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Legal Notification 
 

This report was prepared by EXP Services Inc. for the account of Ottawa Carleton Standard Condominium 

Corporation No. 725. 

 

Any use which a third party makes of this report, or any reliance on or decisions to be made based on it, 

are the responsibility of such third parties.  EXP Services Inc. accepts no responsibility for damages, if 

any, suffered by any third party as a result of decisions made or actions based on this project. 
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1.0 Executive Summary 

EXP Associates Inc. (EXP) was retained by Ottawa Carleton Standard Condominium Corporation No. 725, 

to perform a Reserve Fund Study of the four (4) story condominium complex comprised of one hundred 

and twenty-two (122) residential units located at 205 Bolton Street in Ottawa, Ontario.  The site was 

reviewed on February 12, 2021 and February 23, 2021 by EXP Services Inc.  Rooney, Irvine & Associates 

conducted an elevator review on February 23, 2021.   

The various building systems were observed to be in generally good condition.  Where required, concerns 

regarding long-term durability are discussed which, in our opinion, should be given consideration to ensure the 

long-term safety and/or serviceability of the facility. 

The total Reserve Fund contribution for the fiscal year 2020/21 is $376,936. 

The cash flow for the Reserve Fund was calculated using an annual interest and inflation rates of two percent 

(2.0%) and two percent (2.0%), respectively.  Additionally, items may have been deferred from their normal 

lifecycle to provide a real-world timing of construction events.  Occasionally, due to a material or building 

system’s good performance, as observed, a reserve fund item has been reasonably deferred to a later date to 

realize preferred economics. 

It should be noted that the Condominium Act stipulates that the reserve fund must contain sufficient funds 

to meet the requirements proposed by the reserve fund study.  The funds in the reserve must achieve this 

goal by the end of the fiscal year following the fiscal year in which the study is completed.  After the reserve 

fund is adequate, annual contributions to the fund should remain constant (i.e., increasing by the rate of 

inflation only). 

Based on the results of the analysis presented herein, the reserve fund level of contribution for CCC No. 725 

is adequate to fund the Reserve Fund over the next 30 years, subject only to inflation. As such, the study has 

set out increases to the contribution at two percent (2.0%, inflation) for Years 1 through Year 30 (2021/22 

through 2050/51).  

The minimum balance over the course of the reserve fund study is $119,156 in year 14 of the study 

which is fiscal year 2034/35 for the corporation. 

Using the above-mentioned funding plan, the Reserve Fund should maintain a positive cash flow over the thirty 

(30) year period as well as ensure sufficient funds are available to deal with the major expenditures until Year 

30 of this proposed financial plan.   

It is the Owners' option to defer or advance maintenance and/or repairs to their facilities based on budgeting 

constraints, resident’s needs, operational horizons, etc.  However, the Owners should be aware that 

deferring recommended repairs might result in additional deterioration and/or damage, which may 

significantly increase repair costs.  Also, absent or unsatisfactory maintenance procedures may lead to 

accelerated deterioration, higher repair costs, and a shorter service life. 

The next Reserve Fund Study Update required by the Condominium Act, 1998, is a Class 3 Reserve Fund 

Study (an updated study not based on a site inspection).  The update is to be prepared within three years 

of the completion of this study. 
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2.0 Introduction 
2.1. Terms of Reference 

OCSCC No. 725 c/o Capital Integral Property Management retained EXP for a Class 2 Reserve Fund Study 

(reserve fund study) of OCSCC No. 725.  

The information contained in this reserve fund study provides an overview of the existing conditions, 

preliminary estimates of repair/replacement costs of major system elements that have exceeded their useful 

service life, and those that are likely to require repair or replacement within the next thirty (30) years.  

Replacement items beyond this horizon have not been priced. 

This study and the recommendations it contains, is a result of a review of:  

• The documentation provided and information volunteered. 

• The on-site condition assessments. 

• Generally accepted principles of engineered design; 

• Our knowledge of the construction industry; and, 

• Previous experience with facilities of this vintage and complexity. 

These assessments have formed the basis for the reserve fund study, culminating in the submission of this 

document. 

In keeping with the industry standard, this study did not include video inspections of sanitary and storm 

sewers, a thermography study of the building envelope, fire life safety study, or invasive roofing 

testing/exploration.  The interpretation of observed conditions therefore relies largely upon the opinions of 

the authors. 

2.2. Description of Complex 

OCSCC 725 is a standard condominium corporation located at 205 Bolton Street in Ottawa, Ontario. There 

are 122 residential suites within the four (4) story complex. The condominium was constructed circa 

2004/05 making the building approximately 16 years old. 

The exterior walls are clad with brick veneer, and some exterior insulation finishing system (EIFS). Windows 

are aluminum framed with insulated glazing units with casement type operators. Suites have an aluminum 

framed glazed sliding door. The flat roof has a protected membrane system (inverted) with a small rooftop 

patio area.  

There two levels of below grade parking with vehicular access to the main entrance ramp located off Boteler 

Street.  The parking garage extends beyond the footprint of the building to form a buried roof podium slab. 

The building has three (3) hydraulic elevators, one located in each section/wing of the building. 

There is an exercise room, a party room, and an exterior landscaped courtyard (over the garage podium).  
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2.3. Scope of Work 

The scope of work is described as follows: 

1. A review of the existing record documents was conducted.  Records of any known major repair 

programs were reviewed and are discussed in context within this report. 

2. An on-site visual review was completed for the common building elements stipulated in scope of work 

indicated in the proposal.  This review was intended to determine the current condition of building elements. 

3. Establishing replacement/repair prioritization and associated construction costs. 

4. Preparation of a written report and accompanying reserve fund forecast spreadsheet.  The 30-year 

projection identifies the elements reviewed, takes into account the assessed condition of each item, 

and estimates the life span and replacement costs calculated in 2021 dollars.  The costs are adjusted 

throughout the projection using the current inflation rate. 

2.4. Documentation 

The following documentation was provided: 

• Condominium Declaration dated 2006. 

• Audited financial statements dated March 31, 2019, and 2020, prepared by BDO Canada LLP, 

Chartered Professional Accountants.  

Construction Drawings 

The following set of drawings were provided: 

• Architectural drawings A201, A202, A301 to A304, A401, and A601 to A603, as-built Feb. 20, 

2006, prepared by Douglas Haedie Architect Inc. 

• Structural drawings S01 to S13 as built Nov. 30, 2005.  Prepared by Goodeve Manhire Structural 

Engineers.  
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3.0 Methodology 

3.1. General 

The current health of the building is established by the Condition Assessment, which is essentially a 

snapshot in time of the existing conditions, usually obtained by means of visual inspection by trained 

specialists.  To forecast the needs of the physical systems requires an understanding of system 

performance, durability, industry standards for repair and replacement cycles, engineering judgement, and 

perhaps most importantly, the past and current levels of preventative maintenance.   

The end use product of this study is the reserve fund.  Pivotal in achieving that end, with a reasonable 

measure of confidence and accuracy, requires a real understanding of the current health of the facility and 

a sense of the prognosis for future repair/replacement expenditures. 

3.2. Commentary of the Reserve Fund 

The Condominium Act defines a reserve fund as a fund set up by a corporation in a special account for 

major repair and replacement of common elements and assets of the corporation, calculated on the basis 

of expected repair and replacement costs and life expectancy.   

Reserve fund studies are mandatory for all existing and newly registered condominium corporations.  A 

reserve fund study is generated to determine if the amount of money currently in the reserve fund and the 

amount of contributions collected for the reserve fund are adequate to provide for the expected costs of 

major repair and replacement of the common elements and assets. 

Reserve expenditures can include, but are not limited to, exterior wall claddings, roofing, windows, doors, 

parking garages, heating and cooling systems, site elements including roads, sewers, pools, etc.  

The initial reserve fund study for a condominium is a comprehensive Class 1 reserve fund study that is 

based on a site inspection.  The reserve fund study is to be updated every three (3) years.  A site inspection 

is required for every second study. 

Ideally, every property should follow a well-defined path of preventative maintenance and capital renewal 

financing.  Rising maintenance costs and environmental concerns make facility asset evaluations essential.  

Since every aspect of the facility is subject to depreciation, steady funding is required to ensure that the 

facility is properly maintained, and that sufficient funds are available for renewal of each component. 

This report is a Class 2 Reserve Fund Study with site review for OCSCC No. 725. 
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3.3. Estimating Methods 

Construction probable cost estimates for repairs/replacements were calculated on either a unit rate or lump 

sum basis.  The estimated probable costs for repair/replacement are included within this report.   

Establishing replacement, rehabilitation, or upgrade probable costs for various elements are based on several 

factors such as: 

• Quantity of repair; 

• Accessibility and protection requirements; 

• Economies of scale; 

• Consultation with qualified contractors; 

• Local qualified trade presence; and 

• Impact on local services, public access, and other disruptions. 

EXP is not a professional quantity surveyor, cost estimator, nor construction contractor.  Construction probable 

costs outlined in the Life Cycle Forecast are budget figures only, based on the current market conditions, and 

are in present dollars, and adjusted based on today’s inflation rate.  The actual costs of construction may vary 

considerably depending on the time of year when tendering is conducted, the actual detailed scope of work 

and the economic climate of the construction industry.  As an example, the preparation of a probable cost 

estimate requires making a number of assumptions, such as: 

• The means and methods of construction the contractor will employ; 

• The cost and extent of labour; 

• The equipment and materials the contractor will employ; 

• The contractor's techniques in determining prices; 

• The market conditions at the time; and 

• Other factors over which EXP has no control. 

We recommend that the Owner, during the maintenance and repair/replacement review, incorporate the 

economic trends and market values of the preceding year.  The Construction Cost Index may assist with 

updating construction probable costs. 

3.4. Engineering Services 

Engineering design and inspection fees are included, where applicable, within the expenditure schedule.  

These services generally include the preparation of contract documents, tender services, and field review 

for contract document compliance during construction.  Engineering fees may range from 8% to 15%, 

depending on the complexity and scale of the project. 

Prior to the implementation of any significant repair/replacement program(s) to major building systems or 

elements, we recommend a comprehensive engineering analysis (condition survey) be undertaken in order 
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to mitigate the number of construction unknowns associated with a major repair/replacement program.  In 

our experience, a comprehensive condition survey is essential to establish the most appropriate and cost-

effective repair/replacement strategy.  Results from the condition survey will be incorporated into the 

contract tender documents to assist the contractors in their bid preparations and likely limit the number of 

addenda during tendering and changes during construction.  Fees for these services are included where 

applicable within the reserve fund forecast. 

The following comparative rating system for facility elements is used throughout this report: 

Good Condition: The facility element is in a condition that meets or exceeds expectations, 

given the age of the facility and the general environment. 

Fair Condition: The facility element is serviceable although some evidence of either collective 

degradation or deficient operation was noted. 

Poor Condition: The facility element is either at the end of its service life or there is the 

potential for imminent failure.  In some cases, the element may be inoperative 

or exhibit total failure. 
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4.0 Structural Features 

The site was reviewed in February 2021 by EXP Services Inc.    Accessible areas were visually reviewed and 

photographed. 

The condominium is comprised of a four-storey C-shaped building with a footprint of approximately 35,000 

square feet in area with a two-level underground parking garage.  The main building has reinforced concrete 

floor slabs supported by concrete columns and shear walls on a concrete foundation. The exterior walls are 

infilled with steel stud back-up walls with brick cladding or EIFS cladding systems. The structural elements 

are mostly concealed by interior finishes except in the parking garage where the interior side of the 

foundation walls and the underside of the concrete slabs are exposed. The parking surface of the parking 

garage mostly is asphalt pavement on grade with a small area of suspended concrete slab over the second 

(lower) parking level. The suspended slab in the parking garage is protected with a liquid applied traffic 

coating membrane.  

4.1. Concrete Foundation Walls - Exterior 

The exterior of the reinforced poured-concrete foundation walls that are located below grade could not be 

visually reviewed.  Therefore, our review was limited to the interior (in the underground parking garage) and 

the uncovered portion of the foundation that is exposed above grade in limited areas.  Where visible, the 

exterior of the foundation walls were exposed concrete (no parging or metal flashing).  

Any interior concrete repairs required to the foundation walls are covered within the parking garage section 

of this report.  

4.2. Balconies 

Owners of the suites on floors two through four have balconies constructed of reinforced concrete slabs, 

steel posts, and aluminum guard railings with glass panels.  Ground floor suites have a patio (over the 

garage podium).  The balconies and patios are part of the common elements and are for the exclusive use 

of the suite from which they are accessed. Refer to the Landscaping and Site Features section of this report 

for more information regarding the patios. The balconies and guard rails appeared in good condition at the 

time of review.  

a) An allowance should be provided for some repairs of the concrete balconies every 30-40 years. 

