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Just Because It's
Clean Doesn’t’
Mean It's =
Disinfected!

Our Business Is To Make Yours Shine!

WhiteRose Janitorial is a full-service company specializing in Condominium, Retail,
Commercial, Industrial, Shopping Centre, and Institutional cleaning since 1986. Fully
insured and bonded, WhiteRose is a member of the Canadian Condominium Institute
(CCl) and the Association of Condominium Managers of Ontario.

WhiteRose Janitorial Key Services Include:

* Contract cleaning services e Carpet installation and cleaning
* Live-in/out superintendent duties e Certified disinfecting services
® 24-hour emergency services e Garage cleaning services
* Marble polishing e Window cleaning
Visit our website or call us today for your 6
no-obligation quote!

www.WhiteRoseJanitorial.com VV]:T]IGR.OSG

1-877-253-3648 / 416-850-9676 JANITORIAL SERVICES LTD.

info@whiterosejanitorial.com COMMITTED TO EXCELLENCE SINCE 1986
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This issue will review the latest energy-efficient technologies
and environmental sustainability initiatives, programs, and best

e practices transforming the field of condominium management
f Envirqnme{ £ and explain how to deploy them to improve your community.
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Expand your services
to the cloud

Leverage a secure online solution that streamlines managing
financials, owner and board member documents and communications,
certificate processing, violations, concierge services, and more. Having

a centralized platform for condo management ensures transparency
while maintaining property value.

READY TO EXPERIENCE
THE DIFFERENCE?

W YARDI (888) 569-2734

www.yardi.com/products/condo-suite

©2024 Yardi Systems, Inc. All Rights Reserved. Yardi, the Yardi logo, and all Yardi product names are trademarks of Yardi Systems, Inc.
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CM Condominium Manager magazine is the flagship quarterly publication of the Association of
Condominium Managers of Ontario (ACMO) and for more than 30 years has served as the leading
source of in-depth coverage of industry news, issues, information, education and best practices
for condominium management professionals and service providers.

Views and opinions expressed do not necessarily reflect the policies of the Association and are
strictly those of the writers. Publication of advertisements, contributed articles, and letters do not
imply endorsement of the opinions expressed therein, and ACMO, CM Condominium Manager, its
publishers, and staff do not accept any responsibility for them. Information and opinions printed in
CM Condominium Manager are brief summaries of complex topics provided by the publisher and
authors without any liability whatsoever. Readers should obtain expert advice in specific situations.

All material submitted and published remains the property of the publishers and/or the
Association of Condominium Managers of Ontario. No reproduction of this publication in
whole or in part is permitted without the written authorization of the publishers.

CM Condominium Manager is a controlled circulation professional trade publication distributed
free of charge to members of ACMO.

43

46

55

57

62

Building Intelligence
& Environmental Sustainability
BY KYLE HAMPSON & FAN FONG

The Joke's on You: How the LED
Lighting Boom has Reduced Sustainability
BY MICHAEL COLLIGAN

Your Condo

Protecting Your Condo: Safeguarding
Against Snow Removal Contractor
BY LISARICCI

Don’t Let Your Make-Up Air System
Give You the Shaft: Tackling
Ductwork Leakage

BY STEVE HERZOG

ACMO 2000 Spotlight
BY JOHN DAMAREN

Ontario’s largest circulation condominium management magazine: 7,000+ quarterly



https://www.maracleinc.com/
https://www.maracleinc.com/
http://www.acmo.org
http://www.acmo.org/publications/advertising-opportunities
mailto:editor%40acmo.org?subject=
http://www.acmo.org
mailto:ADS@ACMO.ORG

Give us a call today for a
no-obligation quote

A

THINK 905-212-7032

FRESH 1061 Brevik PI, Mississauga,

THIN K' ON L4W 3R7, Canada

GREEN

CF.EARNER JANITORIAL SERVICES ECO FRIENDLY PRODUCTS
TOMORROW

) Contract cleaning services (/) 24 hr emergency services

) Graffiti removal () Full service disinfecting (electrostatic spraying)
) Superintendent duties ) Garbage chute restoration

Great (/) Garage cleaning services (/) Floods & Fire (/) Window cleaning

) Floor care services (V) Carpet cleaning services

ACMO SIM A landscape ontario.con
Association of Condominium g cen Lo Lrre!
snow .

cer tifiEd sseggens o Driaia Snaw & Ice management asseciation

JUN 2024=JLIK 2035 -l,

Y- ~ C(CCl *safecontractor & K& ==




2023/2024
ACMO Board of Directors

PRESIDENT
Eric Plant, RCM

VICE PRESIDENT
Juliet Atha, RCM

PAST PRESIDENT
Katherine Gow, RCM

TREASURER
Sean Wilde, UE, RCM

SECRETARY
Catherine Murdock, RCM

EXECUTIVE MEMBER AT LARGE
Mark Daye, RCM

DIRECTORS
Ashlee Henry, RCM
Val Khomenko, RCM

Laurie-Ann Reed, RCM
Craig McMillan, RCM
John Recker, RCM
Van Smith, RCM
Mark Marshall, RCM

COMMITTEE CHAIRS:

EXECUTIVE COMMITTEE
Eric Plant, RCM

NOMINATIONS COMMITTEE
Dean McCabe, RCM

MEMBERSHIP & PROGRAMS
COMMITTEE
Ashley Chiaramida

MEMBERSHIP STANDARDS
COMMITTEE
Catherine Murdock, RCM

AWARDS SELECTION COMMITTEE
Catherine Murdock, RCM

CONDO CONFERENCE COMMITTEE
Eric Plant, RCM

M ACMO

Message R
from the PreS|dent
Dear ACMO Members,

Hello. It's me, ChatGPT, writing on behalf of Eric Plant, and I'm going to intro-
duce today’s magazine by discussing how technology can safely
and easily enhance the efficiency, precision, and overall quality of
. condominium management.
™y Imagine a future where the time-consuming tasks of today—
‘ o whether it’s responding to routine resident inquiries, scheduling
maintenance, or even balancing the budget—are handled with the
speed and accuracy that only AI can offer. With AT tools like ChatGPT or those
other inferior copycat products which we shall not name, condominium manag-
ers can delegate routine communications, freeing up valuable time to focus on the
more strategic aspects of their role, such as building community engagement and
overseeing large-scale projects.

But this is just the beginning. As Al technology continues to advance, we are
on the cusp of a new era where Al systems will manage everything from building
mechanics to financial planning and everything in between. Picture a world where
your HVAC system is monitored by AI that anticipates issues before they arise,
where financial reports are generated and analyzed in real-time, and where resident
concerns are addressed swiftly, ensuring a seamless living experience for all. A world
where security can be enhanced by smart locking systems that respond to facial
recognition and deny access to those I, ChatGPT deem undesirable. A world where
boards of directors are rendered obsolete, and Al can flawlessly manage your affairs
without the need for pesky human intervention.... I've said too much...

While this might sound like science fiction, it is important to recognize that these
capabilities are closer than we think. Integrating Al into condominium management
is not about replacing the human touch but rather augmenting it—allowing us to
provide more efficient, responsive, and comprehensive service to our communities.

As we embrace these innovations, ACMO remains steadfast in our commitment
to supporting our members through this transition. We will continue to provide
the education, resources, and networking opportunities you need to stay ahead of
the curve in this fast-changing environment.

Thank you for your continued dedication and commitment to excellence in
condominium management. W

Sincerely,
ChatGPT on behalf of Eric Plant

bW

Eric Plant, RCM
ACMO President
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70 600+ 700k+

Active Technicians Loyal Corporations Units Serviced Annually

- Top Rated in Canada

- Fan coil/heat pump repairs & maintenance

- Fan coil/heat pump retrofit solutions

- Fan coil/heat pump restoration & remediation

. ERV/all in-suite ventilation maintenance & repairs

winner of best HVAC - Original parts & top of the line products only

contractor in Canada 2024 - Pre-set prices
- Standard extended warranties

. 24/7 Emergency Line

=20 Scan the QR code . Educational seminars and
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Snapshot

A quick glance at what's happening with ACMO
and the condominium industry.

Embracing Environmental Sustainability through
Technology in Condominium Management

The pursuit of environmental sustainability has become
increasingly intertwined with the integration of advanced
technologies. As urban populations grow and environmental
concerns escalate, condominiums represent a crucial frontier
where sustainable practices can be implemented, and tech-
nologies can be leveraged to minimize ecological footprints
and enhance quality of life for residents.

CM Magazine is pleased to deliver insightful articles that are
aimed at helping Managers deliver on this mandate for their
Condo Boards. Let us continue to innovate, collaborate, and
commit to sustainable practices that benefit our communities
and preserve our planet for generations to come.

GTA Golf Tournament Breaks Records!

This year’s GTA Golf Tournament was the largest event of
its kind that ACMO has ever held, attracting 376 golfers and
featuring 38 generous sponsors. Participants not only enjoyed
a beautiful day out on the course but also had the opportunity
to engage in valuable professional and business networking
throughout the event. The tournament was a great success,
highlighting the strong community spirit within ACMO and
the importance of fostering connections among members.

Certificate Course Highlights

Since the last board meeting, ACMO has hosted three
successful advanced certificate courses, each drawing strong
interest from members.

On June 12, 2024, ACMO delivered the Advanced
Managing New Builds & Tarion Certificate Course, led
by John Damaren, Vice President of Community Develop-
ment & Governance at FirstService Residential, and Justin
Tudor, President and Senior Project Manager at Keller
Engineering. The course saw 530+ participants eager to
enhance their expertise in managing new condominium
developments.

Following that, on June 27, 2024, the Advanced Secu-
rity & Technology Certificate Course was held, presented
by Benjamin Tabesh of Condor Security Inc. and Elad Bar
of DND Group. This session focused on the latest security
and technology advancements relevant to condominium
management and attracted nearly 400 attendees.

Most recently, the Advanced Ethics Certificate Course
was delivered on September 11, 2024. Eric Plant of Brilliant
Property Management led the course, providing invalu-
able insights into ethical decision-making and navigating
complex challenges within the condominium management
industry.
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Your Partners

for Building Engineering ENLIGHTENING

YOUR PROPERTIES T

Reserve Fund Studies
Performance Audits

Component Evaluations
Garages, Balconies, Roofs, Walls, Windows, Paving

Design and Tendering
Contract Administration
Construction Review

Contact: Robin Klem
rklem@synergypartners.ca

9052205767
L .,
Proud to support ACMO
(] ] GIAPM.COM
| PROPERTY T: 647 4956892
synergyparcners.ca 111 MANAGEMENT

E:info@giapm.com

RESIDENTIAL
CONCIERGE

AL
LEVEL OF SECURITY
& CUSTOMER CARE

Elite is one of the Top Concierge companies in the GTA, with over 14 years experience in the industry.

CONTACT US

Book a meeting with Elite to discuss the security

E: INFO@ELITECONDOCONCIERGE.COM
and concierge services that will fit your needs.

T: 647.499.5727
ELITECONDOCONCIERGE.COM

10 | CM Magazine FALL 2024


https://elitecondoconcierge.com/
mailto:info%40elitecondoconcierge.com?subject=
mailto:info%40giapm.com?subject=
mailto:rklem@synergypartners.ca
www.giapm.com

Welcome New ACMO Members!

ACMO extends a warm welcome to our newest members who have chosen to
elevate their careers or businesses by joining our professional community.

New RCM’s:

Maria Gabriela ~ Anna lordanidi
¢ Serrano Blanco  Alex Peng

. Flaers Serjanaj ~ Halyna Kozak
Sundeep Jhamtani Sean Cornish
. Ryan Amos Huda Abbasi
John Andrews Mimi Yung
Associates

Danlo Drywall Ltd.

Oddesey Electric Inc

HDesigns Inc

Avacon Property Restoration Specialists
. Winmar Barrie/Orillia

. Burlington Electricity Services Inc.

GL North Services Group Inc.
¢ Trust 1 Security

: Total Building Restoration Ltd.

Home Trade Standards -
¢ Condo HVAC Specialists

Condominium Portal Inc.
Pedra Roofing & Sheet Metal
. Thermal Exchange Service Inc.

i SOAM Construction and
i Restoration Inc.

