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A contemporary interpretation of a “defining moment” is an occurrence that typifies
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In 2015, another defining moment is now
upon us as the government has announced
proposed amendments to the Act. The anticipated changes to the Act will undoubtedly be a watershed moment in the condominium industry. Obtaining the most
relevant and up-to-date information will
be critical to anyone affected by these
changes (which in the world of condos, is
literally everyone!).
In this regard, the timing of the upcoming
19th Annual Condominium Conference on
November 13th and 14th, 2015, could not
have been planned better. This annual event
is a successful joint effort of the Association of Condominium Managers of Ontario
(ACMO) and the Toronto Chapter of the
Canadian Condominium Institute (CCI).

+
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Audio Podcasts
Now Available!
Don’t miss an audio interview with CCI-T
President, Mario Deo and ACMO President,
Catherine Murdock as they discuss the
2015 Condominium Conference.
Visit www.condopodcasts.ca

Some of the highlights of the ACMO/
CCI-T conference, which takes place over
two days, include discussion regarding the
proposed changes to Act, the latest significant legal developments, insurance issues,
shared facilities, townhouse condos, property manager relations and governance.
Over 1.3 million condominium residents
are affected by these issues in Ontario and
this conference brings the latest information under one roof to all participating delegates. Anyone living in a condominium
or doing business with condominiums will
miss out on essential new information and
knowledge by not attending the conference. It’s an absolute must.
The heavy lifting during the day will be
rewarded with fantastic entertainment
at night and on the weekend. On Friday
night the delegates will be able to relax and
mingle as they enjoy jazz from Toronto’s
ultimate instrumentalist, two-time Juno
Award winner Bob DeAngelis. In addition,
on Saturday morning, they’ll be rejuvenated
by keynote speaker Warren Macdonald – an
inspirational speaker who will motivate you
with his life story after becoming a double
amputee when he lost both legs in a freak
rock fall on a remote Australian island 18
years ago. Macdonald’s story is one of perseverance against death-defying odds and
is not to be missed!
Plan on attending the 19th Annual Condominium Conference, which will be another
“defining moment” in the condominium
industry!

Mario Deo BA. LL.B.
CONDOVOICE SUMMER 2015
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CondoVoice is published four times per
year – Spring, Summer, Fall and Winter,
by Association Concepts on behalf of
the Canadian Condominium Institute Toronto & Area Chapter.
EDITOR: Marc Bhalla
ADVERTISING: Josee Lefebvre
ART DIRECTION & DESIGN:

Atlanta Visual Communications Inc.
All advertising enquiries should be
directed to Josee Lefebvre at
(416) 491-6216 Ext 113 or
josee@associationconcepts.ca
If you are interested in writing articles for
CondoVoice magazine, please contact
Lynn Morrovat at (416) 491-6216 ext
110 or at lynn@associationconcepts.
ca. Article topics must be on issues
of interest to Condominium Directors
and must be informative rather than
commercial in nature.
The authors, the Canadian Condominium
Institute and its representatives will not
be held liable in any respect whatsoever
for any statement or advice contained
herein. Articles should not be relied
upon as a professional opinion or as
an authoritative or comprehensive
answer in any case. Professional advice
should be obtained after discussing all
particulars applicable in the specific
circumstances in order to obtain an
opinion or report capable of absolving
condominium directors from liability
[under s. 37 (3) (b) of the Condominium
Act, 1998]. Authors’ views expressed
in any article are not necessarily
those of the Canadian Condominium
Institute. All contributors are deemed
to have consented to publication of
any information provided by them,
including business or personal contact
information.
Consider supporting the advertisers
and service providers referred to in this
magazine, recognizing that they have
been supporters of CCI Toronto.
Advertisements are paid advertising
and do not imply endorsement of or any
liability whatsoever on the part of CCI
with respect to any product, service or
statement.

Publications Mail Agreement
#40047055 Return undeliverable Canadian
addresses to Circulation Dept.
2800 14th Avenue, Suite # 210
Markham, ON L3R 0E4
4

CV

CONDOVOICE SUMMER 2015

You Can Make a Difference
When viewed in the context of the nation,
the province or even the city, it can be difficult for one person to feel as though they
can have an impact on the issues troubling
society these days. Such issues can seem
overwhelming and impossible for one person to address in any meaningful way.
Within an individual condominium community, this is not necessarily the case.
Within a condo, we need not change the
attitude of millions of faceless strangers
- we are dealing with our neighbours.
The approach of coming together to curb
electricity costs or conserve water can
similarly be applied to spread awareness
and affect positive social change. Within
an individual condominium community,
there is opportunity to have influence.
All that it takes is some consideration,
a little effort and the desire to make a
difference.
Take a moment to consider the differences
amongst those who make up your condo
- the various ages, genders, races, sexual
orientations, incomes, educations, beliefs,
values and mindsets that come together
to form your unique community.

Think about the cultural composition of
your condominium, how it represents the
Canadian dream and what can be done to
celebrate differences.
We all have the opportunity to help cultivate an environment of equality, understanding and comradery within our condominium community. The challenges
posed when people from different walks
of life come together can be leveraged to
share, enlighten and promote co-existing
in harmony. We need not put the weight of
the world on our shoulders to do this, little
gestures can go a long way.
Hold a door open for someone… regardless of their age or sex. Appreciate that
others may face challenges you know
nothing about. Be kind. Smile when you
run into a neighbour. Break the silence of
an awkward elevator ride with a comment
about the weather. Say hello and goodbye.
There are condominium communities in
the Greater Toronto Area where everyone
is a stranger… it need not be that way in
yours!

Would a strong willed director be viewed
differently in your condominium community if they were male or if they were female?
How about a quiet, unassuming property
manager?

And if you do have concerns about potential discrimination, prejudice or insensitivity within your community, consider one
small thing that you can do to help others
better understand and to encourage improved behaviour… also consider where
your condo will be if you do nothing.

Apply the statistic that 1 in 5 Canadians
experience a form of mental illness and
consider how many in your community
may be impacted. Words that many of us
regularly use without ill intent could be reinforcing a negative stigma that discourages those in need of help from getting it.

Marc Bhalla, BA, Q.Med,
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Digital Services available whenever you are.

To learn more about Malvern’s digital service, please visit:
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Condo Health
By Armand Conant, B.Eng., LL.B., D.E.S.S. (Sorbonne)
Shibley Righton LLP
Joel Berkovitz, BA, J.D
Shibley Righton LLP

Vape ‘Em
If You Got ‘Em
E-Cigarettes and
Your Community

Similar scenes have unfolded all across
Ontario, in bars and restaurants, workplaces and on public transit. From relative
obscurity a few short years ago, electronic
cigarettes (a.k.a. e-cigarettes, e-cigs, or

‘vaping’) have exploded into a multi-billion dollar market worldwide. Wells Fargo
estimates that the e-cigarette market will
exceed $10 billion by 2017. The growth in
the e-cigarette market has been so massive
that in 2014 the Oxford English dictionary
added ‘vape’ to its dictionary and declared
it the Word of the Year.
For anyone not yet familiar with electronic cigarettes, they are battery powered, handheld devices, about the size of
a cigar. Some are even styled to look like
traditional cigarettes or cigars. You insert cartridges into the e-cigarette containing a liquid, called the ‘juice’. The
e-cigarette vaporizes the juice, and the
user inhales and exhales the vapor, similar to how someone would smoke a cigarette. Though it looks like a big cloud of
smoke that is being exhaled, it’s actually
just water vapor. The e-cigarette is fully
reusable, the user only needs to refill the
juice cartridge from time to time.
E-cigarettes have been marketed as a tool

to help people quit smoking. They work
by replicating the act of smoking and, if
the juice contains nicotine, delivering a
nicotine fix. Most of the ‘juice’ being sold
is flavored, so if you were to smell it, it
could smell like vanilla, fruits or mint. As
the market for these devices expands, so
do the flavour options. Shops and websites
selling the juice offer every flavor from
apple pie to milk chocolate, to winter mint.
From the perspective of condominium
residents, e-cigarettes might seem like a
preferable alternative to normal cigarettes.
Unlike traditional cigarettes, e-cigarettes
shouldn’t pose a fire hazard (though there
have been some isolated reports of the lithium ion batteries, which power e-cigarettes,
exploding), and you won’t have to worry
about cleaning up cigarette butts littered
across the property. As we all know, finding out who is responsible for discarding
lit cigarette butts - and taking enforcement
action against them - can be a long, difficult process. Thankfully, e-cigarettes don’t
pose a similar problem.
CONDOVOICE SUMMER 2015
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Picture this: you step into the elevator in
your condo building, and another passenger steps in beside you. After the elevator
doors close, the other passenger reaches
into their jacket pocket and pulls out what
looks like a cigarette. The passenger holds
it to their mouth, takes a long, deep pull
on it, and then exhales a big cloud of white
smoke, filling the elevator car. You stand
there in stunned silence at the fact that anyone in 2015 would have the nerve to smoke
in an elevator. As you begin formulating
what would no doubt be an eloquent and
scathing response to this elevator rogue,
you sniff the air, and realize that instead
of acrid tobacco smoke, the elevator smells
like... berries and mint? You take a closer
look at what the passenger is holding and
realize that it’s not a lit cigarette, but an
electronic cigarette.

Currently, e-cigarettes are only loosely
regulated. There are some limitations on
what type of juice can be sold in Canada
(it is not allowed to contain nicotine) but
you can use e-cigarettes pretty much anywhere. Current anti-smoking legislation,
such as the Smoke-Free Ontario Act or Toronto’s Municipal Code, prohibit the use
of tobacco products or smoking a lighted
cigar, cigarette, pipe, or other material.
E-cigarettes don’t contain tobacco, or any
flammable material, and therefore do not
fit under the current smoking bans. The
people you see vaping in a restaurant or on
the bus are doing so perfectly legally, for
now at least.

in British Columbia and Nova Scotia.
Bill 45 would specifically prohibit using ecigarettes in common areas, including elevators, hallways, parking garages, party
or entertainment rooms, laundry facilities,
lobbies and exercise areas. It is intended
to become effective on January 1, 2016.
Although the Bill is only through second
reading, with a majority government in
place it most likely will become law.

There is still a healthy debate going on
about whether e-cigarettes are a helpful
tool to quit smoking or a backdoor to encourage kids to pick up the tobacco habit.
Proponents claim that people are using eIn November, 2014, the government of cigarettes to quit a bad habit and that any
Ontario announced Bill 45, the Making potential safety concerns are dwarfed by
Healthier Choices Act, 2015. This Act the harm of traditional tobacco smoking.
would ban the sale and consumption of e- Opponents meanwhile point to e-cigacigarettes for anyone under 19 years old and rettes as a possible gateway to smoking for
restrict their use to the same places as regu- young people, a lack of safety research and
lar cigarettes. Other restrictions regarding concerns that some of the chemicals in the
cigarettes, such as not smoking in a car with juice might themselves be carcinogenic or
anyone under 16 and packaging and display otherwise bad for your health. Regardless
requirements, would also apply to e-ciga- of how this debate turns out, it seems the
Summa-QtrPg-Fall2014
1:55 PM Page
1
government
has already made up its mind.
rettes.
Similar legislation14-11-03
has been proposed

SUMMA PROPERTY MANAGEMENT INC.
PROFESSIONAL PROPERTY MANAGEMENT & CONSULTING

“Your condominium deserves
personal attention and service.”
We provide Professional Condominium
Property Management with attention to detail.
Expect Superior Service and a commitment to
quality property management.
Large or small, at Summa we take pride in
managing your property.
Having issues or questions about managing
your properties?
www.askapropertymanager.net
Member

647-341-7990
propman@summapm.com
www.summapm.com

When experience and quality count!
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For boards and residents, e-cigarettes pose
a concern due to second hand vapour. Ecigarette users are free to put what they like
in their bodies, but it becomes a problem for
the community due to the potentially harmful chemicals in the e-cigarette juice which
may be inhaled by residents exposed to second hand vapour. Additionally, because the
juice is usually flavored, the vapour could be
irritating to people who have a sensitivity to
fragrances. So, how should a condominium
corporation be addressing this issue?
One option is to not address it at all. If no
one has seen anyone using e-cigarettes, or
there have been no complaints, then there
may be no need to do anything. You can
simply wait for the new law to take effect in
2016, or, in the meantime, deal with it only
if a complaint arises.
However, we encourage condominium communities to be proactive and communicate
with unit owners. Even if the board chooses
not to take action, this should be communicated to owners – i.e. that the board is aware
of the issue, is constantly monitoring it, but
at this time has decided not to take action be-

cause the law will likely be changing in 2016.
If, however, complaints have been received,
or people have been seen using e-cigarettes
on the property, and the board wants to
address it (e.g. ban, or severely curtail, the
use everywhere except inside units), then
the best way would be through a properly
passed rule or rules. Section. 58 of the Condominium Act, 1998 provides that rules
are to be for the purpose of promoting (or
safeguarding) the health and safety of the
owners, or to prevent unreasonable interference with the use and enjoyment of

the property. Remember though that all
rules must be reasonable, so you must be
careful as to the extent of the restrictions.

dominium industry specifically, respond to
the increasing use of e-cigarettes.

