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1.0 Executive Summary 
 
CEL Ottawa has been engaged for the purpose of creating a Class 3 Reserve 
Fund Study (no site visit). We are pleased to present the following 
information for the purposes of planning at OCSCC #829 and would be 
pleased to discuss it should the Board of Directors require further 
information. In completing our report, we comply with Ontario Regulation 
48/01 General, made under the Condominium Act, 1998. We do not produce 
reports purely in present dollar value, but also include future dollar values as 
an estimate of what a bank account should hold.  
 
We understand that the Board of Directors has accepted our draft report and 
has not requested any revisions. 
 
The Board of Directors has elected to follow our recommended funding plan 
as outlined below. 
 

A decrease in the amount of the annual contribution to $350,000 
in the year 2020 and an inflationary increase of 2.20% 
throughout the remaining years covered in this study. This puts 
your critical year at 2041 with a low balance of $704,093. This 
keeps the risk of not having the money for emergency or 
unexpected major repairs or replacement moderate.  
 

This document also contains the “Notice of Future Funding of the Reserve 
Fund” to be completed, signed and sealed by the Board of Directors. This 
form should be distributed to the Unit Owners as required by the  
Condominium Act, 1998. 
 
 
 
 
 
 
 
 
 
_______________________________________ 
Maurice Quinn, P.Eng., MIPENZ(Structural), PMP
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2.0 Introduction 
 

2.1 Objective 
 
Capacity Engineering Limited (CEL) has been engaged by the Ottawa 
Carleton Standard Condominium Corporation (OCSCC) #829, located at 324 
Laurier Avenue West, Ottawa, Ontario, via their representative, Capital 
Concierge Property Management, to prepare a Reserve Fund Study update. 
This study will include an updated schedule of the anticipated repair and 
replacement of common element items based on a site inspection and 
information provided by the Corporation. It will also provide a proposal for 
the maintenance of an adequate account balance over the 50 year period of 
the study. 
 
***Note: Events may occur that would affect the life assumptions used in 
this study and market fluctuations may impact repair and/or replacement 
costs. 
 

2.2 Code, Standards, and Guidelines Employed 
 
Codes and Standards: 
 
We have undertaken our work in accordance with a standard of care which 
should be expected of a Professional Engineering team faced with a similar 
engagement with respect to a facility of a similar type and condition. We will 
apply the best practice of the industry, and innovate where we feel this is in 
your best interest as our client. In our work, we apply many resources.   
 
Most important among these are: 
 
 · [Ontario] Condominium Act, 1998, S.O. 1998, c. 19 
 · Part IV, Section 29 of O.Reg. 48/01 
 · “The Building Code” - OBC 2012 && CAN/CSA S478-95 (2007) 
 
Guidelines: 
 
 · Whole Building Design Guide 
 · ACI 201.1 “Guide to Condition Survey of Concrete in Service” 
 · CISC Guidelines for Inspection of Existing Structures 
 · NPA Parking Garage Maintenance Manual 
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2.3 Limitations 
 
This document was prepared for the account of OCSCC #829, and 
represents the best judgement of CEL given the information available at the 
time of writing. Any use which a third party makes of this document, be that 
any reliance upon or decisions influenced, are the responsibility of such third 
party. 
 
Please refer to CEL Reserve Fund Study Guidelines in Appendix C. 
 
Make no assumptions in your interpretation of this document. 
 
This document needs to be read in its entirety to fully understand all of the 
information obtained in the course of the study. 
 
This document is both confidential and copyright. Should you have received 
this document in error, please return it to Capacity Engineering Limited. 
 

2.4 General Property Description 
 
The property in this study consists of 249 luxury condominium units in a 24 
story high rise tower with retail space, public parking, and a loading dock at 
the ground floor level.  A designated parking area for residents is located in 
a three level underground parking garage. On the ground floor, the 
Mondrian's contemporary style lobby is equipped with three elevators for the 
residential units located on floors 6 to 24. Floors 2 through 5 provide 
additional interior public parking which is commercially owned and whose 
elements are not included in this study.  
 
The sixth floor contains an outdoor terrace with pool, exercise room, and 
common (party) room. 
 
The building consists of a reinforced concrete structure which is clad with an 
aluminum window wall system, pre-cast concrete panels, concrete blocks, 
and masonry veneer. The flat roofs and terraces are covered with a 
protective membrane system. 
 
Two stairwells (A and B) extend the full height of the tower and parking 
levels. An additional staircase is located at the far end of the coach houses 
to access the roof.  
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2.5 Standards of Reference 
 
Exceptional:  Element or system is in “as new” condition, requiring no 
repairs or replacement and performing as expected. 
 
Excellent:  Element or system is in a near-new condition, requiring no 
repairs or replacement and performing as expected. 
 
Very Good:   Element or system is in an above average condition and may 
require some planning for repairs, but does not need replacement. It is 
performing within acceptable tolerances.  
 
Good:  Element or system is an average condition for a serviceable 
component and should have a repair/refit/update planned towards the 
longer end of the typical service life for such construction.  
 
Serviceable:  Element or system which is performing, but may require work 
in the near future. This is a condition at which the Board should be planning 
for repair or replacement in the medium term, and may benefit from 
replacement where an economic analysis shows that replacement will gain a 
lower total cost of ownership. 
 
Functional:  Element or system which is performing, but not efficiently. Such 
elements should be planned for replacement in the near term and are likely 
to be a drain on operating budgets. A capital expenditure to replace or 
overhaul is likely recommended.  
 
Poor: Element or system which, if functioning to within acceptable 
tolerances, is clearly not efficient and in need or repair. Such elements 
should be scheduled for repair or replacement in the Building Maintenance 
Planning for the year of our report.  
 
Very Poor: Element or system has failed or cannot be relied upon to continue 
performing. It has exceeded its expected life. Repairs or replacement is 
required. 
 
Absent:  Element or system is required by code, or a recommended addition 
to the building based on an evaluation of efficiency or functionality.  
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3.0 Depreciating Assets 
 

3.1 Structure 
 
The structure of a building is considered to be made up of three main parts; 
the foundation, the substructure, and the superstructures. 
 
The foundation is the lowest part of the structure and includes footings or 
pilings. The foundation supports the weight of the building and transfers the 
load of the building to below ground level. Its main purpose is to prevent 
settlement of the building. The Canadian climate requires footings to be 
placed deep enough into the ground so as not to be affected by seasonal 
freeze-thaw cycles. The foundation will typically last the life of the building. 
 
The substructure is below grade level. It transfers the load of the building to 
the foundation. It includes the foundation walls and columns. Foundation 
walls typically extend just above ground level, and must be built out of 
concrete due their constant exposure to water (as steel rusts, and wood 
rots). They must hold the weight of the soil resting against then, and carry 
the weight of the structure above them onto the footings.  
 
The superstructure is the portion of the structure that is above grade level. 
 
Concrete slabs are relatively thin structural elements making up the 
structural 'floor' of each level of a building. They are used in both concrete 
structures and steel structures. The thin slabs require additional reinforcing 
and frequent supports. Slabs are typically supported by a series of beams, 
columns, and walls, with the exception of the foundation slab, which is 
supported in part by the footings, but also by the ground itself. 
 
All concrete elements have a lot of very small cracks, but larger cracks are 
typically a result of an overloaded reinforced concrete member. These large 
cracks, and other forms of deterioration, can allow water to reach the steel 
reinforcing and weaken it through rusting. As rust eats away at the steel, it 
grows the cracks not only through the weakening of the structural element, 
but also through the jacking effect created by the rust's expansion in size, 
further accelerating the deterioration. It is for this reason that reinforced 
concrete needs to be protected from significant exposure to water and salt 
usually in the form of a waterproofing membrane. 
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3.2 Building Envelope 
 
When you look at a building from the street, most of what you see is the 
building envelope. It is the non-structural elements covering the building 
that protect the interior of the building from the elements such as rain and 
snow, provide insulation from the exterior temperature changes, and are 
responsible for a significant portion of a building's curb appeal. A building 
envelope typically consists of a waterproof roofing system, a see-through 
glazing system (typically windows), a variety of opaque vertical 
siding/veneer systems, parging, as well as various flashing details to connect 
all of the elements and prevent water from penetrating the building at any 
joints. 
 
