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very January we look forward to a new year, with the
glitz-and-glam of New Year’s Eve, the new beginnings that
accompany these celebrations and the promises we make with
the turn of the calendar. But simultaneously, we are faced with
the second half of our Canadian winter season, which can be
long and trying. During this season of hibernation, it’s important
to find ways to keep our spirits and energy up.
It is for this reason that we have chosen to focus our January
issue of Condo Confidential on the new and the now - the new
Condominium Act reform, the importance of keeping a property
fresh and welcoming, 2015 suite and common element colour
trends and more.
We all look forward to what follows winter but let’s enjoy each
day and all that it brings - for spring is just around the corner.
Enjoy and see you in April!
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cover look WALLACE STATION LOFTS

Tucked away in Toronto’s Junction triangle, this converted glue factory is beautifully finished and loaded
with character. The bright red door and simple brick pathway, tastefully landscaped with shrubs and
flowers, provides a most welcoming entranceway for a few lucky residents. The charm continues into
the loft-style building with exposed beams, wood paneling, stainless steel suite doors, pendant lighting,
and Juliette balconies and terraces. This quaint condominium is truly a Toronto gem.
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BUILDING
BETTER
CONDOMINIUM COMMUNITIES
GET

LAWYERED

How the 2015 condominium act reform affects

A condominium corporation is more than a business; it is made
up of our homes and collectively is our community. However,
any discussion about the industry must start with the legislation
that governs condominiums in Ontario – the Condominium
Act, 1998 (the “Act”), which came into force on May 5, 2001,
but was drafted in the late 1990s. Many may know that over
the past two years the Ontario Government has embarked on a
significant reform of the Act.
Since 2001, Ontario, and particularly the GTA, has experienced
explosive growth in residential condominiums. Today there are
about 9,000 residential condominium corporations with about
600,000 units housing more than 1.3 million people. These
numbers are expected to continue to grow rapidly, and with this
growth will come problems that are not adequately addressed
by the Act.
The government had planned on introducing the legislation on
May 2, 2014, but this turned out to be the day that the provincial
election was called and the Legislature dissolved. We hope that
legislation will be introduced early in the new year. In addition,
the government will be introducing separate legislation for the
licensing of condominium property managers.
6
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By way of brief background leading up to the drafting of the
legislation, the Canadian Condominium Institute (Toronto)
and the Association of Condominium Managers of Ontario
(ACMO) jointly worked hard over the years to reform the Act.
In addition to meeting with Cabinet Ministers and staff of the
appropriate Ministries, the two organizations prepared and
submitted a 120 page brief with suggested changes to the Act.
In September 2012, the government began its comprehensive
review of the Act. Instead of following the usual legislative
reform process which can take upwards of five years (drafting
legislation and then circulating it for comment and input), the
government tried a new and innovative process designed by
Public Policy Forum - an independent, not-for-profit think tank.
The new concept was built on broad-based public consultation
and engagement before any drafting was undertaken.
The process had three stages, all of which are now complete and
the legislation essentially drafted. The review was grouped into
five themes: consumer protection, dispute resolution, financial
management, governance, and the qualifications (licensing) of
condominium property managers.

Stage 1 began with a series of public information sessions in 5
major municipalities and was followed by the establishment of
a Residents Panel consisting of 33 owners and 3 tenants. The
Panel met over 4 consecutive Saturdays, with seminars in the
morning by various industry experts (I had the honour of being
one), and working groups in the afternoon to identify the major
issues and problems. Concurrently, a Roundtable Stakeholders
Committee was formed consisting of owner associations,
professionals, representatives from the building sector, and
others. This Committee met for five full-day sessions, and their
work led to a Findings Report published in March of 2013.
Stage 2 consisted of five Working Groups comprised of
industry experts and condo owners, each focusing on one of
the five themes. These Working Groups reviewed the various
problems and suggested possible solutions. Following this, a
panel made up of 11 industry experts and an owners’ advocacy
organization was created, called the “Experts Panel.” The
Panel’s mandate was to review the reports from the Panel and
Committees and particularly those of the Working Groups, and
prepare a draft report called the Stage Two Solutions Report,
containing detailed recommendations.
In Stage 3, the Stage Two Solutions Report draft was reviewed
and validated by the original Residents Panel. It was then
finalized by the Experts Panel and published in September
2013. All reports and working papers are posted on the
government’s website and those of ACMO and CCI (Toronto).
In the fall/winter of 2013/2014, technical working groups were
established to fine-tune the recommendations. Finally the Bill
was ready in May, which brings us to the current date.
Over my 23 years of working as a condo lawyer and participating
in a wide number and variety of organizations and committees
in the condominium industry, I have been involved with many,
if not most, of the problems that have arisen with the Act. This
experience allowed me a unique position to contribute to the
reform, and I was fortunate enough to have participated in all
the Committees and Panels. Over the years, we consistently
heard that the biggest source of problems in condominium
communities stems from a lack of knowledge of owners,
residents, and directors about condos and what it means to live
in one. This has lead to an erosion of trust between owners and
Boards.
Some of the major questions faced in the reform process
were how we could: 1) increase the level of knowledge of
owners, residents, tenants, and directors; 2) introduce greater
clarity and certainty in the Act concerning everyone’s rights
and obligations; and 3) restore the trust between residents and
Boards of Directors and the imbalance of power (particularly
in disputes).
There was a clear consensus that all directors, especially new
directors, need better training and support. The recommendation
was that first-time directors must undertake a minimum of 3
hours of training that would be free and easily accessible, e.g.
online., and with no exam. In addition, the government and
condo corporations must do a better job educating purchasers,
owners and residents.