Even after the government ban comes into
effect, it’s still worthwhile to have a rule on
the books prohibiting residents from engaging in any activity contrary to law. That way,
if a person decides to smoke an e-cigarette
in a hallway or an elevator, and the condo
corporation, as occupier of the lands, is fined,
it can charge the fine, and associated costs,
back to the unit owner responsible. It will be
interesting to see how society, and the con-

While the government seems to have its
mind made up on the policy direction that it
is headed in, the public debate is still ongoing. For the condo industry, as with tobacco,
each corporation/community will be different and the board will have to consider what
is best for their residents while trying to balance the mores of their community, which
like society, is constantly evolving. So until
January 1, 2016, or until your corporation
passes a rule, vape ‘em if you’ve got ‘em. C V
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Condo Security
By Quintin Johnstone,
President and CEO, Samsonshield Inc.

Condominiums
and ShortTerm Rentals
(Risky Business? ... Are You
Prepared?)

Background
Historically, short-term rentals were
arranged and managed through a few
sources such as realtors and specialized
placement firms. Condominium by-laws,
rules and municipal laws were often mute
on the issue.
Developers saw the growing trend especially in Toronto and capitalized by building, ‘specific use’ short-term rental condominiums and mixed use condominium
hotels. These developments are specifically designed, zoned and created for this

purpose. The designated use is disclosed
in advance to all buyers and outlined in
the condominium declaration. Accordingly, these sites are considered legitimate
short-term use properties.
Current State
The trend of short-term use rentals has
grown substantially worldwide as a natural alternative to hotels and licensed bed
and breakfast establishments. Websites
marketing condominium units, underground parking spaces and even lockers
to the general public are readily available.
Given the sustained growth in the population of the GTA, the trend of short-term
rentals will only become more prevalent.
Affecting this trend even further are
events such as: the upcoming Toronto PanAm Games in July 2015; and the popularity of the Toronto events such as the
International Film Festival, the Canadian
National Exhibition, the Caribbean Car-

nival Parade, and the Gay Pride Parade.
Needless to say, the hotel and licensed
B&B industries are not happy with the
prevalence of short-term rentals edging
into condominiums. Neither are condominium property managers nor governing boards that have to deal with the complaints and aftermath of such rentals in
buildings where prohibited. The rewards
can be good and sometimes great. The
risks can be high. However, the question
begs, “Is this practice legal?”
Gerry Miller is the managing partner of
Gardiner, Miller, Arnold LLP and a subject matter authority on condominium law
in Ontario. His firm manages a large portfolio of condominium corporations in the
GTA. Mr. Miller states,
“We get this question a lot from our
clients. It is not a question of whether
short-term rental companies are legal.
Companies that engage in marketing
CONDOVOICE SUMMER 2015
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The short-term condominium rental market is not a new fad or phenomena. It has
been around for decades in North America. With the growth of condominiums,
particularly in the Greater Toronto Area
(GTA), the demand and competition for
such product is getting very aggressive
and everyone has an opinion; good, bad,
and sometimes ugly.

short-term rentals are legitimate businesses legally operating to capitalize
on these growing markets.
However, a condominium board of directors has a duty and obligation to enforce the declaration, by-laws and rules
of their condominium community. Part
of the board’s duties and that of the
corporation’s property manager is to
analyze all risks and protect their communities from the negative impacts of
those risks. That is why virtually all
condominium corporations have rules
as it relates to the leasing of units.

The problems arise when owners, and
sometimes tenants without the knowledge of owners, rent out condominium
units on a short-term basis in buildings
where there are specific prohibitions
against short-term rentals and/or do
not register the tenants with property
management.
Condominiums with time limitations
on rentals have communities that expect
stable, longer-term tenancies. It’s up to
the boards and property managers to ensure compliance, meet the expectations
of their communities and to manage risk.

In buildings with prohibitions on
short-term rentals, it is recommended to condominium owners that they
avoid engaging in this type of activity and it is further advised that the
boards and property managers have
zero tolerance if owners or tenants
are breaching the corporation’s rules
or declaration and to be aware of the
consequences of allowing such activity to occur.”
What’s Next?
There is no doubt that this trend will not
only continue, but will grow. In 2011,
New York City implemented a ban on all
short-term rentals (aka: the “Illegal Hotel Law”) in any residence less than thirty
days. Quebec has also implemented similar measures. Heavy fines and other measures have not only been levied against
the owners/tenants involved, but condominium corporations as well for allowing
it to occur.
It is highly likely and anticipated that
GTA authorities from all levels of government will follow their counterparts in
larger cities around the world and start
clamping down on people who engage in
such enterprises in areas where it is prohibited.
The Impact of Short-term Rentals on
Condominium Communities
The Good
Where allowed and after full disclosure
to all owners through the declaration, bylaws and rules, short-term rentals provide
an environment that assists municipalities
in accommodating travellers and visitors.
It also engages individual unit owners as
participants in the growing urban landscape. It also can provide snowbirds with
income while they are away. Managed
properly and professionally, the consensus
is that this type of business adds a lot of
value to municipalities and communities.
The Bad
In communities where prohibited, even uttering the words, ‘Short-term Rental’ to
a property manager, a board member or
security provider can send shivers up their
spines. Why? Frankly, it’s all about risk.
Negative consequences of illegal short-

12
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term rentals can stigmatize communities, negatively affect the brand of a
condominium, create ill feelings, even
provoke lawsuits between residents with
competing agendas, and leave frustrated
neighours with a sense of helplessness in
dealing with the high frequency unknown
neighbours.
Regardless of the trend towards anonymity in major urban communities
worldwide, people feel more comfortable
when there is a greater sense of safety
and security. Short-term rentals can create a, ‘hotel-like’/‘bed and breakfast’ atmosphere that is not consistent with the
intended use, zoning or the expectation
of the population of a condominium community. The anonymity and transient
feel that can be associated with shorter
term rentals is often unwelcome in these
communities. High resident turnover and
increased community anxiety is the unfortunate negative result of illegal shortterm rentals.

what they appear to be. There are cases,
albeit rarely disclosed, where condominiums are being rented by the hour and used
as bawdy houses for prostitution. These
are not in seedy areas but in some of the
A+ buildings in the GTA.
And what about the renters? What about
their rights? In cases that occur more
often than not, the people that rent out
short-term rental units report becom-

ing unknowing victims themselves when
arriving at condominiums communities
that prohibit such activity and who have a
plan in place to bar access to the building.
Trying to find accommodation after being
barred entry, particularly in a saturated
market because of a major event, can ruin
a vacation.
The hangover is often a very time consuming, costly and embarrassing affair.

The Ugly
Unauthorized short-term renters are often not prequalified by the property owner/ tenant, are not known to anyone in
the community and almost always remain
unregistered with property management.
Unbeknownst to some property owners
and property managers, tenants have
re-rented units, parking spaces and even
lockers to non-residents.
There are an alarming number of stories
revealing a disturbing and ugly underbelly of this type of business especially in
communities where such activity is strictly prohibited. Countless cases have been
reported worldwide to police, municipalities, tax agencies, insurance companies,
mortgagees, landlords, etc. where, albeit
with the best intentions, things have gone
very wrong.
Damage to property, amenities, and
neighbouring properties, wild parties,
voiding of insurance, neighbor complaints, police attendances, fights, domestic related violence, prostitution, renter
refusals to leave, noise complaints, disorderly activity, and criminal behavior are
just some of the reported occurrences.
Potential renters in some cases are not
CONDOVOICE SUMMER 2015
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Insurance
Condominiums in Ontario have multilayered insurance policies to protect the
corporation, the owner and the tenant.
All three have different requirements and
coverage needs. In all cases, disclosures
to the insurer must be made on the designated use of the property.
The primary use of a condominium unless otherwise zoned and municipally
approved, is strictly for single family
use designation. In most condominiums,
property managers require insurance
policies from all owners who elect to rent
out their units. The question often asked
is, “Does a deviation in the intended use of
a condominium void insurance?”
Gary Strange is an independent insurance
broker with First Durham Insurance and
Financial Ltd. He is a 32 year veteran of
the insurance industry and specializes in
condominiums in the GTA. He advises,
“Condominiums are unique and unlike
any other type of property when it comes
to insurance. Each insurance policy has
statutory conditions outlining the intended use of the property among other things.
In cases where a designated use is
changed, it must be reported in advance
to the insurer (e.g. from owner occupation
to a rental property). Where the actual use
is prohibited or not disclosed, this could
result in a material misrepresentation or
nondisclosure and unfortunately an insurance claim could be denied. This includes
condominium corporations that have insurance but, regardless of prohibitions on
short-term rentals, allow such activities.”
Other Considerations
The following are important factors to
consider before engaging in short-term
rentals:
Mortgages
Lenders to condominium purchasers require the designated use of the property to
be disclosed prior to funds being cleared
and advanced. Any change of a designated
use must be disclosed to the mortgagee.
Tax Compliance
There is an urban myth that engaging in
short-term rentals is tax exempt; report-

97. (1) A tenant may sublet a rental unit
to another person with the consent of
the landlord. 2006, c. 17, s. 97 (1).
A growing trend is forming where tenants
re-rent (a form of subletting) condominium units on a short-term basis without
the knowledge or consent of the owner or
notifying property management.

Potential renters
in some cases are
not what they
appear to be.
There are cases,
albeit rarely
disclosed, where
condominiums are
being rented by
the hour and used
as bawdy houses
for prostitution

ing such an activity is unnecessary, as
the activity is more hobby than business,
and no one is tracking these smaller businesses. Before anyone engages in such an
activity, the best advice comes from legal
and tax experts.
Such considerations include:
• HST on rentals
• HST on the purchase / sale of a unit
• Income tax
• Municipal taxes (more expensive for
commercial properties)
• Capital gains
Residential Tenancies Act
This is a provincial law that governs
residential tenancies in Ontario. This law
specifically prohibits current tenants from
re-renting (subletting) a property without
advising the property owner:

Regulatory Compliance & Licensing
(Hotel / B&Bs)
Short-term rentals often are considered a
‘bed-and-breakfast’ or ‘hotel-like’ style accommodation. The hotel/ B&B industry
in Ontario is heavily regulated in Ontario.
Health and safety compliance as well as
licensing and the registering of guests
feature prominently in the mandate of hotels and B&B’s. Municipal licensing is also
required to operate hotels and B&B businesses. Noncompliance with any of these
municipal and provincial requirements
can result in substantial consequences to
the owner of a condominium unit and possibly the corporation.
Zoning
Municipalities designate or, ‘zone’ areas
and specific properties before they are
developed and built. Any change to the
designated use of a property must be approved by the municipality. The consequences of short-term rentals may impact
the zoning of an individual unit and a community. Levies and fines may apply set out
by municipalities.
Conclusion
It is inevitable that the discussions and
opinions regarding short-term rentals
will continue and that this type of business will grow. The question that has to
be asked is, “What type of community do
you want?”
Board members and property managers
should be ready for the highly likely circumstances of short-term rentals occurring at their sites and should reach out to
lawyers and subject matter experts on this
topic for advice. Plans should be finalized
well in advance to address this issue. The
time to start preparing for and addressing short-term and unregistered rentals
in your community is not when they actually occur. C V
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Condo of the Year Quarter Finalist
By James M. Russell

A Rainbow
Together
They Found

Top left: David Devere, Top right, Jerry Chizick.
Bottom from left, Fred Khory, Tiffany Leamen,
Alan Biback

P

“Let’s fly way up to the clouds.
Away from the maddening crowds.
We can sing in the glow of a star
that I know of where lovers enjoy
peace of mind.
Let us leave the confusion and all
disillusion behind.
Just like a bird of a feather, a rainbow together we’ll find.”

ROMENADE PARK II resident Gemma
Aragona loves singing Italian songs during her twice-weekly
exercise classes. And one of her favourite songs is Volare, especially the line ‘a rainbow together we’ll find.’

PHOTOGRPHY BY RON JOCSAK

		

And that’s exactly what the residents of Promenade Park
II have found, a soothing rainbow-like oasis of comfort and
convenience far from the stress and pollution that consumes
downtown Toronto. Rising nineteen floors into the Iroquois
sky, Promenade Park II, and her sister, Promenade Park I
CONDOVOICE SUMMER 2015
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From left: Julie Rotolo RCM, Mario Godinho, Aurora Cocja, Richard Goodman

sit near the intersection of Centre St. and
Bathurst in the community first known
in colonial times as Thorne’s Mills, then
Thorne’s Hill, after Benjamin Thorne who
operated a sawmill and tannery in the area.
The modern community of Thornhill has
considerable bragging rights, having been
the home of such celebrities as Group of
Seven Painter J.E.H. MacDonald, basketball star Andrew Wiggins and singers
Anne Murray and Jackie Richardson.
“The amenities are all here,” says Fred
Khory, the Board’s Secretary. “Everything we need…” says the Board’s Treasurer, David Devere, “… is within walking
distance.” David, a native of Winnipeg,
bought a suite even before the shovels
broke ground. Easy access to the essentials has a great deal to do with The
Promenade Shopping Centre, a sprawling
retail complex that boasts 150 stores and
services located directly across the street.
The Board’s Vice-President Jerry Chizick
and his wife were living in a house not far

T

“

he amenities are all
here,” says Fred Khory, the
Board’s Secretary. “Everything
we need…” says the Board’s
Treasurer, David Devere, “…
is within walking distance.”
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JCO & Associates have specialized in the refurbishment of condominium
common elements for over 24 years, offering cost effective, creative solutions that enhance the look and marketability of your condominium. We
pride ourselves in providing the highest quality of service and workmanship.
Please visit our web site at www.jcoandassociates.com to view our current
and past projects or contact us at 416-724-4237.