Aluminum flashing joins the elements of the building's envelope, and 
together with caulking, directs the flow of water to the exterior of the 
building. Although the aluminum flashing should withstand many years of 
exposure to the elements, the caulking should be regularly checked and 
replaced as necessary. 

3.2.1 Roofing System 

A tar and gravel flat roof differs from a typical residential sloped shingle 
room in that it directs the water towards a central drain as opposed to 
directing the water towards a perimeter gutter system and it must be water 
tight. This type of system consists of a tar membrane which provides a 
continuous non-permeable water membrane to direct all the water towards a 
drain, insulation, and 'ballast'. Ballast is typically gravel, but patio stones  
are often used around the perimeter or to provide pathways to service 
areas. The gravel provides puncture protection for the tar membrane and 
results in a flat exterior surface. This type of system is superior for use in 
taller structures.  

3.2.2 Glazing System 

The glazing system is a series of typically glass panels within a rigid frame, 
and are often simple windows. These panels are more expensive to 
purchase, install, and maintain than simple siding, but increase the appeal of 
a building by allowing a view to the exterior, daytime lighting, and a source 
of fresh air if operational. The glass panels are usually layered within a 
frame and often filled with an insulating gas to mitigate for a lack of typical 
insulation. This gas leaks out over time, decreasing the insulating capacity of 
the glazing system. Wooden frames require regular repainting to prevent 
rot, but modern plastic or aluminum frames are not typically affected by the 
elements. These frames are connected to the siding system with either 
aluminum and caulking flashing details or parging, so as to maintain a 
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barrier from the elements. The caulking and parging need to be regularly 
inspected and replaced as necessary. 

3.2.3 Siding System 

The opaque vertical portions of the building's exterior are typically covered 
in one or more of the following: a thin siding, a masonry veneer, or parging. 
These coverings are necessary to shield the interior from elements such as 
wind and snow, can be used as an aesthetic expression, and often allow for 
insulation to be installed. 
 
The parging exists as a visual evenness against the otherwise rough 
appearance of the foundation and acts as a sacrificial point of failure when it 
cracks. At ground level and below, the foundation is covered in a waterproof 
membrane instead of simple parging and is intended to last longer despite 
the less appealing appearance. The parging should be monitored for 
delamination, large cracks, and large clusters of small cracks to be reparged 
locally. 
 

3.3 Elevators 
 
There are two main types of elevators; hydraulic and traction. In both 
systems, elevator cars move vertically on guide-rails within the vertical 
elevator shaft. At the bottom of the elevator shaft there is a pit. There is 
typically equipment mounted in the bottom of the elevator car which can be 
serviced from the pit. The pit also contains either spring or hydraulic buffers 
which limit car deceleration. Pits typically also have a drain and/or sump 
pump for removal of any water that enters the pit. 
 
Movement of the cars and all their parts are controlled by three systems. 

 The Drive Control System handles the movement of the car. 
 The Operating Control System handles the car control (doors, call 

buttons, etc.) 
 The Supervisor Control System sends and receives information from 

the other two systems and directs which car responds to calls. 
 
OCSCC #829 has traction elevators.  
 
A typical traction elevator uses a grooved pulley wheel (or sheeve), rope, 
motor, controller, and a counterweight system.  
 
The pulley wheel is located at the top of the elevator shaft or on the roof of 
the building. The shape of its groves increase the friction between the rope 
and the pulley making the elevator move up and down with the rotation of 
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the pulley. A motor rotates the pulley. The rope is attached to the elevator 
cab on one side of the pulley and counterweights on the other side.  
 
Counterweights weigh approximately the same as the elevator car plus a 
percentage of its rated load capacity. It travels in the opposite direction from 
the elevator cab. The combined weight of the counterweight and the 
elevator car on either side of the pulley ensure sufficient traction is 
maintained between the pulley and the ropes to move the cab. 
 

3.4 Mechanical 
 
The mechanical systems in a residential building include the Heating, 
Ventilation, and Air Conditioning systems (HVAC). 

3.4.1 Heating Systems 

Heat can be supplied through the circulation of heated air, heated water, or 
electrical radiant heat. 

3.4.1.1 Forced Air Circulation System 

A heated air system is known as a forced air circulation system. Air is drawn 
in from the outside into a furnace, heated, then circulated by a fan. Fuel 
(normally natural gas, but can also be oil or propane), is piped into a burner 
in the combustion chamber of the furnace, where it is ignited. The flame in 
the combustion chamber heats up the heat exchanger. The air is heated as it 
passes through the heat exchanger. The heated air is then circulated by a 
fan through ducts hidden in the walls and ceilings, then to registers located 
in individual rooms where it diffuses throughout the room. The air in the 
room is then returned though the cold air return ducts, passed through a 
filter then returned to the furnace to be reheated. 

3.4.1.2 Electric Baseboard Heaters 

Electric baseboard heaters transfer heat by convection and radiation. They 
consist of a coiled wire suspended in magnesium oxide inside a metal tube. 
Heat is created by the resistance of the wire to the electricity being passed 
through it. The heat then transfers to the metal tube which is surrounded by 
metal fins. The fins increase the temperature and the surface area to 
maximize the heat transfer to the air. The air adjacent to the fins becomes 
heated and then rises due to convection where it circulates through the 
room. Electric baseboard heaters are normally installed under windows to 
counteract the downward flow of cool air adjacent to the window glass. 
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3.4.1.4 Unit Heaters 

Unit heaters are stand alone units that can be electric, gas, or hot water and 
consist of a housing, a fan, a heat coil, gas burners, or heat exchanger. They 
are usually found in garages, utility spaces, mechanical and electrical rooms, 
garbage rooms, lockers, etc. 

3.4.2 Cooling Systems 

In cooling systems heat is moved from inside the cooled building to the 
outside. This process requires refrigeration. 
 
In a chilled water cooling system, the refrigerant circulates through a 
centrally located chiller. The chiller doesn't directly cool the air, it removes 
heat from circulating water. This type of system can supply individual air-
conditioning units with varying cooling requirements. 
 
A chiller is made up of four main components; a compressor, a condenser, 
an expansion device, and an evaporator. It also consists of three circuits; 
the refrigeration circuit, the chilled water circuit, and the condenser circuit. 
 
The compressor circulates the refrigerant through the condenser, expansion 
device and the evaporator. The refrigerant picks up heat in the evaporator 
and releases it in the condenser. The refrigerant passes through an 
expansion device between the condenser and the evaporator where it's 
pressure is dropped to allow more heat to be absorbed. This is known as the 
refrigeration circuit. 
 
In the chilled water circuit, heat from the building is cooled in the evaporator 
and returned to the building. In the evaporator, the refrigerant absorbs the 
heat from the water in the chilled water circuit. The cooled water exits the 
evaporator and is sent to and Air Handling Unit (AHU). In the AHU, fans 
draw warm air into the unit where it is pushed across coils cooled by the 
water in the chilled water circuit. The cooled air is then blown out into the 
building and the warmer water is returned to the evaporator in the chiller. 
 
In the condenser circuit, the heat collected by the refrigerant in the 
evaporator is released in the condenser and sent to the cooling tower to be 
dispersed. In the condenser, the refrigerant condenses when it comes in 
contact with the pipes containing the water in the condenser circuit. As the 
refrigerant condenses, it heats the water in the condenser circuit. This 
heated water is then pumped to a cooling tower. 
 
The heated water from the condenser circuit enters the cooling tower and is 
sprayed onto packaging. Cool ambient air is drawn in at the bottom of the 
cooling tower and up onto the packaging. When the droplets of water meet 
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the air on the packaging, the heat from the warm condensed water transfers 
to the stream of cool air, warming it. The water droplets then fall to a basin 
in the bottom of the cooling tower where it will be sent back to the 
condenser to pick up more heat. The warm air is drawn out by a large fan at 
the top of the tower and dissipates. 
 
***Note: At no time during this process do the water and refrigerant mix. 
They are completely separated at all times. 

3.4.3 Heat Pumps 

A heat pump is similar to an air-conditioner in that it transfers heat from one 
place to another. Unlike air-conditioners, however, a heat pump can provide 
both heating and cooling. There are two types of heat pumps; air source and 
water source. 
 
