CV

condovoice

Salt Water Pools
are the Future
On Demand Chlorine
Generation is the Key

Smart Water
Gardening
Balancing Budget
Against Beauty

What is Mediation?
What it Can Do for You

EV Chargers in
Condos
Decorating for
Small Spaces

How to Make the Most of It

Condo Law Issues

A New Series Dedicated to
Difficult Condo Law Issues

and MORE...

Publication of the Toronto and Area Chapter of the Canadian Condominium Institute • Summer 2014 • www.ccitoronto.org

The
k GRANGE

On the sunny side of the street
[ Condo of the Year Quarter Finalist ]

YARDI Voyager Condo
®

Our most advanced condo management
platform with mobility.

Advance your business with innovative tools. Yardi Voyager® Condo is
a single cloud-hosted platform with mobility for condo management —
which provides real-time information for greater business intelligence,
and on-the-go access from smartphones and tablets. Add CONDOCafé™
for owner portals and online services including paperless document
processing. To learn more, call 888.569.2734 or visit yardi.com/condo.

CV

condovoice

Your Condo Connection in the Toronto,
Peel, York and Durham Regions

Providing education, information, awareness and access
to expertise by and for our members. www.ccitoronto.org
Volume 19, Issue Number 4, Summer 2014

Condo Owners

Features
9

Unlicensed Rooming Houses
What’s a condo to do?		
by Megan Mackey

23 Salt Water Pools are
the Future 				
And YES, they have chlorine!
by Roger Thompson
and Faisal Hussain
39 What is Mediation?
Many parties engaged in
conflict do not understand what
mediation is, how it works or
what it can do for them
by Marc Bhalla

PAGE 9

13 Smart Water Gardening
Balancing budget against 		
beauty
by Gino Piscelli and
Jeremy Harris

43 Home Is Where the Charger Is
Condominium EV Chargers
By Rob Detta Colli
57 Condo Law Issues
A new series devoted to
difficult condo law issues
by Jason Rivait and
Joy Mathews

16 Condo of the Year
Quarter Finalist
The residents of the Grange
are always on the sunny side
of the street
by James M. Russell

COVER IPHOTOGRPHY BY JEFF KIRK

In Every Issue

PAGE 53

51 Decorating for Small
Spaces
How to make the most of a 		
small condo floorplan		
by Samantha Coulombe

PAGE 39

CCI Member News and Events

3 President’s Message
by Brian Horlick

29 CCI Committee Update

33 CCI Welcomes New Members

30 CCI Was There!

34 Condo of the Year Award

4 From the Editor
by Mario Deo

31 Did You Know?

35 CCI Members Update

32 Upcoming Events

36 Health and Safety Update

7 Contributors

32 CCI Word Search Puzzle

37 CCI Membership Benefits
by Vic Persaud
CONDOVOICE SUMMER 2014

CV

1

2

CV

CONDOVOICE SUMMER 2014

President’s Message
Toronto and Area C

Canadian Condominium Institute/
Institut canadien des condominiums
Toronto & Area Chapter
2175 Sheppard Ave. E., Suite 310,
Toronto, ON M2J 1W8
Tel: (416) 491-6216
Fax: (416) 491-1670
E-mail: ccitoronto@taylorenterprises.com
Website: www.ccitoronto.org
2013-2014 Board of Directors
PRESIDENT:

Brian Horlick, B.Comm., B.C.L., LL.B.,
ACCI, FCCI
(Member, Legislative Committee, Member,
Government Relations Committee,
Co-Chair, Conference Committee)
Horlick Levitt Di Lella LLP
1st VICE-PRESIDENT:

Mario Deo, BA, LL.B.
(Member, Communications Committee
Member, Conference Committee)
Fine & Deo Barristers and Solicitors
2ND VICE-PRESIDENT:

Sally Thompson, P.Eng.
(Chair, Education Committee
Member, Conference Committee)
Halsall Associates Ltd.
SECRETARY/TREASURER:

Bob Girard, B.Comm, RCM, FCCI
(Member, Special Projects Committee/
Chair, Finance Committee, Member,
Education Committee) YCC #50
PAST PRESIDENT:

Bill Thompson, BA, RCM, ACCI, FCCI
(Member, Education Committee
Chair, By Law Committee)
Malvern Condominium Property
Management
Board Members
Brian Antman, CPA, CA
(Member, Membership Committee,
Member, Finance Committee)
Adams & Miles LLP Chartered Accountants
Marc Bhalla, BA, Q.Med,
(Member, Communications Committee,
Member By-Law Review Committee)
Condo Mediators
Armand Conant, B.Eng., LL.B., D.E.S.S.
(Chair, Legislative Committee, Co-Chair,
Government Relations Committee)
Shibley Righton LLP
Tania Haluk, RCM
(Chair, Ontario Caucus, Member,
Education Committee)
FirstService Residential
Murray Johnson, RCM
(Member, Membership Committee,
Chair, Volunteer Resources Committee)
Brookfield Condominium Services Ltd.
Lisa Kay, BA, CCI (Hons)
(Chair, Communications Committee,
Member, Conference Committee)
JCO & Associates
Ernie Nyitrai
(Member, Legislative Committee
Member, Volunteer Resources Committee
Chair, Special Projects Committee)
YRCC 636
Vic Persaud, BA
(Chair, Membership Committee)
Suncorp Valuations Ltd.
OPERATIONS MANAGER - Lynn Morrovat
ADMINISTRATIVE COORDINATOR - Josee Lefebvre

A Fine Line Between Leader and Bully
In my last message in this space, I discussed
democracy, and the value for condominium
unit owners in becoming involved in the
democratic process in their respective condominium corporations. However, it should
be noted that, all too often, the democratic
process of a board of directors of a condominium corporation can be dominated
by an individual instead of operating as a
democratic whole.
This has always puzzled me. Why would a
unit owner care enough to run for and be
elected to the corporation’s board of directors, only to allow another director with a
loud voice and a strong personality to run
roughshod over him or her? In my view,
any person who sits on the board of directors of a condominium corporation owes it
to himself or herself, and to the other unit
owners of the corporation, to actively participate in the decision-making of the board
and not simply go along with the loudest
voice in the room.
If you are a director of a condominium
corporation, you should note that, in many
cases, your corporation’s general operating
by-law will provide that you are deemed
to consent to a decision made by the board
at a meeting that you attend unless your
dissent to the decision is noted in the minutes. In other words, if you are content to
attend meetings and let the loudest voice in
the room dominate the discussion without
saying anything in response, you will be
deemed to be in agreement with the decision following that discussion even if you do
not actually agree.
What if you are the director who has the
loud voice and the strong personality?
While it is important for a board of directors to have leaders who are willing to voice

their opinions, there can sometimes be a
fine line between being a vocal leader who
persuades others to follow and a bully who
intimidates others into silence. If you are the
loudest voice in the room, consider whether
you leave enough space in the room, so to
speak, for others to have their say. To learn
more about condominium board meetings,
communication and board dynamics, consider having your board attend the next
CCI Toronto Level 102 course in the fall
of 2014. Don’t forget as well to mark your
calendars for the upcoming 18th Annual
ACMO/CCI-T Condominium Conference
which is being held on November 7 & 8 at
the Toronto Congress Centre.
Lastly, I would be remiss if I did not comment on the recent passing of Andy Wallace, a dear friend, teacher and mentor to
many. Andy was one of the original pioneers of the condominium industry. He was
a straight shooter, and whether you agreed
with his opinions or not, you always new
where you stood with him. Andy touched
generations of people involved in condominiums in Ontario, and it is not an exaggeration to say that the entire condominium industry in Ontario owes Andy a debt of
gratitude in one form or another. On behalf
of CCI-Toronto, I would like to extend my
condolences to Andy’s family and to those
affected by his passing, and express my appreciation that I had the chance to know
and work with Andy.

Brian Horlick,
B.Comm., B.C.L., LL.B., ACCI, FCCI
President, CCI Toronto & Area Chapter
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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
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particulars applicable in the specific
circumstances in order to obtain an
opinion or report capable of absolving
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Publications Mail Agreement
#40047055 Return undeliverable Canadian
addresses to Circulation Dept. 2175
Sheppard Ave. E., Suite 310,
Toronto, ON M2J 1W8
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The Administrator in the Room
We all know the problem with administrators under section 131 of the Condominium
Act. Why are we all sitting back when there
are better solutions? Under section 131 of the
Condominium Act, the court has full discretion to transfer the powers from a Board of
Directors to an administrator. The court may
make any order that is “convenient and just”.
In fact, as we know, it is the usual case that the
entire authority of the Board of Directors is
vested in the administrator.
The political and social circumstances that
warrant the appointment of an administrator
are, in short, a nightmare for the community
that experiences them. The circumstances
usually stem from the fact that a building has
been, for many years, financially mismanaged,
groped, or worse, and is at the point of either
having a financial crash or a massive special
assessment. The circumstances of such a building and community are utterly tragic. In most
cases, the only real choice, of course, is a massive increase in common expenses or a special
assessment. Even in circumstances where the
pre-administrator board is willing, there are either threats of intimidation or repeated requisition meetings that paralyze any real semblance
of governance. Remember that the people who
the board governs usually see them every day the board members have to walk the same halls
and use the same elevators - not a great way
to wake up every morning. In other cases, the
board is unwilling, and it is the other owners
who realize, finally, that there is no choice but to
bite the bullet. In the former case, it is the board
and, and in the latter case, it is the owners who
request an administrator. The request for an
administrator is a last ditch, desperate remedy
to serve the community’s interest in moving
forward with some semblance of a financial and
community future. Basically, the community is
saying “We can’t do this ourselves, so Mr/Ms.
Judge, appoint someone to do it for us”.
The problem with administrators is that they

generally do not work in the long-term. They
may do a fine job during the time that they are
appointed to govern the corporation. However, once they leave, the historic social and
political circumstances re-invade or worse,
infect the community. Think about it, if you
were betting on the situation, would you bet
on the community returning to its old ways
or would you bet on its problems, experienced
only 2 or 3 years before, to magically disappear? Most, if not all, of the owners who were
there before the administration was appointed
are still there after the administration is finished. It may even take a year or two for the
destructive political and social circumstances
to re-emerge\raise their ugly head. However,
this result is pervasive and unavoidable. For
sure, there may be exceptions. Not that many.
Most buildings will fall right back into a nonsustainable financial pattern, and an ugly environment (both physical and social).
The second serious problem with administrators is that they cost a lot of money. An administrator could cost anywhere from $40,000$150,000 per year, or more, depending on the
amount of time that the administrator must
put in. That is money that these communities
desperately need. I did propose a solution to
the problem in my editorial of our Summer
2013 issue, which consisted of a third party
review of the condominium’s governance.
That is a solution that I still am a proponent
of, however, it requires legislative change. Until that change is effected, a decent solution to
the problem is possible without the need for
legislative amendment.
Condominium communities that are considering administrators have complicated personalities, but none are beyond a proper solution.
I believe that a court ordered, professional
component to the board (say 60% to 80% of
the board) is all that is needed. It is something
that is presently in the scope of the existing
– continued on page 22
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In professional cleaning and property maintenance,
there’s the promise and the delivery.
SDA is dedicated to both.

