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Medical Marijuana

Implications for Condo Dwellers

w N Y ith the use of medical marijuana expected to
increase condo corporations should give
consideration as to how its use can harm, endanger or

inconvenience condo residents.

Use and growing of medical marijuana presents dangers
for condo corporations and owners that need to be

considered.

Marijuana growing requires water, heat and intense light.
It creates increased risk of fire and mould. Smoke and
offensive odours can migrate to common areas or other

suites in a building.

One Toronto condo corporation noticed a spike in water
use after a new owner moved in. The owner was legally

producing marijuana for medical purposes and had one

Continued page 3

From the Editor .......

As 2016 comes to a close I'd like to personally thank all our

readers and advertisers who have helped us grow.

Over the past couple of years Toronto Condo News has
nearly doubled in size and content. Our reach has
expanded from 120 condo buildings in the GTA to over 800!

Toronto Condo News is what condo dwellers, condo
directors and property managers read to learn about condo

living and condo management.

Condo Archives now contain 500+ articles on condo-related
topics. It is utilized by condo directors, condo residents and

condominium managers to answer condo-related questions.

Condo Resource Guide is Toronto’s #1 source for finding
condo-experienced professionals for any aspect of condo

operations and condo living.

Plans are underway to expand our condo community
resources in 2017 and to reach even more condo directors
and residents, and condominium managers. It will be an

interesting year.
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How to Reduce Condo Fees

Toronto Condo News is

publisShed monthly. ( jondo corporations ]
manage annual Typical Condo Budget
budgets in the millions Miscellaneous,

5%

Reserve Fund,

Toronto Condo News is aEugiars Sondo 25%

delivered to condo boards seeking to
residents, board reduce condo fees

members and must tackle those

management in hearly areas where significant
800 condo buildings money is spent to tilities , 40%
throughout Toronto and impact on these fees.
the GTA.

Repairs , 10%

The accompanying
graph shows how a

To receive your free typical condo budget Toronto Condo News
subscription to Toronto =S et E———
Condo News via e-mail,

inquire about advertisin
orqsubmit an article for s Utilities, accounting for an estimated 40% of a condo budget, present substantial

publication, visit our opportunities for cost reduction. With electricity being the most dominant expenditure in this
website at largest of categories, reducing electricity consumption should be a primary goal.
TOcondonews.com or

contact us at . Contracts, accounting for an estimated 20% of the condo budget, can include property
TOcondonews@gmail.com:

Contracts, 20%

management, security and concierge, cleaning and cable. With the exception of cable, other
Contact Us expenditures represent manpower. Finding ways to reduce staffing provide a direct and
TOcondonews.com significant savings to the condo corporation. This can often be achieved by changing the
TOcondonews@gmail.com way the corporation is managed and services are delivered without compromising on

twitter.com/TorCondoNews

R s ConddNeas services provided to residents.

Reserve funds, accounting for an estimated 25% of the condo budget, are for anticipated
future repair and replacement. Cutting back on these costs is unwise as it rarely provides
long-term value.
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already listed for sale. obligation appointment to discuss this important matter. atarjan88@gmail.com
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Condo Life

Proximity to
Starbucks
and Real
Estate Prices

Starbucks has been
successful partially
because of its ability to
choose its locations.
The company looks for
areas where consumers
are prepared to pay
more for a quality
product. This means
areas with discretionary
income.

The Starbucks Effect
refers to areas near a
Starbucks that
appreciate in value
faster than homes
farther away.

Starbucks follows home

Continued page 4
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Medical Marijuana continued

Medical Marijuana
continued from page 1

hundred plants under
cultivation. At first the
corporation suspected a
water leak but found nothing.
They eventually found an
electrical upgrade in the
owner’s suite that lead to
discovery of the “grow op”.
Installation of a water meter
for the suite confirmed it was
the source of excessive
water use. The owner was
subsequently required to
reimburse the condo
corporation nearly $20,000
and required to pay for future
water use.

The intent of condo fees is to
apportion common expenses
among unit owners as close
as possible to the percentage
of use made by each unit
owner. Excessive usage by
one owner should be the
responsibility of that owner
and not included in common
expenses. It was for this

Condo
corporations
have a
number of
options for
protecting
property and
residents:

= Prohibit use and growing of marijuana in condo
buildings.

= Prohibit all tobacco products in condo buildings inclusive
of marijuana.

= Adjust condo fees so that users of medical marijuana,
and possibly smokers, pay a premium. This could
compensate for higher utility use plus increased safety,
security and structural measures necessary for
protecting against identifiable risks of medical
marijuana, tobacco and tobacco-type products.

= Install individual suite water meters where a legal “grow
op” exists and charge for additional water use beyond
average suite use.