In the winter, an air source heat pump extracts heat from the outside air to 
help heat the building. In very cold climates, however, supplementary heat 
is typically needed. In the summer, the heat pump works like a normal air-
conditioner, extracting heat from inside the building and releasing it to the 
outside. 
 
Water source heat pumps extract heat from the ground or ground water in a 
closed looped system or from domestic water in an open looped system. 
 
In an open loop system, water is pumped through the heat pump's heat 
exchanger, where heat is extracted from the water to provide cooling, or 
heat is transferred to the water to provide heat. 
 
In a closed loop system, a mixture of water and anti-freeze is circulated 
through a system of buried plastic piping. The water extracts heat from the 
ground to provide heat, or transfers its heat to the ground to provide 
cooling. Water source heat pumps contain a compressor, evaporator, 
condenser, cooling coils, piping, fan/blower, and a water pump. Heat is 
extracted from the water in the evaporator and the circulating building air is 
heated by the condenser. When cooling, the reverse occurs. This type of 
system works well when both heating and cooling are called for at the same 
time. 

3.4.4 Ventilation 

Ventilation involves both the supply of fresh air and the exhaust of stale air. 
Small buildings and townhouses typically rely on natural ventilation as it is 
assumed that there is sufficient air leakage through the building envelope to 
supply adequate fresh air in the building. In more air-tight homes and 
buildings it is often necessary to have mechanical ventilation installed. In 
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multi-unit residential buildings fresh outside air is typically supplied to the 
corridors by an Air Handling Unit or Make-up Air Unit. 
 
The movement of air into the common area corridors tends to create a 
positive pressure in the building relative to the suites resulting in the 
corridor air finding its way into the suites via leakage openings under and 
around the suite doors. 
 
Stairwells in a high-rise building will have pressurization fans that engage in 
the case of fire. Their purpose is to create a higher pressure in the stairwells 
than in the corridors so that the stairwells remain clear of smoke. 
 
Below grade areas are typically served by dedicated air supply/exhaust 
systems. Such is the case in an underground parking garage. 
 
As the wind is constantly changing speed and direction, so are its affects on 
the building. These affects are counteracted by “balancing” the airflow to 
each corridor using dampers and louvers which adjust the airflow. 
 
The air distribution system delivers the air from the Air Handling Unit (AHU) 
throughout the building via a system of ducts, dampers, diffusers, and grills. 
Some systems may also include return air. 
 

3.5 Electrical 
 
The electrical systems include all the equipment and components necessary 
to receive electrical power from the hydro utility and distribute it to all the 
systems in the building. 
 
Electrical power comes into the building at the electrical vault. In the vault, 
the high voltage is stepped down to a much smaller voltage through the use 
of transformers. From the electrical vault, the power is fed to a disconnect 
switch which can turn off the power to the entire building. Next the power is 
fed into a main distribution panel (or splitter) which sends the power to 
individual circuits. Each circuit has its own disconnect. Not all circuits 
distribute the same power. Large equipment such as motors, elevators and 
chillers require move voltage than smaller equipment. Circuits are often split 
multiple times until the power reaches the main suite distribution panels. 
The suite distribution panels are located on every few floors and can turn off 
power to their suites. From the suite distribution panel, power is sent to the 
electrical panels in each suite. The suite panels have fuses or circuit breakers 
which branch off to all the circuits in the suite. 
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3.6 Plumbing 
 
Building plumbing systems include water supply and water drainage both 
inside and outside of the building. Domestic water (i.e., potable or drinking 
water) comes into the building under pressure from the municipal water 
supply. Pumps are used in high rise buildings to ensure the water pressure is 
maintained on the upper floors. 
 
Water is distributed throughout the building by vertical pipes (called risers) 
and horizontal pipes (called laterals). Central boilers and storage tanks 
supply hot water. 
 
A boiler converts the energy in fuel to heat and then transfers the heat to 
water. Specifically, a burner in the boiler converts fuel to heat and the heat 
exchanger transfers the heat into the water. 
 
Sewage and wastewater from (sinks, toilets, etc.) is collected in a series of 
pipes called the sanitary drainage system. The wastewater is directed into 
the municipal sewage line. 
 
A second system called the storm water drainage system carries rainwater 
from the roof and grounds away from the building into the municipal storm 
water line. 
 
The drainage systems are all connected to vent piping to keep the pressure 
in the pipes equal. 
 

3.7 Life Safety 
 
Fire safety systems are intended to protect life and property and allow the 
continued use of the building with the least amount of disruption. This is 
achieved through fire containment, fire detection and alarm, and fire 
suppression. 
 
A fire is much easier to suppress when it is contained in the area in which it 
originated. Fire separations are devices or assemblies that act as closures. 
For example, a damper in the ductwork is considered a closure. The most 
common closures in a building are the fire rated doors. These include 
entrance doors, stairwell doors, service room doors, unit doors, etc. It is 
therefore important that these doors have working self-closers and are not 
propped open for any purpose. 
 
In an automatic fire detection system, the alarm signal can be initiated by 
heat detectors, smoke detectors, or manually. These devices trigger a signal 
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in the main fire control panel. The panel controls all the components of the 
fire alarm system. 
 
Systems can be either locally or remotely monitored. A local system is wired 
completely within the building(s). The fire department must be called 
manually. In a remote system, a signal is automatically sent to a monitoring 
location where several different options are available for dealing with the 
signal. 
 
The three typical components of a fire suppression system are portable fire 
extinguishers, a standpipe and hose system, and a sprinkler system. 
 
The location and types of portable extinguishers are dictated by the Fire 
Code. 
 
The standpipe and hose system delivers water throughout the building for 
fire fighting purposes through a series of vertical and horizontal pipes, 
valves, hoses, and nozzels. There are four classes of standpipe systems. The 
type of system required depends on the height of the building, and whether 
or not the building has a sprinkler system. 
 
The sprinkler system is similar to the standpipe and hose system with 
respect to pipes, valves, etc. Sprinkler systems can be in just the parking 
garage and service areas/rooms, storage areas, and garbage rooms or they 
can also be installed in corridors and stairwells. 
 

3.7 Interior Finishes 
 
The interior finishes include floor coverings, wall coverings, furnishings, 
accessories, interior window trim, and ceilings. The replacement of the 
interior finishes is typically done for aesthetic purposes rather that due to 
deterioration or failure. That is, replacement of the interior finishes is often 
done to modernize the space. 
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4.0 Financial Analysis 
 
For this study, the following information was received from Property 
Management: 
 
 Fiscal Year: January 1st to December 31st 
 
 Annual Reserve Fund Contribution for 2020: $350,000   
 
 Reserve Fund Balance at December 31st, 2019: $2,519,792 
 
Inflation on expenditures is set to the Bank of Canada's 2.20% target rate. 
 
Interest is set to 3.5%. 
 
We are recommending a decrease in the amount of the annual 
contribution to $350,000 in the year 2020 and an inflationary increase 
of 2.20% throughout the remaining years covered in this study. This 
puts your critical year at 2041 with a low balance of $704,093. This 
keeps the risk of not having the money for emergency or unexpected 
major repairs or replacement moderate.  
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5.0 Reserve Fund 
 
It should be noted that in some cases, the scheduling of repairs and/or 
replacements will not align exactly as indicated in the supporting documents. 
Due to the large amounts of work that was (and still is) scheduled, for 
example, in years 20 and 30, some work that could safely be moved, was. 
 
Please refer to the Reports in the Appendices for specific details from the 
Engineering Firms that completed their portions of the depreciating asset 
study. 
 
1.1.1 Structure - Concrete Repairs 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Excellent $1,200,000 $39,500 $60,500 2060 50 

 
Concrete repairs to areas of the exposed concrete structure including walls, 
slabs, and columns as required. 
 
Cost includes localized chipping to depth of reinforcement. The tying and 
provision of new replacement steel as well as the installation of cathodic 
protection (anodes) to prevent insipid anode which is where one part of the 
concrete rusts because there is a galvanic potential difference between the 
new and old steel. 
 
Best maintenance is the application of boiled linseed fine mist spray applied 
to exposed concrete once per annum during a dry spell (which is defined as 
10 days with no rain, and low humidity on the day prior to and the day of 
application). 
 
