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Legal Notification 
 
This report was prepared by EXP Services Inc. for the account of Ottawa Carleton Standard Condominium 
Corporation No. 994. 
 

Any use which a third party makes of this report, or any reliance on or decisions to be made based on it, 
are the responsibility of such third parties.  EXP Services Inc. accepts no responsibility for damages, if 
any, suffered by any third party as a result of decisions made or actions based on this project. 
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1.0 Executive Summary 

EXP Associates Inc. (EXP) was retained by Ottawa Carleton Standard Condominium Corporation No. 994, 
to perform a Reserve Fund Study of the four (4) storey condominium complex comprised of eighty (80) 
residential units located at 2785 Baseline Road in Ottawa, Ontario.  The site was reviewed on September 
28, 2020 and October 26 by EXP Services Inc.  Rooney, Irvine & Associates conducted an elevator review 
in October 2020.   

A few outstanding deficiencies are yet to be corrected from the deficiencies presented in the Performance 
Audit that was submitted to Tarion on May 31st, 2017.  It is assumed that the deficiencies reported in the 
Performance Audit will be corrected by the vendor/builder at no cost to the condominium and have not been 
included within this reserve fund study.  Additionally, some of the second phase construction plans were 
revised and some of what was to be temporary below grade parking garage walls were not waterproofed 
and are now leaking. Repairs are required and are being handled separate from the Reserve Fund Study.  

The various building systems were observed to be in generally good condition.  Where required, concerns 
regarding long-term durability are discussed which, in our opinion, should be given consideration to ensure the 
long-term safety and/or serviceability of the facility. 

The total Reserve Fund contribution for the current fiscal year 2020/21 is $105,454. 

The cash flow for the Reserve Fund was calculated using an annual interest and inflation rates of two percent 
(2.0%) and two percent (2.0%), respectively.  Additionally, items may have been deferred from their normal 
lifecycle to provide a real-world timing of construction events.  Occasionally, due to a material or building 
system’s good performance, as observed, a reserve fund item has been reasonably deferred to a later date to 
realize preferred economics. 

It should be noted that the Condominium Act stipulates that the reserve fund must contain sufficient funds 
to meet the requirements proposed by the reserve fund study.  For condominium corporations created after 
May 2001, the funds in the reserve must achieve this goal by the end of the fiscal year following the fiscal 
year in which the study is completed.  After the reserve fund is adequate, annual contributions to the fund 
should remain constant (i.e., increasing by the rate of inflation only). 

Based on the results of the analysis presented herein, the reserve fund level of contribution for CCC No. 994 
is too low to adequately fund the Reserve Fund over the next 30 years. Some of this lack of funds is related to 
recently unexpected failure of the water piping causing water damage and required repairs. Some of the large 
replacement items have increased costs than previously presented related to increased costs for materials and 
labour for those elements (for example the podium waterproofing replacement and the asphalt shingle costs). 
As such, an increase to the annual contribution amount is required. We have incorporated the required 
increases and at the boards’ request spread it out over the next three (3) years of the study to eliminate any 
undue hardship to Owners of a onetime large increase. The study has set out increases of sixteen percent 
(16.00%), fifteen percent (15.00%), and twelve percent (12.00%) for each year 1, 2, and 3 of the study to offset 
anticipated future expenditures and is illustrated in the attached Reserve Fund Forecast (refer to Appendix A). 
Subsequent increases to contribution are set at two percent (2.0%, inflation) for Years 4 through Year 
30 (2023/24 through 2051/52).  

The minimum balance over the course of the reserve fund study is $28,078 in year 30 of the study 
which is fiscal year 2051/52 for the corporation. 
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Using the above-mentioned funding plan, the Reserve Fund should maintain a positive cash flow over the thirty 
(30) year period as well as ensure sufficient funds are available to deal with the major expenditures until Year 
30 of this proposed financial plan.   

It is the Owners' option to defer or advance maintenance and/or repairs to their facilities based on budgeting 
constraints, resident’s needs, operational horizons, etc.  However, the Owners should be aware that 
deferring recommended repairs might result in additional deterioration and/or damage, which may 
significantly increase repair costs.  Also, absent or unsatisfactory maintenance procedures may lead to 
accelerated deterioration, higher repair costs, and a shorter service life. 

The next Reserve Fund Study Update required by the Condominium Act, 1998, is a Class 3 Reserve Fund 
Study (an updated study not based on a site inspection).  The update is to be prepared within three years 
of the completion of this study. 
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2.0 Introduction 
2.1. Terms of Reference 

OCSCC No. 994 c/o Capital Integral Property Management retained EXP for a Class 2 Reserve Fund Study 
(reserve fund study) of OCSCC No. 994. Subsequent to the above proposal, EXP was retained to conduct 
this work.   

The information contained in this reserve fund study provides an overview of the existing conditions, 
preliminary estimates of repair/replacement costs of major system elements that have exceeded their useful 
service life, and those that are likely to require repair or replacement within the next thirty (30) years.  
Replacement items beyond this horizon have not been priced. 

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

• The documentation provided and information volunteered; 

• The on-site condition assessments; 

• Generally accepted principles of engineered design; 

• Our knowledge of the construction industry; and, 

• Previous experience with facilities of this vintage and complexity. 

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

In keeping with the industry standard, this study did not include video inspections of sanitary and storm 
sewers, a thermography study of the building envelope, fire life safety study, or invasive roofing 
testing/exploration.  The interpretation of observed conditions therefore relies largely upon the opinions of 
the authors. 

2.2. Description of Complex 

OCSCC 994 is a standard condominium corporation located at 2785 Baseline Road in Ottawa, Ontario. 
There are 80 residential units within the four (4) storey complex. The condominium was registered on 
June 1, 2016. 

The exterior walls are clad with brick veneer, some simulated stone veneer, composite hardboard siding, 
and areas of composite metal panels around some windows. Windows are aluminum framed with insulated 
glazing units and casement type operators. Most units have an aluminum framed glazed sliding door 
however, some units have swinging doors with large glass insulated glass insert. Most of the roof is sloped 
and protected with asphalt shingles. There is a small section of flat roof centrally located in the building and 
a few roof terraces at the fourth floor.  

There is a single level of below grade parking, currently constructed as Phase 1.  The developer had 
planned to expand on the underground parking with the construction of ‘Building F’ directly to the west of 
the building at 2785 Baseline Road at a future time however it was indicated by the property manager that 
this is no longer the case and that repairs to the garage will be required related to the temporary items 
which were constructed.  The parking garage extends beyond the footprint of the building at the north, west 
and south elevations to form a buried roof podium slab.  
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2.3. Scope of Work 

The scope of work is described as follows: 

1. A review of the existing record documents was conducted.  Records of any known major repair 
programs were reviewed and are discussed in context within this report. 