Concrete repairs should be scheduled to coincide with balcony guard rail replacement. A concrete 

condition survey should be performed prior to repairs, to map out areas of deterioration and develop 

a repair strategy. An allowance has been presented in year 14 to include an assessment as well 

as some minor repairs.  

b) The balcony railings should have a service life of approximately 30-40 years. Replacement should be 

scheduled to coincide with balcony concrete repairs. Funds for replacement have been presented in 

the study in twenty-four years. 
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4.3. Parking Garage 

The two level reinforced concrete parking garage extends beyond the footprint of the building. The top of 

the parking garage, where it extends beyond the building footprint, is protected with a waterproofing 

membrane.  

Due to the exposure to moisture and road de-icing salts, parking garages require a high level of 

maintenance to protect against major deterioration.  A comprehensive program of periodic concrete repairs 

is required to ensure that the serviceable life of the garage is reached. 

The lower level of the parking garage has an asphaltic drive surface while the second level suspended slab 

(area of level 1 over level 2) has a liquid applied traffic coating over the top concrete surface.   

Within the garage, the concrete walls appeared in good condition with some staining and deterioration 

occurring along the bottom edges of walls. The walls located, adjacent to the asphalt surface areas, are not 

protected with a membrane along the lower section of the walls and some efflorescent staining and build-

up is present.  Liquid membrane is applied vertically up a portion of the walls at the suspended slab area 

and the walls and wall deterioration was not noted. Some liquid membrane patches were recently performed 

in the high traffic areas on the suspended slab. The drive surfaces appeared in good condition, however, 

were dirty with road salt and run off from vehicles. Spraying and cleaning of the garage is considered 

maintenance and costs for such have not been included in this study.  

Some efflorescent staining was noted on the underside of the suspended slab, below the entrance ramp 

drain area, as well as below the landscaped podium slab. Active leakage was not noted or reported however 

based on the stains it appears that leakage may have occurred recently. . Some large tree planting above 

the podium may be affecting the waterproofing membrane.  

The following should be budgeted in the Reserve Fund regarding the parking garage: 

a) Podium waterproofing has an estimated life expectancy of thirty to forty years however may require 

some localized repairs. The waterproofing replacement has been presented as a phased project 

with phase I being the smaller sections along the north, east and west sides of the building and 

phase II the central courtyard area. 

b) The traffic coating applied to the suspended slab has an estimated life cycle of fifteen years. As 

repairs were just recently performed the replacement timeline has been presented in eight years’ 

time.  

c) The concrete entrance ramp is heated and will require eventual replacement. Replacement has 

been presented based on a thirty year life expectancy. The exterior stair adjacent the garage ramp 

is also heated concrete and should be included with the ramp repairs.  

d) A general fund allowance should be budgeted for miscellaneous garage repairs. This could be 

used to perform localized repairs to the podium membrane in leak areas, isolated drain 

replacements, trench drain waterproofing repairs, etc. It is recommended to investigate the cause 

of the podium soffit staining by performing a test excavation and evaluating the waterproofing 

membrane. Consideration should also be given to providing some protection to the lower section 

of the interior walls of the garage where some deterioration has occurred. Funds have been 

presented in year 2 of the study. 
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e) Minor repairs to the drive surfaces should be budgeted to prolong the life of the elements and 

possibly delay the full replacement. A general fund has been presented based on a five year cycle.  

f) The asphalt on grade is expected to eventually require full replacement. Funds have been 

presented in year thirty of the study.   
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5.0 Building Envelope 

The building envelope separates indoor and outdoor environments by providing a weather barrier, 

controlling airflow, heat transfer, movement of water vapour as well as controlling of solar radiation. 

The interaction of the above flow control requirements will determine the environment provided to the building 

occupants and contents.  If the control mechanisms used are such that they promote premature failure and 

degradation of the building components, issues with durability, maintenance cost, occupant comfort and safety, 

may become significant long before the expected service life is exceeded. 

When the building envelope and associated operable components are in an aging but still functional state, 

there are factors that will influence general upgrade.  These are as follows: 

Obsolescence Where the building envelope components, such as the window assemblies, 

have become an excessive maintenance burden due to difficulties in 

repairing or obtaining replacement parts, replacement of the entire assembly 

may be warranted. 

Comfort Issues Where the envelope or envelope component has been compromised to the 

point where the occupant’s comfort is affected, for example, leaky, drafty 

window units in winter months, then conditions of occupancy may dictate 

replacement of windows, doors, etc.   

Appearance When the appearance of the building by virtue of staining, deterioration, etc. 

detracts from tenancy, the replacement and upgrade of such components 

may be warranted.   

Energy Efficiency Where the condition of the envelope and/or envelope components are such 

that inordinate amounts of energy are required to maintain reasonable levels 

of comfort within the building, then an envelope upgrade may be prudent 

and practical, provided there is an acceptable payback period. 

Safety and Serviceability Where the envelope and/or envelope components have deteriorated to the 

point where public safety is threatened, or serviceability has been reduced 

to an unacceptable level; again a general upgrade or replacement program 

may be warranted. 

Prior to implementation of any repair, we recommend that a detailed visual survey be conducted at the 

representative locations to better assess the structural adequacy of the locations of observed distress.  

Representative invasive openings, if warranted, should be performed as part of the detailed survey to 

confirm envelope assembly and condition.  As a result of this survey, additional repair recommendations 

may be suggested. 

The following sections represent the general exterior building envelope components: 
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5.1. Roofing 

The main roof of the building is a protected (inverted) membrane system. In this type of roof assembly the 

waterproofing membrane is located directly on the roof deck and then covered with thermal protection 

(insulation) and ballast or pavers to weigh down the insulation. As such review of the membrane condition 

could not be performed.  

The roof area has roof anchors located throughout, for use with window washing equipment and for other 

building repairs. The roof anchors were not tested or reviewed as part of the scope of work for this report. 

Regular testing and visual review are required on a regular basis.  

The roof has an area where a deck/terrace was constructed for common use. The terrace area is 

constructed with composite deck board and has aluminum framed guard rails with glass panels.  

The following items have been presented in the study with regards to the roofing systems: 

a) The membrane on the main roof has a life expectancy of approximately twenty-five to thirty years.  

Due to the size, configuration, and financial impact of the main roof replacement, the full 

replacement has been presented as a phased project. If logistics allow, there would be some cost 

savings (less mobilization and demobilization) to perform the roofing system replacement as one 

project. This work should be coordinated with the rooftop terrace replacement. 

b) A periodic allowance for some localized roof repairs should be budgeted based on a five to ten year 

cycle. If the roof is well maintained and regular repairs are performed, it will prolong the life of the 

roof system.  

c) The roof anchors require regular inspection and may require some localized repairs. The funds 

presented include for load testing and minor repairs every five years. Visual inspection is 

considered maintenance and can be covered by the operating fund.  

d) The terrace decking and railings will need to be removed at the time of the main roof system 

replacement. It is recommended to perform replacement at that time. Miscellaneous furniture or 

BBQ replacement has not been included here however, has been be included with other furnishing 

replacements within the building refer to section 6.3.d. 

5.2. Cladding 

The exterior walls of the building are primarily clad with brick masonry veneer with some areas of exterior 

insulation finishing system (EIFS) cladding. The cladding systems were noted in good condition at the time 

of review. Some masonry construction around balcony columns at grade level appear to be leaning. It 

appears that the masonry and columns are located just outside the garage boundary and may be settling 

at a different rate than the reminder of the building.  

a) It is not expected to perform complete masonry replacement. The masonry should last for the life 

of the building, provided that periodic maintenance and repairs are performed.  Periodic 

maintenance would take the form of localized masonry replacement and repointing of deteriorated 

mortar joints on an as needed basis.  A contingency is provided in the reserve fund for repair of the 
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masonry veneer on a 15 year cyclical basis. Funds have been presented in the near term to 

investigate and repair the leaning masonry surrounding the balcony column areas at grade level.  

b) The EIFS wall cladding has an estimated life span of twenty years. Due to the light color of the 

finish, the cladding may appear dirty however, that will not affect the performance of the cladding. 

Costs for re-coating the EIFS has not been included. Future replacement of the EIFS system should 

be budgeted in approximately sixteen years.   

5.3. Suite Windows & Doors 

The suite windows at the building are thermally broken aluminum framed windows. The windows are a 

combination of fixed vision sections and operable casement sections (open outward) with double glazed, 

insulated glazing units (IGU). The balcony/patio doors at the building are thermally broken aluminum framed 

patio doors consisting of two door sashes (one fixed and one sliding) with double glazed, insulated glazing 

units (IGU).  

In the past there have been premature failures of the IGUs, and many replacements have been performed. 

In some cases, the hinge of the casement section has broken or seized and the casement section (part that 

swings out) had to be replaced. IGU replacement and casement replacement is seemingly widespread 

across the building and there is no apparent pattern to the failure (i.e. not directly related to location or 

exposure). The balcony door IGU failure, however, appears to be concentrated at the fourth floor level 

where there is no protection or shelter from a roof or balcony above.  

The original installation contractor has been replacing IG units and the operable section of casement 

windows on an as required basis since 2006 (past 15 years). The warranty period expired in 2015 and the 

contractor is being retained on a case by case basis. The Board indicated that a large majority of the 

replacements took place in 2011 and 2012 but have been an ongoing issue since.  

To ensure that the full service life of the window and door frames is reached, periodic repair should include 

hardware repair/replacement, replacement of glazing units, weather stripping replacement, replacement of 

damaged frames; and, a rigorous caulking program. 

a) Aluminum window systems have a typical life cycle of thirty to forty years. As many of the IGUs and 

casements have been replaced, the full replacement of the windows systems is expected to 

surpass the forty year life. Replacement has been presented as a phased project based on the 

financial impact however, it should be noted that there are cost savings of completing the project 

all at one time. At the request of the Board, a cost allowance of $10,000 has been presented in the 

fiscal year 2021/21 for engineering and design documents for some window replacement. 

Additionally requested by the Board an allowance of $200,000 has been presented in fiscal year 

2022/23 for some window replacements.  

b) Localized repairs to windows are ongoing. Funds have been presented annually for the next fifteen 

years. Based on the known issues with the windows, the cost allowance has been increased to 

$25,000 per year.  
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c) Some of the top floor units have skylights. Funds for skylight replacement should be budgeted. The 

replacement has been presented to coincide with the main roof replacement as the flashing are 

interconnected and this approach will create a good seal between the two systems.  

d) The balcony and terrace doors have large moving components. An allowance has been provided 

for the replacement of the balcony and patio doors within the next 15 years. 

5.4. Exterior Sealant 

Exterior sealant (caulking) is the front line of defense against moisture and air infiltration at cladding joints, 

cladding terminations, and at the perimeter of exterior window and door frames.  Exterior caulking should 

be periodically maintained and inspected to assess the overall condition and continuity.  Caulking 

deterioration manifests itself in many way including: 

• Aging, where the caulking becomes hard and inflexible. 

• The caulking is cracked or torn (cohesive failure); 

• Debonding between caulking and material surfaces has taken place (adhesive failure); and, 

• Caulking has failed due to inadequate expansion/contraction capacity resulting in an adhesive or 

cohesive failure. 

Typically, sealant has a service life of 8 to 10 years, depending on the product, installation, exposure, joint 

geometry, exposure to the elements, etc.  At the time of replacement, existing caulking should be 

completely removed, the exposed surfaces properly cleaned and new sealant and backer rod (where 

applicable) placed with a satisfactory width/depth ratio.  When the caulking is replaced, we recommend that 

a high-quality sealant material be used. 

a) Exterior sealants are primarily located around window and door frames and will be replaced at the 

time of their replacement. Sealant is also located at building cladding transition joints and expansion 

joints. An allowance for localized replacements as required has been presented based on an eight 

to ten year cycle. Some exterior sealant failure was noted and repairs should be perfrmed in the 

near future.  

5.5. Exterior Common Area Doors 

The main pedestrian entrance (to main lobby) to the building is located through the courtyard on the south 

side of the building. The main entrance doors consist of an aluminum framed glass system with two sets of 

swing doors (interior and exterior set). There are some other exterior metal doors with metal frames which 

exit from the stairwells, garbage room, roof access, and common corridor of the ground floor.  

Vehicular access to the garage is through a metal clad sectional overhead door with motor. 

All the exterior doors were in good working condition at the time of review. 

a) Funds should be budgeted for some replacements of metal doors, new hardware, and or weather 

stripping as required.  

b) The main entrance system has an expected life cycle of twenty-five years. Replacement of the 

entry system has been presented in year seven of the study.  
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c) The overhead garage door is subject to impact damage and funds should be budgeted for 

replacement on a semi-frequent replacement cycle every five to ten years.  
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6.0 Interior Finishes 
The life expectancy of the interior common elements and finishes will vary with the quality of installed materials 

and usage.  The replacement cycle of each element is subjective and should be reviewed periodically. 

