the parking garage. This is considered
an area where residents do not have a
reasonable expectation of privacy.

REDUCING ENERGY COSTS AND GOING GREEN… CONTINUED FROM PAGE 24
Smart technology is the way to reduce energy
waste, carbon emissions and operational costs. It
allows existing equipment settings to be adjusted
for optimal use while providing insights into a
building’s heating, cooling and ventilation (HVAC)
system. Automation of this system increases the
performance from existing equipment and reduces
carbon emissions more efficiently than unnecessary
replacement of older equipment. Understanding
energy use patterns of a building, and adjusting
individual equipment to match these patterns is the

beginning of continuous improvements that offer
longer term benefits. Data that is gathered offers
clearer direction on what measures are necessary
for improving resident comfort and efficiency while
meeting carbon reduction targets.
A smart building with integrated systems can
produce savings of up to 50 percent over
inefficiently-managed systems. The technology can
be installed alongside existing equipment and paid
for by the financial savings it delivers.
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DEVELOPING A
COMMUNICATIONS PLAN
(Not as boring as it sounds)

Lack of communication is a consistent complaint
among those who reside in high-rise communities.

Finally, consider how your message, or content, is to
be communicated. Most communities have
multiple communication vehicles including notice
One of the challenges is complexity. Effective
boards in elevators and common areas, some level
communication must incorporate technology.
of electronic communication and newsletter. Not all
People rely on their electronic devices for virtually
are equal. Print notices distributed door-to-door
all communication and communities failing to adapt are time-inefficient. E-mail notices are easily lost
suffer.
among other electronic communication. Condo
management software, effective for residentEffective communication begins with a condo board specific communication, and maintaining records of
identifying specific objectives intended to address
these communications, is less suited to changing
concerns. One broad and encompassing objective how residents act.
may be to eliminate, to the greatest extent possible,
paper communication. More specifically, an
Time is a consideration. Newsletters can be
objective may be to enhance record keeping and
effective but require an inordinate amount of time
improve efficiency. More specific objectives may be to prepare content and design. Condominium
to minimize water leaks, improve energy efficiency management and boards rarely have the time or
or reduce frequency of fire alarms. In meeting
skills to maintain a quality newsletter.
specific objectives, it helps to establish targets that
may include reducing water expenses by five
When it comes to educating residents, encouraging
percent or electricity consumption by 20 percent.
them to act in a specific way, or informing them of
Social-based targets can include increasing use of
important information, the elevator is one space
common areas or improved participation in
where messages are most likely to be received and
community events. Establishing specific targets
retained. Occupants will focus on a wall with
provide a way of measuring effectiveness and value engaging information which explains the
of communication.
effectiveness of electronic monitors. Yet,
implementing them can be a complex undertaking.
Achieving any objective or target requires effective They require hardware, software, connectivity content to ensure your message is noticed, read
internet access which excludes Wi-Fi signals which
and retained. Good content is visually appealing. It are unreliable between floors and when doors are
utilizes simple messages, few words, effective
closed - message creation and management. This
headlines, colour and graphics. Keep messages
exceptional tool becomes a major headache if not
positive and avoid negative or “do not” statements. carefully considered.
Humour helps.
Effective communication takes time and effort to
deliver desirable results.
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COST OF PET OWNERSHIP
A rise in pet adoption occurred during covid.
Millennials are the largest segment of our
population and largest cohort of pet owners. Pet
ownership comes with added costs for owners and
condominium corporations. Communities with
larger numbers of millennials are likely to have
more challenges dealing with the implications and
costs.
Prior to the pandemic there was an estimated three
to five dogs per
floor in condo
buildings,
accounting for
more than 30
percent of a
building’s
population. As
pet ownership
increases there
are more waste,
noise, odour and
resident
complaints to
address. The
cost to dealing
with these issues
is borne by all
building
residents. One
person’s pet
becomes a
community
nuisance unless
properly cared

for and issues adequately addressed. Pet fees and
rules may be implemented to help minimize
problems and cover some ongoing costs.
In a good year, pet owners can spend $1,400 to
$2,800 on their pet. When they get sick those costs
escalate.

CONTINUED PAGE 28 ….
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COST OF PET OWNERSHIP… CONTINUED FROM PAGE 27
The cost of purchasing a pet can range from about
$1,800 to $4,000 depending on if adopted or
purchased. Initial costs include $400 to $600 for
vaccinations, $400 to $1,150 for neutering or
spaying, and $75 to $375 for crate, toys and other
items. Food is the largest annual cost at $625 to
$1,500 a year with fresh food costing up to $6,000.
Overall, annual costs can range from $1,150 to
$3,185.

Many pets receive a level of care once reserved only
for people. Hip replacements, scopes, eye exams
and cancer care are not uncommon.