2. An on-site visual review was completed for the common building elements stipulated in scope of work 
indicated in the proposal.  This review was intended to determine the current condition of building elements. 

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

4. Preparation of a written report and accompanying reserve fund forecast spreadsheet.  The 30-year 
projection identifies the elements reviewed, takes into account the assessed condition of each item, 
and estimates the life span and replacement costs calculated in 2020 dollars.  The costs are adjusted 
throughout the projection using the current inflation rate. 

2.4. Documentation 

The following documentation was provided: 

• Audited financial statement dated May31, 2017, prepared by Ouseley Hanvey Clipsham Deep LLP, 
Chartered Professional Accountants.  

• Audited financial statement dated May31, 2018, prepared by Ouseley Hanvey Clipsham Deep LLP, 
Chartered Professional Accountants.  

• Audited financial statement dated May31, 2019, prepared by Ouseley Hanvey Clipsham Deep LLP, 
Chartered Professional Accountants.  

Construction Drawings 

The following set of drawings were provided: 

• Architectural drawings A050 to A051, A100 to A105, A110 to A112, A120 to A122. A130 to A132, 

A200 to A201, A300, A400 to A402, A500 to A503, and A900 to A901, as-built June 27, 2016, 

prepared by Roderick Lahey Architect Inc. 

• Civil drawings IGP-1issued for construction April 14, 2009 and ISSP-1 issued for construction 

October 14, 2014, prepared by David Schaeffer Engineering Ltd. 

• Site Plan drawings SP-1 to SP-2 Issued for construction Apr 25, 2014. Prepared by Roderick 

Lahey Architect Inc. 

• Landscape drawings L0.01 (last revised Mar 18, 2013), L1.01 (Issued for tender Feb 20, 2015), 

and L2.01 (Issued for tender Feb 20, 2015) prepared by Larouque Levstek Consulting Services, 

landscape drawings initially prepared May 2012. 
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• Structural drawings S000 to S002 and S200 to S202 all revision 8 dated November 27, 2014.  
Structural drawings S100 and S101 all revision 6 dated October 20, 2017.  Structural drawings 
S101A, S102, S102A, S103, and S104 all revision 7 dated October 27, 2014.  Prepared by Cleland 
Jardine Engineering Limited.  

• Electrical drawings E000 to E002, E100 and E101, E200 to E202, E300 and E301, E400 to E403, 

E500 to E502, E600 to E609, E700 issued for construction October 16, 2014.  Prepared by Smith 

and Andersen Engineering Ltd. 

• Mechanical drawings M000 to M002, M200 to M204, M300 to M303, M400 to M404, M500 to 

M503, M600 to M602 re-issued for construction August 14, 2015.  Prepared by Smith and 

Andersen Engineering Ltd. 
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3.0 Methodology 

3.1. General 

The current health of the building is established by the Condition Assessment, which is essentially a 
snapshot in time of the existing conditions, usually obtained by means of visual inspection by trained 
specialists.  To forecast the needs of the physical systems requires an understanding of system 
performance, durability, industry standards for repair and replacement cycles, engineering judgement, and 
perhaps most importantly, the past and current levels of preventative maintenance.   

The end use product of this study is the reserve fund.  Pivotal in achieving that end, with a reasonable 
measure of confidence and accuracy, requires a real understanding of the current health of the facility and 
a sense of the prognosis for future repair/replacement expenditures. 

3.2. Commentary of the Reserve Fund 

The Condominium Act defines a reserve fund as a fund set up by a corporation in a special account for 
major repair and replacement of common elements and assets of the corporation, calculated on the basis 
of expected repair and replacement costs and life expectancy.   

Reserve fund studies are mandatory for all existing and newly registered condominium corporations.  A 
reserve fund study is generated to determine if the amount of money currently in the reserve fund and the 
amount of contributions collected for the reserve fund are adequate to provide for the expected costs of 
major repair and replacement of the common elements and assets. 

Reserve expenditures can include, but are not limited to, exterior wall claddings, roofing, windows, doors, 
parking garages, heating and cooling systems, site elements including roads, sewers, pools, etc.  

The initial reserve fund study for a condominium is a comprehensive Class 1 reserve fund study that is 
based on a site inspection.  The reserve fund study is to be updated every three (3) years.  A site inspection 
is required for every second study. 

Ideally, every property should follow a well-defined path of preventative maintenance and capital renewal 
financing.  Rising maintenance costs and environmental concerns make facility asset evaluations essential.  
Since every aspect of the facility is subject to depreciation, steady funding is required to ensure that the 
facility is properly maintained, and that sufficient funds are available for renewal of each component. 

This report is a Class 2 Reserve Fund Study with site review for OCSCC No. 994. 
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3.3. Estimating Methods 

Construction probable cost estimates for repairs/replacements were calculated on either a unit rate or lump 
sum basis.  The estimated probable costs for repair/replacement are included within this report.   

Establishing replacement, rehabilitation, or upgrade probable costs for various elements are based on several 
factors such as: 

• Quantity of repair; 

• Accessibility and protection requirements; 

• Economies of scale; 

• Consultation with qualified contractors; 

• Local qualified trade presence; and 

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

EXP is not a professional quantity surveyor, cost estimator, nor construction contractor.  Construction probable 
costs outlined in the Life Cycle Forecast are budget figures only, based on the current market conditions, and 
are in present dollars, and adjusted based on today’s inflation rate.  The actual costs of construction may vary 
considerably depending on the time of year when tendering is conducted, the actual detailed scope of work 
and the economic climate of the construction industry.  As an example, the preparation of a probable cost 
estimate requires making a number of assumptions, such as: 

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

• The cost and extent of labour; 

• The equipment and materials the contractor will employ; 

• The contractor's techniques in determining prices; 

• The market conditions at the time; and 

• Other factors over which EXP has no control. 

We recommend that the Owner, during the maintenance and repair/replacement review, incorporate the 
economic trends and market values of the preceding year.  The Construction Cost Index may assist with 
updating construction probable costs. 

3.4. Engineering Services 

Engineering design and inspection fees are included, where applicable, within the expenditure schedule.  
These services generally include the preparation of contract documents, tender services, and field review 
for contract document compliance during construction.  Engineering fees may range from 8% to 15%, 
depending on the complexity and scale of the project. 

Prior to the implementation of any significant repair/replacement program(s) to major building systems or 
elements, we recommend a comprehensive engineering analysis (condition survey) be undertaken in order 
to mitigate the number of construction unknowns associated with a major repair/replacement program.  In 
our experience, a comprehensive condition survey is essential to establish the most appropriate and cost-
effective repair/replacement strategy.  Results from the condition survey will be incorporated into the 
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contract tender documents to assist the contractors in their bid preparations and likely limit the number of 
addenda during tendering and changes during construction.  Fees for these services are included where 
applicable within the reserve fund forecast. 

