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The Three Pillars of a
Building Safety Program

Condo Confidential sits down with Canadian
High-Rise Emergency Management expert, Jason D. Reid
of National Life Safety Group, to discuss best practices in
condominium safety.
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The Three Pillars of a

Building Safety Program

Condo Confidential sits down with Canadian High-Rise Emergency Management expert,
Jason D. Reid of National Life Safety Group, to discuss best practices in condominium safety.

As a specialist in high-rise emergency management, what
do you think is the number one “Building Safety” concern
facing Canadian residential property managers today?

On that note, let’s focus on the first pillar that you mentioned.
In your opinion, what is the number one “Fire Safety”
concern facing residential property managers today?

Professionals who manage residential buildings in
Canada have long been a vital component in ensuring
our community is safe and secure. The term “Building
Safety Program” is not new and it is an umbrella term,
encompassing the three pillars of an effective residential
building safety program.

While fire safety remains a top priority for most high-rise
Property Managers, one component that is often overlooked
is the delivery of resident emergency preparedness
information. Unfortunately, no one is communicating
emergency procedures to residents on an ongoing basis.

[

The term “Building Safety Program” is not new and it is an umbrella
term, encompassing the three pillars of an effective residential building
safety program. These three pillars, which are created by both legal
requirements and industry best practices, are: Fire, Safety and Security.

These three pillars, which are created by both legal
requirements and industry best practices, are:
Fire, Safety and Security. It is important to remember that
each pillar is just as important as the other, so it would be
difficult to highlight just one.
6
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When the fire alarm goes off at 2:00 a.m. residents have to
make the tough choice whether or not to leave the building.
Property Managers and the Board of Directors are responsible
for occupant safety of the building; they should ensure they are
giving residents the tools and the approved “building specific”

fire safety information that they need to make that important
decision.
Recent media coverage of high-rise fires within the Greater
Toronto Area has highlighted the lack of resident awareness
regarding building emergency procedures, including procedures
for persons requiring assistance during evacuations. Persons
requiring assistance during evacuation (commonly referred to
as Building PRA’s), may be described as any resident who has
reduced mobility, a speech, hearing or visual impairment, or a
cognitive limitation.
As a best practice in both resident communications and Board
due diligence, many property managers are hosting “Annual
Resident Information Sessions.” These yearly sessions allow
property managers to meet code compliances and best practices
in communicating building emergency procedures.
Typically under one hour and presented by a specialist, these
sessions allow residents to learn and review emergency
procedures such as fire alarms, evacuations, shelter in place and
also discuss requirements for persons requiring assistance during
an evacuation. These procedures are designed specifically for
their building and approved by the local fire services. Residents
are reminded of building fire, safety and security procedures in a
positive way…it’s the new standard in high-rise safety.

Let’s now move on to the second pillar. Is there a building
“Safety” tip you can provide residential property
managers?

practices in access control, not to mention having your security
program add to the level of comfort and satisfaction a resident
feels when they come home. Encourage your building staff to
have a heightened situational awareness in all that they do, at the
main entrance as well as while on patrol. High levels of customer
(resident) service is the best security.

Is there anything else you would like to add?
It is important for all Property Managers, residential and
commercial, to understand that once established, a Building
Safety Program can better protect residents, allow an ease of code
and best practice compliance. Building Safety Programs should
be reviewed at minimum, annually, and redeveloped every five
to ten years to account for changing demographics, building
renovations, new laws and changing communities.

JASON REI D
is Senior Advisor for National Life Safety Group, a Canadian
consulting firm assisting high-rise Property Managers in keeping
building occupants safe. Jason is recognized internationally for
innovative best practices in the integration of Fire, Safety and
Emergency Management in both residential and commercial
buildings. Jason’s reality-based approach in protecting critical
infrastructure, residential high-rise buildings, commercial, mass
venue and high risk facilities, has assisted both public and private
sectors in recent projects in the Greater Toronto Area, across Canada
and even Dubai, Brazil and Jamaica. Jason is always available to assist
and he may be contacted at: jason.reid@nationallifesafetygroup.ca

Building staff training continues to be a big concern in this pillar
of most building safety programs. This tip focuses on hazardous
processes and materials as well as building staff training. In
Ontario, all employees who handle hazardous, flammable, or
combustible materials are required by Ontario law to completely
understand the hazards associated with the materials. In highrise buildings, multiple hazardous materials are present and both
building superintendents and security personnel must be trained
to understand how to both operate and respond to hazards like
carbon monoxide, R123 refrigerant, domestic water treatment
chemicals, diesel fuel, pool chemicals, and many more. Property
Managers need to ensure that building staff, both day and
night,
C
are aware of these hazards and can safely respond to them.
M

Lastly, what do you think is the number one “Security”
tip for residential property managers to support their
building staff?
Y

CM

MY

A tried and true tip for all Property Managers and guardCY service
providers to focus on in 2016 is know your residents.
CMY

If the building staff know their residents and even regular
guests
K
by name, plus they are familiar with who typically arrives at
the building (and when), they will be able to quickly identify
a new face. This is the process of allowing your security to be
enhanced through customer service – it is nothing new but it is
still extremely functional.
This process allows your security program to be inviting,
welcoming and highly observant to new faces, providing best
CONDO CONFIDENTIAL
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Spring Cleaning:

Parking Lots

Brian De Carli, Vice President of Metro Jet Wash Corporation, gives us the low down on
the importance of cleaning your condo’s parking garage and parking lots during Spring.