JCO is a member in good standing with ACMO (Association of Condominium Managers of Ontario), CCI (Canadian Condominium Institute), IDC (Interior Design of Canada) and
TCA (Toronto Construction Association). All our work is guaranteed and can be certified by a Performance Bond issued by Zurich Insurance for performance, material and labour.
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A resident of Promenade Park II enjoys the pool.

from the future site of Promenade Park
II when one day he just decided that he’d
had enough ‘home work’, such as shovelling, electrical repairs, plumbing, and yard
work. “Initially, my wife was reluctant to
move; now she loves condo life and our
suite’s modern, open construction design.”
For the Board’s President, Alan Biback,
downsizing from a house to a condominium enabled him and his wife to pay for
their two kids’ university education, while
the incentive for choosing Promenade
Park II as their next home was “Location,
location, location. I don’t need a car. And
we love the ability just to close the door
and be ready for vacation.”
Promenade Park II’s, two hundred and
two, one to two bedroom suites range in
size from 700 to more than 1,500 square
feet - each with spectacular views. “If I
look north I can see the rides at Canada’s
Wonderland, and south, all the way to
Lake Ontario,” says Jerry. The building’s
amenities, which they share with #100,

P

romenade Park II’s, two
hundred and two, one to
two bedroom suites range in
size from 700 to more than
1,500 square feet - each with
spectacular views.
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The grounds around Promenade Park offer oasis like parkland.

are just as spectacular and include a pool,
putting green, gym, party room, spa, pool
table, hot tub, table tennis and an impressive theatre room outfitted with ten, luxuriously padded, reclining chairs.
In part, because of the convenience of living
in close proximity to one of Canada’s largest
malls and the attraction of residing in a wellrun and well-maintained condominium,
Promenade Park II has attracted a diverse
mix of cultures, young couples, new empty
nesters, seniors and residents’ cats and dogs
- but only those weighing 40lbs or less.
The two Promenades contribute members to the very active Social Committee. Representing Promenade Park II are
residents: Linda Kates, Roz White, Rhoda
Nussbaum, Sheila Spiegel and Shari Borenstein, and representing #100 are residents: Judi Sederoff, Mona Juravsky, Ruth
Greenberg and Carla Levine. Together,
they organize ladies and men’s dinners,

O

“

ur initial budget was
set by the builder and our
first property management
company. Since then, new
budgets were maintained and
even reduced.”
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Gemma Aragona - resident and lover of Italian music!

exercise classes, cards and mahjong, casino trips, community BBQs, wine and
cheese extravaganzas, pizza events, pot
luck dinners, bingo and arrange presentations by various experts who share their
knowledge and experience on the subjects
of CPR, diabetes, health, fire safety, insurance coverage and fraud.
Likewise, the committee responsible for
the two building’s much anticipated lobby
and corridor refresh and redesign is comprised of residents Rhoda Nussbaum and
Sheila Spiegel representing #88 and Judi
Sederof and Miriam Mueller representing
#100. The third resident-led group, the
Promenade Park’s Volunteer Committee,
has been crucial to the condominium’s success as the group supplies the two Boards
with suggestions and new ideas.
Because of their shared amenities and common interests, the Board of Promenade
Park II - Alan, David, Jerry, Fred, and
Tiffany Leaman has worked closely with

F

inding a management
company with the same goals as
the Board’s became a priority in
2013 when the previous company
failed to meet the Board’s, and
residents, expectations.
CONDOVOICE SUMMER 2015
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Promenade Park’s Board from day one.
Unfortunately, when the builder handed
Promenade Park II over to the residents,
the Board was stunned to find that the
builder had left them with a long laundry list of deficiencies. “It took our Board
- which back then included Paul Malin about a year of negotiating to get the critical issues addressed and obtain a settlement,” says Alan.
Promenade Park II’s Board also inherited unrealistic financial expectations.
“Our initial budget was set by the builder and our first property management
company. Since then, new budgets were
maintained and even reduced once our
reserve fund became healthy enough to
sustain required repairs while avoiding
any assessments,” says Alan, who then
adds, “Our goal is never to have to obligate owners with an assessment due to
poor planning. We are, after 4.5 years,
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financially sound and have been able to
fund major garage repairs without an increase in maintenance fees.” In fact, just
recently, residents of Promenade Park II
enjoyed a three-month common element
fee holiday. Even more impressive was
that the ‘holiday’ was based on fees that
the Board had successfully reduced by
12% the previous year.
Part of the Board’s pecuniary success lies
in their skill in monitoring their relationships with contractors. “We actively review
all partner contracts and work to obtain
the best possible services for our building,”
says Alan. For instance, the Board recently
changed their security company to Condor
when that company demonstrated a desire
to work with the Board to improve security and concierge services. Finding a property management company with the same
goals as the Board’s became a priority in
2011 when the previous company failed to

meet the Board and Resident expectations.
Promenade Park II subsequently hired Del
Property Management - a decision that has
worked out well, “We’ve been happy with
Del,” says Alan.
Together, the two Promenade Park Boards
publish a quarterly, two-page newsletter IN THE LOOP, distributed in hard
copy (and coming soon electronically)
to 370 suites that comprise the two towers. The newsletter is in addition to other
communication vehicles: a common area
cork bulletin board, hard copy handouts,
personal telephone calls to their visually
impaired residents and twice yearly town
hall meetings.
Promenade Park II’s Board represents
half of the two building’s Shared Facilities
Committee, which has its own budget and
meets at least once a month to discuss issues
and concerns related to both buildings.

The common areas of Promenade Park II are both comfortable and luxurious.

A large part of the Board’s success is rooted in the deep affinity the Board members
have for the people who manage, clean,
and provide security for their ‘home’. For
example, in 2011, Mario Godinho, Head
Cleaner for the company contracted to
keep the two Promenades pristine, so impressed the Board with his skill and drive
that the Board offered him the position of
Superintendent. Since accepting the job,
“Mario has been instrumental in helping
us save money in maintenance,” says Alan.
“What I like best about working with
the two Boards and our residents is that
we continually work towards improvements in the buildings and the living
conditions,” says Property Manager, Julie
Rotolo, R.C.M. who adds, “No day is ever
the same in property management. In a
single day, we could deal with many issues
that could be owner related, mechanical,
contractor’s concerns and scheduling or
even planning.” Julie, who started her pro-

A

large part of the
Board’s success is rooted in
the deep affinity the Board
members have for the people
who manage, clean, and provide
security for their ‘home.’
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fessional career as a legal assistant, is now
in her 14th year as a property manager
and clearly enjoys her job.
Not even a relatively new building can rely
on its youth, so the two Boards have recently completed repair and renovations
projects that include:
• Installation of automatic accessibility
doors
• Purchase of a defibrillator for the lobby
• Upgrading the security camera system
• Refurbishing their gym
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• Insulating the pipes about the pool
• Repairing garage membranes
• Upgrading the two guest suites
• Repairing the perimeter fencing
• Repairing the patio and railing on the
ground floor

• Replacing their front entrance intercom
system
• Change room refurbishments
• Driveway maintenance
• Replacing some trees/shrubs on the
property

While projects still in the planning stage
are:
• Corridor Refurbishment
• Party room refurbishment
• Additional garage membrane and expansion joint repairs
• Replacing their FOB access system

The Boards of Promenade Park II and
Promenade Park can be proud of their
achievements. Not many condominium
Boards can claim to have managed, much
less successfully completed, such a project
load. And all the while, “The Board continues to investigate preventative main-

From left:   Gabriel Dominguez, Tania Mauro, Michael Magali, Alberto Acevedo (HEAD SUPERVISOR), & Vilma
Padilla of STPH Maintenance Service

tenance programs and conduct energy
audits,” adds Alan.
Promenade Park II is thrilled with their
CCI Quarter Finalist Award, their first
formal accolade, but Alan and the Board,
“hope for many more.”
As for Gemma, well Dean Martin, Frank
Sinatra, Louis Armstrong and Luciano
Pavarotti all sang Volare at one point in
their careers but you can bet they weren’t
doing toe touches or abdominal crunches
while belting out the melody.
Volare was written and recorded in 1958,
the same year that Jerry Lee Lewis’ Great
Balls of Fire reached #1 on the music
charts, Sir Edmond Hillary reached the
South Pole, Willie O’Ree became the first
black player in the NHL and the Russian satellite Sputnik 2 burned up upon
re-entry to earth’s atmosphere. However,
unlike that spectacular space vehicle flame
out, Gemma and her vocal cords are still
going strong - twice a week. C V

“

W

hat I like best about
working with the two Boards
and our residents is that we
continually work towards
improvements in the buildings
and the living conditions.”
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Condominium Safety
By Jeff Jeffcoatt, P. Eng., BDS, RCM
CCI Group Inc.

Condominium
Safety and
Working
at Heights
Proper training, improved
oversight, and compliance
New legislation came into effect on April
1, 2015 regarding Working At Heights,
prescribed for workers on Construction
Projects that come under Ontario Regulation 213/91. Previously, the legislation
called for Fall Arrest training, but there
appears to have been widespread misuse
of the Fall Arrest Certification where the
proper training was not adequately administered by in-house instructors. The
new certification is more stringent, has
more detailed guidelines and has set comprehensive qualifications for any instructors that may wish to deliver the course
for their own company’s employees. There
will also be a registration process, probably through the Infrastructure Health
and Safety Association (IHSA), to ensure
compliance with the prescribed mandatory retraining requirement.

In general, a Construction Project could
be described as work on a building that
requires a Building Permit and/or a Notice of Project (over $50,000.00) with the
Ministry of Labour. In this case, it would
apply to anybody working in a location
where there may be a fall of over 3 metres
to a surface below, or any distance into a
liquid or through an opening in the floor.
This would technically include people
working on high ladders, boom trucks or
scaffolding, or at the edge of a roof. In the
latter case, if there is a parapet wall around
the roof, or some sort of approved railing
or guard system, this may be sufficient. If
in doubt, consult a recognized Health and
Safety specialist.
It should be noted that TSSA has long
required guard rails on a roof walkway

from a staircase entrance to the elevator
machinery room if it is only accessible
from the roof under the guidance of the
elevator code B44. This is to protect their
workers while transiting from the stairs
to their workplace, and the requirements
are quite detailed.
For HVAC equipment and cooling towers,
safe access for service must be provided. If
the equipment is located close to the edge
of an open roof, there should be a guard
rail between the equipment and the roof
edge to protect worker from falling off the
roof. Where this is not provided, then roof
anchors, tether points, along with detailed
instructions on how to use them should be.
It is imperative that the worker be properly
trained and he/she must wear the proper
fall arrest equipment.
CONDOVOICE SUMMER 2015
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It is very important for condominium property managers to ensure that any contractor who may be working on the roof, on a
boom truck, elevated platform, or swing
stage has, indeed, the proper certificate
of training. When it comes to Health and
Safety, it is generally the building owner
that is responsible to maintain a safe workplace and to ensure workers are properly
trained. Obviously if you’re using the contractor, they should train their own people
and you should ask for a letter confirming
that the people working on your site are
trained. Request copies of the certificates
in order to show due diligence.
So what about employees of the condominium? There is another Health & Safety
Ontario Regulation for Industrial Sites
(Ontario Regulation 851, Section 85) that
applies to all workers. If your superintendent, for instance, is going to be working
on ladders to replace lighting in high locations, you must provide full and adequate
training on how to use ladders and stepladders safely. This could be done in the form
of a written Safety Procedure provided to
the worker and signed by him/her to in-

IF YOUR SUPERINTENDENT,
FOR INSTANCE, IS GOING
TO BE WORKING ON
LADDERS TO REPLACE
LIGHTING IN HIGH
LOCATIONS, YOU MUST
PROVIDE FULL AND
ADEQUATE TRAINING ON
HOW TO USE LADDERS
AND STEPLADDERS
SAFELY.

dicate that they understand its contents.
Care must be taken when preparing this
Safety Procedure to ensure that it covers
the legislated requirements. If the worker
can fall more than 3 metres, the required
safety equipment must be provided as
per section 85. Sadly, there are more accidents due to falls from, or improper use
of, ladders in Ontario than any other single cause. Please take the time to ensure
that your staff are properly trained and,

just as importantly, follow those instructions - and use the equipment provided.
Also note that any vertical ladder affixed
to the building, such as those used to access mechanical penthouse rooftops, are
required to have an approved cage-guard
if the ladder is higher than 5 metres (approximately 16 feet). You can check this
quickly by counting the number of rungs
in the ladder - as the spacing is supposed
to be 12 inches between rungs.
While on the topic of written procedures,
condominium corporations should also
have Safety Procedures where there is
any area of potentially hazardous work,
such as changing compactor bins, use of
tractors, lawn mowers, snow-blowers, etc.
It is wise to have the Safety Procedure
sheet signed by trainees to show that they
understand how to work safely and the
hazards involved.” This ensures that the
worker understands the issues, and it also
provides the condominium corporation
with documentation in the unfortunate
circumstance where there may be an accident. Verbal instructions have no weight
with the Ministry of Labour! C V
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Jason Rivait
Aird & Berlis LLP

Joy Mathews
Fine and Deo Barristers
and Solicitors

Audio Podcasts
Now Available!