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

Good Condition: The facility element is in a condition that meets or exceeds expectations, 
given the age of the facility and the general environment. 

Fair Condition: The facility element is serviceable although some evidence of either collective 
degradation or deficient operation was noted. 

Poor Condition: The facility element is either at the end of its service life or there is the 
potential for imminent failure.  In some cases, the element may be inoperative 
or exhibit total failure. 
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4.0 Structural & Architectural Features 

The site was reviewed on September 28, 2020 and October 26, 2020 by EXP Services Inc.  Rooney, Irvine & 
Associates conducted an elevator review in October 2020.  Accessible areas were visually reviewed and 
photographed. 

A detailed review of the condition of the building elements, and any observed deficiencies, are recorded in 
the Performance Audit.  It is assumed that the deficiencies reported in the Performance Audit will be covered 
by the warranty and will be corrected by the vendor/builder at no cost to the condominium. 

It should be noted that some safety issues of immediate concern were reported in the Performance Audit.  
These deficiencies should be corrected as soon as is possible.  

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

Good Condition: The facility element exhibits little or no deterioration and meets or exceeds 
expectations, given the age of the facility and the general environment. 

Fair Condition: The facility element is serviceable although there is evidence of collective 
degradation or deficient operation. 

Poor Condition: The facility element is either at the end of its life cycle or there is the 
potential for imminent failure.  In some cases, the element may be 
inoperative or exhibit total failure. 

The specific building systems are reported on in the following sections: 

4.1. Structural 
The condominium is comprised of a four-storey L-shaped tower with a footprint of approximately 1,540 m2 
in area with a one-storey underground parking garage approximately 3,660 m2 in area below.  The main 
building is of wood framed construction with pre-engineered wood floor joists supported on structural 
composite beams and wood framed walls and built-up wood columns.  Steel columns are utilized to support 
the balconies.  The underground parking garage including the podium deck is of reinforced concrete 
construction.  The bays are approximately 8m x 8m and the podium deck is 300mm thick. The parking 
surface of the parking garage is asphalt pavement. 

4.1.1. Concrete Foundation Walls - Exterior 

The exterior of the reinforced poured-concrete foundation walls that are located below grade could not be 
visually assessed.  Therefore, our review was limited to the interior (in the underground parking garage) 
and the uncovered portion of the foundation that is exposed above grade.  Where visible, the exterior of the 
foundation walls was covered with a parging and was generally found to be in good condition.  

It is assumed that any maintenance costs related to the exterior above-grade finish of the foundation wall 
will be funded from the operating budget.  Any interior concrete repairs required to the foundation walls are 
covered within the parking garage section of this report.  
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4.1.2. Balconies 

Owners of OCSCC No. 994 owners of the above grade suites have balconies constructed of exterior grade 
wood, and aluminum rails.  Owners of some of the fourth (4th) storey suites have either balconies or rooftop 
terraces.  The balconies and terraces are part of the common elements and are for the exclusive use of the 
suite from which they are accessed. The balconies appeared in good condition at the time of review.  

Terraces at grade are above the parking garage and finishing elements are covered in both the landscaping 
and the parking garage roof sections of this report. 

Rooftop terraces are covered in the roofing section of this report. 

a) An allowance should be provided for periodic repairs of the pressure treated wood balconies every 
6 years. As the wood ages, an increased number of repairs may be expected.  

b) The balcony railings should have a service life of approximately 35 years. A periodic allowance should 
be provided every 5 years starting in year 15 to repair the balcony railings.  

4.1.3. Parking Garage 

The single level reinforced concrete parking garage extends beyond the footprint of the building. The top 
of the parking garage, where it extends beyond the building footprint, is protected with a waterproofing 
membrane.  

Due to the exposure to moisture and road de-icing salts, parking garages require a high level of 
maintenance to protect against major deterioration.  A comprehensive program of periodic repairs is 
required to ensure that the serviceable life of the garage is reached. 

The parking garage has an asphaltic surface.  Full replacement will likely not be required within the time 
frame of this study however, an allowance should be provided to perform local repairs to the concrete 
elements as well as localized repairs of the traffic coating based on a 10-15 year cycle. 

4.2. Building Envelope 

The building envelope separate indoor and outdoor environments by providing a weather barrier, controlling 
airflow, heat transfer, movement of water vapour as well as controlling of solar radiation. 

The interaction of the above flow control requirements will determine the environment provided to the building 
occupants and contents.  If the control mechanisms used are such that they promote premature failure and 
degradation of the building components, issues with: durability, maintenance cost, occupant comfort and safety, 
may become significant long before the expected service life is exceeded. 

When the building envelope and associated operable components are in an aging but still functional state, 
there are factors that will influence general upgrade.  These are as follows: 

Obsolescence Where the building envelope components, such as the window assemblies, 
have become an excessive maintenance burden due to difficulties in 
repairing or obtaining replacement parts, replacement of the entire assembly 
may be warranted. 
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Comfort Issues Where the envelope or envelope component has been compromised to the 
point where the occupant’s comfort is affected, for example, leaky, drafty 
window units in winter months, then conditions of occupancy may dictate 
replacement of windows, doors, etc.   

Appearance When the appearance of the building by virtue of staining, deterioration, etc. 
detracts from tenancy, the replacement and upgrade of such components 
may be warranted.   

Energy Efficiency Where the condition of the envelope and/or envelope components are such 
that inordinate amounts of energy are required to maintain reasonable levels 
of comfort within the building, then an envelope upgrade may be prudent 
and practical, provided there is an acceptable payback period. 

Safety and Serviceability Where the envelope and/or envelope components have deteriorated to the 
point where public safety is threatened, or serviceability has been reduced 
to an unacceptable level; again a general upgrade or replacement program 
may be warranted. 

Prior to implementation of any repair, we recommend that a detailed visual survey be conducted at the 
representative locations to better assess the structural adequacy of the locations of observed distress.  
Representative invasive openings, if warranted, should be performed as part of the detailed survey to 
confirm envelope assembly and condition.  As a result of this survey, additional repair recommendations 
may be suggested. 

