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Board Liaison

From the President

FROM THE PRESIDENT

Condo News

Maria Durdan, B.A., LL.B., ACCI

is produced 4 times per year

GHC President

Summer Issue (July)
Deadline – June 1st

Fall Issue (September)
Deadline – August 1st

Winter (January)
Deadline – December 1st

Spring (May)
Deadline – April 1st
Articles of interest to condominium
owners and directors are welcome.
See details for submissions on page 40.

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

A

s my term as President slowly comes to an end,
I am overcome by the amount of support our
Chapter has received from its members over
the past several months. Support in the form of attendance and participation at our courses, seminars and
webinars, enthusiastic volunteers that graciously give
their time, energy and share their knowledge and experience by writing articles for our newsletter or present on panels, as well as the many generous sponsors.
It is because of this overwhelming reliable support that
the Chapter has been so successful on a membership
level and has also been able to provide informative and accessible resources on a consistent basis. For this I am not only very grateful - but I am also very proud of.
Servicing the condominium industry is very rewarding but also not without its challenges. In my role as a condominium lawyer, and your roles as boards of directors and
property managers, among others, I am certain that you will agree when I say that servicing
the condominium industry we often find ourselves wearing several different hats. The
“easy” part of our roles are those defined duties. As a lawyer, my job includes advising
condominium directors and officers on their objects and duties, and ensuring that condominiums comply with the requirements set out in the Condominium Act, 1998 and their
governing documents. However, now more than ever we are being challenged to balance
our defined duties with the circumstances at hand. Individuals servicing the condominium
industry, and those that live in condominiums, are feeling burnt out and emotionally and
psychologically extended. This requires us to provide assistance, and resolve various issues,
with finesse, compassion and understanding. We have all had to learn how to adapt to
these new circumstances, and speaking for myself – I have a learned a lot from the individuals involved with our Chapter. As we move towards an end, or perhaps a better managed and understood time, we look forward to staying connected, learning from each
other and continuing to service your condominium’s educational needs as best we can.
Wishing everyone a safe and happy Summer!
Maria Durdan, B.A., LL.B, ACCI (Law)

#LifeIsGolden
Condo News – SUMMER 2021
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Part II - Condo Communications Matter... the
Mediums

FEATURE

PART II

Condo Communications
Matter… the Mediums
Dave Williams

What follows is the second of three articles on the thorny issue of Condominium Communications. At the end, I have provided my email address. I hope you will take time to pass along
your comments, thoughts and ideas. I am sure there are Condo Corps that are doing a great
job of communicating back and forth with their residents. Why not all?

O

ur article in the Spring edition of Condo News suggested that the time may have
come for Condo Boards to elect directors with differing background experiences.
In fact, taking the idea a step further, it is also probably time for your condo to develop a “Strategic Plan” that will incorporate good communication practices alongside a
board diversity matrix and a succession plan.
CondoHive, a consulting company to condominiums, suggests that every condo should
have a strategic plan. A good plan will outline a vision for the condo and the steps and
priorities to reach that vision. The greatest outcome from a strategic plan is creating consensus on the direction which results in a harmonious community in the condo. They go
on to say; “A condo with a strategic plan creates happy board members, happy residents
and happy managers, and that means a happier community for all”. An important part of
the CondoHive strategic planning directly addresses Communication.
continued…
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Governments are leading the
way in communicating
Governments at all levels are leading
the way by ramping-up communication
efforts. Councilor Brenda Johnson, City of
Hamilton, Ward 11, communicates with
her residents regularly by email blast and
through her website.
The City of Hamilton reaches out to
residents in the form of consultations;
transportation planning, residential development and commercial development
planning.
The Federal Government and Provincial Governments have held daily
pressers for months now to keep the
electorate informed around COVID. Yes,
there have been contradictions, but in
general there are few Canadians that
could claim ignorance to the number of
cases and where vaccinations stand.

So, what are the mediums here?
Websites, email blasts, consultations,
press conferences……. are all methods
open to Condominium Boards. There are
still other methods available………
some simple and others requiring a little
more expertise.

A simple…….but creative
message!
Traffic calming is always a challenge
in many condo communities. On a small
street in downtown Hamilton, “a flag
man” does his thing very silently. He is
brightly colored as you can see from the
picture, with one word painted on his
back that being “slow”. The street is
small and narrow and always has vehicles parked on one side, so it is somewhat dangerous.
Turn onto the street and the first thing

MRCM
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you see is “flagman”; simple, but effective.

A larger problem requires a
little more help!
A large high-rise complex in Mississauga was experiencing problems with
residents throwing garbage and litter

One other point……………

from their balconies. Yes, it included dog
waste.
What to do?
Sue Langlois’ company “Digi-Notice”
to the rescue. Digi-Notice describes itself
as “ad-free Digital Signage for Condos”.
The signage is in the form of a television
screen (electronic billboard if you wish)
that conveys either “still” or “animated”
messaging. The screen is mounted in elevators or on walls where people cannot
miss catching the message.
Did I hear you ask how the campaign
to stop the garbage throwing went? You
can watch the video on the Digi-Notice
website to see for yourself. The good
news…………the garbage throwing
stopped within a couple of weeks. The
other good news………….a new sense
of community emerged most likely from
everyone coming together to accomplish
a common goal.

The Condo Communication
Conundrum
There are many communication approaches available to Condo Boards…
……..we have seen some good examples above.
There are others. Module 4 in the
Condo Authority’s “Director Training
Course,” suggests one responsibility of
board directors is communicating information to resident/owners. The module

goes on to suggest flyers, email and bulletin boards as communication mediums
open to boards. To this list we can add
town-hall meetings and round table discussions.
Townhall meetings are intended to be
“two-way” not “one way” opportunities
open to condo boards and residents.
Conducted in the proper manner, the atmosphere can be very productive towards generating the sense of
“harmony” referred to by CondoHive.
The two-way communication also allows
boards to pick-up on the thinking of its
residents.
Still, there are folks that do not feel
comfortable standing in front of 100
people to ask a question or raise a point.
Yet that point could be important to the
success of the condo.
This, then, is where a “round-table”
discussion can be effective.
On a periodic basis, two directors will
make themselves available for small,
round-table meetings when one or two
residents can make an appointment to
discuss an issue or make a suggestion. It
is of course incumbent upon the directors
to acknowledge the input and follow
through if the idea is sound. Conversely,
if the point made is not workable then
the condo board director should provide
a direct answer with sound reasoning behind it.

It almost seems reasonable to talk
about condo communications as being
necessary dialogue………..residents to
board members and vice versa. The word
dialogue implies ongoing.
It is often said that the first 20 years
of a condo’s existence is like “the honeymoon” in that nothing much goes
wrong. However, as the building or the
community matures, things start to happen, replacement costs start to rise and
therefore methods of keeping up with
the expense need to be discussed.
Developing the right communication
practices early and often can avoid bad
feelings emerging.
For the fall edition, we will talk about
strategy………what information needs
to be communicated, how often, and
when. Meanwhile, if you wish to comment on this article or our earlier article
on condo communication (spring edition), we would like to hear your
thoughts. You can reach us at williamsdavem7@gmail.com.

