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#LifeIsGolden

I

t is hard to believe that it has been 10 months since
the start of our new Covid-19 lives. There’s a saying
that time flies when you are having fun – this is certainly true when it comes to our Chapter!
We held a successful Annual General Meeting on
October 21, 2020, at which Richard Elia, Carole Booth,
Ed Keenleyside, Kevin Shaw, Joe Gaetan and Sally-Anne
Dooman were elected to the Board of Directors of the
Chapter. Since that time, new positions on our various
Committees have been assigned and many new projects
are already in the works. As well, I am happy to report
that we continue to have very strong participation and
attendance at our virtually held educational courses.
In keeping with the mandate of the newly established
CondoTalk seminar series – to provide no-cost, informative and practical solution-based
webinars, the latest CondoTalk focused on the expansion of the powers of the Condominium
Authority Tribunal. As this webinar was a very hot topic that ignited a lot of conversation
amongst the speakers (Chris Jaglowitz, Patrick Greco and Victor Lee) and questions from
attendees, we subsequently held a part 2 and will likely be holding a part 3 in the near future.
The next scheduled CondoTalk - Lockdown Lowdown, was held on December 9th. This
CondoTalk focused on the role of the board of a condominium, and the extent of its authority
pursuant to recent caselaw, we also discussed practical tips and shared our experiences over
the past couple months.
The Professional & Business Partners Committee held a webinar on major construction
projects, which included a panel comprised of Craig McMillan, Ryan Griffiths, Kevin Shaw,
Patrick Greco and Gail Cote. The webinar focused on best practices and practical tips of major
construction projects and condominiums. The committee is now busy planning the Rapid Fire
Legal – Q&A, being held on March 25th.
The Education Committee recently held our Introduction to Condos webinar which was
presented by Richard Elia, Bilal Mirza and Michelle Joy. This webinar will be held again in
March, 2021. The committee is now busy finalizing the Enhanced Directors Course being held
in February, 2021 and a new webinar – Lawyers, Guns and Money, being held on January
28th.
Thank you to our members for their continued support, including our professional partners
that sponsor our webinars on an ongoing basis. Such continued financial support has enabled
our Chapter to provide cost efficient and no-cost educational resources to owners, directors,
property managers and those servicing the condominium industry. As well, thank you to the
volunteers that graciously offer up their time to write articles for Condo News and their
lunchtimes and evenings to present, and generally be available to assist in providing invaluable
resources to our members.
On behalf of the Board of Directors of the Chapter I would like to wish everyone a wonderful
Holiday Season and all the best in the New Year!
Maria Durdan, B.A., LL.B, ACCI (Law)
Condo News – WI NTER 2020
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Property Management Guild Inc.

Golden Horseshoe Chapter
of the Canadian Condominium Institute
Box 37, Burlington, Ontario L7R 3X8
Tel: 905-631-0124 | Toll Free 1-844-631-0124
Fax: 416-491-1670 | Email: admin@cci-ghc.ca
Website: Website: www.cci-ghc.ca

2020-2021 Board of Directors
PRESIDENT

Maria Durdan, B.A., LL.B., ACCI
(Member Finance Committee, Member Ron Danks Award
Committee)
PAST-PRESIDENT

Nathan Helder, B.Sc.
(Member Ron Danks Award Committee)
VICE-PRESIDENT

Sandy Foulds, RCM, BA
TREASURER
Tony Gatto, CPA, CA
(Chair Finance Committee)
SECRETARY

Gail Cote, RCM
Member Professional & Business Partners Committee,
Communications Committee
BOARD OF DIRECTORS

Carole Booth, B.Ed., M.A.
(Board Liaison Communications Committee,
Member Education Committee, Member External Relations
Committee, Member Governance/Policy Committee)

Sally-Anne Dooman, RCM
(Member Education Committee)

Richard Elia, B.Comm., LL.B, LL.M (ADR) ACCI
(Board Liaison Education Committee)

Joseph (Joe) Gaetan, B.G.S.
(Chair External Relations Committee,
Member Governance/Policy Committee)

Tom Gallinger, BBA, FCIP
Ed Keenleyside, B.A., CCI (Hon's)
(Board Liaison/Chair Governance/Policy Committee,
Member Education Committee, External Relations Committee)

Kevin Shaw, B.Tech (Arch. Sc)
(Board Liaison Professional & Business Partners’ Committee)

Stephanie Sutherland, BAS (Hons), LL.B., ACCI
(Co-Chair Conference Committee, Member Professional &
Business Partners Committee)
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Canadian Owned and Operated

2020-2021 Board of Directors

2020-2021 Board of Directors
PRESIDENT

SECRETARY

MARIA DURDAN, BA, LL.B, ACCI
SimpsonWigle LAW LLP

GAIL COTE, RCM
Property Management Guild

VICE-PRESIDENT

CAROLE BOOTH, B.Ed, MA
Halton Condo Corp 0116

ED KEENLEYSIDE, BA, CCI DSA

SALLY-ANNE DOOMAN, R.C.M.
Director of Condominium Management |
Wilson, Blanchard Management Inc.

KEVIN SHAW, B.Tech. (Arch.Sc.)
Cion | Coulter Engineers & Building Scientists

RICHARD A. ELIA, B.Comm., LL.B.,
LL.M.(ADR), ACCI
Elia Associates

STEPHANIE SUTHERLAND, BAS (Hons),
LL.B, ACCI
Cohen Highley LLP

SANDY FOULDS, RCM, BA
Wilson Blanchard Management Inc.
PAST PRESIDENT

NATHAN HELDER
Gelderman Landscape Services
TREASURER

TONY P. GATTO, CPA, CA
Tony P. Gatto C.A.

JOSEPH (JOE) A. GAETAN, B.G.S.
TOM GALLINGER
Atrens-Counsel Insurance Brokers

Thank You to our sponsors:
Main webinar sponsor:

Webinar sponsors:
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Are you still stressing over holding your
Annual General Meeting virtually this year?

WE CAN HELP!
As a member of Golden Horseshoe Chapter - Canadian Condominium Institute, GHC-CCI will offer
our technical expertise and the use of our Zoom platform to host your AGM.
Golden Horseshoe Chapter will supply
the following:

You will still be required to prepare
everything needed for your AGM:

This service is available for smaller
condo’s as follows:

• Zoom Pro platform (including polling
through Zoom)
• Conference call number for those not
able to connect through zoom
• Any confidential voting requirements
through an online survey link
• A technician to run the event in the background
• Set Up link and any recording requirements
• Set Up polls
• Launch Polls and surveys
• Tech help/troubleshooting

•
•
•
•
•
•

1-19 Units - $250 + HST
20 – 49 Units - $350 + HST
50 – 80 Units - $450 + HST

Powerpoint
Script
Host
Collection of proxies
Minute taker
Polling/voting questions and choice of
answers
• Distribution of your AGM package
• Provide GH with name/emails of participants

This service is only being offered to small
condominium units that are members of
GHC-CCI and is on a first come, first served
basis.
If you are interested in using our services
please email us at admin@ghc-cci.ca with
the date and time of your AGM, and we will
get back to you with our availability.

Thank you for being a member of GHC-CCI!
8
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Managing Successful Projects in Your Community:
A Project Management View

FEATURE

Craig McMillan, RCM,
CMCA, CAPM, ACCI
Maple Ridge Community
Management Ltd.

