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1. INTRODUCTION 

Morrison Hershfield Limited (Morrison Hershfield) was retained to conduct a Reserve Fund Study 
Update without Site Inspection of Ottawa Carleton Standard Condominium Corporation No. 947 
(OCSCC No. 947), The Merit, located at 108 Lisgar Street, Ottawa, Ontario.  Authorization to 
proceed was provided by Miranda Lauzon, Property Manager (CMG Condominium Management 
Group), via Work Order No. 50323 dated October 16, 2017. 

1.1 Objectives 

The objective of this Reserve Fund Study Update is to provide the Board of Directors with 
sufficient information to enable them to prepare a Reserve Fund Plan.  This study will contribute 
to this Plan by providing: 

1. An updated schedule for the anticipated major repair and replacement of common 
elements and assets based on the last Comprehensive Reserve Fund Study completed 
by Laviolette Building Engineering Inc. and new information provided by the condominium. 

2. To recommend annual contributions necessary to maintain an adequate balance for the 
30 year period of this study. 

This Reserve Fund Study Update is in general compliance to the regulations of Section 94 of the 
Condominium Act, 1998 and Part IV, Sections 29 and 30 of O.Reg. 48/01. This report is subject 
to the limitations identified in section 1.5.  

1.2 General Facility Description 

Ottawa Carleton Standard Condominium Corporation No. 947, known as The Merit, is located at 
108 Lisgar Street in Ottawa, Ontario and was constructed around 2014. 

The Condominium consists of a 22-storey luxury residential high rise building, with a total of 76 
units; a commercial unit is located on the ground floor.   

The main roof is protected with a combination of a conventional roof assembly and an inverted 
roof assembly. The roof top terraces (at levels 7, 18 and 22) and garage podium are protected 
with an inverted roof assembly.  

The building is clad with a combination of granite stone panels, precast concrete panels, and the 
previous reserved fund study identified EIFS (Exterior Insulating Finishing System). Glazing is a 
combination of an aluminum curtain wall glazing system.  

Balconies are provided for the exclusive use of the Owners. The balcony slabs are cantilevered 
extensions of the precast concrete floor slabs complete with a glass and aluminum guards. 

A 4-storey below grade parking garage with an access ramp provided off of Lisgar Street.  

Other building amenities include a fitness centre and studio. 
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1.3 Project Team  

Morrison Hershfield has 60 years of consulting engineering experience.  We were one of the first 
engineering firms in Canada to develop an expertise in the building science field. Beginning in 
1946, Morrison Hershfield has established extensive experience in: 

 Assessing & monitoring building performance; 

 Diagnosing causes of various building failures; and 

 Developing & managing building rehabilitation projects. 

This report has been prepared by the following Morrison Hershfield personnel: 

 Stephen Thwaites, P.Eng. is a Project Manager in our Building Specialty Services 
Business Unit. He reviewed this report for technical content and compliance with the 
Condominium Act. 
 

 D. Laurie Reinhart, M.B.Sc., C.E.T., is a Project Manager in our Building Specialty 
Services Business Unit. She completed the update and drafted this report. 

1.4 Document review 

This study is based on a review of relevant documents provided by Ottawa Carleton Standard 
Condominium Corporation No. 947.  The following documents were reviewed:  

 OCSCC No. 947 Declaration, dated April 24, 2014 

 OCSCC No. 947 By-Law #1, dated June 27, 2014; 

 OCSCC No. 947 By-Law #2, dated June 27, 2014; 

 OCSCC No. 947 By-Law #3, dated June 27, 2014; 

 OCSCC No. 947 By-Law #4, dated February 28, 2017; 

 OCSCC No. 947  By-Law #5, dated February 28, 2017; 

 Notice of Future Funding of the Reserve Fund, dated October 15, 2015; 

 Comprehensive Reserve Fund Study, dated October 1, 2015, by Laviolette Building 
Engineering Inc.; 

 Architectural Drawings Revision No. 12, dated April 28, 2014, by Barry J. Hobin & 
Associates Architects Incorporated; 

 Electrical Drawings Revision No. 7, dated February 14, 2012, by Everest Engineering 
Limited; 

 Mechanical Drawings, dated November 25, 2013, by Dilfo Mechanical Contractors; and 

 Structural Drawings Revision No. 6, dated May 31, 2012, by Cunliffe & Associates 
Consulting Structural Engineers. 
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1.5 Limitations and Assumptions 

This report is intended for the sole use of OCSCC No. 947, and must not be distributed or used 
by others without our knowledge (with the exception of disclosure to potential purchasers of 
OCSCC No. 947). It is based on the documents and information provided to us. 

It is a basic assumption that any correspondence, material, data, evaluations and reports 
furnished by others are free of latent deficiencies or inaccuracies except for apparent variances 
discovered during the completion of this report. 

Unless specifically noted in this report, no testing, verification of operation of systems, physical 
review of subsurface conditions or concealed systems and components, review of concealed 
elements, intrusive openings, opening of system components for internal inspection, detailed 
analysis or design calculations were conducted, nor were they within the scope of this review. 

It is possible that unexpected conditions may be encountered at the building/facility that have not 
been explored within the scope of this report. Should such an event occur, Morrison Hershfield 
should be notified in order that we may determine if modifications to our conclusions are 
necessary. 

In issuing this report, Morrison Hershfield does not assume any of the duties or liabilities of the 
designers, builders or owners of the subject property. Owners, prospective purchasers, tenants 
or others who use or rely on the contents of this report do so with the understanding as to the 
limitations of the documents reviewed and the general visual inspection undertaken, and 
understand that Morrison Hershfield cannot be held liable for damages they may suffer in respect 
to the purchase, ownership, or use of the subject property. 

Professional judgment was exercised in gathering and analyzing the information obtained and in 
the formulation of the conclusions. Like all professional persons rendering advice, we do not act 
as insurers of the conclusions we reach, but we commit ourselves to care and competence in 
reaching those conclusions. No other warranties, either expressed or implied, are made.  
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2. REPAIR & REPLACEMENT SUMMARY 

We recommend regular engineering assessments be completed prior to major projects to review 
their timing and budget estimates; this will help limit financial risk. Windows, for example, may be 
deferred well beyond their service life if they performing well and Owners are satisfied with their 
appearance.  

Every recommended project should be reviewed by the Board and the decision to proceed, or 
not, should be made in the best interest of the Corporation based on risk and available funding. 