Thanks to: Sue Langlois of Digi-Notice
Inc., info@digi-notice.com;
Steve Ilkiw of CondoHive,
info@condohive.ca; and
Councilor Brenda Johnson, City of
Hamilton
Dave Williams is a retired business
executive and graduate of York
University.
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CondoTalk Series

Golden Horseshoe Chapter –

CondoTalk Series
Thank you to all the speakers and sponsors who have contributed to our new CondoTalk Series which are held monthly via Zoom.
We have had tremendous attendance and support from our members!
The past year we have held the following sessions which can be viewed under past events on our website at www.cci-ghc.a/coursesevents/past-events
We would like to thank all the speakers that have dedicated their time and knowledge to participate in these sessions:

Part 1 & 2

Part 1 & 2

Thank you to our CondoTalk Speakers
Laura Bryson,
Head of Operations, SWTCH
Laura serves as Head of Operations at
SWTCH Energy, a Toronto-based company providing scalable, future-proof electric vehicle (EV)
charging and energy management solutions for
high-density multi-family buildings. Laura's passion for environmental sustainability took root
at a young age and evolved into a lifelong commitment to advancing
clean technology. Laura and her team support condominium clients
preparing their buildings for growing EV adoption, including navigating,
and implementing infrastructure cost-saving strategies and government
funding opportunities.
10

Cameron Carter, BCom, RI, CRP
Cameron Carter is the founder and President
of Normac, Canada’s insurance appraisal experts. Since 1998, Normac has been delivering
superior replacement cost appraisals for condominiums and other building types to ensure that
proper insurance coverage is in place. More than
$600B of property assets have been appraised.
The Normac team has expert-level experience with construction and
demolition costs, condominium law, and the effects of building codes
and city bylaws on reconstruction projects. Cameron is an accredited
member of the Real Estate Institute of BC and the Real Estate Institute
of Canada.
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Thank you to our CondoTalk Speakers
Antoni Casalinuovo,
Elia Associates
Antoni Casalinuovo is Elia Associates’ senior
litigator who specializes in condominium law,
and represents clients in a variety of commercial
and construction disputes. With a robust knowledge of condominium law and the litigation
process, Antoni is tenacious and works hard to
achieve positive results and to advance the interest of his clients in adversarial disputes. Antoni has been the successful counsel on a number
precedent setting cases involving condominiums. He has also had a
number of judicial decisions and articles reported in a variety of legal
and condominium publications, including CM Magazine and Condovoice.
Antoni has represented clients before many levels of Courts and administrative tribunals, including the Ontario Court of Appeal, the Divisional
Court of Ontario, the Ontario Superior Court of Justice, the Human Rights
Tribunal of Ontario, the Assessment Review Board and the Ontario Landlord and Tenant Board, and is frequently invited to speak at conferences
and seminars across the province regarding updates and new trends in
condominium law to provide his unique insights. A self-professed soccer
hooligan and recently retired soccer/ beer league player, Antoni spends
his free time with his wife and three young children. He plans on starting
his own soccer team.

Sally-Anne Dooman, RCM
Sally-Anne has over 15 years of experience
as a condominium manager, starting with Wilson Blanchard in 2004, managing properties in
the Waterloo Region and Brantford. After receiving the designation of Registered Condominium
Manager in 2007, Sally gained experience managing in and around the GTA and has been a
frequent presenter at CCI conferences and educational sessions, a
member of various CCI committees and has written articles for condominium industry publications. Returning as a Director of Property Management in 2019, Sally’s responsibilities include training and
supervising new managers and trainees and contributing to the leadership of Wilson Blanchard’s Hamilton office.

Maria Durdan, B.A., LL.B., ACCI
Maria Durdan is a Partner at SimpsonWigle
LAW LLP and the Chair of the Condominium
Practice Group. Maria specializes in condominium law, development and administration. Maria
supports over 650 of the firm’s residential and
commercial condo- minium clients throughout
Ontario. Maria has also obtained her Associate
of Canadian Condominium Institute (ACCI) designation in law, which
recognizes that she has achieved a high level of knowledge and skill
of condominium law. Maria is the President of the Canadian Condominium Institute – Golden Horseshoe Chapter and the Chair of the Education Committee and a member of the Hamilton Law Association
Real Estate Subcommittee. Maria’s practice includes advising boards

of directors, property managers and developers on all areas of condominium law.

Patricia Elia, B.Comm., LL.B.
As a condominium and corporate lawyer, Patricia’s practice of 20 years encompasses all aspects of corporate work for condominiums
including contract review, shared facilities agreement amendments, declaration amendments,
communication strategies, chairing of meetings
and litigation support. Patricia supports her condominium clients in all aspects of their condominium communities by
finding solutions within the statutory framework of the Condominium
Act, 1998 to manage the risks condominiums face today.

Richard Elia, B.Comm., LL.B., LL.M.
(ADR), ACCI
Richard Elia had been actively involved in the
area of condominium law for over 20 years, advancing the objective of effective and ethical advocacy. Founded in 2001, Elia Associates
provides legal services to condominium communities throughout Ontario. Richard holds a Master of Law with a focus on Appropriate Dispute Resolution and the
“A.C.C.I.” - Associate of the Canadian Condominium Institute - designation, which is the country’s only condo-specific designation for condominium professionals. This designation evidences Richard’s extensive
condominium knowledge.

Patrick Greco, Partner, Condominium
Law Group, Shibley Righton LLP
Barristers & Solicitors
He enjoys the full perspective gained from
experience providing both solicitor and litigation
services to condominium clients. Patrick also has
significant expertise with construction and commercial disputes.
Patrick provides the full range of condominium solicitor services,
and particularly enjoys attending and chairing difficult owners’ meetings.

Sonja Hodis, LL.B
Sonja practices in the area of civil litigation
with a specific focus on condominium, estates
and employment law. She has appeared before
various tribunals in Ontario, the Superior Court
of Justice and the Ontario Court of Appeal.
Sonja has also gained recognition for creativity
and tenacity in ground breaking human rights
caselaw in the condominium industry. She represents her clients at all
levels of court, various Tribunals and in mediation/arbitration proceedcontinued…
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Thank you to our CondoTalk Speakers
ings. Sonja also has experience in worker's compensation law and is
currently a Vice Chair at the Workplace Safety Insurance Appeals Tribunal. Sonja is also a frequent speaker on condominium, estate and employment issues and has published articles in various industry
publications.

Nancy Houle, B.A. (Hons), LL.B.,
Davidson Houle Allen LLP
Nancy Houle is a founding partner at Davidson Houle Allen LLP, practicing exclusively in the
area of condominium and joint property law.
She is also a frequent guest lecturer at Canadian
Condominium Institute (CCI) Seminars, and has
also been a guest on various local radio and television shows including Ottawa Morning on CBC Radio and CBC Television.
Nancy has also participated extensively in the process for revision
of the Condominium Act, 1998, through her role as President of CCI
Eastern, and on the legislative review committee for CCI. She has also
been invited by the Ontario Ministry on several occasions to participate
in discussions on the proposed revisions and regulations before and
after public release and consultation. She is also the Chair of the CCI
National Government Relations Committee.

Deborah Howden, Partner, Shibley
Righton LLP
Since her call to the Bar, Deborah has practised in the area of labour/employment and civil
litigation. A large portion of Deborah's practice
involves Condominium Law. She has acted as
counsel, appearing before administrative tribunals and levels of court in Ontario, for many
institutional clients, including condominium corporations.

Chris Jaglowitz
Chris has practiced condominium law and
dispute resolution since 2003. He serves condo
communities across Ontario with focused,
straightforward advice delivered promptly, at a
fair price. He represents condominium corporations before courts and tribunals. Chris also acts
as a firm but fair owners’ meeting chairperson
at several dozen condo AGMs each year across the province. In addition
to publishing the award-winning Ontario Condo Law Blog from 2008
to 2019, Chris has written and lectured extensively on condominium
law and civil litigation topics at seminars, conferences and courses for
legal professionals, condominium managers, directors, and unit owners.
He taught condo law at Humber College and sits on the CMRAO’s
advisory committee for setting educational standards for condo managers.
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Michelle Joy, RCM, BA
At Wiilson Blanchard, Michelle works closely
with the Executive Director of Condominium
Management in the Hamilton office supervising
and training staff. She has been working in the
condominium industry since 2013 and achieved
the designation of Registered Condominium
Manager (RCM) with the Association of Condominium Managers of Ontario (ACMO) in 2017. Michelle is actively involved in the condominium industry and has participated as a speaker
at CCI events, volunteered on CCI committees and written articles for
Wilson Blanchard’s Condo Connection.

Malcolm John MacLeod, R.C.M.,
OLCM
John MacLeod is a past Director for Golden
Horseshoe Chapter of the Canadian Condominium Institute - and has been active on many
committees. He has also been a speaker and
moderator for many of the educational classes
hosted by the Chapter. He has been involved in
the Real Estate and Property Management industry since 1973 and has
been actively involved with Condominiums for over 20 years. Born and
raised in the Golden Horseshoe area, John is well known in the real
estate and Condominium Management industry. Founder of Key Property Management & Consultants (KPM) John provides his unique style
and methods to handle the growing needs and demands of his condominium, residential and commercial clients.