Listen to the Condo Brothers From Different Mothers
podcast on Owners Meetings at condopodcasts.ca.

416-977-5335

Toronto ▪ Kitchener ▪ Kingston
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In this audio article, Jason Rivait and Joy Mathews
discuss owners’ meetings and address:
• The pros and cons of standardizing proxies
• Important considerations in the use of proxies
• How to determine who should chair a meeting
• How Joy applies his karate background to effectively
handle difﬁcult people at meetings
• The appropriate way to conclude a meeting

Conflict Resolution
By Marc Bhalla, Hons BA, Q.Med.
Condo Mediators

Choose Your
Own Adventure
Put yourself in the shoes
of a condominium director
and take part in this
interactive adventure

You receive an e-mail from your property
manager advising your Board that a unit
owner is suing your condo in Small Claims
Court. The owner is unhappy with the way
she had been treated when unable to pay
common expenses, is alleging an invalid
lien was placed against her unit and is seeking damages. In total, the owner wants
$20,000 from your community. The Statement of Claim is being forwarded to your
lawyer and an update will be provided at
your next Board meeting.
You are surprised by this. You were aware
that there was a non-payment issue involving this unit owner a year or so ago; however, you recall that the matter had promptly
been resolved as the arrears were paid by
the unit owner’s bank. Regardless, you do
not believe that anything wrong was done
and feel that your community cannot afford to throw away $20,000. A lien had to

be registered to protect your condominium
corporation’s interest – as you did not want
to risk unpaid common expenses becoming
unsecured and potentially uncollectible.
At your next Board meeting, you learn
that your lawyer is preparing a defence and
would like a representative of the Board to
be a witness for trial. You agree to make
yourself available as needed.
Several months pass. Your manager advises that a pre-trial conference took place;
however, there was no progress to report.
A trial date has been set. You learn that in
communicating with the self-represented
unit owner, your lawyer feels that she may
be open to attempting mediation. You are
informed that while you are not required
to mediate, mediation presents a chance to
save the cost and time involved in going to
court, and may offer a chance to preserve
relations with the unit owner who brought
about all of this.
Initially, the idea of trying to preserve a re-

lationship with someone who has sued your
beloved community for $20,000 because
she did not pay her common expenses angers you and you wonder what can possibly
be accomplished at mediation. You want to
protect your community and do not want to
compromise, so why should you?
A fellow director on your Board has participated in mediation in the past and explains
that it can provide a chance to better understand why the owner has created the issue,
though it offers no guarantees of resolution.
You can explore settlement options without
being forced to commit to anything. Unlike court, you retain control of the outcome – as does the other party. That said, if
settlement is not reached, mediation has the
potential to add cost and delay in resolving
the dispute.
What do you do?
To litigate, go to page 50
To mediate, go to page 37
CONDOVOICE SUMMER 2015
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ILLUSTRATION BY STEVEN GUARNACCIA

The following article is a tonguein-cheek work of fiction, inspired
entirely by real life events

Did You Know?

FREE CondoVoice magazine archives dating back to 2002 are available online at
www.CondoVoiceMagazine.ca These archives offer a vast resource of information on a variety
of condominium related topics of particular interest to new and experienced Condo Directors.
Whether you are looking for information on condo finances, insurance issues, AGMs, Board
meetings, maintenance issues or legislative updates, be sure to utilize this valuable resource.

New!

The tablet edition of Condo
Voice magazine’s archive dating back to
Summer 2013 is now available free in iTunes.
Visit www.CondoVoiceMagazine.ca
to access the link to subscribe and your
tablet will alert you when new issue are
added for you to access from our achive
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ComField

Property Management Services

Where Value and Community Count
Providing Property Management for:
• CONDOMINIUMS
• Residential
• Retail
• Commercial
• Industrial

• EQUITY
CO-OPERATIVES
• INVESTMENT
PROPERTIES

CONTACT: SUZANNE BOTNICK
Business Development Manager

Tel: 416.640.6730 x.119 • Fax: 416.932.9435
2171 Avenue Road, Suite 303, Toronto, Ontario M5M 4B4
suzanneb@cfdi.ca • www.comfield.ca
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Choose Your Own Adventure – continued from page 35

You listen to the owner and feel bad for her
predicament but also believe that the owner was
treated as anyone else would in similar circumstances.
It is unfortunate but unavoidable in your view
Mediate
The mediation is scheduled and, at your
next Board meeting, a resolution is passed
confirming your authority to settle. You
are provided with some documents to review in preparation and start to contemplate different ways in which the matter
might be resolved.
Mediation day arrives and while you have
better use for a vacation day off of work,
you decide to make the most of it. You are
hopeful that you can reach settlement and
put all of this behind you.
You arrive at the mediation with your
property manager, meet your lawyer
and enter the mediation room, where the
mediator and the unit owner suing your
condo await. Introductions are made and
the mediation gets underway.
The unit owner explains that she was not
able to make ends meet after she lost her
job. That is why she did not pay her com-

mon expenses. Your lawyer explains that
your condo had to register a lien within
3 months of non-payment to secure payment and that the legal costs involved are
also secured under it.
You listen to the owner and feel bad for
her predicament but also believe that the
owner was treated as anyone else would
in similar circumstances. It is unfortunate
but unavoidable in your view.
Offers of settlement are presented and
involve your condominium paying back
to the owner the interest and legal costs
attributable to the lien. This is unacceptable to you. While you have a better idea
of where the owner suing you is coming
from, the mediation concludes without
settlement. You report back to your
Board that you are proceeding to court
after all… and share the unfortunate circumstances that impacted a member of
your community which gave rise to the
situation.

In the months that follow, you have a
couple of chance encounters with the unit
owner suing your condo. At first, you
simply exchange pleasantries with one
another but after the third or fourth time
that you run into her, the owner enthusiastically shares that she has found new
work and you congratulate her. The owner
also mentions that she has been thinking
about some of the discussions that took
place at mediation and would like to revisit the possibility of settling the matter.
You reply that you will let your Board and
property manager know to see what can
be done and are hopeful that the issue can
now be resolved.
In the weeks that follow, further settlement discussions are scheduled. Eventually, an offer is presented which would put
an end to this ordeal. It is by no means a
perfect solution as your community would
be required to cover its own legal costs for
defending the court proceedings that have
been initiated to date, but could very well
cost your community less than proceeding to trial, even if you were to win. Your
Board decides to mull things overs.
To find out whether or not your condo
settles, discuss this article with 2 other
people. If everyone agrees to accept the
settlement offer, congratulations your
case is closed! If anyone prefers to reject
the settlement, go to page 50 and litigation. This settlement offer remains available until you take the stand. C V
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MA P L E R I D G E

Community Management
At MRCM we never forget
that the communities we
manage are places people
call home, and the service
we have the honour of
providing directly impacts
their quality of life and
the appreciation of their
property values.

ACMO 2000 certified

1984 - 2014

SERVICE

Industry leaders and innovators

Proud members
of the communities we serve

5753 COOPERS AVE., MISSISSAUGA, ON L4Z 1R9 T 905-507-6726 1-855-507-6726 F 905-507-6722 W MRCM.CA
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Condominium Finances
By John Warren, CPA, CA
Adams and Miles LLP Chartered Professional Accountants
John Warren and Brian
Horlick discuss in a recent interview how this
article from 2007 remains
relevant today and they
speak to comparing common element expenses
in the first of a two part
podcast available at
www.condopodcasts.ca

+

CV

condovoice

Audio Podcasts
Now Available!

The Myth of Cents per Square Foot
A cautionary tale of two comparable buildings
At Annual General Meetings (AGMs)
that I attend “cents per square foot” comes
up periodically, always in the context that
whatever condominium community I am
at is paying too much in common element
assessments compared to surrounding condominiums as expressed by this
magic calculation. It is also clear that the
Board should correct this problem by reducing fees without reducing services, a
process somewhat akin to waving a magic
wand and expecting the problem to disappear – it only happens in the movies.
Occasionally these cents per square foot
calculations can give rise to substantial
discontent and, in the extreme, requisition
meetings to remove directors. This is unfortunate because comparisons based on
cents per square foot never, never express
the financial realities of the condomini-

ums so compared. Using this calculation
to compare condominiums is like using
a chain saw to sculpt a copy of a famous
statue; people may recognize the result
but nobody should pay a lot of attention.
Now, never is a strong word and I am prepared to agree that somewhere, at some
point in time there may be two or more
condominiums that can be realistically
compared based on this measure, but that
rare circumstance, if it exists, only proves
that comparing condominiums based on
cents per square foot and expecting useful
results is a myth.
Now, as it happens, I have two condominiums in my portfolio that, by looking at
them, you would think are comparable;
they are located within sight of one another about the same distance from the

same subway stop; they were built by the
same developer, are about the same age,
offer identical services and amenities, are
managed by the same management company, have about the same size grounds to
look after; look to be more or less the same
size and even look alike architecturally.
If any two buildings look to be comparable it would seem to be these two and
therein lies a cautionary tale. Before we
proceed to the comparison of these buildings, we should discuss the factors that
impact cents per square foot to be able to
understand why the calculation is so problematic. In order of importance they are:
suite size, number of units, services offered
and age of building.
Suite size is the most significant factor because, other than heating and air condiCONDOVOICE SUMMER 2015
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ILLUSTRATION BY CLAYTON HANMER

(This article is a reprint as it first appeared in the Spring 2007 issue of CondoVoice.)

Comparisons based on cents per square
foot never, never express the financial
realities of the condominiums so compared
tioning, most costs do not increase or decrease with increases or decreases in suite
size. To illustrate let’s use two mythical
buildings of 200 units: building A with an
average suite size of 1,500 sq. ft. and building B at 1,000 sq. ft. Concierge services
24 hours a day, seven days a week and 365
days a year in each building will generally
employ one person around the clock and
will cost each building the same amount,
roughly $140,000. For A that calculates to
3.8 cents per square foot, while for building B it is 5.8 cents per square foot; same
service, different cost per square foot. This
will also be generally true for services like
elevator, electrical, mechanical, heating
and air-conditioning, cleaning, management and landscaping. So the first rule is
that buildings are only comparable if their
suite sizes are pretty much the same.
The second most important factor is number of units and for much the same reasons as suite size; costs do not increase
with each additional unit, they increase
in steps. To use another example, the cost
of elevator maintenance is much the same
as long as there are three elevators even
if there are 10, 12 or 16 units per floor.
Cost increases substantially only when it
is necessary to have four elevators to service the building. To illustrate the issue
however lets go back to our two mythical
buildings with concierge service but now
they have the same suite size of 1000 sq
ft and building A is 15 stories with 150
units while building B is 15 stories with
210 units. Both will contract for the same
level of concierge service as the increased
number of units in building B typically
does not warrant more the one person
around the clock and so we can again use
a cost of $140,000. For A that calculates to
7.7 cents per square foot, while for B it is
40
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5.6 cents per square foot. Again, same service, different cost per square foot and this
will also generally hold true for the other
services mentioned under suite size. So
the second rule is that buildings are only
comparable when the number of suites is
similar.
Services offered is next and covers such
things as whether or not both condominiums have a concierge and for the same
amount of time each day; whether they
both have services such as pools, whirlpools and saunas which cost a lot to heat
and maintain, fitness centers; whether or
not cable TV is included in common element assessments and whether suites are
individually metered for utilities. Obviously two buildings with different services
will have different cents per square foot
even if all other factors are comparable.
So the third rule is that you have to have
virtually identical services to compare
buildings.

Last is age of the building. You can never
compare a brand new building to an older
building because new buildings operate
under a budget that the developer set and
marketing considerations generally make
the first year budget low. It can then take
the condominium two or three years to
increase fees to a level sufficient to pay for
the actual costs necessary to operate the
building and to properly fund the reserve
for major repairs and replacements. It is
common that new buildings have to raise
their fees 40 to 60 percent over the next
three years, so if cost per square foot was
36 cents in 2005 it is likely to be somewhere between 50 and 60 cents per square
foot by 2008. Further, a building now 15
years old has probably had reserve fund
studies prepared over the years; has followed them and so has money on hand to
pay for major repairs and replacements as
they come up. A building that is 35 years
old, on the other hand, probably did not
fund its reserve adequately in its early
years as the impact of an aging building
was not so clearly understood in those
days and may now be forced to raise fees
substantially and even assess owners to
cover the required costs of major repairs
and replacements.
Now the cautionary part, even though the
two buildings mentioned at the beginning
of this article seem to be quite comparable
there are problems if current cents per
square foot is the only measure used. Table
1 is a summary of these buildings for their
2005 fiscal period.

Table 1
		

CONDO 1

Age 		

CONDO 2

22 		

20

2005 Surplus (deficit)

$

50,000

$ - 30,000

Reserve fund contribution

$ 475,000

$ 300,000

Reserve fund contribution increases
inflation

40/12/12

Recent sales price

forecast in % inflation		

$ 375,000

$ 475,000

Recent sales per sq. ft.