Our promise: Reliably pristine environments
Anyone can promise a thorough and reliable cleaning service. But unless they’ve done the hard work
of finding, training and retaining the best people for each job, it’s an empty pledge. Our cleaning crews
take their work very seriously. To them it’s a career and a professional calling.
In the end, it comes down to great people.
Property Maintenance

Janitorial Services

Carpet Cleaning

• Customized landscaping programs
• Litter pick-up
• Power sweeping
• Power washing
• Snow removal (full services
provided)
• Line marking and more

• Customized maintenance programs
• Fully documented quality
control programs
• Professional and courteous staff
• SDA’s superior personalized
customer service

• Carpet maintenance programs
• Upholstery cleaning
• Fabric protection
• Spill removal
• Carpet restoration
• Partition cleaning
• 24 hour emergency response
THINK FRESH, THINK GREEN
FOR A CLEANER TOMORROW

SDA Building Services Inc., 83 Galaxy Blvd., Unit #36, Etobicoke, ON M9W 5X6

416-533-7032 • 1-866-533-7032 • www.sdabuildingservices.ca
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Condominium Law
Megan Mackey B.Sc., JD
Miller Thomson LLP

Unlicensed
Rooming
Houses –
What’s a
Condo to Do?
Rooming houses should be taken
seriously and addressed immediately

Unlicensed rooming houses are operating in many condominiums in Ontario.
We recently toured a 4-bedroom townhouse which had been converted into a
12-bedroom rooming house. While a
12-bedroom condominium unit may be
hard to picture, unscrupulous unit owners with an imagination and a desire to

collect large sums of rental income each
month can create rooming houses that
shock even the most seasoned property
managers.
As any board member will tell you, boards
of directors are busy dealing with a laundry list of issues. Rooming houses are
sometimes seen as low priority and can
end up being ignored or sitting on the “to
do” list for months or even years. Some
corporations do not take steps to deal with
possible rooming houses because they do
not know what can be done or they are
worried about possible legal costs.
Rooming houses create health and safety
risks for all corporation residents, not

just those residing in the unit. If a corporation fails to act on a known rooming
house, it could expose the corporation to
liability. Rooming houses should be taken seriously and addressed immediately.
Your corporation may already be aware
of illegal rooming houses. Often corporations regularly inspect units for issues
relating to water leaks or fire safety. In
some cases, building superintendents and
contractors are aware of rooming houses
but this information is not passed onto
management or board members. If you
suspect rooming houses may be operating in your corporation, ask building
staff and management if they have seen
any alterations or noticed anything susCONDOVOICE SUMMER 2014
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ILLUSTRATION BY CLAYTON HAMNER

Rooming houses have been in the news
recently due to the three-alarm fire which
broke out in a rooming house in Toronto’s Kensington Market area. The illegal
rooming house had 12 tenants on the second floor, four units on the third floor, and
only one exit at the front door. The fire
killed two occupants and sent 10 people to
hospital, including two children.

BEFORE YOU SIGN A
SUB-METERING AGREEMENT
THrEE THIngS To conSIdEr

Toronto Hydro’s rates
are strictly regulated

1

Individual account
management

2

3

Look closely at all costs
and ensure that all charges
have been included.

We take care of all billing
and collections directly with
suite owners, so you don’t
have to administer these.

Maintaining your meter
system comes with strict
obligations – and costs.
Leave it to the experts.

End-to-end service that
goes beyond installation

SEE wHy ToronTo Hydro IS THE bEST cHoIcE for THE job:

torontohydro.com/suitemeters
®

A registered trade-mark of Toronto Hydro Corporation. Used under licence. ‘Toronto Hydro’ means Toronto Hydro-Electric System Limited.

MA P L E R I D G E

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

ACMO 2000 certified

1984 - 2014

SERVICE

Industry leaders and innovators

Proud members
of the communities we serve

5753 COOPERS AVE., MISSISSAUGA, ON L4Z 1R9 T 905-507-6726 1-855-507-6726 F 905-507-6722 W MRCM.CA
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picious. In some cases a comprehensive
inspection of the entire corporation may
be necessary.
If your corporation suspects that
some of the units have been converted to rooming houses, we recommend
taking the following steps:
1. Confirm whether rooming houses
are permitted in the corporation.
Check the corporation’s documents to determine requirements for occupancy and
leasing, and review the local municipality’s
occupancy standards by-laws. In our experience we have never seen a situation where
rooming houses are permitted. If they are
permitted, make sure they are licensed.
2. Determine what is going on in the
unit and gather evidence of any illegal
rooming house.
If enforcement proceedings are necessary,
you will need direct first-hand evidence
that a rooming house exists. . The unit
should be inspected, preferably by more
than one person. Corporations are entitled
by law to access units and owners can-

Rooming houses create health and safety risks for all
corporation residents, not just those residing in the
unit. If a corporation fails to act on a known rooming
house, it could expose the corporation to liability
not deny entry. Look for rooming house
evidence such as locks on bedroom doors,
fridges, or cabinets. Take pictures. Try to
identify and interview the occupants.
3. Determine whether legal action is
necessary.
Have someone speak to the owner to try to
eliminate the rooming house without legal
action. Some owners choose to sell their
units when they learn that management
has discovered the rooming house and is
contemplating enforcement proceedings.
4. Contact the Owner
Send a formal demand letter asking the
owner to dismantle the rooming house
and give 30 days minimum as a time dead-

line. Letters can come from the board,
management, and or legal counsel and
should include a warning that after the 30
days, inspection of the unit will take place
to ensure compliance.
5. It can’t be ignored. Take action.
If the rooming house continues to operate,
corporations should initiate the mediation
and arbitration procedures mandated by
the Condominium Act.
Corporations cannot ignore rooming
houses. By taking steps to eliminate illegal rooming houses, corporations will be
protecting the owners and residents from
health and safety risks as well as from legal liability. C V
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PLAN NOW

TO ATTEND THE 18TH ANNUAL CONDOMINIUM CONFERENCE
NOVEMBER 7-8, 2014 TORONTO CONGRESS CENTRE, 650 DIXON ROAD, TORONTO, ONTARIO
Two days of educational sessions for professional condominium managers,
condominium directors and other professionals working in the industry;

PLUS

The largest condominium industry trade show in Canada which - for the first time - will be
open on Saturday November 8th for visitors who are not otherwise attending the conference.
The program will include:
Highly acclaimed keynote speaker Bill Strickland author of Make the Impossible Possible.

SESSION TOPICS
Aging in Place

Ethics with Teeth!

Managing Mental Health Issues

Building better relationships
between directors and
managers/management

Fraud in the Condominium
Industry: Lessons Learned

Rapid Fire presentations on Legal,
Engineering, and Technology

Identifying and Managing Disasters

Turnovers and Takeovers

Insurance

Work Life Balance

Living in and/or managing a
townhouse: Unique challenges

Reaching New Heights

Bringing corporations back
from financial crisis to stability
Effective recovery of costs
incurred by Corporations
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Conference Partner

Environment
Gino Piscelli and Jeremy Harris
Region of Peel

Dogwood

Coral Bells

Blue Fescue

Red Maple

Day Lilly

Smart Water Gardening

Balancing the budget against beauty is often a challenge
With warm weather approaching, our focus starts to shift toward outdoor maintenance needs, where balancing the budget
against beauty is often a challenge.
Fusion Landscaping® is a trend in landscaping and garden design that encourages textured, colourful gardens using
eco-chic flowers, plants and trees. This
environmentally-friendly form of landscaping is easier to maintain than traditional gardens and helps by using less
water, reducing the cost of your summer
water bills.

Fusion Gardens include these elements:
• Colourful perennials, planted in groups
to provide colour and visual impact
• A range of ornamental grasses for texture and movement
• Trees and shrubs that give height and
shade
• A thick layer of mulch to help retain
moisture in the soil and minimize
weeds
• Areas of hardscaping to allow your outdoor space to be walked through, sat in
and enjoyed where upkeep is minimal
CONDOVOICE SUMMER 2014
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If outdoor spaces are in need of some
sprucing up, talk to your landscape contractor about adding Fusion Landscaping.
Beyond gardens, turf is another major
component of your outdoor budget needs.
Did you know that most irrigated landscapes are overwatered? Adjusting the
irrigation schedule for each season and
fixing leaks are easy ways to keep water
bills from increasing unnecessarily.
If your property has an in-ground sprinkler system, make sure your contractor
does a thorough review of your system in
the spring and mid-summer to look for
damages, overspray on hard surfaces and
leaks.
Have irrigation systems fitted with a rain
sensor and smart controller. Rain sensors
save water by shutting off your system
when it rains. Smart controllers use local
weather and landscape conditions to tailor
watering schedules to actual conditions on
the site, preventing unnecessary watering.
It is still good practice to ensure your con-

What are the most popular Fusion plants
to add to your gardens?
Colourful
Perennials
Purple coneflower
Stonecrop
Daylily
Coral Bells
Blazing Star
Silver Bells

Textured Grasses
Karl Foerster
Blue Fescue
Fountain Grass

tractor is adjusting your watering schedule to suit the season. In the spring and
fall you only need half the watering time
as you do in the hottest days in the summer. Some controllers have seasonal adjustment features that allow you to pre-set
a schedule by season. Using this function
is convenient and automatically adjusts
the watering time as the seasons change.

Appealing Shrubs
Boxwood
Diabolo Ninebark
Alternate-leaved
Dogwood

Shade Trees
Bur Oak
Red Maple
Another major

If you are considering a checkup of your
irrigation system, you can access certified
irrigation contractors that are qualified to
assess and maintain your system through
Landscape Ontario.
Visit watersmartpeel.ca for more information about Peel’s Irrigation Assessment
and Fusion Landscaping programs. C V
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Condo of the Year Quarter Finalist
By James M. Rusell

The
k GRANGE

On the sunny side of the street

s
Perched on the
south-east corner of
Rathburn Road and
The West Mall, The
Grange sits near the
western border of
Etobicoke, a mature
community of more
than three-hundred
thousand.

t
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Regardless of whether the sun is rising in the east or setting in
the west, the residents of The Grange are always on the sunny
side of the street, which is perhaps why the Mississauga Nation,
named the area ‘Wadoopikaang’ or ‘place where alders grow’.

Rising sixteen storeys above the
two level townhouses that surround
it, The Grange was built in 1970, on
part of Eatonville, a 400 acre farm
owned by Peter Shaver. The farm
was purchased by the Eaton’s department store in the 1890s because
Eaton’s needed a reliable supply of
milk, poultry, and veggies for its
lunchroom.
The Grange is home to three hundred and five, two and three bedroom
units that vary from 1100 to 1400 sq.
ft. Each suite has a generous-sized
laundry room, some so large that
they rival the floor space of entire
bachelor units in newer downtown
buildings.
The residents enjoy all the amenities
of higher priced buildings - lounge,
fitness facility, party room, heated
outside pool, women’s and men’s
saunas, hobby room, resident-run library, 24/7 security, dedicated laundry room for large loads, 33 security
cameras throughout the site, basketball and tennis courts, a large green
space with benches, flower gardens
and barbeque area, four elevators,

and even a children’s play room filled
with toys and climbing apparatus.
The Residents
The Grange has no standing committees. Instead the residents simply
form teams when the need arises and
the need often arises as the Grange
has a long history of community involvement, not only in their immediate area, but throughout the GTA.
Last year’s Christmas toy drive for
the Salvation Army’s Toy Mountain
was their most successful ever. The
residents, Board, Management, and
staff also participate in a yearly food
drive for the Daily Bread Food Bank.
Proceeds from The Granges upcoming Garage Sale are also going to
charity.
The Board
The Grange’s Board is made up
of President: Robert Uhrig, VicePresident: Andrew Wojtala, Secretary: Donayle Hammond, Treasurer: Dave Thomas, and Director:
Antonella Vallescura.
“When my wife and I decided nineteen years ago to move to Toronto
from our home in Meaford, we quickly discovered that The Grange’s location was perfect. Plus, since we
weren’t ready to downsize so The
Grange’s large units suited our needs
in terms of square footage and storage space,” says Robert.
CONDOVOICE SUMMER 2014
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For the residents, the location is perfect, “We’re near the 427, 410, and
QEW so we have easy access to downtown, Sherway Gardens, and Pearson
Airport,” says Robert Uhrig, Board
President for past ten years.