Spring is the time of year when Canadians come out from
hibernation. Spring is also a refreshing time to get things
done, a time to tackle the things around the house that we
have fixed temporarily or dismissed entirely because we have
been cooped up during the cold and snowy winter months.
This is commonly known as the “Spring Cleaning” fever.
Why clean your garage when it is just going to get dirty with
salt and sand tracked in by our cars? Why organize our sheds,
lockers and garages when we will have to do it all again in the
spring when we pack away all of our winter gear? But we all
know what happens when we leave a mess unattended, right?
Imagine then what high-rise buildings can accumulate in their
underground garages throughout the winter. Parking garages
are high traffic areas which make them susceptible to carbon
dust, dirt, sand, motor oil, other car fluids, garbage, coffee,
water, and extremely harmful salt.
Walking through the garage with cars driving up and down the
laneways kicking up dust and spewing fumes is unpleasant at
best, making your general impression of the garage to be a dank,
dark, smelly and uninviting environment. After a thorough
cleaning of a parking garage, a parking lot or a parkade, there
is an almost instant feeling of freshness, which may encourage
owners to help keep it that way.

8
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A dirty parking garage ramp after winter

Imagine
what
high-rise
buildings can accumulate in
their underground garages
throughout
the
winter.
Parking garages are high
traffic areas which make them
susceptible to carbon dust,
dirt, sand, motor oil, other car
fluids, garbage, coffee, water,
and extremely harmful salt.

When arranging the cleaning of your parking garage (usually
consisting of a power floor sweep, oil spot treatments and
power washing/floor scrubbing) there are numerous hazards
and issues that can arise. It is very important to use a
reputable company with experience, appropriate training
and equipment (i.e., carbon monoxide and gas monitors).
Remember, your garage is enclosed and carbon monoxide
levels can spike quickly, especially if the ventilation fans are
not operating.

One of the questions we get asked
is, “Do we need to get our storm
water drains, catch basins and
sump pits cleaned every year?”

Having said that, the next step is to find out where all that
water from the parking garage cleaning is going. Hopefully,
it is going down the drain. Besides salt, water can be the most
damaging substance in your garage (i.e., floods). When it rains
outside, the salt, sand, oil, and other fluids are also going down
into your drains so it should be free of debris and properly
maintained. The salt can take years away from your drain
pipes as it is corrosive. The sand, leaves and dirt can plug your
drainage system. Remember that the drainage system in all
buildings and properties typically work the same way: water
goes down the drains – then into the catch basins – collects
into the storm sump pits – then finally goes out into the sewer
system.
One of the questions we get asked is, “Do we need to get our
storm water drains, catch basins and sump pits cleaned every
year?”

High power washing of parking garage

It all comes down to preventive maintenance, so the answer
is YES, at least once a year. Emergency flood clean-ups can
be very costly, plus drain lids and covers tend to seize up
and be very difficult to open which may lead to replacement.
It should be an essential part of property care to keep your
drainage system problem free. It is especially relevant in the
spring time as the rains and winter accumulation are at its
peak.
In addition, as the snow disappears and the sun starts to shine,
we all notice the condition of the pavement and surrounding
areas. All that salt, sand and snow plowing takes a big toll on
parking lot surfaces.

Power scrubber in operation

This brings us to our last point: line painting and how it is
taken for granted. We would definitely recommend getting
this done early in the season rather than later so your property
looks clean, sharp and organized. It also maintains the safety
and control throughout your parking premises.
These are reasons why the services mentioned are important
and why they need to be done in the spring! Scheduling the
right services at the right time is such an important part of
property care. An early spring cleaning can set the tone for
your property and help all residents to take pride in and enjoy
their surroundings.

BR I AN D E C A R L I
is the Vice President of Metro Jet Wash Corporation and
has been working in the family-run business since he was
of working age. He has extensive training in Business
Management and administration. Brian has unique expertise
in waste handling equipment, odour control and parking lot
maintenance and services.

Re-striping of a parking lot
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Spring
LandscapinG
Checklist
THE

Pristine Property Maintenance’s Annual
Checklist for Your Condo Green Space!

Winter is finally a distant memory, although it did snow into
April. It’s amazing how Toronto has lost its blended seasons
and simply goes from one season to the next without any break
in between. That being said, let’s get straight to business.
First and foremost: be patient. There is still a lot of time for
your property to look amazing for the summer. With these
beautiful days, it can be tempting to start doing things too early,
and that can often be a waste if your irrigation system isn’t
fully up and running. That, or the cold nights might kill your
newly planted annuals.