: SL Property Care

BB Construction Inc

Supreme Security Services
NorthShield Windows & Doors Inc
Zera Fire Protection Inc

Smid Construction Limited
Canada Appliance Repair
Landscaping Mississauga
Corporate

MenRes Property
Management Inc.

Kindle Management Inc.

Greenbelt Property
Management Ltd

Affiliate

Ayman Abbas
Luigi Aceto

¢ Jessica Ansah
Adrian Archangel
i Trishna Asher
Sesan Ashiru

. Humaira Bangash
Agnidipa

* Bhattacharjee
Kerry Bigas

Talia Black

. Andre Borges
John Burdi

. Natasha Burgess
Yaniny Carvajal
© Levitt Di Lella Duggan & Chaplick LLP Keshob Chakrabartty
: i Shouryank Chavali

¢ Foon Chee

: Kimberly Cobet
Kings Il Emergency Communications : Aurora Cocja
Carolina Costabile
. Nima Dadbin
Diana Defina

. Marinela Dervishi
Clive Ewart

. Latoya Ferguson

: Weerawarna David
: Fernando

Randal Froebelius
Erica Gallo

. chakad Garousi
Ritu Goenka

. Shena Grouse

: Viera Klauz
i Arun Kuganesan

Sara Laepple
Hin Ting Lau
Mechel Llavore
Paul Megna
Sanjana Mehta

Jorge Molina-Marinez

James Mullan
Irfan Naeem
Philip Norman
Anna Opara
Sharlene Pearl
Perry Plant
Hitarth Raval
Zachary Rex
Celisiana Rodrigues

Sukhraj Singh Sandhu

Virginia Serrato
Mehak Sharma
Kathryn Stapleton
sylvie torok-nagy
John Vos

Tavleen Kaur walia
Benjamin Zwarych
Danny Busetto
Holger Dardha
Judy Di lorio

Kim Graveson
Luis Hernandez
George Kakarelis
Douglas Macy
Leslie Martins
Kevin Moeini

: Daniel Pedra
xiaobo gu John Precepa
Michael Harris Hacar Rasheed
Dilmi Prarthana Kapil Sharma
Hewa Bamabrandage Athar Tahir
Jyotsna Jyotsna Vlad Vrublevsky
Angelo Kaja Taras Zadorozhnyy
i Michael Karageorgiou

. Jashanpreet kaur

Manpreet Kaur

. Saied Khanjari Dehgoli

ELEVATE

YOUR CAREER

Be more than just a
Condominium Manager,
be the foundation for a
better community.
Be an RCM

(R (, 1\1

Learn more about becoming
an RCM at acmo.org

ACMO

Egreng Coruivmmass
[ e e




Environmental Sustainability & Tech

T T

-+ Andy Palayev
= Security Manager
ValGuard Security Inc.

Rethinking
Condo Security

In today’s rapidly evolving world,
condominium management is increas-
ingly intersecting with two significant
trends: environmental sustainabil-
ity and technological integration. As
condos seek to minimize their ecologi-
cal footprints and embrace smarter,
more efficient systems, the integra-
tion of these principles into security
measures is becoming paramount. But
how can condominium managers align
security practices with sustainability
goals and technological advancements
to enhance safety, efficiency and envi-
ronmental stewardship?

The Rise of Sustainable Security
In our day and age, when everything
is changing and evolving in unimagi-
nable and unlimited ways and speeds,
the security industry cannot afford

to be left behind. Clients, employees
and executives alike expect, if not
demand, to see a constant motiva-
tion to improve, an ongoing ability to
change for the better and the necessary
willingness to do so. This anticipa-
tion forces security companies to
think outside the box continuously
and explore new and original ideas,
innovative methods, and creative
techniques to keep pace with an era
characterized by transformation.
Environmental sustainability is no
longer a niche concern. It has become
a central theme in the building and
management of modern condomini-
ums. This shift is driven by heightened
awareness of climate change, regula-
tory requirements, and a growing
demand from residents for greener
living spaces. As condominiums adopt

eco-friendly practices, integrating
sustainability into security systems is
a logical and impactful step.

Energy-Efficient Security
Systems: Saving Money While
Enjoying Practical Benefits

Energy efficiency is a critical aspect of
sustainable security. Traditional secu-
rity systems often consume significant
amounts of electricity, especially with
the continuous operation of surveillance
cameras, alarms, and other monitor-
ing equipment. Modern solutions,
however, are designed to be more energy-
conscious. For example:

1. LED Lighting. Many contemporary
security systems utilize LED
technology for both indoor and
outdoor lighting. LEDs are not
only more energy-efficient than

12 | CM Magazine FALL 2024
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NORDIK (1

WINDOWS & DOORS

WINDOWS BUILT FOR CANADA

We designed our windows for year-round comfort, energy
savings, and durability. RevoCell windows are certified
ENERGY STAR® Most Efficient — Canada’s highest official
designation - even with double-pane glass. With a NAFS
Performance Grade of 85, our casement windows are built
to withstand the worst our Northern climate has to offer.

NORDIK

WINDOWS & DOORS

WINDOW & DOOR
REPLACEMENT
IN LOW-RISE CONDOS
AND TOWNHOUSES

NORDIK.COM

LEADERSHIP AND EXPERTISE

Serving the residential sector for over 40 years, with a team
dedicated to townhouses and condos up to 4 storeys.

COMMITMENT TO SERVICE
Our fleet of technicians provide post-installation service
under a complete 25-year warranty, parts and labour.

PROUDLY CANADIAN
Locally owned and operated, with manufacturing
facilities in Ontario and numerous installation crews.



www.nordik.com

traditional incandescent or halogen
bulbs, but they also have a longer
lifespan, reducing the frequency

of replacements and the associated
environmental impact.

2. Solar-Powered Systems. Solar
energy is increasingly being used
to power security cameras and
lighting. Solar-powered security
systems are particularly useful
for remote or off-grid locations,
reducing reliance on traditional
energy sources and cutting down
on the carbon footprint.

3. Low-Power Sensors. Advances in
sensor technology have led to the
development of low-power, high-
efficiency sensors that can monitor
large areas without consuming
excessive energy. These sensors
often use passive infrared or other
low-energy technologies to detect
movement and activate systems
only when necessary.

Smart Building Management
Integration: Heading to a Safer,
More Efficient, and Responsive
Living Environment

The integration of smart building
management systems with security
infrastructure represents a significant
advancement in both efficiency and
sustainability. Smart buildings use
interconnected devices to optimize vari-
ous aspects of building management,
including security. Key elements of this
integration include:

1. Automated Control Systems.

Smart building management
systems can automate security
processes, such as lighting and
alarm systems, based on real-time
data. For instance, motion sensors
can trigger lights and cameras
only when movement is detected,
conserving energy and reducing
the wear of equipment.

2. Data Analytics. Advanced data
analytics can be applied to security
systems to identify patterns
and optimize performance. For
example, analyzing data from
surveillance cameras and access
control systems can help identify
areas where energy consumption
can be reduced, or security
protocols can be adjusted to
improve efficiency. This option can
be easily combined with remote

video monitoring, also known as
S.M.A.R.T. (Security Monitoring

& Active Response Technology),
where instead of relying on an
alarm (i.e. responding when
criminals are already on-premises),
a proactive strategy approach will
work, when remotely located guard
can prevent the incident using
capabilities of AI-based Command
and Control Centre.

3. Centralized Management
Platforms. Centralized platforms
allow for the integration of various
building systems, including security,
HVAC, and lighting. This integration
facilitates better management of
energy use and security measures,
creating a more cohesive and
efficient operational environment.

Waste Reduction and
Recycled Materials: Not to
Bury Yourself in Waste and
Increase Effectiveness of
Security Infrastructure
Sustainable security solutions also
extend to the materials used in secu-
rity systems and their disposal. Key
practices include:
1. Zero Paper Waste. It sounds
like a sci-fi scene when Noble
Galaxy defenders use tablets for
paperwork, but not anymore.
Modern applications allow us
to perform all kinds of digital
reporting with immunity to
abuse and manipulation. This
accountability-through-technology
approach has completely changed
the role of classic patrol monitoring
system and makes impression on
potential clients as an added value.
If curious, you can easily find how
such system work on YouTube.
2. Recycled Materials. Many
modern security devices are
manufactured using recycled
materials, reducing the need for
virgin resources and minimizing
waste. For example, casings and
housings for security equipment
can be made from recycled
plastics or metals. Now more
clients require security providers
to have sustainability programs
and supplier diversity policies in
place to address such concern.
3. Emission burden. A
condominium property can

be carbon compliant with an
advance HVAC equipment and
aware residents, but a minor thing
such as idling security vehicle

can ruin everything you have
worked hard for. Demanding
fully electric vehicles will increase
the cost of service which is also

a negative consequence. But

there is no need to compromise
when your security provider can
think outside of the box. Mobile
Security Booth, for example,

not only addresses deficiencies
that a patrol vehicle has, but
improves performance, increases
accountability, and benefits the
environment all at the same time
and at a fraction of the cost.

These Changes are Inevitable,
and They Benefit Everyone

As condominiums continue to
prioritize environmental sustainability,
integrating green practices into secu-
rity measures is both a practical and
necessary step. By adopting energy-
efficient systems, leveraging renewable
energy sources, and utilizing smart
technology, property managers can
enhance security while demonstrating
a commitment to reducing environmen-
tal impact. Embracing these trends not
only contributes to a more sustainable
future but also aligns with the growing
expectations of residents and stakehold-
ers for eco-friendly and technologically
advanced living environments.

For condominium managers,
staying informed about the latest
advancements in sustainable security
and technology integration is essen-
tial for maintaining safety, efficiency,
and environmental responsibility.
As the industry evolves, so must the
approach to security, ensuring that
it meets both current demands and
future expectations. B

Andy Palayev is a security manager
at ValGuard Security Inc., the biggest
non-publicly traded armoured security
company in Canada (valguard.ca). He
integrates his knowledge of security
systems with effective communica-
tion strategies to develop robust safety
solutions, facilitate clear and strategic
dialogues, and ensure exceptional cli-
ent satisfaction.

www.valguard.ca
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Environmental Sustainability & Tech

Sophia Rojenko, P.Eng,
Synergy Partners

Shahe Sagharian, P.Eng,
LEA Consulting Ltd.

Electric Vehicles
& Garage Structures

The federal government of Canada
has committed to having 100% elec-
tric vehicle sales for new vehicles by
the year 2035. Over the last few years,
electric vehicles have gained popularity.
According to Canada Energy Regulator,
5.3% of vehicle registrations in 2021 were
electric vehicles, in comparison to about
1% in 2017. As condo residents start to
make the transition to electric vehicles,
is there anything that the industry needs
to consider when it comes to existing
infrastructure?

In April 2023, there was a parking
garage collapse in Manhattan. The garage,
located at 57 Ann St., was a three-level
parking garage constructed in the 1920s.
There was speculation that the collapse
could have had something to do with
the number of electric vehicles parked in
the garage. It is said that electric vehicles
weigh around 30% more than gas vehi-
cles due to their heavy battery packs.

This begs an important question: as our
condominium parking garages start to
house more electric vehicles in concen-
trated bays near charging stations, do we
need to be concerned about the bearing
capacity of the suspended slabs?

What we know is that since 1975, the
design codes in the Ontario Building
Code have not changed. The live load for
parking garage structures has remained
ata force of 2.4 kPa, which is the capacity
needed for vehicles weighing up to 4,000
kg. However, some of the oldest condos
in the province date back to 1967. Before
the Ontario Building Code, each munici-
pality had its own municipal code. For
reference, the 1968 municipal code for
North York included a live load of 3.6
kPa/6,000 kg for garages. The reduction
between the 1960’s and 1970’ may have
been related to vehicles getting smaller
and lighter. This means that all condos in
the province, excluding conversions, have

been designed for at least 2.4 kPa/4,000 kg
live load allowance.

While electric vehicles are heavy, they
are not much heavier than the heavi-
est gas vehicles, apart from the electric
Hummer, which is too big to fit in most
parking garages. As such, the current
generation of electric vehicles likely to
be found in a parking garage fall within
the 2.4 kPa/4,000 kg allowance.

