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President’s Message

We Have a Steep Learning Curve With a
Near 40% Turnover on the CCI-T Board
In sitting down and preparing to
write this, I am looking both forward
and backward. Looking back at the
contributions of our past president,
Tania Hulak, if I am half as successful
as Tania was as president, I will have
a successful run. With the exit of
Armand Conant, Mario Deo, and
Sally Thompson (all past presidents of
CCI-T), our new board has big shoes to
fill. As long as we are looking back, I
want to thank Sue Langois and Marc
Bhalla for their fantastic contributions
to the condominium community and
CCI-Toronto.
Looking forward, we will have a steep
learning curve with the election of five
new directors representing a near 40%
turnover on the CCI-T board. In 2020, all
CCI chapters and CCI National learned
how to deliver education to our members
in new ways, and during this terrible
pandemic, we will continue to deliver on
this mandate.
CCI-T will be sitting with ACMO in the
joint Condo Conference committee with
hopes of holding the conference in 2021;
however, both organizations will not
risk the health of our industry members
if the pandemic is still active at that time.
As your newly appointed president, I
now assume the role of the Condo
Conference co-chair, and together with
Dean McCabe from ACMO, we will lead
a very talented conference committee
with the hope that we can once again
host this very successful educational and
exhibitor event.

My goal as president of CCI-T will be
multi-faceted: Help lead CCI-T through
the pandemic crisis, and continue to
evolve the way we offer education.
Recent realignments/merging of various
working committees combined with a
near record turnover of directors will
result in some new learning curves and I
am confident that this “fresh” outlook will
result in some great ideas.
I also want to acknowledge the trust
that the CCI-T board of directors have
placed in my leadership abilities, and I
would be remiss if I didn’t pay homage
to the many CCI-T presidents that
preceded my appointment. Like all of
the volunteers at CCI, I have a passion
for helping and protecting condominium
owners, residents, and directors. I want to
acknowledge the efforts of all volunteers,
and particularly the board of CCI-T. And
as our newly elected directors will soon
learn, the team at Association Concepts is
integral in keeping all of us moving in the
right directions – they are professional cat
herders.
For today, please keep safe, wear a mask to
protect those around you, and stay home
if you can. Stay positive but test negative!
Until next time, “I’m Murray Johnson and
this has been your condo connection”.

Murray Johnson
GL, CCI (Hon’s)
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Editor’s Message

Changes in Store for the Condominium
Authority Tribunal
On October 1, 2020, amendments to
Ontario Regulation 179/17 (under the
Condominium Act, 1998) came into effect that broadened the jurisdiction of
the Condominium Authority Tribunal
(the “Tribunal”).
As a result of these amendments, disputes related to the provisions of a condominium corporation’s declaration,
by-laws, or rules (“Governing Documents”) that prohibit, restrict, or otherwise govern pets, parking, or storage
are now heard by the Tribunal. Similarly, disputes concerning provisions that
govern the indemnification or compensation of the corporation, an owner, or
a mortgagee regarding pets, parking,
or storage now fall under the Tribunal’s
jurisdiction.
Condominium stakeholders are no
doubt aware that the above-noted disputes are some of the most prevalent in
the condominium industry. By moving
these issues out of the court system and
into a specialized tribunal, the Ontario
legislature has enabled owners with a
prescribed dispute to avail themselves
of a system that is faster and more costeffective than the court system.
While this approach is to be commended for making access to justice easier
and more affordable for condominium
unit owners, one negative side effect of
the Tribunal’s expanded jurisdiction is
that all owners living within a condominium that is a party to a Tribunal
dispute could potentially shoulder an
increase in legal costs.

In this regard, litigation in the courts
operates by way of a loser-pays system,
which means that the unsuccessful party
will generally be ordered to pay the successful party its legal costs, typically at a
rate of around 50 to 60 cents on the dollar. In this system, when a condominium
is successful in litigation, a costs award
helps defray the condominium’s legal fees
for the benefit of all owners.
In contrast, however, the Tribunal will
generally not award legal costs to a
successful party unless there are “exceptional reasons” to do so. In practice,
this means that unless an applicant
demonstrates bad faith or vexatious
conduct, costs are seldom awarded.
In light of the Tribunal’s rules of practice concerning legal costs, there is
cause for concern as it relates to a condominium’s bottom line. By way of example, a condominium community with
a rule prohibiting dogs over a certain
height and weight may attract owners
who are not partial to big dogs. Such
owners have a reasonable expectation
that their neighbours will abide by the
condominium’s Governing Documents,
including but not limited to the provisions concerning pets, and refrain from
residing with over-sized dogs.
Viewed in this light, when a rule-abiding owner’s neighbour contravenes the
condominium’s pet rule and such contravention ultimately leads to a Tribunal application where an award is made
in favour of the condominium, such
– Continued on page 9
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An Nguyen
Associate
Gardiner Miller Arnold LLP

Andrea Lusk
Associate
Gardiner Miller Arnold LLP

Case Law Update

Decisions From the Courts
Important Principles for Insurance Deductible Chargebacks
• A Board’s Poor Communication and Management Skills
Pits Townhouse Owners Against High-Rise Unit Owners
•

repair and the deductible limit of the corporation’s insurance deductible pursuant
to section 105 of the Condominium Act
(the “Act”). The total cost of the repairs
in this case was approximately $5,500
and less than the corporation’s insurance
deductible. The corporation eventually
registered a lien against the unit for the
cost of repair and legal costs, which the
Lozanos paid under protest.

The unit owners in this case, the Lozanos,
had replaced a float in the toilet tank of their
bathroom that had developed a crack in it in
at some point in April 2018. The Lozanos
left the country later that year for approximately 5 months, returning in April 2019,
and during that time, they had a family
member and friend visit the unit bi-weekly.
In early April 2019, a water leak had begun
from the toilet. The corporation retained a
plumber, who reported that the leak had occurred as the result of a broken ballcock at
the base of the stem, which caused water to
constantly fill and overflow the toilet. The
leak caused damage to the Lozanos’ unit
and units and hallways below.

The Lozanos sought a court declaration
that the corporation had no lawful right
to charge back the repair cost to the unit
because they did not commit an “act or
omission” that would make them responsible. The Lozanos submitted that they
maintained the unit and that repairs
were promptly made in 2018. The Lozanos asked the court to consider a higher
negligence threshold of proving an act or
omission, which would mean that no unit
owner could be held financially responsible for repair costs except in cases where
they deliberately caused damage.

The corporation’s by-law provided that
when an owner commits an “act or omission” that leads to damage, the owner will
be liable to pay the lesser of the cost of

The corporation asserted that the Lozanos committed an act by failing to have a
plumber repair their toilet when the plastic
parts first showed signs of decay in April
2018 and should have replaced the entire
toilet part and not just a component.

The court reviewed the legal framework
and case law regarding chargebacks of
this nature, noting:
• The standard for establishing an act
or omission is neither negligence nor
strict liability but exists somewhere
between the two;
• Owners must act reasonably in maintaining their units, but an unforeseen
incident will not absolve a unit owner
of their financial responsibilities towards repair costs;
• An owner’s act or omission does not
have to be negligent and the damage
does not have to be foreseeable to make
an owner liable for the cost of repair;
• Even when an owner is not aware that
a unit component is broken, the court
nevertheless found that this constituted an obvious omission to maintain
and repair the component, for which
the owner was liable;
• The negligence standard is not to be
applied in condominium disputes of
this kind. The standard is between
negligence and strict liability and is
closer to the latter.
The court further explained that condominium governance entails a balancing
act since an owner’s acts or omissions
CONDOVOICE WINTER 2020
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ILLUSTRATION BY JASON SCHNEIDER

Lozano v. TSCC 1765 – Negligence
is not the standard in section 105
chargebacks for an owner’s “act or
omission”
This case revisits important principles
for insurance deductible chargebacks, a
typical scenario for many condominium
corporations when there is a water leak
from a unit damaging units below and the
common elements.

may have immediate and significant im- tion was entitled to charge back the cost
pact on neighbours given the proximity of repairs under section 105 of the Act and
of condominium living. If the Lozanos’ its by-law.
position for a higher negligence threshold
was accepted, then other owners would be This type of scenario arises frequently in
condominium living and
burdened with paying for
is hotly contested by unit
repair costs or insurance
But condominium
owners (and their insurdeductibles more regularers). But condominium
ly. Sections 105(2) and (3) corporations are
corporations are entitled
of the Act reflect a policy entitled to charge
to charge back the lesser
decision that protects all
of the cost of repair and
unit owners against re- back the lesser of the
the deductible limit of the
curring insurance deduct- cost of repair and the
corporation’s insurance
ible payments or the lesser
deductible limit of the
policy under section 105 of
cost of repairs. These costs
the Act and its applicable
should not be covered as a corporation’s insurance
by-law in circumstances
common expense.
policy under section
when an owner commits
an act or omission. This
The court ultimately 105 of the Act and its
case reaffirms that a highfound the Lozanos com- applicable by-law in
er negligence threshold is
mitted an act or omission
in failing to maintain their circumstances when
not applicable in the condominium context which
toilet and have it inspected an owner commits an
is meant to protect the
by a plumber. The Lozanos
act or omission.
ownership at large.
were aware that the toilet
had previously malfunction but did not employ a plumber who Beswick v. YRSCC 1175 – The imporcould make thorough repairs. The court tance of adequate notice to owners
dismissed the application as the corpora- This case involves a mixed high-rise and
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townhouse condominium corporation
where a dispute arose between a group of
townhouse owners and the corporation,
whose board of directors was controlled
by high-rise unit owners.
The townhouse owners brought an application against the corporation for damages for oppression, alleging that the
“high-rise” majority of the board treated
the townhouse unit owners inequitably,
oppressively, and charged them for expenses not previously charged back to
owners without notice.
The corporation took the position that
its conduct was in the best interest of
the community and that they treated
the townhouse owners fairly and provided appropriate notice. The corporation maintained that the previous board
had poorly managed the corporation
and that the current board was returning the corporation to compliance with
its declaration and by-laws. The corporation further asserted that the townhouse owners should have been aware
of their responsibilities as set out in the
declaration and no notice was required

to be given in implementing the declaration.
Despite the corporation’s position, board
members did not appear to be aware of
what was in the declaration when crossexamined on their affidavits.
The crux of the dispute revolved around
four core issues:
(a) Steps and interlock of the townhomes
- The townhouse owners were charged
approximately $5,000 each for the replacement cost of their exclusive use
steps and interlocking. The corporation gave no advance notice or warning to the townhouse owners that they
were obligated to repair the exclusive
use common elements at their own
cost before completing the work, as
required under section 92 of the Act.
The corporation took the position that
the owners were responsible for knowing what their responsibilities were
under the declaration and notice was
not required. Further, the corporation
replaced the steps and interlocking of
townhouse units that did not need it
and initially paid for the project from
the reserve fund (which is only to be
used for major repair and replacement
of common elements under s.93 of the
Act). The court held that without notice being given as required by section
92, owners did not have the opportunity to do their own work and should
therefore not be responsible for these
retroactive repair costs.
(b) Water charges - The board sent communications to the townhouse owners
charging them retroactively for water
consumption for the previous year. No
prior notice was given to these owners and the water charges were not
based on actual water meter readings,
contrary to the corporation’s declaration, which required charges based on
a reading of the unit’s water meter.
The court ordered that the townhouse
units should be charged based on meter readings going forward and that
the corporation was responsible for
the retroactive water charges. The
court further found that the corporation’s conduct was not fair or equitable
towards the townhouse units.