Look over the Property for
Winter damage
This is the time when you will see the salt damage on plants,
turf, and interlocking, as well as the damage to your curbs from
plows. The fence that now has a nice curve in it when it was
straight before the snow pressure. Do an audit, and let your
snow plowing/property maintenance company know the issues
before you pay them their last cheque!

Irrigation
If your property has an irrigation system, you may want to wait
until there is no chance of freezing overnight, and start it up
to see if there is any damage. An improperly closed system
will be a “water feature” come springtime, with water shooting
10
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There is still a lot of time for
your property to look amazing
for the summer. With these
beautiful days, it can be
tempting to start doing things
too early, and that can often be
a waste if your irrigation system
isn’t fully up and running. That,
or the cold nights might kill
your newly planted annuals.
all over the place. Repair the heads, and look towards making
improvements if you noticed issues last summer. This is the
perfect time for this to happen with minimal damage to the
gardens. Look towards drip lines to improve root health.

Planters
Spring planters are nearing the end of their time with your
building, and it is now time to plant your summer plantings.
Look at your planters – are they cracked, are they draining
properly, do they look nice?

Soil Amendments
This is also a great time to improve on the quality of your
soil – how did the gardens do last year? Perhaps adding
Triple-Mix or Mushroom Compost will help. For your
lawn, a good topdressing mix will help smooth it out, fill in
the ruts, and improve the overall health of your lawn.

Tree Audit
Once the trees are starting to bud, you will see how well they
are doing, and if any areas are not growing as they should.
Before the rush of summer, this can be a good time to do a
selective pruning or to remove dead or dying trees. Be sure
to look into the permits for your community if applicable.

Flowers!
Everyone loves seeing a freshly planted garden but as
discussed above, be patient and wait for the right time, when
the risk of frost is gone. It would be a waste to plant flowers,
only to see them die right away.

Mulch
After the flowers are planted, any perennials replaced, soil
amended, and gardens edged, we can now Mulch (black,
red, or natural). Mulch helps keep the moisture in the soil,
suppresses weeds, and it looks pretty. It is usually a cost
effective way to brighten up an area.

Interior Design

Refurbishment Specialists
Interlocking/Stone
The winter can do a number on your walkways and
roadways – now is the time to look for those trip hazards,
broken pieces, and the overall look of the material. Fixing
these issues is usually a lot cheaper than having to deal with
an accident insurance claim.

Walk abouts
Spring time is also a great time to do a walk around with
your Property Maintenance Company and your Property
Manager. Do not only look at the outside of your buildings,
but the grounds as well. This is the perfect time to reconnect,
give them feedback on the winter, and your vision for the
summer.

are the founders and operators of Pristine Property Maintenance
Limited. Pristine services the condominium market across the
GTA and has been doing so proudly for the past decade. Pristine’s
focus is on all aspects of quality year-round grounds maintenance
and landscape construction. As a leader in the industry, Pristine has
successfully undertaken projects of all sizes – priced out at a few
thousand dollars to a few million.

At Paterson Evans Group Ltd., we care about the details.
Specializing in the complete interior design refurbishment
of your corridors and common areas.
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PATERSON
EVANS
GROUP LTD.

635 Fourth Line, Suite 45
Oakville, ON L6L 5W4
Tel: 905-337-0199 Fax: 905-337-2353
www.patersonevansgroup.com
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Design on Demand

CREATING BEAUTIFUL LIVING SPACES

WITH DARLENE JANEIRO

The way you decorate your home has everything to do with
how you live your life. It’s a reflection of your personality,
and the space you surround yourself in can largely impact
your mindset on a daily basis. Most people don’t realize the
effect of their settings, and this is where I come in to show
them the possibilities of what we can create.
Condominiums, in particular, can allow homeowners to
maximize the use of their space while still having style and
openness. I have worked with clients in condominiums for
a large number of reasons: to help with the transition from
a house to a condo, for staging purposes, for renovations, to
provide styling options, or even to act as a fresh pair of eyes
and give unbiased opinions in the décor selection process.
From new homeowners to retirees, I have worked with all
demographics and I love helping clients see the potential of
their space!
Yet still many may ask, “What can a design professional
do for me that I can’t?” Designers make it a priority to be
constantly informed about current and upcoming trends.
With this wealth of knowledge and resources, a Designer
can give you options that you never even knew you had! We
have access to a much wider expanse of fabrics, to private
décor showrooms, and to a larger selection of designer
brands. Whether you’re looking for antiques or new custom
furniture, a professional can tailor the choices to your price
point and style. By updating your condo with the help of a
design professional, you can achieve your vision with little
hassle, lots of options, and in much quicker time.
12
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Many may ask,
“What can a design
professional do for
me that I can’t?”

Using a Designer will inherently give your property (and your
neighbourhood) more value. The investment that you put into
your home shows return during the sale of a property and
almost always leads to a quicker sale. Even if you have no
interest in selling, Designers can help you get it right the first
time, rather than spending money on looks that may not last.