= Require users of medical marijuana
to install a smoke filtration system to
protect against odours or smoke
migrating beyond the suite.

Health Canada lists 14 licensed
producers of medical marijuana in
Ontario.

reason that the condo
corporation was reimbursed
for the excessive water use.

There is a health risk in that
second-hand smoke
contains toxins.

HUDSON RESTORATION

PROPERTY LOSS & ENVIRONMENTAL PROFESSIONALS

J("/w('n(/ the nswrance .(//)(/Im'//‘(/ /r;/' over 20 years!
C C C C

STEVE HUDSON - B.A., MATO

PRESIDENT
STEVE@RHUDSONRESTORATION.COM

HEAD OFFICE: 905.634.6855

Marijuana is a desirable FAX: 905.634.6536

target for burglars. 5035 NORTH SERVICE ROAD, UNIT C13, BURLINGTON ON L7L 5V2
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Condo Building Management

Starbucks Proximity
continued from page 3

W
L
price trends. The
company claims to
help improve a
neighbourhood into a
“good” neighbourhood

faster and to help
make it better.

In San Francisco,
home values increased
198.2% over 16 years.
Homes not near a
Starbucks appreciated
by 184.9% over the
same period.

December 2016

Religious Beliefs and Patriotism may Conflict

with Condo Rules

Religious beliefs and
patriotism can conflict
with condo rules.

Real Christmas trees are
often prohibited due to fire
hazard concerns and the
cost of cleaning common
areas. Christmas wreaths
may also be prohibited for
similar reasons.

Other common decorations

that may be contentious

include:

e Christmas decorations

e Crosses

e Mezuzah on outer doorpost
- a small ritual item that
contains biblical text on
parchment — as prescribed
in Jewish Law

e Sukkah on balconies - a
temporary hut used for
religious purposes

¢ National flags which are a
popular decoration during
international sporting
events. The exception to

What condo dwellers
are reading

Toronto Condo News

this is
displaying
the
Canadian
flag which
is
encouraged
in the
National
Flag Act of
Canada.

It is common for condo corporations to have a rule
prohibiting the placement or fixing of items outside of condo
suites. This may be combined with a requirement that board
approval must be received before anything is placed on the
common elements.

Issues tend to arise when items are displayed on the outside
of doors to condo suites, balconies and exterior windows; all
of which are part of common elements.

Condo boards need to establish rules that are practical and
reasonable. Consistency in enforcement helps ensure there
is no mistaken impression of bias.

Rules against placement of items in common areas and/or
within condo suites may be appropriate for reasons that
include consistency, maintaining property values or safety.

rectors lead to better Condo Communities

do Resource Guide

Condo Archives

t www.TOcondonews.com

l

sources readily available
ndo information system to TOcondonews.com
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BUILDING SERVICES INC.
- / ®

Dedicated to providing
a higher standard in

property maintenance
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ACM O ( ‘ I CentractorCheck G®
Accredlted won kpl H rd

ASSOCIATE Member Materials Info
KEEPING SPACES BRIGHT, aterials Inform:
Toronto and Area Chapter BUT IMPACT LIGHT System (WHMIS)
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Condo Building Management

Quorum

uorum is the

minimum number
of individuals that must
be present at a meeting
to make proceedings of
that meeting valid.

For a condo corporation
meeting requiring
owner attendance, a
quorum is the minimum
percentage of owners
who must be present in
person or through a
proxy for the meeting to
be valid. In Ontario it is
25% of all units in a
condo corporation.

For a condo board
meeting with five (5)
directors and a quorum
of three (3), per its legal
documents, a minimum

Continued page 7
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Sick Building Syndrome

S ick Building Syndrome is
a way to describe
buildings where a significant
number of people experience
health problems. llinesses
appear related to how much
time is spent in a specific
building but no illness or
cause can be identified.

The first occurrence of Sick
Building Syndrome was in
1977 when a strain of
bacteria was found breeding
in the cooling tower of a
Philadelphia hotel air
conditioning system. Thirty-
four people died from this
outbreak — a severe form of
pneumonia — and over 200
individuals required
treatment. It became known
as Legionnaires Disease
after delegates to a
conference staying at the
hotel.

to identify a specific cause. The identified common factor
tends to be time
spent in the
building. It may
relate to exposure
to contaminants in
the building. This
may result from
poor air quality
relating to

Continued page 7

Sick
Building
Syndrome
is used to
describe a
building

where LANDSCAPE - GOLF - PLAYGROUND - PETS

many
occupants

SYNLAWN®

The synthetic alternative to natural grass

EARTH FRIENDLY 'WATER FRIENDLY PET FRIENDLY

experience
health and
comfort
problems
without
being able
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Condo Building Management

Quorum

Sick Building Syndrome continued

continued from page 6

of three board members
would have to be in
attendance at a board
meeting for proceedings
to be valid.