6.1. Corridors and Common Areas 

The walls in the corridors from the first floor to the top floor as well as the stairwells have painted walls and 

ceilings (except the fourth floor where there is an acoustic tile ceiling).  The parking garage is currently not 

painted. Painting of the garage should be considered, to brighten the space. Funds for painting the garage 

have not been included in this study. The corridor floors are covered with carpet with wood baseboards. 

a) Carpeting was noted in good condition throughout and had been recently replaced. An allowance 

should be provided every ten to fifteen years to replace the carpets.  Localized repairs, between 

scheduled replacements, can be paid for out of the operating and maintenance budget. 

b) Localized painting of select walls and ceilings in the corridors can be performed on a periodic basis 

and paid for out of the maintenance/operating budget. An allowance to provide complete painting 

of walls and ceilings in the corridors should be provided every ten to fifteen years. 

c) Stairwell painting should be budgeted every fifteen years however, depending of frequency of use 

may be required often.  

6.2. Common Doors (Interior) 

Painted metal doors are used at fire-related assemblies including the entrances to several of the service 

rooms and at the stairwells.  The suite doors are solid wood doors with painted metal frames. 

The common doors have an expected service life of approximately 30 to 40 years, depending on the degree 

of regular preventative maintenance.  The hardware will typically begin failing after about 20 years, and it 

is anticipated that hardware replacement will be funded on an as-needed basis from the operating budget.  

A periodic allowance should be provided to replace some of the doors/hardware or to provide some repairs. 

6.3. Amenity Spaces 

The building has a party room with a kitchenette and some book shelving. At the time of review the furniture 
had been removed from the room related to COVID-19. The building also has an exercise room with the 
access located within the party room. At the roof access level, there is a small two-piece washroom for 
owners use while on the roof terrace.  

a) A general refurbishment allowance for the exercise room has been presented based on a ten year 

cycle.  

b) A general refurbishment allowance for the party room has been presented based on a ten year 

cycle.  

c) A general refurbishment allowance for the three common washrooms has been presented based 

on a fifteen year cycle.  
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d) An allowance should be provided every five years to repair or replace some furnishings in the 

building including in the party room and lobby area. 

6.4. Lobby 

The walls in the entrance lobby are mostly wood paneling with painted gypsum board ceilings.  There are 

tile floors in the lobby as well as the front entrance vestibule. The lobby was in good condition at the time 

of review. Miscellaneous furnishes were removed due to COVID-19/ 

c) Refurbishment of the lobby occurs at the discretion of the Board of Directors and owners when the 

finishes become worn, damaged or dated.  On average, refurbishment of a lobby may occur on a 

15 to 20-year cycle.  An allowance should be provided for the refurbishment of the main entrance 

lobby. The frequency of such work can be adjusted in the future to match the needs and requirements 

of the Corporation.   
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7.0 Landscaping, Drainage & Surface Features 

7.1. Exterior Concrete Paver Walkways, Patios and Concrete Stairs 

There are concrete paver walkways with concrete curbs within the courtyard area of the site (south side) 

and some heated concrete stairs located adjacent to the parking garage vehicular access (north side). The 

cost associated with the stairs is included in the parking garage sections of this report.    

The suites located at the ground floor have concrete paver patios which are situated over the podium slab 

and will be replaced/releveled at the time of podium membrane replacement. Some releveling is expected 

in between membrane replacements. 

At the time of review, the walkways and patios were snow covered and only limited review was possible.  

The following items are presented in the reserve fund study: 

a) A general allowance should be provided to repair the exterior concrete elements including the 

curbs, pavers, and stairs. The allowance is presented every ten years however, repairs should be 

completed as required to maintain safe use and access. 

b) A periodic allowance should be provided for selective re-leveling and localized replacement of 

interlocking concrete pavers for both the walkways and the patios until full replacement will occur 

during podium deck membrane replacement. 

7.2. Metal Fencing 

There is a metal fence along most of the perimeter property line. The fence was noted in good condition. 

a) Funds should be budgeted for the eventual replacement of the metal fencing based on a forty year 

typical life expectancy.  

7.3. Soft Landscaping 

Soft landscaping includes the sod, trees, shrubs, gardens and furnishings on the property as well as the 

grading to provide adequate site drainage around the building. 

Apart from normal maintenance and up-keep of the landscaping, there will be the need for major repair and 

replacement of items including tree removal and replacement.  

a) A periodic allowance should be provided for the replacement of some landscaping components, as 

well as some grading to promote positive drainage away from the building. 

b) A repair allowance should be budgeted for the irrigation system based on a fifteen year cycle.  
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8.0 Mechanical Systems 

This section presents our observations and assessment of the common element mechanical systems in 

the building.  The mechanical components examined in this survey are: 

• Air Handling Systems 

• Heating and Cooling Systems 

• HVAC System Terminal Units 

• Domestic Cold Water System 

• Domestic Hot Water System 

• Drainage Systems 

• Natural Gas System 

• Fire Protection Systems 

• Generator Mechanical Systems 

Observations were made of accessible and visible components only.  No equipment was disassembled or 

opened to verify the condition of internal components. No HVAC, Plumbing, and Fire Protection drawings 

from original building construction were available at the time of the review. 

Typical life expectancies are presented in the Fund Forecast Table are as per the ASHRAE (American 

Society of Heating, Refrigeration and Air-Conditioning Engineers) database values.   

Nameplate data was reviewed, where accessible, for all equipment. Where equipment service age could 

not be confirmed on site, it has been assumed that such equipment is building vintage. Where equipment 

service age has been assumed, the estimated service age range is denoted by square brackets. 

8.1. Air Handling Systems 

Two (2) makeup air units, located on the roof, provide ventilation and corridor pressurization service to 
common corridors and stairwells. These units are gas-fired, direct expansion (DX) cooled packaged units. 
Fresh air is distributed through the building via pressurized corridors; supply air ductwork in common shafts 
discharge fresh air into the common corridors on each floor through wall-mounted grilles and suspended 
diffusers. Typical service life for packaged makeup air units is approximately 20-25 years. Makeup air unit 
details are as follows: 

Unit Make Location Service 
Supply Fan 

(CFM / in w.c.) 

Natural Gas 

Input / Output 

(MBH) 

Age 

MAU-01 
Engineered Air 

FWA63DJE60/0 
Roof 

Corridor 

Pressurization 
2,000 / 0.75 500 / 410 [16] 

MAU-02 
Engineered Air 

FWA63DJE60/0 
Roof 

Corridor 

Pressurization 
2,000 / 0.75 500 / 410 [16] 

Table 1: Corridor Pressurization Makeup Air Unit Details & Service 
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The makeup air unit DX cooling systems are charged with refrigerant R-22. Refrigerant R-22 has now been 
completely phased out in Canada, and it will become increasingly difficult to continue to service this 
equipment. It is recommended to replace makeup air units with systems serviced by an accepted alternative 
refrigerant when systems exceed typical life expectancy. 

Exhaust air services in facility common areas are provided by a down-blast rooftop exhaust fan located 

above penthouse generator room. Exhaust service to these areas is provided with common duct risers and 

ceiling-mounted grilles. Typical service life for exhaust fans is approximately 30-35 years. Exhaust fan 

details are as follows: 

Unit Make Location Service HP Age 

EF-01 
Carnes 

VEBK08L1A1CA20SPC1 
Penthouse Roof 

Common Area 

Exhaust 
0.25 [16] 

Table 2: Exhaust Fan Unit Details & Service 

Ventilation services in storage rooms, plumbing/sprinkler rooms, electrical rooms, and mechanical 

penthouse are provided by wall-mounted transfer fans. These fans generally appeared to be in good 

condition. Typical service life for transfer fans is approximately 30-35 years, and the fans appear to be 

building vintage. 

Wall-mounted exhaust fans and two motorized fresh air dampers provide ventilation service to the parking 

garage levels. The exhaust fans are controlled by a carbon monoxide (CO) detection system, and the 

motorized dampers are interlocked with the fans. Typical service life for exhaust fans is approximately 30-

35 years, and the fans appear to be building vintage. 

The parking garage is equipped with a carbon monoxide (CO) gas detection system with sensors located 

throughout both levels of the parking garage. Upon detection of sufficient levels of CO gas, parking garage 

exhaust fans are activated, and the associated motorized dampers are opened. Typical service life for CO 

gas detection systems is approximately 15-20 years, and typical service life for motorized dampers is 

approximately 20 years. 

We recommend that the following items be address within the next thirty years with respect to the air 
handling systems. The associated estimated budget repair and/or replacement costs are presented in the 
Summary of Probable Costs presented in Appendix A.  

a) Replacement of rooftop Make-up Air Units 

b) Replacement of rooftop exhaust fan. 

c) Replacement of miscellaneous transfer fans. 

d) Replacement of parking garage exhaust fans. 

e) Replacement of parking garage CO gas detection system 
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8.2. Heating and Cooling System 

8.2.1. Heating System 

The heating water system is comprised of four (4) gas-fired heating boilers located in the mechanical 
penthouse boiler room. Typical service life for boilers is approximately 25-30 years. Boiler details are as 
follows: 

Unit Make Location Service 
Capacity 

(MBH) 
Age 

B-1 
Laars 

PNCH1500NACL2CXN 
Penthouse 

Boiler Room 
Heating Hot 

Water 
1,260 17 

B-2 
Laars 

PNCH1500NACL2CXN 
Penthouse 

Boiler Room 
Heating Hot 

Water 
1,260 17 

B-3 
Laars 

PNCH1500NACL2CXN 
Penthouse 

Boiler Room 
Heating Hot 

Water 
1,260 17 

B-4 
Laars 

PNCH1500NACL2CXN 
Penthouse 

Boiler Room 
Heating Hot 

Water 
1,260 17 

Table 3: Boiler Details 

Heating hot water circulation is provided by three (3) hot water circulation pumps located in the penthouse 
boiler room. These pumps are constant speed and connected to a header system. The heating hot water 
system shares distribution piping with a chilled water system, and manual change over valves control 
whether hot water or chilled water is distributed to terminal units. Typical service life for pumps is 
approximately 10-15 years. Pump details are as follows: 

Unit Make Location Service 
Flow 

(GPM) 
Head 
(ft) 

Age 

P-7 
Bell & Gossett 

80-BF 2.5x2.5x9.5B 
Penthouse 

Boiler Room 
Hot Water 
Circulation 

[310] [50] [16] 

P-8 
Bell & Gossett 

80-BF 2.5x2.5x9.5B 
Penthouse 

Boiler Room 
Hot Water 
Circulation 

[310] [50] [16] 

P-9 
Bell & Gossett 

80-BF 2.5x2.5x9.5B 
Penthouse 

Boiler Room 
Hot Water 
Circulation 

[310] [50] [16] 

Table 4: Heating Hot Water Pump Details 

The heating hot water distribution system is also equipped with an expansion tank and air separator. Unit 
details for this equipment were not available on site as the equipment was covered with insulation, and it is 
assumed that this equipment is building vintage. Service life for this equipment typically varies depending 
on site conditions. 

We recommend the following items be addressed within the next thirty years with respect to the Heating 
Systems. Associated estimated budget repair and/or replacement costs are presented in the Summary of 
Probable Costs presented in Appendix A.  

a) Replacement of heating hot water boilers. 

b) Replacement of hot water pumps. 
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c) Replacement of expansion tank and air separator. 

8.2.2. Cooling System 

Cooling is provided by a chilled water system is comprised of one (1) air cooled chiller located in on the 
roof of the mechanical penthouse boiler room. The chiller is equipped with two (2) reciprocating rotary screw 
compressors and two (2) refrigerant circuits. Typical service life for air cooled chillers is approximately 20-
25 years. Chiller details are as follows: 

Unit Make Location 
Capacity 

(tons) 
Age 

CH-1 
McQuay  

AGS180CH37-ER10 
Penthouse Roof 180 17 

Table 5: Chiller Unit Details 

Chilled water circulation is provided by three (3) chilled water circulation pumps located in the penthouse 
boiler room. These pumps are constant speed and connected to a header system. The chilled water system 
shares distribution piping with a heating hot water system, and manual change over valves control whether 
chilled water or heating hot water is distributed to terminal units. Typical service life for pumps is 
approximately 10-15 years. Pump details are as follows: 

Unit Make Location Service 
Flow 

(GPM) 
Head 
(ft) 

Age 

P-10 
Bell & Gossett 

80-BF 3x3x9.5B 
Penthouse 

Boiler Room 
Chilled Water 

Circulation 
[310] [70] [16] 

P-11 
Bell & Gossett 

80-BF 3x3x9.5B 
Penthouse 

Boiler Room 
Chilled Water 

Circulation 
[310] [70] [16] 

P-12 
Bell & Gossett 

80-BF 3x3x9.5B 
Penthouse 

Boiler Room 
Chilled Water 

Circulation 
[310] [70] [16] 

Table 6: Heating Hot Water Pump Details 

The chilled water distribution system is also equipped with an expansion tank and air separator. Unit details 
for this equipment were not available on site as the equipment was covered with insulation, and it is 
assumed that this equipment is building vintage. Service life for this equipment typically varies depending 
on site conditions. 