Using a Designer will inherently
give your property more value.
Even if you have no interest in
selling, Designers can help you get
it right the first time, rather than
spending money on looks that
may not last.

Before

AFTER

416-737-8978
info@pristineproperty.ca
www.pristineproperty.ca

Landscape Construction • Design & Build • Regular Weekly Maintenance Contracts
Snow & Ice Maintenance • Arborial Services • Planters & Urns
Irrigation Systems • Asphalt & Concrete • Patios/Walkways
Retaining Walls & Curbs • Fences & Decks
We specialize in servicing the condominium market!
Call or email us today for a no-obligation quotation for all of your grounds
maintenance or landscape construction needs for Spring/Summer 2016 and beyond!

Darlene on Demand
This service is for those clients that have an urgent or pressing
need to get a designated space decorated. The styling of a
room consists of an initial consultation with myself where the
scope of the project is established, along with the desired style
and function of the room. My team and I will then compose
a complete design presentation of furniture, fabrics, artwork,
lighting, and other options as appropriate. There will be more
than one option for the client to review. This special package
allows the client to get 12 hours of personal service for the
price of 10 hours.
What sets my service apart is I truly take the time to listen, and
to get to know you before we start any size of project. Each
project involves thorough collaboration between the client and
myself, and this partnership allows me to better understand
their vision. This personalized experience means that no two
projects I work on are ever the same. There’s no project too
small or too large for me to take on. I want your ideas to be
heard and for your home to reflect your unique style! I always
say, “Your home is your oasis and at the end of the day, I leave
and it’s yours to love.” I believe that a space of any size can
be transformed to exude luxury and comfort. A small space
can still accommodate big style while taking inspiration from

14
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new and old pieces. I take pride in incorporating existing
décor with new finds. Many clients are hesitant to part with
sentimental pieces, however, I always assure them that these
design challenges can be overcome and we find ways to make
everything work harmoniously.
Honesty, professionalism and integrity are values that I always
adhere to with my business. Along with our team of architects,
contractors, and licensed trades-people, we have developed a
specialized process. This process takes us through a journey
to create a space that is livable, functional, reflective of your
lifestyle, and within your budget and timelines. Our projects
exude character! We have refined the business of design with
our process. It’s all in the details; every element of the project
is considered and important to the end result. My process is
personalized and customized to exceed your expectations!

DARLENE’S
TOP PICKS
Decorative Must-Haves for the
Spring and Summer Season!

1
2
3
4
5

Colourful, patterned,
striped or geometric
pillows
Indoor plants or
succulents
Fun summer serving
trays or dishes
Decorative lanterns
for candles
Outdoor vase planters

D ARL EN E J ANE I R O
is known for creating interiors that exude a soft, modern elegance. Driven by her passion for design, she enrolls
the client in the possibilities of a stylish and functional space, reflecting the client’s personality and lifestyle. With
her specialized design process, she takes the client through a delightful journey that embraces their vision, defines
their style and delivers timeless spaces.
Accomplished, highly-motivated with outstanding qualifications and a compelling background of over 13 years
of experience in the design industry and an extensive knowledge of home décor and design trends. Visionary and
creative with a personally tailored approach, expert eye and a steadfast commitment to excellence.
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SOLUTIONS FOR WHAT
YOU CAN’T SEE

FOR ALL YOUR MECHANICAL NEEDS
Helping you understand a building’s anatomy to save money
and maximize the life span of your equipment.

PREVENTATIVE MAINTENANCE
CONTRACTS

BUILDING AUTOMATION
SYSTEMS

ENERGY MANAGEMENT

MECHANICAL RETROFIT

t: 905 282 0728

C: 647 407 5030

f: 905 282 0730

www.certifiedbuildingsystems.ca
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RENOVATIONS

your
& condo

Thinking of renovating your unit? Shawn Machado,
Property Manager at Maple Ridge Community Management,
shares important factors to consider when planning
and executing your renovation.

The long Canadian Winter is finally in the rearview mirror and
spring is upon us! It is time to start the long spring and summer
to-do list which usually involves a renovation or two. Whether
you are looking to improve your unit for your own enjoyment
or preparing it for the red hot southern Ontario real estate
market, there are many factors you need to consider when you
are renovating your unit and dealing with a Condominium
Corporation.
Here are 5 factors to consider when planning and executing
your condominium renovation and my corresponding tips to
make the process easier:
1.

Review your Corporation’s Rules and Regulations

Most Corporations have a set of rules that deal specifically
with renovations. They outline what types of renovations are
permitted and any specific requirements that need to be met.
For example, some Corporations require an upgraded under
padding installed under hardwood or laminate floors. The
under padding will help to stop noise transfer between stacked
units. Other Corporations outline the time frame in which
construction is permitted. In some cases, certain Corporations
do not allow construction on Sundays or late in the evening to
allow all unit owners the quiet enjoyment of their unit.
2.

