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1.0 INTRODUCTION 
 

1.1 Scope 
 

The Board of Directors of Carleton Condominium Corporation No. 366 (CCC 366) commissioned Keller 
Engineering to inspect the common elements of its condominium corporation in order to prepare the 
following Reserve Fund Study. The work included the review of civil, structural, architectural, mechanical, 
and electrical common elements. 
 
In accordance with ‘The Condominium Act, 1998', the purpose of this study is to determine whether the 
amount of money in the reserve fund and the amount of contributions collected by the Corporation are 
adequate to provide for the expected costs of major repairs and replacement of the common elements and 
assets of the Corporation. The Reserve Fund Study contains findings about the current conditions of the 
common elements and it tabulates major capital expenditure predictions over the next 30 years. 
 
This Reserve Fund Study satisfies the requirements of a Reserve Fund Study Update with Site Visit as 
outlined in Part IV of the Ontario Regulation 48/01, s. 28. 

____________________________________________________________ 

1.2 Description of Property 
 
Carleton Condominium Corporation No. 366 is a 32-year old townhouse complex containing 3 blocks of 2 
to 4 units per block and a total of 9 residential units. The property, also known as Mackay Lake Estates is 
located at 5-23 Bittern Court, in Ottawa, Ontario.  
 
The condominium complex structure consists of cast-in-place reinforced concrete foundations with 
conventional wood-framed construction above grade. The exterior is clad with a combination of brick 
masonry veneer and wood panel siding. The sloped roofs are protected with an asphalt shingle roofing 
system and the small flat roofs are protected with a conventional roofing membrane system. 

____________________________________________________________ 
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Fig.1: Location of CCC 366  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
Fig. 2: Key Plan  
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1.3 References 
 
Reference Materials were provided by Ms. Nadia Freeman, of The Regional Group of Companies, 
Property Manager for CCC 366. 
 
The following documents were available for review for the purpose of completing this study: 

 Previous Reserve Fund Studies 
o Reserve Fund Study Update with Site Visit; dated October 18, 2011; Keller Engineering 
o Reserve Fund Study Update without Site Visit; dated March 24, 2015; Keller Engineering 

 Financial Statements (Unaudited) 
o Fiscal Year 2017; dated February 13, 2018 
o Fiscal Year 2016; dated February 8, 2017 
o Fiscal Year 2015; dated April 4, 2016 

 Budget 
o Fiscal Year 2018; dated December 4, 2017 

 Drawings 
o Architectural; A1, A4, A8-A19; As-built; dated June 1985 

 Amendment to Declaration; dated July 12, 2011 
____________________________________________________________ 
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2.0 GENERAL INFORMATION 
 

2.1 Determination of Repair/Replacement Costs 
 

The procedures for determining repair/replacement costs of the common elements involve site inspections, 
quantity take-offs from drawings, cost estimations and a spreadsheet layout which are described in detail 
in this report. 
 
TECHNICAL AUDIT 

A Technical Audit is performed to assess the general condition of the common elements. This site work 
also provides the opportunity to determine the type of repair or replacement work that will be required for 
each common element as well as the time period when such work will likely be required. 
 
COST ESTIMATION 

Once the type and quantity of repair or replacement work are known, the costs associated with such work 
are estimated. Keller Engineering has developed an extensive listing of unit costs for a wide variety of 
repair and replacement work involving all civil, structural, architectural, and exterior electrical elements that 
are typically included in Reserve Fund Studies. This listing was compiled using prices obtained from repair 
and replacement contracts in which Keller Engineering has been involved as well as from cost estimates 
provided by manufacturers, suppliers and contractors. For unique repair or replacement items, advice is 
generally obtained from a contractor with experience in the work of concern. In such cases, the contractor 
examines the work and prepares an estimate for our use in the Reserve Fund Study. 
 
FORECASTING COSTS 

Capital expenditures for repair and replacement of building components have been forecasted in current 
dollars and the most probable fiscal years when these expenditures will be required have been set out in 
this report. Adjustments for construction cost increases as well as earned interest are automatically made 
to the spreadsheet and, since the annual fees are to be revised in the current year, the recommended 
contributions are also determined in current dollars. Beyond the current year, it is the Board's responsibility 
to ensure that the reserve fund contributions are in line with those outlined in the spreadsheet. 
 
When an expense will be incurred depends on a number of factors, such as: 
 

i) The urgency of repair or replacement: Some building components, such as water supply, sanitary 
sewers or electricity distribution mains, must operate flawlessly at all times. Interruptions in their 
working condition cannot be tolerated and repair costs for these items cannot be deferred. 

 
ii) The perceived importance of a repair or replacement: For example, caulking, paving or painting 

need not be addressed when the first blemishes appear. The Board of Directors has considerable 
freedom to delay or advance the time when funds will be spent on these non-essential types of 
repairs to suit the demand from owners and the financial constraints of the Corporation's budget. 
 

In most cases, expenses for each common element have been budgeted for the specific fiscal year in 
which the repair or replacement will likely be required. If possible, repair or replacement of the common 
elements will usually be performed throughout the corporation during one year rather than spreading the 
repairs out over a few years as this is generally the most cost effective solution. For cases where repair or 
replacement of a building component is not required throughout the corporation at the same time, it may be 
more cost effective to phase the work over two or more years. Phasing the work may also be necessary 
due to a lack of reserve funds. A prudent manager would be expected to determine whether phasing the 
work is cost effective and have the work performed accordingly. Some of the expenses outlined in this 
Reserve Fund Study will occur early in the predicted time period, other expenses will be incurred later 
however the accumulated reserve fund should be sufficient to pay for all of these expenses as they come 
due. 
 
It is within the Board's mandate to advance or defer non-essential repair contracts based on sound 
technical advice at the time of the scheduled repair.  
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ENGINEERING FEES 

To ensure that major repair and replacement work at the condominium corporation is properly specified 
and performed, it is strongly recommended, that an experienced engineer be hired to provide professional 
assistance. Engaging the services of a professional engineer would ensure that the work is properly 
specified, tendered, and executed. Engineering fees related to the common element repairs will be paid 
out of the reserve fund. Accordingly, a suitable allowance for engineering fees has been included in the 
spreadsheet where it is likely that the Board will require professional assistance in implementing the work. 
Depending on the extent and complexity of the work, engineering fees can range between 5% and 15% of 
the value of the construction project. 

____________________________________________________________ 

2.2 Financial Plan 
 
SPREADSHEET 

The main purpose of the spreadsheet is to determine the annual reserve fund contributions required to 
ensure that there will be sufficient funds to pay for all foreseeable expenditures over the 30-year plan. To 
determine the total expenditures to be incurred in each fiscal year, the projected expenditures are entered 
into the spreadsheet, summed and adjusted for yearly construction cost increases. 
 
INFLATION RATES 

Over the past few years, the rate at which construction costs increase has varied significantly between -
0.7% and 4.4%. An annual inflation rate of 2.0% has been used in this report. This rate is based on 
annually published data by Statistics Canada relating to the construction price index for apartment 
buildings in the local region. 
 
While the increase in construction costs will fluctuate from year to year, an annual rate of 2.0% will likely 
provide a reasonable representation of how prices will increase over the next few years. 
 
INTEREST RATES 

For this Reserve Fund Study, a 2.0% interest rate was assumed in calculating the annual contributions 
from interest earned on the reserve fund balance.  
 
While actual inflation and interest rates may differ from those assumed for this report, the above rates, in 
combination, should be representative over the next few years. 
 
DETERMINING CONTRIBUTION AMOUNTS 

Trial values for the annual reserve fund contributions are entered into the spreadsheet and through an 
iterative process the most appropriate annual contributions are determined and used to establish the 30-
year funding plan. The iterations account for annual expenditures, annual contributions from owners' 
monthly fees as well as contributions from investment interest earned on the unused balance of the 
reserve fund. As noted previously, these figures are adjusted to account for yearly construction cost 
increases prior to determining the recommended funding plan and the annual contributions are shown in 
the actual dollar values for each respective year. 
 
The most appropriate contribution ensures that sufficient funds are accumulated in the reserve fund to 
cover all anticipated expenditures as they come due while leaving a surplus at the end of the study period. 
The size of the surplus depends greatly on the individual condominium and on the expenses that are to be 
incurred beyond the study period. Condominiums which are expected to incur large expenditures shortly 
beyond the study period should have a large surplus. 
 
At the end of the spreadsheet, the remaining reserve fund is shown in current dollars to provide a better 
perspective of the fund balance at the end of the study period. 
 