Condo corporations are more than the physical space that
the building occupies; they are in many ways a 4th level of
government for the management of their affairs and assets, all on
behalf of the unit owners. However, they are also communities of
homeowners, and thus a balance must be reached between these
often competing concepts. Unfortunately, many residents and
directors do not understand this. Often residents are not aware
that there is more to living in a condo than picking up their keys
and paying monthly maintenance fees. With the great benefits of
condo living necessarily come some restrictions and obligations.
The reform process has tried to address these and many more
issues. Clarity and certainty in the legislation is the first step and
then how we implement the recommendations comes next – both
as to understanding rights and obligations and how to deal with
the inevitable disputes that will arise – in the most cost effective
and timely manner.
The centerpiece of the recommended solutions is the creation of
a new, arm’s length organization to fulfill a variety of functions.
It will be what the government calls a “delegated administrative
authority” and for the purposes of this editorial, let’s call it Condo
Ontario.
Condo Ontario will have three main functions: 1) education and
information for everyone – purchasers, owners, residents and
directors; 2) dispute resolution, which will be its biggest function;
and 3) maintaining a database on corporations.
Education and dispute resolution go hand-in-hand. Think of condo
disputes as similar to being in a big room. Our objectives are
firstly, to reduce the number of people who enter the room (reduce
number of disputes) by such measures as improved clarity and
certainty in the legislation; and secondly, for those who end up in
the dispute room, better ways to level the playing field between
owners and Boards by making the process as cost effective and
fast as possible. It is the latter that will be a pivotal role of Condo
Ontario; faster and cheaper dispute resolution, without affecting
the parties’ right to justice.
Condo Ontario will have some new creative tools to achieve
these goals, including information and awareness, a Quick
Decision Maker for certain limited issues, facilitation, a Dispute
Resolution Officer for more complicated matters, and mediation
and arbitration. Condo Ontario will also create a database about
condominium corporations. It is envisioned that the database may
include types and sizes of corporations, number of units, location,
CONDO CONFIDENTIAL
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address for service, names of directors (as is presently done in
Ontario for non-condo corporations), and possibly much more
(e.g. audited financial statements, etc.).
However, the establishment of Condo Ontario comes with
a cost. Given the present fiscal situation of the Province, the
government indicated that Condo Ontario must be self funding;
which is where the pushback from some of the public arose.
In addition to user fees (for filing a dispute and for accessing
the database, etc.), all corporations will be required to pay
an annual fee between $1.00 - $3.00 per residential unit, per
month (therefore, $12.00 – $36.00 per year, per unit). At this
time it is expected that the fee will be closer to $1.00. None
of the funds will go to the government; rather 100% will be
used to run Condo Ontario. We found that the initial pushback
dramatically reduced once owners understood the functions
of Condo Ontario and the tremendous value it will provide to
everyone across Ontario.
It is hoped that the two pieces of legislation will be introduced
early in the new year and we can start improving the industry
and building better communities. Everyone should contact
their local MPP and push for the legislation, and quickly. In
the meantime, there are a number of things that everyone can
do to enhance their condo living and community.
Firstly, whether you are a resident, owner or director, read
your declaration, by-laws, and rules. These documents govern
how your corporation is operated and dictate such matters as
the respective insurance, repair and maintenance obligations, the

types of activities that are prohibited or restricted, and much more.
Knowing your obligations is important regardless of whether you
own or rent your condo. Know your rights, but equally understand
your obligations. For directors, also understand your documents;
work carefully with your manager and most importantly,
communicate with your owners and residents.
Consider ways to get involved and make your community
better. You do not have to become a director to help out. Often
condo communities will have volunteer committees that are
involved in planning social events and assisting the Board. Lastly,
communicate to management and the directors when you see
a problem that needs to be addressed. Together, and with the
reformed Act, we can build better condominium communities
and enhance our living experience, while protecting the value of
our homes.

A R M A N D C O NA N T
runs the condo law department of Shibley Righton LLP, and represents
numerous condominium corporations of all types across Ontario.
Armand is a Past-President of CCI (Toronto), serves on its Board,
and is Chair of the joint ACMO and CCI (T) Legislative Committee
and Government Relations Committee. Armand is a recipient of the
ACMO’s President’s Award and the Associate Member of the Year
Award. Armand has been on all the government committees involved
in the reform of the Act and was one of 11 people appointed to the
government’s Expert Panel that conducted the final analysis of the Act
and reported the recommended changes. Armand is the first lawyer in
Ontario to be appointed by the Superior Court as a full Administrator
(appointed under the Act), to take over all the duties of the Board of
Directors of, and run, troubled corporations.
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SHERWIN WILLIAMS CALM WATERY BLUE
#SW 6478, SHERWIN WILLIAMS CHEERFUL
HYACINTH YELLOW /WHITE #SW 0046,
AND SHERWIN WILLIAMS RELAXING
RYEGRASS GREEN #SW 6423.

Armourco Solutions Inc’s Cathy Doherty talks 2015 colour
trends and the transformative effects paint can have on personality

t

feel and overall investment value of the entire building. The
burnt orange colours of the 80s might have been in vogue then,
but now, 30 years later, there may be a tiredness about the
space. Potential investors will make their first impression based
on the lobby and corridor and it may not be the best impression
even though the individual suite itself is beautifully updated.

he great 19th-century writer and critic John
Ruskin said, “Color is the most sacred element
in all visual things.”