We recommend the following items be addressed within the next thirty years with respect to the Cooling 
Systems. Associated estimated budget repair and/or replacement costs are presented in the Summary of 
Probable Costs presented in Appendix A.  

a) Replacement of Chillers. 

b) Replacement of Chilled Water Pumps. 

c) Replacement of expansion tank and air separator. 
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8.2.3. Water Treatment System 

A water treatment system provides chemical treatment to water circulating in the chilled water loop. The 

system consists of a chemical pot feeder and carbon filters. Service life for this equipment typically depends 

on site conditions and frequency of use. 

We recommend the following item be addressed with respect to the water treatment system. Associated 
estimated budget repair and/or replacement costs are presented in the Fund Forecast presented in 
Appendix A.  

a) Replacement of water treatment system. 

8.3. HVAC System Terminal Units 

Heating and cooling for individual owner suites is provided by fan coil units and exhaust fans located in 

each privately owned residence. Observed units are in good condition as expected based on equipment 

operating life. However, as these units serve individual suites and are not considered common element 

equipment, they are outside the scope of this reserve fund study. 

Heating in the parking garage, service areas, storage areas, and electrical rooms is provided by ceiling-

mounted hot water unit heaters. Corrosion was noted on piping serving some of these units, and this should 

be address through routine maintenance. The typical service life for hot water unit heaters is approximately 

20-25 years but can vary depending on usage. 

Direct expansion (DX) split evaporators were observed in the garbage room and elevator machine rooms, 
and DX split condensing units were observed in the parking garage. Typical service life for DX split 
evaporators and condensing units are approximately 20-25 years. 

Wall mounted electric resistance unit heaters are provided in service areas and service corridors. Electric 

resistance baseboard heaters are provided in elevator machine rooms. The normal service lives of these 

types of heating units can vary significantly depending on duty cycle and maintenance. An allowance is 

carried for service and replacement of these units at a regular interval. 

Two (2) glycol heating systems connected to the building heating hot water system provide ice/snow melt 

service for the parking entrance/exit ramp and stair. Each system is equipped with a glycol pump, glycol 

storage unit, expansion tank, and water-to-glycol heat exchanger. 

We recommend the following items be addressed within the next thirty years with respect to the HVAC 

System Terminal Units. Associated estimated budget repair and/or replacement costs are presented in the 

Summary of Probable Costs presented in Appendix A.  

a) Replacement of hot water unit heaters. 

b) Replacement of DX split evaporators and condensing units. 

c) Allowance for replacement of electric resistance heaters. 
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d) Replacement of parking garage ramp and stair heating equipment. In concrete heating lines to be 

replaced with the ramp replacement.   

8.4. Domestic Cold Water System 

The building's water service enters the building in the sprinkler room located on the P1 level of the parking 

garage. The water service is a 150mm diameter pipe, which splits to provide both domestic water and fire 

protection services. A duplex packaged booster pump set boosts the domestic cold water pressure to the 

upper floors of the building. Typical service life for duplex booster pump sets is approximately 20-25 years. 

Pump details are as follows: 

Unit Make Location Service 
Flow 

(GPM) 
Head 

(PSIG) 
Age 

P-1 
Bell & Gossett 

70M-2 
Basement 

Sprinkler Room 
Domestic Cold 
Water Booster 

200 20 [16] 

Table 7: Heating Hot Water Pump Details 

The domestic cold water system is equipped with a dual check valve backflow preventer assembly in 

accordance with City of Ottawa Backflow Prevention Program guidelines. The fire protection line does not 

appear to be equipped with a backflow preventer. 

Per limited visual review, the systems appeared to be in fair condition. The system will require standard 

upkeep and maintenance. 

We recommend the following item be addressed with respect to the domestic cold water system. Associated 

estimated budget repair and/or replacement costs are presented in the Summary of Probable Costs 

presented in Appendix A.  

a) Replacement of domestic cold water booster pumps. 

8.5. Domestic Hot Water System 

Domestic hot water is provided by two (2) natural gas fired domestic hot water boilers located in the 
penthouse boiler room. Typical service life for domestic hot water boilers is approximately 20-25 years. 
Boiler details are below: 

Unit Make Location Service 
Capacity 

(MBH) 
Age 

B-5 
Laars 

PNCH0750NACK2BXN 
Penthouse 

Boiler Room 
Domestic Hot 

Water 
630 17 

B-6 
Laars 

PNCH0750NACK2BXN 
Penthouse 

Boiler Room 
Domestic Hot 

Water 
630 17 

Table 8: Boiler Details 

Domestic hot water storage is provided by two (2) 200-gallon storage tanks. The boilers automatically 

circulate water through the storage tanks to maintain domestic hot water temperature setpoints. Typical 



Class 2 Reserve Fund Study 
Ottawa Carleton Standard Condominium Corporation No. `725 

205 Bolton Street, Ottawa 
OTT-00258709-A0 

July 6, 2021 

24 
 

service life for domestic hot water storage tanks is approximately 60 years. The system is also equipped 

with a domestic hot water recirculation pump and piping. Typical service life for domestic hot water 

recirculation pumps is approximately 15-20 years. 

Distribution piping consists of copper piping with brazed and soldered joints in main piping, as well as PEX 

piping within the individual units. Per limited visual review, the systems appeared to be in good condition. 

The system will require standard upkeep and maintenance. 

We recommend that the following items be address with respect to the air handling systems. The associated 

estimated budget repair and/or replacement costs are presented in the Summary of Probable Costs 

presented in Appendix A.  

a) Replacement of domestic hot water boilers. 

b) Replacement of domestic hot water recirculation pump. 

8.6. Drainage Systems 

The drainage system includes storm and sanitary connection to municipality systems. There is elevator, 

sanitary, and storm drainage sump pits located on the parking garage levels. At the time of review, it was 

noted by mechanical service personnel on site that the floats in the various sump pits had been recently 

replaced, along with the pit covers. It was unclear at the time of the review if the sump pumps had been 

replaced. It is assumed that the sump pumps are building vintage. Typical service life for sump pumps is 

approximately 10-15 years. 

A full assessment of the drainage piping throughout the building was not completed. Where observed, 

drainage pipe material was PVC plastic. Per limited visual review, the systems appeared to be in good 

condition. No significant repair work is anticipated within the study timeframe; system will require standard 

upkeep and maintenance. 

We recommend the following item be addressed within \with respect to the Drainage Systems. Associated 

estimated budget repair and/or replacement costs are presented in the Summary of Probable Costs 

presented in Appendix A.  

a) Replacement of Sump Pumps 

8.7. Natural Gas System 

A natural gas meter services the building and is located outside the building. Natural gas service is provided 

to the make-up air units on the roof, and to heating hot water boilers and domestic hot water boilers in the 

penthouse boiler room. A natural gas pressure reducing valve at the service connection reduces the gas 

pressure for distribution through the building. A pressure reducing valve located in the penthouse boiler 

room further reduces the gas pressure for distribution to the equipment. Gas vent piping in the boiler room 

is routed from the pressure reducing valves to the exterior of the building. 
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The primary gas line is made from steel piping and piping on the roof and in the penthouse boiler room is 
treated with yellow protective paint. From the limited visual review, the systems appeared to be in good 
condition, as expected per typical system lifecycle. At the time of the assessment the natural gas piping on 
the roof serving the makeup air units was in the process of being modified to meet Code requirements and 
Technical Standards and Safety Authority (TSSA) requirements. 

No significant repair work is anticipated within the study timeframe; system will require standard upkeep 

and maintenance. Review for corrosion should be completed through routine building maintenance. 

8.8. Fire Protection Systems 

Wet sprinkler system and sprinkler risers are located in the basement sprinkler room, fed from the main 
building water supply. Fire pump system provides the required pressure for service to the building standpipe 
and sprinkler system. Typical fire pump service life if approximately 25 years. Fire pump details are as 
follows. 

Unit Make Location Service 
Flow 

(GPM) 
Head 
(PSI) 

Age 

P-2 ITT 3x3x7B 
Basement 

Sprinkler Room 
Fire Pump 200 45 [16] 

P-3 
Albany 

CEP93A-3-STD 
Basement 

Sprinkler Room 
Jockey 
Pump 

[1/3 HP] N/A [16] 

Table 9: Sprinkler System Pump Details 

Each level of the parking garage is served by a dry sprinkler system equipped with dry sprinkler valves 
served by a common air compressor. Typical air compressor service life is approximately 20 years. Air 
compressor details are as follows: 

Unit Make Location Service HP Age 

C-1 
APPL Sprinkler 
System APPL-

LX2R14-1 

Basement 
Sprinkler Room 

Parking Garage 
Dry Sprinklers 

0.75 [16] 

Table 10: Dry Sprinkler System Air Compressor Details 

A full assessment of the fire suppression piping throughout the building was not completed; however, from 
the limited visual review, the systems appeared to be in fair condition. No significant repair work is 
anticipated to the piping within the study timeframe; system will require standard upkeep and maintenance. 

We recommend the following items be addressed within the next thirty years with respect to the Fire 
Protection Systems. Associated estimated budget repair and/or replacement costs are presented in the 
Summary of Probable Costs presented in Appendix A. 

a) Replacement of the Fire Pump System. 

b) Replacement of dry sprinkler system air compressor. 
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8.9. Generator Mechanical Systems 

There is one (1) generator system providing building service, located in the penthouse generator room. 
Generator mechanical systems are comprised of the diesel supply tanks, fuel oil pump and associated 
piping, and the generator cooling ventilation system (intake, recirculating, and exhaust dampers / ductwork 
and associated controls).  

A diesel supply tank is located adjacent to the generator in the penthouse generator room. A 454L double 
walled diesel day tank is located in a mechanical room in the parking garage. The fuel oil pump distributes 
diesel from the day tank to the generator supply tank in the penthouse. The tanks and pump appeared to 
be well maintained and in good condition upon review and appeared to be building vintage. Diesel fuel 
tanks have a typical service life of approximately 50 years. Fuel oil pumps have a typical service life of 
approximately 20-25 years. 

We recommend the following items be addressed within the next thirty years with respect to the generator 
mechanical systems. Associated estimated budget repair and/or replacement costs are presented in the 
Summary of Probable Costs presented in Appendix A. 

a) Replacement of the storage tanks. 

b) Replacement of fuel oil pump. 
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9.0 Electrical Systems 

This section of the report presents technical observations, general condition, assessment and 

recommendations for the electrical systems and components. The technique followed was a walk-through 

examination and only visual observations were made to examine the electrical components. Testing of 

equipment was not included in our scope of work and no attempt was made to examine components that 

were inaccessible, covered by insulation or built into walls or ceiling spaces. No equipment was 

disconnected from the power supply.  

The following codes were considered when conducting the building review:  

• Ontario Building Code  

• Ontario Fire Code  

• Ontario Electrical Safety Code (OESC)  

• NFPA 101, Life Safety Code  

• Illuminating Engineering Society (IES) guideline  

9.1. Main Switchgear & Incoming Service  

The building’s electrical service feed originates at an outdoor pad mounted transformer located on the 

northwest corner of the condominium lot and terminates in an 800A, 600V, 3-phase, 4-wire Square 

D switchgear unit located the building’s main electrical room on basement level 1. The switchgear is made 

up of two cells; the first cell houses the incoming feed and 800A main breaker whilst the second cell houses 

the distribution section. The building’s electrical distribution is separated into seven principal feeds, with 

one being dedicated to public loads and the other six for the residential unit loads.  

Single line and electrical drawings were not provided for the building. Based on the installation labels on 

the equipment reviewed, the equipment is part of the original construction (2004). Testing information or 

past reports were not provided for the switchgear unit. There have been no electrical equipment upgrades 

since the original installation and the equipment is in good operational condition with no signs of 

deficiencies.  
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Assessment Criteria List  

   Description  Yes  No  Comments  

1  Enclosure corrosion     x  No corrosion was observed on the switchboard  

2  Equipment obsolete     x  Equipment appears in good condition   

3  Accessible   x    Main switchboards are accessible  

4  Inadequate labelling     x  The breakers are labelled adequately  

5  Arc Flash Labelling  x     

Arc flash labelling is required for equipment likely to 

be maintained while energized as per OESC 2-306; 

labels were noted as present.  

It is recommended that maintenance and regular inspections be undertaken to keep the main 

switchgear in good operating condition until the end of its expected service life. Replacement of the 

switchgear at the end of its expected forty to forty-five (40-45) year lifecycle would ensure continued reliable 

operation of the building’s electrical systems.  