In accordance with the Condominium Act and the associated Regulations, Reserve Fund Study Updates 
must be conducted every 3 years. These updates will allow for adjustments to interest rates, construction 
cost increases, and/or the funding plan, due to any unforeseen costs incurred over the 3-year period. 
Prices for future reserve fund studies are for budgeting purposes only and do not constitute a fee proposal 
for future services. 
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____________________________________________________________ 
 

  

3.0 ASSUMPTIONS AND LIMITATIONS 
 
The accuracy of the discussions, conclusions and cost information contained in this study is limited to the 
extent of information available at this time. The condition assessment of the common elements is based 
upon visual examination only. Neither destructive testing nor performance monitoring were conducted. 
 
Life expectancy projections for the common elements assume that the corporation will provide satisfactory 
and timely periodic maintenance. The study does not make allowances for the effects of rare events such 
as flood, fire, lightning, explosions, earthquakes etc. 
 
Future cost projections for the repair or replacement of common element items is based on a set inflation 
rate taken as an average of past years’ construction price index, which is provided by Statistics Canada. 
As market value increases may vary annually, it is difficult to determine the percentage increase on an 
item by item basis. Therefore, the most accurate projection is provided by reviewing the previous year’s 
average of the entire construction industry and extrapolated over the life span of the study. 
 
It is assumed that the expected performance standards and appearance correspond to the current norm. 
Furthermore, housing industry averages and manufacturers' published data on component life expectancy 
apply to this condominium corporation. 
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4.0 APPENDICES 
 

 

4.1 Spreadsheet for Major Repair and Replacement 
 
As described in Section 2: General Information, the purpose of the spreadsheet is to determine the annual 
reserve fund contributions required to ensure that there will be sufficient funds to pay for all foreseeable 
expenditures over the next thirty years. 

____________________________________________________________ 

4.2 Photo Review 
 
A visual summary of our findings is included in Appendix B: Photo Review. 

____________________________________________________________ 

4.3 Management Planning Table 
 
The Management Planning Table included in Appendix C provides managers and Board members with a list of 
expected major expenses and their likely occurrence. The information contained in this table is presented 
elsewhere in the text of this study and is summarized here for convenience. 

____________________________________________________________ 

4.4 Notice of Future Funding (Formerly Form 15) 
 
The Notice of Future Funding of the Reserve Fund is included in Appendix D. This notice contains a summary 
of the Reserve Fund Study as well as the proposed plan for future funding. Copies of this notice are to be sent 
to each of the unit owners to give notice and make them aware of the proposed plan. 
 
Within 120 days of receiving the study, it is the responsibility of the Board of Directors in consort with the 
Corporation’s property management and financial advisors, to review the Reserve Fund Study and propose a 
plan for future funding of the reserve fund which the Board determines will ensure that the fund will be 
adequate for the purpose for which it was established. 

____________________________________________________________ 
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5.0 TECHNICAL AUDIT AND COSTING 
 
The following sections include a brief technical discussion of the major building components common to the 
condominium corporation, approximate quantities involved, life expectancy, repair and replacement costs as 
well as the fiscal years in which work is anticipated. 
 
All items have been ranked on a scale from poor to satisfactory. The rankings are as follows: 
 

 Satisfactory – The condominium complex component exhibits little to no deterioration and is expected 
to last or exceed its estimated full life cycle assuming regular maintenance and no change to its 
general environment. 

 Fair – The condominium complex component is serviceable although there is evidence of collective 
degradation or deficient operation. Repairs may be required within the next 5 years. 

 Poor – The condominium complex component is either at the end of its life cycle or there is the 
potential for immanent failure. In the circumstance, the condominium complex component may be 
inoperative or exhibit total failure and immediate repairs or replacement may be required. 

____________________________________________________________ 

5.1 Architectural/Structural/Civil 
 

 

5.1.1 Site Services  

 
UNDERGROUND SERVICES 

  

The underground services which include sanitary and storm water 
piping systems, water supply lines and electrical services are situated 
beneath the condominium complex. These systems will typically last the 
life of condominium complex without requiring replacement, however, 
generally major repairs will be required after 40 to 50 years of service. 
 
The underground services were installed as part of the original 
construction; as such are 32 years old. Based on their current age, we 
expect the systems are in satisfactory condition. We expect major 
repairs may be required within the 30-year planning period of this study. 
 
The sewer system should not be ignored under the assumption that it 
will operate flawlessly at all times. Periodic inspection of the sewers by a 
qualified inspection company should be performed to ensure all systems 
are functioning properly and should be cleaned as required. The 
occasional sewer repairs that may arise should be paid out of the 
reserve fund.  
 
We recommend the following work be anticipated and funded: 
 

.A In order to ensure funds are available to perform major repairs 
when required, an allowance of $15,000 has been made in 
2030 and every 15 years thereafter 

.B Although costs are not included in this study, as they do not 
constitute a major repair or replacement, we recommend that 
camera inspections and sewer cleaning be performed every 5 
and 10 years respectively, using funds from the operating 
budget 

■ 
 

Underground Services 
Repair Allowance 

 

• Qty. Allowance 
• Cost $15,000 
• Year(s) 2030, 2045 

  

____________________________________________________________ 
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5.1.2 Asphalt Pavement  

 
ASPHALT ROADWAYS 

 

Asphalt pavement roadways are located throughout the condominium 
complex. Ownership of the asphalt roadways is shared by the 
condominium with CCC 424. Asphalt pavement has a typical service life 
of 15-20 years. 
 
The asphalt pavement was reportedly resurfaced in 2008; as such is 10 
years old. The asphalt pavement is in satisfactory condition with no 
major deficiencies observed. We estimate full asphalt reconstruction will 
be required in the next 10-20 years. A subsequent asphalt resurfacing 
will be required in 20 years, following the initial replacement. 
 
Resurfacing of the asphalt pavement is generally performed when an 
asphalt overlay alone will adversely affect levels and drainage, and 
because cracking and settlement in the existing pavement will not allow 
for an overlay to provide a lasting repair. The resurfacing process will 
involve the removal of the existing asphalt pavement and fine grading 
and compaction of the existing sub-base prior to reinstatement of the 
new asphalt overlay.  
 
Full reconstruction of asphalt surfaces is generally performed when the 
second renewal becomes necessary (i.e. after about 40-50 years of 
service). Complete reconstruction involves the removal of existing 
asphalt pavement as well as the existing sub-base. New sub-base 
materials are then implemented and compacted, prior to the 
reinstatement of a new asphalt overlay. This is often required instead of 
resurfacing due to pavement sub-base deterioration.  
 
We recommend the following work be anticipated and funded: 
 

.A Total reconstruction of the asphalt pavement roadway is 
estimated to cost $60,000. In accordance with the original 
declaration, CCC 366 will be responsible for 50% of that cost. 
Reconstruction of the condominium portion of the asphalt 
pavement is estimated to cost $30,000, and this work has been 
budgeted in 2028 

.B Total resurfacing of the asphalt pavement roadway is estimated 
to cost $45,000. In accordance with the original declaration, 
CCC 366 will be responsible for 50% of that cost. Resurfacing of 
the condominium portion of the asphalt pavement is estimated 
to cost $22,500, and this work has been budgeted beyond the 
30-year planning period of this study 

.C To maintain the condition of the asphalt pavement between 
resurfacing cycles, crack and rut repairs and asphalt patching 
should be performed on a regular basis using funds from the 
operating budget 

■ 
 

Asphalt Roadway 
Replacement 

 

• Qty. 850 m2 

• Cost (Recon.) $30,000 
• Year(s) 2028 

 

• Cost (Resurf.) $22,500 
• Year(s) Beyond 2047 

 
 

____________________________________________________________ 

5.1.3 Pavers  

  
PRECAST PAVER WALKWAYS & DRIVEWAYS 

 

The precast interlocking paver walkways and driveways are located 
throughout the property and at the front elevation of each unit. Pavers 
have a typical service life of 25-30 years.  
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The pavers are suspected to have been installed as part of the original 
construction; as such are 32 years old. The pavers vary from poor-to-fair 
condition with discolouration and moderate to significant settlement and 
heaving observed throughout the walkways and driveways. We estimate 
replacement will be required in the next 5 years. 
 