Erik Savas,
SimpsonWigle Law LLP
Erik Savas is a partner with SimpsonWigle
Law LLP and in a non pandemic year, practises
out of the firm’s Burlington office. Erik joined the
firm in 2002 and since then, has focussed his
practice on advising the firm’s many condominium clients in dispute resolution related
matters. Erik routinely handles compliance/enforcement cases involving
for example noise violations, unauthorized common element alterations
and smoking, parking and pet restrictions. Erik also frequently acts for
condominium corporation clients pursuing lien/power of sale enforcement of common expense arrears, as well as claims for common element deficiencies and under shared facility agreements. Erik has
obtained orders requiring owners to sell their units due to harassment
of residents/the board and management. He has also acted for Condominium Administrators appointed under the Act due to board mismanagement or malfeasance and has been involved in many important
reported cases in the area of condominium law and jurisprudence. He
has substantial experience in litigation and arbitration concerning contract terminations under section 112 of the Act by turnover boards and
pursuing and defending claims under the oppression remedy section
of the Act - - section 135. In addition, Erik often is engaged to defend
applications in the Ontario Human Rights Tribunal claiming discrimina-
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Thank you to our CondoTalk Speakers
tion by the condominium corporation and or its property management.
Erik has acted over the years for condominium clients in many mediations, arbitrations and court application proceedings. He has appeared
in the Small Claims Court, the Landlord Tenant Board, the Ontario
Human Rights Tribunal, the Condominium Authority Tribunal, the Ontario Superior Court of Justice and the Ontario Court of Appeal.

Mark Shedden
Mark has over 30 years of experience in the
insurance industry and is CEO of Atrens-Counsel
Insurance Brokers. He is a member of the Canadian Condominium Institute and holds designations with the Insurance Institute of Canada and
Registered Insurance Brokers of Ontario. He acts
as an advisor to the Ontario Provincial Government on the Condominium Act.

John Thompson,
Owner, HSCC 709P
John has been a director for one year of a
new build condo. Full-time IT Director at Pearson airport.

Jason Truman
Jason Truman is the founder and President
of Edison Engineers Inc. He is a Professional Engineer with over 20 years of engineering and
construction experience. Jason has worked extensively with condominium clients since 1998
and enjoys educating, engaging, and empowering Boards and Property Managers. He frequently speaks on Reserve Fund Studies and Building Restoration
Projects, providing practical and pragmatic advice on managing large
capital repair projects and financial planning.

Victor Yee, Hons. B.A., J.D.
As counsel to condominium corporations
throughout Ontario at Elia Associates, Victor
draws upon his past experience as the President
of the Board of Directors for a national awardwinning condominium corporation in Toronto,
as well as his previous experience as the chairperson of the internal tribunal for Canada’s
largest student housing cooperative. As a litigator, Victor has successfully represented clients at all levels of court in Ontario and in various
tribunals throughout the province, as well as in condominium-related
mediations and arbitrations. Victor’s natural love of politics helps him
advance clients’ interests while managing and anticipating the political
ebbs and flows that are inherent in condominiums.

Thank you to all the sponsors that supported these sessions
and enable our members to attend complimentary.
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Call for Nominations

Call for

Open to all Members of the Golden Horseshoe Chapter
of the Canadian Condominium Institute
This year, there are three (3) terms expiring on the Board of Directors of the Golden Horseshoe Chapter
of the Canadian Condominium Institute.
If you wish to put your name forward as a Director, please email or fax a brief bio and photo, and a
short letter explaining why you want to be on the Board. Your bio will be included with the Agenda
package, which will be sent to all members in September.
As a volunteer director, you will be responsible to:
•

Adhere to the Director Code of Ethics as posted in the membersonly section of the CCIGHC
website at https://ccighc.ca/membership/membersonly/codeofethics

•

Attend approximately 10 board meetings per year in various locations throughout our chapter
boundaries

•

Attend National events

•

Participate in one or more chapter and/or national committee[s]

•

Participate as a speaker or helper for weekend/weekday seminars and conferences

•

Be a promoter of Golden Horseshoe Chapter events

Email: admin@ccighc.ca or fax 4164911670  Deadline for submissions is August 20, 2021.
Please be sure to renew your membership before September 30, 2021, to be eligible to vote at the Annual
General Meeting being held on Wednesday, October 20, 2021. The notice of AGM will be sent to all members
midAugust 2021. Membership renewals  second notices will be going out in midJuly.
On behalf of the Golden Horseshoe Chapter Board of Directors, have a wonderful summer!

14
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Keeping Up with Construction During a Pandemic
FEATURE

Kent Schultz, P.Eng.,
BSS
RD Building Science Inc.

Keeping Up with
Construction During
a Pandemic

T

he last year has been challenging for everyone and has forced us to adapt to the
reality of new procedures relating to mitigating the spread of COVID-19. The construction industry is no different. Although most condominium construction and repair
projects were able to continue through the stay-at-home orders and restrictions, the industry
has been forced to adapt. All change is hard, but in some ways the changes helped to improve collaboration and communication on construction projects.
The pandemic forced some structural changes to construction projects to reflect the
COVID-19 protocols. In large part, these new protocols required additional planning upfront
and improved communication between the contractor, property manager, and residents.
Fortunately, there are multiple resources that provide guidance for developing, implementing, and managing these new protocols. A few resources you should be aware of if your
condominium is proceeding with a construction project during the COVID-19 emergency:
continued…
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Province of Ontario

Ministry of Labour

https://www.ontario.ca/page/develop-your-covid-19-workplace-safetyplan
The “Workplace Safety Plan” document should be used during the planning
stages of the project to develop a clear
plan for screening, risk mitigation, and
outline procedures for managing any active COVID-19 cases. Once completed
and agreed upon, this document can be
included in the project documents or
posted on site (digitally or hard copy) so
residents are aware of the protocols and
procedures put in place. It is also worthwhile to revisit this plan during the project to make any necessary adjustments
and as a reminder to maintain the agreed
protocols.

https://www.labour.gov.on.ca/english/hs/index.php
To confirm if your planned project is
considered essential, we recommend
contacting the Ministry of Labour for the
most up-to-date information.

Canadian Construction
Association
https://www.cca-acc.com/wp-content/uploads/2020/06/CCA-COVID-19Standardized-Protocols-for-All-Canadia
n-Construction-Sites-05-26-20.pdf
The “COVID-19 Standardized Protocols for All Canadian Construction Sites”
document is a bit more prescriptive and
provides best practices for workplace and
safety procedures for construction projects. This document details the recommended practices for communication,
cleaning, contact tracing, and screening,
among others. We recommend reviewing
this with the contractor during the planning stages to ensure these practices are
being implemented and will be incorporated into the project plan.

City of Toronto
https://www.toronto.ca/home/covid19/covid-19-what-you-shoulddo/covid-19-orders-directives-by-laws/
We have used the City of Toronto as
an example because they have been
fairly active in providing guidance and
mandates on the requirements for reporting COVID-19 outbreaks; however, a
number of cities and municipalities have
provided similar guidance and mandates.
The City of Toronto has mandated that
any workplace that is aware of two people who test positive for COVID-19 in a
14-day period must notify Toronto Public
Health. The City provides additional information to clarify this mandate. Further,
the Medical Officer of Health has recently
issued the Section 22 Order. The order
gives Toronto Public Health additional capacity to investigate and react to workplace outbreaks. The most stringent
requirement they can place on a workplace is a full closure. There are alternatives including partial closures, and
dismissed shifts or team. The order also
requires the workplace to post signage
provided by Toronto Public Health.

Recent Project Experiences
In early 2020, RDH Building Science

Figure 1 Photos from the air
sealing project where compartmentalization was used effectively. Photo credit: RDH
Building Science Inc.
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Inc. had a number of capital projects
planned for our condominium clients.
When the first stay-at-home order was
put in place, our projects were immediately put on hold. During the holding period, we were able to assess which
projects were considered essential and
work with the contractor, property manager, and Condominium Board to develop a plan to proceed where allowed.
This was one change we saw during
pandemic: increased collaboration. In
many ways, we have always promoted a
collaborative, team approach to construction projects by emphasizing that all parties are working towards a common
goal: a successful project. The possibility
of delayed projects impacted each party,
with the contractor facing lost revenue
and the Board and property manager
being forced to continue managing components at the end of their service life
(i.e. leaks, poor operation, and hazards.
We collaborated to mitigate the risks
of delaying a project, aligning each
party’s goal to see the project proceed
safely and successfully. Through increased collaboration we were able to
develop creative solutions to keep the
projects moving forward while still working within the budget, schedule, and
COVID protocols. Understanding the residents, their needs, and their concerns,
helped to inform these project implementation decisions.
Ultimately the decision to proceed
came down to safety: we could proceed
with the work while still providing a safe
environment for the residents and project

Figure 2 Scaffolding erected to enable the roof replacement project to proceed during the summer. Photo credit: RDH Building Science Inc.

team (contractors, engineers, property
managers, etc.).