CONDOMINIUM LAW GROUP
The Condominium Law Group
at Fogler, Rubinoff LLP
is committed to providing quality
legal services to condominium corporations
throughout the Greater Toronto Area
and surrounding areas including Hamilton,
Kitchener-Waterloo, Barrie and Collingwood.
For more information or a fee quote

Lou Natale

416.941.8804
lnatale@foglers.com

Carol Dirks

416.941.8820
cdirks@foglers.com

David Thiel

416.941.8815
dthiel@foglers.com
David Forgione
416.864.7620
dforgione@foglers.com
Fogler, Rubinoff LLP
Lawyers
77 King Street West
Suite 3000, PO Box 95
TD Centre North Tower
Toronto, ON M5K 1G8
Tel: 416.864.9700 Fax: 416.941.8852 foglers.com
Professional members of CCI and ACMO
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s
Dave, who comes from an
accounting background,
moved to The Grange
from his place on the
lakeshore. “I needed to
be closer to work and
after searching far and
wide I realized that this
was the best building in
the neighbourhood.”

t

Top, board members left to right:
Donayle Hammond, secretary; Andrew Wojtala,
vice president; Dave Thomas, treasurer.
Bottom left: Satvinder Bahga, security guard (G4S).
Bottom right: The gym at The Grange

Donayle, who is originally from Laval,
Quebec, chose The Grange because she
was impressed with the well-maintained
building and grounds. Donayle’s aunt
and mother were already residents of The
Grange so her arrival was a bit of a family
reunion as well.
For Antonella, it was the layout that most
influenced her decision to choose The
Grange. “I love my hallway”, she says. Unlike most condominium floor plans, all The
Grange’s suites boast hallways that allow
for a much needed separation between the
living and sleeping areas.

Dave, who comes from an accounting
background, moved to The Grange from
his place on the lakeshore. “I needed to be
closer to work and after searching far and
wide I realized that this was the best building in the neighbourhood.”
Robert, Andrew, Donayle, Dave and Antonella agree that effective communication
with the residents and staff is an essential
part of The Grange’s success. So not only
does the Board maintain a close working
relationship with management but they also
keep communication channels open with
residents through their monthly newslet-

ter ‘Home on The Grange’, resident meetings, and a lobby message board. Gaily coloured 5x8 inch ‘Friendly Reminders’ that
are left at resident’s doors whenever the
Board needs to pass on urgent information,
remind residents about policy matters, or
relay neighbourhood news.
Management
“The success of any condominium corporation is the direct result of the combination
of the efforts of the Board and management.
YCC26 is fortunate to have an excellent
management team. When we turned to
Brookfield, we tried a few different PM’s,
CONDOVOICE SUMMER 2014
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Good budgeting and
fiscal management
have meant that all
of our projects will
be accomplished
with no special
assessment since the
funds have all been
collected through the
maintenance fees

t

Left to right: Glauber Santos, (Whiterose) cleaner; Rasoul Ranjbar, superintendent; Giovani
Reyna, assistant superindendent

ArmAnd ConAnt

aconant@shibleyrighton.com

deborAh howden

deborah.howden@shibleyrighton.com

JOHN DE VELLIS

john.devellis@shibleyrighton.com

Condo Group

providing all condominium
legal services

JOEL WATSON

joel.watson@shibleyrighton.com
GAYNOR ROGER

gaynor.roger@shibleyrighton.com

heAther PAterson

www.shibleyrighton.com
Toronto Office: 250 University Ave., #700, Toronto, ON M5H 3E5
Main: 416.214.5200 Toll Free: 877.214.5200 Fax: 416.214.5400

20

Shibley_thirdHORZ_CCI-T_color.indd 1
CONDOVOICE SUMMER 2014
V

C

heather.paterson@shibleyrighton.com

miCheLLe ChArtrAnd

michelle.chartrand@shibleyrighton.com

(Practice Leader)

416.214.5207

416.214.5279
416.214.5232
416.214.5238
416.214.5203
416.214.5208
(Condo Clerk)

416.214.5217

Windsor Office: 2510 Ouellette Ave., #301, Windsor, ON N8X 1L4
Main: 519.969.9844 Toll Free: 1.866.422.7988 Fax: 519.969.8045
2013-04-07 6:16 PM

s
I had never in my
career experienced
the feeling of
community and
co-operation at its
best until I started
managing at
The Grange.”
- Bill Colucci, Senior
Property Manager

t

Top, Anna Wong, site administrator; Bill Colucci,
senior property manager

and while they were competent managers,
they weren’t a true “fit”, says Robert, who
then adds, “But when Bill came on board,
it was clear that he not only had the necessary experience to handle the challenges
of a mature building, but he also shared a
similar vision with the Board as to what
The Grange could be.”
Bill Colucci, The Grange’s Senior Property
Manager echoes that sentiment, “I’ve been
in property management for almost thirty
years and this is the best board I’ve ever
dealt with. And it’s not just the Board, I have

previously managed brand new buildings
with million dollar suites and budgets; however I had never in my career experienced
the feeling of community and co-operation
at its best until I started managing at The
Grange.”

live-in superintendents, contract cleaning
and security staff, and a summer lifeguard.
The Grange’s staff meets regularly to review health and safety matters, first aid,
WHMIS and to discuss how they can continuously improve.

Helping Bill in the office is Anna Wong who
has been working as the Site Manager for
fifteen years. Anna has been a much-needed
constant for the residents, the Board and
Bill. “She’s terrific. Not only does she know
the residents but she knows the building,”
says Robert. As well, The Grange has two

Upgrading a 44 Year Old
The Grange was built with plaster walls
instead of the thinner, cheaper, and less durable drywall that is so pervasive today.
However, every building, no matter how
well constructed, eventually needs a nip
CONDOVOICE SUMMER 2014
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and tuck here and there so over the past few
years The Grange has undergone repairs
and renovations that include:
• Balconies rebuilt and new railings installed in 2009
• Fire alarm systems updated
• Landscaping renewed
• Three lobby areas renovated
• Garage expansion joints repaired
• Corridor and lobby lighting retrofitted
with LED
• Fuse boxes replaced with breakers in
all the units (multi-year program- 50%
completed)

now Type “L”, which is a good quality copper
pipe.” says Bill.
Six years ago, the Board converted the outdoor pool’s heating from energy-wasting
propane to a high efficiency heat pump, reducing The Grange’s heating bill from approximately $10,000 per year to less than
$750.
“The building has gone through an amazing transformation since I started seven
years ago. But as with any building this age,
keeping the building properly maintained is
foremost on our minds.... and energy conservation,” says Bill.

All major projects but it was the plumbing
renovation that represented the real challenge for the Board, “We replaced all the
feeder pipes that supply hot and cold water
to each suite. I calculate over 2,600 solder
connections were done. The cold pipes, prior
to the renovation, were the original galvanized steel and were, not surprisingly, severely rusted and leaky. Even the building’s
hot water pipes had to be changed because
an upgrade done decades ago installed an
inferior grade of pipe. Both hot and cold are

Greening
Over the past few years, the Board developed and executed recycling and composting programs that reduced their garbage
costs by a whopping 33%. Education and
communication did the trick but, “It also
helped that the residents were behind the
effort 100%,” says Robert.

– continued from page 4
Condominium Act - no legislative amendment required. Such professional board
members could be involved on a volunteer
basis. However, if they had to be paid, it
would be much less than one half; in fact,
far less than one half of what an administrator would charge. The issues of inability to act due to intimidation, repeating
requisition meetings or the board members’ personal inability to pay the required
common expenses or special assessment
would no longer plague the condominium.
The professional board is elected by the
owners, yet sufficiently independent of
it, to do the right job and make the right
decisions. Ideally, 20% to 40% of the remaining board members would come from
the community, and could give the professional board members valuable advice on
the important social details and other issues facing the community. Alternatively,
if conditions, political and social, are really bad at the condominium, the entire
board can be made up of professional directors. The professional directors could
then choose officers from the community
to assist them, at the pleasure of professional board. Both the professional board

members and the board members or officers from the community would absolutely
learn from each other.
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Some of the ‘greening projects’ include:
• New high efficiency heating and hot water boilers installed

Professional board members, in the writer’s experience, are easily recruitable from
a professional background, including retired accountants, lawyers, engineers, and
other highly experienced individuals who
would like to give back to the community,
either in volunteer time, or for a very small
amount of compensation. They generally
should not be professionals that are working in, or have been previously working in
the industry. It makes sense that such a solution would work. The well-intentioned
solution of the administrator is certainly
better than nothing, however, is past its
usefulness given our present understanding and knowledge. The time is ripe for
the industry to really consider the less
expensive, more efficient, and politically
more palatable professional directors,
augmented with the community’s board
members or officers.

Mario Deo BA. LL.B.

• Toilets replaced with low-flow
• Garage lighting upgraded  
• All windows and balcony doors have
been upgraded to high efficiency, thermal glass
• Water booster pumps replaced with newtechnology pumps
• Triple-filtered water supply installed in
the common laundry area so that residents can obtain quality drinking water
thus reducing plastic bottle use and trips
to the grocery store
Upcoming Improvements
The Grange’s four, original elevators are
desperately in need of attention so over the
next twelve to eighteen months, the Board
has scheduled the replacement of the elevator motors and controllers. The elevator’s
interiors will also see a complete makeover.
And faced with an increasing number of
power outages caused by our city’s aging
infrastructure, the Board will also have an
emergency power generator installed that
will supply approximately one third of The
Grange’s electricity needs.
“We also intend to complete a full modernization and redecoration of all resident
corridors including a solution to the plaster
‘pop-out’ problems that plague all our generation of condominiums in the neighbourhood,” says Robert.
“Good budgeting and fiscal management
have meant that all of our projects will be accomplished with no special assessment since
the funds have all been collected through the
maintenance fees,” says Dave, the Board’s
Treasurer.
Bring on the Sun!
“We have built an impressive environment
by sharing attitudes of assistance, family,
good budgeting and by making good technical decisions based on research and proven
solutions while budgeting very carefully but
most importantly by creating a feeling of
community,’ says Robert.
That feeling of community is what brings
sunshine into the lives of the residents of
The Grange. A bright, warming glow that
the proud and industrious people of the Mississauga Nation were the first to recognize
when they set foot in Etobicoke hundreds
of years ago. C V

Condo Amenities
By Roger Thompson
and Faisal Hussain
FirstService Residential

Cl
Saltwater
Pools
are the
Future...

If you want to know the reason
why saltwater pools are gaining
popularity around the world,
especially in high end properties,
the answer is simple - the
Advantages of a Saltwater Pool
are Countless.
Above: Condo Resident, Cecil Law enjoys the Saltwater Pool

and YES, they
have chlorine!
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1151 Denison Street, Unit 15
L3RUnit
3Y415
1151 Denison Street,
L3R 3Y4
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Definitions:
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Cl

2
8
7

Chlorine
35.453

CHLORINE

Chlorine is commonly used
to purify and disinfect water.
Formed from salt, the element is a greenish-yellow
gas that liquefies under
pressure. As a disinfectant,
chlorine is effective in killing
waterborne diseases and
bacteria, as well as algae.
Chlorine also oxidizes ammonia and nitrogen compounds
left behind by swimmers.