Regular inspection of the columns and walls especially in the parking garage 
is recommended to check for cracking. Vertical cracks usually indicate 
normal shrinkage of the concrete and may be fixed by drilling and injecting 
the crack with flexible sealant. Horizontal cracks should be inspected by a 
professional engineer as they could indicate a more serious issue. 
 
1.2.1 Balcony – Concrete Repairs 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Excellent $475,000 $35,000 $24,000 2040 30 
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Concrete repairs to areas of the exposed concrete suite balconies (floors 7 to 
22).   
 
An allowance for minor repairs to the balcony railings due to this work is 
included. It would be prudent to schedule the concrete repairs and balcony 
railing replacement in conjunction with each other. 
 
The installation of a new membrane or surface on the top side is included in 
the cost of replacement. 
 
Cost includes localized chipping to depth of reinforcement. The tying and 
provision of new replacement steel as well as the installation of cathodic 
protection (anodes) to prevent insipid anode which is where one part of the 
concrete rusts because there is a galvanic potential difference between the 
new and old steel. 
 
It is recommended that a sample inspection (approximately 10%) of the 
balconies be undertaken around year 10 to check for cracking and spalling. 
Of greatest concern is the condition of the slab edge where the reinforcing 
steel may be come exposed over time. The underside of the balconies should 
also be checked for evidence of water leakage. 
 
Residents should be discouraged from having carpet, area rugs, floor linings, 
tiling, or any semi-permanent or permanent installation intended to remain 
in contact with the surface of the concrete on the balconies as they hold 
moisture against the concrete and could contribute to faster deterioration. 
We strongly encourage the Board of Directors to consider a by-law 
proscribing such floor accoutrements.  
 
1.2.2 Balcony – Railings, Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Excellent $315,000 $24,500 N/A 2040 30 

 
Replacement of the suite balcony railings (floors 7 to 22). 
 
The replacement of the glass panels is not included, however, there is a 5% 
contingency for the replacement of glass panels that break when they are 
removed. 
 
The most common reason for replacing the balcony railings is that they are 
removed to repair the concrete balconies. 
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The replacement of the suite balcony railings has been scheduled in 
conjunction with the Balcony concrete repairs. 
 
1.2.3 Balcony – Privacy Dividers, Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Excellent $20,000 N/A N/A 2040 30 

 
Replacement of the privacy dividers on the suite balconies (floors 7 to 22).  
 
Cost reflects a basic opaque plastic separation.  
 
Repairs to these fences or replacement of a single dividers is not included. 
 
Dividers are used for privacy purposes only and do not provide any 
structural protection. 
 
The replacement of the balcony privacy dividers is scheduled in conjunction 
with the balcony concrete repairs and the balcony railing replacements. 
 
1.3.1 Parking Garage Assessment 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $15,000 N/A N/A 2038 7 

 
An engineering assessment of the parking garage membrane should be 
undertaken prior to its replacement in order to determine the scope of work. 
 
1.3.2 Parking Garage – Minor Repairs 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $10,000 N/A N/A 2024 7 

 
Isolated repairs and repairs for water infiltration issues. 
 
The lowest level of the parking garage is a slab-on-grade, meaning the 
concrete is poured directly onto the ground. A slab-on-grade is not a 
structural element (i.e., it doesn't need to carry its own weight), therefore, it 
does not require a waterproofing membrane. It is recommended that a 
sealer be applied for appearance and dust control. 
 
Best maintenance practices should include checking and pumping of the 
drains, annual sweeping and hot water washing of the garage after winter to 
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remove salts. If ponding water is a problem, the water should be swept or 
mopped to a drain. Maintenance costs are not included in the Reserve Fund. 
 
1.3.3 Parking Garage - Painting 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Exceptional $48,000 N/A N/A 2024 14 

 
Painting of the parking garage walls, columns and lines. 
 
Painting of the lines should be done in an Acetone paint due to its long life 
and lower cost rather than the typical water based paint which is more 
expensive and does not last as long.  An example of an Acetone paint is 
Sherwin Williams Setfast Acetone Yellow Marking Paint, sales number 
800055923. 
 
An additional allowance of $5,000 has been included for the painting of the 
lines only. 
 
1.4.1 Suspended Slabs – Membrane Repair 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Replace $100,000 N/A N/A 2026 10 

 
Repairs to the waterproofing membrane on the suspended slabs and parking 
garage ramp. 
 
The intermediate levels of the parking garage are the suspended slabs and 
are a structural element of the building. A major cause of deterioration of 
the suspended slabs is due to the corrosion of the reinforcing steel. Because 
of the waterproofing membrane of the surface of the slab, deterioration is 
difficult to detect from the surface.  
 
The underside of the sixth floor slab was able to be partially observed from 
level 5 of public parking garage. The ceiling under the residential tower was 
covered in a layer of drywall, likely as a fire protective measure but unable 
to be verified. 
 
The uncovered ceiling, underneath the patio, showed significant leaking of 
salts through the cracks in the slab and a failed water membrane. 
 
In the residential parking levels, it there were signs that water was getting 
through cracks in the floor and through poorly detailed drains. 
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Best maintenance practices should include regular inspection of both the top 
and the underside of the slab. Signs of cracking, scaling, delamination, and 
spalling may indicate a failure in the waterproofing membrane and further 
investigation should be done to determine the scope of the problem. 
 
1.4.2 Suspended Slabs – Membrane Replacement 
 

Replacement of waterproofing membrane on the suspended slabs and 
parking garage ramp.  Includes localized concrete repairs to the suspended 
slabs, ramp, and slab on grade. 
 
An alternative that the client may wish to consider, though quite costly up 
front, is hot kettle membrane application to these slabs. Hot kettle 
membrane application would likely result in a 30-40 year lifespan and 
occasionally has been found to exceed 60 years service life. Such an 
application would also require an asphaltic topping coat, however, it is 
effectively the best standard for membrane available and may result in a 
lower total cost of ownership if the board considers the interruption to 
service an inconvenience to owners of condominiums to be of primary 
importance. 
 
1.5.1 Garage Doors – Sectional, Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Functional $12,500 N/A N/A 2030 25 

 
Replacement of the two sectional overhead garage doors which provide 
access to the residential parking garage. 
 
While the garage doors themselves rarely need maintenance, the opener will 
require a great deal of maintenance. Cost of maintaining the opener and 
corresponding parts are not included. 
 
Painting of the garage doors is recommended every five to seven years, and 
is not included in this allocation. 
 
Regular scheduled maintenance is recommended. 
 
1.5.2 Garage Doors – Roll-up, Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Serviceable $12,000 N/A N/A 2045 35 

 

Replacement of the roll-up overhead door at the loading dock.  Only the 
Corporation's portion of the shared cost is shown. 
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The roll-up doors on site were observed to be in good to very good condition 
and are expected to provide a further 10 years of service life. It is a matter 
of preference as to sticking and other minor issues which start to occur 
towards the end of service life in roll-up doors as to when these would be 
replaced. There is always the possibility that they may be impacted or 
otherwise damaged so it is wise, even though they do achieve long service 
lives, to maintain a budgetary item for their replacement. 
 
Regular scheduled maintenance is recommended. 
 
2.1.1 Metal Siding, Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $18,000 N/A $9,500 2040 30 

 
Replacement of the metal siding on the exterior of the rooftop mechanical 
rooms at the 7th and 24th floors. 
 
Over time, the panels may rust at the fasteners, cut edges and at the ends 
of the panels. The panels should also be periodically checked for 
perforations. A high quality polymer paint can be used to refinish the panels, 
the cost of which is not included. 
 
No deficiencies were observed in the metal cladding. 
 
2.2.1 Exterior Building Envelope Sealants, Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $167,000 $10,000 $17,000 2020 10 

 
Removal and replacement of all exterior building envelope sealants. 
 
Sealants are used to seal the gaps and joints between different materials 
and systems of the building envelope. There are different sealants for 
different purposes throughout the building. 
 
At the locations reviewed, the sealants appeared to be in good condition. 
 
Isolated repairs to the sealants may be necessary and are not included. 
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2.3.1 Glazing, Repairs 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Poor $265,000 $12,000 N/A 2021 2 

 
Repairs to the window wall system, punched windows, curtain wall, and 
entrance canopy glass panels. 
 