The building operator should conduct regularly scheduled maintenance a minimum of every 2-3 years, 

which includes cleaning, thermal scanning, and torqueing all connections within the main switchgear.  

The following allowances are included in the Reserve Fund Forecast with respect to the main switchboard 

& incoming transformer:  

a. An allowance for the replacement of the main switchgear based on a forty to forty-five (40-45) year 

life cycle.  

Though they are not included within the scope of this study, it is recommended that funds from the operating 

budget be made available for the regular scheduled maintenance of the main switchboards, which includes 

cleaning, scanning, and torqueing. If any of the maintenance activities are to be completed while equipment 

is energized, an arc flash study should be completed, and labelling should be installed on all equipment as 

per Ontario Electrical Safety Code stipulation 2-306.  

9.2. Distribution System  

9.2.1 Distribution Transformers  

A total of four 600V-120/208V dry type step down transformers were noted on site serving public normal 

and emergency building loads; six transformers 600V-120/240V are used to provide power to the 

residential units.  

All transformers appear to be in fair operating condition. The building operator should conduct regularly 

scheduled maintenance a minimum of every 2-3 years, which includes cleaning, thermal scanning, and 
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torqueing all connections within the transformer; Megger based testing should take place to verify 

the integrity of the transformers’ coil insultation. Additionally, the transformer enclosures should be cleaned 

and cleared of dust to maintain proper air circulation and cooling; failing to maintain proper air circulation 

through the vents of the transformers could reduce the service life of the equipment.  

The following allowances are included in the Reserve Fund Forecast with respect to the distribution system  

& incoming transformer:  

a. An allowance for the replacement of transformers showing degradation based on a 30 year life 

cycle.  

9.2.3 Distribution Panels & Meter Centres  

Branch panels for common normal & emergency loads are primarily located in the main electrical room on 

basement level 1 and the secondary electrical room in the penthouse/rooftop level. The three floors with 

residential units has two electrical meter centres, serving the east and west wings of each floor.  

Assessment Criteria List  

   Description  Yes  No  Comments  

1  Enclosure corrosion     x  No corrosion was observed on the panels  

2  Equipment obsolete     x  Equipment appears in good condition   

3  Inaccessible     x  Panels are accessible  

4  Inadequate labelling     x  The breakers are labelled adequately  

5  Arc Flash Labelling   x    

Arc flash labelling is required for equipment likely to 

be maintained while energized as per OESC 2-306; 

labels were noted as present.  

  

The panels and meter centres appear to be in good working condition and are building original from 2004. 

The building manager did not indicate any concerns related to the operation of the electrical equipment in 

the building.  

The average service life for panel boards is 45-50 years, with regularly scheduled maintenance.  

Though they are not included within the scope of the reserve fund forecast, it is recommended that funds 

from the operating budget be made available for the regular scheduled maintenance of branch panels, 

which includes cleaning, scanning, and torqueing of all wired connections.  
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No allowance is included in the Reserve Fund Forecast with respect to the distribution panels and 

meter centres, as their expected service life exceeds the outlook of this study.  

9.3. Lighting and Emergency Lighting  

9.3.1 Lighting  

In common areas such as hallways, the building lobby, and the parking garage, a variety of fixture 

styles existing including:  

• linear fluorescent fixtures in the parking garage, stairwells, storage lockers & service spaces  

• LED ceiling downlights and wall sconces in public corridors  

Upon visual inspection, the lighting fixtures appear to be in good condition with no bulb failures noted. Lights 

in the building stairwells have motion sensors, whilst all other public areas have local toggle switch 

controls.   

The following allowances are included in the Reserve Fund Forecast with respect to the lighting:  

a. An allowance to replace the parking garage and service area lighting (fluorescent fixtures) should 

be budgeted based on a thirty-five (35) year life cycle.  

9.3.2 Emergency Lighting & Exit Signage  

A subset of lighting fixtures within hallways, the building lobby and all other common areas are powered 

via the emergency distribution panel “EM1” which provides power to life safety loads in the case of an 

outage. These lighting fixtures are of the same type as those on normal power, and thus their condition and 

expected service life are the same as these.  

Exit signage in the facility uses the fixture style commonly used at the time of the building construction 

– the text style red “Exit” signs. Overall, exit signage fixtures appear to be in good condition.  

As the building code in Ontario has changed to require that the pictogram style exit signage be used in new 

buildings, all signage in the building should be replaced to meet current code whenever replacements are 

necessary.   

Costs related to the replacement of lighting fixtures on emergency power branches are included in the 

allowance allotted for the replacement of all lighting (9.3.1). The following allowances are included in the 

Reserve Fund Forecast with respect to the exit signage:  

a. An allowance to replace the exit signage should be budgeted based on a thirty (30) year life cycle.  
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9.3.3 Exterior Lighting  

The exterior lighting is principally made of LED style wall sconces located at various building perimeter and 

rooftop locations.  

The following allowances are included in the Reserve Fund Forecast with respect to the exterior lighting:  

a. An allowance to replace the exterior lighting should be budgeted based on a thirty (30) year life 

cycle.  

9.4. Fire Alarm System   

The fire alarm panel in the building entrance is powered by the emergency panel EM1 and is a Mircom FX-

2000 addressable single stage fire alarm panel. Fire alarm test reports were not provided for review, though 

the building operator on-site reported that no issues have been flagged by the fire alarm company at the 

most recent inspection. The age of the panel is unknown, though it is assumed to be building original.  

Detection and signaling devices were observed in all public spaces throughout the building. Pull stations 

were noted at all building exits and garage exits.  

The following allowance should be included in the Reserve Fund Forecast with respect to the fire alarm 

system:  

a. The typical lifecycle of a fire alarm systems is approximately twenty (20) to twenty-five (25) years. 

An allowance to replace the fire alarm panel should be budgeted based on a twenty (25) year life 

cycle.  

9.5. Other Electrical Services   

9.5.1 Emergency Power Generation  

There is a 60kW, 347/600V SDMO Diesel Generator located in the rooftop level which provides emergency 

power to life safety loads. The generator unit is a building original. The most recent semi-annual inspection 

indicated that no issues were found with the generator’s operation.  

An 80A 3-pole Moeller automatic transfer switch (ATS) provides the switching action between normal and 

emergency power for the general life safety loads tied to the emergency distribution panels. The automatic 

transfer switch appears to be in fair condition; the distribution equipment downstream such as panels, 

disconnects and transformers and considered in section 9.2.  

Up-to-date generator test documentation from monthly inspections and yearly testing, such as a logbook, 

was not available on site. Though they are not included within the scope of reserve fund forecast, it is 

recommended that funds from the operating budget be made available for the regular scheduled 

maintenance & inspections of the generator and automatic transfer switch.  
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The typical lifetime of a diesel generator set is thirty to thirty-five (30-35) years. Replacement of the 

generator set should be anticipated in ten years provided repairs are performed. Routine maintenance, in 

accordance with CSA C282 on the generator, is required in anticipation of the generator’s replacement.  

The following allowances are included in the Reserve Fund Forecast with respect to the emergency power 

generation equipment:  

a. An allowance to replace or rebuild the generator should be budgeted based on a thirty (30) year 

life cycle. The emergency diesel generator supplies life safety and priority non-life safety loads in 

the building under a power failure condition. Failure to keep up with the maintenance and lifecycle 

requirements of this equipment could result in equipment failure presenting both a life safety 

concern as occupants would be without the support of an emergency power system for loads such 

as emergency lighting, the fire alarm system and firefighter elevator.  

9.5.2 Door Entry System  

The building at 725 Bolton Street road has a Mircom intercom system that dials the unit owners’ personal 

phones and allows building entry. The system appears to be in good condition, and the building manager 

reported no issues.  

EXP recommends that a system update be undertaken at the 25-year mark, and that allocations to the 

reserve fund be made accordingly for this purpose. Previous reports indicate that the system was installed 

in 2018.  

9.5.3 Access Control System (Key Fob)  

The access control system, commonly referred to as the key fob system, controls roughly 30 doors 

throughout the building; the products and software are provided by ICT. The building operator reported no 

known issues with the function of the access control system.  

EXP recommends that a system update be undertaken at the 25-year mark, and that allocations to the 

reserve fund be made accordingly for this purpose.  

9.5.4 Building Monitoring & Reporting  

The building is equipped with a DSC monitoring panel which provides fire alarm reporting. Monitoring & 

reporting devices have lifecycles of fifteen (15) to twenty-five (25) years. Working function of the device and 

service is maintained by the company contracted for the monitoring.  

EXP recommends that a system update be undertaken at the 25-year mark, and that allocations to the 

reserve fund be made accordingly for this purpose.  

9.5.5 Video Surveillance System  

A Hikvision based video surveillance system records video from 24 cameras located throughout the public 

spaces & service areas. The video feeds are displayed on the building operator’s workstation in the lobby 

office. The building operator reported having no current or recent video quality or recording system issues.  
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EXP recommends that a system update be undertaken at the 25-year mark, and that allocations to the 

reserve fund be made accordingly for this purpose.  

. 
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10 Elevator 

Appendix B of this report contains an Elevator Review report prepared by Rooney, Irving & Associates Ltd., 

dated February 2021.  

 

 

 

11 Engineering Services & Contingency 

For the larger scale projects, engineering fees have been included in the overall budget allowance. 

a) As per the Condominium Act, reserve fund studies are required every three (3) years.  Every six 

(6) years a comprehensive reserve fund study, based on a site review, is required. 

b) Every second review is a financial update that is not based on a site review. 

c) An annual contingency has been included at the request of the Board. 
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12   Regulations and Conclusions 

12.5 The Condominium Act 

Under the Condominium Act of 1998; 

1. The reserve fund must contain sufficient funds to meet the requirements proposed by the reserve fund 

study.  For new condominiums, the funds in the reserve must achieve this goal by the end of the fiscal 

year following the fiscal year in which the study is completed. 

• The Reserve Fund Study: 

• Evaluates the remaining life expectancy of each building component over a projected 30-year 

period and considers the projected replacement cost of each building component.  

• Establishes a financial plan to fund such replacement through the projected reserve fund with 

recommendations for what amount the monthly deposit should be (whether it be 10%, more, or 

less, depending on the current balance in the reserve fund, the existing state of repair of the project, 

etc.). 

• Must be updated in intervals of not more than three (3) years from the last study. 

2. The Condominium Board of Directors must propose a plan for funding the reserve fund within 120 days 

of receiving a reserve fund study. 

3. A “Notice” of the funding plan must be sent to unit owners within 15 days of the proposal.  The Board 

of Directors then has 30 days from the date of sending the notice, to begin its implementation.  

4. It should be noted that the Condominium Act stipulates that the reserve fund must contain sufficient 

funds to meet the requirements proposed by the reserve fund study.  For condominium corporations 

created after May 2001, the funds in the reserve must achieve this goal by the end of the fiscal year 

following the fiscal year in which the study is completed.  After the reserve fund is adequate, annual 

contributions to the fund should remain constant (i.e., increasing by the rate of inflation only). 

5. Once a level of adequacy is achieved for the reserve fund, future Reserve Fund Study updates must 

ensure that any inadequacy of the reserve fund is remedied within the next fiscal year following the 

fiscal year in which the study, or update, was completed. 
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13   Reserve Fund Forecast 

13.5 Reserve Fund Forecast 

The Reserve Fund Forecast: 

• Evaluates the remaining life expectancy of each building component over a projected 30-year 

period and considers the projected replacement cost of each building component. 

• Establishes a financial plan to fund such replacements through the projected reserve fund. 

• Establishes recommendations for adjustments to the monthly deposit 

• Must be updated in intervals of not more than 3 years from the last study. 

• Uses an annual interest rate of 2.0%, and an inflation rate of 2.0%, and adjusts values over the 

30-year projection accordingly to improve forecasting accuracy.  

The following Reserve Fund Forecast relies on a number of assumptions; however, it is primarily based upon 

observations of major and minor deficiencies identified and reported on in the building condition assessment. 

13.6 Current Contribution 

For the current study, an interest rate of 2.0% and an inflation rate of 2.0% have been included in the forecast.  

Some of the reserve fund items have been phased to lessen the burden on the fund during high expenditure 

periods.  A copy of the Reserve Fund Forecast is included in Appendix A.  

It should be noted that the Condominium Act stipulates that the reserve fund must contain sufficient funds 

to meet the requirements proposed by the reserve fund study.  For condominium corporations created after 

May 2001, the funds in the reserve must achieve this goal by the end of the fiscal year following the fiscal 

year in which the study is completed.  After the reserve fund is adequate, annual contributions to the fund 

should remain constant (i.e., increasing by the rate of inflation only). 