Case Study: Interior Air Sealing
Project
RDH had an air sealing and insulation
repair project planned for a mid-rise condominium with condensation and water
penetration issues that had been ongoing since original construction over 10
years ago.
To conduct the repairs, the contractor
had to enter each individual suite. This
presented a unique challenge, especially
considering the challenges with physical
distancing and exposure risks in interior
spaces. Further, a number of the residents
were working from home during the
stay-at-home orders. During the planning
stages of the project and in collaboration
with the contractor, the team decided
that using a compartmentalization strategy was the best approach for this project. Procedures included the following:
• The contractor assigned a dedicated
crew that that worked at the building
for the duration of the project.
• The crew filled out a daily screening
questionnaire prior to suite entry.
• The contractor set up a plastic enclosure around the work area (along the
windows) that was sealed to the ceiling and floor. When possible, the windows within the enclosed work area
were opened to provide fresh air. The

crew conducted a thorough cleaning
of the enclosed area at the start and
end of each day.
• To further mitigate exposure risks, the
workflow was adjusted so that the
contractor worked on one suite at a
time. The repairs were fully completed
in one suite before moving on to the
next suite, to avoid having work proceeding in multiple suites at one time
which could lead to cross-contamination and contact tracing headaches.
This workflow impacted the schedule,
and there were some lost efficiencies;
however, with collaboration from all
parties the project was able to proceed with a relatively minor schedule
extension.

Case Study: Roofing
Replacement
We had a roof replacement project
planned for a townhouse condominium
with some serious water penetration issues. The water penetration issues had
progressed to the point of rotting some
components of the wood structure. As a
result, there was no interest in postponing the project and it was considered essential to proceed.
The roof being replaced was also the
rooftop terrace and only accessible from
within the suite. To avoid entering the
suites, scaffolding was built at each end
of a townhouse block. This allowed the
project to proceed and achieved signifi-

cant efficiencies as the roofing work
could proceed at multiple suites instead
of the original plan which was to complete one suite at a time.

Conclusion
The past year has made it clear that
construction and rehabilitation projects
can proceed in this current environment.
Safety should remain the top priority
which cannot be stressed enough; however, proceeding safely is possible with
enough planning and willingness to
adapt. As noted and outlined in the documents referenced above, there are some
structural and procedural changes required to keep projects moving forward
but with collaboration and some creative
thinking this is entirely possible.
We recommend reviewing the websites and documents listed above if you
are considering a construction or rehabilitation project this summer. Following the
recommended procedures and protocols
outlined in these documents will provide
a strong foundation and set the right
tone for your project.
We are looking forward to another
safe summer and are looking forward to
continue making buildings better.

Kent Schultz, P.Eng., BSS
Building Science Engineer
RDH Building Science Inc.
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Are you still stressing over holding your
Annual General Meeting virtually this year?
Can’t find a service provider to host your meeting?
Are you a member of Golden Horseshoe Chapter –
Canadian Condominium Institute?

Yes!
THEN WE CAN HELP!!
The GHC-CCI will offer our technical
Golden Horseshoe Chapter will supply
expertise and the use of our Zoom
the following:
platform to host your AGM. You will
• Zoom Pro platform (including polling
still be required to prepare everything through Zoom)
needed for your AGM:
• Conference call number for those not
• Powerpoint
able to connect through zoom
• Script
• Any confidential voting requirements
• Host
through an online survey link
• Collection of proxies
• A technician to run the event in the
• Minute taker
background who will:
• Polling/voting questions and choice of
- set Up link and any recording
answers
requirements
• Distribution of your AGM package
- set Up polls
• Provide GH with name/emails of partici- launch Polls and surveys
pants
- provide tech help/troubleshooting

This service is available for smaller
condo’s as follows:
1-19 Units - $250 + HST
20 – 49 Units - $350 + HST
50 – 80 Units - $450 + HST
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!
18

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

FEATURE

Onyx-Fire: Part 7 – Smoke Control Audit and
Testing

Onyx-Fire: Part 7 – Smoke
Control Audit and Testing
Stephen Otulakowski

Recently local fire authorities have begun enforcing Part 7 of the Fire Code dealing
with the maintenance of smoke control equipment. The below article is meant to
educate and provide a general understanding of what a smoke control system is,
and how to properly implement the testing to satisfy the fire department and authorities having jurisdiction.

What is a Smoke Control System?
A smoke control system is a combination of mechanical and electrical components that
control the movement of smoke during a fire event, and is intended to protect occupants
while they are evacuating, while aiding Firefighters to safely supress the fire. Smoke control
systems vary from building to building depending on their age and construction, but are
usually comprised of pressurization fans and a series of ancillary devices, such as automatic
door openers or a relay to disable the make-up air units. These devices are commonly connected to the fire panel and operate automatically when the system is in an alarm state.
Experience with high-rise buildings has demonstrated that the time required for the
complete evacuation in the building can exceed that which is considered necessary for the
safe egress of all occupants. Studies of “chimney effect” and observations of smoke movement in fire condition have shown that measures for containing a fire on a lower story will
not always prevent the movement of smoke through the elevator shafts to upper storeys
of a high building. Maintaining smoke control equipment is imperative to the safety of all.
continued…

“

Smoke control equipment in highrise buildings is to be maintained in a
manner to ensure satisfactory
operation.
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Smoke Control Applicable Codes:
• Part 7 of Division B of Ontario Fire Code (OFC),
• Section 3.2.6 of Division B of Ontario Building Code (OBC)
and,
• Supplementary Standard SB-4 “Measures for Fire Safety in
High Building” of OBC.

How is it Maintained?
Smoke control equipment in high-rise buildings is to be maintained in a manner to ensure satisfactory operation. Initially it
must be determined what system(s) are in place to control
smoke movement, with the appropriate maintenance procedures and schedules as listed here implemented as required by
each building.
Generally speaking, most Property Managers will have somewhere in the building, copies of:
• HVAC/Mechanical company inspection and testing records
• Elevator company inspections and testing records
• Fire Protection company inspection and testing records
The hard part is reviewing and compiling these records, to
determine if the facility/building is in compliance with Part 7 –
Smoke Control Testing and determining testing procedures.
Most Notices of Violation allow for you to determine the site’s
needs by having a Smoke Control System Audit done.
Responding to a Fire Department Notice of Violation or Order
to Comply for Part 7 Compliance has to be tackled as a twopronged approach:
STEP 1: Conduct a Smoke Control System Audit which entails:
• Engineering study to determine smoke control testing requirements for each building
• Report provided on Smoke Control Equipment complete with
testing sheets
• Criteria noted for preventative maintenance

Key Property Management
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• Stamped report by P. Eng.
STEP 2: Conduct a Smoke Control Test which entails:
• Organize trades for testing (HVAC, elevator, fire, generator,
door)
• Conduct Testing & Complete Testing forms
• Correct Deficiencies
• Maintain records of testing on site
• Frequency of testing depends on buildings equipment, and
can include daily, weekly, monthly, quarterly, semi-annual
and annual testing

Conclusion
Local fire authorities are enforcing Part 7 of the Fire Code
pertaining to the maintenance of smoke control equipment,
such as pressurization fans. The first step necessary to complete
Part 7 – Smoke Control assessment is to engage a Professional
Engineer to conduct a smoke control audit of the condominium.
A report will be generated detailing the kind of smoke control
equipment the building is equipped with, and will outline what
specific testing should be implemented by the building to meet
fire code requirements. From here the property manager can engage with the various trades responsible for the testing, such
as fire, HVAC, elevator, door and generator contractors, and ensure the test sheets are populated by the various contractors
following testing, and keep these files onsite for fire inspectors
to review when necessary. This information needs to be readily
available for any authorities having jurisdiction. Make sure you
are prepared!
Stephen Otulakowski, Business Development Representative,
in partnership with Onyx Engineering Division.
Steve is responsible for overseeing business development
efforts across the condominium market in Toronto, and
providing property managers outstanding service in maintaining
their fire and life safety systems for the properties they serve.