Editor’s Message
Continued from page 5
success at the Tribunal will, in most instances, come without a costs award to
offset the condominium’s legal fees.
Ultimately, making owners not a party
to the litigation bear such costs in their
entirety raises fairness issues. Given
this situation, it is conceivable that
condominiums with an indemnification provision covering costs incurred
due to rule violations may charge their
Tribunal-related legal fees to the losing party’s unit in the same manner as
common expenses (which could potentially generate additional litigation).
It is also conceivable that some condominiums may wish to look towards
their managers for representation
at the Tribunal. Managers who find
themselves in this situation need to be
extremely careful about not crossing
the line into providing legal services,
otherwise they may find themselves
(c) Landscaping and snow removal - For
the first time since the condo was registered, the corporation unilaterally
decided that the townhouse units were
responsible for the maintenance, landscaping, and snow removal of the front
verandas and gardens, contrary to the
declaration. There was no corresponding decrease in the monthly common
expense fees. The court confirmed that
maintenance and landscaping of these
components was clearly the responsibility of the corporation as set out in
the declaration. The court further determined that the snow removal was
also the corporation’s responsibility.
(d) Amenities – The townhouse units were
unilaterally required to pay for amenities for the first time since 2011. However, the court was satisfied that these
charges were imposed pursuant to the
declaration.
The court was critical of the board for its
poor management and communication
skills. The board failed to provide notices
to owners in a timely manner and failed
to send notices in the manner specified by

in trouble, not just with the CMRAO,
but also with the Law Society. Moving
forward, it is likely that the expanded
CAT jurisdiction will eventually give
rise to specialized, affordable CAT
paralegals, much like what exists today
at the Landlord and Tenant Board.
All told, time will tell how condominiums react to this situation. To date, there
have been no published decisions under
the Tribunal’s expanded jurisdiction, but
it is safe to say that it is no longer “business as usual” when it comes to routine
pet, parking, and storage disputes. C V

Brian Horlick
B.Comm, BCL, LL.B., ACCI, FCCI
owners (i.e. mail or email). The court emphasized that clear and timely communications with owners would have improved
the atmosphere and reduced animosity at
this community.
The court was also critical of the board’s
lack of adherence to the declaration, bylaws, and rules and overall failed leadership, but ultimately found that the
board did not act oppressively because
their actions were not found to be unfairly prejudicial, unfairl in disregard or
oppressive. No damages for oppression
were ordered.
This case demonstrates the importance of
providing adequate notice to owners, especially under section 92 of the Act, where
owners must be given an opportunity to
complete work themselves before the corporation can and charge back the cost.
Condominium corporations that do not
provide adequate notice under section 92,
giving an opportunity for the owner to
do work themselves, should not expect to
recover their costs. The case also stresses
the importance of clear communication
between boards and the owners. C V
CONDOVOICE WINTER 2020
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Bill Colucci
City Towers
Property Management

The Rules of Order

A House Divided
Cannot Stand
The Relationship Between
Property Management and
the Board of Directors

Too often, there is an adversarial approach
to the Board -Management relationship.
This is neither proper nor beneficial.
A house divided cannot stand.

Similar to a football team, the Corporation
needs a quarterback – that is the role of the
Property Manager, Similar to a hockey
team, the Corporation needs a provider
of safety (and governance) – the Property Manager. The Board is more like the
coaches and sports managers who practise
good governance, respecting the skills
of their players and setting up the game
plan, not every step on how it is carried
out on the field or ice. There should never

be subterfuge or private meetings without
inviting all the stakeholders, including the
professional minute taker and the Property
Manager. Any less is insufficient since it
is arguable that the Property Manager is
one of the experts referred to in the Condominium Act, 1998, at section 37 (3) (a)
(b) and his or her professional advice and
counsel should be recognized by the Board
of Directors.
Condos are more similar to a Parliamentary system, not a Presidential system, there
is no Supreme Leader. Neither any Board
member nor the Property Manager should
consider himself or herself any more important than any owner in the property (or
any other person) and neither the Property
Manager nor any Board member should interfere with the Professionals (Engineers,
lawyers, Licensed Condominium Managers, etc.). It is not often acknowledged and
is often ignored that if a Board engages a

professional, they are required to consider
or even follow the advice of that professional. If you don’t respect the man (or woman),
respect the office.
The law clearly requires a Licensed Manager to manage a condo, Directors’ training is not sufficient. The Board President
and the Property Manager should be close
collaborators and allies respecting each
other’s experience and education. The
Board President is the liaison between
the Board and the Manager; this is a gobetween role, a communicator, not a commanding role.
No person on the Board or in Management
should ever harbour a personal agenda as
all should be committed to the good and
betterment of the Corporation. Every
communication and comment should be
positive, spoken in good faith and driven
by good-will. Criticism should be conCONDOVOICE WINTER 2020
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ILLUSTRATION BY MAURICE VELLEKOOP

Both the Board of Directors and the Property Management have specific, non-conflicting roles and duties. It is only when
ego and self-importance get involved that
the relationship degrades. A good Board,
whether Corporate or Condominium,
knows when to go home and when to attend Board functions. A good Manager respects the line of authority which the good
Board does not flaunt or cross.

structive and focused on the betterment of
the Corporation or education of the team.
Feelings of superiority and
put downs have no place in
any relationship, much less
a professional one. It is often overlooked by Boards
that this is a professional
relationship as managing a
condominium is similar to
running a business. To the
Board members, it may be
their home and that allows
personal feelings to get
in the way. The relationship between the Board
and management should
be one of trust and respect
without anyone looking for
a “gotcha” moment against
the Property Manager. No
property manager should
ever feel concern to approach his or her
Board of Directors with a Corporation issue and then wait for the bombs to explode
against him or her and the fault accusations
to begin. That is neither a healthy work
environment or professional conduct and
is completely unnecessary. A team works

together to look for solutions, not someone
to blame. As Hellen Keller once said “Alone
can do little, together we
can do so much”.

A team works
together to look
for solutions,
not someone
to blame. As
Hellen Keller
once said “Alone
we can do little,
together we can
do so much”.
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Management (the administrative authority) and
the Board (the governing
authority) should remain
respectful of each other’s
important role. The two
leaders do not have to like
each other to work together. Churchill and Stalin
hated each other, but they
accomplished great things
together.
As per the General Regulations of The Condominium
Management Services Act,
2015, at Part 1, 2. Iii.

No person or entity may provide the following services without a licence:
iii. “Supervising employees or contractors hired or engaged by the corporation”

That means that only licensed Managers
can supervise staff or contractors. In this
context the Board members are administrators and the Property Manager is that,
a “manager”.
There is absolutely no judgement or attitude on the part of this author as he supports and recommends the completion of
the licensing requirements for anyone interested. Many great Condominium Managers started out as Board Members. At
this time, I wear the hat of a Licensed Condominium Manager and Vice-President of
a Board of Directors so I understand the
roles and responsibilities better than most.
Robert’s Rules of Order, which is used
for all major meeting agendas (Canadian
Parliament, both US Houses, etc.) states,
“Whatever the structure of the organization,
the president has authority to do only the things
that are assigned to that office by the bylaws
(see The Condominium Act 1998 & CAO).
Often those elected to the office of president
misunderstand their role in the organization
and believe that the members have given them
free reign to run the organisation any way they
please, thus setting up a dictatorship.” C V

Marc Bhalla
LL.M. (DR)
Mediator & Arbitrator
Condo Mediators

Cover Story

Treat People With Kindness

T

						
his focus on kindness may seem “touchyfeely” and something that those serious about their condominium communities may be inclined to overlook in favour of articles that focus on things
like reserve fund planning, the insurance crisis, or the latest court decisions.
CONDOVOICE WINTER 2020
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ILLUSTRATION BY JAMIE BENNET

Today – More Than Ever in Our Lifetime – It Is Worth Taking a Moment to
Consider the Merits of Decency, Respect, and, Most of All, Kindness

I tell you though that I have found the
“kindness climate” of a condominium can
impact how issues are addressed. Not every dispute has to cost tens of thousands of
dollars. By being kind, you situate yourself
to avoid unnecessary escalation of conflict
and the cost, stress, and time that comes
with it.
When I was a kid, my father invited me
to join him for a meeting with his lawyer.
They were meeting someone my dad was
suing, along with that person’s lawyer. I
agreed to go because there were plans
to go to lunch afterwards and they were
heading to my favourite restaurant, ChiChi’s. I remember arriving for the meeting and being shocked to see the parties
smile as they greeted one another, shake
hands, and exchange pleasantries. I had
expected them to scowl and trade insults.
(Admittedly, part of my expectation was
fuelled by my enjoyment of professional
wrestling at the time, where adversaries
would not treat one another with such
courtesy.)
Afterwards, over enchiladas, my dad explained to me that the tone of the interaction made little difference in how a judge
would decide the matter. That while the
business relationship between the parties
was over, it would be more comfortable
for everyone to be respectful and mature
as they journeyed together through the
trial process. It made sense. Unfortunately, it is a mindset that I have seldom

14
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Being kind may
look different these
days, yet, we all
should treat people
with kindness

I expect few to look back on 2020 and
consider it to be the best year ever. There
has been so much stress as we have faced
unprecedented times and related unknowns surrounding how best to deal
with them. In a condominium setting,
concepts of isolation, staying home, and
keeping distance are complicated. They
certainly provoke anxiety. With this,
many condominium residents have been
inclined to put pleasantries aside. They
push the “door close” button in the elevator as others approach. They forgo small
talk as they come across neighbours in
passing. Some might smile from behind
their masks, yet many avoid eye contact
or interactions that risk people getting
too close. These are natural reactions
and part of putting health and safety
first. Still, empathy and understanding
remain important traits – they should be
embraced by anyone wishing to be a good
human. Being kind may look different
these days, yet we all should treat people
with kindness.

experienced in condominium communities, even without lawsuits in play. Today
- more than ever in our lifetime - it is
worth taking a moment to consider the
merits of decency, respect, and, most of
all, kindness.

You Don’t Know What Others
Are Going Through
Whenever someone wrongs me in a minor way when driving and I am tempted
to honk at them, my wife reminds me
that I do not know what else is going on
in their life. They could be facing any assortment of challenges far more deserving of their attention than extending a
courtesy to a fellow motorist. In condominium communities, the same think-

ing applies. Many people face significant
concerns these days. People worry about
the sustainability of their livelihoods or
their investments (including their condominium). They worry about their loved
ones, particularly those who are considered high risk or who are forced into less
than ideal situations. Put your issues in
perspective and be nice! Think before
you act and select a kind course of action. Even if you disagree with someone,
there are a number of ways to communicate that and some options are nicer than
others. It would be unreasonable to expect everyone to agree. In fact, there can
be benefits to considering different views
and perspectives. We need to move away
from dynamics in condominium communities where residents worry about the
prospect of running into others who do
not share their views and toward an environment where folks can agree to disagree and interact as mature adults.
Good Gossip
Evolutionary psychologist Frank McAndrew shares a different perspective than
the notion that gossip is a bad thing.
McAndrew suggests that if someone
knows that others are going to talk about
them when they are not present, they
have incentive to be nice. In my career, I
have yet to come across a condominium
community free of gossip. As people
come together to form a community, as
they go about their business and observe
each other, they will form impressions.
Boundaries are needed and many times
judgment should be withheld; however,
this notion of good gossip applies to
condominiums because those forming
the community have ongoing relationships – whether they want to or not. Do
your part to prevent your community
from being one of those where everyone
is a stranger. When people know one another, when faces in passing are familiar,
there is a greater chance of preventing
the escalation of conflict by fostering a
collegial environment. There is a greater
tendency to be kind to people we know.
Intentional Communities
In the spirit of getting to know your
neighbours, there is a housing trend toward creating “intentional communities”.
Intentional communities offer communal
living space in a manner that is concep-

tually similar to university dormitories.
Individuals have small, private space to
themselves and common spaces to interact with others as they do such things
as cook and watch television. The idea is
to easily allow for social interaction, including to combat loneliness. Most condominium communities are not designed
as intentional communities in the strictest sense - and intentional communities
certainly have challenges in this day and
age - however, many condominiums have
been built to offer residents opportunities for social interaction. Limits on public gatherings and the closure of amenities have caused condominiums to move
away from community-building social
events. All these months later, particularly in the spirit of the holiday season,
it may be time to get creative and find
ways to bring your community together
socially, in a safe way. There is no good
reason for a condominium community to
only gather virtually for their AGM.
Fostering Same-Group Dynamics
Much research around kindness and conflict has concluded that people tend to be
kinder to those they view as being part of

The idea is to try
to foster a dynamic
where everyone feels
a part of something
and welcome

their group and crueller to those they label
as belonging to a different or “out-group”.
We see this in society everywhere from
teen dramas to fans of competing sports
teams to atrocities connected to systemic
bias. Applying the same-group concept
to condominiums, cliques of residents or
owners who identify as having something
in common can promote harmony within
their group. They also risk forming conflict with those viewed as outsiders or who
feel excluded. The science on kindness
suggests that forming a single group that
everyone within a condominium community belongs to would promote harmony.
Kindness would be fostered amongst
group members. While it can seem it at
times, it is often not all that difficult to
identify what members of a condominium
community have in common. Sure, they
may have many differences, but the idea
is not to focus on differences. Residents in
a community have a common geography.
Owners have a common investment. Focus
on what people have in common, as opposed to what sets them apart. The idea is
to try to foster a dynamic where everyone
feels a part of something and welcome.
The Most Important Person
to Be Kind to
As you consider how you can be kinder
to those around you, do not forget that it
is most important to be kind to yourself.
Many hold themselves to a high standard
and are their own biggest critic. Particularly with the added stresses of the holiday
season, it can be all too easy to get down
on yourself. Being isolated can be depressing. This does not put us in a good mindset
to be kind. Love yourself. Forgive yourself. In the world of dispute resolution, a
popular focus looks at the intentions behind certain actions. We all know where
the road paved with good intentions but,
it can be important to go back and recall
what was intended when something does
not go well. There comes a point, though,
where you need to accept, let go, and move
on from your mistakes. Learn from then,
yes, but don’t stay stuck in them.
“Maybe we can find a place to feel good
and we can treat people with kindness.”
– Harry Styles C V
Source: “The Power of Kindness.” TIME.
September 11, 2020.
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James Russell
Newsletters et Cetera