Paint companies know the effect that colour
plays in a home; colour can not only set the
mood but in many cases influence the mood of
those in the room. Personality tests often refer
to colours when ascribing emotional values
and attitudes to candidates (blue – calm / orange – social &
energetic / green – balanced). In the same way, designers will
use combinations of colours and hues to transform a space
taking into account the room’s use and flow with adjoining
rooms and an owner’s sensibilities. For one owner a dark
kitchen palette may generate feelings of claustrophobia while
to another it may evoke old world haute cuisine.
Each year, using the purchasing choices of customers from the
previous year, paint companies make changes to their colour
swatches for the upcoming year – setting in motion the new
trends. This year the paint pallets are trending toward new
pastel shades with echoes of nature. Rather than the candy
pastel shades of the 70s, the new colour trend incorporates
calm watery blue, cheerful hyacinth yellow/white and relaxing
ryegrass green. The newer hues of nature offer the prospect of
experimenting with natural fabrics and furniture accents. For
urban living, this is the opportunity to bring the restorative
elements of nature into the home.

Paint colour is the single most effective way to
change the personality of a space and transform
it to its best advantage.
But residents of condominiums aren’t only concerned about
the colour selections of their individual suites. The lobbies,
corridors and common areas have an influence on the communal

When looking at maintaining the owners’ investment, generally
property management focuses on protection and maintenance.
Often the aesthetic function of paint is overlooked as a tool
in maintaining a property’s value. With ever increasing
competition from an abundance of new builds, maintaining
curb appeal is paramount. Attracting buyers and sustaining
property values are dependent on your presentation and
maintenance.
The decision to update the interior colours of a condominium
building is important. Choosing appropriately is crucial.
Occasionally there is resistance to changing a colour scheme.
Property management may experience complaints, and even
resistance from owners who are attached to their outdated
décor. Most commonly, many people struggle with being able
to visualize the new colours.
Just as designers assist individual suite owners with their colour
and accent choices, so too can designers bring ideas for updating
trends to the overall look and feel of the condominium. Bright
institutional yellow lobbies can be transformed into welcoming
natural urban settings with appropriate colour choices.
The trend in 2013 included juxtaposing colours for dramatic
effect; 2014 trends took influence from rich historical designs
and 2015 is moving toward incorporating subtle natural colours
to provide an emotional bond with one’s surroundings. New
paint colour choices can be an inexpensive design solution
reflecting personality as well as providing an economical
means to influence a return on investment. But, care must be
taken when following trends. Whether in a suite or a corridor,
always the question must be asked “is this a ‘just for now’
choice or will this colour choice stand the test of time?”

C AT H Y D O H E RT Y
is a member of Armourco Solutions Inc: a refurbishment and
painting firm based in Oakville, serving the GTA and Golden
Horseshoe condominium marketplace for over 20 years. 
For
more information and to view a showcase of projects, visit
www.armourco.ca.
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CR I OS I NMG BWAA TTE R
We sat down with Canadian Home Plumbing’s Doug
Thompson to talk water conservation tactics.

Water budgets and water consumption in Condominium
buildings is starting to hit the radar of astute Boards of
Directors and Property Managers. What can be done to
combat this problem?
Most of the options available such as low flow shower heads and
aerators on faucets affect people’s life styles. Unit owners tend to
enjoy their ten minute shower in the morning before their hectic day
begins, and Canadian Home Plumbing looks for solutions that don’t
change lifestyles of residents in the community.
How have the water rate increases by Municipal Water
Providers affected budgeting for today’s condominium boards?
Water rates are increasing annually in the GTA by close to 10%.
This places a lot of additional stress on the budgets of many condos
that have water costs as part of their common element fees. When
I started in this industry water was in the bottom three line items of
every budget, now with the annual water rate increases water is in
the top three expenses.

RATES

and many as quick as 12 months. The goal is to stop all of the leaks
in suite and reduce the water consumption back to where it should
be.
Based on your knowledge of the industry, do you see boards
moving from being reactive to proactive when it comes to
utilities expenses and how to control these rising costs?

Utilities are a major driving factor in the increasing of common
element fees, which all residents pay. Boards face escalating Hydro,
Gas and Water costs. Efficiencies in these areas have been top of
mind for most Boards for a few years now. Many lighting and building
equipment retro fits have been placed to help reduce the costs of
Water, Hydro and Gas. Simply put - doing nothing is no longer an
option.
Are Boards of Directors solely fiscally motivated or do
environmental factors also impact their decision making
process?

What are Boards doing to combat this problem?

If you can be Green and also save money it is a win win situation.
With interest rates at historical lows, funds in the bank are earning
cost to or less than the current inflation rate. Therefore, if a solution
has a return on investment in less than 5 years the Board should
seriously consider the project.

The most effective solution we have found to date is retro fitting the
existing toilets in the community to make them more efficient while at
the same time avoiding affecting the lifestyle of the residents. These
retro fits usually have a return on investment of less than 18 months

Doug Thompson from Canadian Home Plumbing has had the
opportunity to work with a number of Property Managers and our
unique approach to water conservation has helped corporations
reduce overall water bills and by default, lower water budgets.

HOW BIG IS YOUR

welcome mat?