Managing Successful
Projects in Your
Community: A Project
Management View

Y

our Board of Directors and Property Manager review upcoming Projects for the community, these projects may be identified in your Reserve Fund Study or may be an
opportunity to enhance the curb appeal of the community outside of the Reserve
Fund Study requirements.
Every project can be defined by five separate process groups: 1) Initiating 2) Planning
3) Executing 4) Monitoring & Controlling, and 5) Closing.
It is wise for the Board of Directors and property manager to understand each of these
process groups and the type of activities that are needed in each to ensure a successful
project. High value projects should have an assigned project manager that person is in
overall charge of planning and execution of the project. The project manager will report to
the Board of Directors and property manager throughout the project.
1) Initiation
In the initiation stage, we identify what the project will be and agree upon the success
criteria and objectives. We also identify the stakeholders. These are usually the residents
continued…
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“

Clear and frequent communications between the
Board of Directors, Management, vendors, residents, and
any other identified stakeholder will go a long way in
making the project a success.
of the community, and vendors delivering
the product or services but will also include anyone effected by the project,
gather information about them, names,
contact information, determine their level
of interest and influence in the project
and develop potential strategies when
engaging with each stakeholder.
2) Planning
Planning of the project occurs before
the project work commences and requires a well-defined scope of work, accurate project time allowance and overall
project cost projections. Scheduling of
activities will provide a realistic timeframe for project completion; remember
to account for weather delays and other
potential disruptions.
Determine the budget for the project,
10

”

which may be realistically outlined in
your Reserve Fund Study. Factors not
considered when the Reserve Fund Study
was completed may alter the funds required to complete the project. Property
managers and the assigned project manager could review similar projects recently completed to verify if the costs
outlined in the Reserve Fund Study are
accurate. Verification usually requires
meetings and inspections during the
project life cycle.
Communication is critical when any
project is being considered. Clear and
frequent communications between the
Board of Directors, Management, vendors, residents, and any other identified
stakeholder will go a long way in making
the project a success. Plan your communication, plan to over-communicate, use
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all available tools you can to get the
message across. Communication vehicles include meetings with individual or
group of stakeholders, community town
hall meetings, paper notices, electronic
notice boards, websites, emails, and telephone calls.
Plan for risks to the project and identify these risks along with appropriate
risk response. Risk can have a negative
and positive impact on the project so
being aware of the risks during the planning of the project will give you tools to
deal with the them as they arise.
3) Executing
Executing the project is when the actual project work begins. This is when
management of project teams is required
along with management of communications as well as stakeholder engagement.
Management of project teams involves observation reports as well as conversations with the teams. This is needed
to resolve any conflict that may develop
between stakeholders or project team
members and ensures that all parties understand who is responsible for each
task.
Management of communications will

have been agreed upon in the planning
stage of the project. These include what
platforms of communication will be used,
frequency of communication and performance reporting of the project.
Management of stakeholders requires
communication to address concerns and
meet expectations, resolve conflict, and
solicit feedback on the progress of the
project, delivering updates on any delays
or other information that may impact the
stakeholders. These should be delivered
in a timely and frequent manner.
4) Monitoring & Controlling
During this part of the project there is
a lot to consider and do as the project
continues along to completion. Despite
careful planning and executing there will
be challenges that present themselves.
As tasks are complete, validation of the
scope of work will ensure that the project
deliverables are what were agreed upon

and accepted.
Scope creep is when the agreed upon
scope of work of the project expands
without authorization adding costs and
increasing time that no one has planned
for. Scope creep is a real concern and
should be avoided. An example of scope
creep is an asphalt driveway project is
proposed and agreed on, costs and timelines are known, and just prior to work
starting the material is changed to interlock brick or stamped concrete. This of
course changes the cost, time and resources needed to complete the project
without addressing the effects of the
change.
Control of the schedule, costs, quality,
risks all require attention during this
phase and each need to be monitored
and controlled. Schedule, costs, quality
requirements may not be met due to
weather issues, labour strikes, the lack of
resources or wrong materials being used

to complete the required work. There
should be an allowance for these types
of possible disruptions and their impact
on the project in the planning stage.
5) Closing
Closing of the project is the most
overlooked process in any project. At this
time, the project is officially completed,
and any deficiencies have been addressed and payment is made. However,
there is more to do: there should be a
final analysis of the scope of work of the
project to ensure that the deliverables
and project expectations were met.
Lessons learned from the project need
to be captured and documented so we
can refer to the experiences when a similar project happens in the future. This allows for knowledge transfer and future
projects can learn from the lessons of
previous projects.
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You Can Put Your Condo on the Map by Being a

FEATURE CONDOMINIUM
Here are some other Benefits:
• Recognition in Condo News magazine.
• A chance to highlight your condo’s accomplishments.
• One of four chances to win the CONDO of the YEAR
Award.
• The winning Condo of the Year receives a $500 gift
certificate to use however they want.
• Being named Condo of the Year can increase condo
unit value on Real Estate market.
• A Condo of the Year winner will also receive
a framed certificate to display with pride.
• Ongoing recognition of past Condo of the Year winners
published on the Golden Horseshoe Chapter website
at https://cci-ghc.ca/news/feature-condo

• Winning Condo of the Year can be added to Status
Certificates to increase reputation for potential buyers.

What Winners are Saying...

How to Apply
• Condo Board writes an article highlighting their

Condo of the Year 2020
Wentworth Condominium Corporation
375, 408, and 439

condominium following the criteria of the Golden
Horseshoe Chapter (GHC) of the Canadian
Condominium Institute.

At Garth Trails, rather than taking the $500 in
one lump sum, we had it divided into 10/ $50
gift certificates. Because we are so proud of our
community we felt that the residents who
spent a lot of their personal time volunteering
to keep the complex beautiful and exciting
should benefit from the award. So, a list of all
the groups were put together and the individuals on the groups were put into a hat and
names drawn, all the names were published.
– Bill Clark

Be sure to include the following in your entry:
1 - The unique qualities and features of your
condominium;
2 - The outstanding accomplishments of your
corporation;
3 - Unusual and/or difficult problems that were
encountered and resolved;
4 - The overall environment of the condominium;
5 - What makes residents proud to live there?

• Interested applicants should submit their articles
and contact information to: admin@cci-ghc.ca

“And the Winner Is Your
Condominium”

12
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Condo of the Year Winner

2020 Condo of the Year!
Congratulations to Wentworth Condo Corp 375, 408 & 439 –
also known as Garth Trails – The Village.
Golden Horseshoe Chapter of the Canadian Condominium Institute presented Garth Trails with the Condo
of the Year Award at their Annual General Meeting held
on October 21, 2020.
The Board of Directors accepted the award, as well
as $500 gift card that was graciously provided by Elia
Associates.

Condo News – WI NTER 2020
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COVID-19 and Condominiums

FEATURE

COVID-19
and Condominiums
Bill Clark

14

C

OVID-19 has impacted every aspect of our lives including the cancellation of recreational
activities at our condominiums. On March 13th in compliance with governmental regulations, amenities of all Ontario condominiums were closed.
So, how has Covid-19 impacted the availability of recreational facilities?
In order to write this article I surveyed a number of property managers who deal with high
rise, low rise and townhouse condominiums whose facilities include indoor and outdoor pools,
gyms, meeting rooms, billiard rooms, craft rooms and sports courts.
They reported that some residents though not happy that the facilities were closed but for
the most part understood.
However, after a period of time, residents started to ask questions about their maintenance
fees. Since they could not use the facilities, shouldn’t they get a rebate on these fees? Although
this was a reasonable question unfortunately there are still costs involved in maintaining amenities including utilities, cleaning staff and in the case of pools - chemicals.

G O L D E N H O R SESHOE CHAPTER OF THE CANADIA N CO N D O MI N I U M I NSTI TUTE

Boards today are dealing with an unknown challenge of
which there is no historical precedent. I found that they have
dealt with the closure of facilities in a variety of ways. Some of
this is because the CDC set regional restrictions and they varied
by the severity of COVID-19 numbers in that community. Condo
boards often looked at how the city recreational facilities were
interpreting government guidelines. Over the summer regulations allowed restricted use of pools and gyms so some boards
followed suit.