11

Na

2
8
1

Sodium

22.98977

SALT WATER CHLORINATION

Salt water chlorination Instead of other chemicals,
salt water chlorinators use
table salt and a small, harmless electric current to sanitize pool water. When the
electric current hits the salt
water, the salt is converted
to chloride ions and then into
chloride gas.

Saltwater pools have a piece of equipment
called a salt-chlorine generator. This
generator uses salt to produce chlorine.
The difference is whether you purchase
the chlorine (traditional method) and
add it to your pool, or whether you make
your own chlorine through salt-chlorine
generator. This on demand chlorine generation is one of the keys to swimmer
comfort because you will never have too
much chlorine in the pool, and is what
makes swimming in a saltwater swimming pool a more enjoyable swimming
experience.
There are 4 distinct reasons why salt
chlorine technology is the future, and
why that future is now!
No more red burning eyes, swim with
comfort in a saltwater pool
Saltwater pools have a salt level that is
lower than a human tear, which is why
it is comfortable on the eyes. Swimmers
who swim in a salt water chlorinated pool
often say that their eyes don’t burn, which
increases their enjoyment.
Ada Chan, an owner at the Verdale Condos which has a saltwater pool says “my
husband and I often swim in the pool, and
really enjoy the fact that they don’t have
the typical chlorine smell that they have
grown accustomed too in other swimming pools”
The low salt concentration, lower than a
human tear, puts an end to eye and skin
disorders caused by traditional systems.
Opening your eyes under water will be a
much more pleasant sensation.
A saltwater pool is the safer way to
maintain your swimming pool
Pools that use traditional chlorine may
have storage and chemical handling
problems, and corrosion of metal surfaces
in and around the pump room. Most importantly, chlorine gas is released from
chlorinators every time they are opened.
Howie Kirshenbaum, CEO of Superior
Pool, Spa & Leisure says “We’ve found
over the 40 years we’ve been in business
that saltwater pools are misunderstood.
We are happy to provide an education to
any building that is interested to learn
more”

Benefits:

THE BENEFITS OF A
SALTWATER POOL ARE:

1. Softer hair
2. More pleasant on your
skin
3. Environmentally friendly
alternative
4. Fewer adjustments to
stabilize chemical levels
5. Soft water
6. No bleached out suits
7. No chlorine to transport
or add to pool
8. Reduced pink-eye or ear
infections
9. Water is “shocked”
constantly as it passes
through the cell
Saltwater is a natural antiseptic,
which inhibits bacteria and algae
formation
If your eyes get sore, your hair feels like
straw, you feel sick after swallowing water, or your bathing suit gets bleached
out, you probably have too much chlorine
and other aggressive chemicals.
Saltwater pools are environmentally
friendly as well
Most traditional chlorine is manufactured oversees and imported, so the environmental impact from a production
and transportation perspective is large.
“I enjoy swimming in our salt water pool
knowing that there is just enough chlorine” says owner Stella Chow.
CONDOVOICE SUMMER 2014
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Top quality solutions, custom designed
specifically for your building’s needs.

Submetering. Good For You.
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P. 1.866.836.3837
E. info@prioritymeter.com
www.prioritymeter.com

Saltwater pools don’t have any of these
problems because the chlorine is created
on site through a salt-chlorine generator
which eliminates these environmental issues that need to be considered.
Saltwater pools are not perfect, even
though the advantages are tremendous.

An investment is required in a salt-chlorine generator plus applicable installation costs. The salt-chlorine generator
cells must be maintained on a regular
basis. Most importantly, salt levels must
be monitored because salt is corrosive.
If salt levels get too high, it can damage
metal equipment.

You should investigate whether your
board of directors has considered this
small investment in your community.
Remember, saltwater pools are the future
and have chlorine, it’s just a matter of how
it got there and how much chlorine is in
the pool. C V

Saltwater pools are gaining popularity around the world,
especially in high end properties because residents and
guests want luxury, and a saltwater pool helps create that.
The Verdale Condominiums are some of Downtown Markham`s finest GREEN buildings to
date. The Verdale (York Region Standard Condominium Corporation 1192) located close to
Highway 404, 407 ETR, GO Train Station and VIVA Transit are very high in demand. The
Verdale embraces an array of elegant features and exquisite finishes - from rich pastels to fiery
earth-tones. All luxury suites are spacious and lavishly furnished, producing a warm and “homey”
feel throughout the suite.
The Club Verdale is known for its variety of top-of-the-line amenities and entertainment. Here
you will find not only a modern fitness centre, but also a weight training facility and aquatics
centre that is equipped with a Jacuzzi for a comforting water-massage and a saltwater pool.
The indoor pool is also perfect for both the avid or leisurely swimmer, with large windows that
will take your breathe away.
Welcome to the Verdale, luxury living at its finest with a
nod to the environment, in Downtown Markham.

The Verdale:
Address:
Property
Management:
Registration Date:
Condominium
Corporation:
Number of Units:

131 Upper Duke Crescent
Markham, Ontario, Canada
FirstService Residential
April 20, 2011
YRSCC 1192
450

Part of North America’s largest LEED Certified development, there’s more to green at The Verdale than the
Developer’s exclusive Environmental Quality Control
program team that includes a Certified LEED Consultant,
and Enermodal Engineering Inc., Canada’s foremost green
engineering firm. Together, they consult and specify, compile and complete all the necessary applications to ensure
that the developer follows LEED requirements from the
conception drawings to construction and interior design
phases -- right up to the moment when you open the door
to your new luxury condominium residence at The Verdale.
The remarkable Verdale Courtyard allows for a wistful
stroll through the perfectly manicured garden passing the
many water features. This ultimately leads to an outdoor
HDTV entertainment centre alongside a barbeque patio
lounge area. As the Downtown Markham area is developing rapidly, once fully completed, The Verdale Luxury
Condominium Residences will be the defining precious
stone in a striking ring of 72 acres of parks and greens, to
which you add the Rouge River Valley.
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NEWS

SUMMER 2014
• Committee Update
• CCI Toronto Committee Profiles
• Welcome New Members

CCI Committee Update
By-Law Review
Committee
Chair:
Bill Thompson
Members:
Marc Bhalla
Timothy Duggan
Mo Killu
Ashley Winberg
They are done! Thanks go out
to this very dedicated group
of volunteers who have been
meeting regularly since early
in the new year to go through
our existing by-laws and bring
them up to date and in line with
new CCI National by-laws.
These new by-laws will be
brought forward at the October 2014 CCI Toronto Annual
General Meeting for approval
by the members.

Membership
Committee
Chair:
Vic Persaud
Members:
Chris Antipas
Brian Antman
Henry Jansen
Murray Johnson
Doug King
The Membership Committee is
pleased to announce that membership with the Toronto chap28
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ter grew by close to 7% over the
past year – up 77 members to
1213. Membership renewal notices were sent out in early June
and members are encouraged
to renew for the coming year.
The committee credits much
of the success in this growth
rate to the ongoing membership presentations made to
management companies. These
presentations highlight the
current initiatives and special
promotions of the chapter and
the benefits of membership to
condo corporations – including the fact that corporation
memberships include two free
director registrations to the
Level 101 course per year!

Education
Committee
Chair:		
Sally Thompson
Members:
Pamela Boyce
Robert Buckler
Bob Girard
Nancy Longueira
Michael Pascu
Richard Pearlstein
Ben Rutherford
Bill Thompson
The education committee continues to be a busy one and
signs do not indicate any slowing down in the near future.
The committee is excited to

announce new course locations
being made available in the coming months. On June 19th, 2014
the Level 101 course will be offered in Mississauga and then on
September 23rd, 2014 the course
will be offered for the first time
in Peterborough. The level 102
course will also run in Mississauga on October 8th, 2014.
CCI Toronto is committed to
making our educational courses
available to as many directors as
possible within our geographic
territory. Watch for new seminar topics to also be announced
in the coming months!

Conference
Committee:
Chair:
Steve Christodoulou
Members:
Mario Deo
Brian Horlick
Murray Johnson
Lisa Kay
Dean McCabe
Robert Thackeray
Sally Thompson
Robert Weinberg
Planning for the 2014 conference is right on track thanks
to a wonderful team of volunteers heading up this very
busy committee. If you have
not yet marked your calendar
for the 2014 conference do so
today – it will be taking place

on Friday November 7th and
Saturday November 8th, 2014
at the Toronto Congress Centre on Dixon Road. See the
conference ad on page 12 for
further details on this exciting
annual event!

Communications
Committee:
Chair:
Lisa Kay
Members:
Marc Bhalla
Mario Deo
Sue Langlois
Andrea Lusk
Joy Mathews
Shawn Pulver
Jason Rivait
The new CCI Toronto website
was launched in April of 2014
and feedback to date has been
quite positive. We hope that
members like the new look and
the ease of navigation of the new
site. If you have not yet visited
it – do so today at www.ccitoronto.org. The communications
social media sub-committee remains very active on LinkedIn,
Twitter and Facebook- watch
for our daily updates on all
things condo! The sub-committee also has planned the
second Twitter Chat session to
take place on June 11th, 2014
on the topic of Communication.
Featured guest tweeters will in-

IMPORTANT NOTICE!

We’re Moving!
clude Bill Thompson (Malvern
Condominium Management),
Sue Langlois (Digi-Notice) and
Josh Milgrom (Aird & Berlis
LLP). If you missed the first
Twitter Chat session on Dispute
Resolution you can visit the session highlights captured on the
chapter website at:
www.ccitoronto.org/news/
current-news.

Volunteer
Resource
Committee:
Chair:
Murray Johnson
Members:
Dale Kerr
Mo Killu
Sue Langlois
Ernie Nyitrai
Ashley Winberg
Volunteering with CCI-T
will never be the same again!
Thanks to our Volunteer Resource Committee, two exceptional new training tools have
now been released which will
provide a solid base for new
volunteers joining the CCI-T
organization to become quickly orientated into their new
role. The CCI-T Volunteer
Handbook and Chair Handbooks have also been shared
with other CCI chapter wanting to utilize these resources.

Effective July 14th, 2014 the CCI offices will be locating
to new office space. Please amend your records to:
2800 14th Avenue, Suite #210,
Markham, ON L3R 0E4
Phone and fax information will remain the same.
Our email address will change from
ccitoronto@taylorenterprises.com to

info@ccitoronto.org

Did You Know?