MRCM’s Michael Le Page talks
about high-rise communities and
theimportance of

first impressions

At a time when cranes flock to Greater Metropolitan
Toronto not as migrating birds but as construction
tools, when views from skyscraping penthouses can
be through cumulus clouds and the creativity of one
architect’s landmark condominium is blocked by
another and another, maybe we need to take the focus
back down to street level and ask… how big is your
welcome mat?
When guests arrive at your condominium, what do
they see and how are they welcomed? Is your curb
appeal exciting and eye catching and does it stay fresh
and last throughout the seasons? Does your building
stand out from others in the neighbourhood?
CONDO CONFIDENTIAL
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The welcome mat can be found on the ground
floor, more exclusive to the pedestrian traffic,
but hidden behind a vestibule guarded by
an intercom and backed up by a uniformed
security guard positioned behind two entry
doors and a camera or two for extra support. We
now live in an era where electronic surveillance
has to replace a neighbor such as Mrs. Kravitz
as our watchful eye. Let’s be clear, we want
every community to be safe and secure. We
want every resident to wrap themselves in the
security their building provides, we want every
guest to feel welcomed and we want all the
ne’re-do-wells to trod along. But how do we
extend the hand of welcome when by design
we must direct our visitors through a process of
checks and double checks?
Your building’s welcome mat should be
almost as large as the footprint of your home.
Let it extend beyond the building, beyond the
entrance and spill over to the green space, the
sidewalks and the laneways.
On the outside as the seasons change, remember
to keep your curb appeal ever changing and
interesting. Flowers can be planted or potted
throughout the spring and summer and greenery
can fill the planters for fall and winter to add
a touch of colour through our duller seasons.
Make sure your landscaper plants a variety of
flowers and bushes that are staged to be at their
very best during different times of the year.
By seizing the season, you can also keep your
front entranceway fresh and inviting. A front
entrance that pops can be eye-catching and add
pride of ownership to any community.
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WALLACE STATION LOFTS
The surrounding hardscapes make life that much
more enjoyable in Toronto’s Junction triangle. The
historical Wallace Avenue Pedestrian Bridge is just
steps from the front door of the converted Canadian
glue factory that is now the Wallace Station Lofts.
The bridge has become a popular place for many
local residents to exercise but has also become an
outdoor gallery of sorts. Local children’s artwork is
hung along the railings during the warmer months
and permanent murals by local artists are found on
the supporting beams and surrounding pavement.
The bridge was also the location of artist Richard
Mongiat’s Legacy Project mural in 2011 and his
“Rail of Light” exhibition in the 2010 Scotiabank
Nuit Blanche event. The close proximity of High
Park, Toronto’s largest public park - known for
its nature trails, sports facilities, outdoor theatre,
gardens and diverse vegetation, picnic areas and
playgrounds - makes this central location a great
place to live. It is the little things that make the city
a village and this urban village has it figured out.

CONDO CONFIDENTIAL
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MICHAEL’S
TOP PICKS
1
2
3
4
5
6

START WITH YOUR FRONT
DOOR

Use a wreath to add some immediate colour to your front door.
Not into the traditional green wreath? Not a problem! Wreaths
come in many different styles now and one can easily find a howto guide online. Plus, creating your own is often a great activity
to do with kids. Green garlands around your doorway will also
immediately add interest and colour.

LIGHT THE WAY

Lights can make any space more inviting. Easily create a more
welcoming exterior by adding lights to your trees, door frame or
banister. Use white lights with green wire for darker trees and
white lights with white wires for light trees such as a Birch tree.
No trees around your front door? Add lanterns or candles to your
exterior. They look great placed along a pathway, banisters, or
hung from hooks on your porch.

When readying the building for winter, it is important to
ensure all exterior elements, such as lighting, are operational.
But taking that extra time to add some additional decorative
interest can be very effective in adding curb appeal. We
recognize the winter season makes decorating more difficult,
especially after the holiday season; however, the extra effort
can go a long way to developing your property’s reputation. By
adding simple decorative elements such as twinkle lights on
the trees in winter, your building’s exterior is easily enhanced.
On the inside, the front lobbies can also be enhanced to have a
seasonal feel, warmed up with a flowering plant at the concierge
desk or a wreath in the vestibule. Why not personalize the
winter mats – add a logo or address to brand the building and
elevate the look of the mats laid for the winter traffic.
Your building is your home. Your home is your haven. Home
is where your heart is. So take it down to street level and add
some pizzazz to help make your home a welcome place and
the talk of the town. Remember, your home is your greatest
investment and oftentimes the first impression goes a long way
to tug at the heart, influence potential buyers, and raise the
pride of ownership for all who live there.

M I C HA E L LE PAGE
is President & CEO of Maple Ridge Community Management, a firm
he founded in 1984. Michael has served on numerous ACMO and
industry related committees as well as being on the Board of Directors
of the National Association of Condominium Managers (NACM) for
more than four years. He is often invited to speak at professional
conferences across the country and has published many articles in
condominium venues.
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FILL EMPTY PLANTERS

Don’t let your planters sit idle. Use them! They will look fantastic
filled with fresh greenery, twigs, and red pepper berries and holly!
You may paint the twigs white, gold or silver to add a personal
touch. Or place bottlebrush firs into small planters or buckets to
look like miniature evergreens.

PERSONALIZE IT

Add visual interest by using decorations that display your’s and
your family’s interests. Prop an old sled up beside your front door,
hang skates, home-made decorations, or make a home-made
wreath with your family.

ENHANCE WHAT YOU
ALREADY HAVE

No doubt you already have some decorative elements by your
front door or on your porch or windowsills. Some great winter
enhancements include decorating an empty bird bath with fruit
(cranberries, kumquat, pepperberries, and polished stones),
decorate your bench with pinecones, gazing balls, greenery and
ornaments, or decorate your mailbox.

HAVE A SENSE OF
HUMOR

Decorations don’t always have to be serious. Hang something
that will make you and your guests laugh as they walk through
your front door. This will work as a conversation starter and will
also guarantee to cheer you up on dreary freezing cold days as
you walk through the front door. An example? The Marty Moose
string lights from Urban Outfitters ($28) work for me!