As the building ages, there will be an increased risk of operational failure, 
drafts, and water infiltration. Repairs to correct these problems are included 
in this allowance. Replacement of individual sealed glass units due to failure 
or breakage are also included. 
 
It is recommended that a sample inspection (approximately 10%) of the 
windows at various elevations be visually checked to provide an indication of 
the condition of the windows throughout the building. Any evidence of 
leakage should be immediately investigated. 
 
A visual inspection from grade was done in conjunction with a photographic 
survey from a drone. No deficiencies in the window wall system were 
observed that would compromise performance. 
 
Water penetration testing was done at 2 test units. In the three locations 
tested, water infiltration occurred. 
 
Air leakage testing was done at 1 test unit. Air leakage was observed at the 
test location.  
 
It should be noted that all repairs will not likely be done in the same year, 
but will need to be spread out over several years as the sealed units begin to 
fail. 
 
2.3.2 Glazing, Replacement 
 
Replacement of the window wall system, punched windows, curtain wall, and 
entrance canopy glass panels. 
 
A window wall system and a curtain wall system are similar in that they both 
incorporate glass panels and spandrel panels, however, a window wall 
system spans floor to floor between the slab whereas a curtain wall system 
is hung on the outside of the floor slabs. The glazed panels of the window 
wall system are replaced from the inside of the unit. 
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A punched window refers to a window that is installed in a punched opening 
in a wall surrounded by cladding. 
 
The replacement of the metal frames and panels is not included, however, 
there is a 5% contingency for the replacement of any damaged or leaking 
frames and/or panels. 
 
Best maintenance of the window systems includes at minimum an annual 
washing of the windows. 
 
3.1.1 Balcony Doors, Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Functional $380,000 $25,000 $28,600 2036 18 

 
Replacement of the hinged glazed doors that provide access to the suite's 
balconies or terraces. 
 
Few balcony doors were observed during our site visits, however, balcony 
doors of this residential style are typically expected to perform 10-15 years 
and are scheduled for replacement in terms of the possibility of preference 
for the replacement and eventual breakdown of tracks. They are an item 
which would likely be replaced with the glazing contracting work as the same 
specialized contractors generally handle these efficiently and with an 
economical approach. 
 
Unscheduled repairs to or replacement of the doors or hardware are not 
included. 
 
It is recommended that the Corporation consider doing this work in 
conjunction with the Glazing Replacement. 
 
3.2.1 Main Entrance Doors, Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Excellent $28,000 N/A N/A 2040 30 

 
Replacement of the entire front door system including the doors, framing, 
sidelites, etc. at the main floor entrance. 
 
The doors are typically replaced for aesthetic reasons unless there has been 
damage due to abuse. 
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The main entrance doors are in very good condition, however, they are an 
item which is costly, difficult to replace and highly impactful on the 
residents, so the cost incorporated into the reserve fund study amounts is 
the replacement of the doors with an upgraded or like minimum standard. 
We would recommend that the best available doors at the time of 
replacement be selected with a proven durability track record within our 
climate. We strongly urge the property manager and board to not give 
consideration to new style or newly innovative approaches which have not 
yet been proven in our climate. 
 
4.1.1 Main & Mechanical Penthouse Roofs, Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $538,000 N/A $18,200 2025 25 

 
Replacement of the roofing membrane on the main roof, couch house roofs, 
and mechanical roofs.   
 
These roofs are protected membrane roofs. A waterproofing membrane is 
installed on the concrete slab. Insulation is installed on top of the membrane 
then gravel ballast or concrete pavers are installed to keep the insulation in 
place. 
 
Replacement of the pavers, pea gravel, and insulation is not included. They 
will have to be removed, stored, and then reinstated. 
 
4.1.2 Main & Mechanical Penthouse Roofs, Assessment 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $7,500 N/A N/A 2024 25 

 
An engineering assessment of the roofing membranes should be undertaken 
prior to their replacement in order to determine the scope of work. 
 
4.1.3 Main & Mechanical Penthouse Roofs, Repairs 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $20,000 N/A N/A 2020 10 

 
Localized repairs to the roofing membrane as required. 
 
There is some vegetation growth that needs to be removed. 
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Gravel ballast on the tower roof has partially slipped away exposing the 
insulation below. The slope needs to be repaired and the ballast replaced. 
On the tower roof, some of the drains appear to have been buried in the 
ballast. Ballast guards should be installed around the drains to prevent this. 
 
The sealant around various roof penetrations in various areas needs to be 
replaced to prevent water infiltration. 
 
It is important to maintain good drainage, maintain the joints around all roof 
penetrations (vents, pipes, etc.), maintain all sealants, and ensure flashings 
are sound and secure. 
 
4.2.1 Terrace Roofs (6, 7, 23, 24 floors), Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $800,000 N/A $50,000 2037 25 

 
Replacement of the roofing membranes.   
 
These roofs are protected membrane roofs. A waterproofing membrane is 
installed on the concrete slab. Insulation is installed on top of the membrane 
then gravel ballast or concrete pavers are installed to keep the insulation in 
place. 
 
On the 6th floor only, all hard and soft landscaping, fencing, railings, gravel 
ballast/concrete pavers, and parapet are included. 
 
On the 7th, 23rd, and 24th floors the replacement of non-suite railings and 
privacy fencing is included. Replacement of the pavers, pea gravel, and 
insulation is not included. They will have to be removed, stored, and then 
reinstated. 
 
There is also an allocation of $20,000 for isolated concrete repairs. 
 
There is some vegetation growth that needs to be removed and should be 
funded from the operating budget. 
 
The sealant around various roof penetrations in various areas needs to be 
replaced to prevent water infiltration. 
 
4.2.2 Terrace Roofs (6, 7, 23, 24 floors), Assessment 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $10,000 N/A N/A 2036 25 



Capacity Engineering Ltd. 2020-01-28 Page 28 of 48 

 
An engineering assessment of the roofing membranes should be undertaken 
prior to their replacement in order to determine the scope of work. 
 
4.3.1 Soffits, Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Exceptional $100,000 N/A N/A 2041 30 

 
Replacement of the acrylic finished soffits on the 6th floor. 
 
The soffit is located on the underside of the concrete slab that forms the roof 
of the 6th floor units. This is the only floor that has soffits as the slab extends 
beyond the exterior wall of the 6th floor. 
 
4.3.2 Soffits, Repairs 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Exceptional $12,500 N/A N/A 2022 30 

 
Repairs or refurbishment of the acrylic finished soffits on the 6th floor. 
 
Soffits do not require specific maintenance, however, they should be 
checked for warping or detachment. 
 
During our site visit very minor issues were noted with the soffits, however, 
they appear to be generally in very good condition and would be due for 
minor repairs in year 12. These minor repairs should not be particularly 
costly and as such the reserve fund amount is low. These are unlikely to 
require replacement if maintained on a regular interval. 
 
4.4.1 Soffit Heating Pumps and Snow Melting Pumps 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Exceptional $30,000 N/A N/A 2030 20 

 
Replacement of the pumps as required.  Repairs to the pumps are not 
included. 
 
Soffit heating circulation pumps are located in the 5th floor Parking level. 
 
The snow melting circulation pumps are located on the 6th and 24th floors. 
 



Capacity Engineering Ltd. 2020-01-28 Page 29 of 48 

Pumps should be checked regularly for leakage at the seals and repaired if 
possible. The cost of repairs is not included. 
 
5.1.1 Main Entrance Lobby – Finishes & Furnishings, Refurbishment 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $65,000 N/A N/A 2025 7 

 
Refurbishment of the furnishings and finishes of the main lobby, concierge 
area, mail room, and office. Lighting is not included as it is allocated 
elsewhere. 
 
The replacement of these items is usually for aesthetic reasons rather than 
functional reasons so life expectancies can vary widely. 
 
Accessories such as art work, mirrors, etc., are included. An allocation for 
replacement of the flooring with a commercial grade ceramic is also 
included.  
 
During our site visits the condition of finishes and furnishings within the 
lobby was noted to be very good. These are elements which typically 
introduce a great deal of curb appeal for condominium buildings and we 
recommend that they be maintained to an exceptional standard. It would be 
wise to schedule the refurbishment for the next year and to continue doing 
so at a 7 year interval thereafter. In so doing, the furniture that first 
represents the condominium will be always in a fashionable and good to very 
good state of repair. 
 