CCI Toronto recently conducted an in-depth survey of its
members and the results are in! The results of this survey will
help our chapter to develop programs and focus our efforts in
areas of most interest to our members. Of interest are a few
quick facts we learned from this survey:
• 56% of the respondents have been members
of CCI Toronto for between one and five
years
• 9% of the respondents have been members
for more than sixteen years

• 68% of the respondents were either individual unit owner or condominium corporation members
• Only 49% of the respondents had either taken advantage of the free level 101 course or
had referred a client to join to take this free
course
• 48% of the respondents had attended the
CCI-T/ACMO conference within the past
two years – networking and the valuable
information obtained from the conference

sessions were cited as the most valued reasons for attending the conference.
• 61% of respondents indicated that they have
attended CCI Director courses, and 70%
of respondents indicated an interest in the
courses being offered in webinar format.
This represents a 10% increase in webinar
interest since our last survey in 2012.
• 96% of the respondents were aware of CCIT’s involvement in working to affect change
to the Condominium Act.
• 85% of respondents support the idea of some
kind of mandatory education for condo directors in Ontario
CCI-T would like to thank all those who took
the time to complete our 2014 member survey!
CONDOVOICE SUMMER 2014
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CCI Was
There –
Springfest
2014
CCI Toronto was once again well represented at Springfest 2014, held on April
10th - with both a booth and an educational
session on the topic of “Condo Act Reform
– Unresolved Issues”. Our thanks go out to
Presenters: Armand Conant, Mario Deo,
Bill Thompson and Sally Thompson. At
the CCI Toronto Booth were volunteers,
Murray Johnson (left) and Henry Jansen
(right) who both serve on the CCI Toronto
Membership Committee. Our thanks to
all volunteers who made this a successful
day for CCI Toronto!
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Twitter Chat Highlights
On March 11, 2014, CCI-T hosted its inaugural Twitter chat. Guest tweeters Chris Jaglowitz, Marc Bhalla and Colm Brannigan contributed to a discussion focused
on dispute resolution. The following are some highlights from the chat, the full capture of which may be viewed at https://storify.com/CCIToronto/condochat

Our next Twitter chat is taking place on Wednesday, June 11th from 7pm to 8pm on the topic of communication. Guest tweeters Bill Thompson, Sue Langlois and Josh Milgrom will be taking part in this event, which is open to the public. Further details, including Frequently Asked Questions and resources to
assist you in preparing to participate, are available on our website www.ccitoronto.org.

D E D I C AT E D L O C A L P RO F E S S I O N A L
RESERVE FUND STUDIES
PERFORMANCE AUDITS
PROJECT MANAGEMENT

For the Life of
Your Community

™

LET CRITERIUM – JANSEN ENGINEERS® BE YOUR ENGINEER
BECAUSE… YOUR COMMUNITY IS OUR COMMUNITY.

1.888.940.0571
www.criterium-jansen.com
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Mark Your Calendars!
Level 101 Course - Toronto
IN CLASS Session
Novotel North York Hotel
3 Park Home Avenue
Saturday September 13th, 2014
9:00 a.m. to 12:00 p.m.
Cost: $130 for Members
$230 for Non-Members – plus HST

Level 102 Course - Toronto
IN CLASS Session
Novotel North York Hotel
3 Park Home Avenue
Tuesday September 30th, 2014
7:00 p.m. to 10:00 p.m.
Cost: $130 for Members
$230 for Non-Members – plus HST

Level 101 Course - Peterborough
IN CLASS Session
Best Western Otonabee Inn Hotel
84 Lansdowne Street East
Tuesday September 23rd, 2014
7:00 p.m. to 10:00 p.m.
Cost: $130 for Members
$230 for Non-Members – plus HST

Level 102 Course - Mississauga
IN CLASS Session
Novotel North York Hotel
3670 Hurontario Street
Wednesday October 8th, 2014
7:00 p.m. to 10:00 p.m.
Cost: $130 for Members
$230 for Non-Members – plus HST

Level 200 Course – Toronto
IN CLASS Sessions
4 Night Format
Novotel North York Hotel
3 Park Home Avenue
Tuesday November 11th, 18th, 25th
and December 2nd, 2014
7:00 p.m. to 10:00 p.m. each evening
Cost: $295 for Members
$395 for Non-Members – plus HST
Annual ACMO/CCI-T Conference
Toronto Congress Center
650 Dixon Road, Toronto ON
Friday November 7th and
Saturday November 8th, 2014
Visit: www.condoconference
for fees and session times
For further course information or to
register online for CCI T courses visit:
www.ccitoronto.org/Education

CCI Word Search Puzzle
air
baseball
bbq
breeze
camp
cleaning
conditioning
dandelions
elections
fairways
firework
fishing
flowerbeds
football
furniture
golf
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grass
lifeguard
mosquitoes
parties
patio
planting
pool
pot
sandbox
sprinkler
sunny
sunsets
system
traffic
vacations
window
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NEWS

New Committee Member Profile:

Chris Antipas,
360 Community
Management Ltd.
Chris Antipas is a veteran
in the property management industry having over
2 decades of experience. He
is the owner of 360 Community Management Ltd.
Chris has been involved with ACMO and
CCI for the past 12 years, sitting on the
ACMO Board of Directors for 9 years, including the last two years of his term as
President of the Board of Directors. In April
of 2011 he decided to step down from the
Board of ACMO and devoted time to other
areas within our condominium community.
In 2008 Chris was a founding member of
NACM (National Association of Condominium Managers of Canada) and served on the
Steering Committee, Board of Directors and
Education Committee of NACM.
In May of 2011 Chris was appointed to the
Condominium Management Standards
Council, which oversees the ACMO 2000
program and all standards within the association. Chris also currently serves on the
ACMO Ethics Committee and Professional
Development Committee. Chris is a regular
instructor for the CCI Directors Courses,
focusing in the area of Conflict Resolution
and Human Rights. Chris holds both the
R.C.M. and ACCI designations.
In 2011 he was awarded the R.C.M. of the
Year award by ACMO as recognition for his
significant contributions to ACMO and to the
profession of condominium management.
Chris has been instructing ACMO educational courses for the past 11 years and has
taught at Mohawk College, Humber College

and at in-house education programs.
Chris is often called upon by ACMO and CCI
to author articles and lend his professional
knowledge, experience and innovation to the
condominium community via various publications including, but not limited to, CM
– Condominium Manager, Condo Business,
and CCI’s Condo Voice magazines.

New Committee Member Profile:

Richard Pearlstein,
RCM, AIHM, CMOC, ACCI, FCCI
Richard Pearlstein is the
President of NORTHCAN
Property Management Inc.,
a Toronto based Canadian
company specializing in
condominium management. He has over 36 years of experience in
Property Management, and more than 34
years in Condominiums.
Richard became an Associate of the Canadian
Condominium Institute in 1983, and received
his RCM from ACMO in 1984. Richard
served on the ACMO Board of Directors for
over 7 years and is one of the past Presidents
of the Association. He is also a past board director and past Education Chair of the Canadian Condominium Institute’s Toronto &
Area Chapter and has recently re-joined the
Education Committee.
Richard Pearlstein has also served on the
Advisory Committee for the Condominium
Management and Administration Certificate
Program at Humber College, and was directly
involved with the development of the courses.
He has completed courses in Mediation and
Alternate Dispute Resolution from the University of Windsor Law School.
Additionally, Mr. Pearlstein has participated
in negotiations with the Ministry of Consumer and Business Services in their revision of
the Condominium Act, 1998.

CCI-T Welcomes
New Members
Condominium Corporations		
Hastings Standard Condo Corp #0051
MTCC # 0866, MTCC # 1418
Ontario Condo Corp # 0012
PCC # 0154, SSCC # 0386
TSCC # 1468, TSCC # 2049
TSCC # 2323, TSCC # 2332
TSCC # 2343, TSCC # 2346
TSCC # 2348, TSCC # 2351
YCC # 0221, YRCC # 0794
Individual Members		
S. Kerr
D. Norman
		
Professional Members
Drazen Bulat
Miller Thomson LLP
Tamara Farber
Miller Thomson LLP
Patrick Greco
Miller Thomson LLP
Andrew Jeanrie
Miller Thomson LLP
Warren Kleiner
Miller Thomson LLP
Megan Molloy
Elia Associates Professional Corp.
Andre Nowakowski
Miller Thomson LLP
Karen Phung
Miller Thomson LLP
Michael Shell
Miller Thomson LLP
Business Partners
Absolute Interior Inc.
Aldi Cibuku
Bank Strox Renovation Inc.
Ralitza Shopova
CitiSign,
A Division of Imperial Parking
Bruce Chatterton
Shield Security Group
Christine Li
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CONGRATULATIONS TO...
Durham Standard Condominium Corporation #190

“The Liberty”

CONDO OF
THE YEAR!
Proudly Managed By

Don’t Settle
for Second Best!
At Newton-Trelawney, we have been
providing condominium owners with
exceptional service for over 30 years.
We Can Do the Same for You!

(905) 619-2886
www.ntpm.ca
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2013 Condo Of The Year Gala Awards
Presentation To Liberty @ Discovery Place
The 2012-2013 CCI-T Condo of the Year Winner
has had their custom designed entry sign installed
and a Gala Party was held on March 18th, 2014 to
commemorate this special honour.

Liberty Entry Sign commemorating them
as the 2013 CCI T Condo of the Year

Cake cutting ceremony – left to right: David Pickles, Sally Thompson, Vic Persaud,
Chuck Morgan, Brian Horlick and Colin Sinclair
The 2012-2013 CCI-T Condo of the Year
Winner has had their custom designed
street sign installed and a Gala Party was
held on March 18th, 2014 to commemorate this special honour. Residents, local
politicians, media as well as CCI Toronto
representatives, Brian Horlick, Vic Persaud, Sally Thompson and Mario Deo
were on hand to help celebrate!
“Liberty @ Discovery Place can be
summed up in one word,” says CCI-T
President Brian Horlick, “and that word
is ‘awareness.’ They’re aware of the
needs of their residents, the environment, and the larger community. And

they turn awareness into action!”
CondoVoice readers first learned of Liberty @ Discovery Place’s many accomplishments when their corporation was featured in the Winter 2012 magazine issue
as a contest quarter finalist. When Liberty @ Discovery Place was announced
at the 2013 Annual General Meeting as
the Grand Prize winner, the board and
management team were ecstatic!
Since then work has commenced on designing a commemorative entry sign to
match their décor and a celebration party
was planned. Liberty’s board, which has

always had communication with residents
as an identified priority used their established communication methods to ensure a
good turnout at the party – which resulted
in over 75 guests in attendance. A catered
luncheon and speeches from DSCC # 0190
Board President, Chuck Morgan, Management Company Newton-Trelawney
President, Colin Sinclair and CCI Toronto
President Brian Horlick helped to mark
the special occasion. A celebration cake
topped off the party!
The “Condo of the Year” award was initiated by CCI-T in 2009 to share the successes of condominiums that are well-governed and offer great places to live. Many
of the quarter finalists over the years have
overcome challenges or have initiated
unique programs that make them special.
Liberty is a great example of a condo that
has succeeded through good governance
and an emphasis on community spirit.
If you know of, or live in a condo worthy of
the Condo of the Year recognition, consider
nominating them today – details and nomination forms can be found on our chapter
website at: www.ccitoronto.org. C V
CONDOVOICE SUMMER 2014
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Health and Safety Update
The new Health & Safety at Work program will become law July 1 2014 and all
employees and are required to be trained
in the Four Steps to Safety Awareness.
Also as part of this new legislation, Supervisors are required to attend training on
the specific Five Steps to Health & Safety
Awareness which includes the extra responsibilities of this position.

available for property managers, contractors, and home owners where they can
access the relevant Health & safety information related to any job that may be
required to maintain a property. The Canadian Condominium Institute (Toronto
Area) was instrumental in initiating this
project through our representative Jeff
Jeffcoatt, P.Eng.

A Supervisor is defined as anyone who
“has charge of a workplace or authority
over a worker” and therefore many people
fall under this category and must receive
the expanded awareness training.