TECH-TASTIC

NEW YEAR TECHNOLOGIES
BuildingLink’s Nicholas Gill introduces us to the new year condominium technologies.

Out with the old and in with the new - condo managers around
the GTA, throughout North America and around the globe
are embracing new technologies to enhance their day to day
operations. As one of the industry’s pioneer solution providers,
BuildingLink has been delivering technology to better track
activities, maintenance and communications since 1999. Year
after year the original modules are enhanced and new ones are
released and this year is no different.
With over 2,500 communities, 42,000 staff users and almost
one million residents currently using BuildingLink, we get a lot
of feedback and input from industry experts (our users). Because
we readily embrace our clients’ ideas, our development list is
long and always evolving based on priorities and the vision of
our own people.
Strategically located in New York City’s Union Square,
BuildingLink’s head office is smack dab in the middle of the
East Coast’s central technology hub and we take full advantage
of it. With over 60 people at head office and a large cast of
those individuals focused on product development, we are
lucky to have a strong infrastructure for such a niche market.
Between our in-house developers and the steady stream of
new talent coming from leading technology schools like
NYU and Columbia, we are in a unique position to challenge
our team members to find new and efficient solutions to
traditional management processes. One of the original goals
of BuildingLink was to create a “seamless environment of
interaction” between management, staff, directors and residents
through technology.
As with many SaaS (Software as a Service) solutions,
BuildingLink’s enhancements are continuously released
throughout the year and 2015 may be our biggest yet. 2014
saw major enhancements to our maintenance and work
order modules by adding photos, supporting documents and
increased mobile functionality. Managers can now seamlessly
convert an internal task or resident request initiated from a
mobile device and convert that into a detailed work order and
email it to an external vendor for execution without logging
out of BuildingLink. We’ve upgraded our equipment and
systems module to maintain contracts, photos and even provide
management with replacement cost forecasting. Through our

partnership with Stripe.com we provided our clients with the
flexibility to receive online payments for everything from
amenity booking fees to miscellaneous payments like bicycle
rack rentals and fob replacements. We introduced our theme
designer which gave clients the freedom and flexibility to
change the whole look and feel of their resident portal to match
their building’s branding, seasonal changes and more. In 2014
we introduced our “localization (language)” options to better
serve both our international client base and local buildings
populated with non-English speaking residents and managers.
We started with Spanish and will be expanding to simple
Chinese, French, Portuguese and Turkish throughout 2015.
The trend for condominium developers to build large, complex,
amenity rich buildings has certainly not slowed, and so we’ve
given a big boost to our amenity reservation module by adding
several new settings. These new settings allow managers
to adhere to the complex booking policies common with
condominium amenities. And we haven’t stopped there. We’ve
taken amenity reservations to the next level of convenience by
incorporating it into our BuildingLink mobile app. Imagine the
convenience of booking the elevator from your mobile phone
while coordinating the time and date of a furniture delivery
from the show room floor. Thinking about having a holiday
party? No problem! Simply check party room availability
from your phone and book it. Our mobile apps are the next
generation of convenience for both residents and staff.
Looking forward to 2015 we are more excited than ever. We
will continue to focus on enhancing our current modules
and introduce new ones for management, staff and residents.
The 2015 enhancement list is still being confirmed; however,
several projects have already made the list and many are still
up for consideration.
Building on the recently enhanced work order module, we’ll be
introducing both purchase orders and the ability for managers
to issue RFQ’s to selected vendors. We’ll also be adding an
insurance certificate management and compliance tool for
outside vendors that will allow security and/or management
to verify a vendor’s current insurance certificate status before
work begins in a building. Now how cool is that? Our early
dedication to providing mobile apps continues into 2015 for
CONDO CONFIDENTIAL
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management and staff using Android powered phones. With
almost 84.7% of global market share, Android powered handsets
are dominating the mobile market according to data from IDC
(which tracks mobile use globally). As these trends continue
we are very excited to be introducing BuildingLink Geo to
Android users and we won’t be stopping there. As demand
for mobile continues our clients will benefit from additional
functionality to our iOS and Android apps for residents and
staff in 2015. Since the release of our online payments module
in 2014, demand for a mobile payment option has gained
momentum so we’re excited about its impending release.
Our commitment to seamless communication that already
includes email broadcasting, phone broadcasting and digital
displays, along with dozens of automated notifications
(think parcel notifications, work order notifications, booking
confirmations and more) will soon include text broadcasting
as an option. We are continuing to push communication
efficiencies further through automating calendar events and
notifications, which minimizes management’s scheduling
time while delivering maximum impact. If we can assist
busy managers in overcoming the challenges of getting better
attendance at Annual General Meetings or by simply reminding
residents to move their car from the garage due to cleaning then
we’ve done our job.
Our love affair with delivering new enhancements is not just
restricted to management and staff, we’ve got modules and apps
on the 2015 list that have a focus on fun. Through a combination
of additional notification options and enhancements to our

Neighbournet social module, residents will have access to a
“count-me-in” app that has the sole purpose of connecting with
other residents to share in fun activities. “Neighbournet’ has
long been a popular and well used module that helps residents
to connect with their community and meet other “like-minded
people.” The “count-me-in” app allows residents to connect on
the fly and invite others to join them for an outing or activity.
Whether it’s heading to a new restaurant, a gallery opening
or simply taking the dog for a walk, the “count-me-in” app
will make these activities a lot more fun with friends. As
condominiums increase their offering of classes, workshops
internally and through third party vendors, we want to help
make the registration process easier and faster. See a fitness class
or group activity on the upcoming list of events that interests
you? No problem, simply click and register automatically and
instantly.
It seems that every year is more exciting than the last and
maybe that’s because our talented staff is growing and keeping
in stride with ideas coming from our ever-expanding client
base. 2015 will bring hundreds of new ideas. Every idea is
welcome as we continue to help condominium communities
run more efficiently and have more fun!