Always notify your Property Manager

There are some instances when the renovations are relatively
minor and you may not need the approval of the Board
or Management. It is always a good idea to notify your
Management Company just so they are aware that work
is ongoing in the unit. It can help your Property Manager
communicate effectively with your neighbours who may be
calling and inquiring about all the noise. The bottom line is: in
a Condominium, the more communication, the better.
3.

Building Plans, Permits and Agreements

If you are planning a larger renovation, it is important to take
into account the Ontario Building Code and applicable building
By-laws for your municipality in addition to the approval
from your Board of Directors. In some instances where there

will be alterations to the Corporation Common Elements
it is important to enter into a Section 98 agreement with the
Corporation. This agreement should be registered on title for
the unit at the local land registry office.
4.

Selecting a Contractor – WSIB / Liability Insurance

Once you have decided on a project and a budget, it is
extremely important to select a qualified contractor who carries
the appropriate certifications to complete your renovation. It
is equally important to ensure that the contractor is properly
insured with liability insurance and an up-to-date WSIB
Clearance Certificate. The contractor should be fully insured
throughout the entire project. Your Property Management
Company should have a list of qualified contractors who
provide good value for your dollar and are properly qualified
and insured.
5.

What do I do with the garbage?

Garbage is often an item that is overlooked in a project,
from both a budgetary and an operational perspective. We
often forget that it’s going to cost money to get rid of all the
mess. It’s always a good idea to include the disposal cost in
the contract with your contractor. That way all of the material
is taken off of the Corporation’s Common Elements. If you
decide to take a chance and use the Corporation facilities for
garbage, there is a strong possibility for a charge back being
levied against the unit.
The spring season is a fantastic time to upgrade and improve
your unit. Following these simple steps will allow this process
to move smoothly and ensure you get the results you desire.

S hawn M achado , RCM
is an experienced Property Manager at Maple Ridge Community
Management (MRCM). Before entering the Property Management field,
Shawn worked in the not-for-profit sector, as a District Manager, and
acquired diplomas in Business Administration and TV Broadcasting.

CONDO CONFIDENTIAL
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Looking
for a quality management company?
PROPERTY MANAGEMENT

MAPLE RIDGE

Community
Management
Tried.

Established in 1984, MRCM has served the industry for 32 years.

Tested.

MRCM is ACMO 2000 certified and are industry
leaders and innovators. As condominium specialists,
MRCM offers a client-driven approach. MRCM has
low and high-rise divisions and recognizes the
complexities of each in our service delivery.

True.

We are not affiliated with any developer or trade.
Our single focus is our client’s best interest which
we safeguard and protect at all times.

PROVEN.

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.

To meet the needs of the community and exceed the
expectations of the individual.

CALL US TODAY for a free no obligation quote!
CONDO CONFIDENTIAL
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L i f estyle

driven to

Lori Dunlop, Senior Property Manager at
Maple Ridge Community Management,
discusses the perils of digital distractions.

Distracted Living

Are there not enough distractions today with children, aging
parents, rising costs and stressful jobs that we have to seek out
further distractions? These distractions and responsibilities
most often result in multi-tasking, squeezing in one chore or
task while doing another, resulting in neither being given your
full attention or being done well.
We all know the laws against distracted driving and the
penalties, but what about distracted living?
Next time you see a young parent pushing a stroller, have a
good look. In all likelihood they have in ear-buds or are on the
phone engaged in a lively discussion with someone other than
the child in their care. Their personal distraction, be it music
or chat, is far and above more important than the potential for
engagement with the child in the stroller. Sadly, their walk
becomes a missed opportunity for both to chatter on about the
birds, a passing dog or general silliness.
Get in your elevator some time. Are you able to exchange
pleasantries with those sharing the ride up or down? Or, are
they glued to their phone catching up on the latest antics and
postings of their friends on social media, completely oblivious
to you or the important notice on the elevator notice board
about the following day’s water shut-down. Guess who is
calling Security the next morning with a head full of shampoo
and no water!

Recently, a visitor to a building was so involved and distracted
by the phone/text conversation under way that they walked
straight into a large snow bank and fell. This of course was not
their fault, it was the fault of the landscaper for putting it there,
and a multi-million dollar lawsuit was launched. Yet another
resident was walking and texting on a rainy morning, and he

slipped and fell down. What was his first instinct? Find the
phone and check to see if it was broken, as it had skittered
off during the incident. Yes, another lawsuit. In both cases
neither individual was engaged in their surroundings, because
if they had been, they would have avoided the falls, and the
Corporations much expense. Is it time to have similar laws
about distracted walking?

“We all know the laws against
distracted driving and the penalties,
but what about distracted living?”
While recently on vacation, it was surprising to see the number
of people, on one of the most beautiful islands in the world,
spending hours on end, checking their phones, taking calls,
on social media, completely distracted by their life at home.
The real distraction was miles white sandy beach, turquoise
waters, fluffy clouds in the blue sky, the roar of the surf and
laughably, the occasional fellow in a bad Speedo.
Good thing there will be couple of nice selfies posted on
Facebook to remember it all.