5.1.2 Parking Garage Elevator Lobby – Refurbish 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Excellent $10,000 N/A N/A 2023 5 

 
Refurbishment of the finishes in the elevator lobby of the residential parking 
garage. 
 
The refurbishment is usually done for aesthetic reasons. 
 
5.2.1 Corridors – Carpet, Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $200,000 N/A N/A 2031 13 
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Replacement of the carpet in the corridors and the 6th floor storage room.  
Also includes the replacement of the vinyl flooring in the garbage chute 
rooms. 
 
The frequency with which the corridor carpet is replaced depends entirely on 
the tolerance of the building owners to wear. The quality of replacement 
carpets will affect wear and may affect the subsequent time to the next 
replacement. 
 
The condition of the corridor carpeting as found on site is very good. Annual 
maintenance will continue to give good service and it becomes a cosmetic 
matter, as discussed below, as to when the carpets and vinyl flooring within 
the garbage shoot rooms are replaced. The possibility of extending beyond 
the aesthetic appeal is significant, however, owners are reminded that 
serviceable elements which can continue to give quality service to the 
structure should be maintained as long as possible. Tastes, while varying 
over time, are not always predictable and replacements can quickly lose 
their aesthetic appeal, such that if the condo board is pressured to replace 
carpet for a strictly aesthetic reason, we recommend a moderate level of 
commercial quality carpet be selected. Alternatively should a quality carpet 
be tolerated past its aesthetic appeal, the highest quality carpet available on 
the market should be selected for replacement. It is difficult for a 
condominium board to place lesser quality materials, however, in the case of 
carpets, it can be argued that a quality of carpet for a lower return period, 
so a cheaper carpet used for a shorter period of time, matches with a higher 
quality of carpet intended for a longer period of time. So where our advice 
regarding the aesthetic option is chosen, the condo board needs to be quite 
careful to make note that the total quality or the total cost of ownership is 
not being reduced through this strategy, but rather the carpet will be 
replaced more often in order to glean a more frequent aesthetic appeal, new 
refreshing carpet appeal. 
 
Best maintenance should include an annual deep cleaning of the carpet 
which is included. 
 
5.2.2 Corridors – Walls, Painting 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Excellent $75,000 N/A N/A 2023 5 

 
Repainting of the walls and ceilings in the corridors and the garbage chute 
rooms. 
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Like most interior finishes, the frequency of refinishing depends on the 
tolerance of the buildings’ owners and their desire to update for aesthetic 
reasons. 
 
The condition of the corridor paint is good to very good on site and should 
continue to give good service until the scheduled repainting in year 10. This 
is an optional point in that it is the first repainting of the corridors and we 
recommend that the board do a modest survey of owners to determine 
whether or not it is the correct frequency and the first date for repainting be 
set at year 10 in 2020. As such, this is a potential item for cost savings in 
future where necessary. 
 
Repainting due to damage or repairs is not included. 
 
5.3.1 Stairwells – Railings, Painting 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Exceptional $50,000 N/A N/A 2027 17 

 
Repainting of the railings in the stairwells. 
 
The stairwells get little wear and so repainting of the walls is generally not 
necessary and is not included. 
 
The stairwell railings should last the lifetime of the structure. They are not 
exposed to conditions that would cause them to rust. They are exposed to 
general wear from use and may require repainting for aesthetic purposes. 
 
It should be noted that the stairwell numbers must be maintained. This is 
not included. 
 
5.4.1 Exercise Room, Refurbishment 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Excellent $60,000 N/A N/A 2026 8 

 
Refurbishment of the finishes in the exercise room and replacement of the 
exercise equipment. 
 
The purchasing of new equipment is not included. The allocation only 
includes the replacement of existing equipment.  
 
The exercise room and equipment were to a similar standard for a 3-star 
hotel. The equipment would be due for replacement in short order.  As the 
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Mondrian has been built and is billed as a luxury apartment complex , we 
recommend an 8 year frequency for replacement of all equipment, furniture 
and fixings in this room. 
 
Painting of the walls and ceilings as well as replacement of the flooring is 
also included. It may not be necessary to replace the flooring each time, it 
will depend on usage of the room. 
 
Best maintenance should include regularly scheduled maintenance of the 
equipment which is not included. 
 
5.5.1 Amenity Room, Refurbishment 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $35,000 N/A N/A 2027 9 

 
Refurbishment of the finishes and equipment in the Amenity Room and 
associated washrooms.  
 
Painting of the walls and ceilings as well as replacement of the flooring is 
also included. 
 
The condition of the finishes and furniture within the amenity room is good, 
however, it could do with a scheduled replacement within the next couple of 
years. We recommend, again in line with our recommendation of Section 
5.4.1, that a luxury apartment condominium complex such as the Mondrian 
should look to maintain the amenity room to a high standard. A frequency of 
9 years is recommended for replacement of all furniture and finishings within 
the amenity room. 
 
Replacement of the kitchen cabinets and appliances is also included although 
it is not expected that they will need replacement every 9 years. 
 
Furnishings and accessories in the amenity room have a separate allocation. 
 
5.6.1 Exterior Swimming Pool, Repairs 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Excellent $125,000 N/A N/A 2019 15 

 
Repairs to the pool and repairs and localized replacement of the ceramic tile 
finishes. 
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The structure of the pool should last the life of the property and with a 
proper maintenance plan, should not require significant maintenance. 
However, should cracks develop, they will need to be repaired, so an 
allocation has been made for these situations. Repairs to the ceramic 
finishes are also included. 
 
The exterior swimming pool is in very good condition and does not appear to 
need any form of replacement.  It appears further to be capable of 
maintaining a 15 year life cycle. 
 
Best maintenance should include proper opening and closing of the pool as 
well as professional cleaning which is not included. 
 
5.7.1 Furnishings (6th floor terrace), Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $25,000 N/A N/A 2023 5 

 
Replacement of the 6th floor terrace furnishings.   
 
Includes all furniture and accessories. 
 
The condition of the furniture on the 6th floor terrace is good, but failing. 
There are signs of UV deterioration, as well as the BBQ stations appear to be 
lacking some modest maintenance and should be scheduled for repair in 
year 6, which would mean that they should be done this fall, shortly after 
the receipt of this report. 
 
Best maintenance should include the proper storage of the furnishings 
during the winter. 
 
5.7.2 Furnishings (6th floor amenity room), Replacement 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $75,000 N/A N/A 2028 10 

 
Periodic replacement of the 6th floor amenity room furnishings. 
 
Includes all furniture, accessories, and artwork. 
 
Best maintenance of the furnishings should include regular inspection.  Spot 
cleaning and tightening of hardware is recommended, but not included. 
 
6.1.1 Elevators – Code Changes 
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Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $5,000 N/A N/A 2021 6 

 
Future mandatory work require by the Safety Code or work to be done as 
directed by TSSA. 
 
From time to time the authority having jurisdiction over elevator safety 
makes changes to the safety requirements of the elevators. It is unknown 
when these changes will occur so an allocation has been set aside for the 
cost of implementing these types of changes. 
 
Regular repair work to the elevators or recommendations from the 
maintenance contractor are not included. 
 
Work must be done when a TSSA order is received. 
 
6.1.2 Elevators - Modernization 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Poor $700,000 $5,000 $30,000 2043 30 

 
Complete upgrading of the existing elevators including cab refurbishment. 
 
Please see the complete report from Solucore included in the Appendices. 
 
The allocation for the refurbishment of the elevator cabs has been included, 
but does not necessarily have to be done at the same time. 
 
It is recommended that the elevators be refurbished successively with only 
one machine being out of service at one time. In order to save costs it is 
important to plan to order all parts at the same time and keep them on site 
until they are needed. 
 
7.1.1 Heating Boilers & Heat Exchanger 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $150,000 $8,000 $17,000 2032 20 

 
Replacement of the hot water boilers and the heat exchangers. This is for 
the heating system only. 
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A boiler converts the energy in fuel to heat and then transfers the heat to 
water. Specifically, a burner in the boiler converts fuel to heat and the heat 
exchanger transfers the heat into the water. 
 
These boilers are located on the 23rd penthouse level. 
 
Regular maintenance and recording of the operating data in log books is 
necessary to ensure the boilers are operating efficiency. An annual cleaning 
and inspection is also recommended. These items are not included. 
 