N I C H O L A S GI L L
is Managing Partner of BuildingLink Canada, former founder and
President of FrontDesk Inc. and SmartSimple Realty Solutions Inc.
BuildingLink (buildingLink.com) is the world’s leading provider of
residential high-rise management software. For more information
contact Nicholas at ngill@buildinglink.com or 416-570-4570.
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THE NITTY & THE GRITTY
ABOUT SNOW

Pristine Property Maintenance Limited illuminates the story behind the plow.
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now maintenance is a tough business. Let’s face
it, most folks hate the cold, the snow, and the
ice. It is not that people hate the idea of a serene
picture perfect white landscape: a fresh blanket
of fluffy white snow; a secluded countryside; and
the comfort of a cozy chair and a warming fireplace. However,
this is not our typical winter day. Winter’s agitation comes
from the more common reality: awaking at six in the morning
to prepare for the already stressful day ahead; looking out
the front window and seeing ten centimeters of snow on the
car and driveway; bundling up the kids and yourself for the
negative twenty degree weather and wind-chill; realizing that
you have not yet put the snow tires on and should have done
that last weekend; and a commute that takes four times as long
as it should. Does this sound relaxing to anyone? This is where
the very thought of the “snow plow guys” makes people cringe
– we are to people what winter actually represents.
Pristine Property Maintenance Limited, has been servicing the
condominium market since 2005. During this time, Pristine
has grown from servicing one single condo townhouse

development to well over one-hundred-and-fifty. Oh the
stories we could share about the roads (sometimes bumpy)
we have plowed! Throughout our history, we have hit several
milestones worthy of celebration – and many lessons have
been learned along the way. Today, we are a stronger company
for the simple reason that we are committed to never making
the same mistake twice.
The most important lesson of all has been the importance of
preparation – a fundamental in everything we do as a leader in
our industry. As such, snow and ice have become our business
and it is something that we take very seriously. The logistical
challenges of managing an operation this size is one that does
not get a lot of consideration from people outside of our realm.
What many people fail to realize is the time that goes into
preparing for a Canadian winter. The equipment necessary to
handle the amount of snow and ice we experience each year
requires a lengthy preparation process. One cannot simply
walk into a dealership on the first day of November and say
“Hey, some contracts came in and now I need ten snowplows
and ten trucks and I need them by Friday.” This caliber of
CONDO CONFIDENTIAL
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equipment takes months to order and often comes from
different countries across the globe. Once the equipment lands
in our shop, there are numerous considerations that still need
to be addressed, such as up-fitting (including installing plows,
salters, dump inserts, GPS systems, truck bed liners, safety
lights and beacons, and reverse cameras). These additional
considerations can often add on several additional weeks and
as such, we typically need to make these arrangements in July
or August in order to be prepared for mid-November.

Part of our success in the snow and
ice business is due in part to “our
commitment to our clients through our
commitment to our equipment.”
Part of our success in the snow and ice business is due in part to
“our commitment to our clients through our commitment to our
equipment.” We have a very rigorous maintenance schedule
and a very thorough program to ensure that our equipment is
the best, the most reliable, and the safest on the road. We have a
very specialized formula that we use for ordering, maintaining,
and retiring equipment. This is a system which we have heavily
invested in perfecting through some impressive and uniquely
specialized asset management hardware and software. The
logistics of such a program means that we must be prepared –
more than six months in advance. Lacking proper preparation
and lacking the foresight of such, is a road that we have been
down in our earlier years and a lesson from which we have
learned an incredible amount. We are a large and successful
provider because we are prepared; and therefore, experience
little downtime, putting us in a much better standing ahead of
our competition.
Each and every year we add to our fleet, while maintaining
a very strong emphasis on the maintenance of our existing
machinery and vehicles. The analysis and the process start well
before August – while most are enjoying thirty degree summer
days by the poolside, we are planning for winter! Our full-time
in-house mechanics are already working through the night in
the summer months to ensure that our winter fleet is ready for
November.

months prior to actually having to use them. This practice,
which can be logistically and financially challenging, assists us
in keeping our prices consistent and competitive and ensures
that we have ample supply to handle anything that may get
thrown our way. We always prepare for the worst and hope for
the best.
In addition, we use an exclusive ice melting product, created
by our team through years of perfecting, that is not the average
man’s road salt. And although the product we end up putting
down on your roads and sidewalks is twenty percent more
expensive than what the other companies out there are using,
ours has positive residual effects – we can use less product,
less frequently, with less landscape damage and at effectively
lower temperatures. The precise combination of interesting
ingredients that make up our product is a well-kept secret.
While not divulging too much information, let’s just say that
our “Colonel’s secret recipe” includes (among other things)
Sodium Chloride, Calcium, Magnesium and organic beet juice.
Creating our own ice melting product has allowed us to cause
less damage to lawns and gardens due to the products spread
pattern, which reduces the overall dispersion of the product so
it may effectively work the ground it was meant for – the roads
and sidewalks.
While Canadian winters can be demanding and unpredictable,
our team would not be where we are today without the
commitment and dedication of a diligent, determined, and
consistently growing team. So next time the weather forecasters
call for snow, think of Pristine. Let Pristine take the worry out
of winter. Rest that night assured that we have you covered for
what lies ahead – and know, we are happy to be of service.