We recommend the following work be anticipated and funded: 
 

.A Replacement of the pavers is estimated to cost $110,000 and 
this work has been budgeted in 2023 

.B In order to ensure funds are available to perform isolated 
resetting when required, an allowance of $15,000 has been 
made in 2033 and every 10 years thereafter 

.C Minor resetting of the pavers should be performed as required 
using funds from the operating budget  

■ 
 

Paver Walkways 

 

• Qty. 500 m2 
• Cost (Replace) $110,000 
• Year(s) 2023 

 

• Cost (Reset) $15,000 
• Year(s) 2033, 2043 

 

____________________________________________________________ 

5.1.4 Exterior Concrete  

 
CONCRETE CURBS 

 

Cast-in-place concrete curbs surrounds the asphalt roadways 
throughout the condominium complex. Ownership of the concrete curbs 
is shared by the condominium with CCC 424. Concrete curbs have a 
typical service life 30-40 years. 
 
The concrete curbs were reportedly replaced in 2008; as such are 10 
years old. The concrete curbs are in satisfactory condition with minor 
lateral cracking observed at isolated locations. We estimate repairs will 
be required in the next 10-20. A subsequent concrete curb replacement 
will be required in 20 years, following the initial replacement. This work 
has been scheduled to coincide with the asphalt pavement work. 
 
Damaged concrete curbs are likely due to snow removal operations; 
however, concrete curbs will experience gradual deterioration and 
repairs will likely be required every 15-20 years. Curb repairs should 
consist of the cutting-out and reconstruction of defective sections, as 
merely patching the curbs will not provide lasting repairs. When 
complete reconstruction of the asphalt pavement is performed, it is likely 
that the concrete curbs will also require total replacement. 
 
We recommend the following work be anticipated and funded: 
 

.A Total repairs of the concrete curbs is estimated to cost $6,000. 
In accordance with the original declaration, CCC 366 will be 
responsible for 50% of that cost. Repairs of the condominium 
portion of the concrete curbs is estimated to cost $3,000, and 
this work has been budgeted in 2028, in conjunction with the 
asphalt pavement work 

.B Total replacement of the concrete curbs is estimated to cost 
$30,000. In accordance with the original declaration, CCC 366 
will be responsible for 50% of that cost. Replacement of the 
condominium portion of the concrete curbs is estimated to cost 
$15,000, and this work has been budgeted beyond the 30-year 
planning period of this study 

.C Minor repairs of the concrete curbs should be performed as 
required using funds from the operating budget 

■ 
 

Concrete Curbs 

 

• Qty. 230 m 
• Cost (Repair) $3,000 
• Year(s) 2028 

 

• Cost (Replace) $15,000 
• Year(s) Beyond 2047 

 
 

____________________________________________________________ 
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5.1.5 Landscaping  

 
LANDSCAPED GROUNDS 

 

The landscaped grounds, shrubs, planters, and trees, surround the 
condominium complex property.  The landscaped grounds will typically 
last the life of the complex.  
 
No major modifications have been made to the landscaped grounds 
since the original construction. Regular maintenance of the landscaped 
grounds has been completed over the life of the condominium. The 
landscaped grounds are in satisfactory condition with no major 
deficiencies observed. Regular maintenance of the landscaped grounds 
will be required during the 30-year planning period of this study. 
 
We recommend the following work be anticipated and funded: 
 

.A In order to ensure funds are available to perform general 
landscaping when required, an allowance of $5,000 has been 
made in 2019 and every 5 years thereafter  

.B Minor repairs of the landscaping should be performed as 
required using funds from the operating budget 

■ 
 

Landscaping Allowance 

 

• Qty. Allowance 
• Cost $5,000 
• Year(s) 2019, 2024, 2029 

2034, 2039, 2044 

 
 

____________________________________________________________ 

5.1.6 Retaining Walls  

 
PRECAST CONCRETE INTERLOCKING UNIT RETAINING WALLS 

 

The precast concrete interlocking unit retaining wall is located on the 
west end of the property. This wall system has a typical service life of 
30-40 years. 
 
The precast concrete interlocking unit retaining wall was reportedly 
repaired in the last 5-10 years. The precast concrete interlocking unit 
retaining wall is in satisfactory condition with no major deficiencies 
observed. We do not anticipate replacement will be required during the 
30-year planning period of this study. 
 
We recommend the following work be anticipated and funded: 
 

.A In order to ensure funds are available to perform isolated repairs 
when required, an allowance of $5,000 has been made in 2029 
and every 15 years thereafter 

.B Minor resetting of sections of the retaining wall should be 
performed, as required, using funds from the operating budget 

■ 
 

Precast Concrete 
Interlocking Unit Retaining 

Wall 
 

• Qty. Allowance 
• Cost  $5,000 
• Year(s) 2029, 2044 

 

 
FLAGSTONE RETAINING WALLS 

 

The flagstone retaining walls are located throughout the property.  This 
wall system has a typical service life of 30-40 years. 
 
The flagstone retaining walls were reportedly repaired in the last 5-10 
years. The flagstone retaining walls are in satisfactory condition with no 
major deficiencies observed. We do not anticipate replacement will be 
required during the 30-year planning period of this study. 
 
 
 
 
 
 
 

■ 
 

Flagstone Retaining Wall 
Repair Allowance 

 

• Qty.  Allowance 
• Cost  $20,000 
• Year(s) 2029, 2044 
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We recommend the following work be anticipated and funded: 
 

.C In order to ensure funds are available to perform isolated repairs 
when required, an allowance of $20,000 has been made in 
2029 and every 15 years thereafter 

.D Minor repairs of the retaining wall should be performed, as 
required, using funds from the operating budget 

 
PRESSURE-TREATED TIMBER TIE RETAINING WALLS 

 

The pressure-treated timber tie retaining walls are located at the steps 
between the two eastern blocks, and along the east end of the property. 
This wall system has a typical service life of 25-35 years. 
 
The pressure-treated timber tie retaining walls were reportedly repaired 
in the last 5 years. The timber retaining walls vary from fair-to-
satisfactory condition with moderate wood rot and minor displacement 
observed at various locations. We estimate replacement will be required 
in the next 5-10 years.  
 
We recommend the following work be anticipated and funded: 
 

.E Complete replacement of the retaining wall is estimated to cost 
$20,000 and this work has been budgeted in 2029 

.F Minor repairs of the retaining walls should be performed, as 
required, using funds from the operating budget 

■ 
 

Pressure-Treated Timber Tie 
Retaining Wall Replacement 

 

• Qty. 65 m 

• Cost  $20,000 
• Year(s) 2029 

 
 
 
 

____________________________________________________________ 

5.1.7 Window Wells  

 
WINDOW WELLS 

 

The pressure-treated timber window wells with metal railings are located 
at the side elevations of the townhouse blocks. Window wells have a 
typical service life of 30-40 years. 
 
The window wells are suspected to have been installed as part of the 
original construction; as such are 32 years old. The window wells are in 
satisfactory however minor wood rot was observed. We do not 
anticipate full replacement will be required during the 30-year planning 
period of this study; however, isolated repairs will be required 
periodically. 
 
We recommend the following work be anticipated and funded: 
 

.A Full scale replacement of the window wells should not be 
required during the span of this study, and consequently, no 
funds have been allocated for fixture replacement. When 
window wells require replacement, the costs should be paid for 
out of the operating budget 

 

____________________________________________________________ 

5.1.8 Foundation Walls  

 
CONCRETE FOUNDATION WALLS 

 

The cast-in-place concrete foundation walls support each townhouse 
block. The foundation walls will typically last the life of the complex. 
 
The foundation walls were installed as part of the original construction; 
as such are 32 years old. The foundation walls are in satisfactory 
condition however minor parging cracks were observed. No foundation 

■ 
 

Foundation Wall Repair 
Replacement 

 

• Qty. Allowance 

• Cost  $5,000 
• Year(s) 2025, 2035, 2045 
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wall leaks have been reported. We do not anticipate replacement major 
repairs will be required during the 30-year planning period of this study. 
We expect occasional crack, parging and minor concrete repairs will be 
required within the 30-year planning period of this study. 
 
We recommend the following work be anticipated and funded: 
 

.A In order to ensure funds are available to perform isolated repairs 
when required, an allowance of $5,000 has been made in 2025 
and every 10 years thereafter 

.B Minor concrete repairs of the foundation walls should be 
performed as required using funds from the operating budget 

 

____________________________________________________________ 

5.1.9 Balconies  

 
BALCONY STRUCTURE 

 

The balcony structures are constructed of wood beams and joists 
supported on wood columns with wood and metal railings. The two 
upper balconies also include a waterproofing membrane. The balcony 
structures have a typical service life of 30-40 years.  
 
The balconies were installed as part of the original construction; as such 
are 32 years old. The balconies are in fair-to-satisfactory condition with 
moderate wood rot observed at the base of the wood columns. We 
estimate repairs will be required in the next 5 years. We estimate full 
replacement will be required in the next 5-10 years. 
 