GOOD
GOVERNANCE
AND GOTHIC
ELEGANCE

CONDOS,

located on the corner of St. Joseph and St. Nicolas, excels
as a nurturing home not only because of its gothic heritage
and breathtaking artistic elements but also because of Five
Condo’s vibrant community and board-initiated commitment to exceptional customer service and good governance.
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The red brick building that embraces the first four
storeys of Five Condos was completed in 1905. That
building with its thick walls and Gothic face, and
several of the neighbouring buildings, served as the
warehouse facilities for one of Toronto’s first cartage
and storage companies, Rawlinson Cartage. The company’s founder, Mr. Marmaduke Rawlinson, was not
only a successful businessman but also alderman for
Ward 3 in 1911 and 1912.
In May 1997, the buildings occupied by Five Condos
and the adjacent Eleven Residences, were complimented by the City of Toronto for their “restrained classical
detailing,” and designated as being, “noteworthy for
their flat-headed, segmental and arched opening, decorative brickwork, strong cornices and stone detail.”
According to the commemorative plaque attached to
the face of 11 St. Joseph.
And it’s not just Five Condos’ lovely façade that garners accolades, in 2010, Five Condos won BILD’s
“Project of the Year: High-Rise” and “Best High-Rise
Building Design award as well as being listed as one
of the “15 Most Influential Buildings of the 2010s” by
URBAN Toronto.
Within feet of Five Condos’ front door is a magnificent,
34 ft high, 20 ft wide, brushed stainless steel structure
designed by Eldon Garnet, a Toronto based sculptor,
writer and photographer. The work was commissioned
by the developer and installed in 2016. The structure,
which incorporates five phrases, is titled, Artifacts of
Memory and according to the artist, “these texts deal
18
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with fundamental conditions of living in the modern
world with a focus on the passage of time.”
Five Condo’s forty-nine floors, which includes the mechanical floor, contains a 539 unit mix of bachelor to
two bedrooms + den suites spread throughout Rawlinson Cartage’s former warehouse and up the forty-four
floor tower perched atop.
Initial purchasers of the development were impressed
by Five Condos’ gothic exterior which make it a very
distinctive building. Five Condos have more amenities than other luxury buildings in the area and despite its urban constraints, it is generously designed
with community in mind as residents have access to
ten thousand sq. ft. of indoor amenities that includes
a combination billiards area, library, gourmet kitchen
bar and media room. Those are in addition to their
ground floor pet care room, 2nd floor yoga/therapy
room, luxurious guest suite, gas-fed barbeques, and
three outdoor patios.
Five Condos’ fitness studio is open 24/7 and includes
a whirlpool and sauna and opens to a terrace that
wraps around the north and east sides of the tower, a
perfect location for parties or just cooling off after a
workout. Other amenities include a twenty-four hour
concierge, a panoramic east and north facing 5th floor
terrace and a secluded enclave on the second floor
called the Chill Out Lounge, with an adjacent outdoor patio designed and landscaped by Janet Rosenberg + Associates, an award-winning architecture
and urban design firm.

FIVE CONDOS
WON BILD’S
“PROJECT OF
THE YEAR:
HIGH-RISE”
AND “BEST
HIGH-RISE
BUILDING
DESIGN
AWARD,
AS WELL
AS BEING
LISTED AS
ONE OF THE,
“15 MOST
INFLUENTIAL
BUILDINGS
OF THE
2010S,”
BY URBAN
TORONTO
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The walls of Five Condos are graced with impressive
wallpaper created by Thunder Bay native, Tony Koukou,
a world-famous photographer and designer. The wallpaper’s bold images were inspired by the graffiti found
on the exterior of Rawlinson’s warehouse buildings before the area began redevelopment. Five Condos’ green
amenities include a rainwater collection tank that feeds
the boiler, energy efficient onsite washers, ovens and refrigerators and motion activated lighting in the garage.
It is not just Five Condos’ gothic heritage and artistic excellence that distinguishes it from the herd. Five
Condos has a unique makeup of owners many of who
are owners from different parts of the world. In fact,
approximately seventy percent of the building’s five
hundred and thirty-nine units are investor-owned
with about half of those units occupied by University
of Toronto students. Accordingly, there is a large influx
of student residents who return each year to begin the
new school year. To help keep all residents informed
about their building and neighborhood, a residents-only Facebook page was launched several years ago that
now boasts two hundred and seventy-two members.

FIVE CONDOS’
GREEN
AMENITIES
INCLUDE A
RAINWATER
COLLECTION
TANK THAT
FEEDS THE
BOILER, ENERGY
EFFICIENT
ONSITE
WASHERS,
OVENS
AND
REFRIGERATORS
AND
MOTION
ACTIVATED
LIGHTING
IN THE
GARAGE.

Communication is important at Five Condos. The
corporation not only communicates with the residents
through Five Condos’ monthly, nine-page newsletter,
Take Five, but email blasts and a dedicated website
portal facilitates service requests and provides access
to forms and information.
Five Condos has had a major success recently when
it convinced the developer to replace the building’s
antiquated, single chute sortation system with a trisorter that allows residents to dispose of their organic
CONDOVOICE WINTER 2020
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ASSISTING IN
KEEPING FIVE
CONDOS SAFE
AND WELLMANAGED IS
AN ASSISTANT
CONDOMINIUM
MANAGER,
FOUR FULL-TIME
CLEANERS, A
SUPERINTENDENT
AND THREE
CONCIERGES
WHO ARE KEPT
BUSY WITH THE
ONE-HUNDRED
AND TWENTY
PACKAGES
DELIVERED
PER DAY

waste and non-recyclables separately thus diverting
unnecessary waste from landfills.
Despite Five Condos’ youth of the building the corporation has already begun looking at proposals to
upgrade the five-year-old building’s LED lighting as
the technology has improved in terms of colour temperature, longevity and energy efficiency.
Hospitality industry veteran and Five Condos’ Condominium Manager points out that, “This is a very active
building,” and adds that she and her team’s “emphasis
is on customer service.” Assisting in keeping 5Condos
safe and well-managed is an Assistant Condominium
manager, four full-time cleaners, a superintendent
and three concierges who are kept busy with the onehundred and twenty packages delivered per day and
more than two hundred per day around Christmas
time. Only registered tenants are allowed to receive
parcels, access amenities, or receive assistance from
building staff. And, committed to ensure the continued safety and security of the 5Condos’ community,
the corporation and management inform new residents and remind existing ones that the corporation’s
declaration does not allow rentals or subleases under
six months and that short term accommodation listings, such as those on Airbnb, are strictly prohibited.
Samuel Taylor Coleridge, English poet, philosopher
and founder of 17th Romantic Movement once declared that, “The principle of the Gothic architecture
is infinity made imaginable.” 5Condos have shown that
a vibrant modern community built on the solid brick
foundation of its Gothic heritage was not only imagined but also realised at 5 St. Joseph Street. C V
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Planning and Design

Designing for
Resilience
Protecting Investments, Decreasing
Risk and Vulnerability

sign means that you need to be diligent
through each step in the design process
and ensure that planning, selection of materials and details are selected with continued success in mind. Resilience also means
warding off failure to make way for positive
things in the future. It is NOT the ability
to recover from but it’s the ability to move
through challenges with minimal scarring.

Resilience is adapting well in the face of
adversity. Resilience is our capacity to identify our strengths that are greater than our
weaknesses, while something is hindering
or comprising it. Ensuring that your building is planned to be resilient means a firm
understanding of opponents and understanding core strengths. We cannot overcome and supersede obstacles if we don’t
understand who we are and what we want
to overcome.

Resilience is the ability to be able to cope
with crisis and the ability to adapt to
changing conditions. A well-designed
building can mitigate impact of external
threats, such as climate change, the increased frequency of heat waves and cold
snaps, drought, pandemics. A resilient
building is one that anticipates interruptions and is designed for a dynamic future.

Recover or resist? What is resilience?
When glass breaks, it can not grow it back
into one entity. A sheet of glass is broken
forever and can not be repaired. If the glass
and placement of the glass is designed well
it should be resilient to obvious challenges,
this would be designed to resist a break to
begin with. Resilience as it pertains to de-

For some reason, articles on this subject
are hard to come by, as it pertains to interior design. You can’t find an article about
this as it is assumed that these challenges /
opportunities do not exist. If you follow the
logic in form (and aesthetic) follows function the above noted logic should be readily
apparent everywhere in the world. ‘Good’
clothing, cars, etc. should be resilient to
obvious challenges. If we want to take a
look at resilience and the human body - we

have learned (or it can be assumed) that a
healthy-looking person is probably more
resilient to certain illnesses, just from their
general appearance. The same logic can be
used to identify resilience in other forms.
There is often discussions on how a buildings can survive environmental stresses
from expected environmental change and
disasters (ie. hurricanes) but there is little
conversation about how the building can
protect the inhabitants from stresses in
everyday life, including pandemics and financial hardships. Our buildings should
be planned for the worst case scenarios
and leave enough room for us to grow to
absorb the best that will possibly come.
If we are smart, it is possible to create
a building that can be resourceful in its
own way and transform the adversity into
some sort of positivity.
Can the interiors of our buildings change
to adapt to different challenges? Is the
lobby of the condominium well suited for
our cold winters as well as hot summers?
In Canada, the forever change of weather
is something that will inevitably happen – we should be able to plan for this to
ensure resilience in our proposed design
strategies.
CONDOVOICE WINTER 2020
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ILLUSTRATION BY STEPHANIE POWER

The word resilience means that you are
aware of what threatens the item in question and it already has tools built into its’
design to help it supersede these threats.
Resilience also describes a system (or
item) that continually changes and adapts
in adverse environments while remaining
within critical thresholds, maintaining integrity, even possibly flourishing.

Our buildings
should be
planned for the
worst and leave
enough room
for us to grow
to absorb the
best that will
possibly come

The creation of a dynamic environment,
that has the ability to provide resilience
against the complete failure of one specific
program (silo) suggests that it is absolutely
necessary to always have and environment
that can foster many different kind of programs, or simply become something else.
Other programs that surround the area in
question have the ability to support this.
Example - it is more likely that a retail mall
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is profitable if it consists of various retailers. In some cases, it is beneficial for there
to be a certain adjacency between certain
retailers to ensure profitability (ie. a store
for fine kitchen ware and another store
for clothes for the older adult are directly
across from each other. Both retail locations cater to one specific user group and
ensure financial profitability). Additionally, the retail entity can be assured further
success it is surrounded by different real
estate asset types – such as residential and
commercial.
When speaking about how this relates to
a typical condominium, it is more complicated. There is little ‘financial return’
in the way how a building is planned, so
monetary resilience as it pertains to financial gain can not be used. There is however,
a cost to operating the amenity spaces so
it is possible to consider keeping monetary
loss (or operational cost) to a minimum.
Ways to do this are as follows; Ensuring
high used spaces are cleaned often in an efficient manner (ie. Having a janitor’s closet
in the lobby to clean up salt in the winter).
Ensuring that all spaces in the building
have numerous uses so that it can be used
by various people and programs at various

times of the day. As an example, a party
room that can also function as a games area
or dining room, dance floor assures resilience as it pertains to function.
If the common spaces in a condominium
has the ability to provide resilience against
disease it gives the spaces a greater opportunity to be used. I am not a scientist, but
there are numerous studies that show that
increased ventilation, operable windows,
sunlight, views to the exterior all augment
quality of life and can decrease certain illnesses. Impervious surfaces that can be
cleaned easily are also a plus, for obvious
reasons. Upholstery that is both comfortable but yet impregnable is a good choice
when it comes to upholstery in public areas.
While a space should be resilient against
obvious detriments to human health, it is
important to look ahead and beyond the
obvious challenges and provide room for
positive growth. Instead of ensuring that
spaces that we design are less likely to get
sick in, it is best to provide spaces that can
foster creativity, positivity, connectivity.
Mental health and wellness is often times
not directly associated to interior design
as one is invisible but the other one highly