People and pets live peacefully in high-rise and
condo communities so long as pets are properly
cared for. This requires a community pet
infrastructure that, at a minimum, includes space
for walking and pooping, waste disposal and
controls to avoid noise, odour and other problems.
Cats are cheaper to own than dogs with annual
The extent to which this occurs depends on rules
costs ranging from $800 to $2,500. They require
established, their clarity, communication and
fewer visits to the veterinarian and eat less. Dogs
enforcement. Most pet-related problems occur
are more exposed to the environment and larger,
when no pet rules are established or when there is
both of which result in a greater need for care. Pets a failure to enforce existing rules. Security cameras
travelling on vacation or to a cottage will require
play an important role in enforcement.
more care and vaccinations than indoor pets
spending most of their time in a condo.
Cost estimates are based on a report published by
Rover.com. More detailed costs of owning a dog
can be found by
reading The Cost
of Dog Parenthood
in 2022 .
Dollar amounts in
this article have
been converted
from $US to $CDN
using a conversion
of about $400 per
$1,000 which is
partially intended
to reflect higher
sales tax in
Canada.
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LOOKING BENEATH THE SURFACE
Reserve Fund Tricks

Every condominium corporation in Ontario is
required to maintain a reserve fund beginning when
they commence operations. Nearly every one
begins with owner contributions that are too low.
Unless a condo board rectifies this in short order,
problems arise.
It all begins with
minimal funding levels
identified in year one as
determined by the
developer in accordance
with the Condominium

Act. These are typically understated during the
building’s initial selling period and sometimes
unadjusted by owner-elected condo boards
uncomfortable with implementing necessary
increases in condo fees. Annual inflationary
increases are rarely sufficient to ensure an initially
underfunded reserve fund is adequate.
“Many reserve funds make estimates over a 30-year
timeframe which is the minimum allowed by the
Condominium Act, though in our experience should
be longer, at least 45-50 years” explains Jeremy
Nixon, P. Eng., BSSO of Brown & Beattie Ltd. “This is

CONTINUED PAGE 30 ….
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LOOKING BENEATH THE SURFACE… CONTINUED FROM PAGE 29
a problem because reserve fund expenditures are
very low over the first ten years when everything is
new. Expenditures begin to increase over the next
ten years but remain low. It is typically after twenty
years that expenditures grow substantially. Large
expenditures, which occur between 30 and 50
years, are not captured in the reserve fund study
until after 15 to 20 years if based on an arbitrary 30year period.”
Condominium
corporations that
choose not to
recognize this
underfunding over
their first twenty
years do a great
disservice to their communities by significantly
shifting a financial burden to future owners that can
increase fees by 50 percent and often much more.
In the short to medium term, financials look “great”
and everyone is happy despite the financial hole
being built. Once the crunch comes, boards
scramble to explain exceptional or unique
circumstances that are nothing more than the
consequence of financial manipulation.
Getting reserve funds to an appropriate level can be
a long and difficult process. Some boards prefer a
long period of smaller fee increases. Others delay
increases they claim owners cannot afford and
allow the funding situation to worsen. The reality is
that owners unable to fund a 40 percent increase
today are less likely to be able to pay a 60 percent
increase a few years later. Recognized future
increases can be found on a Notice of Future
Funding.
During underfunded years, condo boards will
implement strategies to avoid necessary fee
increases. They may choose to defer necessary
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maintenance. Some choose to delay upgrades
required to maintain comfort, avoid problems or
reduce future expenditures. Another strategy is to
underestimate annual inflation or cost increases
when calculating future reserve fund expenditures.

Fixing an underfunded reserve fund
• Require reserve fund studies to look forward 50
years rather than the minimum mandated
period of 30 years.
• Ensure fees are at an appropriate level within
three years after which only inflation
adjustments will likely be necessary.
• Maintain realistic inflation-adjusted fee
increases rather than consumer price index (CPI)
adjustments which are not reflective of building
maintenance costs.

BUILDING MANAGEMENT
office will clarify how this is handled in your
community.

PATIO DOOR
REPLACEMENT

The patio door differs from the front door of your
unit which provides direct access to a common
area. It is more typical that front door replacements
are an obligation of the corporation, except when
replacement is caused by resident or unit owner
actions in which case costs can be charged back to
the owner. Door hardware may be a maintenance
item for which owners are responsible if stated in
your declaration or by-laws.

Inaccessible windows differ from patio doors in that
it is not possible for a resident to clean or replace
them and is clearly an obligation of the
condominium corporation. Cleaning of accessible
windows, those that can be reached by walking out
The patio door to my
onto a patio, balcony or deck, is a resident
balcony needs replacing. obligation as is inside caulking of windows and
doors.
Am I responsible?
J. D.

Information on obligations for maintaining doors
and windows can be found in the Condo Archives
under Condo Building Management – Windows, and
Safety and Security – Security.

Response from Toronto Condo News
The patio door provides direct access from your unit
to an exclusive use common area which is your
patio or balcony. Determining who is responsible
for repairing or replacing a failing patio door
requires that you review your declaration and bylaws. As this is entirely your private space and
inaccessible to others, it is likely you are responsible
for maintenance and replacement of the patio door.
The corporation may provide assistance with
sourcing a company for repair or replacement, or
may arrange for the work to be done on your behalf
and at your cost. An inquiry to your management
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