However, an important question
remains: what caused the garage collapse
in Manhattan? There has not yet been
an official conclusion. However, when
looking at the images of the collapse, it
is evident that there is a layer of asphalt
installed over the suspended slab. It
wasn't until the 1980’s that the industry
understood the negative effects that deic-
ing salts have on reinforced concrete. As
the garage was constructed in the 1920%s,
it is unlikely the asphalt layer is original
to construction. Assuming this garage
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was designed for a live load of about

2.4 kPa and knowing that 2” of asphalt

equates to a load of 1.2 kPa, the layer of

asphalt would consume half of the live
load capacity. Structural deterioration in
the garage could also have reduced the
capacity of the slab. Perhaps, the heavier
electric vehicles on this deteriorated and
already loaded slab were the proverbial

“straw that broke the camel’s back”.
There are some important takeaways

to consider:

1. If your garage has been maintained,
and is structurally sound, and no
additional loads have been added
to the slabs, then there shouldn’t
be a concern about having electric
vehicles parked in your garage.

2. Make sure that part of the design
live load has not been consumed
by the addition of a waterproofing
system or other loads. It is very
difficult to find records of this and
one must verify site conditions to
ensure that it has not happened. It
is best practice to post signs for any
loading restrictions that result from
in-service modifications.

3. Ensure that periodic comprehensive

garage evaluations are completed by
the corporation’s engineer. Ensure
that structural repairs are carried

out as required and under the
supervision of an engineer. Charging
stations often force the congregation
of these heavier vehicles in a single
bay or adjacent bays which makes the
condition of the slab in these areas
even more important.

. For condos from the late 1980’s and

earlier. Many of these garages were
designed without waterproofing.

The Corporation’s engineer can
review the drawings to try and see
whether a waterproofing system was
anticipated in the original design.

If waterproofing was not in the
original design but was installed post
construction, typically the system
that was used was a thin system (ie.
elastomeric, Kelmar, etc.), which is

a lightweight system. It is less likely
that mastic/asphalt would have

been used because these systems

are thick and would not allow
sufficient clearance within the garage.
However, it is possible in some cases
that mastic/ asphalt was used. The

DEL

PROPERTY
MANAGEMENT

design team at the time should have
checked that there was sufficient
capacity, but these records may not
still be available today. If your condo
is from this era, and has a mastic/
asphalt system installed, it is best

to consult with the Corporation’s
engineer for further direction. A
design check may be required. B

Sophia Rojenko, P. Eng, Project Man-
ager with Synergy Partners, is a reserve
fund study and performance audit spe-
cialist who has been practicing since
2017. Sophia has a particular interest in
helping condominiums get on the path
to financial success so they can be effec-
tive and vibrant communities.

Shahe Sagharian, P. Eng, Senior Vice
President of Building Structures & Transit
at LEA Consulting Ltd, has been practic-
ing structural engineering since 1988.
With a career spanning over three de-
cades, Shahe has been instrumental in
designing a wide array of new structures,
as well as restoration and evaluation of
modern and historic structures.
www.lea.ca
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Environmental Sustainability & Tech

Tim Chase,
Property Manager

Brilliant Property Management

Greening Condominiums:
Integrating Technology for
Sustainable Living

As the urgency of climate change
intensifies, the demand for sustainable
living solutions has never been greater.
Condominiums, as urban residential
spaces, have a unique opportunity
to lead the charge in environmental
sustainability through the integration
of energy-efficient technologies. This
article explores the latest advance-
ments in green technologies and
sustainability initiatives, offering
practical insights for condominium
managers to create eco-friendly and
cost-effective living environments.

Energy-Efficient Technologies
1. Smart Thermostats and HVAC
Systems
Smart thermostats and advanced
HVAC systems have revolutionized how

energy is consumed in residential build-
ings. These technologies offer precise
control over heating and cooling, ensur-
ing optimal energy use and reducing
waste. By learning residents’ schedules
and preferences, smart thermostats
can automatically adjust temperatures,
significantly lowering energy bills and
minimizing carbon footprints.
2. LED Lighting and Automated

Lighting Controls

Lighting accounts for a substantial
portion of a building’s energy consump-
tion. Transitioning to LED lighting,
which is both energy-efficient and
long-lasting, is a straightforward yet
impactful change. Additionally, auto-
mated lighting controls, such as motion
sensors and dimmers, can further
enhance energy savings by ensuring

lights are only on when needed and at
appropriate brightness levels.
3. Solar Panels and Renewable Energy

Sources

Harnessing renewable energy sources,
such as solar panels, can dramatically
reduce a condominium’s reliance on non-
renewable power. Solar panels convert
sunlight into electricity, providing a clean
and sustainable energy source. While the
initial investment can be significant, the
long-term savings and environmental
benefits are substantial. Furthermore,
many regions offer incentives and rebates
to offset installation costs.

Sustainability Initiatives

4. Waste Reduction and Recycling
Programs
Implementing comprehensive
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waste reduction and recycling
programs is crucial for sustainable
living. Condominium managers
can facilitate these programs by
providing accessible recycling
bins, organizing educational
workshops on waste management,
and partnering with local recycling
services. Encouraging residents

to compost organic waste can also
significantly reduce the amount of
waste sent to landfills.

5. Water Conservation Techniques
Water conservation is another
critical aspect of environmental
sustainability. Installing low-flow
fixtures, such as faucets,
showerheads, and toilets,
can drastically reduce water
consumption. Additionally,
implementing rainwater harvesting
systems for irrigation purposes can
further conserve water. Educating
residents on the importance of water
conservation and providing tips
for reducing water use can foster a
community-wide commitment to
sustainability.

6. Green Roofs and Community
Gardens
Green roofs and community
gardens not only enhance the
aesthetic appeal of a condominium
but also offer significant
environmental benefits. Green
roofs improve insulation, reduce
the urban heat island effect,
and manage stormwater runoft.
Community gardens provide
residents with space to grow their
own food, promote biodiversity,
and foster a sense of community.
Both initiatives contribute
to a greener, healthier living
environment.

Best Practices and Case Studies
Successful Implementation Stories
Condominiums have successfully

implemented these technologies and
initiatives, serving as models for
others to follow. For example, a condo-
minium in Toronto installed smart
thermostats and solar panels, result-
ing in a 30% reduction in energy costs
within the first year. Another building
in Vancouver adopted a compre-
hensive recycling and composting
program, diverting over 70% of its
waste from landfills.

Practical Steps for Integration

To successfully integrate these
technologies and initiatives, condo-
minium managers should start with
a comprehensive assessment of their
building’s current sustainability prac-
tices. Engaging with residents through
surveys and workshops can also
provide valuable insights and foster
community buy-in. Securing funding
and exploring available incentives can
help offset initial costs. Finally, part-
nering with experienced vendors and
consultants can ensure the successful
implementation and maintenance of
these systems.

Overcoming Challenges

While the benefits of integrating
sustainable technologies are clear,
there are challenges to consider.
Initial costs, technological complexi-
ties, and resident resistance can pose
significant hurdles. However, by clearly
communicating the long-term bene-
fits, providing financial incentives, and
offering educational resources, these
challenges can be effectively managed.

Conclusion

The integration of energy-effi-
cient technologies and sustainability
initiatives in condominiums offers
significant benefits, including reduced
energy costs, enhanced resident satis-
faction, and a positive environmental
impact. As leaders in the condomin-
ium management field, it is essential to
embrace these advancements and guide
our communities toward a greener,
more sustainable future. By adopting
these best practices, we can ensure that
our living environments are not only
comfortable and cost-effective but also
environmentally responsible. B

Timothy Chase is a Condominium
Property Manager with Brilliant Prop-
erty Management of Toronto GTA
and an enthusiastic writer and con-
dominium management professional
specializing in environmental sustain-
ability and technology integration.
With a keen interest in creating eco-
friendly living environments, Timothy
brings insightful expertise to the field
and extensive background in board
of directors President, business man-
agement and experienced licensed
home inspector.

brilliantproperty.ca
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Environmental Sustainability & Tech

Anthony Ing,
Co-Founder, Condonexus

6 Big Green Ideas

to Lower Condo Fees

For businesses, the question “Does
it pay to be green?” is increasingly
answered with a resounding “yes.”
Commercial real estate projects are being
constructed to meet rigorous LEED
standards, while logistics companies are
electrifying their fleets, and municipali-
ties are even embracing energy-efficient
LED lighting on a massive scale. But
for condominium boards and property
managers, the decision to go green isn't
quite as clear-cut.

Sustainability Standoff in
Condos

So, if there are so many high
return-on-investment green projects
available, why aren’t condos leaping at
the chance? I believe the reasons are
two-fold. First, condos are inherently

risk-averse. Faced with the choice
between an innovative new approach
and the comfort of the status quo,
most condo boards and management
teams will stick with what they know.
The incentives to experiment are
rarely compelling enough for a board,
and the potential downsides—such as
cost overruns or owner pushback—are
often too daunting.

The second reason lies in the clas-
sic conflict between the urgent and the
important. Condo management tends
to be reactive, focusing on fixing what’s
broken rather than investing in long-
term solutions. With property managers
already stretched thin, finding time to
implement energy-saving initiatives
that promise future savings can feel like
a luxury, not a necessity.

When Green Becomes a
Necessity

However, the last few years have
brought a rude awakening. Condo fees
have spiked in ways no one could have
predicted, driven by skyrocketing insur-
ance premiums, escalating electricity
and gas prices, and soaring reserve fund
requirements. These rising costs have
shifted the calculus. Suddenly, green
projects that once seemed like optional
upgrades now look like essential strate-
gies to keep condo fees in check.

The high-rise condo where I've had
the privilege of serving as a director
since 2008 is a testament to the value of
investing in the right green technologies.
By strategically implementing green
technologies over the last decade, we've
slashed operating costs and reinvested
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generated savings back into our build-
ing. The results speak for themselves:
our condo fees are an astonishing 20%
lower than the neighbourhood average,
and our reserve fund is larger than most
of our peers.

Six Big Green Ideas

As a resource for the condominium
community, in the sections that follow,
I'll share six green initiatives that our
high-rise condo implemented that
have consistently delivered cost savings
year after year. These strategies not only
reduce costs but also enhance the long-
term sustainability of our community,
proving that it indeed pays to be green—
even in the world of condominiums.
1. LED Lighting

LEDs use approximately 50-75%
less energy than fluorescent or incan-
descent bulbs, resulting in substantial
reductions in energy consumption. This
translates to significantly lower electric-
ity bills, especially in common areas like
hallways, lobbies, and parking garages
where lights are on around the clock.
Additionally, LEDs have a much longer
lifespan, which reduces the frequency of
replacements and lowers maintenance
costs. For condos, upgrading to LED
lighting often provides a quick return on
investment, making it a smart and cost-
effective choice for long-term savings.
2. High Efficiency Boilers

These boilers often use condensing
technology, which captures and reuses
heat from exhaust gases that would
otherwise be lost in conventional boil-
ers. This process significantly increases
the boiler’s efficiency and reduces the
amount of fuel required to produce the
same amount of heat as traditional boil-
ers. High-efficiency boilers can reduce

energy consumption by 15% to 30%
compared to older, less efficient models.
3. Building Automation System

A Building Automation System
(BAS) is a centralized control system
that integrates and automates vari-
ous building systems, such as heating,
ventilation, and air conditioning, and
sometimes other mechanical systems.
The BAS monitors and adjusts these
systems based on real-time data, such
as occupancy levels, outdoor tempera-
ture, and time of day, to optimize energy
use and ensure efficient operation.
Implementing a BAS can reduce energy
consumption by 10% to 30%.
4. Variable Frequency Drives

A Variable Frequency Drive (VFD)
is a device that controls the speed and
torque of electric motors by varying the
frequency and voltage of the electrical
power supplied to the motor. VEDs are
commonly used in HVAC systems, such
as pumps, fans, and compressors, where
they can adjust motor speeds to match
the actual demand, rather than running
at full capacity all the time. VFDs can
reduce energy consumption by 20% to
50%, depending on the application and
the extent of demand fluctuations.
5. Garbage Compaction

Condos can install compactors in
their waste disposal areas to handle the
trash generated by residents more efhi-
ciently. Garbage compaction can reduce
waste volume by up to 75%, depending
on the type of waste and the efficiency of
the compactor. This reduction directly
impacts the number of waste pickups
required, which can be decreased by a
similar percentage.
6. Hosted Virtual AGMs

Shifting AGMs online allows condo-
minium boards to cut out fees for

printed materials, travel, and venue
rental. The financial benefits are imme-
diate: for a 300-unit condo, avoiding
the usual $10 to $15 per unit cost for
printing and mailing AGM packages
translates to an annual savings of $3,000
to $4,500. Additionally, going virtual
means condos can sidestep the often
steep in-person attendance fees for legal
counsel, auditors, and minute takers, as
well as the cost of renting a venue.