The creation of
a strong, visual
concept can have
the ability to guide
us through times
of adversity. With
vision, we more
likely to move forth
with positivity

the lobby, people sitting in the waiting area,
residents retrieving packages, etc. etc…..
maintaining a sense of calm and letting each
space function seamlessly independently of
each other is beneficial. This being said,
some functions do compliment each other
and have necessary adjacencies. A sustainable environment that is resilient is desired
in this case – ensuring positive growth but
also ensuring that it deflects the negative attributes that come with inevitable challenges
that come with growth and change.

visible. One can be easily quantified, the
other not. That being said, I think this
blindness describes a certain level of ignorance on our part. All things such as sunlight, fresh air, noise, size and complexity of
spaces influence us greatly and it is possible
through design to foster positive individual
thoughts and interactions.
Spaces also need to be made resilient
against inevitable change. Ensure that you
are building for change and that the space
has the ability to grow with the inhabitant is
exceedingly important. In new condominiums, amenity spaces are often designed to
suit a specific demographic that is based on
marketing research. As an example, new
condominiums in suburban areas are often

built to appeal to a first time home buyer,
like a young family. In these condos, it is almost expected to have a children’s play area.
But what happens to this room after 8pm?
Or after all of the children in the building
grow up and move away and the building
is inhabited by residents at an age of 60+?
Should the room be designed initially to
simply host one function, or should it be resilient and be able to host more functions?
Also – it is important to note what the disruptive factors are in each space that are so
that we can design the space to not be disrupted (hence, designing the space for it to be
resilient). In a lobby where you have a host
of functions – the reception desk, the valet,
residents and guests entering and existing

Creating a flexible design that has various
options can create resilience and value. As
an example, it is better to have a theater
in a building (that is placed alongside the
glazing in a building) that integrates windows in the design. If the theater desires
darkness, then the curtains can be closed.
This gives the theater to possibly be used
for other functions, such as a lecture hall.
When we are speaking about the supply
chain, it is important to select products and
material that haave a steady supply chain or
that can be easily interchanged with another. From an aesthetic perspective, interior
design should be resilient to opposing ideas
and to replacement. It should have a strong
enough concept so that it cannot be beaten
down and should exude its intentions. The
creation of a strong, visual concept can
have the ability to guide us through times
of adversity. With vision, we are more likely to move forth with positivity.
Resilience looks ahead and ensures success. C V
CONDOVOICE WINTER 2020
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Maintenance & Repairs

Understanding
Underground
Parking Garages
Parking garages are not sexy. Nobody
is walking up to your condo and saying
“The building looks tired and run-down
– but just look at that gorgeous underground parking garage! I can’t wait to
move in!”
Listen, we get it. All too often we find
Corporations looking to defer major parking garage repairs in favour of, say, a lobby renovation. But your parking garage
is not a building component to simply put
off until repairs are absolutely necessary.
Understanding your underground parking garage and its components, and planning for condition assessments, testing,
and periodic repairs are all key steps to
a successful garage asset management
strategy. Let’s get to know your garage,
what to look for and test for, and how you
can build an informed strategy that will
serve your Corporation for years to come.
More Than Just a Place to
Park Your Car
To identify the sources of potential concealed deterioration in a parking garage,
it is important to understand the differ-

ent components that make up a garage.
Typical underground, multi-level parking
structures will often contain the following key structural and water management
components that require repair:

Elastomeric Waterproofing: A thin,
cold-applied, water-resistive system applied to the exposed concrete slab surface.
Fine aggregate is often embedded in the
membrane to add slip resistance.

Slab-on-grade: A concrete slab that
serves as the lowest level of the structure
that set directly on the ground (i.e. there
is no occupied space below). These slabs
are typically reinforced with welded wire
mesh (not rebar) and do not have any waterproofing.

Roof Deck: Sometimes called a Roof
Slab, this is the top suspended slab, typically exposed to the elements and protected with a waterproofing membrane
as well as various overburden finishes
like asphalt paving, landscaping, concrete
curbs, and walkways.

Suspended slab: A concrete slab with
embedded reinforcing steel bars above the
ground level that has occupied/accessible
space below. These slabs are typically
covered with a waterproofing membrane
(e.g. mastic, elastomeric, etc.) to protect
the concrete, reinforcing steel, and the
space below from water and contaminant
infiltration.

Columns & Beams: Additional reinforced concrete structural elements necessary to for load transfer from you and
your car to the foundations and footings
below.

Mastic Waterproofing: A hot-applied,
water-based, modified asphalt waterresistive barrier; typically 20-30mm in
thickness.

Drains: Drains should be strategically
placed at low points to remove any potential for ponding water and withstand
the volume of water the garage slabs may
experience.
Expansion Joints: Flexible, water-tight
joints installed to accommodate thermal
CONDOVOICE WINTER 2020

CV

27

ILLUSTRATION BY HAYDEN MEYNARD

How to Build an Informed Parking
Garage Strategy That Will Serve Your
Corporation for Years to Come

movement of the parking garage while
remaining water-tight. Expansion joints
are a common source of leaks.
Out of Sight, But Hopefully
Not Out of Mind
Parking garage deterioration can often
be visually identified, but understanding concealed deterioration mechanisms

crete to crack and separate. This is more
commonly referred to as concrete delamination. As delamination progresses, small
sections of concrete may become loose and
fall, often referred to as spalled concrete.
How to: Chain Drag and/or Hammer
Tap Survey:
This non-invasive process involves dragging a heavy chain
or tapping a hammer
against exposed concrete
surfaces and listening
for a deep hollow sound.
A deep hollow sound indicates that the concrete
has delaminated, very
often indicating that
reinforcing steel is corroded. When slabs are
protected by thick waterproofing systems like
mastic or by overburden, investigative
openings are often required.

Parking garage
deterioration

can often be visually identified, but
understanding concealed deterioration
mechanisms will require testing
will require testing. Fortunately, there
are testing methods that have been developed to examine and quantify deterioration, which in turn helps with budget
planning. Listed below are some types of
concealed deterioration as well as proven
testing methods used to gain a better understanding of corresponding component
conditions. Note that we have covered
some generic methods below, but sitespecific circumstances and/or construction types will vary:

De-Bonded Waterproofing: When waterproofing is installed on the topside of
a concrete slab, surface preparation of the
slab is critical to allow for proper adhesion.
When the surface is improperly prepared
and/or over time, the waterproofing membrane will become de-bonded from the slab
below and becomes more susceptible to water and contaminant infiltration.

Delaminated Concrete: When embedded reinforcing steel bars corrode, they
expand and cause the surrounding con-

How to: Test Pits for Roof Deck Waterproofing:
This invasive procedure involves excavat-
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ing a sample area (say 1m2) of roof deck
overburden to expose the waterproofing
membrane adhered to the roof deck. A
section of the waterproofing membrane
is cut and tested for adhesion, flexibility,
and thickness to determine its condition.
Repair the test cut!
How to: Chain Drag Survey for Mastic
Waterproofing:
Much like the chain dragging process in
identifying delaminated concrete, this process also involves dragging a chain across
mastic waterproofing; when a deep hollow
sound is identified, this is a likely indication that the waterproofing has de-bonded
from the concrete substrate below.
Note: the hollow sound may instead/also
indicate a location of de-bonded concrete
below. Investigative openings are often required to confirm.
Chloride Contaminated Concrete:
When chloride contaminated water, often from de-icing salts, is able to bypass
a garage slab waterproofing membrane,
the water migrates through the reinforced
concrete slab and causes the embedded
reinforcing steel to corrode. Maintaining
waterproofing systems is a crucial step to
protecting your garage from deterioration.
How to: Chloride Testing:
This invasive procedure involves taking
core samples (i.e. cylindrical partial- or
full-depth sections) of a concrete slab and
sending those samples to a laboratory to be

tested for chloride contamination. Chloride levels above a certain threshold are
deemed “chloride contaminated”, and
mean the reinforcing is susceptible to corrosion.
Carbonation Contamination in Concrete: Over time, as the undersides (or
soffits) of concrete slabs are exposed to
atmospheric carbon dioxide which reacts
with moisture in the concrete and the
concrete itself to form calcium carbonate.
This causes the pH of the concrete to drop
and, once this contamination reaches the
level of the bottom layer of reinforcing
steel, the steel then becomes susceptible
to corrosion.
How to: Carbonation Testing:
This testing method involves drilling
small holes from the underside of a slab
incrementally (~1/4” at a time) deeper
and using a PH indicator to determine
the depth of contamination. The indicator turns purple when added to a powder sample extracted from the hole that
extends beyond the contaminated layer
of concrete. This establishes the contamination depth and can be compared to the
depth of reinforcing steel to assess risk.
Carbonation depth can also be checks on
a core sample if it is full depth.
But What’s Best for My Corporation?
When managing a major physical asset
like a parking garage, it is important to
be able to set budgets to plan for localized repairs that can extend the service

life of the garage. Deferring major repairs
is your goal, but not by neglecting your
garage and letting it fall apart.
For example, it is crucial to identify deteriorated waterproofing locations evidenced by leaking cracks. Repairing the
waterproofing right away is low-cost and
highly effective at protecting the concrete slab. Allowing
the leak to continue
will eventually lead
to corroded reinforcing steel, delaminated
concrete, and much
more costly repair invoices.

see how it fits into the bigger picture.
Should we do a localized repair this year,
or is it better to wait two years until a
larger major repair project can be carried
out? Should we replace our waterproofing
every 10 years, or can we simply complete
a repair intervention that will extend the
service life? All these costs need to be
planned for and cycled in your reserve

See how it fits

into the bigger picture. Should
we do a localized repair this year,
or is it better to wait two years
until a larger major repair project
can be carried out?

Completing periodic
targeted Condition
Assessments will
identify these major
risk items, provide the Board with options for how to proceed, and ultimately
will provide budgets and timing that can
be incorporated into your Reserve Fund
Study. If your garage is over 20 years old,
you should plan for a Condition Assessment every ~5 years.

Looking Down the Drive Lane (Road)
It is important to note that completing a
Condition Assessment does not change
the condition of your garage. It does, however, provide valuable information that
can inform and guide your repair strategy
at both the project level and the RFS level.
In carrying out repairs, always check to

fund study to create repair allowances,
minor repair projects, and major repair /
replacement projects.
Understanding your underground parking garage, its component parts, and
completing periodic Condition Assessments to guide maintenance, testing, and
periodic repairs are key to providing your
residents with a safe place to park and the
Board with peace of mind. Incorporate
the Condition Assessment findings into
your Reserve Fund Study as part of an
informed long-term strategy. Hey, maybe
you can afford that lobby renovation next
year after all! C V
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Lessons from COVID-19

Why We Need
Smarter Buildings
Increasingly, Board Members, Residents,
and Everyone In-Between Need To Keep
Up to Date on the Technological Innovations
Being Made to Condominiums

Part of this technological push in condominiums is the increasing importance
of smart buildings, which refers to “sophisticated telecommunications, building management and data networking
services that provided shared tenant services (STS) to [a building’s] occupants”
(Omar 2018). While Google’s subsidiary,
Sidewalk Labs, brought the talk of smart
buildings to the forefront, smart building
technologies saw implementation long before Google became interested.