The full condition assessment and capital plan is located in Appendix A and a description of our 
report format is located in Appendix A. Our summary of significant renewal, and/or replacement 
projects include:  
 

SHORT TERM (WITHIN TWO YEARS) MIDDLE TERM (WITHIN SIX YEARS) 

Projects Projects 

 IF08 Roof Top Furniture – Replace (2019)  
for $6,000 

 EL01 TSSA Upgrade – Allowance (2019)  
for $6,000 

 PS02 Update to Reserve Fund Study (2018) 
for $6,000 

 PS01 Comprehensive Reserve Fund Study 
(2021) for $12,000 
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3. FUNDING SCENARIO SUMMARY 

The Act indicates that the Reserve Fund must be adequate to provide sufficient funds for the 
expected costs of major repair and replacement of the common elements and assets of the 
Corporation.  However, “adequate” is not defined by the Act.  We interpret adequate to be where 
the closing balance in every year of the 30-year period of the study is positive. 

The Reserve Fund Study is generated based on the information shown in the Condition 
Assessment and information provided from OCSCC No. 947.  

3.1 Input from OCSCC No. 947 

Current Fiscal Year is 2018 starting July 1, 2017 and ending June 30, 2018 

Inflation 2% 

Interest 2% 

Starting Reserve Fund Balance on June 30, 2017  
(provided by Miranda Lauzon, former Property Manager) 

$554,425 

Present Annual Contribution to the Reserve Fund  
(provided by Miranda Lauzon, former Property Manager) 

$210,000 

Minimum Reserve Fund Balance  
(provided by Barbara Ravanelli, current Property Manager) 

$210,000 

($2,750/unit) 

Threshold Value  
(provided by Miranda Lauzon, former Property Manager)  
common element repair/replacement costs below this 
amount are understood to be funded from the operating 
budget. 

$2,000 
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3.2 Funding Scenario  

We summarized two funding scenarios in our draft report dated April 23, 2018. The Board has 
reviewed both scenarios and directed Morrison Hershfield to proceed with Funding Scenario 2, 
summarized below. The full funding scenario is located in Appendix C. We recommend you review 
this Reserve Fund Study with your accountants. They should confirm it meets the needs of your 
Corporation and is in keeping with their accepted principles.  

 

 

* Annual Reserve Contribution refers to the amount contributed each year to the reserve fund 
from the monthly common expenses. 

We have identified an increase to annual reserve fund contributions that can be generally 
attributed to the following: 

 Included new condition assessment projects; 

 Included concrete repair projects funded from the Reserve fund; and 

 Included additional common area projects not previously included. 

OCSCC No. 947 Reserve Fund Study Update (w/o Site Visit)
The Merit, 108 Lisgar Street, Ottawa, ON

Current Fiscal Year 2018 Number of Units
from July 1, 2017 to June 30, 2018 76

$2,750
$210,000

Scenario

2018 2019 2020 2021

Annual Reserve Contribution* $210,000 $216,720 $223,655 $230,812

% Increase n/a 3.2% 3.2% 3.2%

n/a $7.37 $7.60 $7.85

$230.26 $237.63 $245.24 $253.08

Summary of Funding Scenario

This Scenario shows contribution increases of 3.2% per year, including inflation, for 3 years, followed by 
increases due to inflation only thereafter.  Other contributions are included as required. The Reserve Fund 
Balance remains positive over the next thirty years, with a minimum balance of approximately $207,193 in 
fiscal year 2044. For details, please see the 30 Year Reserve Fund Cash Flow Table".

Average Increase 
per Unit (per month)

Average Annual CRF Contribution 
per Unit (per month) 

Minimum Balance/Unit
Minimum Balance
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OCSCC No. 947 Reserve Fund Study Update (w/o Site Visit) Priority Ratings: 1: Immediate,  items that require immediate repair or replacement because of either a code deficiency or a safety concern.

The Merit, 108 Lisgar Street, Ottawa, ON 2: Repair/Maintenance, required to restore functionality.

3: Replace,  items that will require future replacement to maintain functionality (life cycle replacement).  

4: Discretionary, items where the timing and scope of work of the renewal is at the owner's discretion.

CAPITAL PLAN / RESERVE FUND EXPENDITURE FORECAST

2018 2019 2020 2021 2022

$11,000 $17,000 $5,000 $17,000 $5,000

STRUCTURE
S01 Structure - Repair The building structure primarily consists of conventionally reinforced cast-

in-place concrete foundation walls, columns, suspended slabs, and shear 
walls. 

A portion of the below grade foundation wall consists of a concrete slurry 
wall. 

Good 2014 Repair allowance for foundation walls as 
identified in questionnaire; new project.

Repair 
Allowance

4 4 10 6 1 $21,000

PARKING GARAGE
BG01 Garage Condition Assessment - 

Study
N/A 2014 Complete Parking Garage Condition 

Assessment to define repair scope of work; new 
project.

Study 4 4 10 6 1 $14,000

BG02 Concrete Structure - Repair Good 2014 Repair concrete at localized areas as needed; 
new project.

Repair 
Allowance

2 4 10 6 1 $26,000

BG03 Suspended Slab Traffic Coating - 
Repair

Good 2014 Repair traffic coating as identified by previous 
study; we have updated the cost from $80,000 to 
$78,000.

Repair 
Allowance

2 4 15 11 1 $78,000

BG04 Suspended Slab Traffic Coating - 
Renew

Good 2014 Renew traffic coating as identified by previous 
study; we have updated the cost from $400,000 
to $376,000.

Repair 
Allowance

3 4 15 11 1 $376,000

BG05 Slab on Grade Concrete Sealer - 
Replace

Good 2014 Renew concrete sealer as identified by previous 
study; we have updated the quantity from 480m2 
to 1150m2 and cost from $12,000 to $78,000.

Replace 3 4 10 6 3 $78,000

BG06 Concrete Paint - Replace Good 2014 Repaint as identified by previous study; we have 
updated the cost from $100,000 to $116,000.

Replace 2 4 20 16 1 $116,000

ABOVE GRADE SYSTEMS

Roofing
R01 Roof Condition Assessment - Study N/A 2014 Complete a Roof Condition Assessment to 

define repair scope of work; new project.
Study 4 4 10 6 1 $7,000

R02 Roof Assembly - Repair N/A 2014 Repair roof at localized areas as needed; new 
project.

Repair 
Allowance

4 4 10 6 1 $32,000

R03 Inverted Roof Assembly - Replace Good 2014 Renew the inverted roof assembly as identified 
in the previous study; we adjusted the service 
life from 35 years to 25 years; we have updated 
the quantities from 675m2 to 575m2; we have 
updated the cost from $210,000 to $193,000.

Replace 3 4 25 21 1 $193,000

R04 Conventional Roof Assembly - 
Replace

Good 2014 Renew the conventional roof assembly as 
identified in the previous study; we adjusted the 
service life from 25 years to 20 years; we have 
updated the quantities from 55m2 to 100m2; we 
have updated the cost. From $12,000 to 
$30,000.

Replace 3 4 20 16 1 $30,000

R05 Podium Deck Roof Assembly- 
Replace

Good 2014 Renew the inverted roof assembly as identified 
in the previous study; we adjusted the service 
life from 35 years to 25 years; we have updated 
the quantities from 480m2 to 275m2; we have 
updated the cost from $220,000 to $93,000.