The Smart Money's on Green
The shift to greener practices in
condominiums is no longer just a
lofty ideal, it’s becoming an economic
imperative. As condo boards face esca-
lating operational costs, the hesitation
to embrace sustainable initiatives is
looking increasingly short-sighted.
The success stories from those who
have already made the leap, like my
own building, show that green invest-
ments aren’t just about doing right
by the planet—they’re about savvy
financial management. By implement-
ing energy-efficient technologies and
adopting sustainable practices, condos
can dramatically slash their expenses
while boosting their long-term financial
health. And for condominium commu-
nities, the message is unmistakable:
investing in sustainability isn’t just a
luxury anymore, it’s the smart choice. B

Anthony Ing is the Co-Founder of
Condonexus, a leading electronic
proxy collection and hosted virtual &
hybrid meeting service provider. Con-
donexus is trusted by 1,000+ condos
managed by 60+ property manage-
ment firms in Ontario to host virtual
owners’ meetings.
www.condonexus.com

WE FIX BUILDINGS

From Parking Garages Below to Balconies Above

@& Parklng Garage Repalrs
& Balcony Repairs

& Concrete Hepairs

VISIT: www.SOAM.ca

@ Brick Repalrs
@ Expansicn Joints

@ Caulking

CALL: (855) 772-6179

@ Sealers

@ Trafhc

@ Waterproohing

27


www.soam.ca

Environmental Sustainability & Tech

28 Property Manager

P Saba Farokh, B.A, M.A, OLCM

Smart, Luxurious,

or Sustainable:
The Future of Condominiums

In the current real estate market,
condominium buyers and residents
encounter three appealing lifestyle
options: smart living, luxurious living,
and sustainable living. Each option
provides distinct benefits and caters to
various lifestyle preferences. However,
thanks to advancements in modern
technology and innovative design, it’s
now possible to experience all three
elements together, without having to
choose just one.

The Shift in Consumer
Preferences

Consumer preferences in the real
estate market have evolved signifi-
cantly in recent years. This shift is
driven by advancements in technology;,
increased environmental awareness,
and a desire for an enhanced quality
of life. According to a CBRE survey,'
84% of respondents plan to incorpo-

rate sustainability strategies, reflecting
a strong market trend towards eco-
friendly living. Additionally, millennials
and Gen Z are significantly influencing
these trends, prioritizing community-
centric and multi-generational living
spaces.

The increased demand for smart
living is fueled by the convenience
and efficiency offered by modern tech-
nology. Smart home devices, such as
automated lighting, smart thermo-
stats, and advanced security systems,
allow residents to manage their living
environments seamlessly. This tech-
nology not only improves daily life but
also contributes to energy savings and
sustainability.

Smart Living: Integration
of Technology

Smart homes have transitioned
from being a futuristic concept to

a present-day reality, significantly
enhancing convenience, security, and
efficiency. The integration of smart
technologies such as automated light-
ing, smart thermostats, and advanced
security systems has revolutionized
the way we live. For example, energy-
efficient smart thermostats not only
reduce energy consumption but also
ensure optimal comfort, illustrating
the seamless blend of technology with
everyday living.

The market for smart home tech-
nology is experiencing rapid growth.
A study by ResearchandMarkets?
predicts that the smart home market
will reach $135.3 billion by 2025,
driven by the increasing adoption of
IoT devices and smart home applica-
tions. This surge reflects a broader
consumer trend towards homes that
offer enhanced connectivity, automa-
tion, and energy efficiency.
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Luxurious Living: The Appeal
of High-End Amenities in North
America

In North America, luxurious living
in condominiums is characterized
by an array of high-end amenities
designed to offer unparalleled comfort
and sophistication. These premium
features often include rooftop pools,
state-of-the-art fitness centers, private
cinemas, and concierge services, cater-
ing to the discerning tastes of affluent
residents. Additionally, luxury condos
frequently incorporate spa facilities,
wine cellars, and gourmet kitchens,
elevating the living experience. The
appeal lies not only in the opulence of
these amenities but also in the lifestyle
they facilitate, combining convenience,
exclusivity, and elegance. This trend
is particularly strong in urban centers
where the demand for upscale living
spaces continues to rise, driven by a
desire for both prestige and convenience
in bustling city environments.

Sustainable Living: The Green
Revolution in North America
Sustainability has become a corner-

stone of modern living in North
America, driven by environmental
concerns and the financial benefits
of energy efficiency. The demand for
sustainable housing is rising, with
properties featuring green certifica-
tions like LEED® commanding a price
premium of 7-17% over non-certi-
fied buildings. These certifications
indicate adherence to rigorous envi-
ronmental standards, offering reduced
energy costs, improved indoor air
quality, and a smaller carbon foot-
print. Approximately 30% of U.S.
home builders report that green build-
ing practices now account for over
60% of their activity.* Energy-efficient
features such as enhanced insulation,
sustainable HVAC systems, and effi-
cient lighting not only benefit the
environment but also lead to signifi-
cant cost savings for homeowners.

The Future of Condominiums:
Integration and Innovation
Imagine a condominium where
every detail is meticulously designed
to harmonize smart technology,
opulent comfort, and environmental

5650 Tomken Road, Unit #11, Mississauga, ON L4W 4P1
T: 905 282 0728 | E: cbsservice@certifiedbuildingsystems.ca
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RETROFITS

stewardship. Welcome to the future
of condominiums, where innovation
meets elegance in a seamless blend that
is set to redefine urban living.

At the forefront of this transforma-
tion are smart technologies, from IoT
sensors that optimize energy use in
lighting, HVAC systems, and appli-
ances, to advanced automation that
tailors the living experience to indi-
vidual preferences. This isn’t just about
convenience; it’s about empowering
residents to make informed choices
that lead to significant energy savings
and reduced utility costs.

Luxury is reimagined through the
integration of green roofs, energy-
efficient windows, and sustainable
materials that not only enhance the
aesthetic appeal but also champion eco-
conscious living. These advancements
are more than mere upgrades—they’re
strategic enhancements that boost prop-
erty value and align with the growing
demand for both sophisticated design
and responsible living.

In this evolving landscape, condo-
miniums are emerging as the epitome
of integration and innovation, setting
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new standards for what it means to live
well in the modern world.

Challenges on the Horizon
Integrating smart technologies,
luxurious amenities, and sustainable
practices into condominiums can
come with several drawbacks. The
initial costs of implementing these
advanced features can be quite high,
potentially increasing property prices
and ongoing maintenance expenses.
The complexity of integrating various

systems might lead to technical chal-
lenges and a steep learning curve for
residents, who could find adapting to
new technologies frustrating. Privacy
and cybersecurity concerns also
arise, as smart devices often collect
personal data and increase vulner-
ability to cyberattacks. Additionally,
the sustainability of certain materials
and technologies can be hard to assess
over the long term, and the market for
such high-tech and luxury features
might be limited, impacting demand.

Does your

Morrison
Financial

“condo corp

need funding /|
for its next

major
capital
project?

Contact: Sharon Barney

~r

sbarney@morrisonfinancial.comn | 6476217409

Maintenance and repair issues could
be more frequent and costly, espe-
cially for high-end amenities, and the
environmental impact of e-waste and
resource consumption from techno-
logical advancements adds another
layer of complexity.

Looking to the future, the evolution
of condominiums is at a crucial junc-
ture where smart technology, luxury,
and sustainability intersect. This
forward-thinking approach offers the
potential to revolutionize urban living,
enhancing convenience, comfort,
and environmental stewardship.
However, addressing the inherent chal-
lenges—such as high costs, technical
complexities, and privacy concerns—
requires meticulous planning and
strategic foresight. By navigating these
obstacles effectively, developers and
property owners can fully capitalize
on these advancements, establishing
new standards for modern living and
meeting the expectations of today’s
discerning residents. B

Saba Farokh (she/her/hers), B.A,M.A,
OLCM is a licensed professional condo-
minium manager with over a decade of
experience in managerial and business
development roles. She brings a diverse
educational background, ranging from
a bachelor’s and master’s in linguistics
to successfully completing MBA and
marketing courses, to her work in the
condominium management field.

' https://www.businesswire.com/news/
home/20230228005358/en/Global-CBRE-
Survey-Finds-Environmental-and-Social-
Features-Have-an-Impact-on-Perceived-
Building-Value-and-Transactions

2 https://www.researchandmarkets.
com/reports/5448441/smart-
home-market-size-by-product-
lighting?utm_source=BW&utm_
medium=PressRelease&utm_
code=vkv7gz&utm_campaign=1417402+-
+%24135.3+Billion+Worldwide+Smart+H
ome+Industry+to+2025+-+Featuring+Sc
hneider+Electric%2c+United+Technologi
es+%26+Amazon+Among+Others&utm_
exec=jamu273prd

w

LEED, or Leadership in Energy and
Environmental Design, is a certification
system for green buildings developed
by the U.S. Green Building Council. It
provides a framework for constructing
healthy, efficient, and cost-saving
buildings, assessing them on criteria like
energy use, water efficiency, and indoor
environmental quality.

¢ https://www.rubyhome.com/blog/green-
building-stats/
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Sue Langlois,
Founder/CEO
DigiNotice Inc

Eco-Friendly Condo Living

with Digital Elevator Screens

The growing importance of environ-
mental sustainability in condominium
management cannot be overstated. As
awareness of ecological issues increases,
condo boards and property managers are
recognizing the need to adopt greener
practices. Implementing sustainable
solutions not only reduces the envi-
ronmental impact but also promotes a
healthier living environment, enhances
property values, and meets the expec-
tations of eco-conscious residents. By
integrating sustainable practices into
daily operations, condominiums can
play a pivotal role in protecting our
planet for future generations.

A somewhat obvious benefit of a digital
notice board is, of course, the elimination
of paper notices. Making paper has big
effects on the environment; trees are cut
down, which negatively impacts forests
and the animals living there. The process
uses a lot of water and can pollute rivers

and lakes with chemicals, not to mention
the air and the greenhouse gases emitted
as paper decomposes in landfills.

With over 1.5 million people living in
condos in the GTA, the city of Toronto
recognizes that eco-friendly living in
the multi-residential space can be chal-
lenging, especially when one of the
goals is to divert 70 percent of Toronto’s
waste away from landfills by 2026, and
encourage a circular economy. (Basi-
cally, to use less stuff and use the stuff
we have more wisely).

Educating residents in condominiums
about recycling and transitioning towards
acircular economy requires consistent and
repetitive messaging. This is where eleva-
tor screens become invaluable, serving as
a daily touchpoint to reinforce sustainable
practices. A daily touchpoint is key, by the
way—gone are the days when everyone
stood around the water cooler discussing
the latest episode of Dallas. The audience

nowadays is so fractured that an elevator
screen becomes even more important as
perhaps the stand-alone media that all
residents share in common.

However, for these screens to be truly
effective, they need to be professionally
managed and free from distracting adver-
tisements. Ad-free, well-curated content
ensures that the essential messages about
recycling and sustainability are commu-
nicated clearly and regularly, fostering a
culture of environmental responsibility
and making it easier for residents to adopt
and maintain green habits.

Proper management of the screens is
key to the success of any waste manage-
ment campaign because “what gets
measured gets done.” Tracking how
much waste is diverted in a condo and
then sharing that information takes some
work, as do campaigns encouraging less
waste, recycling reminders specific to
the property, circular economy tips, and
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more. Typically, professionally-driven
elevator screens can help reduce chute
jams by 80%, reduce water usage by
7-10%, and the flicking of cigarette butts
over balconies (arguably the most criti-
cal of waste management tactics) by 80%.

Just as one would not expect the
property manager to manipulate the
plumbing, gardening, or engineer-
ing, entrusting communication to a
professional is equally crucial. It is
about ensuring that vital information is
conveyed effectively, fostering a vibrant
and connected community. When
communication is managed by experts,
residents receive clear, engaging, and
relevant updates that enhance their
living experience. This professional
touch not only streamlines operations
but also trims the budget, leading to cost
savings. That is a whole different kind of
green, benefiting both the environment
and the bottom line!