When quorum is not
met, a meeting is
stopped while an
attempt is made to
obtain quorum. If
unable to obtain
quorum the meeting
must be adjourned. No
vote can be taken and
no business can be
transacted without
quorum.

When a condo
corporation is unable to
find enough residents to
serve as board
members to meet
quorum it is unable to
transact business.

“We can always achieve quorum by
propasing a large special assessment.”
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Sick Building Syndrome
continued from page 6

temperature, humidity or
ventilation. Lighting has also
been found to cause such
problems as have chemicals
and poor maintenance.

Some building materials may
release gases that affect
indoor air quality.

Maintaining a healthy
building requires cleanliness
and routine maintenance.
Do not allow water leaks to
persist. Regularly replace
filters. Ventilation and
humidity need to be
adequately controlled.
Check the HVAC system for
mould growth or pest
infestations. When Sick
Building Syndrome
symptoms persist it may be
necessary to measure
humidity, temperature,
carbon dioxide level and air
movement in affected areas
of a building. These can be

compared against general building standards or unaffected
areas of a building.

Symptoms of Sick Building Syndrome

General unwell feeling when in a building

Unidentifiable odours

Headaches, fatigue, rashes or other physical symptoms
Flu like symptoms

Allergies

Eye or nasal irritation

Symptoms experienced by 15% - 20% or more of
building occupants when in the building

R VR I

Condo Resource Guide Can Help...

Condo Resource Guide is where to find

vendors and services for the Toronto Condo Community Condo
o Resource

Used by MORE Condominium Managers Guide
MORE Condo Directors Recommends

MORE Condo Residents

Available at www.TOcondonews.com
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Security, Safety & Fraud

Democratic
Decision
Making for
Condo
Owners

Victoria, BC has
more than 100,000
condo units — a smaller
number than Toronto

but nevertheless
substantial.

One company has
designed a course to
educate Victoria condo
owners on how to best
handle their democratic
rights.

The company

Continued page 9
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The Technology behind Condo Security

At one time condo
security was limited to
posted and lit exits and

stripes on exit doors that
glow in the dark.

Today there is a range of
options for helping to get
residents out of a building
when emergencies occur
and keeping “undesirables”
out of the building.

Regardless of the security
options in place, the
overriding goal is to provide
security services at minimal

Toronto Condo News

of inconvenience.

Condo residents tend to be most concerned about access
control. That is, controlling who can access the building and
their suite. This protection involves both controlled access to
a building and monitoring of the outer area.

Continued page 9

When you prepare, you prevent.
Whether providing access control,
concierge services, mobile patrol
or remote monitoring, the G45
security team becomes an integral
part of the communities they
serve. Our experienced managers
ensure that we meet and exceed
our client's expectations. Allow
us to become a part of your com-
munity. Please visit g4s.ca or call
888-717-4447.

@,

Corporate Risk Services Software & Technology

&+ b

Systems Integration Security Personnel

www. TOcondonews.com
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Security, Safety & Fraud

Decision Making
continued from page 8

describes condo
corporations - strata
councils in British
Columbia - as “run by
elected volunteers with
little or no training ...
yet ... can issue fines
and has the power to
put a lien on your home
if you flout their
decisions.”

£

Condo living
democracy is described
as condo corporations
‘run by untrained
volunteers who are
frequently unprepared
for the task.” This can
result in flawed
governance where
problems can range
“from shouted

anarchy at meetings to

Continued page 10

December 2016

The Technology behind Condo Security continued

Condo Security
continued from page 8

Watergate, the 1972 hotel
break-in culminating in
impeachment of President
Richard Nixon in the USA, is
an example of what happens
when access control fails.
Security systems in a hotel
failed when a piece of duct
tape was used to prevent a
door from closing and
locking. That hotel employed
a combination of security
measures including a
security guard who noticed
that something was wrong
and notified authorities.
Since this day, it has been
recognized that the best
security measures require a
combination of security
personnel and technology.

p

COSTS
|

Another reality is that it is
expensive to employ security
personnel without technology
to protect a condo building.
Securing a single high-rise
condo building requires at
least two full-time security
personnel at all times. This
could cost upwards of

Toronto Condo News

$300,000 per year which is
more than most condo
corporations are willing to
pay. The lower cost option is
to employ fewer people along
with a range of assistive
technologies.

For most condo corporations
effective use of technology is to complement rather than
replace security staff.