The following sections represent the general exterior building envelope components: 

4.2.1. Roofing 

The main roof of the building is a conventional sloped roof protected with asphalt shingles.  At the terraces 
located on the 4th level and where the rooftop mechanical units are, there are conventional torch applied 
two-ply modified bituminous membranes installed. 

a) The asphalt singles on the main roof will have a life expectancy of approximately 15-20 years 
depending of environmental conditions and exposure.  An allowance should be provided for a full 
asphalt shingle replacement every 15-20 years. 

b) The flat roofs at each terrace on the 4th level as well as where the rooftop mechanical units are 
should require replacement every 20-25 years. 

c) Both the asphalt shingles and flat roofs may require isolated repairs on a cyclical basis.  An 
allowance should be provided for these repairs every 5 years. 

d) An allowance to replace evestroughs and downspouts as been presented. The Board has indicated 
that some repairs are expected in the near future.  

e) Some of the parking garage extends beyond the footprint of the building.  There is a roofing system 
over the garage in these areas.  An allowance should be provided to replace the garage podium 
deck roof membrane based on a 25 to 30 year cycle.  All elements above the extended footprint of 
the building, including the ground floor terrace and parking elements will have to be removed and 
replaced during the podium deck membrane replacement. 



Class 2 Reserve Fund Study 
Ottawa Carleton Standard Condominium Corporation No. 994 

2785 Baseline Road, Ottawa 
OTT-00258709-A0 
February 23, 2021 

12 
 

4.2.2. Cladding 

The exterior walls of the building are clad in several different types of materials.  There are sections of brick 
masonry, stone masonry, aluminum panels, as well as composite siding. The cladding systems were noted 
in good condition at the time of review.  

a) The masonry should last for the life of the building, provided that periodic maintenance and repair 
are performed.  Periodic maintenance would take the form of local masonry replacement and 
repointing of mortar joints on an as need basis.  A contingency is provided in the reserve fund for 
repair of the masonry veneer on a 15 year cyclical basis. 

b) The light grey aluminum panels have a life expectancy beyond the scope of this study.  Periodic 
repairs may be required and can be performed during other repairs being perfomed on the building.  
An allowance should be provided in 35 years to replace the aluminum panels. 

c) The dark grey aluminum panels between the window systems will likely be replaced at the time of 
the window replacement.  An allowance should be provided to replace these dark grey panels at 
the time of the window replacement.  

d) There are two styles of composite siding at the complex.  The siding typically has a life expectancy 
of 30-35 years.  An allowance should be provided for general repairs to damaged sections of siding 
every 15 years with full replacement anticipated after 30-35 years of life. 

e) An allowance should be provided for periodic repairs to the aluminum soffit every 15 years. 
Complete replacement is not expected.  

4.2.3. Exterior Windows & Doors 

The exterior windows have vinyl-frames with Insulated Glass Units (IGUs). The sections are either fixed or 
have operable casement sections. 

Balcony and terrace doors are either sliding door systems or swing doors.  The glazed elements have IGUs. 
There is also a glazed aluminum frame entrance door at the front entrance. 

To ensure that the full service life of the windows and doors is reached, periodic repair should include: 

• Hardware repair/replacement, 

• Replacement of glazing units, 

• Weather stripping replacement,  

• Replacement of damaged frames; and,  

• A rigorous caulking program. 

a) Replacement of some IGUs may be necessary on a cyclical basis.  An allowance should be provided 
for periodic replacement of IGUs. 

b) The vinyl framed windows will have a life expectancy of approximately 25-35 years.  An allowance 
should be provided for replacement of all the windows within this time frame. 

c) The balcony and terrace doors have large moving components. An allowance has been provided 
for the replacement of the balcony and terrace doors within the next 25-35 years. 
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d) Given the heavy deicing salt exposure of the front entrance doors an allowance for their 
replacement and adjacent window system should be provided in approximately 15-20 years.   

e) The other individual entrance doors will have less traffic than the main entrance doors.  An 
allowance for the replacement of the individual entrance doors should be provided in approximately 
25 years.   

f) Access and egress to the parking garage is provided by a mechanically operated overhead metal 
clad door.  The typical service life for doors of this type is 15 years. 

4.2.4. Exterior Sealant 

Exterior sealant (caulking) is the front line of defense against moisture and air infiltration at cladding joints, 
cladding terminations, and at the perimeter of exterior window and door frames.  Exterior caulking should 
be periodically maintained and inspected to assess the overall condition and continuity.  Caulking 
deterioration manifests itself in many way including: 

• Aging, where the caulking becomes hard and inflexible; 

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

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

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

Typically, sealant has a service life of 8 to 10 years, depending on the product, installation, exposure, joint 
geometry, exposure to the elements, etc.  Some areas of failed sealants were noted. At the time of 
replacement, existing caulking should be completely removed, the exposed surfaces properly cleaned and 
new sealant and backer rod (where applicable) placed with a satisfactory width/depth ratio.  When the 
caulking is replaced, we recommend that a high-quality sealant material be used. 

4.3. Interior Finishes 

The life expectancy of the interior common elements and finishes will vary with the quality of installed materials 
and usage.  The replacement cycle of each element is subjective and should be reviewed periodically. 

4.3.1. Lobby 

The walls in the entrance lobby are painted gypsum board and the ceilings are also a painted gypsum 
board.  There are ceramic tile floors in the lobby as well as the front entrance vestibule. 

a) Refurbishment of the lobby occurs at the discretion of the Board of Directors and owners when the 
finishes become worn, damaged or dated.  On average, refurbishment of a lobby may occur on a 
15 to 20-year cycle.  An allowance should be provided for the refurbishment of the main entrance 
lobby. The frequency of such work can be adjusted in the future to match the needs and requirements 
of the Corporation.   

b) An allowance should be provided every 5-7 years to repair or replace some finishes in the lobby. 

4.3.2. Corridors and Stairwells 

The walls in the corridors from the first floor to the top floor as well as the stairwells are painted gypsum 
board and the ceilings are also a painted gypsum board.  The corridor and stairwell floors are covered with 
carpet and there are wood baseboards around the perimeter. 
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a) Carpeting was noted in fair to good condition throughout. An allowance should be provided within 

the next 8 years to replace the carpets.  Localized repairs in between scheduled replacements, can 

be paid for out of the operating and maintenance budget. 

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

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

of walls and ceilings in the corridors should be provided within the next 20 years. 

4.3.3. Utility Areas, Storage Rooms, Locker Areas and Stairwells 

The storage rooms, utility areas, locker areas and stairwells require minimal maintenance.  The floors, walls and 
ceilings are painted.  A periodic allowance should be provided for local painting of these areas.   

4.3.4. Common Doors (Interior) 

Painted metal doors are used at fire-related assemblies including the entrances to several of the service 
rooms and at the stairwells.  The suite doors are solid wood doors. 