LORI DUNLOP, RCM
is a Senior Property Manager at Maple Ridge Community
Management (MRCM) where she has worked for sixteen years.
Lori entered the condominium management field in 1992. Lori
attended Humber College to achieve the RCM designation and
has been an accredited ACMO member for sixteen years. Lori
oversees the management of a combination of low-rise and
high-rise residential properties.
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CONDOLAND:

Q&A

ASK THE LAWYER

Brian Horlick, Senior Partner at Horlick Levitt Di Lella LLP and Associate Jessica Weick,
provide some insight into condo-related questions and concerns!
If a Board/group of owners disagrees with an
auditor’s interpretation of the Act regarding the
use of reserve fund monies, do the owners have any
recourse?
Under section 93(2) of the Condominium Act, 1998,
reserve fund monies are to be used solely for the purpose
of major repair and replacement of the common elements
and assets of the Corporation. If the board or unit
owners disagree with the auditor’s interpretation of the
Act regarding the use of the reserve fund, the Board of
Directors should speak to the Corporation’s lawyer who
will be able to provide a legal opinion as to whether the
reserve fund monies can be used for all, or part, of a
particular project.
When considering whether a particular project will
constitute a major repair or replacement as to allow the
Corporation to use reserve fund monies, courts have
reviewed the expenditures separately to determine
what work can properly be paid for out of the reserve
fund, and what work may constitute an upgrade which
cannot be properly paid for by reserve fund monies. In
Little v Toronto Condominium Corporation No. 590,
the court considered whether inappropriate reserve fund
expenditures were made on security system upgrades,
the purchase of exercise equipment, the replacement
of the entrance canopy, lobby renovations and design
fees. The court considered each expenditure separately
and ultimately dismissed the application, finding that
the expenditures could be considered analogous to
“replacements”, and that the updating work done did not
constitute an improvement as to make the use of reserve
fund monies improper.

What are the consequences if a Corporation does
not comply with the requirements of an approved
Reserve Fund Study?
If the Corporation does not comply with the requirements
of its reserve fund study with respect to funding, it is in
breach of the Act, and a unit owner or other stakeholder
could bring an application to require the corporation
to comply. The inadequacy of the reserve fund would
also need to be disclosed in the status certificate, which
could have a negative impact on unit values. Lastly, if
the Board of Directors knowingly allow the Corporation
to disregard its reserve fund study, the Board could be
held to be in breach of its duty of care and the Board
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members could be personally liable for any damages that
might result.

At an AGM, if the chair does not receive a motion
to reappoint the auditor for the following fiscal
year does the current auditor remain as the auditor
of record or must there be a home owners meeting
called for the purpose of selecting an auditor?
Under section 60(1) of the Condominium Act, 1998, at
the first meeting of the owners in a new condominium,
the owners must appoint an auditor to hold office until the
close of the next annual general meeting. If the owners
do not do so, the board must appoint an auditor as soon
as possible thereafter. At all subsequent annual general
meetings of the owners, the owners shall appoint the
auditor to hold office until the close of the next annual
general meeting under section 60(2) of the Condominium
Act, 1998. If the owners do not appoint an auditor at an
annual general meeting, then the current auditor will
continue to hold office until a successor is appointed.

My motorbike was stolen from my underground
parking space that has 24-hr surveillance and
24-hr security. The insurance has paid me about
two-thirds of the bike’s cost and I would like the
rest of the cost to be paid to me from the Condo
Board or security or management of the building.
Am I barking up the wrong tree?
In most cases, unit owners are responsible for insuring
their own possessions. Although you can approach the
Board or management to recover the remaining loss,
it is likely that you will be unsuccessful. Increased
surveillance and security goes a long way in preventing
these types of crimes, unfortunately there is always a risk
and the corporation, security and management cannot,
and do not, guarantee that surveillance or security will
completely prevent theft. Pursuant to section 26 of the
Condominium Act, 1998, Condominium Corporations
owe a duty under the Occupiers’ Liability Act as occupiers
of the Common Elements. The Corporation must take
such care as is reasonable in the circumstances, to see
that persons entering on the premises and the property
brought on the premises are reasonably safe while on the
premises. As such, the Corporation must take steps to
make the premises reasonably safe, but will not be held
to a standard of perfection.