“

Boards developed guidelines to
allow usage of outdoor facilities during
the warmer weather.

”

Other Boards decided against opening facilities because the
COVID-19 guidelines required extensive staff support that was
not in the budget. However, one 200-unit Condo utilized volunteers to meet COVID-19 requirements and reopened with limited numbers in aquafit and gym classes.
Another common theme was that the Boards used the down
time to do repairs, updates on their amenities and determine if
ventilation systems were adequate. Since they were closed anyway, why not take advantage of the situation. The biggest challenge here was the availability of appropriate contractors.
Boards developed guidelines to allow usage of outdoor facilities during the warmer weather. They took the locks off the
tennis courts and let the tennis and pickleball players participate
but they had to supply their own equipment and maintain social
distancing. Another complex developed a modified bocce
league with teams of 2 players, each team positioned one player
at each end maintaining social distancing and all players were
encouraged to wear gloves. The balls were disinfected after each
game.
A popular activity at one senior complex was line dancing.
The organizers took it outside and ran it in the clubhouse parking lot. They allowed 25 people to register in advance which allowed plenty of room for social distancing. The same complex
had several residents running evening concerts by local artists
on their driveway. Residents brought lawn chairs and sat on
neighboring lawns and visitor parking spaces.
Finally, all the Condos were asked if they had a re-opening
plan, they all responded “not at this time” except one.
This plan is very detailed and set guidelines for each room:
continued…
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•
•
•
•

reservations are required for all activities
numbers are restricted to allow social distancing
each schedule includes cleaning time slots
all participants are required to sign waivers, have their temperatures taken, wear a mask except during physical activity
and follow all protocols.

As part of the development process the plan was forwarded
to the corporate lawyer and the health department for review.
The lawyer offered suggestions on how to deal with insurance
and liability concerns. It is prudent for all condominium boards
to have their plans reviewed and confirmed by legal counsel in
these uncertain times to limit the risk of exposure to future liability.
Use of our facilities will not go back to normal until a widespread vaccination program is in place. In the meantime,
boards should be developing plans to cover use of facilities in
the “current reality”
But no matter what we do as Condominium Boards, our first
and most paramount concern should be the health, safety and
welfare of our residents and employees.
I would like to thank the Property Managers & residents who
contributed content to this article.
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Cowan

Do You Know How to Read an Audited Financial
Statement?

FEATURE

Do You Know How to
Read an Audited
Financial Statement?
Justin Wareham
Millards Chartered
Accountants

R

eading audited financial statements may seem mundane, but they have so much to
tell about the current and future financial health of your corporation. Having a greater
understanding of the financial statements can help lead to less contentiousness at
board meetings or your next annual general meeting. I have identified several items below
to keep in mind when reading your corporation’s audited financial statements.

Independent Auditor’s Report
The independent auditor’s report outlines the auditor’s opinion as to whether the statements are presented fairly and are free from material misstatement or not. It is important
to note that even though the report may reflect a “clean” audit opinion, this does not necessarily mean that your corporation is in good financial health. The operating and reserve
surplus balances on the statement of financial position and the notes to the statements
are all key to determining the current and future financial health of your corporation.
If your corporation is not in compliance with the Condominium Act, an emphasis of matter paragraph will be included in the report. Some common violations of the Condominium
Act include not approving a reserve fund study within three years of the previous study or
holding an ineligible investment such as a non-redeemable GIC. The notes to the financial

Condo News – WI NTER 2020
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statements will provide further details on
any contravention of the Act.

Statement of Financial Position
The statement of financial position details the composition of your operating
and reserve funds. One of the common
questions I get when reviewing statements with boards, and presenting at
AGM’s, is whether the operating surplus
balance is adequate or not.
Think of the operating surplus balance
as a safety net. Does the corporation
have enough funds on hand to cover unexpected or unbudgeted expenditures?
There is no precise amount of operating
surplus that would be considered adequate as different corporations face
unique circumstances and challenges, so
understanding what expenses could arise
is key to avoiding special assessments.
Operating surplus balances that are
depleting year over year could indicate
the potential for a special assessment in

18

the future.
Another common question I get is regarding the reserve fund balance and
why it differs from the projected balance
in the reserve fund study.
If the actual reserve fund balance is
less than the projected balance, then
your corporation likely has expedited expenditures that the engineer projected
would take place in future years. Unexpected expenditures could also be a reason for a reserve fund balance that is
lower than projected. Conversely, a reserve fund balance that is ahead of
where the funding plan projects is likely
due to the deferral of projected expenditures.
Readers should also look at the total
equity in the corporation compared to
the prior year. To do so, you will need to
add the operating and reserve surplus
balances together as total equity is not
included as a separate line item on the
statement of financial position.
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Statement of Operations –
Reserve Fund
The statement of operations for your
reserve fund details the revenue and expenditures for the year, as well as a comparison to the prior year. When examining the portion of your common element
assessments that are allocated to the reserve fund, ensure that this amount
agrees to the annual recommend contribution in your reserve fund. If the actual
amount contributed differs from the recommended contribution, be sure to ask
why. Expenditures should be compared
to the projection tables in the reserve
fund study and any major variances
should be questioned.

Statement of Operations –
Operating Fund
The statement of operations for the
operating funds shows the budgeted revenue and expenses for the year, the actual results for the year and a comparison

“

Line items that come in significantly over budget could be indicative
of unexpected, one-time expenditures but could also be explained by a
shortfall in the budget.

to the actual results for the previous year.
A common question that comes up at
AGM’s is why a certain expense line item
deviates so much from the budgeted
amount or the prior year amount. Any
significant deviations should be queried.
Line items that come in significantly over
budget could be indicative of unexpected, one-time expenditures but could
also be explained by a shortfall in the
budget. An effective budget will contain
a buffer for unexpected expenses; however, this may not always be possible as
boards are often under pressure from
owners not to increase fees.

Statement of Cash Flows

”

•

Significant accounting policies for notfor-profit organizations

•

Details of the reserve fund study that
is the basis for the funding plan your
corporation has implemented

•

Details of transactions with related
parties such as board members, unit
owners or relatives of board members
or unit owners

•

Details of shared facilities agreements
with neighboring corporations if applicable

•

Non-compliance with the Condominium Act, 1998

Keeping these things in mind will help
you better understand your corporation’s
financial position, and as a board member, will assist you with the unique and
challenging decisions that your corporation will surely face.
Justin Wareham is an accountant at
Millards Chartered Accountants who has
been working closely with Marlene
McGraw on condominium audits for the
past 6 years. I have recently completed
the requirements for the Chartered
Professional Accountant designation. I
am also a condo owner and board
member, so I have an understanding of
the unique challenges that owners and
boards face.

The statement of cash flows isn’t really relevant to a condominium corporation as the items on this statement are
covered on the statement of financial position and the statements of operations,
but accounting standards require the
statement of cash flows to be included in
audited financial statements. However,
the statement does show the total cash
and cash equivalents on hand in the current year and prior year. Changes in cash
from the prior year may not always track
in line with changes in total equity due
to non-cash items such as accounts receivable and accounts payable.

Notes to the Financial
Statements
The notes to the financial statements
contain a wealth of information regarding your corporation. The notes typically
include disclosure regarding the following:
•

The date of incorporation, total number of units and the purpose of the
corporation
Condo News – WI NTER 2020
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Upcoming Events
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Become a Sponsor

Now is the Time
to Choose What to Sponsor ...
Webinar Sponsorship - $250.00 + Tax (13%)
Includes your company logo on all e-blasts, web banner on event page,
recognition from the moderator and on social media.
January 12, 2021
Got a Few Minutes?