We recommend the following work be anticipated and funded: 
 

.A Isolated repairs of the balcony structures is estimated to cost 
$10,000 and this work has been budgeted in 2019 

.B Replacement of the balcony structures is estimated to cost 
$90,000 and this work has been budgeted over a 2-year period 
beginning in 2026 

■ 
 

Balcony Structure Repair/ 
Replacement 

 

• Qty. 9 

• Cost (Repair) $10,000 
• Year(s) 2019 

• Cost (Replace) $90,000 
• Year(s) 2026-2027 

 
 

 
DECKING 

 

Wood decking covers the balcony structures. Wood decking has a 
typical service life 20-25 years. 
 
The decking was reportedly repaired and replaced at isolated units in 
2009 to 2014; as such is 4-9 years old. Based on its age, we suspect 
the decking is in satisfactory condition. We estimate replacement will be 
required in the next 5-10 years. This work has been schedule to 
coincide with the balcony structure replacement.  
 
We recommend the following work be anticipated and funded: 
 

.C Replacement of the decking is estimated to cost $10,000 and 
this work has been budgeted over a 2-year period beginning in 
2026 and every 20 years thereafter, in conjunction with the 
balcony structure replacement 

.D Minor repairs of the decking should be performed, as required, 
using funds from the operating budget 

■ 
 

Decking Replacement 

 

• Qty. 100 m2 

• Cost  $10,000 
• Year(s) 2026-2027 

2046-2047 

 
 

 
WATERPROOFING MEMBRANE 

 

The two upper balconies on the west block and two balcony walkouts on 
the east block are protected with a modified bitumen membrane. The 
waterproofing membrane has a typical service life of 15-20 years. 
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The waterproofing membrane was reportedly repaired and replaced at 
isolated units in 2009 to 2014; as such is 4-9 years old The remaining 
membrane is suspected to have been installed as part of the original 
construction; as such are 32 years old. Based on their current age, we 
expect the waterproofing membrane systems are in fair-to-satisfactory 
condition. We estimate replacement will be required in the next 5-10 
years. This work has been scheduled to coincide with the balcony 
structure replacement. 
 
We recommend the following work be anticipated and funded: 
 

.E Replacement of the waterproofing membrane is estimated to 
cost $12,000 and this work has been budgeted over a 2-year 
period beginning in 2026 and every 20 years thereafter, in 
conjunction with the  balcony structure replacement 

■ 
 

Balcony Waterproofing 
Membrane Replacement 

 

• Qty. 35 m2 
• Cost  $12,000 
• Year(s) 2026-2027 

2046-2047 

 
 
 
 

 
BALCONY RAILINGS 

 

The wood railings with metal inserts are located at the balcony edges. 
The railings have a typical service life of 30-40 years. 
 
The railings were installed as part of the original construction; as such 
are 32 years old. As mentioned in previous versions of the Reserve 
Fund Study, the railings are not in compliance with the Ontario Building 
Code standard 9.8.8.5. The openings in the railing are larger than 4”, 
posing a significant hazard; as such they should be repaired 
immediately.  
 
We recommend the installation of glass or Plexiglass panels against the 
railings to eliminate the hazard. We estimate full replacement will be 
required in the next 5-10 years. This work has been scheduled to 
coincide with the balcony structure replacement. 
 
We recommend the following work be anticipated and funded: 
 

.F Safety repairs of the balcony railings are estimated to cost 
$5,000 and this work has been scheduled in the current year 

.G Replacement of the balcony railings is estimated to cost 
$20,000 and this work has been budgeted over a 2-year period 
beginning in 2026, in conjunction with the  balcony structure 
replacement 

■ 
 

Balcony Railings 

 

• Qty. 85 m 
• Cost (Repair) $5,000 
• Year(s) 2018 

• Cost (Replace) $20,000 
• Year(s) 2026-2027 

 

____________________________________________________________ 

5.1.10 Masonry  

 
MASONRY VENEER 

 

A masonry brick veneer is installed as the primary cladding of the 
townhouse blocks. The masonry veneer will typically last the life of the 
complex; however, significant repairs usually required after 30 years of 
service. 
 
The masonry veneer underwent a significant repair in 2012-2013. The 
masonry veneer is in satisfactory condition, however minor chipping was 
observed at isolated units and efflorescence was observed at the rear 
walls. We do not anticipate replacement of the masonry veneer will be 
required during the 30-year planning period of this study; however, we 
expect repairs including isolated repointing and unit replacement, will be 
required within the scope of this study.  

■ 
 

Masonry Veneer Repairs 

 

• Qty. Allowance 
• Cost  $10,000 
• Year(s) 2024, 2036 

 
 



15 
 

 
  
Carleton Condominium Corporation No. 366 
RESERVE FUND STUDY UPDATE WITH A SITE VISIT 

 
18319 

  

It should be noted that minor efflorescence staining of the brick veneer 
was observed on the privacy walls at the rear elevation. Efflorescence is 
usually an indication of moisture seepage through the brick which will 
cause premature deterioration of the brick veneer. Further investigation 
into the cause of the efflorescence should be performed in the near 
future to prevent future masonry problems from occurring. 
 
In general, regular masonry veneer repairs and maintenance, such as 
mortar repointing and isolated brick replacements, should be performed 
at approximately 10 to 12 year intervals to prolong the service life of the 
brick. 
 
We recommend the following work be anticipated and funded: 
 

.A In order to ensure funds are available to perform isolated repairs 
when required, an allowance of $10,000 has been made in 
2024 and every 12 years thereafter 

.B Minor repairs of the masonry should be performed, as required, 
using funds from the operating budget 

____________________________________________________________ 

5.1.11 Siding, Trim & Flashings 
 
WOOD SIDING 

 

The wood panel siding is installed on the upper balcony walls, isolated 
chimneys, and adjacent to various windows. The wood siding has a 
typical service life of 25-35 years. 
 
The wood siding is suspected to have been installed as part of the 
original construction; as such is 32 years old. The wood siding is in fair-
to-satisfactory condition with minor paint peeling and deterioration 
observed. We do not anticipate full scale replacement of the wood 
siding will be required in the 30-year planning period, however we 
estimate isolated replacement will be required in the next 5-15 years. 
 
We recommend the following work be anticipated and funded: 
 

.A In order to ensure funds are available to replace siding when 
required, an allowance of $25,000 has been made in 2021 and 
every 5 years thereafter 

.B Minor repairs of the wood siding should be performed, as 
required, using funds from the operating budget 

■ 
 

Wood Siding 

 

• Qty. Allowance 
• Cost $15,000 
• Year(s) 2021, 2026, 2031 

2036, 2041, 2046 

 
 

____________________________________________________________ 

5.1.12 Soffit and Fascia  

 
ALUMINIUM SOFFIT AND FASCIA 

 

The aluminium soffits and fascias are located at the upper roof edge 
and isolated lower roofs. Aluminium soffit and fascias have a typical 
service life of 30-40 years. 
 
The aluminium soffits and fascias were reportedly replaced in the last 20 
years. The aluminium soffits and fascias are in satisfactory condition 
with no major deficiencies observed. We estimate replacement will be 
required in the next 15-20 years. 
 
 
 
 

■ 
 

Aluminium Soffit and Fascia 

 

• Qty. (Soffit) 190 m2 
• Qty. (Fascia)  300 m 
• Cost $20,000 
• Year(s) 2038 
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We recommend the following work be anticipated and funded: 
 

.A Replacement of the aluminium soffits and fascias is estimated to 
cost $20,000 and this work has been budgeted in 2038  

.B Minor repairs of the aluminium soffits and fascias should be 
performed, as required, using funds from the operating budget 

 
WOOD SOFFIT 

 

The wood soffits are located underneath the balcony structures and at 
isolated areas of the lower roof edges. Wood soffits have a typical 
service life of 30-40 years. 
 
The wood soffits are suspected to have been installed as part of the 
original construction; as such are 32 years old. The wood soffits are in 
satisfactory condition however minor paint peeling was observed 
throughout. We estimate replacement will be required in the next 10-15 
years.  
 
We recommend the following work be anticipated and funded: 
 

.C Replacement of the wood soffits is estimated to cost $12,000 
and this work has been budgeted in 2030 

.D Minor repairs of the wood soffits and fasciae should be 
performed, as required, using funds from the operating budget 

■ 
 

Wood Soffit 

 

• Qty.  180 m2 
• Cost $12,000 
• Year(s) 2030 

 
 

____________________________________________________________ 

5.1.13 Exterior Coatings  

 
EXTERIOR PAINTING 

 

Exterior painting has been performed on the steel railings, wood panel 
siding, wood soffits, balcony structures, and garage doors. Exterior 
painting has a typical service life of 5-6 years. 
 