All parties involved in condominium management, from board members to residents,
and everyone in between, should keep up to
date on the technological innovations being made to condominiums to see how they
can better their own homes. In this article,
we will discuss some smart building technologies that already see extensive use in
the market, how they have helped us adapt
to the COVID-19 crisis, and how they will
continue to be useful moving forward.
Security Systems
Security systems in the context of smart
buildings are easy to talk about because
they already see widespread use. This is
not a reference to facial recognition cameras or infrared body count detection systems but something much simpler that we
can often take for granted: fob systems.
The premise behind a fob system is simple: flash your fob on a sensor and, if you
have permission to enter the designated
area, the door will open. It may be difficult to envision such as a straightforward
concept as ‘smart’, but its potential for
controlling building operations cannot be
overstated. The ability to determine what

sections of a building people may access
and the capacity to change those permissions on a dime is not only intelligent, but
an extremely effective security measure
(Lippert & Treffers 2016).
Aside from preventing unwanted guests
from entering the property, think about
the implications this has on regulating the
flow of residents within the building. As
the world gradually reopens in the midst
of the COVID-19 pandemic, social distancing guidelines remain in place; how
will these guidelines be enforced once
building amenities open up? For example,
reasonable measures would be limiting
the number of residents using the gym simultaneously; the trick is enforcing these
rules. Inevitably, there will be residents
who do not adhere to these guidelines, and
it is simply not possible to have security
concierge monitoring the area around the
clock. Even if they could, one incident of
exposure over the course of a few seconds
is all that is needed to transmit the virus.
The best method of limiting entry into a
shared space such as the gym is by controlling the permissions of entry themCONDOVOICE WINTER 2020
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COVID-19 at this point requires no further introduction. The pandemic has become a catalyst for lasting change in the
world, touching the ways we live, work,
and think about our society. More than
anything, it has made our reliance on
technology more apparent while also accelerating the development of high-tech
products that fulfill our needs. The condo
industry is no different. Board meetings
are being held over video call where possible; automated security systems are
becoming a crucial element of enforcing
physical distancing; and maintenance
requests are most effectively being addressed through condo portal software.

selves, which fob systems can provide.
Gym permissions (or those of any amenity) could only be given to residents
who booked those rooms in advance on
a connected portal, and only for the allotted time. Security would not need to
be present as often, and exposure to the
virus becomes limited. This can lead to
savings on security/concierge costs, perhaps reducing the amount of staff needed
on site. Furthermore, high-tech security
systems may increase the value of units
in the building.
These controls will continue to be useful in a post-COVID-19 world where
building amenities still have capacity
limits, access to certain parts of a building need to be more meticulously managed, or simply as a precaution for the
next time emergency measures need to
be enforced. While fob technology itself
is not new, its applications and untapped
potential for building management make
it a key element to smart building technologies.
Building Automation Systems
In many industries, automation is the direct precursor or partner to more complex smart technologies. This is because
automation is the key point that determines what functions can be completed
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through nothing more than quantitative
measurements without direct human interference. This quantitative premise is
also the requisite environment needed
for smart technologies to exist.
This makes it all the more shocking
that building automation systems (also
referred to as BAS) were only rarely,
if not ever, mentioned in mainstream
smart city discussions. Building automation systems autonomously manage
a building’s energy and climate systems
(e.g. HVAC, hydro, etc.) by identifying
areas of both need and waste, and then
adjusting the consumption or output of
certain utilities to correct any issues
found. It is potentially the most intelligent building system presently available,
yet we have difficulty acknowledging it
is as such. This is due to a social phenomenon known as the AI effect: when
an AI proves it is capable of completing
a task, we no longer consider the completion of that task as “intelligent” (DyerWitheford et al 2019, 9; McCorduck
2004, 204).
But make no mistake – BAS is incredibly
useful. The benefits range from a more
comfortable building environment to
cost-efficient energy usage. The data collected from BAS is also impressive and

can be extremely useful in projecting a
building’s utility rates on a budget (Xiao
& Fan 2014). The automation of these
controls then frees up building staff to
deal with more pressing matters that
more likely require human interaction.
BAS has also become a useful asset in
buildings attempting to fight off COVID-19 through its use of air sensor
technologies. Recall that COVID-19 is
primarily spread through aerosols and
the transmission of droplets, whether it
be through contact, inhalation, or other
means. Some BAS have sensors that can
detect particulate matter in the air, some
of which may be moisture with the potential to carry COVID-19. High-risk areas
can be identified and cleaned, and some
areas can have their air quality regulated
so particulate matter is reduced to the
point where the risk of transmitting COVID-19 is minimized.
In a post-COVID world, BAS still offers
a range of benefits by ensuring consistent comfort and automated energy efficiency. Air is a funny thing; we often
forget about it until our homes are too
hot or too cold, or in times of crisis such
as our present day. BAS ensures that even
when air is in the back of our minds, it
will always be maintained to its highest

quality. Consequently, residents will be
able to live more comfortably without
much manual effort or direct attention,
leading to fewer complaints about the
temperature in a building. This frees up
management to deal with more pressing
concerns, and potentially reduces the
frequency of mechanical adjustments to
building climate systems.
Accounting Systems
Much of the focus on smart buildings
centers around the end user, which in
this case is the resident. But just as buildings require management to be run effectively, smart buildings also expedite
the management process to enable more
effective services. The one component
of management where automation and
standardization already reign supreme
is within accounting.
Effective management teams have already standardized accounting practices
that allow the majority of work to be processed without disruption; but the best
management teams have already begun
incorporating intelligent automation to
further bolster their work output. Automated accounting has not only already
arrived, but it has become a crucial element to condominium management.
As with the aforementioned technologies, COVID-19 made companies seek
alternatives to the classical method of
manual cheque-processing. Many site offices began to close, and for the few that
were open, there was a new hesitancy
towards the use of paper. With the virus potentially surviving on surfaces for
days at a time, cheques that could have
come from anybody became a potential
risk and hazard for employees handling
them. These fears fueled a shift to digital
accounting, thereby mitigating the risk
of transmitting COVID-19 during payment processing.
But the benefits of automated accounting hardly stop there. Firms that have
implemented automated accounting
technologies have experienced monumental improvements in efficiency and
communication because the correct information has been getting to the correct
people faster (Brands & Smith 2016). In
some cases, it can take up to a month for

invoices in site offices to be processed at
head office and then paid; using automated accounting, this same process could
only take a few days to complete. This
improves the cash flow of the condominium corporation, a strong indicator
of financial health, while also ensuring
cheques get delivered to contractors and
even residents more quickly. This once
again frees up management to engage
in other work rather than manually processing cheques, and also ensures financial transparency; there is no cheating
the computer.
This is done through the use of a permissions matrix. Non-contract invoices
usually have to be signed off by a property manager or board (depending on
the value paid), which usually means the
invoice is passed around manually. However, automated accounting uses a matrix
to filter out what invoices should go to
which parties for approval without the
use of couriers or additional communication. More advanced modules can even
process purchase orders or even scan
cheques using OCR (optical character
recognition) software to further automate the process.

already exist within. But what makes the
condominium industry special is that we
are not simply bystanders to this change;
the talk of smart buildings is at the forefront of technological development.
There is a willingness to build these
technologies in a way that benefits all
parties involved from boards, residents,
managers, and everyone in between. The
best way to engage in this development
as a condominium board is to directly invest in them; deciding how your building
shapes itself around smart technologies
not only provides you the benefits of
these technologies but also creates a potential template for new smart building
development.
By embracing these new technologies beyond what they have offered to us amidst
the COVID-19 crisis, we are simultaneously becoming involved in their development and implementation. The tap is
on, but it is up to us to keep it flowing.
Bibliography
Brands, Kristine & Smith, Pem. 2016.
“Ready or Note, Here Comes Accounting
Automation.” Strategic Finance 97, no. 9
(March 2016): 70-71.

These are all benefits that will persist
even once COVID-19 disappears from
our everyday vocabulary. Firms and
condo corporations that have used automated accounting and seen the multitude
of benefits will want to stay the course.
Yet again we have another smart building technology already bearing fruit
forits users, but it goes unnoticed simply
because it exists on the back end of condominium management.

Dyer-Witheford, Nick et all. 2019. Inhuman
Power: Artificial Intelligence and the Future
of Capitalism. London: Pluto Press.

Already Arrived
One of my former professors recently
wrote a piece called “Cognition on Tap”
where he analyzed various industries and
how they have been automated by the increasing availability of artificial intelligence and smart technologies (Steinhoff
2019). The condominium industry and
its accompanying firms are no exception.

Omar, Osama. 2018. “Intelligent building,
definitions, factors and evaluation criteria of
selection.” Alexandria Engineering Journal
57, no. 4 (December 2018): 29032910.

Resistance to change is natural. The
shift from exclusively human interaction to putting our faith in machinery
is admittedly a massive change, but it is
the paradigm many successful industries

Xiao, Fu & Fan, Cheng. 2014. “Data mining in building automation system for improving building operational performance.”
Energy and Buildings 75, no. 1 (June 2014):
109-118. C V

Lippert, Randy K & Treffers, Stefan R.
2016. “Legal Knowledges and Surveillance
in the Condo World.” Social & Legal Studies 24, no. 4 (2016): 419-440.
McCorduck, Pamela. 2004. Machines Who
Think. Boca Raton: CRC Press.

Steinhoff, James. 2019. “Cognition on Tap:
Capital’s Theory of AI as Utility.” Digital
Culture & Society 4, no. 2 (November 2019):
89-104.

CONDOVOICE WINTER 2020

CV

33

CCI Toronto NEWS

Are you following our
Legislative Newsflashes?
Stay current, informed and aware!
Did you know that one of the benefits of a CCI-T membership
is the work of our legislative committee and their ongoing
updates on legal topics important to condos?
The committee works each month to review changes to legislation that have an impact on the operation of condominium
corporations. It is important to CCI-T that our members
receive timely and relevant information to guide them to
social and financial success in their communities and the
communities they serve.
We also work to develop relationships with government authorities so that we can ensure they are educated on the im-
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pact legislative changes have to condominium corporations.
In doing so, we can proactively work to benefit our members.
If you aren’t already receiving our newsflashes, contact info@ccitoronto.org. Past newsflashes can also be found on our website
(https://ccitoronto.org/news).

Scarlet Guy
Minute Takers Inc.

Best Practices

Meetings Held Electronically
May Now Be the New Standard
The COVID-19 Pandemic Has Made Virtual Meetings the Only Way for
Condo Boards to Continue Conducting the Business of Their Corporations
Attention all condominium directors:
Your monthly Board meetings are not
social events! Same goes for your annual owner meetings. These are business meetings that are held to make
important decisions on behalf of your
corporation.

In-Person Format
Over the past 30+ years of taking minutes at hundreds of thousands of condominium Board meetings, I have observed
behaviours that simply do not occur at
meetings of corporate and professional
organizations. For instance, in many
cases the Board members gather to eat
their dinner together, with directors
straggling in at various times and a lot
of munching goes on after the meeting’s

call to order. From this casual social
starting point, you can imagine how the
rest of the meeting transpires: gossiping, directors asking the manager to help
them catch up on material that should
have been reviewed in advance, frequent
segues to other topics, extended debate
on items that clearly are in need of more
information before a proper decision can
be made, side conversations resulting in
a significant amount of wasted and unproductive time.

Likewise, meetings of owners are often ‘railroaded’ by one or two unruly
people who refuse to observe proper
decorum or respect, much to the chagrin of the hapless chair who is unable
to maintain order. This often results
in the need for security staff or police
to defuse the situation or to escort the
person out of the meeting, with much
wasted time and emotions running
high. In some cases, the meeting cannot proceed at all and is closed down by
CONDOVOICE WINTER 2020
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In recent months, most condominium
Boards have been holding their meetings
virtually. Although the condominium
community has been slow to embrace this
technology, after some early resistance
the COVID-19 pandemic initially made
virtual meetings the only way for condominium Boards to continue conducting
the business of their corporations. So now
that you’ve become more familiar with the
virtual format, does it really make sense
from a best practice standpoint to return
to in-person meetings?

the chair, leading to additional costs to
reschedule the meeting to conclude the
unfinished business.

Virtual Format
The benefits of virtual meetings are numerous. To name a few:

Virtual Board
and Committee
meetings nearly
always achieve
100% attendance as
geography, travel
time, and many
other factors are no
longer an issue

• Accessible: Virtual meetings can
be attended in many ways, from anywhere. For participants with a reasonable internet connection, it only takes
one or two clicks to join a videoconference-style meeting with a laptop
or desktop computer with camera and
microphone, tablet, or smartphone.
For those without internet or technology devices, it is possible to connect
with a telephone. Although telephone
users would not be able to view screen
images, they can still fully participate
with audio.