Older Security Technologies Ineffective

Earlier generations of security cameras, with video
recordings, intended to deter “undesirables” were not as
effective as hoped. Their prime purpose was to capture
events for later review. They were effective at helping solve
crimes after they occurred but did little to proactively prevent
crime.

Intercom systems were implemented thus allowing residents
to buzz guests into a building without seeing them. It didn’t
take long until criminals realized they could buzz a number
of suites and someone would let them into the building.

One cost saving approach has been to use fake cameras as
a deterrent to criminal activity. As mentioned earlier video
cameras, real or fake, are ineffective at preventing crime.

Continued page 10
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Access control

Reception

Visitor registration
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Security, Safety & Fraud

Decision Making
continued from page 9

abusive bullying by the
President, members of
Council or rogue
members.”

The course explains
how to best participate
in condo meetings and
represent your rights.
It explains the costs of
avoidance in terms of
fines, special levies,
neglected repairs or
reduced property
value.

The course shows
condo owners how to
effectively make their
case on issues such as
noise complaints,
budget decisions and
maintenance
standards.

Click here for more

information.
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The Technology behind Condo Security continued

Condo Security
continued from page 9

Proponents of this approach
fail to understand the criminal
mindset. This approach can
create unnecessary problems
after a crime occurs and
residents learn security
cameras they thought were
helping to protect their
property are fake.

Today we have real-time video
images, dramatically improved
image quality, electronic
access doors and 24 hour
security staff.

These newer technologies,
combined with security
personnel, can provide
effective security for condo
buildings at lower cost than
relying solely on people.

Technology aids in security
but is not foolproof. Itis not a
substitute for security staff.
Furthermore, security
technology solutions require
regular maintenance and
periodic replacement.
Security technologies can be
circumvented by someone
with adequate desire or
motivation.

Effectively used, security
technology systems ensure
that building visitors can only
go so far into a building before
someone is alerted.

Toronto Condo News

Virtual
Doorman
Using the
Internet to
provide
concierge
services
with staff
not

& e
N

————— e .

= The

“hew face
e secunity

the building is one way to utilize technology.

A virtual doorman can be used to provide coverage for a
lobby area while security personnel are tending to duties
away from the main desk. This technology can also be used
to provide limited security services during time periods
where a physical security presence may not be necessary.

A virtual doorman could ask people loitering near an
entranceway to move on or contact police when there is a
security concern. Technology can allow a virtual doorman to
grant building access to guests and delivery staff, or to
contact building residents.

For condo buildings with school age children, a virtual
doorman could grant building access to those who may have

forgotten their key or fob. Another child friendly feature of

Continued page 11

Securing Your World

G4S Secure Solutions (Canada) Ltd.
703 Evans Ave, Suite 103
Toronto, ON M9C 5E9

Tel: (416) 620-0762 x 2615

Fax: (416) 621-4353

Cell: (416) 554-3018

Email: patricia.luciani@ca.g4s.com
www.g4s.ca

Patricia Luciani
General Manager,
GTA Residential

www. TOcondonews.com
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Security, Safety & Fraud

The Face of
Condo Fraud

California condo

manager has
become the face of
condo fraud.

The condo manager
has been charged with
conspiring to defraud
homeowners between
2007 and 2013.

The alleged crimes
were discovered after
she was fired from a
990-unit condominium
association. Nearly
150 false invoices for
uncompleted
construction work were
uncovered.

It is alleged that she
conspired with the
owner of a painting

Continued page 12
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The Technology behind Condo Security continued

Condo Security
continued from page 10

this technology is that
parents can be notified that a
child has arrived at home
once they swipe their
electronic card upon entering
the building.

Smart Technology Door
Access Devices

Condo buildings have many
access points. Each door
may be unlocked, locked or
accessible by use of a key or
electronic access device.

Exiting through a door is
generally allowed without
security. Entry generally
requires a key or electronic
access device unless a door
is unlocked. Some electronic
access devices include apps
which allow the device to be
“stored” on a mobile phone.
Electronic access devices
can be combined with
software to record which
device is being used and at

Toronto Condo News

www. TOcondonews.com

, which entrance.

All technologies fail to
provide security if they
are provided to anyone
other than registered
building residents. Lost
or stolen access devices
need to be reported,
cancelled and replaced.

Smart Internet Enabled Cameras
Internet enabled cameras do more than take pictures and
video.

When buzzed from the lobby or parking area, residents can
switch to a television channel to see who is at the door
before letting them into the building. These cameras can be
set up to “follow” visitors as they travel throughout a building
until the time they leave the building

One final comment on condo building security relates to suite
access. Condo suites within each building have a unique set
of keys. In the event of an emergency building management
requires access to each suite. They require a key for each
suite while ensuring this key is not accessible to
unauthorized employees or contractors. It is essential that
management tightly control access to these keys and
maintain a record of anyone accessing condo suites using
them.