The common doors have an expected service life of approximately 30 to 40 years, depending on the degree 
of regular preventative maintenance.  The hardware will typically begin failing after about 20 years, and it 
is anticipated that hardware replacement will be funded on an as-needed basis from the operating budget.  
A periodic allowance should be provided to replace some of the doors/hardware or to provide some repairs. 
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5.0 Landscaping, Drainage & Surface Features 

5.1. Metal Railings and Fences 

There are metal railings at various locations on the property, namely at the entrance on the north side of 
the building, and at the parking garage entrance. Metal fencing is located around the ground floor terraces.  
An allowance should be provided for periodic repair/refinishing and localized replacement of exterior railings 
and fences. Full fence replacement will occur during the podium deck membrane replacement and is 
included in that cost. 

5.2. Retaining Walls, Dividers and Steps 

There are exterior concrete elements (sidewalks, retaining walls, architectural exposed concrete walls and 
steps) around the perimeter of the building.  If maintained, replacement should not be required within the 
30-year time frame of this study.   A periodic allowance should be provided for selective repair and 
replacement.   

5.3. Interlocking Pavers 

There are interlocking pavers at each of the terraces on the ground floor level as well as at the entrance to 
the building. A periodic allowance should be provided for selective re-leveling and local replacement of 
interlocking pavers. 

5.4. Asphalt  

There is an asphalt driveway allowing access from the visitors parking lot at the entrance of the building to 
Baseline Avenue on the south west side of the building.  This driveway and parking area is above the 
garage podium deck.  Adjacent to the visitor’s parking lot on grade there is an asphalt ramp leading down 
into the garage which provides access to Draper Avenue on the North side of the building.   

a) The garage access ramp should be replaced based on a twenty year expected life cycle. 

b) The driveway and visitor’s parking lot will require repairs until the eventual replacement that will 
occur when the garage podium deck membrane is replaced.  An allowance for repairs should be 
provided, however the replacement during the podium deck membrane replacement is included in 
its cost.  An allowance for the repairs and some future replacement to the asphalt at the exterior 
parking area and entrance should be provided. 

5.5. Soft Landscaping 

Soft landscaping includes the sod, trees, shrubs, gardens and furnishings on the property as well as the 
grading to provide adequate site drainage around the building. 

Apart from normal maintenance and up-keep of the landscaping, there will be the need for major repair and 
replacement of items including future modifications.  A periodic allowance should be provided for the 
replacement of some landscaping components, as well as some grading to promote positive drainage away 
from the building. 
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6.0 Mechanical Systems 

This section presents our observations and assessment of the common element mechanical systems in 
the building.  The mechanical components examined in this survey are: 

• Make-up Air Systems 

• Exhaust and Transfer Airflow Systems 

• Heating and Cooling System 

• HVAC System Terminal Units 

• Domestic Hot Water System 

• Drainage Systems 

• Natural Gas System 

• Fire Protection Systems 

• Parkade Gas Detection Systems 

Observations were made of accessible and visible components only.  No equipment was disassembled or 
opened to verify the condition of internal components. No HVAC, Plumbing, and Fire Protection drawings 
from original building construction were available at the time of the review. 

Typical lifetimes are listed as per ASHRAE (American Society of Heating, Refrigeration and Air-
Conditioning Engineers) database values. 

Nameplate data was reviewed, where accessible, for all equipment. Where equipment service age could 
not be confirmed on site, it has been assumed that such equipment is building vintage. Where equipment 
service age has been assumed, the estimated service age range is denoted by square brackets. 

6.1. Make-up Air Units 

The corridor pressurization unit provides ventilation service to common corridors and stairwells and is 
located on the roof. The unit is a gas-fired packaged unit. Supply air is distributed through the building via 
pressurized corridors; supply air ductwork in a common shaft discharges fresh air into the common corridors 
on each floor through wall-mounted grilles and suspended diffusers.  

The parking garage unit provides make-up air for garage ventilation in conjunction with garage exhaust 
fans. The unit is a gas-fired packaged unit, located in parking level mechanical room. 
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Unit details are as follows: 

Unit Make Location Service 
Supply Fan 
(L/S / Pa) 

Natural Gas 
Input / Output 

(kW) 
Age 

MAU-P1-01 
ENGINEERED AIR 

HE251 
PARKING LEVEL 

MECHANICAL ROOM 
Parking Garage 

Make-up Air 
11800 / 249 835.3 / - [5] 

MAU-PH-01 - ROOF 
Corridor 

Pressurization 
- / - - / - [5] 

Table 1: Corridor Pressurization Makeup Air Unit Details & Service 

A full assessment of the rooftop make-up air unit was not completed because it was not accessible at the 
time of this review; however, the systems are relatively new, and no problems were reported. 
 
It has been reported that the parking level make-up air unit has been experiencing issues with flooding 
through the air intake resulting in equipment shutdowns during winter months. After reviewing the intake 
at street level, it is believed that snow melt may be a contributor to this, and we recommend that an 
assessment be completed as soon as possible to prevent further equipment shutdowns. From limited 
visual review, the make-up air unit appeared to be in otherwise good condition. An allowance is carried 
for service and replacement of these units at a regular interval.  
 
We recommend that the following items be address within the next thirty years with respect to the air 
handling systems. The associated estimated budget repair and/or replacement costs are presented in the 
Summary of Probable Costs presented in Appendix A.  

a) Replacement of rooftop Make-up Air Unit 

b) Replacement of garage Make-up Air Unit 

c) Allowance for remediation work to correct garage Make-up Air Unit intake issue 

6.2. Exhaust and Supply Ventilation Systems 

The parking garage has two (2) exhaust fans and make-up air intake louvres with motorized dampers which 
are controlled by monitoring carbon monoxide levels throughout the parking garage with a system of 
Armstrong CO monitors. Parking garage exhaust fans and the CO monitoring system are from original 
construction. 

Unit details are as follows: 

Unit Make Location Service 
Airflow 

(L/s / Pa) 
Age 

EF-P1-01 
PENNBARRY 

ESI245C1A9HC 
BASEMENT 

PARKING AREA 
PARKING GARAGE 

VENTILATION 
4955 / 498 [5] 

EF-P1-02 
PENNBARRY 

ESI245C1A9HC 
BASEMENT 

PARKING AREA 
PARKING GARAGE 

VENTILATION 
4955 / 498 [5] 

Table 2: Exhaust Fan Unit Details & Service 
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Multiple exhaust  / transfer fans are located throughout the building in the penthouse levels, and parking 
levels, and are a combination of propeller, axial, and centrifugal fans. The fans servicing enclosed rooms 
are also provided with transfer ductwork to prevent negative pressurization of the spaces. The fans are 
generally interlocked with motorized dampers in the exhaust fan ductwork and transfer ductwork such that 
the dampers open when the fans operate. The fans and dampers operate based on space temperature 
sensor and/or thermostat signals. The fans provide ventilation and cooling service to areas including, but 
not limited to, the following: 

• Elevator machine room 

• P1 sprinkler room 

• P1 hydro vault 

• P1 garbage room 

• Electrical room on each floor 

A full assessment of exhaust / transfer systems was not completed; however, from the limited visual review, 
the systems appeared to be in good condition and no problems were reported. An allowance is carried for 
service and replacement of these units at a regular interval. 