Replace 3 4 25 21 1 $93,000
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COMPONENTS DESCRIPTION & HISTORY

The below grade parking garage has 4 levels and is accessed off of Lisgar 
Street.

The below grade parking garage consists of owner and visitor vehicular 
parking, storage lockers, and miscellaneous mechanical and electrical 
rooms.

Portions of the parking garage extends beyond the tower footprint creating 
a podium deck, we understand the podium deck is protected with a 
waterproofing membrane (type unknown).

The suspended slabs have been protected with a liquid-applied 
elastomeric polyurethane waterproofing membrane system. 

The slab on grade is concrete. The slab on grade has been protected with 
a concrete sealer.

The concrete soffit, walls, and columns are painted.

There are two types of roof assemblies, a protected membrane roof 
assembly (waterproofing membrane type unknown) and a conventional 
roof assembly with a modified bitumen waterproofing membrane.

The protected membrane roof assemblies are protecting the elevator 
machine room, main roof, terraces on the 18th floor and the 7th floor, and 
grade level podium deck.

The conventional roof assembly is protected the mechanical mezzanine.

CONDITION ASSESSMENT

RECOMMENDATIONS
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This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report.  
\\mh.local\data\Proj\2017\170119700-OCSCC 947 RFSu The Merit 108 Lisgar\12. Deliverables\FINAL\
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2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048

$5,000 $188,000 $31,000 $80,000 $17,000 $5,000 $656,750 $57,750 $51,750 $51,750 $17,000 $1,867,000 $31,000 $37,000 $5,000 $78,000 $1,593,000 $5,000 $5,000 $11,000 $5,000 $1,441,750 $89,750 $77,750 $51,750 $11,000

$21,000 $21,000 $21,000

$14,000 $14,000 $14,000

$26,000 $26,000 $26,000

$78,000 $78,000

$376,000 $376,000

$26,000 $26,000 $26,000 $26,000 $26,000 $26,000 $26,000 $26,000 $26,000

$116,000

$7,000 $7,000 $7,000

$32,000 $32,000 $32,000

$193,000

$30,000

$93,000

This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report.  
\\mh.local\data\Proj\2017\170119700-OCSCC 947 RFSu The Merit 108 Lisgar\12. Deliverables\FINAL\
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OCSCC No. 947 Reserve Fund Study Update (w/o Site Visit) Priority Ratings: 1: Immediate,  items that require immediate repair or replacement because of either a code deficiency or a safety concern.

The Merit, 108 Lisgar Street, Ottawa, ON 2: Repair/Maintenance, required to restore functionality.

3: Replace,  items that will require future replacement to maintain functionality (life cycle replacement).  

4: Discretionary, items where the timing and scope of work of the renewal is at the owner's discretion.

CAPITAL PLAN / RESERVE FUND EXPENDITURE FORECAST

2018 2019 2020 2021 2022

$11,000 $17,000 $5,000 $17,000 $5,000
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Exterior Walls
EW01 Building Envelope Condition 

Assessment - Study
N/A 2014 Complete a Building Envelope Condition 

Assessment to define repair scope of work; new 
project.

Study 4 4 15 11 1 $11,000

EW02 Building Envelope - Repair N/A 2014 Repair cladding at localized areas as needed; we 
have updated the occurance to address reported 
water ingress through sealant joints identified on 
questionnaire; new project.

Repair 
Allowance

4 4 15 11 1 $19,000

EW03 Precast Concrete Panels - Replace Good 2014 The precast concrete panels are anticipated to 
last the life of the building. No replacement has 
been budgeted for, however, periodic repairs will 
be required throughout the life of the building.

Replace 3 4 99 95 1

EW04 Granite Panels - Replace Good 2014 The granite panels are anticipated to last the life 
of the building. No replacement has been 
budgeted for, however, periodic repairs will be 
required throughout the life of the building.

Replace 3 4 99 95 1

EW05 EIFS - Repair Good 2014 Renew the EIFS cladding as identified by the 
previous study.

Repair 
Allowance

3 4 20 16 1 $64,000

EW06 EIFS - Replace Good 2014 Replace the EIFS cladding as identified by the 
previous study;  new project.

Replace 3 4 20 16 1 $145,000

EW07 Metal Siding - Replace Good 2014 Renew the metal cladding as identified by the 
previous study; we have updated the cost from 
$25,000 to $119,000.

Replace 3 4 40 36 1 $119,000

EW08 Sealant - Replace Good 2014 Renew the sealant as identified by the previous 
study; we have updated the cost from $400,000 
to $187,000.

Replace 3 4 15 11 4 $187,000

Windows and Doors
WD01 Glazing  Condition Assessment - 

Study
N/A 2014 Complete a Glazing Condition Assessment to 

define repair scope of work; new project.
Study 4 4 30 26 1 $11,000

WD02 Window and Door - Repair N/A 2014 Repair windows  wall and entrance glazing 
systems as needed: we have updated the cost 
from 4 million to $504,000.

Repair 
Allowance

4 4 30 26 1 $504,000

WD03 IGU - Replace Good 2014 Replace the IGU at end of service life; new 
project. We anticipate replacement will escalate 
closer to the end of service life.

Replace 3 4 20 16 1 $1,238,000

WD04 Window Walls - Replace Good 2014 Replace the window walls as identified by the 
previous study; we have updated the costs from 
6 million to 10.1 million.

Replace 3 4 60 56 1 $10,063,000

WD05 Entrance Glazing Systems - Replace Good 2014 Replace the entrance glazing system as 
identified by the previous study; we have 
updated the occurance from 2064 to 2054.

Replace 3 4 40 36 1 $65,000

WD06 Garage Overhead Doors - Replace Good 2014 Replace the overhead garage door as identified 
by the previous study.

Replace 3 4 20 16 1 $9,000

WD07 Unit Doors - Replace Good 2014 Replace suite doors. We anticipate timing to 
occur on an as needed basis and can be funded 
from the operating budget.

Replace 3 4 60 56 1

WD08 Service Doors - Replace Good 2014 Replace service doors. We anticipate timing to 
occur on an as needed basis and can be funded 
from the operating budget.

Replace 3 4 50 46 1

An aluminum framed window wall system located at strategic locations on 
all elevations.

The main entrance is a stainless steel framed storefront system.

Building doors include suite entrance doors, service doors, exit doors, and 
an overhead garage door.

The primary cladding consists of precast concrete panels with granite 
panels located around the entrance. An Exterior Insulated Finishing 
System (EIFS) has been installed at balconies. 

The mechanical penthouse is clad in metal siding.

Sealant has been installed at control joints and between dissimilar 
materials, including around windows and doors. 

Property Management has indicated water ingress at units through sealant 
joints.