Toronto
Condo News

‘Toronto is the Condo Capital of Canada!

Over 50% ofall Toronto residents reside in condos

Toronto Condo News is what
condo dwellers are reading.
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Condo Education

Filing Condo Insurance Claims
A Tactical Approach to Condo Corporation Insurance Claims
M t can be difficult for a account
continued from page 11 .
condo corporation to becomes a
decide when it is appropriate loss to an
to file an insurance claim. insurer, that
account could

There are times when it is lose their

more economical to pay for insurance

repair work as an operational coverage.

or reserve fund expenditure

rather than filing an insurance Claim history

claim. Understanding when is an important

: this makes sense is useful. component of cost when it comes to insurance. Where there
company by preparing , , )
o is a history of many or large value claims, a condo
and paying invoices for . . . . : .
St Insurance companies exist to corporation can pay higher premiums or possibly be dropped
= make money. As a condo from its insurance policy. Factors affecting this decision
conspirator would I o . .
- ; corporation’s claim history include cause of loss and amount of the deductible.

deposit cheques in an i

and/or payouts increase, that
account. They shared o . .

corporation is deemed riskier Continued page 13
the proceeds. . .

and more likely to be subject

e to a risk premium. When an

The condominium

association has an
annual budget of nearly
$5 million. The condo
manager had been
employed by the
association for more
than a decade and
received approximately
$200,000 a year.

STOP PINHOLE LEAKS IN WATER PIPES

Re-use all your existing Cold and Hot water pipes
Install for 3% of pipe replacement or epoxy cost

LEaC Shield’

Water Pipe Pinhole Leak Prevention

The board became
aware of suspicious
activity on a bank

Health Canada listed “Approved Food Additive”

NSF/ANSI Drinking Water Chemicals - Health Effect

Standard 60-2016 Approved
Continued page 13

Environmentally Friendly Same Program used by
- Starts Working Quickly Municipal Water Utillities
Phosphates are Previously Used Epoxy?
NOT used We can Help

www.leacshield.com G 2 Installed in one day
1.855.946.1783 info@leacshield.com ACMO ) FREE INSPECTION OFFERED

4
“artment Assoc®™

™
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Condo Education

Condo Fraud
continued from page 12

=g
" Y & ’

statement from the debit
card issued to the condo
manager. Withdrawals
had been made at
casinos. There were
also personal purchases
that included clothing.

The condo manager had
initiated a board policy
that prevented board
members from
communicating with
vendors or contractors.
At times she claimed
harassment when her
actions were
questioned. The condo
manager filed a lawsuit
against two residents in
2004 after being
accused of taking
“kickbacks” from a
contractor.

December 2016

Filing Condo Insurance Claims continued
A Tactical Approach to Condo Corporation Insurance Claims

Insurance Claims
continued from page 12

When damage is caused by
an uncovered loss, or the
damaged item is not
covered, there is no claim to
file. Any filing of a claim
would become part of the
claim history and not result
in a payout by the insurance
company.

A condo corporation
deductible is likely to be at
least $5,000, and possibly
much higher. When a claim
is below or even slightly
above the deductible, it may
be best not to file the claim.
There is little to no benefit to
doing so as adding to the
corporation’s claim history

can be
costly.

There are
risks when
deciding
not to file
a claim.
Should a
smaller = g
claim e e
escalate to something more substantial, late reporting
could impact on coverage. One way to mitigate this risk is
for the condo corporation to increase their deductible in
return for paying a lower premium. A prudent condo
corporation would then set these funds aside for use in
paying for damage repairs.

This approach transfers responsibility for certain insurance
claims from the condo corporation to individual owners or
residents. While individual suite repair costs may increase,
there tends to be an overall benefit to condo owners.

SYNLAWN"

The synthetic alternative to natural grass

LANDSCAPE - GOLF - PLAYGROUND - PETS Q O O

JOHN LARSEN

3211 Lenworth Drive
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torontoartificialgrass.ca
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Lets Talk

M oney is as
sensitive a topic

for individuals as it is for
condo boards.

In a family income
earners pool their
resources to pay bills.
Then things come up.
There are unplanned
dinners, clothing
purchases and social
events. Many of these
expenditures take place
without discussion or
consideration of the
overall budget. At the
end of the month there
may not be enough
income to pay for all
expenses.

Condo board
management is similar.

Continued page 15
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Condo Boards

The First Condo Board Meeting

New Condo Corporations

New condo corporations
go through a transition
period after the declarant
(developer) hands over
control of the corporation to

an owner-elected condo
board.