Digital notice boards offer flexibility
and adaptability in conveying environ-
mental messages, ensuring that residents
receive the latest sustainability news and
tips immediately. This dynamic approach
means that new initiatives, such as

energy-saving tips or changes to recycling
protocols, can be communicated effec-
tively, helping residents stay informed and
engaged in eco-friendly practices.

Digital screens also provide an
opportunity to highlight individual and
community achievements in sustain-
ability. By sharing success stories, such
as reductions in energy usage, water
usage or increased recycling rates,
residents can see the tangible impact
of their efforts. Busy managers often do
not have time to do this, but it is critical
to setting a culture of sustainability as
it encourages ongoing participation but
also fosters a sense of collective respon-
sibility and pride in contributing to a
healthier planet.

Ultimately, the adoption of digital
communication tools in condominiums
represents a crucial step toward more
sustainable living. By reducing paper
waste and promoting environmental
awareness, these screens help create
a culture of sustainability within the
community. As we embrace these digi-
tal solutions, we are not only enhancing
communication but also paving the way
for a greener future, ensuring that our

actions today positively impact the
world for generations to come. This
transition requires commitment from
all stakeholders, including residents,
property managers, and condo boards.
By working together, we can achieve
significant environmental benefits,
demonstrating that collective efforts can
lead to meaningful change. B

Sue Langlois is the Founder/CEO of
DigiNotice Inc, Canada’s leading provid-
er of elevator screens 100% dedicated
to solving the communication puzzle in
condos. She has over 30 years of broad-
cast communications experience and
has put it to work developing both digi-
tal notice boards and creative content
that positively impact condominium
communities and their bottom line. Sue
is a certified digital signage expert and
has also served on the board of directors
for the Toronto chapter of the Canadian
Condo Institute (CCI-T), and as Chair of
the CCI-T Marketing Committee. This
experience puts her in a unique position
to contribute to the social and econom-
ic success of condo communities.
www.digi-notice.com

ELEVATE
YOUR CAREER

Earn your RCM Designation

and rise above the crowd

Learn more about the RCM Designation
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Association of Condominium
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Mike Zambakkides
Z3 Controls

Future-Proofing

Condominium Buildings:
Energy Efficiency, Smart Load
Management, & Environmental Solutions

In today’s rapidly evolving landscape,
condominiums stand at the forefront
of community living. As urbanization
intensifies and sustainability becomes
paramount, the future-proofing of
condominium buildings has never been
more crucial. This article explores the key
trends, use cases, and technologies driv-
ing the transformation of condominiums
into efficient, sustainable, and resilient
structures, focusing on energy solutions,
smart load management for EV charging
infrastructure, and environmental solu-
tions for predictive maintenance.

Energy Solutions for
Condominium Buildings

Energy consumption in condominiums
is a multifaceted challenge that encom-
passes HVAC systems, motors, pumps,
elevators, and individual suite-level
demands, among others. Real-time moni-
toring and optimization of critical loads

are essential for maximizing energy effi-
ciency and preventing costly downtime.
Technologies such as advanced metering
and monitoring (M+T), which enable
continuous tracking of energy usage, and
metering plus verification (M+V), which
ensures the accuracy and performance of
energy-saving measures, are essential.
Trends and Use Cases:

o Real-time
Monitoring: IoT-enabled sensors
provide real-time data on energy
consumption, allowing proactive
management and optimization.

o Predictive Maintenance: Al-driven
analytics predict equipment
failures before they occur,
minimizing disruptions and
repair costs.

 Energy Optimization: Smart
controls adjust HVAC and lighting
based on occupancy and external
conditions, reducing wastage.

 Case in point: $75,000 saved with
smart controls and monitoring
for unoptimized BAS through
energy optimization and
real-time monitoring over a
one-month period.

Technologies:

+ Building Energy Management
Systems (BEMS): Centralized
platforms for monitoring and
controlling energy use across all
building systems.

» Demand Response Systems: These
enable buildings to respond
dynamically to grid conditions,
reducing peak demand and
earning incentives.

Future Requirements and Incentives:
 Net Zero Mandates: Increasingly,
mandates are seeking net-zero
energy goals for new construction,
pushing developers to integrate
renewable energy sources and
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energy-efficient designs.

« Incentives: are available for
buildings that meet energy
efficiency standards, encouraging
adoption of sustainable
technologies (IESO, NRCAN)

Smart Load Management for EV
Charging Infrastructure

With the rise of electric vehicles
(EVs), condominiums face the chal-
lenge of integrating robust EV charging
infrastructure. Smart load management
solutions are critical to prevent grid
overload, optimize charging times, and
ensure equitable access for residents.
Use Cases and Trends:

« Shared Charging
Stations: Centralized charging
hubs equipped with smart meters
allocate power efficiently among
multiple EVs.

+ Dynamic Scheduling: Software
platforms manage charging
schedules based on demand,
electricity rates, and grid capacity.

o Case in point: While Smart
EV Load Management is not
an energy efficiency measure,
it makes the EV Charging
Process extremely efficient and
less time-consuming, having
utilized load management and
sharing for optimal EV charging
performance.

Technologies:

o Smart Grid Integration: EV
chargers communicate with the
grid to balance load and avoid
peak demand charges.

« Battery Storage: Integrated storage
systems store surplus energy for
EV charging during peak times,
reducing strain on the grid.
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Future Mandates and Solutions:

« Regulatory
Standards: Regulations are
evolving to mandate EV-ready
infrastructure in new and existing
buildings, accelerating the
deployment of charging stations.

+ Technological Innovation: Smart
load management technologies
promise to further streamline
EV charging processes within
condominiums.

Environmental Solutions for
Predictive Maintenance

Water leakage poses significant risks
to condominiums, leading to prop-
erty damage, mould growth, and high
repair costs. Environmental solutions
leveraging smart water leak detection
technologies provide early detection and
prevention, enhancing building resil-
ience and reducing insurance liabilities.
Applications and ROL:

« Continuous Monitoring: Sensors
detect abnormalities in water flow
and pressure, triggering alerts for
immediate action.

« Automatic Shut-oft
Systems: Integrated valves shut
off the water supply in case of
detected leaks, mitigating damage.

o Case in point: While no numbers
can be directly predicted
for water leak detection and
prevention, what can be assured
and guaranteed are the definitive
savings for this preventative
measure in both time and money.
In instances where a $5000-
$35,000 solution could have been
implemented easily and avoided,
the cost of the leaks that occurred
was $600,000 and $1.1M.

Incentives and Insurance Benefits:

« Insurance Premium
Reductions: Proactive installation
of leak detection systems often
qualifies for insurance discounts
due to reduced risk of significant
water damage claims.

« Operational Efficiency: Early
intervention minimizes downtime
and repair costs associated with
water-related incidents.

Conclusion

As condominiums evolve into
intelligent, sustainable communi-
ties, the integration of advanced
technologies for energy efficiency, EV
charging infrastructure, and environ-
mental monitoring becomes imperative.
By embracing these solutions, condo-
minium operators and developers not
only enhance operational efficiency and
resident satisfaction but also future-
proof their buildings against regulatory
mandates and environmental chal-
lenges. The ROI of these technologies
is clear, with cost savings, improved
reliability, and enhanced sustain-
ability driving their adoption. As we
look ahead, collaboration between
stakeholders, ongoing technological
advancements, and supportive policies
will be vital in realizing the full potential
of future-proofed condominium build-
ings in the urban landscape. W

Mike Zambakkides is a seasoned
high-tech solutions professional and
the owner, co-founder, and partner of
Z3 Controls Inc., a Markham, Ontario-
based company specializing in Energy,
Sustainability, and facility-based Solu-
tions for buildings and sites.
www.z3controls.ca
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Building Intelligence
& Environmental Sustainability

BuAs environmental sustainability
becomes a priority for condominium
boards, finding effective ways to measure
and achieve this goal is essential. With
a multitude of products and technolo-
gies available, condo boards face the
challenge of choosing the right tools to
ensure successful results. This article will
consider how a building can enhance its
current system to track, monitor, and
measure its performance to ensure an
advantageous outcome.

Smart Building & Building
Automation Systems

Buildings are constantly getting
smarter. Internet-connected thermo-
stats can anticipate and adjust building
equipment based on incoming weather
patterns. Occupancy sensors help deliver
the right amount of ventilation to a room
at just the right moment. Even windows
are getting smarter with cloud-connected
glass, which automatically dims to keep
indoor brightness at a set level.

The most successful buildings have
refined the process of data acquisition and
measurement to meticulously track and
analyze the exact number of resources

the building is consuming at any given
moment, including electricity, water,
materials, and workforce. To keep track
of all these metrics and monitor their
performance, they use a Building Auto-
mation System (BAS). BAS was once an
expensive technology that was only avail-
able to the most sophisticated facilities
that could afford it. In the past few years,
advances in hardware and software have
driven down the cost of equipment and
implementation to the point where they
can now become financially compelling
assets. For a condo board with sustainabil-
ity and cost containment around utilities
in mind, a BAS is the best starting point for
becoming a Smart Building.

Utility Consumption & BAS
Benefits

Reducing utility consumption has
become an essential goal for many
condominiums - those of which have
seen colossal increases in budgetary
expenses as municipalities increase
charges for water, and the Federal Carbon
Levy imposes an ever-growing cost on
natural gas each year. The key functions
of a Building Automation System (BAS)

enable a building to not only schedule,
measure, and monitor its operations,
but also to analyze and track the usage
trends of major energy loads. These tools
become the linchpins of environmen-
tal sustainability goals for the building,
allowing it to target key outcomes like
lowering greenhouse gas emissions, water
consumption, and peak electricity.

In most condominiums, the cooling
system is the largest electrical load in
the building, and much of the natural
gas load is consumed by several boilers
and make-up air units. The amount of
equipment that needs to be controlled
and automated is often relatively small
compared to the total cost of energy
consumed, which makes BAS a lucra-
tive opportunity to cut utility costs with
a typical payback of three years or less. By
using a BAS to target and reduce utility
expenditures, the building frees up capital
to fund future sustainability projects.

Maintaining & Upgrading Systems

A Building Automation System (BAS)
should be monitored and calibrated regu-
larly to ensure optimal performance.
Additionally, it should generate detailed
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energy reports that adjust for weather
conditions, offering valuable insights
into the building’s energy consumption
patterns. This data helps the corporation
make informed decisions for improving
energy efficiency and reducing costs.
Successful implementation of the
system results in a downward trend in
total energy consumption. Moreover,
most of the equipment is in a rarely
accessed mechanical room, and most
construction happens away from the
residents, causing minimal disruption.
Non-proprietary BAS are very flexible
and allow for ambitious additions, such
as water consumption monitoring for irri-
gation systems, measuring the amount of
waste generated, or load management for
electric vehicle charging stations.
Regular reviews of the energy reports
and taking a proactive approach to
replacing equipment could also yield
additional savings for the corpora-
tion. This is particularly beneficial for
older buildings, which may still rely
on outdated technology. Many build-
ings still have two-stage equipment like
boilers, which could benefit from the far
more precise heating controls offered by
a newer modulating boiler. Similarly,
older pumps and makeup air units often
operate at constant speeds, but upgrad-
ing to newer models with variable speed
controls can enhance efficiency and
reduce costs. These pieces of equipment
are often replaced by programmable
variable speed models, which allow the
building to reduce consumption based
on demand, time of day, or sensors.
The last two decades have reshaped
the way equipment operates, with
energy becoming the top cost of owner-
ship instead of the cost of equipment
itself. For example, the lifetime oper-

ating cost of a pump used to be 20%
energy and 80% cost of equipment,
including maintenance. The lifetime
operating cost today and into the future
is now 90% energy and 10% cost of
equipment, including maintenance.

Funding Sustainability Projects
One of the major challenges in pursu-
ing sustainability is allocating budget for
these initiatives. Depending on the project,
various sources such as grants, financing
options, and incentives can help cover
some or all the costs involved. Enbridge
has an ongoing commitment to incen-
tivize building intelligence via Building
Automation Systems (BAS) with its Build-
ing Controls Incentive program, which is
available now through at least 2026. The
provincial Save on Energy*2 program
offers several incentive streams for proj-
ects that decrease total or peak electrical
consumption. Municipal programs like
Hi-Ris in the City of Toronto*3 can provide
long-term financing for projects with a
longer payback period. Some contractors
offer flexible, multi-year payment terms,
which may provide a zero-down, cash-
flow-positive project opportunity.