January 28, 2021
Lawyers, Guns & Money

March 4, 2021
Introduction to Condominiums

March 25, 2021
Rapid Fire Legal Q&A

Enhanced Directors Virtual Course Webinar 8 Part Series
Sponsorships starting at $500.00 + Tax (13%)

Directors’ Virtual Course Sponsorship Details
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FEATURE COMMITTEE:

Education Committee

T

he GHC Education Committee is an extremely busy and dedicated committee consisting of eleven
members; they are Bilal Mirza and Maria Durdan (Co-Chairs), Carole Booth (Board Liaison),
Karen Boux, Quynh Chau, Maria Deforges, Sally-Anne Dooman, Richard Elia, Jennifer Hogan,
Ed Keeleyside and John MacLeod. The committee would like to thank two retiring committee members, Tania Krysa and Paul Nelson, for their hard work and contributions.
Over the past ten months, the committee has provided numerous webinars on various topics including
“COVID-19 - Navigating the day to day operations of your condominium corporation and how to
hold a virtual AGM”. The “Introductory Director’s Course” and the “Enhanced Director’s Course”
were also presented via webinars. The committee introduced a new program - “Condo Talks” with
an informal format with sessions once a month from noon to 1:00 PM. It is an overwhelming success!
Because of the pandemic and the restrictions placed on gatherings, all of our education programs
went virtual. This actually resulted in the largest participation in condo education seminars in the
GHC history - a grand total of 780 participants!
The general information webinars, “CondoTalks”, “Legal Updates” and the “Introductory Director’s
Course” were all provided at no cost to members. The “Enhanced Director’s Course” was offered at
a reduced rate to members. The committee would like to thank all of our awesome sponsors; with
their continued support these webinars were made possible!
In addition to the committee volunteers, there are the volunteers who organize, present and moderate
all of our programs. They spend countless hours behind the scenes preparing and
making sure everything runs smoothly – essential members of the
team. Thank you!
The committee has been busy getting educational
webinars scheduled for the New Year - 2021!
Stay tuned for more information for Lawyers,
Guns and Money in January, the Enhanced
Director’s Course in February (8
evenings) and the Introductory Director’s Course in March. We look forward to “seeing” you next year.
Please visit the GHC-CCI website and
click on events and/or the calendar to
get more information re registering for
future webinars and to view past
webinars.
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Golden Horseshoe Professional & Business Partner
Directory Online Search

Golden Horseshoe Professional
& Business Partner Directory
Find the right product
and service company for
your next condominium
project online in the
Golden Horseshoe Professional
& Business Partner Directory

START YOUR SEARCH NOW
Click on a category below and go directly to that section of the online Directory

Accounting Services

Fire Protection Services

Animal / Pest Control

Graffiti Removal

Arborist / Tree Removal / Tree Pruning

Insurance Services

Asphalt - Repair and Maintenance, Paving

Irrigation - Lawns

Boiler Heating Equipment

Landscaping Services

Building Sciences Consulting Engineers

Legal Services

Condominium Consultants

Maintenance and Restoration

Ducts &amp; Vents - Cleaning &amp; Repairs

Mediator and Arbitrators

Elevator - Consultants, Maintenance,
Manufacturer, Retrofits

Property Management Services

Emergency/Disaster Restoration

Waste Management Services

Engineering and Reserve Fund Services

Water Proofing

Financial Services

Windows and Doors - Maintenance, Installation

Roofing - Contractors, Inspectors
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Winter Slip and Falls – “Let’s Be Careful Out
There”!

FEATURE

Winter Slip and Falls –
“Let’s Be Careful Out
There”!
Dave Williams

A

dina Bresge, in her February 28th, 2019 article for the Canadian Underwriter reports that
for the winter of 2016-2017, there were 9000 hospitalizations in Canada due to slip and
fall accidents. The estimates of all such incidents annually may be as high as 30,000.
Many are not reported. More importantly, how many can be avoided through exercising proper
care and wearing footwear that provides the best chance for safe transitioning.
While there seems to be an absence of insurance data available, it is apparent that most ice
related, personal legal challenges are settled out of court. The popular settlement seems to be
in the area of $15,000. Additionally, legal challenges do not always come immediate to the
event. Sometimes they come out of the woodwork two years later according to our insurance
experts.
Therefore, it is a good idea for property managers to maintain a log of “condition records”
by day. The log could include weather, road conditions, driveway conditions and sidewalk conditions.
Notwithstanding the threat of lawsuits, injuries hurt! Broken bones, sprains, ligament tears,
concussions would be among the discomforts……….ouch!
The winter of 2020-2021, could be even more of a concern because many snowbirds will be
remaining in Canada due to Covid 19. Many of these folks are seniors so we need to ask the
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question; what is it condominium stakeholders can do to minimize………. or
even prevent accidents?

Communication
Condo Boards, Property Managers
and their contractors need to consider
the situation carefully and initiate a system of ongoing weather and condition
communications with their residents.
Weather forecasts are generally accurate
enough that snow, freezing rain and
other dangerous conditions can be predicted for residents. Ongoing communications (weather warnings) and words of
caution should also be included. In fact,
today, advanced contracting companies
are equipped with weather radar and
GPS positioning equipment in their trucks
enabling property managers to be current in terms of storm threats.
Some contractors are provided residents email lists so they can pass on the
forecasts directly. Others provide the information to the Property Manager. Either way, good communication should
include words of caution for walking. It
never hurts to sound repetitive…. like
physical conditioning…. repetition builds
good habits.

and for medical appointments.
Snow removal plans need to acknowledge that residents often have early
morning medical appointments that
should not be cancelled. MRIs, CT scans
cannot easily be re-scheduled. So, the
clearing of roadways before 7am is certainly warranted.

“

Footwear Technology
We have talked about Condo Board,
Snow removal contractors and Property
Manager actions. What can residents do
to protect themselves?
We visited with James at the Tootsies
store in Ancaster.
So, there is no sole/heel boot or shoe

It is important that Condo Associations allow their
contractors the right amount of time and budget money to
provide their properties with clean and safe conditions.
The Right Equipment
The challenge for snow removal contractors is getting to bare asphalt. This,
without leaving any residual hardpack
that can turn into ice. It is important that
Condo Associations allow their contractors the right amount of time and budget
money to provide their properties with
clean and safe conditions. Some low-rise
communities do not have sidewalk facilities, so residents walk the roadways for
exercise.

Snow Planning

Snow and Ice Technology

Property Managers and Snow Removal Contractors need a site plan that
begins with a fall walk-about. In the case
of high-rise condos, building staff and superintendents should be included in the
walk-about. Dangerous ice gathering
areas need to be highlighted for extra
salting. Snow storage areas need to be
identified with consideration given to
maintaining proper traffic site-lines.
Most Condo Properties, whether
high-rise or low-rise support reasonably
high-density populations so, whenever
possible, snow planning should include
an agreed upon schedule for early morning plowing and salting. This allows people to exit the property safely for work

David Lammers, of Garden Grove
Commercial Grounds and Snow Management, gives the following insight into the
use of innovative new ice melting technology. “New de-icing techniques and
products are being used in winter operations like liquid de-icers, and pre-treated
bulk materials. These are the safest,
smartest and most effective de-icing
products available in Canada. More effective than traditional grit or bulk products, and less damaging to the
environment, these innovative new icemelting methods can limit liability while
providing maximum protection for your
property.”