This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report.  
\\mh.local\data\Proj\2017\170119700-OCSCC 947 RFSu The Merit 108 Lisgar\12. Deliverables\FINAL\



page 4 of 12                             

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048

$5,000 $188,000 $31,000 $80,000 $17,000 $5,000 $656,750 $57,750 $51,750 $51,750 $17,000 $1,867,000 $31,000 $37,000 $5,000 $78,000 $1,593,000 $5,000 $5,000 $11,000 $5,000 $1,441,750 $89,750 $77,750 $51,750 $11,000

$11,000 $11,000

$19,000 $19,000

$64,000

$145,000

$46,750 $46,750 $46,750 $46,750 $46,750 $46,750 $46,750 $46,750

$11,000

$504,000

$1,238,000

$9,000

This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report.  
\\mh.local\data\Proj\2017\170119700-OCSCC 947 RFSu The Merit 108 Lisgar\12. Deliverables\FINAL\
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OCSCC No. 947 Reserve Fund Study Update (w/o Site Visit) Priority Ratings: 1: Immediate,  items that require immediate repair or replacement because of either a code deficiency or a safety concern.

The Merit, 108 Lisgar Street, Ottawa, ON 2: Repair/Maintenance, required to restore functionality.

3: Replace,  items that will require future replacement to maintain functionality (life cycle replacement).  

4: Discretionary, items where the timing and scope of work of the renewal is at the owner's discretion.

CAPITAL PLAN / RESERVE FUND EXPENDITURE FORECAST

2018 2019 2020 2021 2022

$11,000 $17,000 $5,000 $17,000 $5,000
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Balcony Systems
BS01 Balcony Condition Assessment - 

Study
Good 2014 Complete a Balcony Condition Assessment to 

define repair scope of work; new project.
Repair 

Allowance
4 4 15 11 1 $11,000

BS02 Balconcy Concrete Slab - Repair Good 2014 Repair balcony concrete slab; new project. Repair 
Allowance

2 4 15 11 1 $14,000

BS03 Balcony Guard - Replace Good 2014 Replace balcony guards as identified in the 
previous study.

Replace 3 4 50 46 1 $201,000

BS04 Balcony Guard - Replace Good 2014 Replace the wind screen as identified in the 
previous study.

Replace 3 4 50 46 1 $32,000

BS05 Balcony Waterproofing Membrane - 
Repair

N/A 2014 Repair elastomeric waterproofing membrane as 
identified in the previous study; timing scheduled 
to coincide with concrete repairs.

Replace 3 4 15 11 1 $11,000

BS06 Balcony Waterproofing Membrane - 
New

N/A 2014 Install new elastomeric waterproofing membrane 
to slab surfaces as identified by the previous 
study; we have updated the cost from $50,000 to 
$65,000.

Replace 3 4 15 11 1 $65,000

INTERIOR FINISHES
IF01 Corridor Carpet - Replace Good 2014 Replace corridor carpet as identified in the 

previous study; we have updated the costs from 
$50,000 to $49,000.

Replace 3 4 12 8 1 $49,000

IF02 Corridor Finish - Repaint Good 2014 Replace the corridor paint finish as identified in 
the previous study.

Replace 3 4 10 6 1 $45,000

IF03 Stairwell Finish - Repaint Good 2014 Replace the stairwell paint finish as identified in 
the previous study.

Replace 3 4 20 16 1 $21,000

IF04 Service/Storage Rooms - Repaint Good 2014 Replace the service/storage room paint finish; 
new project.

Replace 3 4 20 16 1 $12,000

IF05 Fitness Room - Refurbish Good 2014 Refurbish the interior finishes in the fitness 
room; new project.

Replace 3 4 15 11 1 $8,000

IF06 Fitness Equipment - Replace Good 2014 Replace fitness equipment as identified in the 
previous study; we have updated the occurance 
as identified in the questionnaire.

Replace 3 4 10 6 1 $6,000

IF07 Studio - Refurbish Good 2014 Refurbish the interior finishes in the studio and 
replace miscellaneous kitchen/bathroom 
accessories; new project.

Replace 3 4 20 16 1 $12,000

IF08 Roof Top Furniture - Replace Good 2014 Replace the rooftop furniture as identified in the 
previous study.

Replace 3 4 5 1 1 $6,000 $6,000

IF09 Lobby - Refurbish Good 2014 Refurbish the lobby finishes; new project. Replace 3 4 30 26 1 $65,000

IF10 Interior Light Fixtures - Replace Good 2014 Replace the interior lights as identified in the 
previous study; we have updated the occurrence 
from beyond 2046 to 2044.

Replace 3 4 30 26 1 $28,000

The balconies are cast-in-place concrete with an aluminum and glass 
guard.

Common spaces with interior finishes include corridors, stairwells, fitness 
room, lobby, garbage room, and service/storage rooms.

The fitness room as miscellaneous equipment and the roof top terrace has 
miscellaneous patio furniture.

This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report.  
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This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report.  
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OCSCC No. 947 Reserve Fund Study Update (w/o Site Visit) Priority Ratings: 1: Immediate,  items that require immediate repair or replacement because of either a code deficiency or a safety concern.

The Merit, 108 Lisgar Street, Ottawa, ON 2: Repair/Maintenance, required to restore functionality.

3: Replace,  items that will require future replacement to maintain functionality (life cycle replacement).  

4: Discretionary, items where the timing and scope of work of the renewal is at the owner's discretion.

CAPITAL PLAN / RESERVE FUND EXPENDITURE FORECAST
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SITE DEVELOPMENT
SD01 Soft Landscaping - Replace Good 2017 Soft landscaping maintenance costs are 

anticipated to be funded from the operating 
budget as identified in the previous study.

Replace 3 1 1 0 1

SD02 Unit Paved Pedestrian Walkway - 
Repair/Relevel

Good 2014 Repair/Relevel unit paved pedestrian walkway as 
needed; new project.

Repair 
Allowance

2 4 10 6 1 $7,000

SD03 Unit Paved Pedestrian Walkway - 
Replace

Good 2014 Replace unit paved pedestrian walkways as 
identified in the previous study; we have updated 
the cost from $10,000 to $23,000.

Contingency 3 4 40 36 1 $23,000

SD04 Precast Stone and Concrete 
Retaining Walls and Planters - 
Replace

Good 2014 Replace precast stone walkways at the front and 
sides of the building; we have updated the timing 
from beyond 2046 to 2054.

The concrete retaining wall replacement costs 
are included in the replacement of the podium 
deck membrane; as identified in the previous 
study.

Replace 3 4 40 36 1 $12,000

SD05 Steel Fencing - Replace Good 2014 Replace the steel fence; not included in last 
study.

Replace 3 4 30 26 1 $10,000

SITE SERVICES
SS01 Exterior Building Light Fixtures - 

Replace
Site services include storm sewer systems, sanitary sewer systems, and 
utility supply systems, and exterior building light fixtures.