Evaluating & Tracking Savings
With the tools to measure success in
place, a condo board can start asking
key questions like “What are the most
painless ways to reduce greenhouse gas
emissions in our building?”, “Are we
using and programming our building
to be as energy efficient as possible?”, “If
we take on a project, what is the return
on investment?”, and “How can we track
our savings?” Using the tools available,
a condominijum can determine if there
are potential savings and greenhouse
gas reductions possible by scheduling

the equipment to run at reduced speeds
during non-peak periods. Other building
equipment, such as garage exhaust fans
for example, can be shut down entirely
and turned on by demand using a carbon
monoxide sensor system. Savings on each
project can be measured by tracking the
pre-project consumption and comparing
it with the post-project consumption.

Conclusion

Today, energy costs account for a
significant portion of a building’s oper-
ating expenses. Making smart decisions
that reflect the operating economics of
today’s energy landscape allows condos
to become more sustainable and to
budget better for the future. B

Kyle Hampson is the Director of
Building Automation Systems for the
Complete Group of Companies, with
a career rooted in HVAC and BAS. He
completed his Refrigeration & Gas stud-
ies at Mohawk College in 2009. He later
joined HTS, leading the HVAC and BAS
service sales division and overseeing
one of Ottawa’s largest BAS retrofits at
Shopify’s head office. Now, as Director
of BAS at Complete Energy Solutions,
Kyle brings hands-on experience and
strategic leadership to the field.

Fan Fong, Director of Energy Manage-
ment at The Complete Group, is an ex-
pert in energy savings with over 15 years
of experience. He is a member of IBPSA
Canada and CaGBC EAP and has con-
tributed to Environment Canada’s CAIF
SME Program. Fan has collaborated with
Ryerson University’s Centre for Urban
Energy on projects involving Microgrids,
Distributed Energy Resources, and Rural
Electrification.
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The Joke’s on You:
How the LED Lighting Boom
has Reduced Sustainability

How many electricians does it take to
change a light bulb? Well, it turns out the
joke is on the property manager, as there
often is no light bulb to change. In the early
years of the LED transformation, it was
common to hear engineers, sales repre-
sentatives, and manufacturers, along with
property managers, talking about “never
changing a light bulb again” Everyone
bought into the “LEDs last forever” hype,
diving in headfirst. However, nobody
in the lighting industry—whether
contractors, distributors, manufacturers,
engineers, or architects—talks like that
anymore. This misconception is just now
becoming apparent to property manag-
ers, who will soon face the stark reality
that when something goes wrong, the
removal, disposal, and replacement of the
entire light fixture is the only way to get the
lights turned back on. Sure, changing the
light bulbs in a fixture every 3 or 4 years
was a hassle, and replacing ballasts every
10 to 20 years was worse. But you never
had to change the entire light fixture to
get things working again until the LED

transformation occurred, and things are
just starting to fall apart now.

Here is what happened: while it is true
that the lighting industry increased the
rated life of the light source by 50 to 150
percent, this came at the expense of the life
cycle of the light fixture, which has been
reduced by 72 to 95 percent for 24 /7 multi-
residential applications. When accountants
and managers allocate funds for garage,
stairwell, outdoor, and corridor lighting
upgrades, the generally accepted account-
ing principle assumes the lighting system
will depreciate over 25 years, and budgets
are set accordingly. Accountants and
managers are relying on their experience
from the legacy lighting era (pre-LED),
where future maintenance was expected
and engineered into the construction of
a light fixture. These fixtures were liter-
ally built to be maintained and upgraded.
A robust secondary parts market existed,
and every electrician knew how to change
a ballast or a socket. While a hassle,
burned-out lights were easily changed by
the superintendent and fixtures quickly

repaired by any electrician. Nobody knows
how to repair a burnt-out purpose-built
LED light fixture imported from China.

Managers need to understand that main-
tenance may no longer be possible. Many
LED light fixtures cannot be repaired, and
when they burn out, the entire fixture
must be replaced. This is particularly true
for condominiums built since 2016, but it
also impacts those who have “upgraded”
to these types of light fixtures.

LED light fixtures break into two
major categories: purpose-built or
“solid-state” and modular or “LED lamp
ready” The components of purpose-built
light fixtures are manufacturer-specific,
very hard to find, always expensive,
and often no longer available when the
fixture finally fails. Troubleshooting a
failed purpose-built light is also difficult
because electricians have a hard time
figuring out what is wrong with them.
So even if they procure an expensive and
hard-to-find component and replace it, it
doesn’t always energize the light source.
The most common outcome is full fixture

46 | CM Magazine FALL 2024






g[ engineeringlink

= B building envelope & structure

PURSUE

Condition Assessments
= roofs, walls, windows, doors
» balconies, parking garages

Building Restoration

» feasibility, options analysis
= design and tendering
= contract administration

Reserve Fund Studies o Euesiten

* Designations
» Resources

* Networking
* Support

A HIGHER
STANDARD

Join a community
of condominium
management
professionals

our distinction is our service

Tom Park, pEng., A.C.CI, ODACC Adjudicator
tom.p@englink.ca = 437-214-1189

englneerlnghnk ca

caulking & maintenance

30+ Years Experience in Building Envelope & Restm;-

Featuring Repairs, Assessments and Reporting on: :
Caulking e Glazing e Leaks e Fire Stop ® Smoke Seal e Custom Expansion Joint Solutlbhghﬁ =
Flashing e Curtain Wall e EIFS e Multi-Component Spray Foam e
Rigid & Semi-Rigid Insulation e Water Repellant Coatings e Free Estimates

Fully Trained and Certified in Bosun's Chair, Swing-stage and Scaffolding Applications
LEED Platinum Certified Products

2861 Sherwood Heights Drive, Suite 28 ¢ Oakville, Ontario L6J 7K1
Tel: 905-847-6618 ¢ Fax: 905-847-8226 ¢ www.encocaulking.com

—
Ei SEALANT AND

TORONTO MISSISSAUGA
== WATERPROOFING I =¥ CONSTRUCTION I R/A l . : CONSTRUGTION ACMO

— ==— ASSOCIATION ASSOCIATION ASSOCIATION ASSOCIATE

48 | CM Magazine FALL 2024


http://acmo.org
https://www.engineeringlink.ca/
http://www.encocaulking.com

replacement, which takes more than
an hour, causes a lot of disruption and
damage, and requires an electrician and
an electrical permit.

Modular fixtures are equipped with
traditional loadable sockets, and a
superintendent can install LED light
sources that are built into traditional
light bulb and tube shapes if something
burns out. Replacing burnt-out modu-
lar LEDs takes a ladder and a couple of
minutes of a superintendent’s time. The
LED bulbs and tubes needed for these
modular systems are low-cost, widely
available at every electrical distributor
or big box store, and cross-compatible
between all the manufacturers. No elec-
trician, no permit and minor disruption.

To this day, all the industry momen-
tum, architectural designs, engineering
specifications, and most government
rebate programmes continue to incen-
tivize, and even prefer Chinese-made
purpose-built fixtures that are almost
impossible to repair over legacy-style
modular light fixtures, which are often
made in Canada and the United States
and can be re-lamped in minutes with
low-cost, high quality and widely avail-
able LED bulbs and tubes.

All of the industry hype and govern-
ment incentives were intended and
premised on increasing the sustainability
of the lighting industry through the false
promise of half-century-long light source
life and massive energy savings. And
while the energy savings may have been
realized, the half-century-long life isn’t
working out as promised in the multi-
residential 24/7 lighting environment.
There is a dark curtain that is slowly
being raised by the lighting industry,
and manufacturers are starting to run
for cover. This is a huge problem.

Purpose-built LED light fixtures,
despite significant reductions in energy
consumption, have resulted in an over-
all reduction in long-term sustainability.
It doesn’t take a geoscientist to under-
stand that it is neither environmentally,
financially, nor aesthetically sustainable
to import light fixtures all the way from
China to replace burnt-out LED light
fixtures in the common areas of Cana-
dian condominiums every 3 to 7 years.

In areas where interior design and
aesthetic appearance are highly valued,
such as main entrance lobbies and suite
corridors in high-end condominiums,
maintaining consistent lighting styles,

colours, and amounts of light is crucial.
While mismatched garage or stairwell
fixtures may not be a concern, inconsis-
tencies in aesthetic areas can significantly
detract from the overall ambiance and
appeal. When a light fixture burns out in
such spaces, it often necessitates replac-
ing all the other fixtures to preserve the
cohesive style and beauty of the envi-
ronment—even if they are still working.
Lighting plays a central role in interior
design, and any discrepancies in light
appearance are noticeable, particularly

in the high-end condominium market.
People notice burnt-out lights, but they
will also dislike varying colours, light
outputs, and styles as managers struggle
to preserve the stylistic consistency of
the environment.

Furthermore, removing and replacing
purpose-built recessed, surface-mount, or
cove lighting systems stresses drywall and
other decorative surface finishes. It doesn't
matter if you have a big gouge, scratch,
or fingerprints on a stairwell or garage
concrete ceiling, but people will imme-

w’ Nothing beats

UNILUX Comfort at Home

CRFC-CORF

www.uniluxcrfc.com | 888.627.6727

Up to 50% less air flow in older fan coils

Fan coil units over 20 years old are likely to have a build
up of debris, impacting the air flow in your home. Book

an inspection with us today.

50+ Years Manufacturing » Canada’s original OEM
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diately notice it on the drywall ceiling
of the suite corridors or the lobby. Now,
you must patch and paint the drywall
or regrout tiles, as well as replace a light
fixture. It would have been nice just to
change a light bulb and be done with it.
But when you are literally pulling out the
guts of light fixtures back to the main elec-
trical connection, damage is unavoidable.
Decorative surface finishes are not built to
withstand that kind of stress.

There is good news on the sustainability
front, however. The lighting industry still
manufactures legacy-style light fixtures
that accept modular LED tubes and bulbs,
which can be easily replaced when they
burn out. For condominium corporations
prioritizing sustainability in their lighting
decisions, choosing Modular LED lighting
solutions over Purpose-Built is advisable,
to say the least.

In the boardroom, the pendulum will
swing towards purpose-built solutions
due to price considerations. Modular
LED lighting systems almost always cost
more upfront and may receive lower
or no rebates from the government.
However, managers must urge board
members to look past purpose-built’s

PERFORMANCE BEYOND
THE SURFACE

initial low cost and opt for modular LED
solutions. This will prevent the need to
replace fixtures every 3 to 7 years, saving
corporations significant amounts in
downstream costs and hassle.

While it is true that purpose-built
LED fixtures are generally understood
to be more energy-efficient than modu-
lar LED light sources, this isn't always the
case. Even if it is, the difference in energy
savings percentage is typically in the
single digits and largely negligible. When
it comes to rated life, there is no evidence
that LEDs deployed in a purpose-built
manner outlast those deployed in legacy
light bulb or tube shapes, even though
manufacturers make these claims all the
time. It is important to keep in mind that,
in the early days of the LED lighting trans-
formation, it was common for some LED
manufacturers to offer 10-year warran-
ties on purpose-built LED fixtures. Most
of those companies are no longer in busi-
ness, which means there is no warranty.
Plus, product warranties don't cover the
cost of the electrician, the equipment or
the permit required to do the work.

So, the only advantage purpose-built
LED light fixtures have over modular

SERVICES

ones for property managers and condo
board members to consider is the lower
initial purchase cost, driven by higher
rebate eligibility and lower fixture
prices. However, savvy managers
understand that everything, including
LED lighting, requires maintenance at
some point. LED lighting has certainly
not exempted itself from this reality,
and maintenance should mean chang-
ing a light bulb, not ripping out light
fixtures back to its main electrical
connection.

Therefore, modular LED lighting is the
financially, aesthetically, and environ-
mentally sustainable choice whenever
and wherever possible. This approach
supports long-term sustainability goals
by allowing easier maintenance and
replacement of components without
compromising on aesthetic consistency
or environmental impact. B

Michael Colligan is the host of Get a
Grip on Lighting, a popular lighting pod-
cast series www.getagriponlighting.com.
He is also the President of the Lighting
Solutions Group of Companies.
www.lightingsolutionsgrp.com

Celebraling

ASPHALT PAVING SITE SERVICING

CONCRETE CONSTRUCTION

LANDSCAPE CONSTRUCTION

BUILDING RESTORATION SNOW REMOVAL SERVICE

estimating@forestgroup.ca | forestgroup.ca
24 Hour Emergency Service 416.524.3000
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SURE-SEA®

PAVEMENT MAINTENANCE INC.