In St. Louis-Lalonde v Carleton Condominium Corporation
No. 12, a plaintiff alleged negligence against the Condominium
Corporation when an elevator door closed on her scooter and
caused injury. In dismissing the claim of negligence, the Ontario
Superior Court of Justice found that there was a reasonable
system of maintenance and inspection. In seeking to hold the
Condominium Corporation liable for damage or injury as an
occupier under the Occupiers’ Liability Act, the burden lies with
the injured person to prove on a balance of probabilities that the
occupier failed to perform the actions necessary to discharge the
duty of care determined to be reasonable in the circumstances to
see that the visitor would be reasonably safe, and by reason of
that failure the injury occurred. It does not imply an obligation
to guarantee safety or meet a standard such that no one will ever
be injured.
Similarly, in the Alberta case of Fisher v Marquis Condominium
Corp. the plaintiff’s vehicle was damaged when it hit the
condominium’s garage door. The plaintiff alleged that the damage
occurred because the sensor system designed to prevent such a
collision was not functioning properly, and further alleged the
defendant condominium complex knew this and allowed the
door to be used anyway. In holding the plaintiff had failed to
prove negligence on the part of the defendant, the court noted
that although the condominium complex was an “occupier”
under the Occupiers’ Liability Act, the standard to be applied
is reasonableness and not perfection. An occupier must take
reasonable care in the circumstances to ensure those on the
premises are reasonably safe. This does not require that an
occupier insures the safety of users of its premises, being liable
for any and all damage they may suffer while on the premises.
Instead an occupier will only be liable if such damage arises from
its failure to take reasonable care to make the premises reasonably
safe.
In this case, your Condominium Corporation operates both
security and surveillance systems in order to keep persons
entering on the premises and the property brought on the premises
reasonably safe. Under the law, as long as the Corporation is taking
reasonable steps in the circumstances and was not negligent, it
will not be liable for injuries or damage to persons or property
caused while on the premises.

To pass does a vote by the Board of Directors
require a majority of the entire Board or a majority
of those in attendance at a meeting provided there
is a quorum of Directors?
In order for a meeting of the Board of Directors to be properly
held, the meeting must be held on proper notice and a quorum of
the board must be present. Once a quorum is present, decisions
may be made by a majority of those directors who are present at
the meeting.

providing reasonable notice. This latter responsibility poses
the greatest risk for the Corporation, as the cost of litigating a
wrongful termination claim can be significant. This risk can be
mitigated (but not entirely eliminated) by having a properlydrafted employment agreement with the employee.

Given the impeding changes to the Condominium
Act, 1998 please advise on the areas where we will
see the most significant impact and when.
The proposed changes to the Act are too wide-ranging to be
properly addressed in this format. One area of significant change,
however, will be in the area of dispute resolution, as a result
of the planned introduction of the Condominium Authority
Tribunal. This will likely take a significant number of disputes
out of the Courts and mediation/arbitration. The timetable for
the implementation of these changes has not been set, as the new
legislation has been given royal assent but will not be proclaimed
into force until the regulations to the new legislation are ready to
be put in place. We have seen suggestions that the regulations may
be ready as early as the end of 2016, but that they will more likely
be ready in 2017.

BRI AN HORLI CK
has been successfully engaged in the practice of law for over 25
years. He is a senior partner with the law firm of Horlick Levitt Di
Lella LLP and practices extensively in the area of condominium law.
Brian is actively involved in the condominium community and
believes that education and knowledge are the cornerstones of a
healthy and vibrant condominium industry.
Brian is a director of CCI and its past president, is a Member of the
CCI Communications Committee, Member if the ACMO Associates
Executive Committee, ACMO Certification and Standards
Committee, and Member of the ACMO/CCI Condominium
Conference Committee.

J essica W eick
is an associate at Horlick Levitt Di Lella LLP . Her practice
focuses primarily on condominium law and corporate/commercial
law. Jessica received her J.D. from Queen’s University where she
graduated on the Dean’s List. She has a Bachelor of Arts (Honours)
from Queen’s University in Global Development Studies and
Political Science. During law school, Jessica was a Project Lead
for Pro Bono Students Canada, sat as an executive member of the
Women and Law Association, and acted as a representative on the
Queen’s Law Students Society Council. She spent a semester of her
final year studying at the National University of Singapore, Faculty
of Law. Jessica was admitted to the Law Society of Upper Canada in
2015. She joined the firm in 2015 after completing her articles at a
top regional firm in Toronto.

Are there any risks for Corporations when they hire
employees directly than via a third party contract?
Where a Corporation hires an employee directly rather than
contracting with a third-party contractor, the Corporation
acquires certain responsibilities, including to remit certain source
deductions from the employee’s pay (e.g., income tax, CPP and
EI), and to not terminate the employee (unless for cause) without

To submit your own question to “Ask the Lawyer,”
go to CondoConfidential.com/ask-the-lawyer
or email askthelawyer@CondoConfidential.com!
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LAST

LOOK

Your Compact Condo Kitchen

PUT A SPRING IN YOUR STEP WITH THESE ORGANIZING TIPS!

The galley kitchen layout is found in many condo and modern homes where space is limited. The heart of the home is more
compact so strategic planning for item placement and good use of wall space is essential in a small space. Before planning,
consider the size of your family and who cooks in the kitchen. If you live alone or with a partner, think about your shopping,
cooking and eating habits. If you are looking for ideas to put more order in your space, consider these design and organizing
tips that reflect your lifestyle.