When this happens, the
condo board has some
priorities in addition to its
regular duties.

Performance Audit

This is an inspection
performed by an engineer to
determine if there are
structural deficiencies. The
performance audit is
mandatory if building
deficiencies are to be
covered by a Tarion
warranty. ldentified
structural deficiencies may
be covered under a Tarion
warranty and result in a claim
for payment or repair.

Reserve Fund Study
This planning
document identifies
anticipated current and
future cash
requirements for repair
and replacement of

building assets. This
first reserve fund study

is required by end of the first year after registration and is
completed by an engineer.

First Year Budget Deficit

The first year budget, upon which condo fees are based,
should be compared against actual expenditures. If condo
fees were unreasonably low or expenditures poorly
estimated there may be a budget deficit. The Condo Act
makes the “declarant” responsible for this deficit which can
be recovered by the condo corporation. This requires that
the declarant be informed of the deficit within 30 days of
receipt of audited financial statements. The declarant then
has 30 days to accept and pay the deficit. Disputes are
mediated or subject to binding arbitration.

Agreements
Agreements entered into by the declarant can be

terminated by the condo board.

What is Toronto saying about Toronto Condo News?

“Great publication.

| look forward to the issues and | save them on my iPad for future reference.”

“I think it is important for all condo owners to know this information.”

“I really appreciate your excellent choice of stories; they are uncannily right on

the mark as to the interests of condo owners and directors.”

Toronto Condo News
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Money
continued from page 14

There is a budget
estimating expenditures
for the year that should
be adhered to. Things
change. Some
estimates are too low.
Some expenses are
omitted from the
budget. Residents
make deserving
requests that are
approved but not
budgeted.

At the end of the year,
the condo corporation
may find they do not
have enough money to
pay the bills.

What happens? In all
likelihood, condo fees
are raised the next year
to cover this deficit.

A board should
understand their
fiduciary duty. They
should strive to keep
the condo corporation
in the black by not
approving expenditures
without first considering
the availability of funds.

December 2016

How Many Condo Corporations are There?

@ ntario has more than
10,000 condo
corporations and 750,000
condo units in Ontario
according to Marie-France
Lalonde, Ontario Minister of
Government and Consumer
Services. These figures are
confusing in light of available
data.

In 2009 it was reported that
there were 1,941 condo
corporations in Toronto and
8,788 in Ontario. In 2012 a
Toronto Star article reported
there were 6,750 condo
corporations in Ontario which
is a 23% decline.

According to the Ontario
Land Registry Office, there
are now about 2,500 condo
corporations in Toronto. If
accurate, this is growth —
28% over a seven year
period or about 4% per year
on average - in the number
of Toronto condo
corporations between 2009

Toronto Condo News

and 2016.

Available data is confusing
when it comes to growth or
decline in condo living.

On the street, growth appears
to be steady and dramatic.

Something is amiss. It makes
little sense that the number of
condo corporations in Ontario declined by 20%+ over a three
year period then started increasing only since 2012. For
those living in Toronto and surrounding areas, growth in
condo buildings — and condo corporations — has been
continuous for at least 20 years.

lllinois is another area having difficulty determining the size
of their HOA population. HOAs, or Homeowners’
Associations, are a comparable form of management to
condo corporations. The state’s Community Associations
Institute records identify 18,259 condominiums and HOAs in
the state during 2016. An independent study by Association
Evaluation Inc. found there were more than 50,000
condominiums and HOAs. This study found that 80% were
self-managed or managed by developers. It also found that
45% of the HOAs managed fewer than 24 units.

In lllinois there appear to be thousands of unregistered
condo associations and HOAs. These are primarily self-
managed properties not required to register with the state.

Toronto Condo
News has
been unable to
obtain
information on
the number of
self-managed
condo
corporations in
Toronto.
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Condo Life

Building
Trust
between
Condo
Owners and
the Board
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T ransparency is
important to
instilling confidence in
condo owners that
their money and

community are being
well managed.

Yet some condo
corporations fear
transparency. With
transparency come
misunderstandings,
scrutiny and criticism.

Well run condo

Continued page 17
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When Seniors Leave their Home

Canada Mortgage and
Housing Corporation
released a 2013 study about
how and when Canada’s
seniors transition from their

homes to special care
facilities.

The study makes it clear
that most seniors prefer to
remain in their home but are
typically forced out by
factors beyond their control.
Primary among these
factors is failing health.
Other factors include age,
income and lack of assistive
devices available at home.
Those who are single and
living alone are more likely
to reside in a special care
facility.

The study identified three
types of moves as people
age.