The exterior painting and staining was suspected to have undergone a 
significant renewal in 2015; as such is 3 years old. The exterior paint is 
in satisfactory condition, however minor peeling was observed at 
isolated locations. We estimate replacement will be required in the next 
3-5 years. Subsequent painting and staining will be required in 6 year 
intervals, following the initial replacement. 
 
Exterior painting serves an important function in preserving exposed 
materials and enhancing the appearance of the property. Therefore, 
painting should be inspected regularly and minor touch-ups carried out 
as required. 
 
We recommend the following work be anticipated and funded: 
 

.A Exterior painting is estimated to cost $20,000 and this work has 
been budgeted in 2021 and every 6 years thereafter 

.B Minor repainting should be performed, as required, using funds 
from the operating budget 

■ 
 

Exterior Painting 

 

• Qty. Allowance 
• Cost $20,000 
• Year(s) 2021, 2027, 2033 

2039, 2045 

 
 

____________________________________________________________ 
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5.1.14 Caulking  

 
CAULKING  

 

The caulking is located at the window and door openings, and roof 
flashings. The caulking has a typical service life of 10-12 years. 
 
The caulking was reportedly replaced in 2008; as such is 10 years old. 
The caulking is in fair condition with areas of caulking applied over 
existing caulking. We estimate replacement will be required in the next 5 
years. A subsequent caulking replacement will be required in 10-12 
years, following the initial replacement.  
 
When caulking is replaced only high quality materials should be used 
and all old caulking should be removed before applying the new 
caulking. Caulking should be inspected regularly and the necessary 
repair work carried out by a qualified contractor. Minor repairs should be 
paid for out of the operating budget 
 
We recommend the following work be anticipated and funded: 
 

.A Replacement of the caulking is estimated to cost $15,000 and 
this work has been budgeted in 2021 and every 12 years 
thereafter 

.B Minor repairs of the caulking should be performed, as required, 
using funds from the operating budget 

■ 
 

Caulking 

 

• Qty. Allowance 
• Cost $15,000 
• Year(s) 2021, 2033, 2045 

 
 

____________________________________________________________ 

5.1.15 Windows & Balcony Doors  

 
SKYLIGHTS 

 

The skylights are located in various areas of isolated units. The skylights 
have a typical service life of 15-20 years. 
 
The skylights were suspected to have been replaced in the last 15-20 
years. The skylights are assumed to be in fair condition. The skylights 
have reached the end of their useful service life and should be replaced 
in the near future.  
 
Typically, skylights are required to be removed in order replace the 
skylight curb roof membrane flashing. As such, the skylights should be 
replaced as part of the roofing replacement. 
 
We recommend the following work be anticipated and funded: 
 

.A Costs for replacement of the skylights have been included with 
the asphalt shingle roofing system replacement 

.B Minor repairs such as the replacement of failed glazing seals 
should be performed, as required, using funds from the 
operating budget 

■ 
 

Skylight Replacement 

 

• Qty. 6 
• Cost See Section 5.1.17 
• Year(s) 2018 

 
 

____________________________________________________________ 

5.1.16 Doors  

 
FRONT ENTRANCE DOORS  

 

Front entrance doors have a typical service life of 30-40 years. 
 
The front entrance doors were installed as part of the original 
construction; as such are 32 years old. The front entrance doors are in 
satisfactory condition with no major deficiencies observed. We estimate 

■ 
 

Entrance Door Replacement 

 

• Qty. 9 
• Cost $16,000 
• Year(s) 2030 
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replacement will be required in the next 10-15 years. 
 
We recommend the following work be anticipated and funded: 
 

.A Replacement of the front entrance doors is estimated to cost 
$16,000 and this work has been budgeted in  budgeted in 2030 

.B Minor replacement and repairs of the front entrance doors 
should be performed, as required, using funds from the 
operating budget 

 
 
 

 
GARAGE DOOR 

 

The garage doors are located at each unit. The garage doors have a 
typical service life of 15-20 years. 
 
The garage doors are suspected to have been installed as part of the 
original construction; as such are 32 years old. The garage doors are in 
fair condition with moderate paint peeling and damage observed. We 
estimate replacement will be required in the next 5 years. A subsequent 
garage door replacement will be required in 15-20 years, following the 
initial replacement. 
 
We recommend the following work be anticipated and funded: 
 

.C Replacement of the garage doors is estimated to cost $15,000 
and this work has been budgeted in 2022 and every 20 years 
thereafter 

.D Minor repairs of the garage doors should be performed, as 
required, using funds from the operating budget  

■ 
 

Garage Door Replacement 

 

• Qty. 9 
• Cost $15,000 
• Year(s) 2022, 2042 

 
 

____________________________________________________________ 

5.1.17 Roofing Systems  

 
CONVENTIONAL ROOFING SYSTEMS 

 

A conventional two-ply modified bitumen membrane (MBM) roofing 
system protects the flat portion of the main roof and typically consists of 
rigid insulation, fabric, protection boards, and hot applied layers of pre-
manufactured roofing membranes. A MBM roofing system has a typical 
service life of 20-25 years. 
 
The MBM roofing was suspected to have been installed as part of the 
original construction; as such are 32 years old. The MBM roofing system 
is in fair condition with cracking observed. The MBM roofing system has 
reached the end of their useful service life and should be replaced in the 
near future.  
 
We recommend the following work be anticipated and funded: 
 

.A Costs for replacement of the conventional roofing system have 
been included with the asphalt shingle roofing system 
replacement 

.B Minor repairs of the roofing system should be performed, as 
required, using funds from the operating budget  

■ 
 

Conventional Roofing 
System Replacement 

 

• Qty. 100 m2 
• Cost  See Section 5.1.17 
• Year(s) 2018 

 
 
 
 
 

 
ASPHALT SHINGLE ROOFING SYSTEM 

 

An asphalt shingles roofing system protects the main roofs of the 
townhouse blocks. Asphalt shingles have a typical service life of 15-20 
years. An asphalt roofing system is comprised of the roof deck, ice and 
water shield, filter fabric, metal flashings and asphalt shingles. 
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The asphalt shingles are suspected to have been installed as part of the 
original construction; as such are 32 years old. The asphalt shingles are 
in poor condition with discolouration, and significant deterioration 
observed throughout. The asphalt shingles have exceeded their useful 
service life and should be replaced in the near future. 
 
We recommend the following work be anticipated and funded: 
 

.A A quotation of $193,000 has been provided by a contractor for 
the replacement of the roofing system  and this work has been 
budgeted in the current year  

.B Minor repairs of the asphalt shingles should be performed, as 
required, using funds from the operating budget  

■ 
 

Asphalt Shingle Roofing 
System Replacement 

 

• Qty. 1,200 m2 
• Cost  $193,000 
• Year(s) 2018 

 
 
 
 

____________________________________________________________ 

5.1.18 Eavestroughing & Downspouts  

 
EAVESTROUGHING & DOWNSPOUTS 

 

Eavestroughing and downspouts are located at the perimeter of the 
upper and lower roofs. Eavestroughing and downspouts have a typical 
service life of 30-40 years. 
 
The eavestroughing and downspouts were reportedly replaced in the 
last 5-10 years installed as part of the original construction; as such are 
32 years old. The eavestroughing and downspouts are in satisfactory 
condition, however minor displacement was observed at isolated 
locations. We estimate replacement will be required in the next 25-30 
years. 
 
We recommend the following work be anticipated and funded: 
 

.A Replacement of the eavestroughing and downspouts is 
estimated to cost $20,000 and this work has been budgeted in 
2040 

.B Minor repairs of the eavestroughing and downspouts should be 
performed, as required, using funds from the operating budget 

■ 
 

Eavestroughing and 
Downspouts Replacement 

 

• Qty. 450 m 
• Cost  $20,000 
• Year(s) 2040 

 
 
 
 

____________________________________________________________ 

5.1.19 Chimneys   

 
CHIMNEYS 

 

Chimneys of fireplaces are located in most units. The chimneys have a 
typical service life of 20-30 years. 
 
The chimneys at Units 5/7, 9/11, and 19 were reportedly reconstructed 
in 2015.  Based on their age, the reconstructed chimneys are believed 
to be in satisfactory condition. The remaining chimneys were installed 
as part of the original construction; as such are 32 years old. Based on 
their age, the remaining chimneys are believed to be in fair condition. 
 