We recommend that the following items be address within the next thirty years with respect to the air 

handling systems. The associated estimated budget repair and/or replacement costs are presented in the 

Summary of Probable Costs presented in Appendix A.  

a) Replacement of Parking Garage Exhaust Fans 

b) Replace of Parking Garage CO control system 

c) Allowance for maintenance and replacement of miscellaneous transfer fans 

d) Allowance for maintenance and replacement of miscellaneous exhaust fans 

6.3. HVAC System Terminal Units 

Heating and cooling for individual owner suites is provided by gas fired furnaces, condensing units, and 
energy recovery ventilators (ERV) located in each privately owned residence. Observed units are in good 
condition as expected based on equipment operating life. However, as these unit serve individual suites 
and are not considered  common element equipment, they are outside the scope of this reserve fund study. 

Electric resistance heaters are provided at the perimeter of many of the building’s common areas. Electric 
forced air flow heaters are provided in service areas and in the entrance vestibules. The normal service 
lives of these types of heating units can vary significantly depending on duty cycle and maintenance. An 
allowance is carried for service and replacement of these units at a regular interval. 

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

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

Summary of Probable Costs presented in Appendix A.  

a) Allowance for maintenance and replacement of miscellaneous unit heaters 
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6.4. Domestic Cold Water System 

Incoming domestic water and fire protection service connection to the municipal water system is located in 
the basement water entry room. The water services are equipped with backflow preventers as required by 
City bylaws. 

Domestic cold water is distributed by the incoming water pressure to service plumbing fixtures and domestic 
hot water boilers. Distribution piping consists of copper piping with brazed and soldered joints, as well as 
PEX piping within the individual units. Per limited visual review, the systems appeared to be in good 
condition. No significant repair work is anticipated within the study timeframe; system will require standard 
upkeep and maintenance. 

6.5. Domestic Hot Water System 

Domestic hot water is provided by natural gas fired instantaneous hot water heaters in each owner suite. 
Observed units are in good condition as expected based on equipment operating life. However, as these 
unit serve individual suites and are not considered  common element equipment, they are outside the scope 
of this reserve fund study. 

Water entry room mop sink hot water is provided by a 19 gallon electric hot water tank. Allowance is carried 
for replacement of this common element unit. Distribution piping consists of copper piping with brazed and 
soldered joints, as well as PEX piping within the individual units. Per limited visual review, the systems 
appeared to be in good condition. No significant repair work is anticipated within the study timeframe; 
system will require standard upkeep and maintenance. 

We recommend that the following items be address within the next thirty years with respect to the air 

handling systems. The associated estimated budget repair and/or replacement costs are presented in the 

Summary of Probable Costs presented in Appendix A.  

a) Replacement of common area hot water heater 

6.6. Drainage Systems 

The drainage system includes storm and sanitary connection to municipality systems. There are elevator, 
sanitary, and storm drainage sump pits located on the parking garage level.  

A full assessment of the drainage piping throughout the building was not completed. Where observed, 
drainage pipe material was ABS plastic. Per limited visual review, the systems appeared to be in good 
condition. No significant repair work is anticipated within the study timeframe; system will require standard 
upkeep and maintenance. 

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

a) Replacement of Sump Pumps 
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6.7. Natural Gas System 

A natural gas meter services the building and is located in the sprinkler room; gas service is provided to the 
make-up air units, and to the instantaneous hot water heaters and furnaces in each suite. Natural gas 
pressure reducing valves located in the parking level sprinkler room reduce the gas pressure at the 
equipment. Gas vent piping is routed from the pressure reducing valves to the exterior of the building. 

The primary gas line is made from steel piping and the supply to each unit is treated with yellow protective 
paint. From the limited visual review, the systems appeared to be in good condition, as expected per typical 
system lifecycle. No significant repair work is anticipated within the study timeframe; system will require 
standard upkeep and maintenance. Review for corrosion should be completed through routine building 
maintenance. 

6.8. Fire Protection Systems 

Sprinkler risers and standpipe risers are in the building’s parking level sprinkler room. The condominium 
parking level is protected wet sprinklers. A standpipe system serves fire hose cabinets on each floor. 

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

This section of the report presents technical observations, general condition, assessment and 
recommendations for the electrical systems and components. The technique followed was a walk-through 
examination and only visual observations were made to examine the electrical components. Testing of 
equipment was not included in our scope of work and no attempt was made to examine components that 
were inaccessible, covered by insulation or built into walls or ceiling spaces. No equipment was 
disconnected from the power supply. 

The following codes were considered when conducting the building review: 

• Ontario Building Code 

• Ontario Fire Code 

• Ontario Electrical Safety Code (OESC) 

• NFPA 101, Life Safety Code 

• Illuminating Engineering Society (IES) guideline 

The upstream 13.8kV distribution from the incoming utility feed is the responsibility of Ottawa Hydro and 
was inaccessible at the time of review. Equipment surveyed include those downstream and starting from 
the main 15kV transformer and primary side disconnects which are located in the building’s main electrical 
room. 

7.1. Main Switchboards & Incoming Transformer 

The building electrical service is fed from a duct bank originating in the hydro vault accessible from the 
parking garage. This 15kV main feed from the hydro vault terminates at the principal load disconnect 
switchgear and metering enclosure by ‘The New IEM, LLC’ located in the building main electrical room 
adjacent to the hydro incoming feed room and accessible from the parking garage. The ‘New IEM’ 
switchgear feeds the 750kVA 13.8kV-208Y/120V Hammond Power Solutions dry type transformer; the 
secondary side of the HPS transformer feeds the building’s main switchboard – a 2000A rated GE Spectra 
Series switchboard. The switchboard and large distribution listed above are building originals, and thus 
were manufactured in 2015. 

The main switchboard for the condominium is arranged in two cells, which house the following equipment: 

• Cell #1, incoming section 

o a 2000A rated LSIG main breaker 

o a digital power meter 

• Cell #2, distribution section 

o thirteen (13) molded case circuit breakers 

o one (1) surge protective device (GE Tranquell) 

Single line and electrical drawings were not provided for the two buildings. Based on the installation labels 
on the equipment reviewed, the equipment is part of the original construction (1988). Testing information 
or past reports were not provided for the switchboard. Labels from the previous infrared scan testing were 
observed on all distribution equipment, though exact dates were not listed. There have been no electrical 
equipment upgrades since the original installation and the equipment is in fair operational condition with no 
signs of deficiencies. 