$

$

Number of suites (10% more in condo 2)		

234

253

222		

245

1,360 		

1,700

Average suite in livable square feet
(25% more in condo 2) 		
Total assessments (CEA) (11% more in condo 2)

$1,670,000

$1,850,000

Average CEA per suite per month

$

$

Average cents per sq. ft. per month 		

625

46		
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So, what’s the conclusion? Well I can
hear it now, Condo 2 is definitely the better bargain, same amenities and services,
bigger suites and all for $5 more a month;
mind you another $100,000 is needed to
buy there. Unfortunately for those who
bought in 2005, this is no longer true and
though the indications were there, they
would most probably not be fully considered in their purchase decision; Condo 1
has a surplus while Condo 2 has a deficit; Condo 1’s reserve contributions are
$475,000 and forecast to increase only by
inflation while Condo 2’s contributions are
$300,000 and are forecast to increase by
40% in 2006 and 12% in both 2007 and
2008. The 2006 financial statements disclosed the following:

per square foot calculations as happened
when Condo 2 raised its reserve contributions sharply while Condo 1 special assessed to fund reserve expenditures.

they say, slim to none. Consequently, as I
opined at the start, it is a myth that effective comparisons of condominium communities can be made based solely on cents
per square foot calculations.

The inescapable conclusion is that the
chances that you can find even two condominiums with similar numbers of
suites and suite sizes, which offer identical amenities, are about the same age and
which have the same current financial
condition and future prospects are, as

John would like to express his thanks
to Brookfield Residential Services Ltd.
who conduct extensive research in this
area and who made their data available to
him. Without their assistance this article
would not have been possible. C V

What We Found:
• Condo 1 raised CEA 1.6%
to $638 per month or 47
cents per sq. ft.
• Condo 1 assessed
$350,000 for building
envelope and lobby
refurbishment
• Condo 2 raised CEA
9.9% to $696 per month
or 41 cents per sq. ft.,
most of the increase
due to increased reserve
contributions.
• Condo 2 special assessed
$80,000 to recover prior
and current deficits
If Condo 2 had put all its reserve increases
in excess of inflation into 2006, its 2006
fees would be approximately $805 per
month or 47 cents per sq. ft., the same as
Condo 1. So what are we to conclude from
all this. First, even buildings that look
comparable like these two may not be a
good match. Second, even if we can properly adjust cents per square foot calculations for the four key factors today, there
is no guarantee for the future. We would
expect that the Condo 2 with larger suites
and more units would have lower cents
per square foot and this was the case in
2005 but it did not hold true after that year.
Third, special assessments distort cents
CONDOVOICE SUMMER 2015
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CCI Committee Update
Communications
Committee:
Chair:
Marc Bhalla
Members:
Brian Horlick
Sue Langlois
Andrea Lusk
Joy Mathews
Megan Molloy
Jason Rivait
Shawn Pulver
The Communications Committee is pleased to report that
the launch of the Condo Voice
app in Apple News Stand went
better than expected and many
members now have access to
tablet editions of our award
winning magazine easily
on their iPads and iPhones!
Don’t have an Apple device?
No problem! You can access
the electronic on-line archive
of Condo Voice dating back
to 2002 by visiting www.
CondoVoiceMagazine.ca.
Members of CCI Toronto can
also look forward to the continued circulation of free audio
podcasts on an array of topics
of interest with the release of
each issue of Condo Voice. New
CV+ podcasts accompany this
summer issue and are available
on iTunes, SoundCloud and
42

CV

CONDOVOICE SUMMER 2015

directly from our website.
Visit www.CondoPodcasts.ca
for easy access to them in the
format that works best for you.
Happy listening!!

Education
Committee
Chair:		
Tania Haluk
Members:
Pamela Boyce
Bob Girard
Nancy Longueira
Richard Pearlstein
Ben Rutherford
Sally Thompson
Bill Thompson
Watch for another series of
Condo Connection Education
Videos coming in the fall of
2016! The education committee will be overseeing the
filming of nine new videos
on June 23rd on a variety of
condo related topics. These
videos, with returning host,
Murray Johnson will be
hosted at www.yourcondoconnection.tv and will also
be available on YouTube.
Registration is now open for
our fall course dates – visit
www.ccitoronto.org/education to book your course
dates!

Membership
Committee
Chair:
Vic Persaud
Members:
Chris Antipas
Brian Antman
Brenda Hooper-Rowland
Henry Jansen
Doug King
The membership committee
continues to be busy visiting
various management companies around the Toronto
area to spread the word on
the many benefits of joining
CCI Toronto. They also met
with members of the Yonge
Corridor Condominium Association (YCCA) in early June
to talk about CCI and also to
do a presentation of CCI’s Living Well in a Condominium
Seminar to the many members
of the YCCA who attended the
meeting. If you are part of a
local neighbourhood Condominium Association and would
like to book a presentation
with CCI, please contact us at
info@ccitoronto.org. Membership renewal notices for 20152016 were recently mailed to
all members so watch your
mailboxes for your renewal
notice and renew early!!

Condominium
Advanced
Practices
Program:
Chair:
Marc Bhalla
Members:
Patricia Elia			
Mo Killu
Josh Milgrom			
Ernie Nyitrai
Bill Thompson
We are pleased to report that
the program being developed
for directors, by directors now
has both a name and launch
date! Join us at the 19th Annual
Condominium Conference
hosted by ACMO/CCI-T at
the Toronto Congress Centre
on Friday, November 13th
at Session 3D for the official
launch of CondoSTRENGTH.
The committee is spending the
summer months preparing for
the launch and is in the process
of actively seeking the contribution of additional condominium directors to help build
our initial toolbox of resources.
If you are a condominium
director and have insights that
could benefit fellow directors,
please feel free to contact us.

The Condovoice
“Selﬁe” Photo Contest

CCI Toronto is conducting a photo
contest that is fun and easy to enter.
C Voice
condov
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THE CONDO

BOOM!

A SPECIAL REPORT

PART TWO

Increased

a Citizen and Condo
How Can You - Asa Vital
Part in This?
Resident - Play

VIGILANCE!

Toronto

Toronto and Area

=

C
and Area

Chapter

Enter before midnight on August 31, 2015 for
your chance to win pre-paid VISA Gift Cards!

1st place - $250; 2nd place - $100; 3rd place - $50
All you need is Condo Voice and a camera!
1.

Take a Picture of the
Condo Voice in an
interesting location

2.

E-mail your
photo to
info@ccitoronto.org

This contest is open only to Ontario residents who are members of CCI Toronto and non-members who attended a course
presented by CCI Toronto in 2015. The winning picture will be determined at the sole discretion of CCI Toronto’s Communications Committee. By entering the photo contest, you grant CCI Toronto permission to publish and otherwise circulate your
picture in Condo Voice magazine and by way of its social media accounts and website. CCI Toronto is not responsible for
any entries which are not received for technical or other reasons and encourages all participants to verify that their entry
has been received prior to the submission deadline. Please contact info@ccitoronto.org with any questions or concerns.
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Attention Photo Enthusiasts:

We Want Your
Condo Photos!
CCI is calling upon condo residents, owners, and/or directors to
send us your best condo photos in the following categories:
1.
Best
Rooftop
Spaces

2.
Best
Balcony
Views

3.
Best
Landscaping/
Gardens

4.
Best
Main
Lobbies

5.
Best
Holiday
Decorations

6.
Best
Recreational
Areas

The top winner within each category will receive a $50 prepaid
Visa Card. All photos must be original and must be submitted
electronically in high resolution format. Photos taken must be of
the condominium’s common element areas vs. in-suite.
This contest is open only to Ontario residents who are members of CCI. Photos selected
will be determined at the sole discretion of CCI Toronto’s Communications Committee.
By entering the photo contest, you grant CCI Toronto permission to publish and otherwise circulate your original picture in Condo Voice magazine and by way of its social
media accounts and website. CCI Toronto is not responsible for any entries which are
not received for technical or other reasons and encourages all participants to verify that
their entry has been received prior to the submission deadline.
Please contact info@ccitoronto.org with any questions or concerns.
9
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Special
Projects
Committee:

successful networking
dinner was attended by over
50 attendees who heard a
fantastic presentation on
Utility Costs in condos. In
case you missed it – a repeat
performance will be held
on September 17th at the
Novotel Hotel in Mississauga. Visit www.ccitoronto.
org to book your seat early!
A seminar on Condo Fraud
– Recognize the Signs was
also organized and held on
June 16th. Thanks go out
to our excellent panel of
speakers and all those who
attended !

Chair:
Ernie Nyitrai
Members:
Bob Girard
Brian Horlick		
The Special Projects
Committee has been busy
hosting and planning
several hot topic seminars.
On April 16th an extremely

Volunteer
Resources
Committee:
Chair:
Murray Johnson
Members:
Dale Kerr
Mo Killu
Sue Langlois
Ernie Nyitrai
Ashley Winberg
Months of work and organization came to fruition on May
19th when the volunteer

Resources Committee hosted
the 1st Annual CCI-T Volunteer
Recognition Event at the Spoke
Club on King Street. Over 50
CCI –T volunteers who actively
serve on the board and on various committees were invited to
attend an evening of fun,
networking as well as a short
presentation on reading body
language. Feedback from all who
attended was positive and work
will begin soon on planning
next year’s event. Our thanks
go out to all the volunteers who
put in countless hours to support
CCI-T and to help improve the
lives for all those who call a
condominium home.

CCI-T Welcomes New Members
Condominium
Corporations
DCECC # 0264
MTCC # 0702
MTCC # 0717
MTCC # 1398
PSCC # 0862
PSCC # 0943
TSCC # 1497
TSCC # 1863
TSCC # 2350
TSCC # 2364
TSCC # 2408

C Voice
condov

Everapps Inc.
(O/A Evercondo)
Grant Yim

Business Partners
SO CLEAN Carpet,
Upholstery & Duct
Cleaning
Majid Adel

G4S Secure Solutions
(Canada) Ltd.
Jack Schmidt

Certified Building
Systems
Melissa Kois
NEWHAPP
YEA Y
R!
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ICS (Integrated Contracting Solutions Inc.)
Ryan Boyko
MGR General Contracting Services
Rosemary Sangiorgio
Orkin Canada
Rob Quinn
RBG Security Inc.
Ron Boyko

Individual Members
H. Bhalla
P. Blower
R. Croghan
B. Jani
Y. Khayeri
P. Villani Cocchi
Professional Members
Maria Durdan
SimpsonWigle LAW LLP

Advertise in the award-winning

CondoVoice!

Your advertisement will appear in print as well as online!
CONDOVOICE SUMMER 2015

CV

45

member

NEWS

CCI Word Search Puzzle
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energy services to the condominium market.

Energy Savings. We offer a wide range of energy
saving retrofits including Building Automation Systems, CO
Monitoring Systems,Variable Frequency Drives, Sub-Metering,
and Lighting.We also take care of the entire incentive rebate
process for you.
Expertise. We have Professional Engineers, Certified
Energy Managers, Certified Engineering Technologists, Building
Systems Engineering Technologists, Electricians, and LEED
Accredited Professionals on staff.
We are proud members of:

Contact us today to book a free
energy assessment of your building!
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The Provident Energy Difference.
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For more information, including a full list of our services, please visit
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New Committee Member Profile:

Marnie McBain,
Owner,
McBain Property Management Inc.
Marnie was first exposed to the condominium
management field in 1981 when her mother,
Marilyn McBain, returned to the workforce.
Marnie listened at mealtimes for the sometime
humorous and sometimes frightening stories
that Marilyn would tell of a day in the life a
condominium manager. In 1986, Marnie joined Browell and
Wallace as a replacement condominium administrative assistant to cover off summer holidays. By the summer of 1989,
Marnie was covering the portfolios of vacationing property
managers at Wallace McBain and Associates, under the tutelage of her mother and Andy Wallace. After exploring several
other career options following university graduation and trying to distance herself from her mother’s successful career in
condominium management, Marnie returned to the field and

received her RCM in 1999. She found that condominium management was addictive and no two days were ever alike; just
what her gypsy soul needed!
Marnie has worked with and trained under several successful
condominium managers and is now proud to make Peterborough her home and place of business. As Marnie begins the
process of bringing professional condominium management
services to Peterborough and the Kawartha Lakes region, she
has hosted two successful condominium owners’ information
seminars and will be hosting a joint ACMO, CCI, McBain
Property Management Inc. seminar for condominium owners and directors in Peterborough in September. Marnie has
recently been appointed as Chair of the newly formed Peterborough & Kawartha Lakes CCI expansion committee and she
will be sitting on a panel of experts at the CCI/ACMO National
Condominium Conference in November.
Marnie is an active member of both ACMO and CCI-T and
looks forward to the upcoming changes in the Condominium
Act and the professionalism that the anticipated changes will
bring to the industry.