• Flexible: A virtual format allows for
increased availability and enhanced
flexibility in timing of meetings. For
most participants, there is no longer the need to wait until returning
from work or after dinner to hold the
meeting, and foul weather, rush hour
traffic, or sneeze/sniffles no longer
are barriers. More meetings can be
held during the day so that managers can get home to their families at
a reasonable hour. From the minutetaking perspective, a recording secretary can possibly cover more meet-

Finally, I’ve lost track of the number of
times that I’ve sat in the proximity of
someone suffering from a cold or other
communicable ailment, resulting in a miserable week or so as I too need to recover
from such exposure.
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ings consecutively on busy days when
multiple groups want to meet on the
same day.
• Quorum: Virtual Board and Committee meetings nearly always achieve
100% attendance as geography, travel
time, and many other factors are no
longer issues. Non-resident owners are
particularly grateful they can join in at
their Annual General Meeting without
physically traveling to the site.
• Productive: Participants review the
meeting materials in advance, and at
the meeting, the focus is on the issue
at hand without distraction. This facilitates a good decision.
• Efficient: Participants are obliged to
speak one at a time, which allows the
meeting to proceed in an orderly fashion. From our experience, most meetings are concluded much more quickly,
which often eliminates overtime charges for many corporations.
• Screen Sharing: For meetings held via
videoconference, draft budgets, last-

minute quotes, and other documents
not available in advance can be shared
so all can see. Alternatively, such documents can be quickly sent via email to
audio-only attendees.
• Cost-effective: A virtual meeting often saves on expenses such as refreshments, paper/copier costs, and overtime
charges.
• Health: There is no transmission of
colds, flu or other communicable diseases.
• Safety: A virtual meeting reduces the
potential for traffic accidents caused by
inclement weather or other road conditions, or trip-and-falls on corporation
property.
• Environmentally Friendly: Paper
waste is nearly or completely eliminated; same goes for vehicle emissions
arising from multiple people travelling
to meetings.
• Protective: Residents may not be comfortable having a non-resident meeting
guest or recording secretary admitted
to the building and travelling through
the common areas, using the elevator,
etc. It should be kept in mind that a
typical recording secretary could potentially attend 10 to 20 meetings per
month. Do the math and you will quickly realize that the potential exposure for
one recording secretary in one month’s
time is easily 100 people. A virtual format completely eliminates this issue.
Hybrid Format
A ‘hybrid’ format is essentially an in-person
meeting with some participants attending electronically. While this may appear
to be a good compromise, experience has
shown that it is actually the least desirable
method. First of all, the health and safety
of in-person attendees could potentially be
compromised. Second, the meeting room
needs to be equipped with a microphone,
camera, screen, and internet access. Often
there is audio feedback if multiple computers are used in the same room, and those
who attend remotely often have difficulty
hearing everything if a cell phone is set up
in the middle of the table (and there’s the
conundrum as to who is willing to have

Ideally, each
participant should
have stable internet
access, and as
far as possible,
use a device
that optimizes
participation at
the meeting
their phone exposed in this manner). Third,
and most problematic, are the audibility challenges associated with this format.
Participants connected remotely often have
trouble hearing the various speakers in the
meeting room, with the added challenge
of breaking in to add their comments, as
the conversation tends to be concentrated
among the people gathered together in the
room. Further, those connected remotely
experience added frustration when in-person participants talk over one another or
engage in side conversations.
Tips for a Successful Virtual Meeting
Here are some tips to help meetings run
smoothly via video or audio conference:
• Ideally, each participant should have
stable internet access, and as far as possible, use a device that optimizes participation at the meeting. However, if all
else fails, a clear telephone connection
will be required.
• Prior to the meeting, the Manager
should email the Board and minutetaking company a copy of the full meeting package, such as the Agenda, Management Report, and attachments, and
encourage participants to read through
the material before the meeting. This
will help all meeting participants follow
the meeting.

•
-

the meeting and then mute their line to
reduce background noise.
The Chair should advise participants of
the “rules” of the meeting:
Reduce distractions (children/pets).
Have a simple background if attending
via videoconference.
Motioners/Seconders should each state
their name. The Chair should clearly
confirm whether the vote passed.
When an action item is given, state who
is responsible to carry out the directive.
Be respectful of fellow attendees and allow them to speak in turn.

• The Chair can then invite the Manager
to review their report one item at a time,
pausing after each item to clarify any
consent, decision, or follow-up direction.
Best Practices
At the time of writing this article, I have
seen a rush by some condominium sites to
return to in-person meetings. This is very
puzzling. Is such a risk worth taking? Is it
socially responsible? In terms of the safety
of your residents, directors, and other meeting participants such as Property Manager,
recording secretary, and industry professionals who would ordinarily be travelling
from various areas of the city, do you want
them bringing whatever they may have
been exposed to into your condominium?
Is the old way of doing things so much better than the new way of holding meetings?
In accordance with current workplace
legislation, condominium Boards are responsible for ensuring that the Property
Manager, minute-taker, and other professionals attending their meetings can perform their tasks in a stress-free and safe
environment. A virtual meeting allows
100% protection against the transmission of various infectious ailments. Furthermore, as travelling to meetings is no
longer necessary, traffic accidents and vehicle emissions are significantly reduced,
resulting in a safer and healthier environment for the collective community.

• The Chair should take “attendance”
at the beginning of the meeting, with
each Member to state their name so the
recording secretary can accurately capture who attended the meeting.

Hopefully you will agree that the virtual
meeting format is the ‘best practice’ standard
for both the current period of our history, and
into our long-term future as well! C V

• The Recording Secretary will introduce him/herself at the beginning of

Copyright (c) 2020. minuteTakers inc. All
rights reserved.
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Past Event Recap

Townhouses – The Whole Nine Yards
CCI-T Held a Townhouses – The Whole Nine Yards Webinar to Help Address Their Unique Issues

Moderator: Joel Berkovitz
Lawyer, Shibley Righton LLP

Panelist: Stefan Nespoli
Project Manager, Shareholder
Edison Engineers

Panelist: Richard Pearlstein
Condominium Manger
Northcan Property Management

Townhouse condos have different needs and
challenges than high-rise condos. These include
common elements such as roofs, attics, and
siding, small communities and budgets, and,
often, self-management of the corporation.
Townhouse owners have been asking
for a seminar dedicated to their unique
concerns, and on September 22, 2020,
CCI-T held the Townhouses – The Whole
Nine Yards webinar to help address their
unique issues.
Speakers Richard Pearlstein of Northcan
Property Management Inc. and Stefan
Nespoli of Edison Engineers Inc. joined
moderator Joel Berkovitz of Shibley
Righton LLP to delve into Townhouse

owners’ and directors’ concerns regarding their properties. They reviewed
the definitions and implications of unit
boundaries, discussed management of
the physical property, addressed maintenance of and responsibility for common
elements, planning and budgeting for
major projects on a small budget, Section
98 agreements, and unique governance
and communication needs.
The webinar was unique in that 50% of

attendees had never attended a CCI-T
event. Attendees had very positive feedback about the session; some of their
comments included:
“Good recognition that townhouses are
very different from high rise condos”
“Speakers were well versed on subjects
covered”
“Well done. I also learn[ed] a great deal
from the Q&A session.”
“I enjoyed all of the information and did
not find anything with no value”
Thank you to the expert speakers and
to all the attendees for participating in a
wide-reaching and informative webinar,
which produced relevant and useful information for everyone. C V
CONDOVOICE WINTER 2020
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New Board Member Profiles

Announcing New 2020 Board Members!
vendor contracts, and more. He has also
conducted many condominium-based litigation matters before the Superior Court
of Justice, the Condominium Authority
Tribunal, the Landlord and Tenant Board,
the Human Rights Tribunal and the Small
Claims Court.
Francesco’s long-term vision is to give back
to the condominium industry, and to help
evolve and shape the industry in a positive
manner.

Francesco Deo
Francesco is a lawyer at Fine & Deo, focused on all areas of condominium law,
litigation, and governance. In addition to
being elected to serve on the Board of Directors in 2020, he currently also serves on
the CCI-Toronto Legislative Committee,
where he assists in keeping the CCI membership informed and providing feedback
to government ministries on a number of
issues facing the condominium industry.
He also Chairs the Volunteer Resource
committee and is a frequent contributor to
other CCI initiatives, such as Condovoice
magazine, Condo Convos, Condo Conference and educational presentations.
In his professional practice, he advises condominium boards on a variety of issues,
including the amendments to the Condominium Act, 1998, condominium bylaws and rules, compliance, collection of
common expenses, proxies, meeting procedures, shared facilities, human rights,
40
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Warren Kleiner
Warren Kleiner is condominium lawyer with experience in real estate. Warren primarily represents condominium
corporations.
He assists condominium boards and management companies on all matters relating to condominium governance. He reviews and advises on the Condominium
Act, declarations, by-laws and rules and

all agreements that are entered into by
condominiums. He also advises on liens
and proceedings involving problematic
owner-condominium relationships and on
issues involving shared facilities. Warren
has assisted many condominium communities to update their shared facilities
agreements to avoid disputes and provide
for a fair and workable framework for
managing shared facilities.
Warren is committed to keeping his clients
up to date with the evolving state of Condominium Law. He is active with the Canadian Condominium Institute (CCI) and is
currently a member of the Canadian Condominium Institute Toronto Marketing
Committee and also Chairs the Legislative
Committee. He has been active with the
Association of Condominium Managers of
Ontario (ACMO) and was on the Condominium Management Regulatory Authority of Ontario’s (CMRAO) Stakeholder
Implementation Working Group to provide
input and identify considerations to ensure
the smooth development and implementation of the CMRAO. He has authored several articles on condominium-related topics
for other industry publications including
the Condo Voice and the Real Estate News.
He has lectured at the Law Society of Ontario, the ACMO/CCI Condo Conference
and various CCI and ACMO seminars.
Warren was also an instructor for the bar
admission course real estate section.
Warren’s goal is to provide his clients
with efficient and cost-effective services while finding practical solutions to
problems.

actively engaged with CCI, and continues
to be. Connie is a frequent presenter at CCI
conferences and seminars and is also a past
contributor to the Condovoice magazine.
Outside of work, Connie can be found
spending time in her living room ‘tickling
the ivories’ of her grand piano, playing
volleyball, and spending quality time with
her family, friends, and husband Danny.

Eric Lakien

Connie Pappas-Boccitto

Eric Lakien is a member and Secretary
of the Board of Directors, Landmark III
of Thornhill, YRCC 798 [7905 Bayview
Avenue, Markham]. He has a Ph.D. and
an M.B.A. His background, when he was
gainfully employed, was in financial, operations and general management.

Born and raised in Toronto, Connie
holds a Bachelor of Arts & Contemporary Studies, Minor in Marketing, from
Ryerson University, and a Post-Graduate Certificate in Corporate Communications & Public Relations from Centennial
College. She has been working in real
estate for the past 10 years, having previously held managerial marketing and
leasing roles within the multi-residential
real estate industry.

He moved into the condo when he retired early in 2017. Motivated to contribute his skills and get involved in his
new community wherever possible, he
was elected to the Board later in 2017.
It has been a tremendously worthwhile
and fulfilling experience, as he joined a
very dedicated, committed, experienced,
capable and involved Board of Directors. His writing skills have greatly enhanced communication with the Owners. Their Board has met with much
success for the condo.
Being very fortunate to have an exceptionally capable Manager, the condo
has won Condo of the Year in 2017, and
Condo of the Decade in 2020. He has attended CCI-T networking events, the
annual Condo Conference and a number of CondoSTRENGTH events. He
serves on the CCI-T Marketing and
CondoSTRENGTH Committees and
has contributed to their efforts. Perhaps
most relevant for our times, he is keenly
aware of the new landscape that we face
as a result of the COVID-19 pandemic,
and the many valid constraints the government and health authorities have
mandated.

Connie is a Real Estate Broker, and
holds the SRS® – Seller’s Representation Specialist, the ABR® – Accredited
Buyer’s Representative and the SRES®
– Seniors Real Estate Specialist designations – having had extensive training,
specialized skills & resources for working with buyers, sellers, along with the
50+ market by expanding knowledge of
how life stages impact real estate choices.
As a Certified Canadian Staging Professional, Connie also has specialized
knowledge of how to enhance the presentation of a property to maximize equity
return at the time of sale.
She is a member of the Canadian Condominium Institute – Toronto Chapter, and
Chairs the CondoSTRENGTH committee,
which brings condominium directors together to share experiences and insights and
provides them with tool-kits, knowledge
and networking. She previously sat on the
Board of Directors of her condominium for
three years, and during that time, became

Sophia Simeone
Sophia graduated from Ryerson University’s Civil Engineering program in the
Spring of 2017. Sophia started working at
Synergy Partners subsequently, where she
is now a Project Manager in the capital
planning division. Sophia is registered
with the Professional Engineers of Ontario as an Engineer in Training, as she
works towards her Professional Engineering designation.
During her time at Synergy Partners, Sophia has participated in preparing dozens of
reserve fund studies and helping resolve performance audits. She has experience in understanding Declarations, Shared Facilities
agreements, and condominium legislation
and regulations. Through her time working at Synergy Partners, Sophia has grown
a passion for the condominium industry.
Sophia’s focus is on condominium director
education, which led her to become a member of CCI-T. Sophia hopes that through her
role as Director, she can help sustain and
build a strong CCI-T. Sophia also serves on
the CCI-T Education Committee and CCI-T
social media subcommittee. C V
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Welcome Aboard!