Good 2014 Replace the exterior building light fixtures as 
identified in the previous study.

Replace 3 4 25 21 1 $17,000

MECHANICAL SYSTEMS

Plumbing Systems
MS01 Water Booster Pump - Replace Good 2014 Replace water booster pumps as identified in the 

previous study.
Replace 3 4 25 21 1 $42,000

MS02 DHW Heaters - Replace Good 2014 Replace the domestic water heaters as identified 
in the previous study.

Replace 3 4 20 16 1 $3,000

MS03 Elevator Sump Pump - Replace Good 2014 Replace the elevator sump pump as identified in 
the previous study.

Replace 3 4 25 21 1 $4,000

MS04 Sanitary Sump Pump - Replace Good 2014 Replace the sanitary sump pump as identified in 
the previous study.

Replace 3 4 25 21 1 $6,000

MS05 Storm Sewer Sump Pump - Replace Good 2014 Replace the storm sewer sump pump as 
identified in the previous study.

Replace 3 4 25 21 1 $6,000

Fire Protection Systems
FP01 Fire Pump System - Replace The building's fire protection systems were inspected by Goodkey, 

Weedmark & Associates Limited as part of the previous study; we have 
included their recommendations.

Good 2014 Replace the fire pump system as identified in the 
previous study.

Replace 3 4 40 36 1 $60,000

Site items include hard and soft landscaping elements, unit paved 
pedestrian walkway, precast stone retaining walls, and steel fencing.

The building's mechanical and electrical systems were inspected by 
Goodkey, Weekmark & Associates Limited as part of the previous study; 
we have included their recommendations.

This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report.  
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OCSCC No. 947 Reserve Fund Study Update (w/o Site Visit) Priority Ratings: 1: Immediate,  items that require immediate repair or replacement because of either a code deficiency or a safety concern.

The Merit, 108 Lisgar Street, Ottawa, ON 2: Repair/Maintenance, required to restore functionality.

3: Replace,  items that will require future replacement to maintain functionality (life cycle replacement).  

4: Discretionary, items where the timing and scope of work of the renewal is at the owner's discretion.

CAPITAL PLAN / RESERVE FUND EXPENDITURE FORECAST
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Ventilation Systems
VS01 Corridor Pressurization - Replace Good 2014 Replace the corridor pressurization as identified 

in the previous study.
Replace 3 4 25 21 1 $180,000

VS02 Humidifier - Replace Good 2014 Replace the humidifier as identified in the 
previous study.

Replace 3 4 25 21 1 $36,000

VS03 Exercise Room Exhaust Fan - 
Replace

Good 2014 Replace the exercise room exhaust fan as 
identified in the previous study.

Replace 3 4 20 16 1 $2,000

VS04 Exercise Room Heat Pump - Replace Good 2014 Replace the exercise room heat pump as 
identified in the previous study.

Replace 3 4 20 16 1 $4,000

VS05 Main Lobby Heat Pump - Replace Good 2014 Replace the main lobby heat pump as identified 
in the previous study.

Replace 3 4 20 16 1 $4,000

VS06 Garbage Room Heat Pump - Replace Good 2014 Replace the garbage room heat pump as 
identified in the previous study.

Replace 3 4 20 16 1 $4,000

VS07 Garbage Room Exhaust Fan - 
Replace

Good 2014 Replace the garbage room exhaust fan as 
identified in the previous study.

Replace 3 4 20 16 1 $2,000

VS08 Storage Room Transfer Fans - 
Replace

Good 2014 Replace the storage room transfer fans as 
identified in the pervious study.

Replace 3 4 20 16 1 $14,000

VS09 Garage Exhaust Fans - Replace Good 2014 Replace the garage exhaust fans as identified in 
the previous study.

Replace 3 4 25 21 1 $20,000

VS10 Carbon Monoxide Control Panel - 
Replace

Good 2014 Replace the carbon monoxide control panel as 
identified in the previous study.

Replace 3 4 25 21 1 $3,000

VS11 Carbon Monoxide Sensors - Replace Good 2014 Replace the carbon monoxide sensors as 
identified in the previous study.

Replace 3 4 10 6 1 $2,000

VS12 Generator Room Exhaust Fan - 
Replace

Good 2014 Replace the generator room exhaust an as 
identified in the previous study.

Replace 3 4 20 16 1 $2,000

Heating and Air Conditioning Systems
HA01 Boilers - Replace The building's heating and air conditioning systems were inspected by 

Goodkey, Weedmark & Associates Limited as part of the previous study; 
we have included their recommendations.

Good 2014 Replace the boilers as identified in the previous 
study.

Replace 3 4 25 21 1 $180,000

HA02 Cooling Tower - Replace Good 2014 Replace the cooling tower as identified in the 
previous study.

Replace 3 4 25 21 1 $138,000

HA03 Heat Exchanger - Replace Good 2014 Replace the heat exchangers as identified in the 
previous study.

Replace 3 4 40 36 1 $6,000

HA04 Elevator machine room DX Split 
system - Replace

Good 2014 Replace the elevator machine room DX split 
system as identified in the previous study.

Replace 3 4 25 21 1 $12,000

HA05 Unit Heaters - Replace Good 2014 Replace the unit heaters as identified in the 
previous study.

Replace 3 4 25 21 1 $24,000

HA06 Snow Melting System - Replace Good 2014 Replace the snow melting system as identified in 
the previous study.

Replace 3 4 25 21 1 $10,000

The building's ventilation protection systems were inspected by Goodkey, 
Weedmark & Associates Limited as part of the previous study; we have 
included their recommendations.

This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report.  
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OCSCC No. 947 Reserve Fund Study Update (w/o Site Visit) Priority Ratings: 1: Immediate,  items that require immediate repair or replacement because of either a code deficiency or a safety concern.

The Merit, 108 Lisgar Street, Ottawa, ON 2: Repair/Maintenance, required to restore functionality.

3: Replace,  items that will require future replacement to maintain functionality (life cycle replacement).  

4: Discretionary, items where the timing and scope of work of the renewal is at the owner's discretion.

CAPITAL PLAN / RESERVE FUND EXPENDITURE FORECAST
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Fire Alarm Systems
FA01 Fire Alarm Panel - Replace The building's fire alarm systems were inspected by Goodkey, Weedmark 

& Associates Limited as part of the previous study; we have included their 
recommendations.

Good 2014 Replace the fire alarm panel as identified in the 
previous study.

Replace 3 4 25 21 1 $60,000

Emergency Power Systems
EP01 Emergency Power Generator - 

Replace
The building's emergency p owner systems were inspected by Goodkey, 
Weedmark & Associates Limited as part of the previous study; we have 
included their recommendations.