We recommend the following work be anticipated and funded: 
 

.A In order to ensure funds are available for chimney 
reconstruction at the remaining units, an allowance of $5,000 
has been made in 2020 and every 5 years thereafter 

.B Minor patch repairs should be performed, as required, using 
funds from the operating budget 

■ 
 

Chimney Repairs 

 

• Qty. Allowance 
• Cost  $5,000 
• Year(s) 2020, 2025, 2030 

2035, 2040, 2045 

 
 
 
 
 
 
 
 

____________________________________________________________ 
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5.1.20 Lighting  

 
EXTERIOR LIGHT FIXTURES 

 

The exterior light fixtures are located throughout the condominium 
complex and consist of light standards and wall-mounted light fixtures. 
Exterior light fixtures have a varying service life depending on usage 
and environmental conditions. 
 
The exterior light fixtures were installed as part of the original 
construction; as such are 32 years old. Based on their current age, we 
expect the exterior light fixtures are in fair condition. We expect isolated 
exterior light fixture replacement will be required within the 30-year 
planning period of this study. 
 
We recommend the following work be anticipated and funded: 
 

.A Due to the varying condition of the exterior light fixtures, isolated 
replacements need only be completed as required. For 
budgeting purposes, an allowance of $3,000 has been made in 
2021 and every 10 years thereafter to ensure funds are 
available when the work is required 

■ 
 

Exterior Light Fixtures 

 

• Qty. Allowance 
• Cost $3,000 
• Year(s) 2021, 2031, 2041 

 
 
 

____________________________________________________________ 



A1 
 

 
  
Carleton Condominium Corporation No. 366 
RESERVE FUND STUDY UPDATE WITH A SITE VISIT 

 
18319 

  

 
 
 
 
 
 
 
 
 
 
 
 
 
  
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
  
  
 

APPENDIX A: 
SPREADSHEET 

FOR MAJOR 
REPAIR AND 

REPLACEMENT 
COSTS 



CCC 366: Spreadsheet For Major Repair & Replacement Costs, Fiscal Years 2018 to 2047

32 Years 33 Years 34 Years 35 Years 36 Years 37 Years 38 Years 39 Years 40 Years 41 Years 42 Years 43 Years 44 Years 45 Years 46 Years 47 Years 48 Years

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034

 5.1 CIVIL, ARCHITECTURAL

 5.1.1 Site Services $15,000

 5.1.2 Asphalt Pavement $30,000

 5.1.3 Pavers $110,000 $15,000

 5.1.4 Exterior Concrete $3,000

 5.1.5 Landscaping $5,000 $5,000 $5,000 $5,000

 5.1.6 Retaining Walls $45,000

 5.1.7 Window Wells

 5.1.8 Foundation Walls $5,000

 5.1.9 Balconies $5,000 $10,000 $66,000 $66,000

 5.1.10 Masonry $10,000

 5.1.11 Siding, Trim & Flashings $15,000 $15,000 $15,000

 5.1.12 Soffits & Fascias $12,000

 5.1.13 Exterior Coatings $20,000 $20,000 $20,000

 5.1.14 Caulking $15,000 $15,000

 5.1.15 Windows & Balcony Doors

 5.1.16 Doors $15,000 $16,000

 5.1.17 Roofing Systems $193,000

 5.1.18 Eavestroughing & Downspouts

 5.1.19 Chimneys $5,000 $5,000 $5,000

 5.1.20 Lighting $3,000 $3,000

Reserve Fund Study Update $4,000 $3,800 $4,300 $3,800 $4,300 $3,800

$202,000 $15,000 $5,000 $56,800 $15,000 $110,000 $19,300 $10,000 $81,000 $89,800 $33,000 $50,000 $52,300 $18,000 $0 $53,800 $5,000

$202,000 $15,300 $5,202 $60,277 $16,236 $121,449 $21,735 $11,487 $94,904 $107,319 $40,227 $62,169 $66,329 $23,285 $0 $72,408 $6,864

$41,600 $42,432 $43,281 $44,146 $45,029 $45,930 $46,848 $47,785 $48,741 $49,716 $50,710 $51,724 $52,759 $53,814 $54,890 $55,988 $57,108

$53,000                 

$156 $1,223 $2,001 $1,710 $2,311 $838 $1,347 $2,091 $1,200 $62 $263 $49 $0 $369 $1,463 $1,153 $2,170

$55,249 $83,604 $123,684 $109,263 $140,366 $65,685 $92,146 $130,535 $85,572 $28,031 $38,777 $28,382 $14,812 $45,710 $102,063 $86,797 $139,210

$162,493 December 31, 2017 NOTES:

$41,600 January 1, 2018

$42,432 January 1, 2019

$ 53,000 PER YEAR FOR 1 YEARS, STARTING IN THE FISCAL YEAR 2018

 

18319 - CCC 366 - A

2) Estimates for expenditures include HST and, where 

appropriate, engineering fees.

1) Interest contributions for each year are calculated at the midpoint of the 

fiscal year and assume that all expenditures have occurred and 50% of 

contributions have been collected. A fixed interest rate of 2.0% is used in 

the calculation

AGE OF COMPLEX

REPAIR/REPLACEMENT ITEMS

 YEARLY EXPENDITURE TOTALS 

 REMAINING RESERVE FUND 

 

 EXPENDITURES INCL. INFLATION 

 CONTRIBUTIONS FROM FEES 

 INTEREST CONTRIBUTIONS 

 ADDITIONAL CONTRIBUTIONS

SPECIAL ASSESSMENT =

 

ESTIMATED RESERVE FUND =

CURRENT ANNUAL CONTRIBUTIONS =

FUTURE ANNUAL CONTRIBUTIONS =



49 Years 50 Years 51 Years 52 Years 53 Years 54 Years 55 Years 56 Years 57 Years 58 Years 59 Years 60 Years 61 Years

2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 TOTALS

 5.1 CIVIL, ARCHITECTURAL

$15,000 $30,000  5.1.1 Site Services 

$30,000  5.1.2 Asphalt Pavement

$15,000 $140,000  5.1.3 Pavers

$3,000  5.1.4 Exterior Concrete

$5,000 $5,000 $30,000  5.1.5 Landscaping

$25,000 $70,000  5.1.6 Retaining Walls

$0  5.1.7 Window Wells

$5,000 $5,000 $15,000  5.1.8 Foundation Walls

$11,000 $11,000 $169,000  5.1.9 Balconies

$10,000 $20,000  5.1.10 Masonry

$15,000 $15,000 $15,000 $90,000  5.1.11 Siding, Trim & Flashings

$20,000 $32,000  5.1.12 Soffits & Fascias

$20,000 $20,000 $100,000  5.1.13 Exterior Coatings

$15,000 $45,000  5.1.14 Caulking

$0  5.1.15 Windows & Balcony Doors

$15,000 $46,000  5.1.16 Doors

$193,000  5.1.17 Roofing Systems

$20,000 $20,000  5.1.18 Eavestroughing & Downspouts

$5,000 $5,000 $5,000 $30,000  5.1.19 Chimneys

$3,000 $9,000  5.1.20 Lighting

$4,300 $3,800 $4,300 $3,800 $40,200 Reserve Fund Study Update 

$10,000 $29,300 $0 $20,000 $28,800 $25,000 $18,000 $19,300 $15,000 $30,000 $63,800 $26,000 $11,000 $1,112,200

$14,002 $41,848 $0 $29,719 $43,651 $38,649 $28,384 $31,043 $24,609 $50,203 $108,899 $45,267 $19,534 $1,402,999

$58,250 $59,415 $60,603 $61,815 $63,052 $64,313 $65,599 $66,911 $68,249 $69,614 $71,006 $72,427 $73,875 $1,687,632

             $53,000

$3,087 $3,488 $4,758 $5,483 $5,968 $6,588 $7,452 $8,305 $9,330 $9,892 $9,318 $10,033 $11,306 $113,413

$186,545 $207,600 $272,962 $310,541 $335,910 $368,162 $412,828 $457,001 $509,971 $539,275 $510,699 $547,892 $613,539 $613,539

$345,491

3) Inflation assumed to be at an average rate of 2.0% over 

the time frame examined above.