”

material that will resist icy conditions.
With respect to the slipping issue, it is up
to us to figure it out. James suggests lace
up footwear. This for stability because
slip-ons can become loose with wear. For
folks who may have arthritic hands, there
are styles available that offer lace up for
stability and an added zipper for easy on
and off. We should always walk with our
hands at our sides (not in pockets) for
balance.
Let’s be careful out there! If you are
old enough to remember the police show
“Hill Street Blues”, you will remember
the staff sergeant that dismissed the
street officers after briefing each morning
with this admonishment. Today we will
add “Be Safe”.
Thanks to our experts for their input:
David Lammers – Garden Grove Commercial Grounds and Snow Management
David Outa – Cowan Insurance Group
James – Tootsies Shoe Market, Ancaster,
Ontario
Steve Kee – Insurance Bureau of Canada
Dave Williams, a graduate of York
University and a retired corporate
executive
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Q&A - Insurance Appraisals

Insurance Appraisals

Q:
A:

Q:
A:

Q:
A:

Q:
A:

nWhat is an insurance
nappraisal?

nAn insurance appraisal deternmines the full replacement cost
of a property for placing property insurance.
nWhy do I need an appraisal
ndone?

nThe Ontario Condo Act states
nthat “Subject to a reasonable deductible, the insurance required under
this section shall cover the replacement
cost of the property damaged by the perils to which the insurance applies. 1998,
c. 19, s. 99 (7).”
An insurance appraisal performed by an
accredited third-party provider is the only
way to have a reliable and up-to-date replacement cost value. This ensures you
are adequately covered in the case of a
loss and are paying the right premiums
– no more, no less.
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nWhat is included in our valnuation?

nOur appraisals take into account
ndemolition & removal fees, labour
& professional fees, materials to rebuild,
upgrade to current bylaws and building
codes, taxes, inflation fluctuation.
nWhat types of properties do
nyou appraise?

Q:

nWhat has Normac done to
nrespond to the COVID-19
pandemic?

A:

nNormac has developed a comprenhensive Health & Safety Plan,
which provides clear guidance on adjusted working practices implemented to
mitigate the risks posed by COVID-19.
The safety of our staff and clients is of utmost priority. To learn more, read our
COVID-19 response.

nWe are experienced in appraising
nall property types including:

• Lowrise and highrise apartment buildings
• Townhouse complexes
• Mixed use developments
• Bareland properties and home
owner’s associations
• Government + senior’s housing
• Housing co-operatives
• Light industrial buildings
• Places of worship
• Malls and commercial developments
• Hotels and resorts
• And more!
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William Shin, B.A. is the business
development associate for Normac,
specializing in insurance appraisals. He has
a Bachelor of Arts in Economics. An active
member of the condominium community in
Ontario, William is involved in the
Canadian Condominium Institute (CCI)
Golden Horseshoe, Grand River, Toronto,
and Eastern chapters. William is passionate
about customer service, sales, and business
development. He strives to deliver a high
level of service by ensuring the appraisal
needs of his clients are met with the utmost
satisfaction.

ATTENTION PROFESSIONAL & BUSINESS PARTNERS

Do you have questions that your customers
ask you over and over again?

Would you be interested in providing those questions and the
answers for our Q&A section of the “Condo News”?
If you are interested in contributing please provide the questions
and your answers along with a brief bio and head shot for our next
edition. Five to six questions would be the minimum.
You can email them to admin@cci-ghc.ca
Condo News – WI NTER 2020
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The Dangers of Hiring Unlicensed Professionals

FEATURE

The Dangers of Hiring
Unlicensed Professionals
Stephanie L. Sutherland,
B.A.S.(Hons.), LL.B
Cohen Highley LLP

W

hile it may be tempting for a Condominium Corporation to hire unlicensed professionals – they are, after all, usually the less expensive alternative – there are
several reasons why the lower cost is not sufficient to justify the potential dangers
of dealing with unlicensed professionals.

Competency
While this first point may seem obvious, it is still important. Generally speaking, if a profession has a licensing option, that means there are some qualifications or competencies
that an individual must demonstrate in order to obtain a licence within that profession.
Some regulatory organization has assessed that person’s education, experience, and/or
ability, and found it to be sufficiently satisfactory to issue a licence to that person.
The fact that an individual is not licensed does not automatically mean that they do not
have the necessary education, experience, or ability; however, the Board members making
the hiring decisions would generally have no way of knowing whether that person is qualified or not, without the benefit of the relevant regulatory organization having carried out
its own assessment.
continued…
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Insurance
In many, if not all, of the licensed
trades and professions with which a Condominium Corporation may deal, the
holding of proper insurance (including
workplace safety insurance) is one of the
requirements that an individual must satisfy in order to obtain a licence.
There are many ways in which a Condominium Corporation could incur significant financial damages as a result of a
hired professional not being properly insured: an employee of that individual
could be injured while working on the
Condominium’s property, or the work
done by the unlicensed and uninsured
professional could end up not meeting
legal requirements, to name just a couple
of potentially dangerous situations. If a
professional hired by a Condominium
Corporation is not properly insured, the
Condominium could potentially be ‘on
the hook’, so to speak, for damages that
would otherwise have been covered by a
properly insured and licensed professional’s insurance.
The issue of insurance leads to the
third, and perhaps most important, reason why Condominium Corporations
should avoid hiring unlicensed professionals: due diligence and section 37 of
the Condominium Act.
Due Diligence and Entitlement to Rely
on Professional Opinions – Section 37 of
the Condominium Act, 1998, SO 1998, c
19
Pursuant to section 37(1) of the Condominium Act, 1998 (the “Act”), directors and officers of a Condominium
Corporation are required to (among
other things) carry out due diligence
when exercising their duties, including
the hiring of professionals on behalf of
the Condominium Corporation.
Section 37(3) of the Act states that a
director will not have breached his or her
duty of due diligence if the director has,
in good faith, relied upon the report or
opinion of a professional.

“

...it is relatively easy
to create fake names and
business cards when an individual is operating outside
of the licensed realm of their
profession.

”

If a Board of Directors makes the decision to hire a professional, and a problem arises along the way, the Board
members may have a difficult time arguing that they exercised their duty of due
diligence and relied in good faith upon
the opinion of that professional, if that
professional is not properly licensed
under the relevant regulatory organization. Once a director or officer has been
found to have breached the duty of due
diligence, that director or officer will not
be covered by their Directors’ and Officers’ Insurance, and could end up being
personally liable for financial damages if
the Condominium Corporation has a
legal action brought against it as a result
of problems arising from the unlicensed
professional’s work for the Condominium.

Licensed Professionals are
‘Locatable’
Unfortunately, a common problem
that arises in a legal action is the inability
to locate a party. You can sue someone
and obtain a Judgment against them, but
if you can’t find them, there is little likelihood of you being able to enforce that
Judgment and actually recover your damages. One benefit to hiring a licensed
professional is that as soon as an individual is licensed, there is a formal record
of that individual, their contact information, and their business interests. An individual is unlikely to be able to give

untrue or inaccurate information about
him- or herself and the business to a regulatory organization, whereas it is relatively easy to create fake names and
business cards when an individual is operating outside of the licensed realm of
their profession.
If a Condominium Corporation does
hire a professional and a problem does
arise which requires legal action by the
Condominium, the chances of successfully obtaining and enforcing a Judgment increase significantly when dealing
with a properly licensed and on-record
professional.

Summary
In summary, there are several potential dangers associated with hiring an unlicensed professional, and the damages
that a Condominium Corporation or
Board of Directors could incur if a problem were to arise with an unlicensed professional far outweigh any savings to be
had. A quick review of most Canadian
Condominium Institute publications will
provide a list of professionals who are
not only properly licensed, but also are
aware of the specific needs of Condominium Corporations. Hiring a licensed
professional with experience in the condominium industry will provide the peace
of mind of knowing that the best, and
safest, decision has been made for your
Condominium Corporation.