STAY WARM.
STAY SAFE.

As each year the weather conditions continue to surprise even
the most seasoned, another challenging element of proper
preparation is timing. We have no idea when winter will decide
to make her appearance. It is not uncommon for us to be kneedeep in leaves and fall clean-up work at 5pm on any given
November day whilst the local weather forecaster is calling for
snow later that evening. The logistics of flipping a switch to go
from fall to winter can be challenging, but this is what we do
and we strive to do it well.
Regardless of whether or not we’ve received snow, the
appearance of winter also guarantees the threat of ice. To avoid
passing along the dreaded news of salt shortages to our clients,
those that have entrusted us to get the job done, we order large
bulk shipments in the summer knowing winter is always upon
us sooner than we think. The mass shipments we receive in
preparation for the winter months are then warehoused many
18
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JO N AGG & A DA M WAT S O N
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
undertaken projects of all sizes – from a few thousand dollars to a few
million!

STAY WARM WITH

A CUP OF COCOA

RECIPE
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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

cup unsweetened cocoa powder
cup granulated sugar
cup hot water
tsp salt
cups milk (Dairy or non-dairy)
tsp vanilla extract
marshmallows (if desired)

GET

IN

THE

KNOW

HOME INSURANCE
Atrens-Counsel’s Mark Shedden educates
us on acquiring the correct home insurance for your suite
As the choice of a condominium lifestyle has increased over the
past 50 years far beyond expectation, the insurance obligations
of a Condominium Corporation and the insurance needs of a
prudent individual unit owner have not really dramatically
changed. Having said that, the exposures that give rise to
potential financial loss, to both the Corporation and the unit
owner, have become substantially greater and more complex
over this period.
Insurance is a very practical and relatively inexpensive way
of protecting one’s self from financial losses that result from
designated risks. Despite the fact that insurance can maintain
one’s financial position after a loss, it more importantly provides
ongoing peace of mind from sudden, accidental, and unexpected
occurrences that could, without proper insurance, have very
long lasting obligations to others.
Condominium Unit Owners who have already purchased
condominium unit owner’s insurance, those that are in
the process of doing so, or those who simply don’t clearly
understand the financial obligations they may have to the
corporation, should firstly have a proper understanding of what
the Corporation must insure under the Condominium Act.
The following will, in very simple terms, summarize the
mandatory coverage the Condominium Corporation must
maintain and some of the optional coverage available to the
Corporation to be acquired at the discretion of the Board of
Directors.
Insurance Coverage Required by the Condominium
Corporation:
The Condominium Act of Ontario requires the Condominium
Corporation to carry the following types of insurance on behalf
of the Condominium Corporation, all registered unit owners,
and all registered mortgagees.
Property Coverage: Major peril coverage for all common
elements. The property coverage under the Corporation’s policy
further extends to cover that property in the interior of the units
that was originally called for by the builder, when the building
was built, up to builder specifications. The Corporation’s
obligations to provide coverage within the interior of the units
can only be amended if the Corporation has passed a standard
unit by-law.
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General Liability Coverage: The General Liability coverage
carried by the Corporation covers the Corporation collectively,
all registered unit owners from time to time, and all registered
mortgagees for legal liability stemming from the common
elements causing bodily injury or property damage to a third
party.
Directors & Officers Liability: This coverage protects the
Corporation for costs incurred in protecting the Directors
or Officers should they become legally obligated to pay,
individually or collectively, for wrongful acts which occur
during the policy period.
Boiler & Machinery: This coverage protects the corporation
for losses resulting from the mechanical or electrical breakdown
of mechanical and electrical equipment, and / or accidents
resulting from pressure vessels.
Optional Insurance Coverage to the Condominium
Corporation:
Fidelity Coverage: This coverage protects the funds and assets
of the corporation from the fraudulent acts of employees. For
the purposes of a Fidelity Bond, Directors and Officers are
considered employees. The Board of Directors may elect to
extend this bond to provide coverage for the fraudulent acts of
property management in addition to the basic coverage.
Human Rights Defense Costs Coverage: This coverage
protects the corporation for the cost of defending a Human
Rights Complaint against the Condominium Corporation.
Unit owners, requiring proof of the Corporation coverage for
personal reasons or to satisfy the insurance requirements of
a lender or mortgagee, should refer to the annual insurance
certificate provided by the Corporation. This is usually found in
the annual general meeting package.
Knowing that the Corporation is adequately insured is only
part of a comprehensive unit owner insurance program. Unit
owners who are truly looking for full protection should be
contacting their insurance broker with the intent of purchasing a
“Condominium Unit Owner’s Policy.”
A Condominium Unit Owner’s Policy is the best step towards
protecting unit owners’ insurable interests and obligations to the
Corporation.