CCI-T Welcomes
New Members
Professional Members:
MRCM
Stacey Kurck
SaleFish Software Inc.
Rick Haws
Horlick Levitt De Lella LLP
Bharat Kapoor
Shibley Righton LLP
Patrick Nelson
Condominium Corporation
Members:
DCC
#0032
MTCC # 0729
PCC
# 0558
TSCC # 1591
Individual Members:
D. Neil
G. Baker
E. Kelday
A. Arevalo
B. Girard
K. McDonald
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D. Giles
P. De Marco
Business Partner Members:
Active Security Enterprises
Amar Dhoot
Best Practices Property
Management Inc.
Juliet Atha
Crossbridge Condominium
Services Ltd.
Sandro Zuliani
Devman Group Inc.
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Webinar Recap

CCT-T Webinar: Managing Conflict
Division, Distrust, and Disruption: Condo Board Meetings Gone Awry

Maria Dimakas
Fine & Deo Condominium
Lawyers

Karen King
King Condo Management

Everyone experiences conflict at various
points in their lives, but conflict in a Condo Board reaches outside the boardroom
and has the potential to affect everyone in
a Condo Community. Directors run for
their Boards to serve their Condo Communities, but sometimes they have different
visions – and those visions can clash. This
can result in endless meetings, deadlocked
discussions, and deferred decision-making,
so how can a Board prevent and manage
this conflict? And what happens if a Board
member is not actually acting in the best
interests of the Community? What can be
done when conflict cripples a Board?
On October 23, 2020, CCI-T held the webinar Division, Distrust, and Disruption:
Condo Board Meetings Gone Awry to help
Condo Owners and Directors learn triedand-tested strategies for managing conflicts, how to focus discussions and manage big egos and personalities in meetings,

Megan Mackey
of Shibley Righton LLP

and tips to ensure good decisions are made
by the Board. Speakers Maria Dimakas of
Fine & Deo Condominium Lawyers, Karen
King of King Condo Management, and Alexander Ramirez of CondoHarmony Inc.,
along with moderator Megan Mackey of
Shibley Righton LLP, discussed Director
vs. Owner conflicts, hard-to-spot conflicts
like Directors acting in their own interest,
and Directors’ fiduciary duty to ensure
that conflict is resolved and does not adversely affect the Corporation.
The well-attended webinar included a video of a conflict-ridden Board meeting and
an extended Q&A section, which prompted
a diverse range of questions from attendees. Attendees provided positive feedback
about the session, including:
“As a director for over 10 years, and having listened to many webinars over the past
months, I found this both professional and

Alexander Ramirez
CondoHarmony Inc

informative. It was good to get some additional tips and references but also gratifying
to know our 3 boards in our complex and the
highly skilled management team have provided us with sound policies and processes.”
“All speakers were excellent. This webinar
is perhaps the best I have ever attended, both
in subject matter and speakers.”
“Conflict should and can be dealt with
through open and professional communication, and a solution-based approach.”
“The examples provided by the speakers
and the 3-minute video of Budget Meeting
decision!”
Thank you to the expert speakers and to
all the attendees for participating in a constructive and informative webinar, which
produced relevant and useful information
for everyone. C V
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Kathryn Gaysinsky
De Style Design Inc.

Timely ideas, insight, inspiration
and information of particular
interest to condominium owners

The Design Process

Interior Condo
Refurbishment
An Ideal Designer Is Innovative
and Receptive to New Approaches
in Tackling Design Obstacles
Condominium interior refurbishment is
a complex undertaking filled with challenges that may seem daunting to the
Board of Directors. It is important then
to select the right professionals, such as
an experienced designer, to oversee and
execute such a major project.

Before
After

A designer will act as the owners’ representative throughout the refurbishment
process. They will look after the interests
of the condominium corporation with the
end goals of designing common elements
that are fit for purpose, increasing property values, and satisfying residents.
Before hiring your star designer, two
key steps need to be taken. The first is
to review your reserve fund study, and
the second is to establish a preliminary
scope of work.
Assessing the Reserve Fund Study and
Preliminary Scope of Work

A reserve fund study details the estimated costs of major repairs and replacement
of common elements. It looks at the life
cycle of these elements and sets basic timelines in which these are to be maintained.
In essence, the study establishes the when,
what, and how of refurbishment projects.

Developing a scope of work, however,
requires more than just an assessment
of the reserve fund study. Arriving at an
accurate and concrete plan for refurbishment requires an examination over and
above the study’s findings. This is where
an experienced designer comes in. Important factors that are typically not ac-

counted for in the study but that a quality
designer will evaluate are:
•
•
•
•
•

Stakeholders and their expextations
Present site conditions
Current real estate market trends
Up-to-date material costs
Changing building demographics
CONDOVOICE WINTER 2020
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• Actual versus intended use of common elements
• Support staff input
After an initial inspection of the existing site conditions and prior to the first
presentation to the board, a designer may
make a preliminary list of recommendations to a scope of work.
Choosing your designer
The process of choosing your designer begins with a Request for Proposal (RFP)
that is typically sent out to three design
firms. An RFP sets clear parameters of
deliverables and a criteria for evaluation.
The proposal should include the designer’s breakdown of fees and their project
schedule. Your Property Management
company may already have an RFP format that can be utilized for this purpose.
After the submission and review of the
RFP, the designers will meet with the
board to present their vision and advocate why they are the right candidates for
the job. The most suitable designer should
specialize in the condominium refurbish-
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ment industry and be acutely aware of the
process of refurbishment from start to finish. A competent designer needs to have
knowledge of materials and construction
practices and a solid understanding of return on investment. They should have an
educational background in the field of design along with a portfolio of work highlighting proof of successfully completed
projects.

samples. Your designer may also submit
questionnaires to the board in order to
further define parameters such as the
aesthetic and functional requirements of
elements. This will help narrow down the
selection of materials and large-expenditure items such as flooring. During this
period, a clear project scope is defined and
design elements are fully developed.

The ideal designer will be innovative and
receptive to new approaches in tackling
design obstacles. They will turn often detailed, conceptual plans into reality and
be deliberate in articulating a purpose
behind all their recommendations. Your
designer should be diplomatic and capable
of accommodating a mix of competing
priorities and personalities.

At this point, your designer will be able
to distill all necessary information to obtain costing for the project and to prequalify the general contractors. This is
done through a formal tender or a design
build approach. Your designer should
provide you with a clear and concise
breakdown of all the design elements so
that you can make a decision on the final
allocation of funds.

The design process
Depending on the scale of refurbishment,
the design process will typically take 2-6
months to complete. It is in this stage that
your designer will create and present designs using a combination of technical
drawings, rendered images, and material

After two design option packages are finalized, your designer will present each
one to the residents at a meeting. This
meeting provides an environment to
answer any questions and concerns the
residents may have. Common pitfalls
you will encounter usually involve skep-

Before After

ticism and requests to deviate from the
two design options presented. Your designer should be prepared to educate the
residents on design methods and provide
sufficient technical information, in plain
language, about materials and products.
They should also be able to defend these
selections and field off non-constructive
remarks to generate a consensus and
move the project forward.
A tip from years of experience presenting
at residents’ meetings: every community
is different, but a smart approach is to
provide two significantly different options that strategically address distinct
segments of the building’s residents.
Construction Administration and
Project Closeout
As your representative, the designer needs
to keep up to date with the progress of the
refurbishment project from start to finish.
They need to periodically visit the site to
review its conditions and solve any issues
during construction. Your designer should
be knowledgeable and technically adept
enough to collaborate effectively with the

A successful design is not only aesthetically
pleasing and technically apt but also improves
the community, preserves investment value,
and maintains the condominium’s competitive
advantage in the marketplace
construction team. As your eyes and ears,
the designer should be immersed in every
step of the process, from keeping up with
the construction schedule to reviewing
and approving progress payments issued
by the general contractor.
A successful design is not only aestheti-

cally pleasing and technically apt but
also improves the community, preserves
investment value, and maintains the condominium’s competitive advantage in the
marketplace. Such forward-thinking solutions and a practical streamlined approach
to reach these goals are the value of having
a capable designer on your team. C V

Before After
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Visit Us

On Social Media

Experts for all your

100%
Organic

Gardening &
Landsaping

needs

Facebook - @CCIToronto
Youtube - CCI Your Condo Connection
LinkedIn - Canadian Condominium Institute Toronto Chapter
Instagram - CCIToronto
twitter - @ccitoronto
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itunes - CCI Toronto CV+

Give us a Buzz
Vancouver, BC
Unit 202, 15388 24th Avenue,
South Surrey, BC V 4A 2J2
604-990-7233 or 1-833-990-7233
Toronto, ON
Suite 1801, 1 Yonge Street,
Toronto, ON M5E 1W7
1-833-990-7233

Over 25 years in business

busybeegardening.com

Lyndsey McNally
Director, Condominium Finance
CWB Maxium Financial
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Condominium Authority Tribunal

There’s a New Big
CAT in Town
The First Significant Change to Note is that Both
Condo Owners and Condo Corporations Will Now
Be Permitted to Commence CAT Proceedings

“This is my own little town. I’m the mayor,
the prosecutor, the cop, and the executioner.”
– Joe “Tiger King” Exotic, 2020

On October 1, 2020, The Condominium
Authority Tribunal (or “CAT”) rolled
out its first expansion. There are many
opinions circulating, all of which spell
out potentially valid concerns about the
expanded operations. Is the CAT really
the cheaper, faster, and better dispute
resolution option for condos, as we often heard when the CAT first opened
its doors (if Tiger King feels like a lifetime ago, how many lifetimes away was
2017?!?)? Will condo corporations suffer from an inability to recover costs in
enforcement matters? Are condos losing
out on reasonable options for dispute resolution like mediation/arbitration? Can
condos even actually effectively repre-

sent themselves? Keep in mind that if a
condo dispute falls under the CAT’s jurisdiction, the matter must be heard by
the CAT. What started as a house cat is
now a feared exotic beast, so to speak.
We all knew this change was coming,
and there are still plans for further expansion. So what will it mean for the future of condo disputes?
It seems that we won’t actually know the
answers to these concerns until matters
begin to be decided. I’ll just be over here
looking up theories about what actually
happened to Carole Baskin’s husband.
Here’s what we do know, with a little
refresher about how the CAT actually
works.
What matters must be referred
to the CAT?
Since November 1, 2017, the CAT has
only been hearing complaints from owners related to records. The first significant change to note is that both condo

owners and condo corporations will now
be permitted to commence CAT proceedings. The new disputes to be heard
by the CAT are:
1.
2.
3.
4.

Pets and other animals,
Vehicles,
Parking and storage, and
Indemnification or compensation
charges (only for charges related to
disputes about the items above)

Previously, these types of disputes would
have been referred to mediation, arbitration, or the courts. The CAT now has
exclusive jurisdiction subject to two
exceptions:(i) if Section 117 of the Condominium Act 1998 applies (that’s where
there is risk of property damage or injury
to a person); or (ii) if the dispute relates
to the installation of an electric vehicle
charging station.
Has the CAT been effective?
Arguably, yes. Considering their limited mandate, they have provided some
CONDOVOICE WINTER 2020
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ILLUSTRATION BY HENRICK DRESCHER

We’re six months into the global COVID-19
pandemic. When it all started, everyone
was talking about Joe Exotic, the Tiger
King and his big cats. Did everyone forget
about that already? Or do we just wish
we forgot? I like the above quote since
it seems relatable to me in many condominium disputes.

specific clarity on common disputes,
including:
• Is an owner entitled to a full owners
list? Yes, but not email addresses
• What is a reasonable hourly labour
rate to charge an owner requesting
non-core records? $31
As well, three years of operations have
provided the opportunity for us to understand the rules of procedure and how
disputes advance through the system.

One would imagine that in ensuring that
the recommended steps have been followed
it could be argued that the dispute escalated reasonably. If the guided steps do not
provide for a solution, then the CAT comes
in. The process is three-stage:
1. Negotiation
2. Mediation
3. Tribunal Decision
As you advance through the stages, each
comes with a slightly higher price tag ($25,
$50, $125).

Take a second to explore the guided
steps to common issues the Condominium Authority of Ontario provides
on their main website https://www.
condoauthorityontario.ca/issues-andsolutions/. The resources on this page
have been updated to include tips for
both owners and condo corporations to
resolve disputes on their own. This includes letter templates and step-by-step
instructions for escalation.

How successful are steps 1 and 2? According to the CAO’s annual report for 2020, in
the previous year 131 cases were filed in the
CAT, resulting in 33 Tribunal Decisions.
About 75% of all cases filed were resolved
without a final Tribunal Decision. It appears to be a very effective tool for dispute
resolution. It’s also fast – even if you go
all the way to a final decision, the process
takes less than six months to complete.

Below is an example for disputes
relating to parking and storage:

Do we need legal representation?
Because this process is so new to condo cor-

52

porations, it’s probably best to err on the
side of caution and have your legal counsel
navigate uncharted tiger cages. While this
may initially be expensive for condo corporations, and the CAT does not award costs
unless there is an “exceptional reason”, it is
prudent at this time as we learn what this
change means for the future.
What’s next?
We know that the Ministry of Government
and Consumer Services recently sought
feedback about other types of disputes in
condos, and several other common disputes
are listed in the issues and solutions section
of the CAO website. We can expect that future expansions will include disputes relating to infestation, smoke & vapour, noise &
vibrations, odours, and meetings.
I’ll leave you with one more relevant Joe
Exotic quote “I went to work every day
prepared to die in a tiger cage. Dying
doesn’t scare me.” If our friend Joe wasn’t
scared of his cats, let’s look forward with
curiosity and an open mind about the
CAT expansion. C V

STEP ONE

STEP TWO

STEP THREE

STEP FOUR

Understanding
the Issue:
Learn more about
these types of issues,
including examples.