Stephanie L. Sutherland, B.A.S.(Hons.),
LL.B., is a lawyer with Cohen Highley LLP
in their Kitchener office. Stephanie
practices in the area of condominium
law, helping condominium corporations,
Board, property manager, and unit
owners to navigate disputes that arise
within their condominium communities.
Stephanie can be reached at
ssutherland@cohenhighley.com. This
article was prepared with the generous
assistance of Michelle L. Kelly, B.Comm.,
LL.B.
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Guide to Electric Vehicle Charging in Multi-Unit
Residential Buildings (MURBS)

Guide to Electric Vehicle
Charging in Multi-Unit
Residential Buildings (MURBS)
The Guide provides a detailed look at the specific processes and considerations for installing
electric vehicle (EV) charging infrastructure in multi-unit residential buildings (MURBs). Based
on extensive consultation with experts working to support EV charging solutions in MURBs,
the Guide provides a step-by-step approach to installation as well as potential strategies for
streamlining the process. With this Guide, finding common ground for discussions between
electrical contractors, engineering firms, EVSE providers or EV advisors, and the condo
boards, strata councils or property managers looking to install EV charging stations is easier
than ever.
Around one-third of Canadians currently live in an apartment or condominium. In some large
urban centres, more residents live in MURBs than in single-detached houses. The Guide helps
address the unique challenges of EV charging for potential EV owners living in these buildings,
providing a better understanding of how to effectively navigate the often-complex process of
installing the necessary infrastructure.
The impact of the COVID-19 pandemic has highlighted the importance of holistic transportation strategies and a need to further support technologies
capable of helping Canada meet its climate commitments and emissions-reduction targets. Now more
than ever, ensuring that all Canadians, regardless of
where they live, have an opportunity for convenient
access to charging at home is necessary to realize
the environmental and social benefits provided by EV
technologies.
Resource Library Link - https://www.nrcan.gc.ca/energy-efficiency/energy-efficiency-transportation/resource-library/3489
Click the report cover at right to download the full report – or find accessible versions in both English and
French here, courtesy of Natural Resources Canada.
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Welcome to our Newest Members

Remembrance Day - 2020

to our Newest Members:

CCI Member Joe Gaetan attended the virtual November
11th ceremony along with 2,000 other residents of
Halton/Burlington. He then walked to the cenotaph
where he added his 4 poppies to the Golden Horseshoe
Chapter wreath. We are very proud that CCI was a part
of this very important and moving honorific.

CONDOMINIUM CORPORATIONS
Wentworth Condominium Corp. #67 - Hamilton, ON
PROFESSIONAL MEMBERSHIP
Kevin Day – Welland, ON
INDIVIDUAL MEMBERSHIP
Kevin Day – Welland, ON

New Member PROFILE
New Member Profile - Heather DopferPedersen CPA

HEATHER DOPFER-PEDERSEN CPA
Heather Dopfer-Pedersen CPA is a full-service accounting firm providing accounting, auditing
and taxation services for condominiums.
I recently joined the Golden Horseshoe Chapter of CCI to be part of the condominium
community and to share my expertise and services with the members.
In the past, I have provided audit and accounting services to virtually all sectors, from
public companies and regulated financial services clients, including investment managers and
mutual funds, to privately owned businesses, not-for-profit organizations and individuals.
In recent years, I have specialized in audits of condominium corporations. I pride myself
on high professional standards, competence and integrity, as well as a commitment to customer service.
Please contact me at (905) 467-2317 or by Email at hdopfer-pedersen@cogeco.ca if you
are interested in obtaining additional information about my services. I look forward to working
with you.
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Getting to Know the Golden Horseshoe Board:
Sally-Anne Dooman

Getting to Know the Golden Horseshoe Board
Sally-Anne Dooman
Q – What is the most interesting aspect of working in
the condominium industry?
A – The variety. Working with so many different types of people,
being involved in legal matters, financial considerations, physical
building management . . . and so much more. Always something
new and interesting.
Q – How did you first get involved in CCI?
A – When I first began working as a condominium manager, I
attended conferences and seminars and was encouraged to do
so by my employer. I love to learn but I also love to teach, so as
soon as the opportunity presented itself, I got involved in making
presentations, writing articles and volunteering for committees.
Q – What is the best advice you’ve ever received?
A – “Don’t take it personally.” Hard to do, but essential in this
industry.
Q – What person living or dead, would you most want
to have dinner with?
A – My mom. She passed away 5+ years ago and I’d love to
enjoy talking with her over a good meal, again.
Q – What was your first job?
A – After babysitting and volunteering at a daycare centre, my
first “real” job was selling advertising space for a local newspaper.

Q – Is there a charitable cause you support? Why?
A – Food banks and support for the homeless. I’ve been a single
mom. I know how hard it is to make ends meet. I was lucky
enough to have support, so things didn’t get desperate, but I’ve
come far too close in my life. I want to help those who need it.
Q – What are you most grateful for?
A – Family and friends. And my sense of humour.
Q – What is one sound you love to hear most?
A – Babies laughing.
Q – Last movie you saw in theatres?
A – Either Book Club or Bohemian Rhapsody. Both came out
about 2 years ago, I think.
Q – What’s the last country you visited?
A – Cuba.
Q – Are you a spring, summer, fall, or winter? Please
share why.
A – Summer! I was born in the summer. Love the hot weather.
Q – What advice would you give your younger self?
A – Take your time. Be patient. All good things can’t come at
once, and you don’t need them to. Savour every moment.

Millards Chartered Professional Accountants
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How to Successfully Communicate During a
Major Construction Project: Case Study

FEATURE

How to Successfully
Communicate During a
Major Construction Project:
Case Study
Jason Truman, B.A.Sc.,
P.Eng.
&
Jordan Vandervelde,
M.A.Sc., P.Eng.
Edison Engineers Inc.

Construction projects are disruptive and expensive. Constant noise, intrusive dust, displaced
parking, or someone in your home banging a hammer, are hallmarks of construction. On top of
that, construction projects are expensive! No matter where you live your home requires upkeep
and repairs. In our experience, communication is critical to managing expectations, stress and
frustration for all involved in a construction project. To demonstrate how this process is carried
out, we will examine a recent successful major project from start to finish.

The Project
First, lets introduce the project. Imagine an underground parking garage with a suspended
slab that requires full replacement. What is a suspended slab? It is a reinforced concrete slab
that cars park on and also has parking below. The slab is a structural element with embedded
reinforcing steel bars. Waterproof membranes are used to keep moisture and road salt from
soaking into the concrete. High levels of moisture and contamination by salts causes the reinforcing steel to rust, which in turn causes the concrete to crack and come loose. This slab was
contaminated and had extensive loose concrete to the point where it made sense to fully remove
and replace the slab rather than try to salvage it. Removing an entire concrete parking slab, as
you may imagine, is expensive and disruptive.