Third Watch Protection Services
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Relative Humidity – How it Impacts Our Comfort
and Our Buildings

FEATURE

Relative Humidity – How it
Impacts Our Comfort and
Our Buildings
Kent Schultz, P.Eng.,
BSS
RD Building Science Inc.

W

e have probably all experienced a humid summer afternoon when it feels like you
are swimming through the air. This is a case where the relative humidity would fall
at the top end of the range. When it comes to the interior of our buildings, the
changes in relative humidity can be much more subtle but no less impactful to our comfort.
Relative Humidity and Condensation Basics
For a quick crash course in moisture physics, relative humidity (RH) is typically expressed as
a percentage and is determined by dividing the of amount of moisture within the air by the
maximum amount of moisture that air could possibly contain at a specific temperature. The
“specific temperature” is an important qualifier because if the amount of moisture in the air
remains constant but the temperature drops, then the RH will increase until a limit is reached
where condensation will occur. Condensation occurs at the dew point, the point where RH
reaches 100%.
Equipped with a basic understanding of RH and how it is impacted by both temperature
and moisture in the air, we can dig into the delicate balancing act of the interior RH range that
is comfortable for humans and good for our buildings. Our discussion will be focussed on the
continued…
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cold-dominated climate found in the
Golden Horseshoe of Southwestern Ontario.

Impact of RH on People
Interior relative humidity, along with
temperature, are key aspects of indoor air
quality. The human comfort range for RH
is generally between 25% to 60% but
depends on the individual (RDH Blog
post). One clarification when discussing
the comfort range is that it also varies by
season. What may be comfortable in the
summer is not the same as what we feel
to be comfortable in the winter. The top
of the comfort range is typically set to
minimize the potential for mould, bacteria, and disease growth; while the bottom of the range is set to maintain
respiratory health.

Impact of RH on Buildings
Interior RH can impact our buildings
in numerous ways, but we will be focussing on one of the most common:
condensation within walls and on win-

dows. As discussed above, condensation
occurs when warm moist air is cooled to
the dew point where it can no longer
hold moisture. When warm moist air
reaches the dew point, water droplets
(condensation) will form on relatively
colder surfaces –just like when warm,
humid air from your morning shower hits
a colder bathroom mirror. On a cold winter day it is fairly common to see some
minor condensation along the bottom of
an exterior window. In this example, the
interior air warmed by the HVAC system
comes into contact with the window surface that is much colder due to low exterior temperatures. The condensation
may dissipate throughout the course of
the day as the window’s surface temperature heats up.
What would happen if we changed
the example slightly, and had the warm
interior air leaking into a wall cavity or
attic space and contacting a cold surface
such as the exterior wall sheathing or underside of the roof? Condensation would
very likely form in the same way on
colder surfaces, but now it would be

forming on an organic material (wood or
drywall) which is problematic because
these surfaces are concealed.
This hypothetical example is one we
come across quite frequently in our work
as building science consultants. The specific pathways that allow warm interior
air into these concealed spaces often
vary. The cold surfaces where condensation forms also vary from case to case.
The root cause of the issue, however, remains fairly consistent. During the winter,
our building interiors are heated and may
even be humidified by the HVAC system
or unit-specific humidifiers. This warm air
can hold more moisture and is at a
higher vapour pressure relative to cold
exterior conditions. This creates a pressure differential across the enclosure that
can cause the warm interior air to move
towards the lower pressure, cold exterior
condition. This is a natural phenomenon
and one we can attribute to mother nature’s never-ending pursuit of balance. If
the warm, humid interior air hits a cold
surface as it diffuses or leaks through
wall or roof assemblies, concealed con-

Figure 1 - Two ways in which condensation can form in an exterior wall. Both cases are caused bny warm air contacting the cold exterior sheathing.
Image credit: High Performance Building Enclosures.© John Straube and Building Science Corporation.
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densation will occur and could start deterioration, corrosion, or mould growth.

Understanding Root Causes of
Moisture Issues
RDH has performed investigations in
numerous condominium buildings of
varying size and construction. Our investigations have led to both large scale repairs to address deterioration from water
leaks or condensation; other approaches
to managing condensation and moisture
issues include minor adjustments to interior RH conditions. Although the investigations are tailored to the unique
conditions of each building and suite,
they often involve some form of interior
temperature and RH measurement, air
leakage testing, and exploratory openings into either the interior drywall (walls
or ceiling) or the exterior cladding. Air
leakage testing is a way of identifying
potential paths that bring warm air in
contact with cold inner wall/roof surfaces. Exploratory openings help to provide information on the existing
construction and extent of deterioration.

Some Solutions for Addressing
Condensation
With condensation being a result of
interior RH, temperatures of wall/window
surfaces, and exterior temperature, it can
be challenging to develop a one-size-fitsall approach to reducing moisture issues
caused by humidity. Where only a small
number of suites in a large condominium
building are having condensation issues,
these issues could be attributed to a specific HVAC or building envelope issue, or
to a high-humidity resident lifestyle.
Lifestyle issues that can cause condensation include:
• Presence of a large number of indoor
plants that release moisture into the
air and can elevate the RH;
• Heavy curtains or drapes that reduce
the amount of air movement along

Figure 2 - Air leakage testing in progress at condominium building in Toronto.
The blower door (red) is used to either pressurize or de-pressurize the building interior.
Photo credit: RDH Building Science Inc.

walls and windows. This can reduce
the window temperature, shield the
window from air movement, and
lower the potential for drying minor
amounts of condensation ; and,
• More people living in a suite will typically raise the RH as breathing, cooking, and cleaning all release moisture
into the air.
If you think that condensation may be
an issue in your home or building, here
are a few things to consider:
• Know your mechanical system (HVAC)
set points for temperature and relative
humidity. It may be possible to adjust
these set points to maintain indoor air
quality and comfort while also reducing the potential for condensation to
form.
• Dehumidify the interior air during the
winter months to reduce the amount
of moisture in the air. Consider keeping
the RH closer to the lower end of the
comfort range in the winter and the
middle of the range in the summer.

• Reduce air leakage where possible to
prevent warm air from flowing into
the concealed spaces of the walls and
attics. This can include sealing around
outlets and switches, sealing HVAC
ducts within the walls and ceiling, installing weatherstripping around attic
hatches, and patching holes within
the walls and ceiling.
If condensation issues are widespread
throughout most suites of your building,
or if problems persist after implementing
some lifestyle changes, consider having
the issue investigated to identify the specific problems and implement wellplanned solutions.
REFERENCES
RDH Building Science. “A Breath of Fresh Air
on the Topic of Indoor Air Quality.” Blog Post.
Available at https://www.rdh.com/blog/a-breathof-fresh-air-on-the-topic-of-indoor-air-quality/
Straube, J. 2012. High Performance Building
Enclosures. Somerville, MA: Building Science
Press.

Kent Schultz, P.Eng., BSS
Building Science Engineer
RDH Building Science Inc.
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OBITUARY

Welcome to our Newest Members

Howard
Sheppard
Obituary
- Howard
Sheppard
It is with sadness we advise
our members of the loss of
Howard Sheppard, a dedicated
member to CCI and volunteer on
the CCI-GH Membership Committee.
Howard joined CCI, as it was
one of very few organizations
that provided up-to-date education on condominium living. He
soon thereafter became an ongoing volunteer to give back to
the condominium community,
and a friend to many in the industry.
Howard was a kind and encouraging soul, and an active
Board member for many years at
his own condominium, WCC17.
He will be sadly missed by all
that new him. We extend his
family and friends our heartfelt
condolences while they navigate
through this difficult time.
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to our Newest Members:
BUSINESS PARTNER
Bernard Nieuwenhuis,
Sparkle Clean and Restore, Burlington, ON

New LCCI Designation
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Self-Management

FEATURE

Self-Management
Bill Clark

This article will discuss the ‘Self-Management’ option of Condominium governance
and outline what a Board must do to operate effectively.

I

n this time of budget restraints, everybody, including Condominiums are tightening their
financial belts. For Condominiums, not hiring a Property Management Company is one
way to save money. But some Boards do not realize the amount of work and added liability that self-management involves in operating their Condominium Corporation.
Following are suggestions for those Condominiums who are contemplating becoming
self-managed corporations.