Good 2014 Replace the emergency diesel power generator 
as identified in the previous study

Replace 3 4 40 36 1 $300,000

Door Entry System
DE01 Door Entry System Panel - Replace The building's door entry systems were inspected by Goodkey, Weedmark 

& Associates Limited as part of the previous study; we have included their 
recommendations.

Good 2014 Replace the door entry system panel as 
identified in the previous study.

Replace 3 4 40 36 1 $24,000

Electric Heating System
E01 Electric Ceiling Mounted Heater - 

Replace
Good 2014 Replace the electric ceiling mounted heater as 

identified in the previous study.
Repair 

Allowance
3 4 30 26 1 $2,000

E02 Electric Force Flow Heater - Replace Good 2014 Replace the electric force flow heater as 
identified in the previous study.

Renewal 3 4 20 16 1 $3,000

E03 Electric Baseboard Heater - Replace Good 2014 Replace the electric baseboard heaters as 
identified in the previous study; the cost is 
belowt the $2,000 threshold and anticipated to 
be funded from the operating budget.

Renewal 3 4 20 16 1

ELEVATOR SYSTEMS
EL01 TSSA Upgrades - Allowance The building's passenger elevators were inspected by KJA Consultants 

Inc. as part of the previous study; we have included their 
recommendations.

Good 2014 Allowance for technical standard and safety 
authority upgrades as identified in the previous 
study.

Repair 
Allowance

3 4 5 1 1 $6,000 $6,000

EL02 Cab Modernization - Allowance Good 2014 Allowance for elevator cab modernization as 
identified in the previous study.

Repair 
Allowance

3 4 25 21 1 $540,000

PROFESSIONAL SERVICES
PS01 Comprehensive Reserve Fund Study N/A 2015 Allowance to complete a Comprehensive 

Reserve Fund Study.
Study 3 3 6 3 1 $12,000 $12,000

PS02 Update to Reserve Fund Study N/A 2018 Allowance to complete a Reserve Fund Study 
Update; we have updated the cost.

Study 3 0 6 0 1 $6,000 $6,000

PS03 Contingency Allowance N/A 2017 Contingency 4 1 1 0 1 $5,000 $5,000 $5,000 $5,000 $5,000 $5,000

The building's electric door heating systems were inspected by Goodkey, 
Weedmark & Associates Limited as part of the previous study; we have 
included their recommendations.

This report should be reviewed in conjunction with the Objectives, Terms of Reference, Limitations, and Methodology described in the main body of the report.  
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Reserve Fund Study Update   
Ottawa Carleton Standard Condominium Corporation No. 947   

 

 

 Funding Scenario 



OCSCC No. 947 Reserve Fund Study Update (w/o Site Visit)  
The Merit, 108 Lisgar Street, Ottawa, ON

Assumed Interest Rate 2.0%
Assumed Inflation Rate 2.0%
Reserve Fund Balance at Start of 2018 Fiscal Year $554,425
Present Annual Contribution to the Reserve Fund $210,000
Minimum Reserve Fund Balance $207,193

Year Ending 
In

Opening 
Balance

Annual CRF 
Contribution*

Percent Increase 
over Previous 

Year

Other 
Contribution **

Estimated Future 
Inflated 

Expenditures ***

Projected 
Interest 
Earned

Closing 
Balance

Average Annual 
CRF 

Contribution Per 
Unit

2018 $554,425 $210,000 $11,000 $13,079 $766,504 $2,763

2019 $766,504 $216,720 3.2% $17,340 $17,324 $983,207 $2,852

2020 $983,207 $223,655 3.2% $5,202 $21,849 $1,223,509 $2,943

2021 $1,223,509 $230,812 3.2% $18,041 $26,598 $1,462,878 $3,037

2022 $1,462,878 $235,428 2.0% $5,412 $31,558 $1,724,452 $3,098

2023 $1,724,452 $240,137 2.0% $5,520 $36,835 $1,995,904 $3,160

2024 $1,995,904 $244,940 2.0% $211,719 $40,250 $2,069,375 $3,223

2025 $2,069,375 $249,838 2.0% $35,609 $43,530 $2,327,134 $3,287

2026 $2,327,134 $254,835 2.0% $93,733 $48,154 $2,536,390 $3,353

2027 $2,536,390 $259,932 2.0% $20,317 $53,124 $2,829,129 $3,420

2028 $2,829,129 $265,130 2.0% $6,095 $59,173 $3,147,338 $3,489

2029 $3,147,338 $270,433 2.0% $816,586 $57,485 $2,658,670 $3,558

2030 $2,658,670 $275,842 2.0% $73,241 $55,199 $2,916,470 $3,629

2031 $2,916,470 $281,359 2.0% $66,944 $60,474 $3,191,358 $3,702

2032 $3,191,358 $286,986 2.0% $68,283 $66,014 $3,476,075 $3,776

2033 $3,476,075 $292,725 2.0% $22,880 $72,220 $3,818,140 $3,852

2034 $3,818,140 $298,580 2.0% $2,562,991 $53,719 $1,607,448 $3,929

2035 $1,607,448 $304,552 2.0% $43,407 $34,760 $1,903,353 $4,007

2036 $1,903,353 $310,643 2.0% $52,845 $40,645 $2,201,795 $4,087

2037 $2,201,795 $316,855 2.0% $7,284 $47,132 $2,558,498 $4,169

2038 $2,558,498 $323,193 2.0% $115,904 $53,243 $2,819,030 $4,253

2039 $2,819,030 $329,656 2.0% $2,414,456 $35,533 $769,762 $4,338

2040 $769,762 $336,250 2.0% $7,730 $18,680 $1,116,962 $4,424

2041 $1,116,962 $342,974 2.0% $7,884 $25,690 $1,477,742 $4,513

2042 $1,477,742 $349,834 2.0% $17,693 $32,876 $1,842,760 $4,603

2043 $1,842,760 $356,831 2.0% $8,203 $40,341 $2,231,729 $4,695

2044 $2,231,729 $363,967 2.0% $2,412,651 $24,148 $207,193 $4,789

2045 $207,193 $371,247 2.0% $153,193 $6,324 $431,571 $4,885

2046 $431,571 $378,672 2.0% $135,365 $11,064 $685,943 $4,983

2047 $685,943 $386,245 2.0% $91,900 $16,662 $996,950 $5,082

TOTALS $8,808,269 $0 $9,509,428

***  Expenditures are presented as future dollars (based on 2% inflation), and are considered Class D estimates (+/-50%)

30 Year Reserve Fund Cash Flow and Contribution Table

Gradual Increase

* The term "annual contribution" refers to the amount contributed each year to the reserve fund from the monthly expenses.
** Total Other Contributions refers to other contributed amounts including special assessments or surplus funds transferred from other sources 
(i.e. operating budget or contingency fund).
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 Reserve Fund Study Update   
Ottawa Carleton Standard Condominium Corporation No. 947  C-1 

 

 Report Format 

A description of the table contents and our approach to assigning ratings is described below: 
 

COLUMN DESCRIPTION 

Component ID Descriptive component identifier. 