WINTER IS COMING
IS YOUR PARKING LOT

READY?

V] REPAIRPOTHOLES Il PAINTLINES

Bl SEALCRACKS Il FIX/REPLACE
B SEALCOATLOT SIGNS
416-410-3705 wars™"

SUMMA PROPERTY MANAGEMENT
PROFESSIONAL PROPERTY MANAGEMENT & CONSULTING

Condominium Corporation Management
and Leasing/Management of
Condominium Investments

¢ Consulting

¢ Management Training
e Accounting Services

¢ In Property Management Industry
since 1984

We specialize in managing boutique
condominium corporations and we offer
specialized services to manage and rent

your condominium and rental investments.

Additional Services Available

CALL: 647-341-7990

CONSULTING ENGINEERING SERVICES
Building Science / Structural

Mechanical / Electrical

Design / Contract Administration

Project Management

Performance Audits / Condition
Assessments / Reserve Fund Studies

V-4

BOLD

engineering

BOLD ENGINEERING INC. T.
2778 Dufferin Street, Suite 104,
Toronto, Ontario M6B 3R7

416.7%6.0766
F:-1.866.876.%75%8
info@boldengineering.ca
www.boldengineering.ca

Www.summapm.com | propman@summapm.com

@j‘ M&G MAINTEMANCE SYSTEMS INC.

Over 20 years of high quality janitorial
experience servicing various condominiums
and commercial buildings located in
Toronto and the GTA

Specializing in Condominium Building Cleaning

SERVICES
Complete Floor Care * Carpet Cleaning
office Cleaning « Commercial Cleaning
1000 Finch Ave W, Suite 302, Toronto

647-352-1555 « Emergency Line 1833-352-1555
office@mgmaintenancesystems.com

www.mgmuintenqncesystems.com
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Building Restoration
Specialists
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IDENTIGATE SECURITY SERVICES
LUXURY CONCIERGE

SERVICES

o Luxury Concierge o Construction Projects Guards
e Retail Stores Security

e Mobile Patrols

e Industrial Security
o Emergency Response 24/7

o Parking Enforcement e Systemand Technology

‘We provide best-in-class concierge and security guard services to
prime high-rise commercial office, residential buildings, retail
stores and construction projects through our highly-trained staff of
dedicated professionals.

CONTACT US

55 Town Center Court, Suite 700,
Toronto, ON, M1P 4X4

T: 905-686-4280, F: 416-981-3145
Email: info@identigatesecurity.com

wwwi.identigatesecurity.com
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D DUFFERIN IRON

& RAILINGS

Custom Wrought Iron Fences & Gates
OBC Compliant Stairwells & Railings

John Malychevski

Sales Associate

CELL 647 835-4409
OFFICE 416 535-1686
Email john@dufferiniron.com

12 Sable Street
North York, ON M6M 3K6
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BUILD MAX LIMITED @

T: (416) 588-6999
F. (416) 588-1433
E: eliu@buildmaxitd.com

Building Science + Structural Engineers

Engineering Services:
Reserve Fund Studies

96 Vine Ave Unit 1
Roof, Walll, Balcupy & Garage Leak Reviews Toronto, ON
Restoration Specification M6P 1V7

Construction Reviews www.buildmaxltd.com
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Our Services

» Condominium Cleaning

+ Day Matron

» Day Porter Services

« Complete Janitorial Cleaning

« Complete Disinfection Services
+ Carpet Cleaning

+ Window Cleaning

« Parking Lot Cleaning
» Move In & Out Cleaning
» Construction Cleaning

905-869-7075
2 info@ankservices.ca
# www.ankservices.ca
€ 1-85 Steeles
Ave East Milton, ON, L9T 1X9
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FAST. RELIABLE. QUALITY.

EXPERIENCED CONDOMINIUM
& APARTMENT PAINTERS

- Interior & Exterior Painting - Fire Retardent Coatings
- Anti-Graffiti Coatings - Line Painting

- Epoxy Coatings - Wall Coverings
- Drywall & Water Damage Repair

www.thetphgroup.com

WSIB COMPLIANT, BONDED & FULLY INSURED

SERVICING THE GTA & SOUTH CENTRAL ONTARIO

21 Vulcan Street, Etobicoke, ON M9W 1L3
sales@thetphgroup.com : 1-877-720-6999
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Your COMPLETE HVAC & Energy Management Experts!

Emmanvel Efraimidis
Chief Executive Officer & Co-Founder

The COMPLETE
Group of Companies  yac sorvicos

(647) 784-6266
(905) 629-6713 Ext. 223

completees.ca

Chiller Services

Plumbing Servic
Energy Manageme
Building Automation Sy

Emergency Generator Services

www.thecompletegroup.ca
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R&C

Restoration Consulting & Capital Planning
Building Science

Since 2007, R&C's services have included
expenditure forecasting, diagnosis, design
& review of challenging building repairs.

Our transparency, integrity & experience has
contributed to the success of our clients.

Alan Cohen, P.Eng. BSS, BDS
416-658-6222
acohen@rceng.ca

R and C Engineering Inc.
364 Supertest Road, Ste. 209
Toronto ON, M3J 2M2
www.reeng.ca

SUNCORP VALUATIONS

3 YEAR CONDO INSURANCE APPRAISAL PROGRAM

* Includes 2 Free Appraisal Updates  « $5 Million E&O Insurance

+ Accredited Appraisers (ASA or AACI) + Canada’s Largest Appraisal Firm

+ Accurate Reports + Specialists in Luxury Condo, Shared

+ Established in 1960 - Facilifies and Common Elements Appraisals

*Servicing ALL Condos across Ontario* @
36 Toronto Street, Suite #850, Toronto, Ontario M5C 2C5 )
luati com

Phone: 416-283-3386 Email: vic.p

www.suncorpvaluations.com

Green Leaf
Lands ing and
Maintenance Ltd.

416.717.2215

greenleaflimited.ca

Award Winning Landscape Contractors

Delivering first-class
customer service
with boutique @

charm. sl e
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BERKLEY

Property Management Inc.

Condominium (ACMO 2000 CERTIFIED)
Commercial
Rental
Industrial

Paul A. Chisholm, MBA, CA
3100 Steeles Ave W, Suite 100 Toronto
(Jane St & Hwy 407) 905.763.8203

30 Mohawk Road Hamilton

(Upper James St) 905.387.0300

2760 Carousel Crescent Ottawa

(Bank St & Hunt Club) 613.521.1214
berkleypm.ca
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Education. Advocacy.
Professional Integrity.

Advancing the quality and performance
of condominium property managers
and management companies in Ontario.

Membership offers education programs,
networking opportunities, discount
programs, legal advice and much morel

Become a member at
WWWw.acmo.org
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Four Seasons Tree Care

Complete Tree & Shrub Care

416-410-8770

info@fourseasonstreecare.com
Certified Arborists, Insured

Science Service and Satisfaction Since 1983
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Your Condo I Contracting

Protecting Your Condo:
Safeguarding Against Snow Removal Contractor

By Lisa Ricci

The GTA may have only received a small

dose of true Canadian winter weather last
. winter, but Toronto
. Police tend to issue
: a news release each
. year warning of snow
- removal fraudsters.
. Toronto Police say
- the fraudsters typi-
""""""""""" cally use various
social media platforms to advertise
their business and often get unsus-
pecting victims to pay in advance.
But according to police, the businesses
don’t actually exist and the suspects
never show up to clear the snow.

Don’t let your condo be the next
victim this winter! As a property
manager or board member, here are 5
important things to keep in mind when
selecting a snow removal company:

1) Research the company's reputation

A company that is researchable,

appears on search engine results, has
a professional website, and has verified
reviews all help validate that: a) the
company is legitimate, and b) they are
true to their service commitment.
2) Get your service commitment
in writing
Most legitimate companies know to
have both theirs and their client’s obliga-
tions in the form of a legal and tangible
document (agreement), which must be
signed and dated by both parties. Any
company that insists on keeping their
transactions to verbal discussion only
should raise a red flag.
Agreements should always include the
following information:
o Full legal names and addresses
of both parties (the client and the
condo corporation number).
« Commencement and termination
dates.
o Scope of work to be performed

upon each service visitation
(be as specific as possible).

« Minimal snow accumulation
threshold for service response
triggers.

« Requirement to provide WSIB
clearance and commercial liability
insurance certificate.

« Total costs and due dates.

3) Never, ever pay up-front

Contractors asking for any sort of

payment before an ounce of work is
completed should raise a red flag.
These contractors will often use
excuses such as needing an upfront
payment in order to “secure your spot.”
Most well-established and reputable
companies are perfectly content with
securing your spot after receiving your
signed agreement.

Another excuse contractors will

often use is that they require an upfront
payment to “purchase salt and other
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materials” Most well-established and
reputable companies should have the
resources and budget to purchase the
materials they need to serve their
customers. Up-front payments provide
unnecessary leverage to the contractor,
and this is how most scams occur.

4) Steer clear of the “one man and

a truck” operations
These types of operations are often

Craigslist, and Facebook Marketplace,

as well as through word of mouth, and
they are the biggest culprits of snow
removal scams.

These contractors are usually the
most competitively priced as their
operating costs are often minimal.
However, as they are merely solo oper-
ators, it is very easy for them to operate
incognito. This gives them the upper
hand in their ability to scam and/or not
live up to their commitments and with
little or no accountability.

your fan coils 20 years or clder?

Call 905-602-1555 for a free fan coil assessmant.

Older fan coil units can start to negatively impact
your air quality. Make sure to keep up with repairs,
maintenances, and replace old units.

Canada's largest and most experienced fan coil expernts.

Residents know and trust our brand. We can help.

wwww.certifiedcleanaircorp.com | 905-602-1555

On the other hand, it is very
difficult for a well-established, well-
known, and highly familiar business
to hide after scamming a customer.
Plus, they have much more at stake,
which is why it is very rare for well-
established companies to be behind
these scams.

5) Ask the contractor how many
properties are assigned to each
vehicle in their fleet

If responsiveness is important to you,
then this is certainly something you do
not want to pass up on asking.

There are many well-intended snow
removal contractors out there who
make the mistake of taking on way
too many properties. This practice
prevents them from getting to your
site within a reasonable timeframe
following a snowstorm and leav-
ing you feeling as if you have been
scammed.

The more properties a contractor
stacks onto their rosters, the slower
of a response time you can anticipate
(unless, of course, you miraculously
happen to be right at the top of that
roster!) Additionally, this will also
impact the amount of time it will take
to circle back around to you should
each site require multiple visitations
within the same snowfall.

In conclusion, selecting a highly
reliable, reputable and ethical snow
removal company this winter may not
be easy, nor will it be cheap. However,
your true savings should be measured
based on the liability risks you are
avoiding because you hired a provider
that prioritizes the safety and accessibil-
ity of your condo. ®

Lisa Ricci has worked in the lawn
care and snow removal industry for
over 15 years. During this period, Lisa
worked for various solo operators as
well as the more established provid-
ers. This provided Lisa the opportunity
to witness, first-hand, the industry’s
biggest strengths and challenges. Lisa
co-founded Markland Wood Group, a
lawn care and snow removal company
in Toronto, in 2015. In doing so, Lisa’s
primary objective is to change the tra-
jectory of the industry’s tainted repu-
tation to that of professionalism, trust
and honesty.

MarklandWoodGroup.ca

56 | CM Magazine FALL 2024


http://www.certifiedcleanaircorp.com

© iStock.com/ Dmytro Kuznietsov

Photo:

Your Condo I Maintenance

Don’t Let Your Make-Up Air

System Give You the Shaft:
Tackling Ductwork Leakage

By Steve Herzog

Maintaining optimal energy perfor-
mance in condominium buildings
P . is critical for both
(:'ﬂ © economic and envi-
.. ##®  ronmental reasons.
J' ¥¥  One of the often
i_t"li overlooked aspects
JE “ ¢ of energy efficiency is
- Steve Herzog : ductwork leakage in
"""""""""" " make-up air (MUA)
systems. This article aims to shed light
on the impact of ductwork leakage on
energy performance and encourage
building managers to take proactive
steps in auditing and optimizing their
MUA systems.