TIPS FOR SELF-MANAGED CONDOMINIUMS
1. Communication is Critical
a) Keep residents informed of the maintenance or other projects that might have an
impact on their activities via e-mail blasts or flyers;
b) Provide minutes and financial reports via e-mail and/or a hard copy in a binder in a
central location;
c) Periodically prepare a seasonal newsletter which includes board reports, friendly
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reminders according to the time of
year, welcome new residents/bid
fond farewell to those moving,
notes of congratulations and
sympathy, up-coming activities
and dates, photos of previous
events, book reports, write-ups for
trips, jokes, recipes, etc.;
d) Prepare cover letters to explain
documents including Periodic Information Certificate, Notice of
Change, Board approved budget,
Reserve Fund Study and Form 15.
This could help to minimize questions.
2. Time and Energy are Essential
The Board is the "manager”: it manages and maintains the condominium
community as follows:
• prepares the budget;
• drafts new rules and (if required)
sends draft to their lawyer for review;
• manages the daily tasks;
• monitors and supervises regular maintenance of the buildings; landscaping
and snow removal; sanitation, safety,
security;
• if required, the maintenance/upkeep
of amenities such as the pool, hot tub,
sauna, exercise room, kitchen, games
room, washrooms, all-purpose room;
• manages small projects; for example,
prepares bids and supervises the
work;
• works with an engineer on major projects;
• prepares and issues Status Certificates;
• prepares and issues all notices for
meetings, minutes, newsletters, e-mail
blasts;
• prepares/update then issues and files
the paperwork required by the Condominium Authority of Ontario (CAO)
26

A dedicated Board working
together as a team makes the
tasks less daunting.
3. Education Is A Must
In addition to the mandatory CAO online education course:
• take the GHC-CCI courses and seminars to keep abreast of the latest information;
• read the GHC-CCI Condo News
4. Accessibility and Timely Replies
In the role of a director of a Condominium Board:
• expect to be contacted by owners and
tenants via e-mails, phone calls, letters
or in person
• have a Maintenance Request Form for
residents to use when requesting repairs to areas that are the responsibility of the corporation such as to the
common element and exclusive use
common element
• ask residents to fill in the form when
making this request as it helps to keep
track of work to be done and can be
filed when the work has been completed for future reference
• respond as quickly as possible to
owners’/residents' questions, concerns and inquiries keeping them "in
the loop" for instance,
(i) a quick reply saying “thank you
for your concern/question, it has
been forwarded to the appropriate Board member”;
(ii) if a discussion and decision are
required let owner know when
next Board meeting will be held;
(iii) if discussion and approval were
required at Board meeting, send
decision to owner along with
any qualifications after meeting;
(iv) if contractors must be contacted
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and scheduled send information
to owner, then keep owner informed re any delays, etc.
An open-door policy as well as
ongoing communication is
essential for a healthy
environment within the
community.
5. Meet as a Board on a Regular
Basis - Monthly (or as required)
Be prepared to meet more
frequently when and if required.
6. Due Diligence is Absolutely
Necessary
Every director should read, understand, and follow The Condominium
Act,1998 and the Corporation’s governing documents.
When in doubt, ask for advice. Consult with your professionals: lawyers, engineers, and accountants.
These professionals are an invaluable
resource that should be consulted when
their field of expertise is needed.
7. Governance is an Underlying
Factor to a Smooth-Running
Corporation
Enforce the rules in a way that treats
everyone equally to maintain a fair atmosphere.
Have a working knowledge of The
Condominium Act, 1998, as well as
the Corporation’s governing documents:
Declaration, By-Laws, Rules.
Remind owners that individual Board
members cannot make decisions. Decision-making is the responsibility of the
Board of Directors.
Board members should prepare and
sign a confidentiality form requiring that
contents and/or discussions from a Board
of Directors meetings, aside those items
that can rightfully released to the owners

who request copies of the Board minutes, should not be discussed outside of
the board meeting.
Board members should sign a conflictof-interest form. Every Board meeting
should include an agenda item near the
beginning of each meeting requiring
Board members to declare a conflict of
interest regarding any items on the
agenda. This conflict should be noted in
the minutes and when this item is tabled,
the director should either remove
him/herself from the meeting, or refrain
from participating in the discussion and
the vote on this item.
The Board should establish a ‘conflict
of interest’ policy which would be included on their conflict-of-interest form.
8. Environment is Very Important
Foster a welcoming, caring
community where everyone is
respected and belongs!

BUT, no matter what has been said
there are certain qualities every SelfManaged Board must possess, and they
are:
Honesty,
Integrity,
Commitment,Education and Knowledge of the Condo Act, Declaration,
and whatever rules and regulations
your Condominium has.

CONS OF
SELF-MANAGEMENT
The Board of Directors must deal with
all the above issues, some of which can
be difficult to manage or resolve.
Whereas a professional Property Manager would handle such situations.
As a self–managed Board where the
directors, for the most part, live in the
complex or building, there may be times
when personalities interfere and complicate the management of a problem. On
the other hand, a Property Manager is removed, both physically and emotionally,
from the issue.

Many of the tasks required for successful self-management, such as getting
quotes for projects, preparing budgets
and financial statements, require a great
deal of time and expertise. Sometimes
these skill sets are not available in the
condominium community.
More and more reporting requirements are required by the CAO, which require more administrative paperwork,
record keeping and overall accountability.
Residents are becoming more demanding of their Directors, but do not
want to take their turn to serve on the
Board.
People move in without knowing that
condo life requires giving up some independence for the ‘greater good’ of the
community.
continued…
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FROM SELF- MANAGED TO
PROFESSIONALLY MANAGED
CORPORATIONS
In writing this article, we asked several
property management companies about
their experience when taking over selfmanaged condos.
To be consistent, all were asked the
same questions:
1) Why did condos decide to switch to
being managed?
• Board members just got tired,
moved away, or died, and they
were unable to recruit replacements.
• Although some condos were in
fairly good shape, some did have
structural problems that jeopardized the condominium community.
2) What were the condo’s finances like?
• In all situations, the finances were
in big trouble (no audits and no
Reserve Fund Studies).
• There was no fiscal accountability;
resulting in theft from both the
operations and reserve fund accounts by Board members.
• In some cases, bills were not being
paid, outstanding condo fees were
not collected and Reserve Funds
were not invested as dictated by
the Condominium Act, 1998.
3) Was it necessary to have an assessment to bring things back to fiscal
health?
• Yes. In one case, two assessments
had to be made.
4) What were the reactions of the residents to moving to professional management?
• Fortunately, in most cases, the residents were happy to get things
sorted out. Many did not even realize what was going on. But
many still retained the attitude
28

that they didn’t want to get involved so attendance at AGM’s
was still a problem and getting volunteers for the Board was difficult.

HIRING A PROPERTY
MANAGEMENT COMPANY
WHAT FITS YOUR NEEDS?
Once a Board has made the decision
to hire a management company, there
are several issues that they will want to
take into consideration.
First, the Board of Directors will need
to investigate what services are offered
by management companies. What does
an all-inclusive package include? What
are the types of packages offered by the
company? Can the Board design their
own package?
Next, the Board will need to decide
which services they believe that they
would like to have provided. They should
make a list of their needs and prioritize
the most important tasks (in case they do
not need or cannot afford an all-inclusive
package).
Now that the Board has some basic
understanding of what a Property Management Company can provide, they will
need to contact Property Management
Companies and arrange interviews.
After the Board has completed the interviews, it now has the task of selecting
the Property Management Company that
best meets the Corporation’s needs – a
good fit for the Board and condominium
community.

Below is a List of Tips to
Consider when Making the
Decision to Hire a Property
Manager.
There are many Companies out there,
but as a Board you must look for one
that fits your needs.
1) Decide on your needs.
2) Design your prospective around your
needs.
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3) Pick out Companies and mail out your
prospective.
4) Set up interviews of companies that
best meet your needs.
5) Have predetermined interview questions such as:
a) What do they charge? Is their
pricing ‘one-size fits all’ or do they
allow for pricing according to a
corporation’s identified needs?
b) How many Condos do they manage?
c) Do they attend the monthly Board
meetings? Does this include taking/producing minutes?
d) Do they do walk-abouts to identify issues in the common element
that need to be addressed? If so,
how frequently”
e) What is their turn-around for responses for requests for repairs?
f) What is their response time in the
case of an emergency?
g) What information do they provide
at meetings?
h) Did they bring any examples of
the information they provide to
their clients? (You can ask them to
bring samples.)
i) Are their Managers certified?
j) Will they provide names and numbers of clients they presently serve
as references?
k) How do they interact with Boards
of Directors and individual owners?
l) Does their contract give you / and
them a thirty day or 60-day notice
to get out of the contract without
cause?
Bill Clark
I would like to thank my co-writer Carole
Booth and the Property Managers who
contributed their experiences to this article.