September 6, 2018

     REMAINING RESERVE FUND IN 2018 DOLLARS

 REMAINING RESERVE FUND 

AGE OF COMPLEX

REPAIR/REPLACEMENT  ITEMS

 YEARLY EXPENDITURE TOTALS 

 EXPENDITURES INCL. INFLATION 

 CONTRIBUTIONS FROM FEES 

 ADDITIONAL CONTRIBUTIONS

 INTEREST CONTRIBUTIONS 
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APPENDIX B: 
PHOTO REVIEW 



 

 

1 General view of west and center blocks of 
CCC 366  

2 General view of wood balcony structure with 
metal railings. Note large openings in lower 
balcony railings.  

   B2 



 

 

3 Showing typical condition of exterior caulking  

4 Showing typical condition of brick masonry 
and wood siding panels. Note minor paint 
peeling on wood panels.  

   B3 



 

 

5 Showing typical condition of asphalt shingle 
roofing system. Note significant deterioration 
and discolouration.  

6 Showing typical condition of interlocking paver 
walkways. Note settlement and unit displacement.  

   B4 



 

 

8 General view of asphalt pavement roadway  

7 General view of interlocking paver driveways. 
Note discolouration.  

   B5 
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APPENDIX C: 
MANAGEMENT 

PLANNING TABLE 



C2

Year  Description of Work Cost Yearly Total Inflated Yearly

Total

32 2018 5.1.9 Balcony Railing Repairs $5,000

5.1.17 Roofing System Replacement $193,000

Reserve Fund Study With Site Visit $4,000

$202,000 $202,000

33 2019 5.1.5 Landscaping Allowance $5,000

5.1.9 Balcony Structure Repairs $10,000

$15,000 $15,300

34 2020 5.1.19 Chimney Repair Allowance $5,000

$5,000 $5,202

35 2021 5.1.11 Wood Siding Replacement Allowance $15,000

5.1.13 Exterior Painting Allowance $20,000

5.1.14 Caulking Replacement $15,000

5.1.20 Exterior Light Fixture Replacement Allowance $3,000

Reserve Fund Study Without Site Visit $3,800

$56,800 $60,277

36 2022 5.1.16 Garage Door Replacement $15,000

$15,000 $16,236

37 2023 5.1.3 Paver Walkway Replacement $110,000

$110,000 $121,449

38 2024 5.1.5 Landscaping Allowance $5,000

5.1.10 Masonry Veneer Repair Allowance $10,000

Reserve Fund Study With Site Visit $4,300

$19,300 $21,735

CCC 366 : Annual Major Repair & Replacement Work, Fiscal Years 2018 to 2047

Notes:  

1)  Estimates for expenditures include HST and, where applicable, engineering fees.

2)  Inflation assumed to be at an average of 2.0 % over the time frame examined above.



C3

Year  Description of Work Cost Yearly Total Inflated Yearly

Total

CCC 366 : Annual Major Repair & Replacement Work, Fiscal Years 2018 to 2047

39 2025 5.1.8 Foundation Wall Repair Allowance $5,000

5.1.19 Chimney Repair Allowance $5,000

$10,000 $11,487

40 2026 5.1.9 Balcony Structure Replacement $45,000

5.1.9 Balcony Decking Replacement $5,000

5.1.9 Balcony Waterproofing Membrane Replacement $6,000

5.1.9 Balcony Railing Replacement $10,000

5.1.11 Wood Siding Replacement Allowance $15,000

$81,000 $94,904

41 2027 5.1.9 Balcony Structure Replacement $45,000

5.1.9 Balcony Decking Replacement $5,000

5.1.9 Balcony Waterproofing Membrane Replacement $6,000

5.1.9 Balcony Railing Replacement $10,000

5.1.13 Exterior Painting Allowance $20,000

Reserve Fund Study Without Site Visit $3,800

$89,800 $107,319

42 2028 5.1.2 Asphalt Roadway Reconstruction $30,000

5.1.4 Concrete Curb Repairs $3,000

$33,000 $40,227

43 2029 5.1.5 Landscaping Allowance $5,000

5.1.6 Precast Concrete Interlocking Unit Retaining Wall Repair Allowance $5,000

5.1.6 Flagstone Retaining Wall Repair Allowance $20,000

5.1.6 Pressure-Treated Timber Tie Retaining Wall Replacement $20,000

$50,000 $62,169

Notes:  

1)  Estimates for expenditures include HST and, where applicable, engineering fees.

2)  Inflation assumed to be at an average of 2.0 % over the time frame examined above.



C4

Year  Description of Work Cost Yearly Total Inflated Yearly

Total

CCC 366 : Annual Major Repair & Replacement Work, Fiscal Years 2018 to 2047

44 2030 5.1.1 Underground Services Repair Allowance $15,000

5.1.12 Wood Soffit Replacement $12,000

5.1.16 Entrance Door Replacement $16,000

5.1.19 Chimney Repair Allowance $5,000

Reserve Fund Study With Site Visit $4,300

$52,300 $66,329

45 2031 5.1.11 Wood Siding Replacement Allowance $15,000

5.1.20 Exterior Light Fixture Replacement Allowance $3,000

$18,000 $23,285

46 2032 No Work Scheduled

$0 $0

47 2033 5.1.3 Paver Walkway Resetting Allowance $15,000

5.1.13 Exterior Painting Allowance $20,000

5.1.14 Caulking Replacement $15,000

Reserve Fund Study Without Site Visit $3,800

$53,800 $72,408

48 2034 5.1.5 Landscaping Allowance $5,000

$5,000 $6,864

49 2035 5.1.8 Foundation Wall Repair Allowance $5,000

5.1.19 Chimney Repair Allowance $5,000

$10,000 $14,002

50 2036 5.1.10 Masonry Veneer Repair Allowance $10,000

5.1.11 Wood Siding Replacement Allowance $15,000

Reserve Fund Study With Site Visit $4,300

$29,300 $41,848

Notes:  

1)  Estimates for expenditures include HST and, where applicable, engineering fees.

2)  Inflation assumed to be at an average of 2.0 % over the time frame examined above.



C5

Year  Description of Work Cost Yearly Total Inflated Yearly

Total

CCC 366 : Annual Major Repair & Replacement Work, Fiscal Years 2018 to 2047

51 2037 No Work Scheduled

$0 $0

52 2038 5.1.12 Aluminium Soffit and Fascia Replacement $20,000

$20,000 $29,719

53 2039 5.1.5 Landscaping Allowance $5,000

5.1.13 Exterior Painting Allowance $20,000

Reserve Fund Study Without Site Visit $3,800

$28,800 $43,651

54 2040 5.1.18 Eavestroughing and Downspout Replacement $20,000

5.1.19 Chimney Repair Allowance $5,000

$25,000 $38,649

55 2041 5.1.11 Wood Siding Replacement Allowance $15,000

5.1.20 Exterior Light Fixture Replacement Allowance $3,000

$18,000 $28,384

56 2042 5.1.16 Garage Door Replacement $15,000

Reserve Fund Study With Site Visit $4,300

$19,300 $31,043

57 2043 5.1.3 Paver Walkway Resetting Allowance $15,000

$15,000 $24,609

58 2044 5.1.5 Landscaping Allowance $5,000

5.1.6 Precast Concrete Interlocking Unit Retaining Wall Repair Allowance $5,000

5.1.6 Flagstone Retaining Wall Repair Allowance $20,000

$30,000 $50,203

Notes:  

1)  Estimates for expenditures include HST and, where applicable, engineering fees.

2)  Inflation assumed to be at an average of 2.0 % over the time frame examined above.



C6

Year  Description of Work Cost Yearly Total Inflated Yearly

Total

CCC 366 : Annual Major Repair & Replacement Work, Fiscal Years 2018 to 2047

59 2045 5.1.1 Underground Services Repair Allowance $15,000

5.1.8 Foundation Wall Repair Allowance $5,000

5.1.13 Exterior Painting Allowance $20,000

5.1.14 Caulking Replacement $15,000

5.1.19 Chimney Repair Allowance $5,000

Reserve Fund Study Without Site Visit $3,800

$63,800 $108,899

60 2046 5.1.9 Balcony Decking Replacement $5,000

5.1.9 Balcony Waterproofing Membrane Replacement $6,000

5.1.11 Wood Siding Replacement Allowance $15,000

$26,000 $45,267

61 2047 5.1.9 Balcony Decking Replacement $5,000

5.1.9 Balcony Waterproofing Membrane Replacement $6,000

$11,000 $19,534

Notes:  

1)  Estimates for expenditures include HST and, where applicable, engineering fees.

2)  Inflation assumed to be at an average of 2.0 % over the time frame examined above.
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APPENDIX D: NOTICE 
OF FUTURE FUNDING 
OF RESERVE FUND 



1.  

2.  

3.  

_________________________

, Director

_________________________

, Director

CARLETON CONDOMINIUM CORPORATION NO. 366

NOTICE OF FUTURE FUNDING OF THE RESERVE FUND
(under subsection 94 (9)  of the Condominium Act, 1998 )

TO:  All Owners of Carleton Condominium Corporation No. 366

The Board has received and reviewed a Class 2 - Update with Site Inspection Reserve Fund Study

dated September 06, 2018, prepared by Keller Engineering, and has proposed a plan for the future

funding of the reserve fund that the Board of Directors has determined will ensure that, in accordance

with the regulations made under the Condominium Act, 1998, the reserve fund will be adequate for

the major repair and replacement of the common elements and assets of the corporation. 