Location / Type Where appropriate, we have provided a location or other 
modifier as needed to assist in identifying the specific 
component. This may refer to an elevation, floor number, room, 
or material type. 

Description  & History A brief description of the component, deficiencies observed by 
MH (if any), and problems or previous repairs reported by site 
staff. 

Condition Rating  We have also provided an overall condition rating for each 
component, as follows: 

Excellent Functioning as intended; as new condition. 

Good   Functioning as intended; limited (if any) 
deterioration observed. 

Fair   Function and operation exhibiting wear or minor 
deterioration, normal maintenance frequency.  

Poor   Function and operation failing; significant 
deterioration and distress observed; increased 
maintenance attention has been required.  

NR Not Reviewed –applicable to concealed systems, 
such as buried services, or where access was not 
provided to MH to review a component 

NA Not Applicable – applicable to 
Studies/Reports/Surveys. 

Year of Acquisition This is assigned based on available data from drawings or 
reports, readily accessible nameplate information on 
equipment, or interviews with site staff. Where the year is not 
known, MH provides an estimate based on observed condition. 
Year reflects the fiscal year in which the component was 
acquired, not necessarily the calendar year. 

Recommendation Our recommended approach for reserve fund budgeting.  
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COLUMN DESCRIPTION 

Type We have categorized the type of expense as follows: 
 

Renewal Replace like with like (typically at end of service 
life), allowing for changing contemporary 
standards. 

Repair For repairs, typically to extend the life of a 
component, restore functionality, or for partial 
replacements of isolated failures. 

Contingency For repairs likely to be required where the timing 
and scope cannot be assessed without 
additional study; or where failure is 
unpredictable. 

Study Further study is required to assign more 
accurate repair/replacement costs or timing for a 
Contingency item. 

Upgrade Replace to a higher standard (more efficient, 
higher quality, etc.). 

 Our report may identify upgrades which we 
believe are worth exploring. In such cases, the 
costs are not considered within the cash-flow, 
since we understand upgrades may not be 
funded out of the Reserve Fund. 

New For new components added to the Reserve 
Fund Study, typically to reflect changing 
legislation. 

Priority  A Priority Rating is provided to each Recommendation to assist 
you with budgeting of expenses, and to assess where deferral 
of an expense may be appropriate. 

1.   Immediate:  items that require immediate repair or 
replacement because of either a code deficiency, 
legislative requirement or a safety concern  

2.   Restore Functionality:  items that currently show signs of 
failure, requiring repair or replacement to restore 
functionality in the near future. 

3.   Future Renewal:  items that will require future repair or 
replacement to maintain functionality (life cycle 
replacement). Most Reserve Fund Expenses will fall under 
this category. 

4.   Discretionary Renewal:  items where the timing, scope of 
work and phasing is at the owner's discretion. This is 
typically limited to cosmetic issues. 

Age in Current Fiscal Year The age at the time of the assessment. Where the exact age is 
unknown, MH provides an estimate based on observed 
condition. 
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COLUMN DESCRIPTION 

Typical Lifecycle Standard lifespan, assuming normal maintenance, based on 
our experience and manufacturer’s recommendations. A piece 
of equipment may have a typical lifespan for complete 
replacement, as well as a typical lifespan for a recommended 
repair with a much shorter frequency. 

A lifecycle of 99 shows a one-time project, or study. 

Remaining Life 
Expectancy 

Remaining life of component and/or time to the next major 
repairs. Based on Age subtracted from Typical Lifespan, but 
confirmed and adjusted as needed depending on observed 
condition. 

A negative value is used to show phased projects already 
partially complete. 

Years Over Which Project 
is Phased 

Normally projects are completed in one year. Larger projects 
may be phased over several consecutive years. 

Percent Responsibility Our understanding of the Corporation’s responsibility for shared 
facilities.  

Most common elements are budgeted for at 100%, but any 
exceptions are noted in this column.  

Include Y/N All components that are the responsibility of the corporation are 
listed; however, for various reasons, some are not carried 
through the capital plan. These can include items identified as 
being covered under other budgets and upgrades. 

Recommended Budget This represents our opinion of probable cost, in current fiscal 
year dollars, including consulting services (design, tendering 
and construction review) and contingencies where we believe it 
is appropriate. The cost for these services can vary significantly 
depending on the size, scope and degree of complexity of the 
project. Applicable taxes are also included. 

Opinions of probable cost are provided only as an indication of 
possible cost of remedial work. The repair or replacement costs 
are based on published construction cost data, recent bid prices 
on similar work, information provided by the owner, and our 
professional judgment. More precise opinions of probable cost 
would require more detailed investigation to define the scope of 
work.  

The costs in this report are typically referred to as Class D 
estimates (±50%), defined by the Budget Guidelines for 
Consulting Engineering Services as: “A preliminary estimate 
which, due to little or no site information, indicates the 
approximate magnitude of cost of the proposed project, based 
on the client's broad requirements. This overall cost estimate 
may be derived from lump sum or unit costs for a similar project. 
It may be used in developing long term capital plans and for 
preliminary discussion of proposed capital projects.” 
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COLUMN DESCRIPTION 

The opinions of probable cost we have presented can vary due 
to a number of reasons including changing market conditions, 
availability of newer materials and systems, and increased or 
decreased scope of work than we have identified.  

All opinions of probable cost assume that regular annual 
maintenance and repairs will be performed to all elements at the 
facility. 

All costs in the Condition Assessment and Capital Plan tables 
are identified in CURRENT FISCAL YEAR Canadian dollars. 

Capital Plan The tables show MH’s opinion of the probable cost to carry out 
the recommendations (in current fiscal year dollars) during the 
planning horizon. The repairs and replacements we have 
forecasted do not represent a fixed schedule for replacements; 
repairs or replacements may be required sooner or later than 
we have anticipated.  

The Physical Analysis Summary Table and Reserve Fund Expenditure Forecast Table show 
MH’s opinion of the probable cost to carry out the recommendations (in current fiscal year dollars) 
during the Reserve Fund Study planning period. The repairs and replacements we have 
forecasted do not represent a fixed schedule for replacements; repairs or replacements may be 
required sooner or later than we have anticipated. 

Review of the Tables reveals several contingencies that occur in a single year of the study period. 
Though these repairs and replacements will not all take place in one year, and may not be 
required at all, it is prudent to budget for such repairs since failure of some components is 
unpredictable. 
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 Financial Terms 

Inflation 

The Government of Canada and the Bank of Canada inflation-control policy is aimed at keeping 
inflations at agreed to target values. At present the target range is 1 to 3 per cent, with the Bank's 
monetary policy aimed at keeping inflation at the 2 per cent target midpoint. This policy has 
continued to be renewed since implementation in 1991, and currently extends to December 31, 
2021.  