7.2.1 Horizontal Unit Heaters 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $300,000 $10,000 $23,000 2032 20 

 
Replacement of the unit heaters. 
 
Unit heaters are stand alone systems used in the garage and service areas. 
 
These heaters should be regularly checked and cleaned to ensure they are 
operating properly. This is not included. 
 
Damaged or non-functioning heaters should be replaced immediately. 
 
7.3.1 Heat Pumps 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $50,000 $1,000 $9,500 2032 20 

 
Replacement of the heat pumps in the common areas. 
 
Located on the 23rd penthouse level, the heat pumps transfer heat from one 
place to another. The heat pumps are closed loop systems in which a 
mixture of water and antifreeze is circulated though a system of plastic 
piping. In heating mode, heat is extracted from the circulating water. In 
cooling mode, heat is injected into the water. 
 
Regular cleaning and maintenance is recommended but not included. 
 
7.3.2 Boiler Loop Circulation Pumps 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $160,000 $6,000 $18,000 2032 20 
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Replacement of the boiler loop circulation pumps. 
 
Located on the 23rd penthouse level, the boiler loop circulation pumps induce 
the flow of hot water through the boiler and the boiler loop. 
 
The pumps should be regularly checked for leaks and seals must be replaced 
at any sign of leakage. This is not included. 
 
Failed pumps should be replaced immediately. 
 
7.4.1 Cooling Tower 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $230,000 $7,000 $25,000 2035 25 

 
Replacement of the cooling tower. 
 
The cooling tower is located on the roof of Level 24 and transfers waste heat 
from water into the atmosphere by cooling the water. 
 
It is extremely important that the cooling tower water have the appropriate 
chemical treatment for both corrosion and biological growth control. 
 
Failure of the cooling tower will result in a shutdown of the central cooling 
system of the building. 
 
A regular maintenance contract is recommended. 
 
7.4.2 Cooling Tower Tank 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $20,000 N/A N/A 2035 25 

 
Replacement of the cooling tower tank. 
 
Because the water coming into the cooling tower is hot, an expansion tank is 
required. Heated water in a closed system expands, so the expansion tank 
acts as a storage facility for the additional water volume. 
 
Replacement of the cooling tower tank is scheduled at the same time as the 
replacement of the cooling tower. 
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7.4.3 Cooling Tower Condenser 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $20,000 N/A N/A 2035 25 

 
Replacement of the cooling tower condenser. 
 
The condenser distributes the heat released from the refrigerant in the 
cooling tower into the surrounding air. It is often referred to as the 
Condenser Coils. 
 
7.4.4 Cooling Tower Pumps 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $64,000 N/A N/A 2035 25 

 
Replacement of the cooling tower pumps. 
 
Cooling tower pumps are not only used to circulate the refrigerant and the 
condenser water, but they are also required for recirculating water spray. 
 
The pumps should be regularly checked for leaks and seals must be replaced 
at any sign of leakage. This is not included. 
 
8.1.1 Make-up Air Unit 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $90,000 N/A N/A 2035 25 

 
Replacement of the make-up air unit. 
 
The make-up air unit is an air handling unit that supplies fresh, outside air to 
the building corridors. If there is not a sufficient fresh air supply and removal 
of stale air, pollutants could accumulate inside the building.  
 
This allocation includes all components of the air handling system. 
 
8.1.2 Make-up Air Unit/Air Conditioning Study 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $65,000 N/A N/A 2028 8 

 
The study is to be done in the year prior to the replacement of the make-up 
air unit. 
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8.1.3 Make-up Air Unit Repairs 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $150,000 N/A N/A 2029 9 

 
Major repairs to the make-up air units. This does not include regular 
maintenance and minor repairs. 
 
8.2.1 Garage Level Ventilation Fans 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $75,000 N/A N/A 2025 15 

 
Replacement of the garage ventilation fans. 
 
The garage ventilation fans dilute and remove vehicle exhaust from the 
garage before it accumulates. These fans must run continuously. 
 
Replacement of the fans themselves is rarely required. Replacement of the 
motors, belts and bearings is typical. 
 
8.3.1 Miscellaneous Fans 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $170,000 N/A N/A 2025 15 

 
Replacement of other ventilation fans not located in the parking garage. 
 
There are numerous other fans located throughout the building typically 
used to remove exhaust from enclosed areas. A complete list can be found in 
the appendices. 
 
Replacement of the fans themselves is rarely required. Replacement of the 
motors, belts and bearings is typical. 
 
9.1.1 Sanitary & Storm Sump Pumps 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $165,000 N/A N/A 2028 18 

 
Replacement of the sanitary and storm sump pumps. 
 
Because both the sanitary and storm piping are below the level of the 
municipal systems, pumps are required to move the wastewater up to the 
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municipal system. Each system has its own storage pits designed for their 
purpose in holding the wastewater until it reaches a certain level. Each 
system has its own pumps that empty the pits. 
 
Proper maintenance of the pumps is recommended. 
 
9.2.1 Drainage Piping – Inspection & Repairs 
 

Camera inspections of the sanitary and storm drainage systems, 
maintenance and repairs are not allocated in this study. These items should 
be included in the Operating Budget. 
 
9.3.1 Domestic Water Booster Pumps 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $70,000 N/A N/A 2030 20 

 
Replacement of the domestic water booster pumps. 
 
Pumps are required to literally pump the domestic water up from the 
municipal supply to the upper floors of the building. Without these pumps, 
there would insufficient water pressure to reach the upper floors. 
 
All associated valves are included in this allocation. 
 
9.4.1 Domestic Hot Water Boilers & Expansion Tanks 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $95,000 N/A N/A 2030 20 

 $90,000 N/A N/A 2036 20 

 
Replacement of the domestic hot water boilers and expansion tanks. 
 
Central boilers are connected to the domestic hot water to supply the hot 
water. 
 
A boiler converts the energy in fuel to heat and then transfers the heat to 
water. Specifically, a burner in the boiler converts fuel to heat and a heat 
exchanger transfers the heat into the water. 
 
Because the water going into the hot water storage tanks is hot, an 
expansion tank is required. Heated water in a closed system expands, so the 
expansion tank acts as a storage facility for the additional water volume. 
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9.5.1 Domestic Hot Water Storage Tanks 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $60,000 N/A N/A 2030 20 

 
Replacement of the domestic hot water storage tanks. 
 
Central storage tanks are connected to the domestic hot water to help 
ensure that there is a sufficient supply of domestic hot water to residents. 
 
9.6.1 Domestic Water Piping – Inspection & Repairs 
 

Metallurgical inspection of the domestic hot and cold water piping system, 
maintenance and repairs are not allocated in this study. These items should 
be included in the Operating Budget. 
 
10.1.1 Swimming Pool Equipment 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $10,000 N/A N/A 2020 10 

 
Replacement of outdoor swimming pool equipment. 
 
The filters, circulating pumps and heaters are included. Chemical treatment 
is not included. 
 
Regular maintenance and professional winterizing and spring opening is 
recommended, but not included. 
 
10.1.2 Swimming Pool Heat Pump 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $7,500 N/A N/A 2026 16 

 
Replacement of outdoor swimming pool heat pump. 
 
Swimming pool heat pumps have a reduced life expectancy due to the 
chemicals in the water. 
 
11.1.1 Fire Protection – Jockey Pump and Air Compressor 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $6,000 N/A N/A 2035 25 
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Replacement of the jockey pump and air compressor. 
 
The jockey pump is installed in parallel with the fire pump. It is a small 
pressure maintenance pump used to avoid frequent start-ups of the fire 
pump. When the system drops below a preset pressure, the jockey pump 
will start instead of the fire pump. The fire pump will start only if the jockey 
pump cannot maintain the pressure. 
 
The air compressor maintains the air pressure in the dry components of the 
sprinkler system. A dry system is usually used the parking garage where 
water in the sprinkler pipes could freeze. 
 
11.1.2 Fire Protection – Fire Pump 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $80,000 N/A N/A 2035 25 

 
Replacement of the fire pump. 
 
The fire pumps are used to ensure a sufficient pressure of water is available 
throughout the building by boosting the water pressure. 
 