CCI Was
There!
Delegates from CCI attended the recent
CAI condominium conference in Las
Vegas. From left: Vic Persaud, Bill
Thompson, Sally Thompson,
Tania Haluk and Michael LePage

CCI Toronto Board members Henry Jansen (left) and Armand
Conant (right) were on hand at the CCI Toronto Booth at Springfest this year to greet delegates and spread the word about the
many initiatives and activities of CCI-T!
CONDOVOICE SUMMER 2015
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2014 Condo Of The Year Gala Awards
Presentation to West Harbour City

Left to Right: Mario Deo, CCI-T President, Victoria Trottier – West Harbour City President, Brian Horlick, CCI T Past President,
Hameed Malik – West Harbour City Treasurer, Behind Hameed is Brian Antman, CCI-T Director, Lia Messina – West Harbour City
Vice President, Lucy Constancio – Property Manager, Michael Noguera – West Harbour City Vice President.
Missing is: Michelle Mathias - West Harbour City Secretary

The 2013-2014 CCI-T Condo of the Year
Winner has had their custom designed
street sign installed and they celebrated
in style with a Residents’ Party held on
April 21st, 2015 to commemorate this
special recognition. Residents, Management, and CCI Toronto representatives,
Mario Deo, Sally Thompson, Brian
Horlick and Brian Antman were on hand
to enjoy the festivities!
CondoVoice readers first learned of West
Harbour City’s many accomplishments
when their corporation was featured
in the Spring 2014 magazine issue as
a contest quarter finalist. At the 2014
CCI-Toronto Annual General meeting,
the board was thrilled to learn that
their corporation had been selected as
the grand prize winner for the year and
preparations quickly began for the party
and for the design of the entry sign.
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The celebratory party was very well attended and there were many smiles with
congratulations all around. The Board
of West Harbour City reported that the
photo of the newly installed plaque was
one of the most popular posts on their
community Facebook page. They said
that winning the award was not only a
terrific way to acknowledge the work that
they have done in the community, but it
has also encouraged board, management,
staff and residents to continue to excel
and improve so that they can live up to
their reputation!
The “Condo of the Year” award was
initiated by CCI-T in 2009 to share the
successes of condominiums that are
well-governed and offer great places to
live. Many of the quarter finalists over
the years have overcome challenges or
have initiated unique programs that

Entry sign prize commemorating their selection
as the CCI Condo of the Year.

make them special. West Harbour City
is a great example of a condo that has
succeeded through good governance and
an emphasis on community spirit.
If you know of, or live in a condo worthy
of the Condo of the Year recognition,
consider nominating them today – details
and nomination forms can be found on our
chapter website at: www.ccitoronto.org.

member

NEWS

Mark Your Calendars!
Level 101 Course

Level 200 Course

Marriott Hotel
475 Yonge Street, just north of College
Tuesday September 29th, 2015
7:00 to 10:00 p.m.
Cost: $130 for members,
$230 for non-members – plus HST

Novotel North York Hotel
3 Park Home Avenue
Tuesday November 3rd, 10th,
17th and 24th, 2015
7:00 to 10:00 p.m. each evening
Cost: $295 for Members,
$395 for Non-Members – plus HST

Level 102 Course
Novotel North York Hotel
3 Park Home Avenue
Wednesday October 14th, 2015
7:00 p.m. to 10:00 p.m.
Cost: $130 for Members,
$230 for Non-Members – plus HST

Networking Dinner and Seminar
Seminar Topic: Utility Jolt –
Shocked Again!: Strategies to
Contain Escalating Utility Costs
in Condos
Novotel Mississauga Hotel,

For further course information or to register online visit: www.ccitoronto.org/Education

3670 Hurontario Street, Mississauga
Thursday September 17th, 2015
6:00 to 9:00 p.m.
Cost: $55 for members,
$65 for non-members
(members can bring a friend for an extra
$40) – Plus HST

Annual ACMO/CCI-T
Condominium Conference
Toronto Congress Centre – 650 Dixon Road
– NORTH Building
Friday November 13th and Saturday November 14th, 2015
Visit www.condoconference.ca for pricing,
registration and event details!

Twitter Chat Highlights

On March 3, 2015, CCI-Toronto hosted its fourth online Twitter Chat. Guest tweeters Chris Jaglowitz, Katherine Gow and Shawn Pulver contributed to an interactive discussion focused on important considerations for condominium purchasers. The information shared at this informative event is not only of interest to
prospective condo buyers, but also to realtors, directors and others impacted by the transfer of condominium units.
The following are some highlights from the chat, the full capture of which may be viewed at https://storify.com/CCIToronto/condochat-condopurchasing

Our next Twitter chat will take place in the fall with Tim Duggan, Robert Weinberg and Warren Kleiner guest tweeting on the topic “I AGMs”. Further
details, including Frequently Asked Questions and resources to assist you in preparing to participate, are available on our website: www.ccitoronto.org.
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Litigate – continued from page 35
You receive documents from your lawyer’s
office, along with a list of questions that
you will be asked when you take the stand.
You review the documents, practice your
answers and pay closer attention to the
testimony that you see witnesses provide
on television.
The big day arrives and while you have
better use for a vacation day off of work,
you decide to make the most of it. After
all, you take your responsibility as a director seriously and look forward to bringing
this matter to a close – especially as you
are confident that you will prevail!
You arrive at the courthouse and find a
list that references your case. You note the
room assigned to you and that your case is
listed fourth on the list.
When you look up, your heart skips a beat
as you see the owner who has caused all of
this enter the room. As you ponder if you
should acknowledge or ignore her, your
phone rings - it is your property manager
looking to meet up. You agree to meet outside of your assigned courtroom in a few
minutes and proceed to the waiting area
directly outside of it.
There, your lawyer greets you and acknowledges the presence of the owner
suing your condo as she approaches
the courtroom. Your lawyer then goes
into the courtroom to check in and the
owner follows. You remain in the waiting
area outside of the courtroom with your
property manager. When your lawyer
emerges from the courtroom, you are informed that the trials ahead of yours are
expected to take up the bulk of the day
and your trial may be adjourned; however, you should stay and wait in case another courtroom becomes available. Your
lawyer returns to the courtroom and you
and your property manager continue to
wait outside of it.
As the court breaks for lunch, your lawyer advises that no other courtrooms are
available, the trial has been adjourned
and that a new trial date has been set in
3 months’ time. You head home disappointed and feeling that your time was
wasted.
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When you return to court again, your trial
is adjourned once more as, again, no courtrooms are available to hear your matter.
This further frustrates you.
When you attend a third time, your trial
proceeds. You enter the courtroom, take
a seat next to your property manager and
stand when the judge enters the room. As
the trial begins, your lawyer instructs you
and your property manager to wait outside until you are called to give testimony.
You return to the waiting area that you
now know so well.
You wait outside the courtroom amazed
at how little your time is valued but glad
that the trial is finally taking place.
When your time comes, you are called
in and directed to stand in front of a
podium. You confirm your name and
capacity for the record, promise to tell
nothing but the truth and start receiving questions. As you answer, you are
told to slow down and speak up into
the microphone by the court clerk,
who wants to ensure that everything
said can be captured for transcription
purposes. This is intimidating and uncomfortable but you feel that you are

getting through your questions alright
and your lawyer seems satisfied with
you as you wrap up.
With your testimony complete, you are
allowed to remain in the courtroom. You
look forward to seeing the judge put the
matter to rest once and for all. You watch
your property manager take the stand and
take in the concluding arguments from
the unit owner and your lawyer. It is much
more exciting on television.
As the time comes for a decision, you sit
at the edge of your seat, anxious to hear
the result… only to learn that the judge is
reserving a decision and you will have to
wait again. You give the owner who sued
your condo a dirty look as you leave the
courtroom and vow never to forgive her
for creating this whole ordeal.
To find out the result of your case, you need:
(i) a pair of dice; and (ii) an empty drawer.
Close your eyes, roll the dice into the drawer and close it without looking. Six weeks
later, open the drawer. If you rolled an even
number you won the case and if you rolled
an odd number you lost it. Either way it cost
you money, but that is the price of justice.

Condo Act Reform
By: Armand Conant B. Eng., LL.B., D.E.S.S. (Sorbonne)
Chair, CCI-T Legislative Committee
With assistance from
Sally Thompson, P.Eng. Synergy Partners

The Condominium
Legislation
has Arrived!
Reform to the Condo Act and Licencing
of Property Managers Bill 106
At right: Minister of Government and Consumer Services, David Orazietti announces the introduction
of new Condominium Legislation on May 27th, 2015. Behind the Minister is MPP, Han Dong.
Well it is finally here! After nearly 2 ½
years of broad-based public consultation
(and over 10 years for those of us who have
been working on legislative reform – aka
the joint CCI/ACMO Legislative Brief), on
Wednesday May 27, 2015 at 3:20 pm the
Ontario Government tabled Bill 106, called
the “Protecting Condominium Owners
Act, 2015”.
It certainly was an exciting day with the
Minister making the announcement at
9:00 am from the top of a downtown condominium building surrounded by construction cranes. Many would have seen the
news reports, media coverage, email blasts
and social media circulations that day. It
was so gratifying to see the culmination
of the incredible work of so many in the
industry over the past 10 years.
The legislation actually consists of two
statues: (a) An Act to Amend the Condominium Act, 1998; and the “Condominium
Management Services Act, 2015 (licensing

of condo property managers). It will also
amend the Ontario New Home Warranties
Plan Act – i.e. Tarion - and other relevant
legislation.
The government has said that the legislation is designed to address five key areas
of reform:
1 Dispute Resolution
2 Consumer Protection for Owners
and Buyers
3 Financial Management of Condo
Corporations
4 How Condos are Run (i.e. governance)
5 Condo Manager Licensing.
Although the Bill was tabled in the Legislature on May 27th, it was not published until
May 29th. Since this issue of CondoVoice
went to print immediately thereafter, we
cannot analyze the two statues – that will
be done over the next many months and in
ongoing future articles – but we do want to
provide an overview of a couple of the key
issues; and discuss the future steps in the

legislative process.
The Bill is posted on CCI (Toronto)’s website and if you wish to see it on the government’s website, the link is http://bit.ly/
Bill106 . As mentioned in CCI (Toronto)’s eblast to members, for an outline of the government’s policy outline for the legislation,
go to http://bit.ly/Bill106KeyPolicyIssues.
It is interesting to note that the government
is not introducing a new Condominium
Act, rather they are amending the present
Act. But don’t let this fool you, the changes
are extensive and significant.
You will also find that the legislation lacks a
lot of detail. The government decided that it
would be best to set out the structure/skeleton of the law in the statute, but leave the
detail to the Regulations (which are easier
to amend in the future) and through the
two new “authorities” to be established (to
license managers and the Condo Authority - which have been referred to in the past
as the Condo Office). The regulations will
be drafted with broad based consultation
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including the public, condo owners and the
condo sector.
The following is a brief summary of three
of the government’s five areas of reform.
How Condos Are Run, i.e. governance, and
Consumer Protection will be discussed in
the next issue of CondoVoice.
FINANCIAL MANAGEMENT
Many are of the view that good, transparent financial management is the foundation
of a successful corporation and community,
and if this is set correctly from the start, it
will reduce the other problems and stresses
that arise out of the various interactions. It
was seen as critical to make changes to the
Act to minimize the need for dispute resolution in tandem with providing assistance
with dispute resolution.
To this end, the legislative goal was to give
owners more information about financial
matters affecting their investment and
more control over important changes. The
legislative changes had to strike a balance
between: (a) giving condo boards sufficient
flexibility to authorize work that needs to
be done; and (b) the risk of mismanagement
if boards have too much leeway in spending
decisions.
The government recognized that there
have to be situations where the Board
should be able to carry out alterations or
changes to the common elements, assets of
the corporation, or services (Sec. 97) without notice to owners. These include:
(a) To comply with a shared facilities agreement;
(b) To ensure the safety or security of those
on the property or prevent imminent damage;
(c) If the change does not involve spending
more than $30,000 or 3% of the budgeted
common expenses for the current fiscal
year, whichever is less;
(d) If the spending would not be seen as materially limiting owners’ or residents’ use
or enjoyment of their units, the common
elements or any assets;
(e) If a law requires the modification, e.g.
to comply with fire codes and accessibility
laws; and
(f) If the modification is for other purposes
set out in any regulations.
The following are more of the many finan-

cial management legislative changes.
1. Notice of Off-Budget Spending - a condo board would have to notify owners
within a specified time if it proposed
an expense exceeding the budgeted
amount by more than a set margin.
Regulations will determine the margin,
the form of the notice and the time for
notification.
2. Communication and Education – Every
condo corporation will have to prepare
an annual budget covering not just the
operating account but also the reserve
fund.
3. Maintenance and Repair – greater certainty and clarity as to who is responsible for what and how the Declaration
may modify this, including clarity as to
an owner’s responsibility for reimbursing the corporation for its costs. The
terms “repair” and “maintain” will also
be clarified so that each will have a distinct meaning.
4. Reserve Funds – As we know, many reserve funds are too low to meet their
corporation’s needs, especially in older
properties, which can lead to significant
increases in common element fees or the
imposition of special assessment. In addition to the regulations establishing
what constitutes a “major repair”, the
legislation has several provisions to deal
with these concerns:
• Adequacy of Reserve Funds – The
present Act does not define the term
“adequate.” Regulations under the new
legislation will establish how adequacy
would be determined for reserve fund
studies, the board’s required funding
plan, and the required contribution for
the reserve fund.
• Purpose of Reserve Funds - Broaden
the purpose of reserve funds to include
major repair to units if a corporation has
an obligation to repair units, and other
items set out in the regulations (e.g.,
legislated changes and energy-saving
projects).
• Expert Opinion on Reserve Fund Balance - If the reserve fund drops below
the level set out in regulations, it would
be mandatory to obtain an outside opinion on whether the corporation should
conduct a study on the adequacy of the