Assessment Criteria List 
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  Description Yes No Comments 

1 Enclosure corrosion   x No corrosion was observed on the switchboard 

2 Equipment obsolete   x Equipment appears in good condition  

3 Inaccessible   x Main switchboards are accessible 

4 Inadequate labelling   x The breakers are labelled adequately 

5 Arc Flash Labelling  x  

Arc flash labelling is required for equipment likely 
to be maintained while energized as per OESC 
2-306; labels were noted as present. 

It is recommended that maintenance and regular inspections be undertaken to keep the two main 
switchboards in fair operating condition. Replacement of the switchboard at the end of its expected forty to 
forty-five (40-45) year lifecycle would ensure continued reliable operation of the building’s electrical 
systems. 

The building operator should conduct regularly scheduled maintenance a minimum of every 2-3 years, 
which includes cleaning, thermal scanning, and torqueing all connections within the main switchboards. 
Additionally, the transformer enclosure should be cleaned and cleared of dust so as to maintain proper air 
circulation and cooling; failing to maintain proper air circulation through the vents of the transformer could 
reduce the service life of the equipment. Megger based testing of the transformer should also be periodically 
conducted to verify the integrity of the transformer’s coil insulation. 

The following allowances are included in the Reserve Fund Forecast with respect to the main switchboard & 
incoming transformer: 

a) An allowance for the removal and replacement of the main switchboards and incoming transformer 
based on a forty to forty-five (40-45) year life cycle. 

Though they are not included within the scope of this study, it is recommended that funds from the operating 
budget be made available for the regular scheduled maintenance of the main switchboards, which includes 
cleaning, scanning, and torqueing. If any of the maintenance activities are to be completed while equipment 
is energized, an arc flash study should be completed, and labelling should be installed on all equipment as 
per Ontario Electrical Safety Code stipulation 2-306. 

7.2. Distribution System 

7.2.1. Distribution Transformers  

There are no additional distribution transformers downstream of the building’s main distribution switchgear; 
the power from the main switchboard is distributed at 120V single phase and 208V three phase, and thus 
the distribution system does not require step down transformers to feed the distribution panels. 

7.2.2. Distribution Panels 

The distribution panels can be found within the incoming service electrical room on the garage level, and 
within the riser electrical rooms located adjacent to the elevator shafts on floors 1 through 4. The equipment 
listed above include: 

• Four (4) – 120/208V 600A normal power distribution panels, one on each above grade floor 

• Two (2) – 120/208V 225A normal power distribution panels located in the incoming electrical 

service room in the parking level 
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• One (1) – 120/208V 125A emergency power panel fed from the inverter system, located in the 

incoming electrical service room 

Assessment Criteria List 

  Description Yes No Comments 

1 Enclosure corrosion   x No corrosion was observed on the panels 

2 Equipment obsolete   x Equipment appears in good condition  

3 Inaccessible   x Panels are accessible 

4 Inadequate labelling   x The breakers are labelled adequately 

5 Arc Flash Labelling  x  

Arc flash labelling is required for equipment likely 
to be maintained while energized as per OESC 
2-306; labels were noted as present. 

 

The panels appear to be in good working condition and are building original from 2015. The building 
manager did not indicate any concerns related to the operation of the electrical equipment in the building. 

The average service life for panel boards is 40-45 years, with regularly scheduled maintenance. 

Though they are not included within the scope of the reserve fund forecast, it is recommended that funds 
from the operating budget be made available for the regular scheduled maintenance of branch panels, 
which includes cleaning, scanning, and torqueing of all wired connections. 

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

a) An allowance for the removal and replacement of the distribution panels based on a forty to forty-
five (40-45) year life cycle. 

b) An allowance for the removal and replacement of the tenant panels based on a forty to forty-five 
(40-45) year life cycle. 
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7.3. Lighting and Emergency Lighting 

7.3.1. Lighting 

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

• linear fluorescent fixtures in the parking garage, stairwells, and service spaces 

• incandescent ceiling downlights in public corridors 

• halogen wall sconces and compact fluorescent ceiling downlights in the building lobby 

• compact fluorescent fixtures in the locker spaces 

Upon visual inspection, the lighting fixtures appear to be in good condition with no bulb failures noted. Lights 
in the building stairwells have motion sensors, whilst all other public areas have local toggle switch controls. 
A timer was also noted in the electrical room that appears to control the lighting in the parking garage. 

The exterior lighting includes two LED powered light standards located along the visitor’s parking area, as 
well as some LED wall-packs located above each unit’s patio door. The two light standards have internal 
photocells. Upon visual inspection, the outdoor fixtures are in good condition. 

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

a) An allowance to replace the general interior building lighting, as well as the outdoor lighting, should 
be budgeted based on a twenty-five (25) year life cycle. 

7.3.2. Emergency Lighting & Exit Signage 

In order to provide emergency power to the light fixtures and exit signage located throughout the public 
building areas, the building is equipped with a GE LP Series UPS with a 16kW UPS. Both the inverter 
section and the battery bank are in the main electrical room located in the parking garage. 

A subset of the lighting fixtures within all hallways, the building lobby and all other common spaces are 
powered via the emergency distribution panel LP-P1X, which itself sources power from the GE UPS, in 
order to provide emergency lighting. These fixtures are of the same type as those on normal power 
branches, and thus their condition and expected replacement timeline are the same as the former. In all 
electrical and mechanical service spaces, there are also remote dual head emergency battery units 
providing localized emergency lighting, in addition to the emergency fixtures present which are tied to panel 
LP-P1X. 

Exit signage in the facility consists of the modern pictogram style fixtures which are power via panel LP-
P1X in normal operation; the exit signs contain internal batteries for power during outages. 

As the standards have changed, all remaining signage in the building should be replaced to meet current 
code throughout the building as the replacement of individual signs becomes necessary. 

Though they are not included within the scope of the reserve fund forecast, it is recommended that funds 
from the operating budget be made available for the replacement of internal batteries within exit signage 
whenever regular inspections determine that batteries no longer hold sufficient charge. 

The following allowances are included in the Reserve Fund Forecast with respect to the emergency lighting & 
exit signage: 
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a) An allowance to replace the exit signs should be budgeted based on a twenty (20) year life cycle. 

b) An allowance to replace the emergency power UPS should be  based on a thirty (30) year life cycle; 
additional allowances are needed for the replacement of the batteries in the battery bank according 
to an eight to ten (8-10) year lifecycle. 

7.4. Fire Alarm System  

The fire alarm panel in the building entrance is powered by the normal power panel LP and is a Mircom 
addressable single stage fire alarm panel. 