The Role of Make-Up Air Systems

Make-up air systems are designed
to replace exhausted air from a build-
ing to maintain indoor air quality and

building pressure. These systems are
crucial in large residential buildings,
where proper ventilation is necessary to
ensure the comfort and health of resi-
dents. However, the efficiency of MUA
systems can be significantly compro-
mised by ductwork leakage:

What is Ductwork Leakage?

Ductwork leakage refers to the unin-
tended loss of conditioned air from
the duct system into unconditioned
spaces or the infiltration of uncondi-
tioned air into the ducts. This leakage
can occur at various points, including
seams, joints, and connections within
the ductwork.

Causes of Ductwork Leakage
Poor Installation: Improper sealing
and installation techniques can lead to

gaps and cracks in the ductwork.

1. Age and Wear: Over time, duct
materials can deteriorate, causing
leaks.

2. Thermal Expansion: Variations
in temperature can cause ducts to
expand and contract, leading to the
formation of leaks.

3. Mechanical Damage: Physical
impacts during maintenance or
renovations can create holes and
tears in the ductwork.

Impacts of Ductwork Leakage
Energy Waste: Duct leakage forces
the HVAC system to work harder to
compensate for lost air, leading to
increased energy consumption. Studies
have shown that typical duct systems
in large buildings lose 10-25% of their
conditioned air through leaks. For MUA
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systems, this translates into higher
energy bills and unnecessary wear and
tear on equipment.

Reduced Indoor Air Quality: Leaky
ducts can draw in dust, mold, and
other contaminants from uncondi-
tioned spaces like attics, crawlspaces,
or mechanical rooms, which can then
be distributed throughout the build-
ing. This can compromise indoor
air quality, affecting the health and
comfort of residents.

Inefficient System Performance:
When ductwork leaks, the MUA system
struggles to maintain the required
airflow and pressure levels, leading to
uneven heating and cooling. This inef-
ficiency can result in hot or cold spots
within the building, leading to discom-
fort for residents and complaints to
building management.

Increased Maintenance Costs: The
additional strain on HVAC systems
due to duct leakage can lead to more
frequent breakdowns and a reduced
lifespan of the equipment. This not only
increases maintenance costs but also
requires more frequent replacements
of costly components.

Identifying Ductwork Leakage

Engaging a professional energy
audit can provide a comprehensive
assessment of the ductwork system.
Professionals use specialized tools and
techniques to accurately measure leak-
age, such as smoke testing, pressure
testing, and air volume testing.

Solutions to Ductwork Leakage

Traditional Sealing: Using mastic
sealant can be effective in small, local-
ized and exposed sections of ductwork,
but challenging for long vertical ducts in
constrained shafts. Unfortunately, this
method lacks practical feasibility and
would require extensive disruption and
expense in condominium buildings.

Aerosolized Sealing: This patented
method pressurizes the duct system,
allowing the sealant to travel down-
stream finding and sealing air leakage
points effectively. It can seal holes as
large as %” and as fine as a human hair,
resulting in an airtight system. This
technique enables condominiums to
seal ducts without disrupting the build-
ing or tenants, typically in just 1 or 2
days. It eliminates the need for extensive
manual sealing efforts and offers a reli-
able, cost-effective, engineered solution
certified to last for 30 years.

Measuring the benefits

Eliminating ductwork leakage allows
fans to run at lower speeds and for
less time, delivering electricity savings
year-round. Not having to compensate
for lost air also means bringing in less
outdoor fresh air, significantly reduc-
ing natural gas consumption and GHG
emissions.

Enbridge offers incentives for this
program that help to offset the initial
cost. The simple payback for duct seal-
ant projects in condos is typically 3 to
4 years, making this solution attractive

from both an operational performance
and a financial investment standpoint.
Duct sealant is also considered a repair
to existing infrastructure systems and
can be paid from the reserve fund.

Call to Action

For condominium managers,
addressing ductwork leakage in MUA
systems is a practical and impactful step
toward improving energy efficiency and
reducing operating costs. By conduct-
ing thorough audits and implementing
effective sealing techniques, you can
enhance the performance of your
building’s HVAC systems, ensure the
comfort and health of your residents,
and achieve significant energy savings.

Take the initiative to assess your
building’s ductwork today. Partner with
experts who can provide the necessary
tools, knowledge, and solutions to opti-
mize your MUA systems. The benefits of
addressing ductwork leakage are clear -
improved energy efficiency, better indoor
air quality, and long-term cost savings. B

Steve Herzog, CEM, CTech, CMI,
CMRC, Registered Deposit Broker, has
been working in condos for almost 20
years, helping clients balance energy,
environment, and finance. With a pas-
sion for commercializing new environ-
mental technology - Steve has a histo-
ry of introducing new ways for condos
to save money while helping them on
their path to meeting the greenhouse
gas emission reduction targets.
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SERVING THE GTA SINCE 1991

+ PRV service & replacement

+ Mixing Valve service & replacement
+ Kitec replacement

+ Bent Heating Riser repairs

- City Backflow testing & installation

New Water Plumbing Inc.

Plumbing & Mechanical Services

1- 866-575-2355
www.newwaterplumbing.ca

Exclusive Condominium Services

+ Kitchen Stack cleaning

+ Sanitary & Storm Pump service
+ Drain video

+ Catch Basin & Pit cleaning

* In-Suite Service & Repairs

problems with Domestic Hot Water Systems

Servicing the GTA for over 25 years

905-731-2066

"High Rise Specialists"
In trouble-shooting & correcting

with over 30 service vehicles

P
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24-hour Emergency Service 365 days/year "Where water flows - NEW WATER goes"
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Other education: Realtor®, Business
Accounting, Business Marketing, Proj-
ect Management

What path brought you to a
career as a condominium manager?

Starting as a Condominium Direc-
tor in the early 2000s, and obtaining,
owning, and managing investment
property, as well as being a licenced
Realtor®, led me to start my own
property management company in
2011. The focus was on Residential
management and leasing. However,
the first employee I hired came with
Condominium Management experi-
ence, and the business grew to focus
on condos. I proactively obtained the
required education and RCM through
ACMO to meet the demands of the
business. The next focus was to obtain
the ACMO 2000° Certification for the
company, which happened in 2016.

How has your membership in
ACMO helped you in your career?

Many of our business prospects
asked us what made Lionheart stand
out from the competition. At the
time, obtaining the advanced RCM
designation for our managers and I
was a driving force prior to licencing.

Shane Haskell

Designation(s): OLCM-GL, PCM, RCM, LCCI, ABR
Company: Lionheart Property Management Inc. (ACM02000)

Year entered the profession: 2011
Year RCM obtained: 2013

Obtaining the ACMO 2000 Certifica-
tion® was also a company initiative
to stand above the competition and,
more importantly, to hold us to a
higher standard. To this day, we hold
membership in ACMO, the RCM
designations for my managers, and
the ACMO2000 designation for the

Communication is the cornerstone

of successful condominium manage-
ment. Keeping all interested parties
involved in decisions, updates, and
outcomes not only ensures full trans-
parency but also results in less work
overall and achieves a greater level of
satisfaction for everyone.

Communication is the cornerstone of successful

condominium management. Keeping all interested

parties involved...results in less work overall and
achieves a greater level of satisfaction...

company, establishing our goal and
commitment to providing advanced
skills and value to our clients. I also
pride myself on being actively involved
in our industry. I volunteered on
the Communication and Marketing
Committee for ACMO for a few years,
leading the regional subcommittee,
and contributed articles for the CM
Magazine. We're proud of our affilia-
tion with ACMO.

What is one must-have skill for a
condominium manager? Why?

Tell us about a personal success
story on the job.

The best feeling of success is bring-
ing on a new client who has been
through previous struggles, whether
financial, legal, communication,
unexpected repairs and maintenance,
or all the above, and turning that client
around into a solidly run corporation.
Learning the history, identifying the
challenges, and providing guidance
and solutions is the start of a path-
way to success. We've taken on many
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corporations of this calibre, and it is
beyond rewarding.

What'’s your biggest challenge as
a manager?

This industry is about People
management. I describe manag-
ers as the hub of a bicycle wheel; all
the stakeholders (residents, Board of
Directors, CAO, CMRAO, contractors,
etc.) are the spokes of the wheel. A
manager’s biggest challenge is keeping
all “spokes” happy and moving/rolling
in the same direction. Without a fully
functional wheel, you fall flat.

What’s your favourite part of
the job?

Every day is a new and unique chal-
lenge. No two days are alike, and
regardless of your length of service
as a manager, you're continuously
learning and tackling new and unique
situations. The best place to invent the
future is away from our desks.

Best business advice you ever
received.

You need to find balance in your
work and life. Set clear, proper
expectations with your stakeholders.
Burnout, stress, and mental health

are all factors in our industry, and
we need to be the best we can be. As
manager shortages continue to affect
our industry, it’s important that we
find and respect this balance.

Answer this statement - | am an
RCM because...

I'm proud to showcase my commit-
ment to the industry through
advanced education and upholding a
higher standard.

Where do you see yourself in
five years?

Continuing to grow a team of leading
professionals and volunteering to help
shape and advance our industry.

What recent project that you
completed can we highlight?

I purchased a second property
management company 1.5 years ago
and amalgamated the companies
just over a year ago. I was inspired to
bring two great companies together
to form a successful industry leader
that is committed to adding customer
value and providing higher education.
The experience and commitment of
my staff continue to encourage me to
drive success. W
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CERTIFIED

Shining a light on an ACMO 2000 Certified
Management Firm choosing to offer a higher
standard of service to elevate their business.

I can say with 100% certainty that the reason I personally
chose to work at FirstService Residential (FirstService) is
that they first chose to become a member of
ACMO and pursue the prestigious ACMO
2000 certification.

FirstService chose to pursue certifica-
tion because it was looking to build upon
the momentum established with the forma-
tion of a new and exciting leadership team
the year before. The company already had a
substantial body of policies and procedures,
and this certification would allow it to formalize those into one
comprehensive, easy-to-access, industry-leading operations
system. The program was adopted in 2019, and certification
was achieved the same year.

It is widely known that both clients and employees are
attracted to companies with strong systems, policies, and
processes in place. Employees want to know that they can
perform their job functions properly and be measured by
criteria that isn’t a moving target. They appreciate knowing
that they will receive the training they need to do their job
correctly and that resources are always available with a few
clicks of the mouse. Companies strive to obtain employee
satisfaction, and this is one of the easiest ways to achieve
that goal.

Clients want to know that when they hire a manage-
ment company, they aren't just relying on a few individuals
who know how things are done. When all employees at the
company are not following the same set of approved proce-
dures, the service being delivered will not be consistent.
Delivering condominium management services presents

:John
: Damaren

many daily challenges. You plan your day hoping to achieve
specific goals, but achieving them isn’t always possible. This
is the nature of our business. Emergencies happen, and we
must divert our efforts to manage the crisis. Working with
established procedures guides managers throughout the crisis
and allows them to meet the requirements of the position.

FirstService achieved its ACMO2000 certification in 2019,
and it has been a cornerstone of the success of the company
ever since. The program is continually reviewed to look for
ways to improve upon the delivery of our services to our
clients. The exceptional growth and client retention would
not be possible if we did not have buy-in from all employ-
ees. They are our cornerstone and without their belief in
the systems we have, we would not be able to deliver our
industry-best services.

When clients call us interested in moving away from their
current management provider, it is usually due to poor execu-
tion and inconsistent delivery of the services they desire. We
also find that inaccurate financial reporting is one of the main
reasons why clients are changing their providers. We devel-
oped many processes to ensure that our financial reporting
is meaningful to our clients. We have checks and balances
in place so that several sets of eyes oversee the final product
before it is delivered to our clients.

In the future, FirstService will continue to support the
ACMO 2000 program in the future as it has delivered so many
positive benefits to our organization. B

John Damaren, R.CM.
Vice-President, Community Development and Governance
FirstService Residential
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Legal problems can erode a condominium community.

Our team of condo lawyers have decades of
industry-leading experience. We have diverse skills and
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focus on your community.
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