Based on the results of the analysis presented herein, the reserve fund level of contribution for CCC No. 725 

is adequate to fund the Reserve Fund over the next 30 years, subject only to inflation. As such, the study has 

set out increases to the contribution at two percent (2.0%, inflation) for Years 1 through Year 30 (2021/22 

through 2050/51).  

The minimum balance over the course of the reserve fund study is $119,156 in year 14 of the study 

which is fiscal year 2034/35 for the corporation. 

It is the Owners’ option to defer or advance maintenance and/or repairs to their facilities based on budgeting 

constraints, residents’ needs, operational horizons, etc.  However, the Owners should be aware that 

deferring recommended repairs might result in additional deterioration and/or damage, which may 

significantly increase repair costs.  Also, absent or unsatisfactory maintenance procedures may lead to 

accelerated deterioration, higher repair costs, and a shorter service life.  
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14   Limitations 

The scope of work undertaken by EXP is similar to that which would be considered reasonable by 

professional standards.  We arrived at conclusions based upon the best information presently known to 

us. 

EXP Services Inc., (EXP) prepared this report for Ottawa-Carleton Standard Condominium Corporation No. 

725.  It may not be reproduced in whole or in part, or used or relied upon in whole or in part by any other 

party for any purpose whatsoever. 

Any use a third party makes of this report or any reliance on or decision made based upon it, is the sole 

responsibility of such third party.  EXP accepts no responsibility for any damages of any kind or nature 

whatsoever, suffered by any third party as a result of decisions made or actions taken based upon this 

report.  

EXP acknowledges that this report may be relied upon by financial institutions for lending purposes for the 

present use of the property. 

Please contact our office if you require further information or assistance concerning these matters. 

EXP Services Inc. 

Karen McKenzie, B.Arch.Sc. 

Project Manager 

Building Engineering Services 

Chantal Wegner, M.A.Sc., P.Eng.  

Division Manager  

Building Engineering Services  
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Appendix A 
Reserve Fund Forecast 



Final 1 of 4

Total Number of Suites: 122

Assumed Inflation Rate: 2.00%

Assumed Interest Rate: 2.00%

Reserve Fund Balance as of 03/31/ 2020: $1,063,419

Current Annual RF Contribution: $376,932

Ottawa Carleton Standard Condominium Corporation No. 725 - 205 Bolton Street

16 17 18 19 20 21 22 23 24 25 26 27 28 29 30

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14

age of 

element

Life Cycle 

(years)

Remaining 

Life (years)
2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 2026/27 2027/28 2028/29 2029/30 2030/31 2031/32 2032/33 2033/34 2034/35

4.0 Structural Features

4.2.a Balcony - Allowance For Some Concrete Repairs $200,000 16 30-40 24 $65,974
4.2.b Guardrail replacement Allowance $750,000 16 30-40 24

4.3.a Parking Garage - Podium Waterproofing Replacement - Phase I $250,000 16 30-40 22

4.3.a Parking Garage - Podium Waterproofing Replacement - Phase II $600,000 16 30-40 23

4.3.b Parking Garage - Intermediate Slab Waterproofing Replacement $400,000 16 15 8 $468,664
4.3.c Parking Garage - Ramp Replacement $150,000 16 30 14 $197,922
4.3.d Parking Garage - General Repair Allowance $75,000 N/A 10-15 2 $78,030 $95,118
4.3.e Parking Garage - Localized Membrane/Asphalt Repair Allowance $10,000 N/A 5 5 $11,041 $12,190
4.3.f Parking Garage - Asphalt on Grade Replacement $250,000 16 50 30

5.0 Building Envelope

5.1.a Main Roof - Membrane Replacement - Phase I $400,000 16 25-30 8 $468,664
5.1.a Main Roof - Membrane Replacement -Phase II $400,000 16 25-30 9 $478,037
5.1.b General Roofing Repair Allowance $30,000 N/A 5-10 3 $31,836 $35,150 $38,808
5.1.c Roof Anchors - Testing & Repairs $5,000 N/A 5 3 $5,306 $5,858 $6,468
5.1.d Roof Terrace - Replace Deck and Railing $50,000 18 25-30 9 $59,755
5.2.a Exterior Wall - Brick Masonry - Localized Repair Allowance $20,000 N/A 15 2 $20,808
5.2.b Exterior Wall - EIFS - Replacement $20,000 4 20 16

5.3.a Windows - Replacement - Phase I $300,000 16 30-40 26 $10,000 $200,000
5.3.a Windows - Replacement- Phase II $500,000 16 30-40 27

5.3.b Windows - Localized Repairs and Some glass Replacement $25,000 N/A 1 0 $25,500 $26,010 $26,530 $27,061 $27,602 $28,154 $28,717 $29,291 $29,877 $30,475 $31,084 $31,706 $32,340 $32,987
5.3.c Skylights - Replacement $10,000 18 30-40 8 $11,717
5.3.d Balcony Door - Replacement $300,000 16 25-35 13 $388,082
5.4.a Exterior Sealants - Localized Replacement Allowance $30,000 unknown 8-10 1 $30,600 $35,853
5.5.a Exterior Common area and Exit Doors - Replace as Required $2,000 N/A 10 8 $2,343
5.5.b Main Entrance Door Systems - Replacement $15,000 16 25 7 $17,230
5.5.c Overhead Garage Doors - Replacement $20,000 unknown 5-10 6 $22,523 $24,867
6.0 Interior Finishes & Elements

6.1.a Corridor Flooring - Replace Carpeting $60,000 3 10-15 8 $70,300
6.1.b Corridors and Common Area Walls/Ceilings - Refinish $80,000 3 10-15 8 $93,733
6.1.c Paint Stairwells $20,000 0 15 15

6.2 Suite Doors - Replacement/Repair Contingency $2,000 N/A 5 5 $2,208 $2,438
6.2 Common Area Doors - Replacement/Repair Contingency $10,000 N/A 20 8 $11,717

6.3.a Exercise Room - General Refurbishment Allowance $10,000 N/A 10 4 $10,824 $13,195
6.3.b Party Room - General Refurbishment Allowance $10,000 N/A 10 8 $11,717
6.3.c Common Washroom - General Refurbishment Allowance $15,000 N/A 15 8 $17,575
6.3.d Miscellaneous Furnishing Replacement & General Repair Allowance $10,000 N/A 5 2 $10,404 $11,487 $12,682
6.4.a Lobby Renovation - Allowance $50,000 N/A 20-30 14 $65,974
7.0 Landscaping & Site Features

7.1.a Exterior Concrete Walkways and Stairs - Repair Allowance $20,000 N/A 10 1 $20,400 $24,867
7.1.b Exterior Paver Walkways - Releveling $15,000 N/A 8-10 5 $16,561 $19,404
7.1.b Exterior Paver Patios - Releveling $5,000 N/A 8-10 5 $5,520 $6,468
7.2.a Metal Fence - Replace $40,000 16 40 22

7.3.a Soft Landscaping and Trees - General Allowance $10,000 N/A 10 3 $10,612 $12,936
7.3.b Irrigation System - Repair Allowance $20,000 N/A 15 10 $24,380
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Final 2 of 4

Total Number of Suites: 122

Assumed Inflation Rate: 2.00%

Assumed Interest Rate: 2.00%

Reserve Fund Balance as of 03/31/ 2020: $1,063,419

Current Annual RF Contribution: $376,932

Ottawa Carleton Standard Condominium Corporation No. 725 - 205 Bolton Street

age of 

element

Life Cycle 

(years)

Remaining 

Life (years)
4.0 Structural Features

4.2.a Balcony - Allowance For Some Concrete Repairs $200,000 16 30-40 24

4.2.b Guardrail replacement Allowance $750,000 16 30-40 24

4.3.a Parking Garage - Podium Waterproofing Replacement - Phase I $250,000 16 30-40 22

4.3.a Parking Garage - Podium Waterproofing Replacement - Phase II $600,000 16 30-40 23

4.3.b Parking Garage - Intermediate Slab Waterproofing Replacement $400,000 16 15 8

4.3.c Parking Garage - Ramp Replacement $150,000 16 30 14

4.3.d Parking Garage - General Repair Allowance $75,000 N/A 10-15 2

4.3.e Parking Garage - Localized Membrane/Asphalt Repair Allowance $10,000 N/A 5 5
4.3.f Parking Garage - Asphalt on Grade Replacement $250,000 16 50 30

5.0 Building Envelope

5.1.a Main Roof - Membrane Replacement - Phase I $400,000 16 25-30 8

5.1.a Main Roof - Membrane Replacement -Phase II $400,000 16 25-30 9

5.1.b General Roofing Repair Allowance $30,000 N/A 5-10 3

5.1.c Roof Anchors - Testing & Repairs $5,000 N/A 5 3

5.1.d Roof Terrace - Replace Deck and Railing $50,000 18 25-30 9

5.2.a Exterior Wall - Brick Masonry - Localized Repair Allowance $20,000 N/A 15 2

5.2.b Exterior Wall - EIFS - Replacement $20,000 4 20 16

5.3.a Windows - Replacement - Phase I $300,000 16 30-40 26

5.3.a Windows - Replacement- Phase II $500,000 16 30-40 27

5.3.b Windows - Localized Repairs and Some glass Replacement $25,000 N/A 1 0

5.3.c Skylights - Replacement $10,000 18 30-40 8

5.3.d Balcony Door - Replacement $300,000 16 25-35 13

5.4.a Exterior Sealants - Localized Replacement Allowance $30,000 unknown 8-10 1

5.5.a Exterior Common area and Exit Doors - Replace as Required $2,000 N/A 10 8

5.5.b Main Entrance Door Systems - Replacement $15,000 16 25 7
5.5.c Overhead Garage Doors - Replacement $20,000 unknown 5-10 6

6.0 Interior Finishes & Elements

6.1.a Corridor Flooring - Replace Carpeting $60,000 3 10-15 8

6.1.b Corridors and Common Area Walls/Ceilings - Refinish $80,000 3 10-15 8

6.1.c Paint Stairwells $20,000 0 15 15

6.2 Suite Doors - Replacement/Repair Contingency $2,000 N/A 5 5

6.2 Common Area Doors - Replacement/Repair Contingency $10,000 N/A 20 8

6.3.a Exercise Room - General Refurbishment Allowance $10,000 N/A 10 4

6.3.b Party Room - General Refurbishment Allowance $10,000 N/A 10 8

6.3.c Common Washroom - General Refurbishment Allowance $15,000 N/A 15 8

6.3.d Miscellaneous Furnishing Replacement & General Repair Allowance $10,000 N/A 5 2
6.4.a Lobby Renovation - Allowance $50,000 N/A 20-30 14

7.0 Landscaping & Site Features

7.1.a Exterior Concrete Walkways and Stairs - Repair Allowance $20,000 N/A 10 1

7.1.b Exterior Paver Walkways - Releveling $15,000 N/A 8-10 5

7.1.b Exterior Paver Patios - Releveling $5,000 N/A 8-10 5

7.2.a Metal Fence - Replace $40,000 16 40 22

7.3.a Soft Landscaping and Trees - General Allowance $10,000 N/A 10 3
7.3.b Irrigation System - Repair Allowance $20,000 N/A 15 10

Report 

Item 

No.

Year of Study
Description of Work 2021 Cost

Age of Complex (years) 31 32 33 34 35 36 37 38 39 40 41 42 43 44 45 46

15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30

2035/36 2036/37 2037/38 2038/39 2039/40 2040/41 2041/42 2042/43 2043/44 2044/45 2045/46 2046/47 2047/48 2048/49 2049/50 2050/51

$321,687

$1,206,328

$386,495

$946,140

$630,760

$115,948

$13,459 $14,859 $16,406 $18,114

$452,840

$42,847 $47,307 $52,231

$7,141 $7,884 $8,705

$28,005

$27,456

$502,025

$853,443

$42,007 $49,218

$2,856 $3,482

$27,456 $30,313 $33,468

$85,695 $104,461

$114,260 $139,282

$26,917 $36,227

$2,692 $2,972 $3,281 $3,623

$17,410

$16,084

$14,282 $17,410

$23,653

$14,002 $15,460 $17,069

$30,313

$26,638

$8,879

$61,839

$15,769

$32,812
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Report 

Item 

No.