Coverage for the Unit Owner:
Personal Property / Contents: Furniture, Clothing, etc. It is
the responsibility of a unit owner to insure their own personal
property whether it is in the unit, in a storage locker, or in a
vehicle. The Corporation is never responsible to insure the
personal property of a unit owner.
Improvements or Betterments: This is a value related to
the upgrades made to the interior of a unit beyond builder
specifications – Wallpaper, paneling, light fixtures, upgraded
flooring, upgraded kitchen cupboards, etc. Unit owners should
make reference to a Standard Unit By-Law if the Corporation
has passed one as it will better help unit owners determine the
value of their Betterments and Improvements.
Additional Living Expenses: This is the cost a unit owner will
incur above and beyond normal living cost should they have
to move out of the unit because of a fire or other damage so
severe that they are unable to live in the unit until the unit is fully
restored to a livable condition.
Personal Liability: Covers legal liability stemming from the
interior of your individual unit or the exclusive use common
elements. Personal liability also protects the owner for legal
liability stemming from day-to-day activities outside of the
ownership of a condominium unit.
Depending on the unit owner’s policy selected coverage is often
available for the following.
Charge Back of Corporation Deductible: Unit Owners
may be responsible for the deductible under the Corporation’s
Insurance Policy if a loss occurs to any property the corporation
is responsible for insuring. This charge back of the Corporation’s
deductible would apply if the damage was a result of an act or
omission on the part of the unit owner, their tenant, or their
occupant.
Loss Assessment: If an insurable loss assessment is valid under
the Condominium Corporation’s governing rules, unit owners
could be responsible for their share of a special loss assessment.
This could be quite substantial.
Additional Optional Coverages: Unit Owners should
contact reputable insurance brokers specializing in Residential
Condominium Unit Owners policies for additional coverage
that may be required, i.e. secondary residences, scheduled
jewellery, students away from home, sewer backup, etc.
The above is a brief summary of coverage only and is subject
to those terms and conditions of the policy selected by the
board of directors and the individual unit owners. Coverage can
vary greatly depending on the selected insurance provider, the
exclusions and other limitations stipulated by the insurer. Unit
owner’s should consult with their independent insurance broker
regarding specific needs and options available in the market
place.
Knowing what coverage to have as a unit owner and knowing
what coverage the Corporation has in place is critical to

addressing an insurable occurrence if and when it should
involve you or your unit.
How a Claim works in a Condominium
In a residential condominium, when a loss occurs, the actual
cause of the loss is not really important. What is important is
whose property was damaged? If the property that is damaged
is original to the unit, as called for by the builder, when the
building was built, up to builder’s specifications, or as per the
standard unit by-law, the corporation’s policy must respond. If
the resultant damage is to contents, or upgrades (betterments
and improvements), or the cost of moving to an alternate
location, the unit owners must seek recovery under their own
condominium unit owner’s policy.
The reason we need to know what or who caused the damage
is because each condominium declaration (agreement between
unit owners and the corporation) has an “indemnification
clause.” This clause states that the unit owner shall hold the
corporation harmless for all costs incurred as a result of a unit
owner’s act or omission. Note: The only cost incurred by the
corporation in an insurable loss scenario is an amount up to the
corporation deductible.
Example of a Loss:
In a case where a dishwasher hose bursts in a unit, the
corporation’s policy will respond to all resultant water damage
to common elements including all the water damage to the
interior of all the damaged units up to the value of the builder
specifications, or to the extent as defined under a standard unit
by-law if having been passed. Unit owners will go to their own
insurance companies for damage to their furniture or other
contents, the value of the upgrades that have been made to the
unit since construction, or the cost of relocating out of the unit.
The corporation in this case will charge back the corporation
deductible to the unit who had the burst dishwasher hose. The
condominium declaration is very specific that unit owners shall
maintain everything that services the unit exclusively.
Proper insurance on the part of the Corporation and individual
unit owners will ensure that the condominium complex always
remains a viable community of livable and sellable units.
Maintaining the necessary insurance specific to a condominium
will also help move all parties concerned one step closer to that
worry free lifestyle that we all seek as members of a residential
condominium community.

MARK SHEDDEN
is President of Atrens-Counsel Insurance Brokers Inc. which
acts as the general insurance brokers to over 3500 registered
condominium corporations in Ontario.
Since joining Atrens-Counsel Insurance Brokers Inc. in 1994,
Mark has written many articles on condominium insurance and
made countless presentations to individual management groups
and condominium boards across the Province. Mark sits on
numerous councils in an insurance advisory role to the Provincial
Government of Ontario with respect to the revision of the existing
Condominium Act of Ontario.
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MAPLE RIDGE COMMUNITY
MANAGEMENT CELEBRATES 30 YEARS

I

t all started in 1984 with a single employee and a single
contract in the smallest bedroom of a three bedroom semi
backsplit home in Bramalea. Thirty years later, MRCM
occupies approximately 14,000 square feet of prime
office space in Mississauga and has a team of over eighty
industry leading professionals and manages well over 100
communities in its diversified portfolio.
Often referred to as the first child of Michael and Audrey,
Maple Ridge Community Management has grown to be the
GTA’s leading condominium management team. “I am very
proud of the company MRCM has become” Michael boasts.
“MRCM is Customer Service focused, an innovative and
creative firm that has stayed true to its core values.” Like a proud
parent, Michael speaks of MRCM with passion.
Michael went on to say “we built MRCM to serve the needs
of our clients to the best of our ability and in so doing, we have
become the model. We hired the best and they’ve stayed with us
and helped shape, improve and evolve MRCM year after year.
That’s the key - never be complacent, there is always room for
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improvement. 100% of the credit goes to the team we have with
us. Our people are passionate about the communities they have the
honour and privilege to serve and that is unparalleled amongst our
competitors.”
Audrey (who passed away in 2009) would be very proud that
we have held true to our core values and that all of our children;
MRCM, Richard, Alex and Tori have grown up to be successful
and good people.
We have had a lot of second generation team members join the
MRCM family including sons, daughters, brothers, sisters and
even mothers of various employees, and now my daughter, Tori,
is a key contributor. It is quite a compliment to the company we
have become when members of our family invite members of their
family to join us.
Our clients entrust MRCM with two of their most prized possessions
- their family’s homes and their money. It is a tremendous honour
and privilege for those of us within the MRCM family and we work
very hard every day to honour and safeguard that privilege in every
way.
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