Challenge #1: Breaking the News
The extent of contamination and damage to the slab was discovered during a Condition Assessment. The Board was presented with the repair options and they came to the reasonable
conclusion, supported by our report, that slab replacement was the best long term solution. The
repair project cost was estimated to be about $1M. which represented a significant change from
what was planned for in their Reserve Fund Study (RFS). Unfortunately, surprises are in building
maintenance. To help Managers and Boards successfully navigate these events we have developed a customized process that has a proven track record. The back-bone of this process is Communication.
When a major unexpected or unplanned expenditure becomes apparent, the Communication
process begins with a Board meeting to discuss the results of the Condition Assessment. The
purpose of the meeting is to educate the Board on the issue, the available options and costs,
and to discuss the pro’s and con’s of each. After the Board has a good understanding and their
questions are answered, the first step for the Board is to immediately communicate the results
of the Condition Assessment with the residents and call an information meeting.
We assisted by developing handouts that contained a summary of the Condition Assessment
continued…
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Figure 1: Deteriorated Suspended Slab

report and preliminary analysis of the impact on Condominium Fees of available
funding options. The Board also made
the full Condition Assessment report
available to all residents. The two options
considered in this case was to levy a Special Assessment of nearly of $9k per unit
or increase fees significantly to try to save
for the project in the future. The Board
were leaning toward the Special Assessment option as increasing fees to save
for the project would put the fees much
higher than comparable condominiums
in the area.
The most important part of the handouts was emphasizing that the Board
had not yet made a decision on how they
were proceeding and wanted feedback
from the residents before doing so. A
timeline for next steps and a date was
set for a community wide information
meeting. The information meeting provides Owners with the same information
the Board has available to them. It is also
an opportunity to ask questions and
voice concerns. By taking this step, the
Board demonstrated both transparency
and respect to their fellow Owners and
provided them a voice in the decisionmaking process.
We supported the Board through this
process and became the face of the project. The Board should be able to rely on
their expert to present information clearly

34

and help educate the Owners.

the problem had to be addressed sooner
or later and there were financial implications whether the project was deferred
or completed in the near term. Various
funding options were available including
a Special Assessment, Loan, or combination of both to complete the project in
the near term. These options were discussed with the Board and presented at
the information meeting. After collecting
feedback from the Owners, it became
clear the majority preferred the Special
Assessment option.
This process empowered the Board
and Owners to make an informed decision and move on into the project planning stages

Challenge #2: How Do We Pay
for This??

Challenge #3: Construction!!

A big part of the communication to
Owners was how to fund the project. Figuring out how to manage a major deviation from planned RFS expenditures is a
stressful process. It evokes very raw and
emotional reactions from Owners which
can create turmoil, distrust and a breakdown of relationships in the community
as well as with the Property Manager
and Engineer. Our objective is to help the
Property Manager and Board navigate
this – not an easy task!
When the extent of garage deterioration was identified, the Board knew that

The construction phase is a big one.
There are lots of ways that it can go
wrong, and continued communication is
again, critical. For a suspended slab replacement – the garage had to be fully
closed for the duration of the project. Extremely disruptive especially when considering the building was in the middle
of a city with no alternate parking on
site!
To help plan for the project, a pre-construction meeting was scheduled about
a month prior to the contractor mobilizing. The start-up meeting was attended

Figure 2: Slab Removal in Progress
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by the Engineer, Property Manager, the
Board, and the Contractor. The preconstruction meeting forms a solid foundation for a successful project. The agenda
included items such as schedule, scope
of work summary, quality control strategy, project budget, communication
plans, and site logistics. This meeting describes the role of each party with respect
to the project and each action item is assigned to the party responsible. A thorough and detailed agenda and meeting
minutes provides the best chance for the
project to get off to a good start.
From this meeting, the Property Manager is also provided with information required to provide notices and clearly
communicate project details to the Owners, including alternate parking arrangements. The notice included the project
start date, estimated duration, and set
expectations for what to expect during
the project. Prepare for noise, dust, truck
traffic and more! Setting these expectations at the start of the project helped
the residents come to terms with the intrusiveness of the major garage restoration project.
Regular progress meetings were conducted to keep the project on track and
action items moving forward. These
meetings along with project update reports provided to the Property Manager
allowed for frequent updates to the

Owners. For this project, the Board assigned one member to attend progress
meetings to keep the rest of the Board
appraised of the project progress and
provide direction on colour selections
and other items that required the Board’s
input. This also helped communicate to
the Board some inevitable adjustments
to the project scope.

Challenge #4: What About
Changes?

often, gather facts and explore options,
and invite Owner feedback before making final decisions especially when the
plan deviates from what is expected.
1. Owner Memo – issue notice to residents immediately upon discovering
a major deviation from your Reserve
Fund Plan. Plan Townhall meeting.
2. Condition Assessment Summary
– issue handout summarizing the report including financial impact.

As we all know, even the best laid
plans are subject to change. During this
project, only small changes to the scope
of work were required. Even so, small
changes can put large stress on a project
when they are unexpected and poorly
communicated. Each change to the
scope of work was presented with background information as to why it was required, an opinion on the pricing received
from the contractor and the impact on
the project budget. Once approved by
the Board, a change order was issued to
formalize.

3. Townhall Meeting #1 – present
findings of Condition Assessment and
impact on Reserve Fund Study. Invite
Owner feedback.

Communication Plan Summary

This process empowers your Condo
Community to confidently develop and
deliver restoration projects aligned with
your objectives and financial constraints.

There you have it – project communication in a nutshell. This is a proven
process that all Corporations should follow while embarking on a major restoration project. Communicate early and

4. Townhall Meeting #2 – present design and tender results. Discuss final
impact on Reserve Fund Study and
Condo Fees. Vote on Borrowing bylaw if required. Discuss construction
phase.
5. Construction Communication –
construction notices, central communication board, project updates. Optional Townhall meetings.

Edison is a communication-focused
professional engineering and project
management firm specializing in the
repair and restoration of existing
buildings. We specialize in Restoration
work and leverage that knowledge and
experience to help our clients develop
repair plans and Reserve Fund Studies
aligned to their objectives and financial
constraints. Jason can be reached at
jtruman@edisonengineers.ca, or at 289439-7041. Jordan can be reached at
jvandervelde@edisonengineers.ca, or at
905-906-2996. For more information
please contact Jason or Jordan at your
convenience.

Figure 3: Completed Slab
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Major Construction Projects and Condominiums
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Major Construction Projects and
Condominiums

N

o matter the size or type of your condominium, it is inevitable that it will eventually undergo some kind
of major restoration project. When that time comes, do you know what factors to consider and are you
prepared? In this article you will find discussion on how to best plan for, implement and finance these
projects.

Project Planning
Most major projects start with discussions between the Board of Directors and your Property Manager when
reviewing the Reserve Fund Study or considering evidence that has come to light from site walks, engineering
investigation, etc. Once the major project has been identified as one that needs to be addressed, the Board
must identify the criteria for implementing the project (including who/what will be impacted by the project),
gather information, and develop strategies on how any impacts will be addressed. This information should be
communicated with owners when they are first notified of the upcoming project, so that misinformation and
rumours do not run rampant.
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“

A Board that opts to undertake a project without proper professional oversight
adds an additional layer of potential liability against itself personally and the
Corporation.

Once the project has been assessed
as necessary, careful planning must
occur. This generally occurs prior to work
commencement, and includes the scope
of work, a projected time frame for completion of the work and a project budget.
When discussing the project with potential contractors, ensure that adequate
time frames are agreed to and account
for uncontrollable factors such as
weather and pandemics. It is prudent to
anticipate that unforeseen factors will
impact your project. Again, communication to unit owners is key. This ensures
that residents are kept informed so that
they can play their part by moving vehicles, avoiding areas, etc.
As the project commences, ensure you
update your owners at regular intervals
of the progress and any unexpected occurrences. It is better to over-communicate to owners than to under-communicate so that everyone is working with the
same information. Sometimes unforeseen circumstances can cause unexpected costs. This could be due to new
information found once the contractor
starts, thus requiring a change in design
or additional work. These types of
changes can also impact the projected
timeline of completion of the overall project. When these changes occur, always
ensure communication is sent to owners
to keep them advised.