Year of Study
Description of Work 2021 Cost

Age of Complex (years)

8.0 Mechanical Systems

8.1a Make-up Air Units - Replacement $80,000 16 25 8 $93,733
8.1b Rooftop Exhaust Fan - Replacement $2,000 16 35 19

8.1c Miscellaneous Fans - Service & Replacement Allowance $17,000 16 30 13 $21,991
8.1d Parking Garage Exhaust Fans - Replacement $40,000 16 30 14 $52,779
8.1e Parking Garage CO Monitoring System - Replacement $20,000 16 20 4 $21,649

8.2.1a Heating Hot Water Boilers - Replacement - Phase 1 $260,000 16 25-30 10 $316,939
8.2.1a Heating Hot Water Boilers - Replacement - Phase 2 $260,000 16 25-30 12 $329,743
8.2.1b Heating Hot Water Pumps - Replacement $30,000 16 20 4 $32,473
8.2.1c Heating Hot Water Miscellaneous Equipment - Replacement $10,000 16 30 14 $13,195
8.2.2a Air Cooled Chiller - Replacement $335,000 16 25 9 $400,356
8.2.2b Chilled Water Pumps - Replacement $30,000 16 20 5 $33,122
8.2.2c Chilled Water Miscellaneous Equipment - Replacement $10,000 16 30 14 $13,195
8.2.3 Water Treatment System - Replacement $8,000 16 20 5 $8,833
8.3a Hot Water Unit Heaters - Replacement $8,000 16 2 7 $9,189 $9,561 $9,947 $10,349
8.3b DX Split Systems - Replacement $20,000 16 20 3 $21,224
8.3c Electric Resistance Heaters - Replacement Allowance $5,000 16 20 3 $5,306
8.3d Parking Garage Ramp Heating System - Replacement $15,000 16 20 4 $16,236
8.4a Domestic Cold Water Booster Pump $42,000 16 20 6 $47,299
8.5a Domestic Hot Water Boilers $126,000 16 25 7 $144,734
8.5b Domestic Hot Water Recirculation Pump $8,000 16 20 3 $8,490
8.6a Sump Pumps - Sanitary - Replacement $25,000 16 15 1 $25,500
8.6a Sump Pumps - Storm - Replacement $25,000 16 15 1 $25,500
8.6a Sump Pumps - Elevator - Replacement $25,000 16 15 2 $26,010
8.8a Fire Pumps - Replacement $35,000 16 25 8 $41,008
8.8b Dry Sprinkler Air Compressor - Replacement $20,000 16 20 4 $21,649
8.9a Fuel Storage Tanks - Replacement $4,000 16 25 11 $4,973
8.9b Fuel Pump Package - Replacement $12,000 16 25 11 $14,920
9.0 Electrical Systems 

9.1 Main Switchgear $100,000 16 45 29

9.2.1 Distribution Transformers $45,000 16 30 14 $59,377
9.3.1 Lighting $55,000 16 35 19

9.3.2 Emergency Lighting & Exit Signage $15,000 16 30 14 $19,792
9.3.3 Exterior Lighting $20,000 16 30 14 $26,390
9.4 Fire Alarm $25,000 16 25 9 $29,877

9.5.1 Emergency Power Generation $185,000 16 30 14 $244,104
9.5.2 Door Entry System $10,000 3 25 22

9.5.3 Access Control System (Key Fob) $23,000 3 25 22 $24,896
9.5.4 Monitoring $7,500 0 25 25 $8,963
9.5.5 Video Surveillance System (CCTV) $12,000 N/A 25 9 $14,341
10.0 Elevator Systems

Elevator - Contingency for Future B44 Safety Code and Testing $4,500 N/A 5 1 $4,590 $5,068 $5,595
Elevator - Pit Steel Painting $7,500 N/A N/A 1 $7,650
Elevator - Modernization $460,000 16 25 8 $538,963
Engineering Services & Miscellaneous

Reserve Fund Study - Update With Site Inspection $9,200 6 6 1 $8,300 $8,650 $10,568 $11,901
Reserve Fund Study - Update Without Site Inspection $4,200 3 6 4 $4,546 $5,120
Contingency Allowance $3,000 N/A 1 0 $3,060 $3,121 $3,184 $3,247 $3,312 $3,378 $3,446 $3,515 $3,585 $3,657 $3,730 $3,805 $3,881 $3,958
SUMMARY

TOTAL EXPENDITURE IN FUTURE DOLLARS (Includes inflation at 2% annually) $8,300 $161,450 $364,383 $112,488 $162,581 $108,200 $106,422 $225,372 $1,903,946 $1,070,205 $395,198 $119,986 $473,054 $552,629 $808,842
HST 13% $1,079 $20,989 $47,370 $14,623 $21,136 $14,066 $13,835 $29,298 $247,513 $139,127 $51,376 $15,598 $61,497 $71,842 $105,149

TOTAL PROJECTED EXPENDITURE $9,379 $182,439 $411,753 $127,111 $183,717 $122,266 $120,257 $254,671 $2,151,460 $1,209,331 $446,574 $135,584 $534,551 $624,470 $913,991
ANNUAL RESERVE FUND CONTRIBUTIONS $376,932 384,471 392,160 400,003 408,003 416,163 424,487 432,976 441,636 450,469 459,478 468,668 478,041 487,602 497,354

ANNUAL PROJECTED INTEREST INCOME $7,351 $25,309 $25,273 $31,236 $36,346 $42,951 $49,895 $54,459 $21,352 $6,601 $6,991 $13,793 $12,939 $10,460 $2,336
ADDITIONAL ANNUAL CONTRIBUTIONS

ESTIMATED CLOSING BALANCE (Year End) $1,438,323 $1,283,222 $1,288,901 $1,593,029 $1,853,661 $2,190,510 $2,544,634 $2,777,399 $1,088,927 $336,665 $356,561 $703,438 $659,866 $533,457 $119,156
RESERVE FEE INCREASE - 2.00%  Annual rate increase per year (matching inflation)

AVERAGE CONTRIBUTION / SUITE / YEAR * $3,090 $3,151 $3,214 $3,279 $3,344 $3,411 $3,479 $3,549 $3,620 $3,692 $3,766 $3,842 $3,918 $3,997 $4,077

AVERAGE CONTRIBUTION / SUITE / MONTH * $257 $263 $268 $273 $279 $284 $290 $296 $302 $308 $314 $320 $327 $333 $340

Notes: 

*For the purposes of this table the contribution values shown per suite have been simplified to represent the average value 

assuming each suite contributes the same amount. The actual amount each suite contributes may differ from what is shown 

based on size of unit or other factors as outlined in the declaration or other agreements. 
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age of 

element

Life Cycle 

(years)

Remaining 

Life (years)
4.0 Structural Features

Report 

Item 

No.

Year of Study
Description of Work 2021 Cost

Age of Complex (years)

8.0 Mechanical Systems

8.1a Make-up Air Units - Replacement $80,000 16 25 8

8.1b Rooftop Exhaust Fan - Replacement $2,000 16 35 19

8.1c Miscellaneous Fans - Service & Replacement Allowance $17,000 16 30 13

8.1d Parking Garage Exhaust Fans - Replacement $40,000 16 30 14

8.1e Parking Garage CO Monitoring System - Replacement $20,000 16 20 4

8.2.1a Heating Hot Water Boilers - Replacement - Phase 1 $260,000 16 25-30 10

8.2.1a Heating Hot Water Boilers - Replacement - Phase 2 $260,000 16 25-30 12

8.2.1b Heating Hot Water Pumps - Replacement $30,000 16 20 4

8.2.1c Heating Hot Water Miscellaneous Equipment - Replacement $10,000 16 30 14

8.2.2a Air Cooled Chiller - Replacement $335,000 16 25 9

8.2.2b Chilled Water Pumps - Replacement $30,000 16 20 5

8.2.2c Chilled Water Miscellaneous Equipment - Replacement $10,000 16 30 14

8.2.3 Water Treatment System - Replacement $8,000 16 20 5

8.3a Hot Water Unit Heaters - Replacement $8,000 16 2 7

8.3b DX Split Systems - Replacement $20,000 16 20 3

8.3c Electric Resistance Heaters - Replacement Allowance $5,000 16 20 3

8.3d Parking Garage Ramp Heating System - Replacement $15,000 16 20 4

8.4a Domestic Cold Water Booster Pump $42,000 16 20 6

8.5a Domestic Hot Water Boilers $126,000 16 25 7

8.5b Domestic Hot Water Recirculation Pump $8,000 16 20 3

8.6a Sump Pumps - Sanitary - Replacement $25,000 16 15 1

8.6a Sump Pumps - Storm - Replacement $25,000 16 15 1

8.6a Sump Pumps - Elevator - Replacement $25,000 16 15 2

8.8a Fire Pumps - Replacement $35,000 16 25 8

8.8b Dry Sprinkler Air Compressor - Replacement $20,000 16 20 4

8.9a Fuel Storage Tanks - Replacement $4,000 16 25 11
8.9b Fuel Pump Package - Replacement $12,000 16 25 11

9.0 Electrical Systems 

9.1 Main Switchgear $100,000 16 45 29

9.2.1 Distribution Transformers $45,000 16 30 14

9.3.1 Lighting $55,000 16 35 19

9.3.2 Emergency Lighting & Exit Signage $15,000 16 30 14

9.3.3 Exterior Lighting $20,000 16 30 14

9.4 Fire Alarm $25,000 16 25 9

9.5.1 Emergency Power Generation $185,000 16 30 14

9.5.2 Door Entry System $10,000 3 25 22

9.5.3 Access Control System (Key Fob) $23,000 3 25 22

9.5.4 Monitoring $7,500 0 25 25
9.5.5 Video Surveillance System (CCTV) $12,000 N/A 25 9

10.0 Elevator Systems

Elevator - Contingency for Future B44 Safety Code and Testing $4,500 N/A 5 1

Elevator - Pit Steel Painting $7,500 N/A N/A 1
Elevator - Modernization $460,000 16 25 8

Engineering Services & Miscellaneous

Reserve Fund Study - Update With Site Inspection $9,200 6 6 1

Reserve Fund Study - Update Without Site Inspection $4,200 3 6 4
Contingency Allowance $3,000 N/A 1 0

SUMMARY

TOTAL EXPENDITURE IN FUTURE DOLLARS (Includes inflation at 2% annually)
HST 13%

TOTAL PROJECTED EXPENDITURE 

ANNUAL RESERVE FUND CONTRIBUTIONS 

ANNUAL PROJECTED INTEREST INCOME
ADDITIONAL ANNUAL CONTRIBUTIONS

ESTIMATED CLOSING BALANCE (Year End)

RESERVE FEE INCREASE

AVERAGE CONTRIBUTION / SUITE / YEAR *

AVERAGE CONTRIBUTION / SUITE / MONTH *

Notes: 

*For the purposes of this table the contribution values shown per suite have been simplified to represent the average value 

assuming each suite contributes the same amount. The actual amount each suite contributes may differ from what is shown 

based on size of unit or other factors as outlined in the declaration or other agreements. 

31 32 33 34 35 36 37 38 39 40 41 42 43 44 45 46

15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30

2035/36 2036/37 2037/38 2038/39 2039/40 2040/41 2041/42 2042/43 2043/44 2044/45 2045/46 2046/47 2047/48 2048/49 2049/50 2050/51

$2,914

$32,169

$48,253

$49,218

$13,125

$10,767 $11,202 $11,654

$31,538

$7,884

$24,127

$70,284

$12,615

$34,320

$34,320

$35,006

$32,169

$177,584

$80,125

$15,460

$36,994

$6,178 $6,820 $7,530

$13,403 $15,094

$5,766 $6,493 $7,312

$4,038 $4,118 $4,201 $4,285 $4,370 $4,458 $4,547 $4,638 $4,731 $4,825 $4,922 $5,020 $5,121 $5,223 $5,328 $5,434

$57,872 $139,612 $134,423 $271,367 $112,466 $22,289 $71,994 $606,333 $1,728,282 $1,722,636 $184,076 $618,328 $875,633 $355,517 $218,428 $516,238
$7,523 $18,150 $17,475 $35,278 $14,621 $2,898 $9,359 $78,823 $224,677 $223,943 $23,930 $80,383 $113,832 $46,217 $28,396 $67,111

$65,396 $157,762 $151,898 $306,644 $127,087 $25,187 $81,353 $685,156 $1,952,958 $1,946,579 $208,006 $698,711 $989,465 $401,734 $246,824 $583,349
507,301 517,447 527,796 538,352 549,119 560,101 571,303 582,729 594,384 606,271 618,397 630,765 643,380 656,248 669,373 682,760

$11,221 $18,639 $26,530 $31,695 $40,769 $52,283 $63,128 $62,342 $36,417 $10,339 $18,754 $17,770 $11,204 $16,518 $25,299 $27,794

$572,283 $950,607 $1,353,035 $1,616,437 $2,079,238 $2,666,435 $3,219,513 $3,179,427 $1,857,270 $527,302 $956,447 $906,271 $571,390 $842,421 $1,290,269 $1,417,474

$4,158 $4,241 $4,326 $4,413 $4,501 $4,591 $4,683 $4,776 $4,872 $4,969 $5,069 $5,170 $5,274 $5,379 $5,487 $5,596

$347 $353 $361 $368 $375 $383 $390 $398 $406 $414 $422 $431 $439 $448 $457 $466
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1.0 PURPOSE 

On February 23, 2021, a study of the elevator equipment located at OCSCC No. 725, 205 Bolton 
Avenue, Ottawa, Ontario was undertaken for EXP Services. This was conducted to determine the 
condition of the elevator equipment, evaluate the elevator service contractor’s quality of 
maintenance, determine the capital costs likely to be encountered by the Owner, and to itemize 
any obvious maintenance deficiencies. 