Q&A - Frequently Asked Questions about Electric Vehicle
Charging

Frequently Asked Questions about Electric
Vehicle Charging
By: SWTCH Energy Inc.

Q:

nWhat are the benefits of
noffering electric vehicle (EV)
charging?

A:

nThere is a growing need for EV
ncharging where Canadians live,
work, and play. The majority of EV owners charge at home where it’s most convenient. Increasingly, condominium
residents are willing to pay a premium to
access EV charging. Offering EV charging
allows condominiums to future-proof
their assets, protect their property values,
and stand out from the competition.

Q:

nWhat level of charging is
most appropriate for condominium settings?

A:

nLevel 2 charging (~7 kW) is most
appropriate for condominium
settings. Level 2 chargers can fully charge
an EV within a couple hours (or overnight
for long-range EVs) and have similar
electrical infrastructure requirements to

an electric stove or a clothing dryer. DC
fast charging is not recommended for
condominium settings due to the extensive electrical infrastructure upgrades required, as well as the high cost of
hardware.

Q:
A:

nWhat is a typical process for
implementing EV charging?

nWe recommend starting with a
survey of residents to determine
current and future demand for charging.
You can then work with your preferred
service provider to conduct a site visit
and assess current electrical capacity and
project requirements. Your service
provider will help develop an EV charging
implementation plan that optimizes existing energy infrastructure while meeting
residents’ needs and budgetary constraints. Once you’ve accepted a proposal, your service provider will oversee
installation by a certified electrician. Once

installed, your service provider may offer
ongoing management services such as
access control, automatic energy metering & billing, and load management.

Q:
A:

nWhat services does SWTCH
offer?

nSWTCH provides scalable, endto-end EV charging solutions designed for multi-unit residential buildings. We supply our charger hardware,
install it, and manage it for you. All our
technology is built on Open Charge Point
Protocol (OCPP) to ensure our clients the
most choice and long-term flexibility. To
ensure a hands-off system for condo
boards and property managers, we offer
network management services including
access control, automatic energy metering & billing, and load management.
We’ll make sure your residents’ charging
needs are taken care of not only today
but for many years to come.
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Q:

nCan you recommend an
electrician with experience
installing EV chargers?

A:

nAs part of SWTCH’s services, we
noversee a safe and reliable installation through our network of experienced installers. Our electricians are
familiar with the installation requirements of EV chargers and the unique
electrical constraints of condominiums.

Q:
A:

nWhat is network management?

nWith network management,
nchargers are connected to the internet for access control, automatic energy metering & billing, data reporting,
and remote monitoring & diagnostics.
nWhat is Open Charge Point
Protocol (OCPP) and why
does it matter?

Q:
A:

• Automatic energy metering & billing
– To recoup energy costs from EV
owners who make use of the EV
chargers, make sure the solution you
go with includes automatic billing.
• Dynamic load management – Load
management is an essential tool for
modern EV charging that maximizes
existing electrical capacity and minimize future upgrades.
• Open standards compliance – An
open standards approach ensures
your assets are future-proofed, meaning your hardware and software can
integrate seamlessly with other open
standards compliant products.

nOCPP is the global open communication standard for EV charging.
The protocol allows for any network
management system to work on any
charging station, given they are both
OCPP compliant. This gives you the freedom to change network providers or add
innovative OCPP compliant hardware
down the line.

Q:

nWhat features should I consider when choosing an EV
charging solution?

n• Access Control - Whether the
n nEV chargers are for shared or
private use, access control will prevent
just anyone from plugging in and charging.

A:

SWTCH
1-844-798-2438 ext. 1
sales@swtchenergy.com

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 to
our Q&A feature, please provide the
questions and your answers along with
a brief bio and head shot for a future
edition. Five to six questions would be the minimum.

You can email them to admin@cci-ghc.ca

Millards Chartered Professional Accountants
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Fan Coil Replacements

FEATURE

Fan Coil
Replacements
Rob O'Neill
Rikos Mechanical

F

rom many of the suites at Lambton
Square you can, quite literally, set
your sights on some of summer’s
greatest out-of-doors delights. Views
from balconies on all sides reveal serene
trail systems, busy tennis clubs, playing
fields, parklands and a municipal golf
course, mere steps from the front doors
and begging to be visited.
Owners at the west-end building, located at 240 Scarlett Rd. in Toronto’s
Rockcliff Smythe neighbourhood, take up
residence here because they seek to
enjoy their city to the fullest. Naturally,
while they find themselves within the
confines of their suites, they wish to
enjoy their homes to the fullest, too.
Returning home on a sticky-sweet
summer night, little else could spoil their
comfort like a noisy, chugging fan coil
unit. Except for, perhaps, a unit that
didn’t function at all.
Searching for respite from smouldering summer temperatures, some residents were forced to sweat it out. But in
2020, they restored comfort in their
suites by replacing their aging, inefficient
or even out-of-order units with retrofitted
vertical fan coil units.
Today, if you were to visit one of 260
suites with new fan coil units at Lambton
Square, they would be impossible to detect. The compact units are designed to
be retrofitted within the existing riser
spaces. The units were installed without
any damage or destruction to walls or fix-

tures. The grilles are fresh and clean, but
otherwise, everything looks just about
the same.
You wouldn’t detect the new fan coils
with your ears, either. The AHRI-certified
machines are powered by electronically
commutated motors (ECM), which operate almost silently. Unlike oversized,
three-speed motors of the past, the EPIC
ECM technology adapts to the needs of
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its surrounds, adjusting airflow on the fly.
The older units at Lambton Square
clanked and chugged, in part, because
they had simply been overworked for
years or even decades.
You will take note of the new fan
coils, however, on hydro bills. During typical operation, the ultra-efficient motors
achieve 67 percent energy savings, making swift returns on the owners’ investments. As a whole, the condo’s carbon
footprint shrunk significantly.
For some owners, the racket caused
by their old units was enough to make
the swap, and a noisy fan coil unit is one
sign that it may need to be replaced. As
debris and dirt accumulated within the
old machines, they became overworked
and noisy. Parts may have rattled loose
or worn out over time and due to outdated designs, the older units were not
easily repaired. The new fan coil units,
with modular design and improved interior access, are kind to future technicians,

32

“

The new fan coil units,
with modular design and
improved interior access, are
kind to future technicians, who
will be able to maintain the
units for years to come.

”

who will be able to maintain the units for
years to come.
A surefire sign, however, was
shrouded out of sight. As moisture accumulated in the older units, paper insulation attracted mould. Most residents
were never aware of the danger, even as
mould spores projected by the old fan
coil units carried the potential to cause
rashes, coughing, nasal congestion and
other health issues. When installing the
retrofitted units, trained technicians
scanned the existing cavity for mould and
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were prepared to procure remediation
services if required. In all cases, insulation
was replaced entirely.
Installed in less than 4-6 hours, 260
condo owners at Lambton Square aren’t
thinking about, talking about, or hearing
their vertical fan coil units anymore.
They’re enjoying their homes and their
city to the fullest. That’s why they bought
there, after all—and that’s why they
made the switch to retrofitted vertical fan
coil units.

Rob O'Neill is an experienced sales
professional and project manager,
currently serving as Executive Sales
Manager at Rikos Mechanical. He has
been embedded in the industry for nearly
a decade, having successfully managed
more than 70 complex projects in
condominium buildings across the GTA,
making an impression on thousands of
satisfied clients

Upcoming Events

July
September

1 st ... Launch of the new LCCI Designation

17 th ... Introduction to Condominiums
24 th ... Golden Horseshoe Condo Experience Event

September 27 th - October 21st ...
September/
October
Enhanced Directors Virtual Course Series

October
November

6 th ... Reserve Fun - Costs Gone Wild!
20 th ... Annual General Meeting 2021
18 th ... Level 300 - CAT

Visit our website for more information

www.cci-ghc.ca
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Getting to Know the Golden Horseshoe Board:
Stephanie Sutherland

Getting to Know the Golden Horseshoe Board
Stephanie Sutherland

Q – What is the most interesting aspect of working in
the condominium industry?
A – Watching the industry change and evolve, and figuring out
how to guide clients through those changes and evolutions

Q – What’s the last country you visited?
A – Sadly, just the United States, nothing that exciting.