An additional allocation of $8,000 has been added for best maintenance 
practices and major repairs. General maintenance is not included. 
 
11.2.1 Fire Alarm & Voice Communications System 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $110,000 N/A N/A 2029 19 

 
Replacement of the fire alarm system and the voice communication systems.  
 
This includes control panels, data gathering panels, detection and signalling 
devices, wires and circuits. 
 
Replacement of failed in-suite smoke alarms is not included. 
 
Best maintenance includes the annual system inspection, which is not 
included, nor are any repairs related to the inspection. 
 
12.1.1 Emergency Generator – Fuel Pump, Tanks and Controls 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Serviceable $90,000 N/A N/A 2030 19 
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Replacement of the fuel pump, tanks, and controls for the emergency 
generator. 
 
The Fire Code dictates that at least 2 hours of fuel be stored on site for the 
generator. 
 
12.1.2 Emergency Generator – Damper Motors, Muffler, 
Actuators 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $7,500 N/A N/A 2025 15 

 
Replacement of the damper motors, muffler and actuators for the 
emergency generator. 
 
12.2.1 Emergency Diesel Generator 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $120,000 N/A N/A 2024 15 

 
Replacement of the emergency diesel generator. 
 
The diesel generator starts automatically when there is a loss of power. This 
emergency power is typically supplied to egress lighting, fire equipment and 
systems including the fire fighters' elevator, the ventilation system and fans. 
 
The Fire Code dictates that regular inspection and testing of the emergency 
power system be done in accordance with the manufacturer's 
recommendations. 
 
12.3.1 Auto-transfer Switch 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $15,000 N/A N/A 2034 25 

 
Replacement of the auto-transfer switch. 
 
The auto-transfer switch is an electrical switch that transfers the load from 
the electrical utility to the backup generator. It also starts the generator. 
 
A faulty transfer switch is a common problem. 
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13.1.1 Mini-substation 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $145,000 N/A N/A 2034 25 

 
Replacement of the mini-substation. 
 
The mini-substation is located outside the building and steps the higher 
voltage from the hydro utility down to a lower voltage. 
 
13.2.1 Base Building Transformers 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $38,000 N/A N/A 2034 25 

 
Replacement of the base building dry type transformers. 
 
From the mini-substation, the lowered voltage is then fed into the hydro 
vault of the building where transformers step the voltage down again. 
 
13.3.1 Suite Transformers 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $184,000 N/A N/A 2034 25 

 
Replacement of the suite dry type transformers. 
 
From the base building distribution panels, power goes to the suite 
transformers where the voltage is stepped down again. 
 
13.4.1 Base Building Panels, Disconnects and Starters 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $125,000 N/A N/A 2034 25 

  
Replacement of the base building panels, disconnects, and starters. 
 
From the hydro vault, power goes to the main disconnect switch 
(switchboard) where all the power to the building can be turned off. From 
the main disconnect, power is then sent to smaller distribution panels. 
 
Starters are motors that turn the electrical equipment on and off. 
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13.5.1 Suite Power Distribution Switchboard 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $135,000 N/A N/A 2034 25 

 
Replacement of the suite power distribution switchboard. 
 
From the suite transformers, power is sent to smaller distribution panels that 
feed the electrical panels in the individual units. 
 
13.6.1 Hydro Vault Cleaning 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $6,000 N/A N/A 2030 20 

 
Regular inspection, testing and maintenance of equipment by Hydro Ottawa. 
 
13.7.1 Electrical Infrared Scanning 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Replace $10,000 N/A N/A 2020 20 

 
Regular scanning is recommended to detect defects in electrical connections 
and components by finding areas of excess heat. 
 
14.1.1 Common Area Lighting – Lamps 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $14,000 N/A N/A 2026 14 

 
Replacement of the lamp in the common areas. 
 
This allocation is for standalone light fixtures located in the main lobby, 
amenity suite, etc. 
 
Replacement is typically done for aesthetic purposes. 
 
14.1.2 Common Area Lighting – Fixtures 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $75,000 N/A N/A 2030 20 

 
Replacement of the fixtures in the common areas.   
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This includes the wall sconces and ceiling mounted fluorescent fixtures in the 
corridors and the fluorescent fixtures in the stairwells.  This also includes 
fixtures in the service areas. 
 
Parking garage lighting is allocated separately. 
 
14.2.1 Parking Garage Lighting 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Exceptional $80,000 N/A N/A 2031 10 

 
Replacement of the metal halide light fixtures in the parking garage. 
 
Cleaning of the fixtures is recommended.  
 
Regular replacement of bulbs is not included. 
 
14.3.1 Exterior Lighting 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Exceptional $35,000 N/A N/A 2021 15 

 
Replacement of the exterior metal halide fixtures. 
 
Regular replacement of bulbs is not included. 
 
14.4.1 Exit Signs 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Exceptional $23,000 N/A N/A 2030 20 

 

Replacement of the exit signs. 
 
The Ontario Building Code specifies the requirements for replacement of the 
exit lighting. 
 
14.5.1 Electric Heaters 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $26,000 N/A N/A 2024 14 

 
Replacement of the electric baseboard heaters. 
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Electric baseboard heaters are located on the ground floor, 6th floor, and in 
the mechanical penthouse. 
 
14.5.2 Electric Heating Cables 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Excellent $6,000 N/A N/A 2025 15 

 
Replacement of the electric snow heating cables. 
 
Upon failure of the heating system in the concrete slab, it is recommended 
that the system be abandoned and a new system be installed on the 
underside of the slab. Where repair of the existing system in the slab is 
desired, such is possible, however, it is always cost prohibitive. The cost 
would start at $250k. 
 
15.1.1 Building Entry System 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $30,000 N/A N/A 2024 14 

 
Replacement of the building's enterphone system. 
 
The enterphone system allows residents to speak to people at the main 
entrance on their telephones and open the lobby doors. 
 
Obsolete technology is typically the reason for replacement of the system. 
 
15.2.1 Security System 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Exceptional $45,000 N/A N/A 2025 15 

 
Replacement of the building's security system. 
 
Includes main system and panel as well as selected end-point devices. This 
budget is based upon the reuse of existing equipment incorporated into a 
replacement system. Where the replacement is further delayed, the ability to 
hybridize is reduced and the cost would increase. 
 
15.3.1 CCTV Surveillance 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Exceptional $55,000 N/A N/A 2025 15 



Capacity Engineering Ltd. 2020-01-28 Page 47 of 48 

 
Replacement of the CCTV surveillance system. 
 
The closed circuit television system is a wired, self-contained system. 
Cameras are mounted at key entry and exit points with their signals going to 
a monitoring system. 
 
A common problem with a CCTV system is that there are often not enough 
cameras to cover all areas of the building. 
 
15.4.1 C.O. Panel and Sensors 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Very Good $6,000 N/A N/A 2030 20 

 
Replacement of the C.O. detectors and sensors. 
 
The Building Code allows the use of carbon monoxide (CO) system in the 
garage that only activates the exhaust system when the concentration of the 
CO reaches a certain level. The CO system also has an audible alarm that 
sounds should the CO levels rise above 100ppm. 
 
The CO system test button should be checked frequently to ensure proper 
operation of the system. 
 
16.1.1 Garbage Compactor 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Replace $35,000 N/A N/A 2020 10 

 
Replacement of the garbage compactor hydraulic pump, motor and hoses. 
 
Garbage compactors have a very high pressure hydraulic pump that 
operates a plunger to compact the waste. The compactor reduces the 
volume of the waste so it requires less space.  
 
The compactor and bins should be cleaned and serviced annually and the 
hydraulic fluid in the compactor should be replaced. 
 
16.2.1 Garbage Bins 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Good $5,000 N/A N/A 2020 10 
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Replacement of the garbage bins. This does not include maintenance or 
repairs. 
 
17.1.1 Reserve Fund Study Update 
 

Condition Current Cost 
Assessment 

Cost 
Project Mgmt 

Fees 
Next 

Occurrence Cycle (years) 

Exceptional $7,500 N/A N/A 2022 6 

 $5,000 N/A N/A 2025 6 

 
Perform a Reserve Fund Study Update in accordance with the current 
Condominium Act. 
 
The Reserve Fund Study is scheduled to be updated every 3 years. Every 
other update (6 years) a site visit is required. 

 