This notice contains:

A summary of the reserve fund study.

A summary of the proposed funding plan.

A statement indicating the areas, if any, in which the proposed funding plan differs from 

the reserve fund study.

At the present time the average contribution per unit per month to the reserve fund is $385.19. Based

on the proposed funding plan, the average increase in contribution per unit per month will be $7.70 in

fiscal year 2019, $7.86 in fiscal year 2020, and $8.01 in fiscal year 2021. In addition, an average

special assessment per unit of $5,555.56 will be required in fiscal year 2018, due to the anticipated

roof replacement project. 

The proposed funding plan, recommended by Keller Engineering, will be implemented on or before 

January 1, 2019.

Dated this ______ day of __________________, 2018.



$ 162,493

$ 14,812

2.0%

2.0%

SUMMARY OF RESERVE FUND STUDY

The following is a summary of the Class 2 - Update with Site Inspection dated September 06, 2018,

prepared by Keller Engineering for Carleton Condominium Corporation No. 366 (known as the

'Reserve Fund Study').

Subsection 94 (1) of the Condominium Act, 1998 , requires the corporation to conduct periodic

studies to determine whether the amount of money in the reserve fund and the amount of

contributions collected by the corporation are adequate to provide for the expected costs of major

repair and replacement of the common elements and assets of the corporation. As a result, the

corporation has obtained the Reserve Fund Study.

The estimated expenditures from the reserve fund for the next thirty (30) years are set out in the

CASH FLOW TABLE. In this summary, the term 'annual contribution' means the total amount to be

contributed each year to the reserve fund, exclusive of interest earned on the reserve fund. The

recommended annual contribution for 2019 is $42,432, based on the estimated expenditures and the

following:

Opening Balance of the Reserve Fund:

Minimum Reserve Fund Balance during the projected period:

Assumed Annual Inflation Rate for Reserve Fund Expenditures:

Assumed Annual Interest Rate for interest earned on the Reserve Fund:

The Reserve Fund Study can be examined by making a written request to the Board of Directors of

Carleton Condominium Corporation No. 366.



$ 162,493

$ 41,600

$ 14,812

2.0%

2.0%

2018 $162,493 $94,600 $202,000 $156 137.7% $55,249

2019 $55,249 $42,432 $15,300 $1,223 -55.1% $83,604

2020 $83,604 $43,281 $5,202 $2,001 2.0% $123,684

2021 $123,684 $44,146 $60,277 $1,710 2.0% $109,263

2022 $109,263 $45,029 $16,236 $2,311 2.0% $140,366

2023 $140,366 $45,930 $121,449 $838 2.0% $65,685

2024 $65,685 $46,848 $21,735 $1,347 2.0% $92,146

2025 $92,146 $47,785 $11,487 $2,091 2.0% $130,535

2026 $130,535 $48,741 $94,904 $1,200 2.0% $85,572

2027 $85,572 $49,716 $107,319 $62 2.0% $28,031

2028 $28,031 $50,710 $40,227 $263 2.0% $38,777

2029 $38,777 $51,724 $62,169 $49 2.0% $28,382

2030 $28,382 $52,759 $66,329 $0 2.0% $14,812

2031 $14,812 $53,814 $23,285 $369 2.0% $45,710

2032 $45,710 $54,890 $0 $1,463 2.0% $102,063

2033 $102,063 $55,988 $72,408 $1,153 2.0% $86,797

2034 $86,797 $57,108 $6,864 $2,170 2.0% $139,210

2035 $139,210 $58,250 $14,002 $3,087 2.0% $186,545

2036 $186,545 $59,415 $41,848 $3,488 2.0% $207,600

2037 $207,600 $60,603 $0 $4,758 2.0% $272,962

2038 $272,962 $61,815 $29,719 $5,483 2.0% $310,541

2039 $310,541 $63,052 $43,651 $5,968 2.0% $335,910

2040 $335,910 $64,313 $38,649 $6,588 2.0% $368,162

2041 $368,162 $65,599 $28,384 $7,452 2.0% $412,828

2042 $412,828 $66,911 $31,043 $8,305 2.0% $457,001

2043 $457,001 $68,249 $24,609 $9,330 2.0% $509,971

2044 $509,971 $69,614 $50,203 $9,892 2.0% $539,275

2045 $539,275 $71,006 $108,899 $9,318 2.0% $510,699

2046 $510,699 $72,427 $45,267 $10,033 2.0% $547,892

2047 $547,892 $73,875 $19,534 $11,306 2.0% $613,539

Estimated 

Interest 

Earned

Opening Balance of the Reserve Fund:

Current Annual Contributions:

Minimum Reserve Fund Balance (as indicated in this table):

Assumed Annual Inflation Rate for Reserve Fund Expenditures:

Assumed Annual Interest Rate for interest on the Reserve Fund:

Percentage 

Increase 

(Decrease) in 

Recommende

d Annual Total 

Contribution

CASH FLOW TABLE

Closing 

Balance               

Fiscal Year 

Ending

Opening 

Balance

Recommende

d Annual Total 

Contribution

Estimated 

Inflation 

Adjusted 

Expenditures



The Board of Carleton Condominium Corporation No. 366 has reviewed the Class 2 - Update with

Site Inspection dated September 06, 2018 prepared by Keller Engineering for the corporation (known

as the 'Reserve Fund Study') and has proposed a plan for the future funding of the reserve fund that

the Board has determined will ensure that, in accordance with the regulations made under the

Condominium Act, 1998, the reserve fund will be adequate for the major repair and replacement of

the common elements and assests of the corporation.

The following is a summary of the board's proposed plan for the future funding of the reserve fund.

SUMMARY OF PROPOSED PLAN FOR FUTURE FUNDING OF 

THE RESERVE FUND

The annual contribution recommended under the proposed funding plan for fiscal year 2019 is

$42,432, which represents an increase of 2.0% over the amount already budgeted. 

The Proposed Plan for Future Funding of the Reserve Fund can be examined by making a written

request to the Board of Directors of Carleton Condominium Corporation No. 366.

The Board has adopted the funding recommendations of the Reserve Fund Study and will implement

them as set out in the CONTRIBUTION TABLE.



2018 $41,600 4.5% $53,000 $94,600

2019 $42,432 2.0% $0 $42,432

2020 $43,281 2.0% $0 $43,281

2021 $44,146 2.0% $0 $44,146

2022 $45,029 2.0% $0 $45,029

2023 $45,930 2.0% $0 $45,930

2024 $46,848 2.0% $0 $46,848

2025 $47,785 2.0% $0 $47,785

2026 $48,741 2.0% $0 $48,741

2027 $49,716 2.0% $0 $49,716

2028 $50,710 2.0% $0 $50,710

2029 $51,724 2.0% $0 $51,724

2030 $52,759 2.0% $0 $52,759

2031 $53,814 2.0% $0 $53,814

2032 $54,890 2.0% $0 $54,890

2033 $55,988 2.0% $0 $55,988

2034 $57,108 2.0% $0 $57,108

2035 $58,250 2.0% $0 $58,250

2036 $59,415 2.0% $0 $59,415

2037 $60,603 2.0% $0 $60,603

2038 $61,815 2.0% $0 $61,815

2039 $63,052 2.0% $0 $63,052

2040 $64,313 2.0% $0 $64,313

2041 $65,599 2.0% $0 $65,599

2042 $66,911 2.0% $0 $66,911

2043 $68,249 2.0% $0 $68,249

2044 $69,614 2.0% $0 $69,614

2045 $71,006 2.0% $0 $71,006

2046 $72,427 2.0% $0 $72,427

2047 $73,875 2.0% $0 $73,875

CONTRIBUTION TABLE

Fiscal Year 

Ending

A                                        
Annual 

Contribution*

% Increase 

Over 

Previous 

Year

B                                      
Other 

Contribution             

(e.g. special 

assessment, 

loan)

A + B                     
Total 

Contribution   

Each Year to 

Reserve Fund

* The term 'annual contribution' means the amount to be contributed each year

to the reserve fund from the monthly common expenses



DIFFERENCES BETWEEN THE RESERVE FUND STUDY AND 

THE PROPOSED PLAN FOR FUTURE FUNDING OF THE 

RESERVE FUND

The Plan for Future Funding of the Reserve Fund proposed by the Board differs from the Reserve

Fund in the following respects:

NIL