The first move is lifestyle
motivated and occurs
around the time of
retirement. Individuals
remain relatively active and
do not require additional
care or assistance.
Amenities and
conveniences are important
to them during this
downsizing phase. Typical
is a move from a single
family home to a condo
building.

Toronto Condo News

The second move
is often to be
closer to a primary
caregiver. These
individuals can
continue to live on
their own but
require help.

The third and final move is to an institution.

One way to postpone moving to an institution may be to
incorporate specific services in condo buildings or in the
nearby community. These services could be health-related
plus social services and programs. Easier access to these
services would support aging in place and allow seniors to
remain out of institutions for a longer period of time.

Today, Ontario relies on Community Care Access Centres
(CCACs) to help people access home and community-based
health care outside of a hospital. CCACs do not provide
services. They co-ordinate access to services —including
therapy, nursing and personal support — provided through
contractors. Services can be provided in the home or in
institutions.

Click here to access the CMHC study
Click here to access CCAC

For assistance in seeking in-home assistance or retirement
institutions Condo Resource Guide can help. Look under
Home Care or Retirement Homes for companies providing
these services.

www. TOcondonews.com Page 16
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Condo Boards

Building Trust
continued from page 16

corporations have
learned that being
transparent solves more
problems than it
creates.

Some tips to improving
transparency:

® Be clear on what
must remain private
and share this with
condo residents.
This prevents condo
owners from feeling
information is being
withheld from them.

e Sharing legally
mandated
documents with
condo owners is just
a start. Full board
meeting minutes,
committee minutes
and other

Continued page 18
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The Simple Solution to Most Condo Issues

Toronto Condo News

]n life most solutions to
problems are relatively
simple.

In condo management the
same is true. Virtually all
concerns can be easily
resolved if people can avoid
creating complexity. People
tend to create complexity
because they are lazy or to
avoid change. Both create
irrational conflict, confusion
and unnecessary cost to
condo owners.

Resistance to change is
strong even when the
change benefits everyone.

Good condo boards
understand that resistance
to change is often irrational.
They learn to avoid
personal biases and make
decisions based on practical
considerations to benefit the
condo corporation.

Take two examples.

Electricity costs are
skyrocketing. Older
condo buildings continue to
prefer bulk metering — the
status quo — over in-suite
sub-metering. Thereis a
wealth of information
supporting the financial
benefits of in-suite sub-
metering. Savings can

www. TOcondonews.com

amount to thousands of dollars a year
for individual suites and hundreds of
thousands of dollars a year for condo
corporations. Yet resistance is strong.
Opposition comes from those with >
anecdotal stories about the o '
ineffectiveness of in-suite sub-metering, ‘
innovative calculations to suggest I

experts are wrong when they present data from buildings
that have implemented sub-metering, and those who fear
they are energy hogs who will end up paying their fair share
should sub-metering be implemented.

Garbage smells. It should be deposited down a trash
chute or in the trash room. Signs are posted telling people
where to leave their garbage. Yet people leave trash sitting
on the floor, in the trash chute, in parking areas or
elsewhere. They discard items in the trash chute that are
too large and block the chute, thus requiring unblocking so
that the chute is once again usable. For the sake a few
seconds or the need to avoid a trip on the elevator, the
majority of condo residents suffer from the smell and sight
of garbage plus what can be permanent damage to walls
and floors.

In place of strict enforcement, some condo corporations
resort to costly and time consuming efforts that include
locking trash chutes at 10 pm to avoid disrupting residents,
paying cleaning staff to deal with trash in parking areas and
investing in security cameras. The cost can be tens of
thousands of dollars a year and loss of resale value without
solving the problem.

All of this is to deal with people who are too lazy to properly
discard their trash.

Each condo corporation must
choose between the common
good and catering to individual
biases. Quality buildings where
individuals prefer to reside
choose the common good.
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Building Trust
continued from page 17

informational
documents should
be shared with
condo owners whose
money is being
managed on their
behalf.

o Make
communications
easy. Allow condo
residents to contact
the management
office and board
members. For
volunteer board
members who do not
want their personal
lives disrupted,
establish an e-mail
address that is
shared with all condo
residents. Ensure
all communications
receive a response.

e Open up board
meetings for anyone
to attend. Establish
rules to ensure that

Continued page 19
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Sharing Your Home using Airbnb

Consider the Risks

H omesharing, or short-
term home rentals,
existed long before Airbnb.
Yet the ease in which it can
now be done using Airbnb
has turned homesharing
into an easy way to make
extra money.

In areas that are popular
tourist spots, residential
properties can be rented for
much less than hotel space.