The total annual estimated expenditures are shown in the Capital Plan in current fiscal year 
dollars. The expenditures shown in the Cash Flow Table are inflated annually by the inflation 
percentage show.  

In the startup questionnaire, MH requested confirmation of the inflation rate to be used over the 
course of the study. This may not be the actual current inflation rate, but is a reasonable estimate 
to begin the long term planning.  

Interest  

In the startup questionnaire, MH requested confirmation of the interest rate to be used over the 
course of the study. This may not be the actual rate of interest on the Corporation’s current 
investments, but is a reasonable estimate to begin the long term planning.  

The interest earned on the Reserve Fund for each year is based on a Mid-Year Interest 
Calculation in accordance with generally accepted accounting practice. Over the 30-year period, 
the calculated interest is lower than calculating Simple Interest, therefore it is a more conservative 
method for calculating interest. 

With the Mid-Year Interest Calculation, the interest earned on the Reserve Fund is calculated at 
the middle of the fiscal year assuming that half the expenses have been taken out of the Reserve 
Fund and half the annual contribution has been deposited into the Reserve Fund. Therefore, 
Interest is calculated as follows: 

)
22

(
ributionAnnualContExpenses

lanceStartingBateInterestRaInterest 
 

Starting Balance 

MH requested information regarding the Reserve Fund balance at the start of the current fiscal 
year in the startup questionnaire. Where appropriate documents are provided, we confirm the 
opening balance against the financial statements. We assume Board of Directors confirms the 
starting balance is correct to the best of their knowledge prior to authorizing us to finalize the 
report. 
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Contributions 

MH requested information regarding the present annual contribution to the Reserve Fund in the 
startup questionnaire. Where appropriate documents are provided, we confirm the contribution 
amount against the most recent Notice of Future Funding provided to the Owners.  We assume 
the Board of Directors confirms the current annual contribution is correct to the best of their 
knowledge prior to authorizing us to finalize the report. 

Future annual contributions are calculated based on the estimates of life expectancy and opinions 
of probable cost, Minimum Reserve Fund Balance, and the assumptions for inflation and interest. 
Sample annual contributions that would result in an adequate Reserve Fund are indicated in the 
attached Cash Flow Scenario. 

When large expenses are anticipated in the near future and the existing Reserve Fund Balance 
is relatively low, increases to the annual contribution may not be sufficient. Increasing the annual 
contribution to an amount that can accommodate the major expenses is typically not considered 
a suitable funding plan since the Reserve Fund Balance often becomes relatively high for the 
remainder of the study period. Excess funds in a Reserve Fund cannot be used for any other 
purpose except for the major repairs and replacements for which they have been budgeted. 

In such cases, Other Contributions are considered in the Cash-Flow Plan. These contributions 
can be in the form of special assessments or surplus funds that the Board has indicated will be 
available from other sources (i.e. transferred from operating budgets or contingency funds). 

Minimum Reserve Fund Balance 

The Act indicates that the Reserve Fund must be adequate to provide sufficient funds for the 
expected costs of major repair and replacement of the common elements and assets of the 
Corporation.  However, “adequate” is not defined by the Act.  The FINAL scenario provided 
considers a Reserve Fund to be adequate where the closing balance in every year of the study 
is positive.    

Morrison Hershfield requests information regarding the desired minimum balance in the startup 
questionnaire. We assume the Board of Directors confirms the minimum balance of the approved 
scenario is acceptable even if it contradicts original directions provided in the completed 
questionnaire. 
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 Requirements under the 
Condominium Act 

Component Inventory 

O. Reg. 48/01, s. 29 indicates that a Reserve Fund Study shall include a physical analysis.  
O.Reg. 48/01, s. 27 defines a component inventory as “… an inventory, in a reserve fund study 
of a corporation, of each item of the common elements and assets of the corporation that requires, 
or is expected to require within at least 30 years of the date of the study, major repair or 
replacement where the cost of replacement is not less than $500;” 

The $500 limit can be interpreted in two ways: 

All common elements that cost at least $500 must be included in the component inventory; OR 

No item costing less than $500 is to be included in the component inventory 

It has been our experience that most Boards of Directors choose to cover small capital 
expenditures out of the operating budget. We request direction on this matter in the startup 
questionnaire at updates with site visit, or use the threshold set in the most recent update with 
site visit.   

Adequacy of Plan 

For condominiums registered before May 5, 2001, Subsection 94(8) of the 1998 Condominium 
Act and O. Reg. 48/01, s.33(2) indicates that the Board shall propose a funding plan for the 
Reserve Fund so that the Reserve Fund will be adequate within fifteen years of completing the 
first Comprehensive Reserve Fund Study.  The standard interpretation amongst industry 
professionals is that any increases to the Reserve Fund contributions above inflation must take 
place before the end of the fiscal year in which this date falls.  At the next fiscal year and each 
year thereafter, the planned contribution can be increased by inflation only.   

For condominiums registered on or after May 5, 2001, Subsection 94(8) of the 1998 Condominium 
Act and O. Reg. 48/01, s.33(1) indicates that the Board shall propose a funding plan for the 
Reserve Fund so that the Reserve Fund will be adequate the fiscal year of the corporation 
following the fiscal year in which the Reserve Fund Study is completed. This can be interpreted 
in various ways, but the most conservative interpretation amongst industry professionals is that 
any increases to the Reserve Fund contributions must take place in the second fiscal year of the 
corporation, after which the contribution can be increased by inflation only.   

Timing of Studies 

The Reserve Fund Study is a dynamic document that will change over time as 
repairs/replacements are carried out on the common elements and interest/inflation rates change.  
The repairs and replacements we have forecasted do not represent a fixed schedule for 
replacements; repairs or replacements may be required sooner or later than we have anticipated.  
Similarly, the opinions of probable cost we have presented can vary due to a number of reasons 
including changing market conditions, availability of newer materials and systems, and increased 
or decreased scope of work than we have identified.  As such, regular updates to this Reserve 
Fund Study are necessary to re-assess your needs.   
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The Corporation is required to complete a Reserve Fund Study Update without Site Inspection 
within three years of the date of this study, and a Reserve Fund Study Update with Site Inspection 
within three years of that study (as specified by O.Reg. 48/01, s. 31 (3)).  This is the minimum 
requirement for conducting Reserve Fund Studies. 

However, the Board should consider an Update with Site Inspection if any significant changes in 
the condition of the common elements become apparent.  Similarly, the Board should consider 
an Update without Site Inspection at an earlier date (prior to the three-year anniversary of this 
study) if there are any significant changes to the cash flow due to unforeseen conditions.   

In the past, we have found that major changes to reserve fund plans can be minimized by 
conducting an Update without Site Inspection every one to three years, and conducting an Update 
with Site Inspection every three to five years. 