Convenience should only be steps away
•
•
•
•

Ensure that cooking, washing, and food preparation are no more than a few steps apart. This shortens cooking time to
dinnertime.
At a bird’s eye view, consider drawing an imaginary triangle that encompasses the fridge, sink and stove; the fridge
possesses one corner, the sink in another and so on. This is the work zone for any cook and should not be more than 8 feet
apart.
The central aisle of the kitchen should be no narrower than 3 feet. This allows adequate flow between two people and easier
movement for the cook.
A utensil jar, though often overlooked, is a convenient way to have wooden spoons within reach of the stove.

Build up, not across
•
•
•
•

For your Refrigerator-Freezer, invest in one that is tall and narrow. This maximizes storage for your fresh food.
Don’t have a tall fridge and have that unreachable cupboard above? Consider getting a pull down cupboard above the
fridge for easier accessibility. In fact use it in all hard-to-reach spaces.
Dish Cabinets should ideally be placed above the sink or dishwasher for convenience when unloading.
Food Cabinets should be adjacent to the stove and the fridge. This allows for efficient unloading of groceries and quick
accessibility of ingredients when cooking. For spices, they must be away from intense heat sources or steam, yet a
convenient distance from cooking. Heat reduces flavour and steam cakes the ingredients.

Kitchens of the past were located far from reach from other members of the family; today every member shares it and is
oftentimes a central meeting place. The kitchen is one of the biggest investments for any homeowner so make your life easier
by carefully planning your space. It is worth the investment.

GU IN EVER E PU R A
started as a fine arts photographer in 1998 and has been a professional creative for 15 years, with collectors such as the former Toronto Mayor, David
Miller. She was also a visual merchandiser for Holt Renfrew and Davids, and designed props for the Design Exchange.
Finally she fused her styling abilities, artistic sensibility, and photography in FOCI Photography, a one stop service that caters to designers and trades
in blogging, product and architectural photography. Guinevere listens to her clients and they are aware of her understanding of Toronto urban life.
So much so that she breathes that very life into every image she shoots and styles.

SECURITY MANAGEMENT
www.securitymanagementservices.com

Sean O’Brien
1574 Queen Street East
Toronto, Ontario, Canada M4L 1G1
Phone: 416-360-1902 Fax: 416-360-1263
Cell: 416-2541777
Email: sobrien@securitymanagementservices.com
24 Hours Systems Assistance 416-360-6988

www.spectrumco.ca
New Roof Construction
Re-Roof Replacement
24/7 Emergency Service
Soffit, Fascia, Eavestrough
Vinyl, Aluminum, Cedar Siding
Leaf Screen for Eavestrough
Snow & Ice Dam Removal
Roof Tune Ups & Repairs

Emmanuel Efraimidis
Executive Vice President
T: 905.282.0728
C: 647.407.5030
F: 905.828.0730
E: eefraimidis@certifiedbuildingsystems.ca
5650 Tomken Rd.,Unit #11
Mississauga, ON L4W 4P1
Preventative Maintenance | HVAC | Energy Management

The sky is the limit
for quality and service
www.aaaroofmasters.com

T:905-949-1553
F:905-949-9830
info@aaaroofmasters.com

1693A Mattawa Avenue, Mississauga, ON L4X 1K5

COMPACTORS & CONTAINERS
GARBAGE & LINEN CHUTES
GARBAGE CHUTE CLEANING

Specializing in
multi-residential
properties
across Canada

ODOUR CONTROL

Tel: 416.744.9183
Toll Free 1.866.439.7626
www.wastesolutions.ca

SERVICE, SALES & REPAIRS
TO ALL BRANDS / MODELS

TRISORTER RECYCLING SYSTEMS
(NEW AND RETROFITS)
CONTAINER MOVERS

WASTE & RECYCLING COLLECTION

advertise in

Minuteers offers minute
taking for Annual General,
Turnover, Special and Board
of Directors Meetings.
Our commitment is to
provide accurate, clear and
concise minutes, capturing
the essentials of your
meeting.

Contact: Luanne Crilly
T 416 409 6505
E minutes@minuteers.ca

For advertising inquiries, please email
advertising@condoconfidential.com

BROCK DOORS & WINDOWS

Expertise you can Trust!
Specializing in Townhomes

FINANCING
AVAILABLE

Over 50,000 installs and 1000s of satisfied customers.

WINDOWS

ENTRY DOORS

PATIO DOORS

GARAGE DOORS

PATIO DOORS

PATIO DOORS

The Trusted Team of the GTA & Surrounding Areas
BOLTON • BRAMPTON • BURLINGTON • GEORGETOWN • MARKHAM • MISSISSAUGA
NEWMARKET • OAKVILLE • ORANGEVILLE • OSHAWA • PICKERING • TORONTO

Proudly serving the Toronto Area for over 25 years

WINNER
6 YEARS

WINNER
4 YEARS

AS SEEN ON PROPERTY BROTHERS

CALL BROCK TODAY!

1.800.449.3808

SHOWROOM HOURS:

Mon-Fri 9:00 am – 5:00 pm
Sat 10:00 am – 3:00 pm

BROCKWINDOWS.COM