The web tool is available on the IHSA
website (www.ihsa.ca) under Tools & Resources, (www.ihsa.ca/service_sector/)
and will be continually updated to provide
more information as it is developed. This
project was undertaken by the IHSA Service Sector Labour-Management Health

On another topic there is now a web tool

& Safety Committee under the Co-chair
of Jeff Jeffcoatt, VP Condominium Group,
CCI Group Inc, on behalf of CCI-T, and
Vince Kacaba, Director of Training for
U.A. Local Union 44 (Mechanical Contractors). The committee included representatives of many contractor trade
unions, IHSA, TSSA, and MOL representatives and developed this web tool specifically for the residential service sector.
The aim is to provide a one-stop shop for
managers and owners to determine what
is required to perform the various maintenance and construction tasks for home
owners and multi-residential buildings.
While still in its infancy we are sure this
will prove to be an invaluable resource as
it becomes more populated with relevant
information. One of the functions of the
Service Sector Committee will be to review all submissions for the web tool and
build it out to a complete Health & Safety
resource where information can be reviewed in “three clicks of a mouse”.
Included within the web tool is a reference
section for contractors with trade specific
requirements and helpful information, that
can also be accessed by managers and home
owners to know what is required. C V

JCO & Associates have specialized in the refurbishment of condominium
common elements for over 24 years, offering cost effective, creative solutions that enhance the look and marketability of your condominium. We
pride ourselves in providing the highest quality of service and workmanship.
Please visit our web site at www.jcoandassociates.com to view our current
and past projects or contact us at 416-724-4237.

JCO is a member in good standing with ACMO (Association of Condominium Managers of Ontario), CCI (Canadian Condominium Institute), IDC (Interior Design of Canada) and
TCA (Toronto Construction Association). All our work is guaranteed and can be certified by a Performance Bond issued by Zurich Insurance for performance, material and labour.
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Steady growth, dedicated volunteers
and member benefits!
C vVoice
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CCI Toronto membership continues to grow at steady pace of approximately
5% annually and continues to be the largest chapter of CCI across Canada.
By Vic Persaud, Chair, CCI-T Membership Committee
The Chapter currently has over 1,200
members and represents over 140,000
units. This success would not be possible
without the dedicated committee members that meet each month to ensure that
all initiatives are progressing on schedule
and are successful. The membership committee has developed a “Best Practices”
manual where each and every initiative is
logged and classified as “current” or “past”.
This allows the committee to channel its
efforts into a few strong initiatives rather
than trying to achieve a large number of
initiatives at once.
Your membership with CCI Toronto
is truly valued and the benefits of your
membership are summarized in the following article.

Our list of membership benefits continues
to grow and includes the following:
Condo Voice Magazines
Each quarter we send out a complimentary issue of the Condo Voice magazine
which has a fresh NEW look and layout.
The magazine contains interesting articles on condominium issues ranging from
the changes to the Condo Act to tips on
interior decorating.
Tips, Tools and Techniques Binder
This binder provides valuable information
on CCI, the Condo Act, boards, budgeting, dispute resolution, communication
and more. It is provided free to all new
members and is also available for purchase
through our online bookstore.

Condo of the Year Award
Each year we accept entries from condominiums that feel their condominium is
an exceptional place to live for any number of reasons including its social fabric,
energy initiatives, forward-thinkingness
or other success stories. The winner of
this contest receives a customized street
sign valued at $4,000 and a gala party to
celebrate the event.
Membership Presentations to
Property Management Firms
The initiatives that CCI Toronto is involved with are constantly changing and
therefore it is important that managers
are kept up-to-date. Thus, we have developed a membership presentation for
management companies to update them
CONDOVOICE SUMMER 2014
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on our initiatives and the benefits of having themselves and their condominiums
sign up to CCI. In recognition of allowing CCI to present at manager’s meetings these companies are recognized as
Ambassadors at our AGM.
CCI Toronto Elevator Posters
We have developed 12 Elevator Posters
for our condominiums that have up-todate information on our courses, events
and seminars. These posters can be ordered through our office or downloaded
monthly via our member update e-blasts.
Complimentary Registrations for
Condo 101 Course
With every membership renewal our
condominium members receive two
complimentary registrations to our
Condo 101 Course.
Educational Courses, Events and
Networking Dinners
We recently had all of our courses re-written
to update the content. These courses as well
as our events and networking dinners are
offered at a 30% discount to our members.

Legislative and Government
Relations Committee
We are constantly working with various levels of government to bring condominium issues to the forefront. Many
of our directors have been involved with
all stages of the revision to the Condo
Act.
Professional Services and
Business Partners Directory
This directory provides contact information for all of our professional members and business partners.
Networking opportunities with
industry leaders at CCI events
Our annual conference keeps getting
larger and larger each year and now has
over 1,300 attendees annually.
As if CCI Toronto benefits were not already enough, the membership committee also has a number of benefits that are
in the works. The exact nature of these
benefits has not been ironed out yet and
some of them may change but generally
can be described as follows:

Sponsorship
This is an opportunity for our Professionals and Business Partners to sponsor courses, events and other functions.
Their financial support will allow CCIT to offer greater services at reasonable
prices.
Courses and/or Membership
Presentations to Condominiums
We are aware that there a number of
community condominium associations
that are interested in CCI providing a
course or membership presentation on
site. The logistics and coordination of
this may be challenging but we are committed to make these happen.
We would once again like to thank you
for your support of CCI and we look forward to providing even more benefits
and value for your membership. Your
feedback is always important to us. C V
Feedback
If you have any comments, or suggestions, please contact us at:
info@ccitoronto.org

Reliable, adaptable,
resourceful
and always a solution
for everything.
Sounds a lot like our property management team.

General Property Management
905 669 0222
property@gpmmanagement.com
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Condo Conflict Resolution
By Marc Bhalla Hons. B.A., Q. Med.
CONDOMEDIATORS.ca

What is
Mediation?
Many parties engaged in conflict do
not understand what mediation is, how
it works or what it can do for them
The Condominium Act may make it mandatory; your condominium may have a
by-law that speaks to it; and the courts
may encourage parties to try it - but what
exactly is mediation, anyway?

While each mediation session is unique,
there are some common principles and
elements which can help one better understand what mediation is and the opportunities it provides.

Just as many condominium residents lack
understanding of what a condominium
community is or how it works, the same
can be said for mediation. Many parties
engaged in conflict do not understand
what mediation is, how it works or what
it can do for them.

1. Mediation is a private process. It is
confidential and without prejudice.
This means that everything said in
the course of a mediation session, with
limited exception[1], does not leave
the mediation session and that various
offers, proposals and disclosures made
in the course of a mediation cannot be
used against participants outside of the
mediation (i.e. in court, if the dispute
proceeds to trial).

The fact that mediation is not a set process
to be applied the same way to every conflict
can complicate matters as well; it is not
the case that every mediation unfolds the
same way. There are also different “styles”
of mediation that apply to varying degrees
and can get intermingled to suit the situation - consider a group of teenagers at a soft
drink station, each filling their cup. While
one may chose only one drink option, another may choose to combine a couple of
different flavours to suit their taste.

The idea is to bring the parties together to
express and explore in a safe environment;
to allow for the sharing of perspectives
and the joint consideration of ideas for the
purpose of gaining insight and generating
options which may offer a more appealing
way of resolving the dispute.

2. Mediation is driven by the parties.
The extent to which the parties have
control over how the process unfolds
is contingent upon the mediator and
– often – the behaviour of the parties;
however, a core principle of mediation
surrounds parties controlling the outcome. That is, any resolution achieved
in the course of a mediation can only
be achieved with the agreement of the
participants.
Part of what allows for the sharing of information, exchange of ideas and brainstorming of options that take place in the
course of mediation is the fact that participants cannot be held to anything against
their will. This is where mediation stands
out in comparison to arbitration or litigation, as a resolution of the dispute cannot
be imposed.
While mediators are usually neutral and
withhold opinions or judgements, even in
instances where a mediator provides an
evaluation of the dispute such is not bindCONDOVOICE SUMMER 2014
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I adamantly believe – and have
told parties in mediations which I
have facilitated – that the goal of
mediation is not to reach settlement
but rather to generate options.
ing upon the parties as they remain free to
address the conflict as they like.
3. Mediation offers no guarantees. While
rates of settlement are often utilized to
encourage parties to mediate or promote the capabilities of a mediator,
as the outcome of a mediation is ultimately controlled by the participants,
there can be no certainty going in that
a resolution will be reached.
While mediation offers no guarantees, it
can add value even when the conflict is
not ultimately resolved at mediation. A
greater understanding of the perspective

of the other side and the chance to narrow
issues or establish an interaction plan can
go a long way in saving the additional cost
and time that will be required to see the
matter through to its conclusion.
I adamantly believe – and have told parties in mediations which I have facilitated
– that the goal of mediation is not to reach
settlement but rather to generate options.
It is then up to the parties to consider
their options against their other potential courses of action to address the conflict. If all in conflict agree that an option
presented is their most appealing choice,
settlement is appropriate. That being
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said, I also believe that mediation “fails”
if settlement is reached with a party finding that an option other than settlement
is more appealing. For that reason, it is
helpful for parties to prepare for mediation by understanding how else they can
address the conflict and reflecting upon
how appealing such options are. This best
equips one to seize the mediation opportunity and make an informed decision as
to what is in their best interest.
The concept of mediation can be confusing, in part because it is a flexible process
and also because description of the process can seem contradictory – mediation
is an informal discussion that takes place
in a formal setting; it can save you time
and money, yet has the potential to add
cost and delay to the resolution of your
dispute; it is a party-driven process facilitated by someone who may interrupt
you, guide what happens and otherwise
control the process, and so on.
What is clear, however, is that mediation
presents opportunity. It presents an opportunity for those engaged in conflict
to have a say in how the dispute is resolved; to save the cost, time and uncertainty of having someone else impose
a decision; and the potential to provide
insight, understanding and collaboration to think outside the box, examine
creative options and improve the ongoing and future interactions. It is up to the
parties to seize the opportunity, with the
help of the mediator, and to try to make
the most of it.
[1] Disclosures of imminent criminal activity or the genuine threat of harm to individuals are typically exempted from confidentiality provisions in mediation agreements
out of public interest and to maintain the
ethical integrity of participants. C V
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Environment
Rob Detta Colli,
Brookfield Condominium Services Ltd.

Home is
Where the
Charger Is
As sales of Electric Vehicles
continue to rise, there
will be more requests for
condominium EV chargers
in the future

I have an admission to make – I’m a car
nut. I think it all started when, at age 5,
I couldn’t stop staring at an orange 1972
Datsun 240Z purring at a stop-light as I
knelt on the front seat of the family car
- not wearing a seat belt of course. The
look and sound of that low, sleek machine
infected me with car fever that I’ve had
ever since.
This car fever has been problematic for
me. You see, being a car nut and an energy
manager means I am a conflicted individual – I face the reality that the very cars
I hold dear create pollutants that I work
to reduce as an energy manager. Maybe
that’s why I eagerly accepted the challenge
to enable EV (Electric Vehicle) charging
in condominiums – this pursuit finally allowed me to merge my profession with a
personal passion.