fund before the next normally scheduled
reserve fund study.
• First-Year Reserve Fund Contribution
– Developers will be required to set out
in the first year budget, the amount to be
paid into the reserve fund. The regulations will set out how that amount will
be calculated, although the method has
not yet been decided.
• Accountability for a First-Year Deficit
– Developers will be liable any shortfall that arises through non-compliance
with the regulations for calculating the
first year budget reserve fund contributions.
THE CONDO AUTHORITY
This is a significant enactment. It will be
what is called a “delegated administrative
authority” which means it will be a selffunded, not-for-profit corporation, essentially independent of government (similar
to what the travel industry and 7 other industries in Ontario have).
It will, amongst other things, provide:
1. Affordable access to quicker, accessible
and lower cost resolution of disputes
primarily between corporations and
owners;
2. Online resources and self-help tools,
case management and mediation to
prevent easy-to-resolve disputes from
being tied up in costly and time-consuming legal proceedings;
3. A tribunal (different than the Landlord/
Tenant or Human Rights Tribunals). It
will have the power to make binding
decisions that would be enforceable as
if they were a court order. Existing dispute resolution mechanisms would still
apply to disputes outside the tribunal’s
jurisdiction, and the Ontario Divisional
Court would hear appeals from tribunal
findings on questions of law.
The jurisdiction of the tribunal will be limited, but may include enforcement of declarations, by-laws and condo rules; procurement processes; access to the corporation’s
records and procedures for requisitioning
an owners meeting. It will be mandatory to
follow the tribunal route if the dispute falls
within the tribunal’s jurisdiction. Certain
disputes will be excluded, such as disputes
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relating to liens, amalgamation and termination of corporations and real property
rights. Many issues have yet to be determined, such as who can be a tribunal member and their training and necessary skill
set. These will be developed in the regulations and by the Condo Authority. Rulings
will be published in order to create a database of precedents. It is hoped that these
precedents will permit self-help, allowing
parties to resolve more disputes without
intervention.
4. Education and awareness for condo
owners about their rights and responsibilities, and the basics of condo living
and how it differs from other freehold
ownership.
5. Education for condo directors (mandatory education for first time condo directors).
6. A registry of all condo corporations in
Ontario, including their boards of directors and contact information.
7. A guide for condo buyers, setting out
unit owners’ roles and responsibilities
The initial set up costs of the authority will
be paid for by the government, but after
that, it will have to be self-funding. It is
proposed to have two primary sources of
funding: (a) a small fee to corporations - approximately $1.00 per unit per month, i.e.
$12.00 per year per unit; and (b) User fees
– at the tribunal level for pursuing a dispute
beyond the self-help stage.
LICENSING OF CONDO PROPERTY
MANAGERS
The second statute contained in Bill 106 is
the Condominium Management Services
Act, 2015. This statute and its regulations
will require:
• a compulsory licensing system for condo
managers and management companies
• training and education for managers;
and
• a code of ethics
In considering the issue of licensing of managers, the government had to keep in mind
that a significant number of corporations
are self-managed (particularly smaller corporations outside the large urban areas).
Thus, the legislation will set the criteria or
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A long sought after
and necessary
regulatory scheme,
with teeth, will
be in place to
govern condo
property managers
threshold when someone who is managing
that corporation will have to be licenced,
e.g. the director who is managing his/her
corporation.
To deal with this Act and the licencing,
discipline and regulation of condo property managers, the government will be
establishing a second and distinct authority. This authority will also be an administrative authority similar to the Condo
Authority – i.e. stand alone, arm’s length,
self-funded, not-for-profit corporation, and
its employees would not be members of the
Ontario Public Service.
The initial start-up costs of the licensing
authority will be paid by the government.
After that, it will have to be self-funded.
Its source of funding will be licensing fees
collected from individual managers and
management companies. The Authority
would set its own budget and fees in accordance with the processes and criteria
approved by the Minister of Government
and Consumer Services.
The Act’s regulations will establish the
qualifications to be a licensed manager and
the process for obtaining a licence, with appropriate transitional rules. The Authority
will decide on the required education curriculum, and so far the indications are that
it will be similar to ACMO’s RCM courses.
There will be disciplinary “teeth” in this
Act as licenced managers can have their
licence suspended or cancelled (and thus
take away their ability to make a living as

a manager), and anyone convicted of an offence under the proposed statute could be
liable to a fine of up to $50,000 or imprisonment of up to 2 years less a day. Management firms could be liable to a fine of up to
$250,000. The Licence Appeal Tribunal
would hear appeals against licensing decisions of the Registrar.
The proposed Act also authorizes the Minister of Government and Consumer Services to establish a code of ethics through
regulations, and a disciplinary committee
could review alleged code of ethics violations.
Therefore, as has been strongly advocated
by ACMO and CCI, a long sought after and
necessary regulatory scheme, with teeth,
will be in place to govern condo property
managers. This can only help rebuild the
relationship amongst condo owners and
residents with management and the Board.
Where do we go from here?
The next step is for Bill 106 to receive Second Reading, then it goes to Committee
Hearings at which all stakeholders are
invited to attend and make depositions,
suggestions and comments. Then these
deliberations will be analyzed, any changes
made to the legislation and then it will go to
the Legislature for Third Reading and then
Royal Assent. However, it will not become
law until it is proclaimed – which will only
be after the regulations have been drafted
and approved.
No one can be sure of the timing, but in
his speech, the Minister indicated that he
hoped Committee Hearings would start
this fall with Royal Assent by the end of
2015, and then the regulations could be finished by the end of 2016 and the legislation
become law.
So the journey is not nearly over. In fact,
some have called it the beginning and there
is still a tremendous amount of work to do.
However, there is no doubt that May 27,
2015 was a monumental day for the condo
industry in Ontario.
Hold onto your britches everyone as it
will be an exciting and perhaps bumpy
ride. I have thoroughly enjoyed it, and
look forward to contributing further.
Stay tuned. C V

Condo Utility Costs
By Ernie Nyitrai,
Chair, CCI-T Special Projects Committee

The Utility Jolt…
Shocked Again
CCI-Toronto recently held
a seminar dealing with issues
surrounding the everincreasing costs of utilities
The average high rise condominium in
Ontario spends approximately 40% of
its annual budget on utilities. With water in Toronto increasing in the range of
9% per year for what everyone expects
to be forever, some are calling water the
new hydro. Due to the loss of the Ontario
Clean Energy Benefit and the newly announced 7% increase to hydro delivery
charges, we can all expect a 15% increase
to hydro costs come January 1, 2016.
Natural gas still remains one of the most
unpredictable utilities and with the adjustment per cubic meter of six and half
cents, we are already seeing gas prices in
the range of 21 cents.
CCI – Toronto recently held a seminar
dealing with issues surrounding these
ever-increasing costs of utilities. Murray
Johnson, Vice-President of Brookfield Condominium Services who is a recognized expert in energy management delivered an

electrifying (pun intended) presentation.
With over 50 directors of condos across
the GTA and many energy consultants
in attendance, Murray focused on some of
the key strategies for all three utilities. A
unique formula that showed how investing
in building energy strategies could give as
much as a 100% return on investment in
a single year was perhaps one of the highlights of the presentation. The presentation demonstrated that it is indeed possible for condo directors to manage their
energy usage, make this usage as efficient
as possible and make the financial investment that will not only save money in the
long run but also use these savings to keep
the condo’s maintenance fees manageable.
In discussing energy retrofits, Murray
emphasized a number of principles that
should be in place in order to realize sustainable savings:

The first principle is that energy reduction should be at a cost but not at
ANY cost. This means that you need to
understand what the savings will be, for
the expenditure you are making. Ideally,
the payback of the investment should be 3
years or less. If the payback takes longer,
you need to be aware of that when making
the investment.
The second principle is that you
should not use the savings in energy
to reduce your maintenance fees.
At best, the savings can be used to keep
these maintenance fees the same for a
number of years. The savings can also be
used to augment any of the costs incurred
in spending on the items identified for replacement in the reserve fund. In short,
the savings become generated surplus
revenue used to offset further efficiencies,
end of life replacement and measurement
and verification.
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The third principle is that it is vital that
you undertake an energy audit study
(there are a number of consultants in this
field that can help you in this endeavor).
This study will identify the current energy usage in your building and will also
identify those areas needing attention to
lessen your energy demand. By it’s very
nature, this study identifies the “low
hanging fruit”, requiring very minimal
investment, as well as those which will
need to be addressed through your reserve fund funding timelines.
In discussing water, the presentation
focused on plumbing audits, toilet inserts and toilet replacements. Murray
emphasized that plumbing audits should
be done in both the common elements
areas as well as the individual units. If
not done in the units, the effect of these
audits is minimized. Simple steps such
as replacing leaking flappers can reduce
water costs by as much as 5% according
to Statistics Canada.
If your building is older (20 or more
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replacement, the labour for a plumber to
exchange leaking faucet cartridges and
washers resulting in further savings.
Murray suggested that plumbing audits
can pay for themselves in savings in less
than a year.

Left: Ernie Nyitrai, CCI-T Director,
Right: Murray Johnson, Vice-President of Brookfield Condominium
Services and CCI-T Director

years), the toilets may use at least 12
liters per flush. Newer ones currently
can use as little as 3 liters per flush. The
presentation focused more on adjustable
toilet fill valve inserts rather than filling landfill with perfectly good porcelain. Water audits could also include, in
addition to the corporation paid flapper

In conclusion, Murray offered these
insights when looking ahead:
• Don’t procrastinate; generate savings
now,
• Don’t reduce your maintenance fees,
• Accrue savings for the next project
from the generated surplus resulting
from lower utility costs,
• Think of energy efficiency as riding
the energy train, keep going, and accumulate savings,
• Be ready for the next technology by
putting some of your savings in the
reserve fund,
• Adjust your reserve fund accordingly.
The feedback from those in attendance
was so great that CCI-Toronto will be
looking to offer a repeat of this presentation. See page 51 for further details. C V

Condo Fraud
By Edmund Leong, B.Comm, CPA, CA
Tator, Rose & Leong Chartered Accountants

FRAUD:
Eyes Wide Open

Looking at fraudsters directly in the eyes
is a difficult thing to do; accusing them of
such is even more difficult. With condo
reserves increasing well into the millions and the industry booming, there is a
heightened attraction to take advantage of
condominiums. The best defence on fraud
is to understand it both from the perspective of risk exposure as well as from experience. Furthermore, setting proper
controls as well as tone from the top as a
proactive measure adds that second line
of defence.
Fraudsters have become more sophisticated in their dealings and in many cases they
take advantage with related party transactions. These transactions come about
when two or more parties have a common
interest where there is common control,
family relations and as well when two parties do not act independently of each other.
To be clear, not all related party transac-

tions are fraudulent, as there are certainly
economical benefits in terms of efficiency
as well as reduced fees in working closely
with those you can trust. However, where
things go wrong is when the related parties work against the best interests of the
condominium. It is not illegal to conduct
related party transactions; however, if
management and the board wish to do
so then the rules must be clear and must
be well managed. The tone from the top
should convey the message that any related party transactions that are not clearly
disclosed should result in negative consequences. A good control is that when
engaging a related party, the relationship
should be disclosed in the proposal. To
provide further accountability, competing
proposals should be provided in contractual arrangements and evaluated by those
who are not part of the related party.
Those who commit fraud either have been

doing it all their lives or there may have
been some form of financial trauma which
caused them to turn to illegal activities.
Both profiles are difficult for those in our
industry to filter out; however, there are
signs. Habitual fraudsters will have some
form of track record which may have left
a trail in the past. Therefore, it is always
a good control to perform the necessary
background checks before engaging any
service provider to the condominium.
The power of search engines on the internet can come up with considerable background on those who will be engaged with
a high level of trust. Certainly where there
are areas of high level of trust, referrals are
very useful as well as background checks
relevant to the degree of authority and
should be investigated and documented.
The other form of fraudsters arise from
financial trauma such as a result of poor
or failing business ventures, gambling addictions or a change in personal lifestyle.
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ILLUSTRATION BY JASON SCHNIDER

Awareness and the
concepts of fraud should
be continually evaluated

If you personally had
several million dollars
in a bank account or
in your investment
portfolio, if would be
wise that you focus
most of your energies
to nurture that
investment as well
as to ensure it is
safeguarded.
The signs are not necessarily conclusive
and certainly care must be exercised in
making accusations. The best approach
is where there is known financial trauma
there should be heightened awareness by
the condo board members and to increase
the scrutiny of such transactions. Care
should always be exercised when calling
out fraud as I have seen too many times
false accusations that will damage long
term relationships and create a general
sense of distrust. However, where fraud
exists, documentation of such activity is
essential to build up the case. It is the condominium board’s responsibility to provide oversight and investigate fraud if they
suspect it has occurred. However, it is not
in their best interest to act as prosecutor.
After obtaining the necessary facts, the
board should seek legal guidance as well
as communicating the suspected fraud to
their auditor.
Auditors use risk assessment to evaluate
where a potential misstatement would be
likely to occur. Often the risk areas exist
where there is a strong level of bias and
where there are large material transactions. It is also most efficient for condominium boards to focus in on the evaluation of risk as a preventative measure
against fraud. Risk differs industry by
industry; however, with respect to condominiums, the high risk areas occur where
one party exerts a high level of control and
also in the reserve fund where the majority
of the condominium’s assets are held. If the
board is entrusting the condominium to
those who are in control of it, it is essential that there is regular communication
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and reporting of significant decisions as
well as regular monthly financial reporting. If you personally had a several million dollars in the bank account or in your
investment portfolio, if would be wise that
you focus most of your energies to nurture
that investment as well as to ensure it is
safeguarded. This should not differ in condominium governance as regular inspection of the investments is a good control
against fraud. A condo board has the right
to communicate directly with their bank
as well as with their investment advisors
to ensure that the investments have proper access controls to such funds. Gaining
online access to view the activity of such
funds is a simple way to manage your risk.
Looking for control weak spots should
also be a regular activity that the board
discusses and reviews on a regular basis.
Given there is flux in the board members
themselves, management companies as
well as suppliers, the board has even a
tougher task to deal with these moving
targets. Where change does occur then a

new evaluation process should take place
to assess the risks, perform due diligence
and evaluate what controls have been put
in place to safeguard this new situation.
A good example of a control weakness is
where bank accounts have recently been
changed; however, setting up the signing
authority was just “looked after”. Every
board and management company exercises different protocols; however, in the
end it is up to the board to ensure that
safeguards are in place.