Legal Considerations:
Learn more about how
the Condo Act and
your corporation’s
governing documents
might be relevant.

Solutions:
Learn more about what
you can do to resolve
these issues collaboratively using helpful communications templates.

Tribunal:
Learn how the Condominium Authority
Tribunal (CAT) can
help resolve disputes.
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Mental Health

Condo STRESS –
It’s Real and It’s
Happening to a
Condo Near You!
My Name is Joy, But I Ain’t Happy

As a condominium lawyer, I hear stories –
lots of them. In mid-March 2020, the stories were fresh, now in September 2020,
the stories are getting old. People call me
with their problems and that’s what all
condo lawyers are used to. However, since
the global viral tsunami of COVID-19, the
stories are layered with anxiety and stress,
the likes of which I have never experienced.
Indeed, no one has.
As condo lawyers we hear these stories,
which, over time, become familiar and are
replicated in numerous condos across Ontario. Unfortunately, each condo community is insulated from each other in silos since
they don’t talk to each other. Therefore, the

purpose of this article is to share the idea
that we are not alone. On that note, I want
to give a quick shout-out to initiatives such
as CCI CondoSTRENGTH and CCI Information Sessions, which are wonderful
opportunities to connect with like-minded
condo individuals.
Stress is real and does damage, physically
and psychologically. Although Condo
Stress is not a clinical diagnosis as of yet,
there are clear signs of it. Condo Stress increased significantly when the government
forced people to self-isolate. Compounding
this problem is that some of the old standard ways of relieving stress are no longer
accessible to residents within condominiums such as – the gym? a movie? a walk?
(unless it is around your 500-foot condo?!)
It is clear that the things we used to do to
release stress now create stress.
Since misery loves company, I share the
top condo (stressful)-stories and perspectives that I have heard over the past
several months, weaving them into three
separate themes – the condo board director, the condo manager, and the condo
owner. Although each perspective is a bit

different, I’m sure that you will see how
Condo Stress affects us all.
A Condo Director’s Story –
Condo Stress of Governing a Condo
“I didn’t sign up for this!”
Running for the unpaid, time-consuming,
thankless job seemed like such a great idea
pre-COVID… what were you thinking,
again? Now that you are literally making
decisions that involve a risk assessment
analysis which considers death as a real
possibility, I’m sure that you would rather
be watching this story on Netflix instead
of being its main actor and a mini-version
of the provincial government during public
announcements.
Condo directors are faced with the statutory obligation in accordance with Sections 17 and 37 of the Condominium Act,
1998 (the “Act”) to control, manage, and
administer the affairs of the condominium corporation on behalf of the owners
while exercising the care, diligence, and
skill that a reasonably prudent person
would exercise in comparable circumstances.
CONDOVOICE WINTER 2020
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ILLUSTRATION BY JASON SCHNEIDER

I’m stressed – and I know you are, too! But
I don’t have the kind of stress everyone
talks about – I’m talking about “Condo
Stress”. It’s different. It only affects those
who live, work, or play in condos. Please
note that I’m not a physician, nor do I purport to be one. My undergraduate degree in
Kinesiology doesn’t help much, either (except with personal training programs), so
take my thoughts accordingly, but Condo
Stress is real.

A couple of examples of the Condo Stress The Condo Stress for managers that was
affecting directors during COVID-19 in- created with the mask policy frenzy wasn’t
clude the decision to open/close amenities, about the rationale behind it, as it’s obviand when/how to call their annual general ous that it helps create a culture of promeeting. The risk assessment analysis is active protection, but the implementation
relatively similar for both circumstances and of the policy in a particular condominium
involves a combination of factors including: community is difficult. There are different
requirements under the Act, the Occupiers types and designs of condos in Ontario –
Liability Act, and the Employment Stan- one size[d policy]definitely doesn’t fit all.
dards Act to provide a reasonTownhouse condos
ably safe environment for ownare probably the only
ers, residents, staff, and basically
type of condos that,
anyone entering the property;
given the design, were
ensuring that any contractors
less impacted by this
who attend on-site have suffipolicy. Do you have
cient internal proactive safety
to wear a mask while
protocols; consideration of usworking out in the
ing waivers to reallocate risk;
gym (provided it was
So you think
maintain recommended physiWell, is your
that if the condo open)?
cal distancing of two (2) metres;
condo in Toronto or
board believes
outside? Difference
and having the resources to enmunicipalities, difsure sufficient cleaning. When a
it is in the best
board works well together, the
ferent by-laws. Some
interest for your
heavy weight of making decimanagers work in
condo comsions is effectively shared. Board
several condos which
member burnout is also real and
are located in differmunity to close
magnified during COVID-19,
ent municipalities –
the amenities,
resulting in Condo Stress.
keeping track of every
then that’s fine,
change, in every city,
A Condo Manager’s Story –
and advising their reexcept you deCondo Stress of Working in
boards has
cided that you’re spective
a Condo
indeed been time connot going to
“Umm, I can’t hear you through
suming and stressful.
the door! Speak up, please!”
pay your mainFurthermore, the
tenance fees…
Being classified as an essential
broad grounds for exthat’s a bad idea
service was awesome! Or was
emptions available to
it? Although many boards were
owners and the uncerflexible with on-site hours, permitting tain enforcement added to the Condo Stress.
managers to work remotely for the major- Exemptions from mask policies are based
ity of the week, some managers were re- on Human Rights Code grounds. If you
quired to attend on-site. Keeping the door have trouble breathing, you don’t need to
closed was likely part of every manager’s wear a mask. Condo managers are also bedream pre-COVID-19, but only in this new ing pressured by both board members and
normal would they need to still somehow other compliant owners to enforce the poliget work done, providing the specialized cy against non-compliant owners. However,
connection with owners through a door.
with such broad exemptions, enforcement
is not straightforward except in the most
“Wear your mask, man!”
egregious cases.
The City of Toronto recently amended its
by-laws to make it a requirement that masks And, let’s not even start with harassment of
must be worn on common elements of con- managers by non-compliant owners – clasdos. However, show me the word “policy” in sic Condo Stress.
the Act, then we can talk about how a condo
board is supposed to “adopt” one – how can An Owner’s Story – Condo Stress
you adopt something that you cannot cre- of Living in a Condo
ate? Hmmm…I’ll let the government figure “If I can’t work out, I’m not paying my mainthat one out. I digress.
tenance fees!”
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Why are you even here, Mr. or Mrs. Condo
Owner? You wanted to live alone, do ya’
own ‘thang, remember? The freedom of
condo ownership is sharing amenities like
a swimming pool, workout gym, theatre,
party room, massage room, reading room,
and “whatever else-room” that the developer may have enticed you with so you
would pay your 5% deposit. It was also a
bonus to not worry about making repairs
or maintain the property – that’s not your
problem anymore (see director Condo
Stress above).
Elevator Politics – “Should I or Should
I Not Enter: That is the Question!”
The Condo Stress affecting owners has exponentially increased by forcing people to
self-isolate in their units (read: small boxes) – oh yeah, without any amenities open
and taking another small box called an elevator to get to your own box doesn’t help.
A party of one, eh? Yeah….I don’t know
what to say on this point. I have been avoiding my office building since March because
I really don’t get the marked laneways or
the “stand here” stickers in elevators. What
happens if someone is in the wrong lane?
Or does not stand in their marked spot?
Everything screws up. I feel like the ant in
the Disney movie ‘Bug’s Life’ when a leaf
falls and he can’t see the next ant in front
of him – his world is lost!
Use it or Lose it – Maintenance Fees,
That Is!
So you think that if the condo board believes
it is in the best interest for your condo community to close the amenities, then that’s
fine, except you decided that you’re not going to pay your maintenance fees…that’s a
bad idea. “Self-help” remedies of not paying
common monthly expense payments is a
breach of Section 84(3) of the Act, which
provides that no owner is exempt from their
obligation to contribute to common expenses for any reason, even if the owner has a
dispute with the corporation. If an owner
does not pay, then the corporation would
have no choice but to effect its lien remedies
in accordance with Section 85 of the Act,
which would attract additional significant
costs – more Condo STRESS.
Condo STRESS Relief – New Coping
Skills Required
A common thread emerges in all these
condo stories in that we are all people

struggling to get through this moment.
The social and economic uncertainties in
our new condo world has resulted in increased levels of stress! New stress management techniques are needed by all and,
frankly, not enough is being done in our
condo community. We are an effective
information-based condo community, but
not as good when it comes to experiential
issues and concerns like workplace and
living stress.
That said, there are lots of positive changes that are emerging out of this new nor-

mal – for instance, technology has become
a modern-day saviour. “Zoom” is both an
electronic platform for virtual meetings
and an adjective describing the speed of
them! The virtual space has decreased the
need for lengthy meetings, gas, “condo
commandoes” (a.k.a. another type of gas),
traffic, and other types of stress we all
used to complain about pre-COVID-19.
There is no right answer to resolve what
I am referring to as “Condo Stress”, and
things are indeed changing constantly,
but the stress is real and we need to talk

more about it. One technique I adopted in
this article was to share stories in an effort
to personalize problems that are affecting us all in the condo industry. I am also
mindful that as I write this article, the
government is teetering on another lockdown, a second wave, so I have no idea
what kind of world exists while you are
reading this article. I can only hope that
if we focus on our collective concerns, we
will be better positioned to manage our
individual experiences of Condo Stress.
Thanks for reading – stay safe. C V
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The Last Word

Condos and COVID:
Safety Should be
Everyone’s Top Priority

ILLUSTRATION BY JASON SCHNEIDER

The last seven months have seen many
changes in the world. The coronavirus
(COVID-19) has caused many of us to live
by decisions that are set by various governing bodies. However, for those who live in
condominiums, this has been part of their
lives since they became owners.
The Condominium Act (the “Act”) sets
governance of condominiums in Ontario.
Although the Act is the overall governing
statue, every condominium in Ontario is
also governed by its declaration, by-laws
and rules. Condominiums give us a perfect
example of how people should live together
and, in my mind, provide a perfect example
of how people can work together in these
trying times. Corporations are similar to
governments: you have your laws set out
by the Act, the Corporation’s declaration,
by-laws and rules. You have your elected
officials who are the Board of Directors,
elected by the constituents who are the
owners. Let’s not forget the Property Managers, who, in my mind, are the “front-line
workers”. They are faced with the daunting task of implementing and enforcing the
rules, policies, and procedures established
by the Boards. The virus has caused all of
us to adapt and accept changes that are out
of our norm and at this point, many of us are
uncertain when or if we will ever see life as
it was before COVID-19.
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Boards have had to make decisions that affect
how owners live. There have been restrictions on getting access to amenities, living
for long periods in a confined space, social
distancing and wearing masks, working
from home for an extended period of time,
and trusting neighbours who you may not
really know if they are also abiding by the
new policies and procedures established by
the boards. Rules have been established to
protect owners and even limiting gatherings
in common areas. All of this has, to some extent, affected people’s mental health in one
way or another. We are currently heading
into the second wave of the virus and some
of us may think there is no end in sight. The
government has just announced more stringent guidelines that we will all have to live
with. Although many are getting tired of all
of the rules and restrictions, it is in everyone’s
best interest to accept what is being put in
place to protect everyone’s health and safety.
At this point, based on the guidelines established by the provincial and municipal
governments, condominiums should have
implemented a plan to deal with COVID-19.
The plan is meant to protect your health and
avoid further spread of the virus.
Communication is vital during these times.
Use technology to its fullest. Restrictions
in place may limit your ability to communi-

cate the way we used to. Property Managers are less accessible either because they
are working behind closed doors or offsite.
Where you used to be able to talk to them
face to face, now you can only contact them
by phone or email. Corporations have created webpages or newsletters to keep owners
informed. Communication with vendors
has also gone virtual. Corporations have
been able to hold board meetings and annual meetings virtually. I have found that
everyone has tried, to the best of their ability, to work within the restrictions in place
due to COVID-19.
Safety should be everyone’s top priority.
New measures like the closing of amenities, gathering restrictions, and increased
cleaning measures have all been established
to protect our well-being. You should accept the limitations that are in place to only
undertake emergency repairs since it has
been proven that limiting interaction helps
reduce your chance of exposure to the virus.
Be aware that everyone has been affected
by this differently, both physically and emotionally. Physical restrictions have affected
us all. The coming months are going to be
trying for everyone. The bottom line is: if
we all work together, it will make it easier
to get through and strive through these unprecedented times. C V
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