There are significant risks to
homesharing. In a single
family house these risks are
primarily limited to the
homeowner. In a condo
building all condo residents
are forced to take on these
risks.

Many condominium
documents prohibit short-
term rentals. Some condo
owners willingly ignore
these risks to make a few
extra dollars. These owners
have chosen to treat the

What condo dwellers
are reading

Toronto Condo News

condo building as a hotel. By accepting money, these
owners may be operating a commercial business without
insurance, paying taxes or necessary licenses.

Some condo corporations may choose to
ignore the risks and thus put all condo owners
at risk. This risk is compounded when
individuals are inappropriately granted access
to common areas and amenities.

What happens when something goes wrong?

Liability — Strangers are being allowed in the building.
There is liability if they attack someone or cause damage
either to the suite or common areas.

Local Laws and Taxation — Revenue Canada requires tax
to be paid on income. There is also HST to collect and
submit. There may be licensing and safety requirements to
comply with.

Lack of Insurance - Homeowners insurance is unlikely to
cover business activities for a property identified as owner-
occupied. Renters insurance is unlikely to cover business
activities such as subleasing. If something is damaged or
someone is injured and insurance coverage is not applicable,
who pays? Building insurance costs can increase, or
coverage terminated, if an insurer has concerns about short-
term tenancies.

ors lead to better Condo Communities

> Resource Guide Condo Archives

.TOcondonews.com

rces readily available
o information system to TOcondonews.com
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Building Trust
continued from page 18

board business is not
disrupted while
allowing time for
residents to voice
concerns. Attendees
will have a better
understanding of the
difficult matters and
issues addressed by
the board. Attendees
who treat a board
meeting as an open
forum will need to be
controlled.

Building trust between
condo residents, condo
directors and
management is integral
to good condo
management. Building
trust ensures fewer
problems for managers
and board members.

Takes years to:build,
seconds to-break and
forever to repair.
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The Big Picture
The Future of Employment

§ N Y ith home prices
increasing so fast
over a relatively short period
of time, taking a look at how
people pay off their
mortgages should help to
understand where prices are

going.

For most, employment is the
primary source of income.
Paying off large mortgages
requires more money —
which comes from
employment income or
savings. And in this area
the future does not look
good.

Canada tends to follow the
US by about ten years.
Looking at where the US is
going gives clues to the
future of employment in
Canada.

Increasingly, the nature of
employment in the US is
changing. More and more
people are now employed in

=

the contingent work force. This includes contractors and
temporary employees. Many are not employed on a full-time
basis. What contingent workers have in common is no job
security, retirement plan or other benefits.

It wasn’t supposed to be like this.

In many ways
technology is to
blame. The
US, which is
typically
quicker at
embracing
technology,
leads Canada
in this respect.
Technology
has certainly

Continued page 20

Quality condo management required!

Condo Resource Guide
Can Help...

Look under Condo Management for condominium management services

Available at www. TOCondoNews.com

Toronto Condo News
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The Big Picture continued

The Future of Employment

Conversion of
Excess
Parking

Spaces to
Paid Parking

tis not uncommon

for condo buildings
to have a surplus of
parking spaces.

Some condo
corporations may wish
to convert excess
parking spaces to paid
parking available to the
public as a way to
generate revenue for
the corporation.

Toronto City Council
has decided that 100%
residential buildings are
not allowed to convert
their residential parking
spaces.

Residential condo
buildings with
commercial space can
convert unused parking
spaces to paid parking
available to the public.

December 2016

Future
continued from page 19

improved productivity. It
has created new ways of
working and scheduling.

Much of this has turned out
to be less desirable for
employees. Increased
automation has eliminated
many jobs. Many of those
jobs which remain have
moved outside the country.
Few employees are
benefiting from producing
more in less time and at less
cost.

Much of the technology
used to replace employees,
and which was expected to
replace jobs lost to
technology, is manufactured
in other countries. This
technology includes
software now used to
analyze data, measure
productivity and track sales.
These tasks once required
individuals with higher
education. Many of these
jobs no longer exist.

The Economic Policy
Institute reports that
productivity in the US rose
by nearly 22% from 2000 to
2014 During this same
period employee
compensation increased by
less than 2%. The

Toronto Condo News

remainder went to senior executives, owners and investors.

Employee benefits such as job flexibility have come with a
dramatic drop in income. The Government Accountability
Office (US) reports that 40% of employed Americans were
contingent workers in 2010.

Perhaps this explains why housing prices in most areas of
the US remain below what they were prior to 2008.

More than 50% of Toronto residents
live in condos.

Toronto Condo News delivers
your message to this market.

Contact Toronto Condo News at
www.TOcondonews.com or TOcondonews@gmail.com
to inquire about advertising options.
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