Many condominiums invest substantially in preventative maintenance measures
such as fire safety, elevator inspections
and the list goes on. However, it is puzzling when owners in condominiums
corporations under 25 units elect to not
have an audit. The Condominium Act
has a provision to allow for smaller condominiums to exempt themselves from
the audit as long as there is unanimous
consent from all owners. Many believe
the intention of the Act was to provide
safeguards in place to protect condominium homeowners by mandating annual
audit requirements. Just because there is
an exemption, it does not alleviate the
smaller condos from fraud or financial

misstatement risk. Having an annual audit for condominium of all sizes ensures
that all parties to the condominium know
that there will be a third party who acts
on behalf of the owners and who is independent to alert the board of areas for
material misstatement and fraud if so
encountered. To be clear, the auditors’
role is not intended to actively seek situations where fraud may have occurred.
It is, however, their role to be skeptical
that it may exist and to investigate and
disclose fraud when it has occurred. With
this role, auditors can act as a deterrent
against fraud and it is in many ways the
auditors’ presence that acts as a preventative measure. If fraud does occur, the au-

ditor can independently bring this to the
attention to management and the board
and limit the exposure by suggesting improved internal controls.
Maintaining a highly trusted and respected condominium industry requires
the responsibility for all those involved to
set the tone for a low tolerance of fraud.
Certain rules must be put in place with
respect to proper conduct and to set appropriate disciplinary action for those who
wish to test our waters. The awareness
and the concepts of fraud should be continually evaluated in order to safeguard
owners’ investments and the confidence
in the condominium industry. C V
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Timely ideas, insight, inspiration
and information of particular
interest to condominium owners

Condo Etiquette

Here’s What Our Members Had to
Say……
Violating the ‘No Pets’ allowed rule. This
is actually in our corporation’s Declaration
but it is very difficult to enforce and Management companies are often not good at this.
– Stephen C.
I would say that parking is a big issue. We
have limited spaces, and sometimes cars
just park temporarily where they can. I
think that if a parking spot owner isn’t
upset then it really shouldn’t bother other
owners because no harm or damage is
done. Another one is a motorcycle parked
in front of a car where both vehicles are
owned by the same owner. It poses no
immediate threat, danger or potential
fire hazard. Personally, I think that it is a
fight that you will never win.
– Melanie C.

Condo Etiquette is a regular CondoVoice
feature whereby condo residents, owners
and directors can share their thoughts on
a variety of common (or not so common!)
condo etiquette situations. For this issue,
we asked readers:

Are you a condo bad
boy/bad girl?
Which rule in your condominium community is the easiest to get away with
breaking? Why?

The easiest rules to break are those that
cannot be easily attributed back to you
once the “crime” has been committed.
Not picking up after your dog, disposing of
garbage in a way that you are not supposed
to, etc. Partaking in these activities comes
with great risk though as if you get caught
there is little you can do to spare yourself
from embarrassment and potentially being viewed as responsible for other condo
crimes as well. As thrilling as it may be to
get away with one, even if just for the sake
of convenience, the cost can involve your
reputation within the community!
– Jeff W.

While we appreciate your contribution, we regrettably cannot offer any guarantees that your submission will be published in view of volume limitations.
The publication of submissions is at the sole discretion of CCI Toronto’s Communications Committee and your submission of the content provided above is
considered to be your full and final release of any ownership rights thereof. Please contact info@ccitoronto.org with any questions or concerns.
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Condo Recycling

condominium

owners

By Derrick Tuyl,
Pragma Tech Ltd.

Reducing
Environmental
Impact
Cost Effective Recycling and
Waste Management Strategies

Over the past couple of years, there has
been substantial change in the managing
of waste materials. For buildings located
within the City of Toronto, the implementation of a “fee for service model” targeted
at garbage removal has increased operational budgets substantially. The current
model allows 0.9585 cubic yards per unit
/ per year, with a rebate of $185.00, and
the assumed compaction ratio of 2:1. As
this program has been in place for a number of years, the importance of recycling
and waste diversion has become more
prominent to reduce waste removal costs.
A proactive board can assess predictable
future needs, create a comprehensive solution and eliminate poorly considered,
piecemeal short term investments.
Where to start? – Building Review
Resident populations require clear, con-

cise and repeated communications. Revised, accountable staff protocols are key
elements for success. Behavioral changes
do not happen overnight. Boards that
have succeeded in effective cost control
and landfill diversion have undergone a
thorough review, understanding several
variables and then developed a comprehensive strategy. There will, no doubt, be
some growing pains, so boards should allow for flexibility and minor adaptations.
Repeated, understandable communication
is a must to ensure goals and targets are
achieved. Your condo corporation’s program implementation timetable may be
complete or phased, depending on the review elements.
Step 1 – Waste Reduction
Garbage Bin Quantity Set Out for
Collection
Historically, on the scheduled days, staff
place every bin with any garbage in it out
for collection. If each bin is not full you are
paying too much!

Traditionally, most multi residential compactor bins are exchanged at less the 30
percent full!!
Today’s technology allows the compactor
to tell staff when it needs to be exchanged,
generally reducing lifts, bin exchanges
and clean-ups by staff when bins are disconnected by the packer by as much as 5060 percent!
By monitoring bins’ fullness, we have seen
waste costs and levy fees plummet, purely
as a result of a suitable monitoring system.
Fullness Monitoring System
Monitoring your compacted bins for fullness, as well as tracking the number of
recycling bins and organics put out for
pickup, can reduce waste removal costs
and help you understand the effectiveness
of the recycling and organics programs
in place.
Suppliers can outfit your compactor with
CONDOVOICE SUMMER 2015
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a monitoring system that will notify staff
when the bin is full. The monitoring system offers an automated web based, wireless communication of the fullness and
operational status of the compactor, thus
providing transparency and accountability. The system sends alerts via email and/
or SMS to cell phones advising when bins
are ready for exchange. It also provides notification of equipment disruption events
with troubleshooting tips, thus saving
third party service costs.
The system facilitates the tracking of the
loose garbage, recycling and organics
containers. Tracking recycling containers
will allow you to gauge the effectiveness of
recycling and diversion programs in place
and allow for tweaking or re-working of
programs where necessary. Secured website access is available for designated users
facilitating waste diversion to track and
collect data. This information can act as an
audit tool to reconcile collection invoices
and predict the ideal time for repairs or
replacement, thus limiting expenditures
on obsolete equipment.
You can enhance waste diversion efforts
by informing staff and residents of current diversion success, keys to successfully
motivating everyone to take part in waste
diversion initiatives and save on costs.
Step 2 – Recycling Program Options
The first step to ensuring successful landfill diversion is to ensure recycling is con-

Monitoring your compacted bins for
fullness, as well as tracking the number of
recycling bins and organics put out for
pickup, can reduce waste removal costs
venient for the residents. One way is to set
up a system of small bags or containers in
every suite to store separate materials for
recycling.
Provide information in a manner that can
be easily understood and plan a smooth
transition with simple changes for all residents. Most municipalities will have various signage and flyers available for you,
so use them. You may need to consider
posting additional signs for your individual building’s needs. The average resident
is often confused about recycling and unsure of what to recycle or how. Recycling
evolves differently from one municipality
to another and systems can even vary by
each individual condo.
Get everyone involved – consider a site
assessment from a qualified vendor. Balance staff and residents’ roles and cost out
these elements. Review your options and
determine which are preferred. Enable
the Board to choose a plan coordinated
with simple, repeated communication to
boost waste diversion. Long-term infra-

structure investments should be considered with an understanding of pending
program compliance variables.
Recycling reduces disposal requirements
that will become increasingly more expensive. There are basic predictable budget impacts including increased landfill
fees and transportation costs (due to improved diesel heavy truck emissions and
fuels) and other general costs of living.
Communicating the cost savings opportunity with members of the community who
bear such costs can help encourage them
to embrace efforts to reduce the community’s contribution to the landfill.
Summary
Recycling programs usually take a while
to “ramp up” so it is wise to get a head
start. Be sure to contact your municipality
to understand the programs here today
and what’s coming. You are also wise to
choose a progressive and reliable supplier
to advise you of your best options regarding further infrastructure investments
that you may be required to make. C V
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The Last Word
By Bill Thompson, BA, RCM, ACCI, FCCI
Malvern Condominium Property Management

When is Enough
Really “Enough”

ILLUSTRATION BY JASON SCHNIDER

A Property Manager’s “Tongue in
Cheek” Perspective on Technology

I am a self-professed lover of technology. I
love gadgets, I love new ways of doing things
and I love advancement! I have come to terms
with the fact that I will always be seeking the
next great thing and paying ten times what
everyone else will pay in less than two years
when it becomes mainstream. I can accept
that as a genetic weakness that I got from a
virus on my computer. I will lovingly refer
to it as “E-bonehead virus” because I realize
it is just something in the air these days, and
it is sweeping through the population like
“Ebola”. My latest phone can ring in thirty
seven languages even though I only speak
one. It can translate all of my e-mails to English, even though I have never received an
e-mail that was not in English. It can tell me
any trivial fact that I may need to know, like
“What is the population of Whitehorse?” or
“How many drops of water are contained in
a litre?” Who could live without all of that
information and convenience at their fingertips? The time that I can save not having to
look up all of that information is obviously
worth its weight in microprocessors.
I can reminisce back to a day when I carried a
suitcase with a forty pound battery in it, and
68
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a full sized military style communication
phone strapped on top. I remember paying
$1.25 per minute, and having to be forced to
buy minutes in thirty minute bundles! I remember getting the first facsimile machine
in the office and marvelling at how someone anywhere in the world could send me
an image of their letter, even if it was hand
written, and I received it on my end on a long
roll of thermal imaging paper that needed
to be cut with scissors between pages. I remember my first Commodore 64 processor
(the grandfather of the portable computer)
and the graphing printer with its four colour
pens attached on the carriage fed paper from
the box and marvelling at how simple it was
now to make a graph of a bunch of figures.
Technology has never stopped amazing my
simple mind and making me yearn for more.
The only drawback that I have ever seen
with all of these technological advancements is that people actually expect you to
use them at work! People expect that because
you have the hardware, you should be able
to be more efficient! The problem with that
thinking is, that thirty years ago, nobody
actually expected you to answer the “Mobile” phone. It was for show! It was for building a huge right bicep! It was to show your
status in the world! Nobody ever asked me
to graph their figures for them. They were

satisfied that I could do it if I wanted to. Not
any more my friends! Now they expect you
to answer that mobile phone. They expect
you to answer that text, reply to that e-mail,
respond to that tweet, like that post, and
send that document complete with graphics,
3D renderings and full colour renditions in
HD photo quality, and they expect them all
at the same time…NOW! It doesn’t matter
that you may be busy, because they saw that
you were on Facebook, liking someone’s pic,
and that you re-tweeted something within
the last hour, so you must be available. There
is no longer an “on the clock” and “off the
clock” for business. Now you have to excuse
yourself for being unavailable with an autoresponder, so even when you can’t respond,
someone tells them that you can’t respond.
“We are sorry that Bill has taken a vacation
on a remote desert island with no power, or
cellular signal. He will have very limited access to e-mail, or the internet, and therefore
will not be able to respond in a timely basis.”
Do you know what happens next? They respond and say, “Really? A desert island”…
and then they attack your Facebook page to
trash your customer service levels, because
you are obviously avoiding them.
I know that I love technology, but I also
know that our instant gratification from
technology is ruining my life. Help! C V
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