Q – How did you first get involved in CCI?
A – The firm I was working with at the time introduced me to
condo law, and through that practice I was introduced to CCI.

Q – Are you a spring, summer, fall, or winter? Please
share why.
A – Summer. I love the heat, and sun, and being out on or by
the water, and the lush green grass and trees and beautiful
gardens.

Q – What is the best advice you’ve ever received?
A – Almost everything in life (and law) is fixable.

Q – What advice would you give your younger self?
A – Have more adventures. You have the rest of your life to be
serious and responsible.

Q – What person living or dead, would you most want
to have dinner with?
A – Ruth Bader Ginsburg
Q – What was your first job?
A – Website developer, creating a site of the history and natural
environment of the rural, unorganized township where I lived.
It was a government project to create work for youth in northern
Ontario.
Q – Is there a charitable cause you support? Why?
A – Many! Nearest to my heart are a small animal rescue called
All Creatures Rescue, and Guelph Humane Society. Animal welfare is a huge passion of mine, and I love the work that these
two organizations do. I also support Red Cross Canada and
Amnesty International, and local foodbanks.
Q – What are you most grateful for?
A – My family and friends, including my partner Pete; I have an
amazing support network.
Q – What is one sound you love to hear most?
A – My nephew’s giggle
Q – Last movie you saw in theatres?
A – I can’t remember! I think it was Bombshell, about Fox News
and Roger Ailes.
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The Value of a Registered Condominium
Manager

FEATURE

The Value of a Registered
Condominium Manager
Eric Plant, RCM
Brilliant Property
Management Inc.

I

t is often said that purchasing a home is the biggest investment one will ever make. In
today’s housing market, this statement could not be closer to the truth. With the average
home price now soaring in areas outside of Toronto and Vancouver, many people are
taking on larger mortgages and purchasing smaller spaces just to get their foot in the door.
As prices continue to rise, many people find themselves looking more seriously at condominiums. Whether it’s a high-rise, low-rise or townhouse, condominiums can provide a
care-free living environment (no shovelling snow!) and incredible amenities (movie theatre!)
for a still-reasonable price point. Construction of condominiums has exploded over the last
decade, with no end in sight.
While condominiums offer many advantages in the way of services and amenities, they
do come with some issues of their own. For starters, living in a shared complex ultimately
requires compromise. While you may want to spice up your townhouse garden, the condominium may decide they want to go for a more uniform look and prohibit you from planting
anything on your front lawn. The same may be true of the colour of your curtains, your
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thority of Ontario
(CMRAO), which introduced licensing to ensure that management
firms and managers
were qualified to take
on this kind of job.
Prior to this, the only designation available was the Registered Condominium
Manager (RCM) designation offered
through ACMO, which was voluntary and
required a considerable investment of
time and money to obtain.
The vast majority of managers were
therefore unlicensed, and as a result,
many condominiums suffered from bad
management. The introduction of licensing was a good step in the management
community, but like anything in this
world, the devil is in the details. The
launch of the CMRAO to oversee condominium management coincided with the
creation of the Condominium Authority
of Ontario (CAO), serving condo owners,
residents and directors.
The existence of two regulatory bodies created confusion for many homeowners. The confusion was further

lic were unclear. As a result, many management companies and managers continue to fly under the radar and operate
without licences. According to the Auditor General’s 2020 Value for Money Audit
on Condominium Oversight in Ontario,
“Hundreds of unlicensed individuals and
companies provide condo management
services. We identified 316 individuals
and 156 companies that did not hold licences to provide condo management
services but were listed in the Condo Authority’s public registry as providing
condo management services, as of February 2020.”
According to the report, since the
CMRAO’s inception, they have inspected
less than 1% of Ontario’s condo managers and management companies. At
the same time, the process by which individuals and companies are investigated
and disciplined for unethical practices remains unclear.
This is not to say that licensing has
been a failure. Many managers have received an education that they otherwise
would not have, and the threat of losing
one’s licence and livelihood will encourage more professional
and ethical practices –
“Hundreds of unlicensed individuals and
that’s a good thing.
companies provide condo management
Still, without proper
services. We identified 316 individuals and
enforcement, a licence
156 companies that did not hold licences to
is little better than the
provide condo management services but were
plastic on which it is
listed in the Condo Authority’s public registry
printed.
as providing condo management services, as
For condominium
of February 2020.”
directors, there is still
hope. Managers who
have earned their RCM
compounded by the fact that the CMRAO
designation and management companies
licensed ACMO’s RCM educational
that have received their ACMO 2000 Cercourses as the required education to setification distinguish themselves in a key
cure a license, or “OLCM.” The courses
area: They have voluntarily earned these
were licensed for five years as a stop-gap
professional designations that maintain
until the CMRAO developed their own,
more rigorous standards than the minito be introduced this fall.
mum licensing requirements. This differMost importantly, details about how
ence should not be understated. These
CMRAO licencing would be managed,
managers and firms chose to invest their
enforced and communicated to the pubown time and money and commit to con-

“...a manager is responsible for running what
is often a multi-million dollar not-for-profit
corporation with tens of millions in assets
(your homes)”

ability to play music late at night, or even
the pets your keep. Your “home” is not
entirely yours. It is a corporation shared
by hundreds of other people and governed by a complex hierarchy of everchanging laws, bylaws, and rules, directly
overseen by a volunteer board of directors and a paid management company.
Yes, it is as confusing as it sounds.
Despite all of the complexity, your
quality of life depends on this corporation
being managed effectively. Keeping the
grounds maintained, the elevators running, and the pool clear requires a lot of
work and doing so while keeping your
maintenance fees from outpacing inflation involves a lot of very specialized
knowledge. This is where your management company comes in. Although the
board of directors are the executive decision-makers, volunteer board members
are not expected to have the free time or
the specific knowledge necessary to run
the corporation. In fact, the Condominium Act simply requires directors to
act in good faith and “exercise the care,
diligence and skill that a reasonably prudent person would exercise in comparable circumstances.”
Your manager, on the other hand, is
expected to have this knowledge. In
essence, a manager is responsible for
running what is often a multi-million dollar not-for-profit corporation with tens of
millions in assets (your homes). The job
requires specialized knowledge in building components, project management, finance, law, insurance, and customer
service.
Given the scope of the job and the
boom in condo development, starting in
2017, the government created the Condominium Management Regulatory Au36
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tinuing education to be active members
of an elite management professional
community. In other words, they decided
to hold themselves to a higher standard

overall pool of condominium managers,
their prices often reflect the lack of supply. Like any commodity, higher quality
comes at a higher price. Boards must
weigh the costs and
the benefits, and some
“A single large project may involve tens or
may feel that their
hundreds of thousands of dollars, and a
budgets simply cannot
qualified manager if far more likely to avoid
absorb the extra exexpensive pitfalls.”
pense. In reality, a
good manager pays for
their salary many times
even before the government stepped in
over. A single large project may involve
and required licensing and education.
tens or hundreds of thousands of dollars,
These values are reflected in how they
and a qualified manager is far more likely
manage their portfolios, how they interto avoid expensive pitfalls. Similarly, we
act with homeowners and the level of
have seen condominiums with tens of
service they deliver.
thousands per year in legal fees that may
For condominium directors, the choice
have been avoided with proper practices
of management firms and managers may
and guidance from a good manager.
not always seem that simple or clear-cut.
Boards of directors are responsible for
As RCMs represent a small portion of the
choosing the best management company

to protect the single biggest investment
most of them will make; their home and
the quality of lifestyle it affords. Having
a licensed manager is a necessary first
step, but you get what you pay for, and
the best value will always be the Registered Condominium Manager (RCM).

Eric Plant, RCM, is a director at Brilliant
Property Management Inc. and is a
member of the ACMO Board of Directors.
He can be reached at
eric@brilliantproperty.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.
750-1000 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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Connect with us…

VISIT OUR WEBSITE
www.cci-ghc.ca
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