80% of EV Charging Happens at Home:
Whatever the inspiration, we must work
to overcome the many obstacles involved
with installing EV chargers in condominiums as research suggests that 80% of the
charging for an EV happens at home. Given the large number of people in Ontario
that call a condominium home, it is our
role as professional property managers to
be ready to support our boards when they
receive a request to install an EV charger
in their buildings. Sales of EVs continue to
rise (Plug’n Drive, an Ontario non-profit
organization committed to accelerating
the adoption of electric cars, states there
are more than 6,000 EVs on the road as
of April 2014), so there will undoubtedly
be more requests for condominium EV
chargers in the future. Additionally, we
need to work to overcome the perception,
fostered by a media that doesn’t have an

appreciation for the Condominium Act,
that condominium boards and property
managers are insensitive to a “simple”
request to provide EV charge points to
condominium owners .
The media is only partly correct – installing a charger in a single family home is
pretty simple. However, installing the
same charger in a condominium is much
more complex. Maybe that’s why the April
25th seminar on enabling EV charging
in condominiums was so well attended.
The seminar appropriately took place at
the Green Living Show, and was well organized by CCI-Toronto and Plug’n Drive
with contributions made by the World
Wildlife Fund Canada and the support
of the Automotive Recyclers of Canada.
Representing the property managers’ perspective, Brookfield Condominium SerCONDOVOICE SUMMER 2014
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vices presented highlights of their whitepaper dedicated to enabling EV charging
in condominiums.
Whitepaper Dedicated to Enabling
EV Charging in Condominiums:
The committee tasked with this whitepaper discovered that there was a lot of information written on EVs in condominiums,
but none of it seemed to identify that the
issues were intertwined. The committee
had to find a practical way to help a board
navigate through all the issues. Thus, the
committee had to go back and re-think
the entire task. And they did go back –
all the way back to 18th century Latin in
fact! The committee found a reference in
the Oxford Dictionary that said the word
condominium originates from two Latin
terms – con meaning “together with” and
dominium meaning “right of ownership”.
As a base principle then, the committee
decided that any proposed solution to EV
chargers in condominiums had to preserve
the interests of all owners – both current
and future owners. In other words, a decision made to satisfy a current request that
sacrificed a future request was not going

to be acceptable. This was going to mean
that there was likely not going to be a onesize-fits-all solution – each building and
situation is different. Thus, the whitepaper
needed to be a decision making tool as opposed to a prescriptive document.
After a lot of trial and error and coffee, it
became clear that the best approach for
EVs in condominiums would come from a
board asking themselves 4 questions in a
specific order:
1. Will the charger be common element?
2. Where will the charger be installed?
3. How will the operational costs be accounted for?
4. Who will pay for the project?
Rather than being a linear process, a
board should expect to get to step #3,
for example, then realize it might be better to retrace some of their steps based
on something they have learned. Rather
than being a point of frustration, I try and
encourage the boards at this point that
they now fully understand the issues, and
they are along the right path to make the

best decision for their owners. Not surprisingly, boards will find that there is no
perfect solution – each choice will involve
some compromise.
Key Question #1 – Will the charger
be Common Element?
EV chargers installed in the owners’ parking stalls are more convenient for that particular owner, and they are also simpler to
install (just run a wire from the building
electrical room to the parking spot). However, there are longer-term issues with
this approach. The committee learned that
the design of building electrical systems
means it is physically impossible to accommodate EV charging in every parking
spot and upgrading the infrastructure is
prohibitively expensive. So, while the 1st
EV charger may not cause a building electricity capacity issue, the 2nd EV charger
might, which would mean the board would
be unable to accommodate the 3rd request
for an EV charger. This creates a situation where all owners would be unable to
get equal access to the commonly owned
electrical infrastructure, and it does not
protect the interests of all owners. Addi-
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tionally, the installation of several chargers into owners’ stalls could mean a lot
of conduit running through the garage in
various directions – this quickly becomes
an aesthetic issue, impacting building value. The board should strongly consider
the option of having common area chargers. While they are not as convenient,
and they are more difficult to implement,
it ensures that the interests of all owners
are protected into the future.

that too would be an expensive option to
manage fairly small costs.
Common area chargers can also utilize the
check-meter or estimation methods to account for the operational costs as outlined
above. The added wrinkle here is that the
costs need to be shared with multiple users – EV users are kindred spirits, so we
don’t see this as a large obstacle. That said,
a 3rd party charger with metering capa-

bility would fit much better in a common
area charging station scenario than in the
owner’s stall scenario.
Key Question #4 –Who will pay for
the project?
Andrea Lusk, Associate Lawyer with Gardiner Miller Arnold, presented the lawyer’s perspective during the Green Living
Show seminar. Andrea stated that prudent
boards consult their lawyer at this part of

Key Question #2 –Where will the
charger be installed?
If the board selected an owner’s parking
stall charging approach, then the whitepaper encourages the board to consider
future expansion. For example, larger conduit could be used to accommodate two
wire runs from the electrical room instead
of one. Or, the conduit run could be made
along the drive aisles instead of in a straight
line to the particular parking spot.
If the board selected a common area charging approach, then the board will need to
call upon their patience and creativity as
implementation is more complex. A new
parking spot could be created and designated as an EV charging spot in the garage
(we’ve often been able to find one), or a visitor spot could be designated, or the board
could purchase or rent a spot. Boards must
be aware that changing the designation of
a visitor spot requires an application to the
local Committee of Adjustment.
Key Question #3 –How will the
operational costs be accounted for?
The committee saw this issue as relatively
easy to navigate around as most EVs do
not cost a lot to charge – a Chevrolet Volt
will cost about $2 from zero to full charge.
That said, the board is strongly encouraged
to account for the operational costs in some
manner. So what are the options? For a
charger in an owner’s stall, an expensive
formal meter (from a licenced sub-meter
provider or utility) could be used. It is
much more practical, however, to employ a
check-meter or estimate the costs. It must
be noted here that the Electricity Act does
not allow a condominium corporation to
read a meter and resell electricity. So, the
corporation must address the costs to operate the station as a “usage fee” or a “connection” fee. Alternatively, a 3rd party charger
with metering capability could be used, but
CONDOVOICE SUMMER 2014
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the process. Without providing legal advice, I will state that the Condominium Act,
1998 allows EV chargers to be installed in
a condominium, and it need not be a large
obstacle. The steps required to comply with
the Act depend upon where the chargers
are installed, how the parking space is defined in the condominium’s declaration, and
the cost of the installation relative to the
corporation’s annual budget.
What are the Best Practices?
Answering all of the 4 questions above
will provide a solid plan for implementing
EV chargers into a condominium. Experience with the whitepaper (which will be
available on the Brookfield Condominium
Services website soon) has revealed a few
best practices:
1. There is no technical obstacle to installing a charger in a condominium –
there are many chargers available, and
the physical installation is not complex.
2. Boards need to avoid the trap of deciding chargers should be installed in
every parking spot, or should not be

installed at all. Recall that it is physically impossible to accommodate EV
charging in every parking spot. This
should not be a large obstacle in practice because there will be relatively few
EVs that will need to be accommodated. British Columbia, a region that aggressively promotes EVs, is requiring
condominium developers to accommodate EV charging in 20% of the parking spots – so 20% can be considered
the extreme upper limit.
3. To better manage the challenge posed
by building electrical capacity, boards
are encouraged to:
a. Consider common area chargers – this
would allow the entire community to
access the charger as opposed to having chargers dedicated to specific owners; and also
b. Consider smaller amperage chargers
– the slower charging rate is not much
of an issue with home charging, and
this would allow more chargers to be
installed. Additionally, charging with
smaller amperages is apparently the
technically preferred method to charge

EV batteries.
4. Local utility companies are rightfully
concerned about the load EVs may place
on their aging infrastructure, so their
reports may view the building’s electrical capacity from a very conservative, “worst case” scenario which might
limit EV charging entirely. To balance
that view, boards should be aware that
the electrical demand originating from
an EV charger usually occurs at a very
different time than the building’s “peak
demand”. In other words, a building
can usually accommodate more chargers than some utilities might suggest,
and there are technology solutions that
can address utility concerns.
As a final thought, I very much enjoyed my
time as part of the EV charging committee – I think it’s a breakthrough document
that will enable EV charging in condominiums, and all of the environmental and
economic benefits they bring to Ontario.
How ironic that the connection of a chord
just might free me to enjoy cars to the
same level I did many years ago. C V
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Timely ideas, insight, inspiration
and information of particular
interest to condominium owners

Decorating
[ for small spaces ]

Making the Most of Your
Condominium’s Floor Plan
By Samantha Colombe, Ceremony
Whether downsizing from a larger suburban home, or
investing in your first piece of property, the appeal
of Condominium living in Toronto has shown few signs
of coming to a halt. And while the overall size of your average
condominium in Toronto has stayed relatively the same,
the options for designing your space have only gotten bigger.
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Custom
“Peggy” Mirror

Rustic Storage Console
by West Elm offers large
drawers for seasonal
storage, as well as lower
shelving which can be used
for additional storage with
baskets, or for decorative
storage.

Aura Console available
through Design Within
Reach can be used for
several functions, from
tableware to document
storage.
It has been hard to ignore the rapid development of condominium living in
Toronto over the last couple of decades,
and with more and more condominiums
being built to a smaller footprint, designing these small spaces has become
an even greater challenge for the average homebuyer. Fortunately there has
been a great deal of advancement when
it comes to options on how to furnish
your space and make the most of the
overall layout. With an emphasis on
maximizing storage, homeowners can
begin at the entry to the space by using
functional, yet decorative furniture, and
move onto investing in custom foyer and
bedroom closet storage to capitalize on
vertical space. Creating multi-purpose
areas within open concept spaces, while
52
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The Treviso Condominiums Model Suite
shows the Kitchen open to the Dining Room
and then onto the Living space, with all the
furniture working harmoniously together
also defining spaces decoratively with
the use of area rugs may solve some challenges homeowners have adapting to
smaller open concept spaces. And lastly,
by incorporating custom built millwork
and furniture to suit the spaces proportions, homeowners can solve any layout
problem that may exist, and eliminate
clutter so they end up having the space
to decorate and personalize the space to
their own tastes. The challenges posed
by these smaller, open concept spaces are
quite surmountable with some creativity, and help from a designer.
The most common concern for anyone
moving in to, or living in a condominium is storage. Most condominiums will
come with a small coat closet in the foyer,

and a standard 2’ deep closet with hanging rod in the bedroom. An ideal solution is to incorporate a console area in
the foyer – a place to drop off keys and
mail, with drawers to store your seasonal items. A mirror will also help to
reflect the light in the space and make
the foyer feel bigger.
Consider a small bench with hidden
storage or a chair to place your shopping
bags or briefcase down. There are endless options when it comes to hanging
storage as well with integrated shelving
and mirrors when floor space does not
allow for a console.
Custom closets are also one of the most
worthwhile investments when it comes

condominium

owners

This small space Den at
the Treviso Model Suite
was designed to allow for
lounge seating and television
watching, along with plenty
of shelving for a functioning
home office

to maximizing storage. Many condominiums are now offering a 9’ high space
throughout as a standard, so why not
maximize that vertical space with custom closets that span from the floor right
to the ceiling. Bedroom closets then have
the potential to store significantly more
than simple hanging storage and open
floor space below. Decorative finishes
can also be considered for the closet
millwork and hardware to add more visual interest to what would otherwise be
a fairly boring space. And with closets
being such an important selling, and resale feature, the investment is certainly
worth considering.
Condominium living may also pose a
challenge when the space itself is not di-

This Metallic Jute
Rug from West
Elm adds visual
interest without
adding visual
clutter. It also
helps to ground
the furniture
placement, clearly
defining the area
as a living space

The Matera bed
from Design Within
Reach has built
in Storage that
works seamlessly
with the matching
nightstand
vided to serve multiple functions. Classic
interior design may have dictated that
the dining room be separate from the
kitchen, which would also be separate
from the living room. Now in most new
condominium design it is not uncommon that all of these spaces be joined together to offer that open concept way of
living. A good way to embrace this style
of living is have your furniture serve
dual purposes. Your kitchen island may
end up being where you eat most of your
meals on a daily basis, while your dining room serves as a home office. When
it comes time to use your dining room
to entertain or have a special meal, consider investing in a buffet or server that
can store your printer and paperwork
alongside your formal dining tableware.