Engineering
When planning a large project, it is almost always the best practice to engage
engineering services or, in some cases,
the services of another qualified consultant such as an architect or interior designer. These individuals have specialized

”

skills geared toward the creation and
oversight of your major project. For construction projects, use of an engineering
professional greatly reduces the chances
of unforeseen costs or delays with the
project.
An engineer will take your condominium through the various stages of
large project planning such as: assessing
your site and requirements, designing
your project and requirements, preparing
the tender documents, putting the same
out to tender to qualified contractors,
and assessing the incoming bids.
The tendering phase of a project is extremely important in that it ensures that
qualified contractors are all bidding on
the same scope of work, including drawings and specifications. These documents
will include requirements that work adhere to any Building Code requirements
and other standards, specific site requirements, hours of work and other clearlydetailed expectations.
As with any expenditure, it is important to ensure the unit owners’ money is
being well spent when embarking on
large projects. Owners are generally not
pleased when projects don’t go as
planned. While it may be a Board’s instinct not to spend a few extra dollars on
a proper project consultant, this seems
short-sighted when the Corporation is
about to spend hundreds of thousands,
or even millions, of dollars on the project.
The use of a qualified engineer or other
professional generally is a commitment
of an additional roughly 5% of cost in return for the added protection and peace
of mind that the work will be carried out
properly.
It is also important to recognize that

the Property Manager is not a consultant, site superintendent or payment certifier. If embarking on a large project
without an engineer or other professional to oversee the project. A Board
that opts to undertake a project without
proper professional oversight adds an
additional layer of potential liability
against itself personally and the Corporation.

Legal Considerations
Many condominiums are not as careful as they ought to be when tendering
a major project. There is a well-established body of law in this area that ensures that bidders are treated fairly.
However, wording can be inserted into
the tender package by an experienced
engineer or lawyer that will help to reduce the risk of getting in trouble in this
area. A big part of the tendering process
will be preparing a contract for eventual
execution. For major projects, a “CCDC”
contract is the norm. This is a detailed
standard-form style of contract created
by the construction industry. There are
different types depending on how the
project will be priced and carried out. This
is again an area where professional advice will be essential in order to select the
contract that works best for the job.
Even more broadly, condominiums
should consider implementing a standing
policy for when and how it will procure
major projects. This can be structured
around cost thresholds and lay out the
specific steps that the Board will follow.
This not only provides guidance to the
Board, but transparency to all owners.
With the new changes to the Construction Act, Boards need to be careful
Condo News – WI NTER 2020
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that they protect the Corporation’s legal
rights. Some of the major changes include:
• New lien timelines
• Prompt payment process
• Prompt adjudication of disputes
There can be severe consequences if
a Corporation does not pay attention to
these requirements and/or address them
in their contract.
Finally, condominiums are encouraged
to pay attention to bonds. These important forms of security are often overlooked or treated as an afterthought.
There are various types of bonds – bid
bonds, performance bonds and labour
and materials – bonds, and they all protect the owner of the project in different
ways. It is crucial that you discuss the
project’s bonding requirements before
the work is tendered, so that these requirements can be built into the contract.

Taking out a loan at a Corporation
level allows owners to pay back funds
over a longer period of time than permitted by a special assessment of budget increase. This may work within the personal
finances of many of your owners better
than more urgent assessments. Loans do
not have to be decades long and do not
place a lien on the property. Instead, the
repayment is blended into the common
expense budgets for future years.
The Corporation must pass a by-law
approved by a majority of units in order
to borrow money. While this may seem a
daunting task, if owners have been receiving steady communication through
the process about why the Board is trying
to implement a loan versus a special assessment, this will help alleviate any concerns.
No matter the project you need to
plan, always ensure you are planning

Reserve Fund and Financial
Planning
When planning a project, it is essential to examine how and when the project is accounted for in the Corporation’s
most recent Reserve Fund Study. Careful
attention to the reserve fund plan will
keep your condominium in the best possible financial position. However, even
with careful planning, situations arise
that are beyond a condominium’s control
and may require additional financing.
If the Reserve Fund is not adequate
for the project at hand, the project
should not simply be abandoned – especially if it is really needed. Boards will
have to turn to other considerations such
as special assessments (could be a onetime lump sum, or spread out over a series of instalments over time), increasing
the contribution to the Reserve Fund if
the corporation’s fiscal year budget is
close to being issued (or creating an interim budget increase), or borrowing
money.
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well in advance, using qualified professionals such as engineers and lawyers
and considering your financial options. It
never hurts to use an abundance of resources, especially when spending an
abundance of funds.

Co-authored by,
Gail Cote, RCM, Condominium Manager
at Property Management Guild
Patrick Greco, Partner at Shibley,
Righton LLP
Kevin Shaw, Principle at Cion Coulter
Ryan Griffiths, Director Condominium
Finance at CWB Maximum Financial
Craig McMillan, RCM, ACCI, CMCA,
CAPM, President at Maple Ridge
Community Management Ltd.

Ontario’s Residential Condominium Buyer’s
Guide Now on the CAO Website

Ontario’s Residential
Condominium Buyer’s Guide
Now on the CAO Website
Ontario’s Residential Condominium Buyer’s Guide is now available on the Condominium Authority of
Ontario’s (CAO's) website here: https://www.condoauthorityontario.ca/resources/condo-buyersguide/.
As previously stated, certain legislative amendments to sections 1(1), 71.1, 72(1), 72(2), 73(1), 73(2),
and 161(1) of the Condominium Act, 1998 (Condo Act) related to a condominium guide (condo guide)
will come into force on January 1, 2021. The legislative changes under the Condo Act can be viewed
here: https://www.ontario.ca/laws/statute/98c19#BK1.
Beginning on January 1, 2021, declarants (developers) must provide a
copy of Ontario’s Residential Condominium Buyer’s Guide to purchasers
of preconstruction/new residential
condos or proposed condos along
with the currently required disclosure
statement when the purchaser is buying the residential property or proposed property from the developer or
a person acting on behalf of or for the
benefit of the developer.
Regulations have not been made to
specify the manner of delivering or receiving the condo guide. Developers
may wish to use the same processes
and manners in which they currently
provide the disclosure statement to provide Ontario’s Residential Condominium Buyer’s Guide (e.g.,
electronically or in paper format).
Ontario’s Residential Condominium Buyer’s Guide was prepared by the Condominium Authority of
Ontario (CAO) in collaboration with the Ministry of Government and Consumer Services and was
approved by the Minister. This condo guide contains a wide range of information that will equip
purchasers of pre-construction/new residential condos or proposed condos with information on condo
ownership and on the condo purchase process to, for example, assist their understanding of the risks
involved in buying pre-construction/new residential condos or proposed condos and of some of their
potential rights and responsibilities as new home purchasers. Ontario's Residential Condominium
Buyer's Guide also contains information that may be of interest to those buying a resale condo, or to
anyone who lives in or owns a condo.
The most up-to-date version of Ontario’s Residential Condominium Buyer’s Guide can be obtained
through the CAO's website. General inquires about Ontario's Residential Condominium Buyer's Guide
can be directed to the CAO: https://www.condoauthorityontario.ca/.
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Do you have an article
for the Condo News?

•
•
•
•
•
•

Send a high-resolution headshot and a brief bio of three or four lines.
Include your credentials next to your name.
Confirm article subject approval before writing.
No word limit.
Email article in Word format.
Write for an audience that includes condominium owners and directors. Avoid technical
language.

• If using pictures or graphs within the article, limit to three or fewer.
• No self-promoting content within article.
• Editors will approach authors about any major edits, but may insert minor changes (e.g.
grammar, spelling, etc.) without notice.

• Cite any content taken from another source.
• Email to admin@cci-ghc.ca
CCI - Golden Horseshoe Chapter
Box 37 Burlington, ON Canada L7R 3X8
Tel: 905-631-0124 or 1-844-631-0124 • Fax 416-491-1670
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