The site review undertaken was predominantly visual, and system components were not 
disassembled under the scope of our work. 

 

2.0 SUMMARY, RECOMMENDATIONS AND COSTS 

We recommend that the deficiencies of Section 5 of this report be referred to the maintenance 
contractor for their corrective action. We would suggest 60 days as a reasonable time frame for 
them to correct the deficiencies. 

Almost all the major components of the existing elevator system should be covered under the 
terms of a full maintenance program. On the assumption that there is such an agreement in place, 
there should be no major capital expenditures to replace or repair these components within the 
expected life of the system. Notable exceptions are vandalism and replacement of obsolete parts. 
Another common source of extra costs occurs when one maintenance contractor’s services are 
terminated by the property owner, or the contractor themselves terminates their contract. This 
can lead to a new contractor requiring extras to the monthly maintenance fee to cover major 
components left in poor condition by the outgoing contractor. Vigilant ongoing policing of the 
performance of the maintenance contractor is an effective method of avoiding this source of extra 
costs. 

Complete modernization – If the elevator equipment is properly maintained under the terms of 
full maintenance contract, we estimate the remaining useful life as eight (8) years. At such time 
the existing controllers, oil tanks, valves, motors, and pumps may require replacement. The 
hydraulic system could also require replacement. A modernization typically also involves the 
replacement of all operating buttons and fixtures, as well as replacement of all wiring. This 
upgrading cost for the existing elevator system includes all feasible associated work to ensure the 
elevators comply with the latest edition of the CSA Safety Code for Elevators. Elevator 
modernization is predicted to cost $460,000. This includes the price of a cab modernization. 

Contingency fund – Periodically, the Technical Standards and Safety Authority (TSSA) dictates 
remedial work that must be carried out on various types of elevators. As these rulings become 
enforced, the cost to ensure that the elevator complies with the Rulings is the responsibility of 
the Owner. We recommend that a contingency fund of $4,500 is established every five (5) years 
to cover the cost of any future mandatory work for this site. 
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Repair of pit steel corrosion – During this review, we noted evidence of water infiltration in the 
pits in the past. This has caused minor corrosion of the pit steel and other elevator components. 
We recommend the water infiltration issue be mitigated to prevent further deterioration of the 
pit steel. Removal of the existing corrosion and painting of the pit steel is predicted to cost $7,500. 

Machine room fire extinguisher – We recommend a type ABC type fire extinguisher be mounted 
and maintained in the machine room. The estimated cost for a mounted fire extinguisher is $50. 
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3.0 DESCRIPTION OF VERTICAL TRANSPORTATION SYSTEM 

The vertical transportation system consists of three simplex inground hydraulic passenger 
elevators. 

3.1 Technical Data 

The technical and nameplate data of the elevating equipment is as follows: 

Category Description 

Building Designation 1 (East), 2 (Central), 3 (West) 

Installation Number 81948, 81947, 81946 

Class Passenger 

Capacity 2,500 lb 

Speed 150 fpm 

Floors Served 
Elev. 1: 6 
Elev. 2: 6 
Elev. 3: 5 

Car Door Opening 
42" wide x 84" high 
Single-speed, side-opening 

Door Protection Multibeam infrared detector 

Door Operator ThyssenKrupp 

Power Unit 

ThyssenKrupp Hydraulic 
Dry adjacent 
Century AC motor 
45 HP, 600 volt, 3 phase 

Valve I-2 

Electrical Controller ThyssenKrupp TAC20 

Drive Inground with PVC protection 

Manufacturer ThyssenKrupp Elevator 

Installation Date circa 2004 

Maintenance Contractor ThyssenKrupp Elevator 
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3.2 Existing Conditions 

The elevator system was manufactured and installed by ThyssenKrupp Elevator circa 2004. 

The elevator hydraulic system uses hydraulic fluid as its means of vertical propulsion. Hydraulic 
fluid is forced under pressure into the cylinder by action of the electrically driven pump. This 
causes the piston, situated within the cylinder, to displace upwards. Down-direction travel is 
achieved through controlled gravity lowering. Under this condition, oil within the cylinder is 
allowed to return to the oil tank, through the controlled back flow as monitored by an electrically 
regulated valve unit. 

The elevators are of in-ground cylinder design. This type of cylinder is prone to attack by electrical 
or corrosive chemical elements contained in the soil near the elevator. These mechanisms have 
led to the failure by leakage of elevator cylinders. The elevators have been equipped with PVC 
cylinder protection - a modern requirement of the Safety Code. PVC cylinder protection is meant 
to prevent failure of buried hydraulic cylinders by protecting the cylinder from corrosive elements.  

The ThyssenKrupp elevator control system provided would most likely be considered proprietary 
by any elevator service contractor other than the original equipment manufacturer. This may limit 
the owner’s choice of maintenance contractor and limit their ability to get competitive pricing on 
full parts and labour maintenance. 

The elevator system appears to be equipped with a battery-lowering unit. This will enable the 
elevator to lower to the ground floor and open the door so that passengers are not trapped in the 
instance of a power outage. 

The existing car cab finishes consist of raised laminate walls, suspended ceiling with diffusers, and 
carpeted flooring. The finishes remain in good condition at this time. The cabs and fixtures meet 
most of the requirements of CSA B44 Code, Appendix E - Elevator Requirements for Persons with 
Physical Disabilities.  
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3.3 Compliance to A17.1/CSA-B44 Safety Code for Elevators 

The elevator system was installed in compliance with the then-existing A17.1/CSA-B44 Safety 
Code for Elevators. Since the date of installation, there have been revisions to the Code. Listed 
below are the readily identifiable variances relating to the current Code for newly installed and 
modernized elevators. The Code is not retroactive, unless mandated by Director’s Ruling, 
therefore compliance with these items is not mandatory. However, they are listed here as an 
option to improve the safety of the existing elevator system. 

 
 

Safety Code Items 

1. Provide Phase I and Phase II Firefighters' Emergency Operation (FEO) to current Code. 

2. Provide instructions for Firefighters' Emergency Operation (FEO) at the recall level. 

3. Provide communications failure status light at lobby. 

4. Provide in-car Phase I and II Firefighters' Emergency Operation (FEO) to current Code. 

5. Provide increased lighting in the pit. 
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4.0 MEASURED PERFORMANCE 

The parameters defined below were measured. Those requiring adjustment are highlighted in red 
and are reflected in the maintenance deficiency section of this report. 

*Elevator 2 was on service at the time of the visit. 

 

Parameter Required Elev. 1 Elev. 2 Elev. 3 

Car Speed UP 150 fpm ±10% 156 * 157 

Car Speed DOWN 150 fpm ±15% 116 * 111 

Flight Time UP ≤ 12.7 sec 15.9 * 19.8 

Flight Time DOWN ≤ 12.7 sec 15.5 * 18.6 

Average Accel UP 0.03 g 0.03 * 0.03 

Max Jerk ≤ 15 f/s3 14 * 9 

Door Stall Force ≤ 30 lb 27 * 27 

Levelling Accuracy 1/4" 1/4" * 1/4" 

 
Table Definitions 

Car Speed: The normal maximum running speed of the elevator, measured in feet per minute. 

Flight Time: The time elapsed for an elevator to serve two consecutive floors, measured from the time the 
elevator doors begin to close until they are 3/4 open at the next floor. 

Average Acceleration: The average acceleration experienced in the car when approaching top speed, 
measured as gravity - g. The acceleration measurement is compared to a suggested value which is 
dependent on the type of elevator system - hydraulic, geared, or gearless. 

Maximum Jerk: The maximum change in acceleration experienced in the car over the ride including start, 
acceleration, deceleration and stop. Jerk is measured in feet per second (cubed). The Jerk measurement is 
compared to a suggested value which is dependent on the type of elevator system - hydraulic, geared, or 
gearless. 

Door Stall Force: The force exerted by the elevator car door, during a door close cycle but after the door has 
been manually brought to a stop. The force is measured while the door is approximately 1/3 closed. The 
measured force is compared to the maximum force allowed by The CSA Safety Code for Elevators - 30 lb of 
force. 

Levelling Accuracy: Observed accuracy of floor landing at the time of our review. Note that this accuracy 
can easily vary, even within a given day. 
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5.0 MAINTENANCE 

The elevator equipment is maintained by ThyssenKrupp Elevator, presumably under the terms of 
their full parts and labour contract. As most major components of the elevator system are 
generally covered under the terms of a full maintenance program, no major capital expenditures 
should be incurred to repair these components. Exceptions to full maintenance coverage detailed 
in the contract, such as vandalism, misuse, etc., should be noted. We caution that most elevator 
contractor’s maintenance contracts employ an "evergreen" clause that will result in the Owner 
being contractually obligated for subsequent five-year terms, should cancellation notice be given 
less than 90 days in advance of the fifth anniversary of the contract term. 

The maintenance contractor is performing "routine" maintenance visits on a quarterly basis. The 
maintenance contract in place should be reviewed to confirm if monthly or quarterly visits were 
to be provided. RIA recommends monthly "routine" visits at a minimum be performed to ensure 
a reliable and safe elevator system as well as to ensure the longevity of the equipment. We note 
that quarterly visits are the minimum allowed by Code provided that this meets the maintenance 
frequencies set out by the various manufacturers of the equipment. 

5.1 Maintenance Logs 

The machine room safety logs are currently up to date with the exception of the issues noted 
below. These logs are required in the Province of Ontario to document safety work completed on 
elevator installations and the applicable legislation puts the onus of completion of the logs on the 
property owner. 

The status of the logs are as follows: 

 

Task Record 

Routine Visits 

Elev. 1, 3: 4 of last 4 planned visits logged (Feb, May, Aug, 
Nov 2020) 
Elev. 2: 3 of 4 planned visits logged (Feb, Apr, Nov 2020) 
Contractor’s plan is for quarterly visits 

Callback and repair log Log indicates a reasonable level of calls, if accurate 

Annual Work (CAT 1) Last recorded May 5, 2020 

Five-year Work (CAT 5) No record found 

Fire Service Testing Not applicable 

Auxiliary Power Testing No record found 
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5.2 Maintenance Deficiencies 

Listed below are deficiencies that should be corrected by the maintenance contractor under the 
terms of a full-service maintenance contract. We recommend 60 days as the timeframe for 
corrective action. The contractor is to attest to the completion of each deficiency by initialing and 
dating where indicated. If the contractor had any technical questions or concerns on any item, 
they should be directed to contractor@rooneyirving.ca.  

 

Deficiencies 
Date Corrected; 

Initials 

Common to All Elevators 

1. Properly complete required tasks at 60-month intervals.  

2. Test emergency lowering and enter in log.  

3. Clean oil from drip pan under pump unit and seal all leaks.  

4. Properly post the installation number in the cab.  

5. Provide smooth and quiet car door operation.  

6. Provide slow door speed on nudging.  

7. Annually check the inspection port to the PVC sleeve for presence of 
oil or water. Log results of test. 

 

8. Provide repair for corrosion damage to steel components in the pit - 
billable; provide proposal. 

 

9. Adjust controls to increase car speed in the DOWN direction to within 
contract speed. 

 

10. Adjust to decrease flight times in both directions.  

Elevator 1 

11. Provide TSSA number in the cab.  

12. Adjust car door for quieter operation.  

Elevator 2 

13. Properly complete required tasks at quarterly intervals. Do not allow 
three months to lapse. 

 

14. Install drip pans for guide rails.  

 
 
  

mailto:contractor@rooneyirving.ca
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APPENDIX A – IMAGES 

IMAGE 1 – Power 
unit 
 
 

 

IMAGE 2 – 
Controller 
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APPENDIX A – IMAGES, CONTINUED 

IMAGE 3 – Car top 
 
 

 

IMAGE 4 – Pit 
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APPENDIX B – PROJECTED CAPITAL COST TABLE 

 

 
Year 

Predicted Work 
0-5 6-10 11-15 16-20 21-25 26-30 

Future mandatory work 
required by B44 Safety Code 

$4,500 $4,500 $4,500 $4,500 $4,500 $4,500 

Repair of pit steel corrosion $7,500      

Complete modernization of 
existing elevators, including 
B44 Code upgrades and cab 
interiors 

 $460,000     

 
 

Notes of Costs: 

• HST not included; 

• Based on present-day dollars; 

• Work which does not fall under the responsibility of the elevator trade, such as air 

conditioning, not included. 

 
 

-END OF REPORT- 