Items can be hidden from view and taken
out only when needed.
Consider as well investing in dining
chairs that are comfortable enough to use
as a home office chair, while also being
sophisticated enough to be pulled up in
to your living room space as additional
seating when having guests over.
Another clever trick when defining individual spaces is to ‘ground’ the areas with
the use of area rugs. It is a great way of
clearly separating each zone aesthetically
while not physically separating them with
partitions or millwork. It also allows the
opportunity to add a decorative element
in your space that brings a richness and
warmth to an otherwise flat surface.
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If you plan on staying in your space for
a long period of time, custom millwork
and furniture can go a long way in maximizing floor space and storage. Given
most condominiums have smaller living spaces then those found in the suburbs, it is often hard to find furniture
that works proportionally in your space.
What seemed small on a showroom floor
may be significantly oversized once it
arrives in your space. It is not uncommon for interior designers to propose
custom furniture for condominium living as they can design pieces to the exact
dimensions of a space, and to the desired
use of the client. Perhaps a sofa needs
only one arm, or no arms at all, allowing
for more seating space, and maybe storage is integrated into the base of the sofa

to allow for blanket and DVD storage.
Beds and nightstands can be designed
with built in drawers to allow for additional linen or seasonal clothing storage.
Many buyers are choosing to purchase
units with a Den to have a separate space
to work or watch television outside of the
living room. Dens, when planned properly using custom furniture and millwork can provide a significant amount
of storage but also add visual interest.
They are a great little nook or niche that
offers the opportunity for homeowners
to express their creativity using interesting finishes or artwork, without visually interfering with the rest of the
space. Even the smallest space den may
have the space to house a work surface,
television, and lounge area – a significant fact when you consider they may be
less than 50 square feet in area.
Small space design for condominiums has
certainly come a long way. Given the over-

all size of new condominiums has done
nothing in the way of increasing, the design industry has in turn been able to spend
time studying the living habits and needs
of those buying these small spaces in order
to develop a solution to help maximize efficiency and comfort of those home owners.
The key to living in these smaller spaces is
to maximize on storage, choosing furniture
pieces that have built in storage, investing
in closets and custom millwork that take
full advantage of the ceiling heights, utilizing each space for multiple functions,
and customizing furniture to suit each
owner’s needs. When the big picture items
like these are addressed it leaves space for
homeowners to express their individuality
within their homes. A homeowner who invests in furniture that will serve a purpose
in addition to being aesthetically pleasing
will find they have a more enjoyable living
experience, and find the worth in investing and living in Toronto’s ever expanding
condominium market. C V

The Provident Energy Difference.
Experience. For over 25 years, we have provided
energy services to the condominium market.

Energy Savings. We offer a wide range of energy
saving retrofits including Building Automation Systems, CO
Monitoring Systems,Variable Frequency Drives, Sub-Metering,
and Lighting.We also take care of the entire incentive rebate
process for you.
Expertise. We have Professional Engineers, Certified
Energy Managers, Certified Engineering Technologists, Building
Systems Engineering Technologists, Electricians, and LEED
Accredited Professionals on staff.
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Contact us today to book a free
energy assessment of your building!
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For more information, including a full list of our services, please visit
www.pemi.com or email us at info@pemi.com

We respond to your concerns promptly.
Hassle free cancellation
Engineering background, Project management experience.
We serve GTA and surrounding areas.
We care about your property as our own house.
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Condominium Law
Jason Rivait, BA (Hons), MA, LL.B. Aird & Berlis LLP
Joy Mathews, BPHE(Kin), BA, MA, JD Fine & Deo Barristers and Solicitors

Condo Brothers From
Different Mothers
A New Series Devoted to
Difficult Condo Law Issues

ISSUE #1:

The “Inadequacy” of Reserve Fund
Provisions
There’s much discussion in the condo industry about reserve funds. As recently reported by major news outlets, some condos
have levied special assessments of approximately $40,000 per one bedroom unit to
cover the cost of major common element
repairs and replacements due to inadequate
reserve fund planning. This obviously
raised eyebrows throughout the province.
Although mandatory in Ontario, the ins
and outs of reserve funds are complicated
and most unit owners and directors do
not fully understand how reserve funds
operate. This issue is exacerbated by the
multiple interpretations among industry
experts of the reserve fund provisions of
the Condominium Act, 1998 (the “Act”).
This article will elucidate some key points
of confusion with respect to reserve funds
by first describing the current law and
two differing interpretations of it being
used by industry experts. The second half
of the article describes suggested recommendations as found in the Stage 2
Solutions Report which is being used the

government to assist in reforming the Act.
The Law
So, what does the law actually say?
Subsection 94(8) of the Act provides as
follows:
94(8) Within 120 days of receiving a reserve fund study, the board shall review it
and propose a plan for the future funding
of the reserve fund that the board determines will ensure that, within a prescribed
period of time and in accordance with the
prescribed requirements, the fund will be
adequate for the purpose for which it was
established.
The “prescribed period of time” is set out
in Subsection 33(1) of Ontario Regulation 48/01 (the “Regulation”) of the Act,
which provides as follows:
33(1) Except in the case of a corporation
to which subsection (2) applies, the prescribed period of time for the purpose of
subsection 94(8) of the Act shall be the
fiscal year of the corporation following the
fiscal year in which the reserve fund study
is completed.

The Regulation clearly states that the “prescribed period of time” shall be the first fiscal year following the completion of the
reserve fund study. However, the term “adequate” is not defined and is ambiguous. As
a result, there are differing interpretations
in the condo industry with respect to the
timetable that condos are afforded to ensure that their reserve funds are adequate.
While the writers are not endorsing either
one of the approaches outlined below, we
are outlining the approaches to highlight
the confusion relating to reserve fund planning and the need for change.
The Different Approaches
The First Fiscal Year Approach
The Act (read in conjunction with the
Regulation) provides that a reserve fund
shall be fully funded by the year after the
reserve fund study is completed. Under
this approach, condos should put as much
money as required into the reserve fund by
the year following the year in which the
reserve fund is completed with increases
occurring thereafter at the rate of inflation.
Although there may be a one year spike in
the common expenses under this approach
CONDOVOICE SUMMER 2014
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(being the year after the reserve fund is
completed), the thought is that it is better
to implement a large increase in the first
year after the reserve fund is completed to
ensure that the money is available when
needed and increase thereafter at the rate of
inflation. Owners would rather knowingly have a spike in their common expenses
for one year rather than unknowingly be
surprised with a large special assessment
down the road.
The Phase-in Approach
Under this approach, it is argued that it is
not fair to current owners to implement a
large increase in common expenses in the
year after the reserve fund is completed
(as contemplated in the first fiscal year approach above) as future owners will not
have to pay for the one year spike in common expenses but will benefit from the future repairs to the common elements. As a
result, proponents of this approach contend
that a phase-in period is reasonable.

be allowed to contribute to the reserve fund
each year an amount that is equal to the
planned expenditure for the coming year.
By permitting a phase-in period, the current
owners are not stuck with a one year spike
in common expenses and as a result, the hit
to the pocket book is spread out.
Until the court interprets the abovenoted provisions, we will not know the
definition of the term “adequate”, as set
out in the Act, and correspondingly, the
standard that corporations must meet
with respect to planning for future funding. In light of the foregoing uncertainty
and confusion, there is a need for changes

to the Act. The Stage 2 Solutions Report,
which sets out a number of recommendations for changes to the Act, attempts to
address these issues.
Stage 2 Solutions Report
Ontario’s 13 year-old Act (which came
into force in 2001) is under review and
the process has involved consultation
with experts from key areas, such as consumer protection, engineering, condo
development, finance and condo management. Numerous shortcomings were
identified in the existing law and specific
recommendations were highlighted by
the experts.

The “phase-in” approach argues that the reserve fund does not have to be fully funded
by the year after the reserve fund study is
completed. A reserve fund is “adequate”
provided that there is enough money in the
reserve fund to cover anticipated expenditures. Adequacy, under this approach, simply means that the condo would have enough
money in the reserve fund to carry out the
planned expenditures for that fiscal year.
Since reserve fund studies are completed
every three years, it makes sense to permit
condos a three year phase-in period to meet
the funding requirements. In that regard,
a condo could also theoretically be able to
phase-in over any number of years (i.e. over
four or five years) so long as it maintains the
adequacy of the reserve fund. Condos should
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The Stage 2 Solutions Report (the “Stage
2 Report”) is the latest update from this
review process. We have isolated and summarized the relevant sections within the
Stage 2 Report with respect to reserve
funds. The overall themes for the recommendations are to change the process of
contributions and provide more flexibility.
Standardize Reserve Fund
Studies
The ambiguity regarding the word “adequate” should be clarified, as this
heightens the risk of underfunding. The
goal is that any misinterpretation of the

word “adequate” is removed.
The Stage 2 Report also recommends that
the year-over-year percentage change in
contributions to the reserve fund should
not be greater than the assumed rate of
inflation but for the first three years. This
permits a three year phase-in period and
softens the blow to current owners. It also
prevents condos from running long phasein periods which simply defers contributions unfairly to future owners.
Changing Contributions
With respect to contributions, the re-

port suggests implementing a system of
“triggers” for updates to reserve funds.
Rather than adhering to hard and fast
rules, there would be objective measures
that are put in place to identify needs for
updates to the reserve fund study. For example, if there was an unexpected 50%
decrease in the reserve fund balance two
months after the reserve fund study was
completed, the board would be required
ask the reserve fund author if the reserve
fund study needs to be updated. Under
the current regime, condos could simply
wait for three years to pass to complete
another reserve fund study.
Raising the 10% minimum contributions in
year one is another recommended change.
The report cites the practical reality of
developers not completing a reserve fund
study before the setting of the reserve fund
contribution in the corporation’s first year
budget prepared by the developer. The current approach is to link a minimum contribution to the operating budget, which the
report suggests is misleading. The operating budget is not the same as the reserve
fund and should not be used as a benchmark
for any calculations for contributions.
Increased Flexibility
Although the use of the reserve fund needs
to be tightly controlled and managed, discretion should be provided to boards with
respect to such things as additions, alterations or improvements required by law (e.g.
installing a wheelchair ramp). The Stage
2 Report suggests extending this discretion to other areas such as improvements
involving energy-efficient equipment or
facilities that meet certain threshold efficiency, which would be in the best interest
of all owners.
Final Thoughts
Needless to say, change is needed and the
hope is that a new Act can tackle the existing confusion and ambiguities with respect to reserve funds. A number of condos
are now approaching their 40th birthdays
and one of the greatest expenses that a
condo will endure in its lifetime will relate
to reserve fund repairs and replacements.
As such, it is incumbent upon the legislature to iron out these kinks now so that
condos are not faced with underfunded
reserve funds and dilapidated buildings
due to years of poor planning. C V
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representing clients on all aspects of condominium
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to help our clients make informed decisions and
create successful strategies to resolve condominium
issues in a cost-effective manner.
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