Within the public spaces of the condominium, there are heat detectors located in the elevator room and 
elevator pit, smoke detectors located in the stairwells, corridors and electrical rooms, and pull stations are 
located by stairwell doors and building exits. Combination strobe/horn devices are found in the electrical 
rooms, whilst mini horn devices are found in all other public spaces. In tenant units, there are standalone 
combination CO & smoke detectors, as well as mini horn devices for signaling. 

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

a) The typical lifecycle of a fire alarm systems is approximately twenty (20) to twenty-five (25) years. 
An allowance to replace the fire alarm panel should be budgeted based on a twenty (20) year life 
cycle. 

b) The fire alarm signaling and detecting devices, not including combination smoke & CO detectors, 
have typical lifecycles between twenty (20) to thirty (30) years; replacing the devices at the time of 
the fire alarm panel is sometimes preferable to ensure the compatibility of the fire alarm system 
and the devices in place. An allowance to replace the fire alarm devices throughout the 
condominium should be budgeted based on a twenty-five (25) year life cycle. The allowance for 
replacing combination smoke detector & CO devices should be based on a ten (10) year lifecycle. 

7.5. Other Electrical Services  

7.5.1. Security 

In the common spaces of the condominium at 2785 Baseline road, there are four (4) surveillance cameras 
recording the lobby, the parking garage elevator vestibule, the emergency exit and the garage door. These 
cameras function using a Kantech IP-based system which is housed in the level 1 electrical room. These 
cameras have lifecycles of fifteen (15) to twenty-five (25) years. EXP recommends that a system update 
be undertaken at the 25-year mark, and that allocations to the reserve fund be made accordingly for this 
purpose. 

7.5.2. Building Monitoring & Reporting 

The building is equipped with a DSC PowerSeries PC1832 panel which provides building monitoring & 
reporting for the fire alarm panel. Monitoring & reporting devices have lifecycles of fifteen (15) to twenty-
five (25) years. EXP recommends that a system update be undertaken at the 25-year mark, and that 
allocations to the reserve fund be made accordingly for this purpose. 
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7.5.3. Intercom system  

The building at 2785 Baseline road has a Kantech intercom system that dials the unit owners’ personal 
phones and allows building entry. The system appears to be in good condition, and the building manager 
reported no issues. EXP recommends that a system update be undertaken at the 25-year mark, and that 
allocations to the reserve fund be made accordingly for this purpose. 
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8.0 Elevator 

Appendix B of this report contains an Elevator Review report prepared by Rooney, Irving & Associates Ltd., 
dated October 2020.  

 

 

 

9.0 Engineering Services & Contingency 

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

a) As per the Condominium Act, reserve fund studies are required every three (3) years.  Every six 
(6) years a comprehensive reserve fund study, based on a site review, is required. 

b) Every second review is a financial update that is not based on a site review. 
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10.0   Regulations and Conclusions 

10.1. The Condominium Act 

Under the Condominium Act of 1998; 

1. The reserve fund must contain sufficient funds to meet the requirements proposed by the reserve fund 
study.  For new condominiums, the funds in the reserve must achieve this goal by the end of the fiscal 
year following the fiscal year in which the study is completed. 

• The Reserve Fund Study: 

• Evaluates the remaining life expectancy of each building component over a projected 30-year 
period and considers the projected replacement cost of each building component.  

• Establishes a financial plan to fund such replacement through the projected reserve fund with 
recommendations for what amount the monthly deposit should be (whether it be 10%, more, or 
less, depending on the current balance in the reserve fund, the existing state of repair of the project, 
etc.). 

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

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

3. A “Notice” of the funding plan must be sent to unit owners within 15 days of the proposal.  The Board 
of Directors then has 30 days from the date of sending the notice, to begin its implementation.  

4. It should be noted that the Condominium Act stipulates that the reserve fund must contain sufficient 
funds to meet the requirements proposed by the reserve fund study.  For condominium corporations 
created after May 2001, the funds in the reserve must achieve this goal by the end of the fiscal year 
following the fiscal year in which the study is completed.  After the reserve fund is adequate, annual 
contributions to the fund should remain constant (i.e., increasing by the rate of inflation only). 

5. Once a level of adequacy is achieved for the reserve fund, future Reserve Fund Study updates must 
ensure that any inadequacy of the reserve fund is remedied within the next fiscal year following the 
fiscal year in which the study, or update, was completed. 
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11.0   Reserve Fund Forecast 

11.1. Reserve Fund Forecast 

The Reserve Fund Forecast: 

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

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

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

• Establishes recommendations for adjustments to the monthly deposit 

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

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

30-year projection accordingly to improve forecasting accuracy.  

The following Reserve Fund Forecast relies on a number of assumptions; however, it is primarily based upon 
observations of major and minor deficiencies identified and reported on in the building condition assessment. 

11.2. Current Contribution 

For the current study, an interest rate of 2.0% and an inflation rate of 2.0% have been included in the forecast.  
Some of the reserve fund items have been phased to lessen the burden on the fund during high expenditure 
periods.  A copy of the Reserve Fund Forecast is included in Appendix A.  

It should be noted that the Condominium Act stipulates that the reserve fund must contain sufficient funds 
to meet the requirements proposed by the reserve fund study.  For condominium corporations created after 
May 2001, the funds in the reserve must achieve this goal by the end of the fiscal year following the fiscal 
year in which the study is completed.  After the reserve fund is adequate, annual contributions to the fund 
should remain constant (i.e., increasing by the rate of inflation only). 

Based on the results of the analysis presented herein, the reserve fund level of contribution for CCC No. 994 
is too low to adequately fund the Reserve Fund over the next 30 years. Some of this lack of funds is related to 
recently unexpected failure of the water piping causing water damage and required repairs. Some of the large 
replacement items have increased costs than previously presented related to increased costs for materials and 
labour for those elements (for example the podium waterproofing replacement and the asphalt shingle costs). 
As such, an increase to the annual contribution amount is required. We have incorporated the required 
increases and at the boards’ request spread it out over the next three (3) years of the study to eliminate any 
undue hardship to Owners of a onetime large increase. The study has set out increases of sixteen percent 
(16.00%), fifteen percent (15.00%), and twelve percent (12.00%) for each year 1, 2, and 3 of the study to 
offset anticipated future expenditures and is illustrated in the attached Reserve Fund Forecast (refer to 
Appendix A). Subsequent increases to contribution are set at two percent (2.0%, inflation) for Years 4 through 
Year 30 (2023/24 through 2051/52).  

The minimum balance over the course of the reserve fund study after year 1 is $28,078 in year 30 of the study 
which is fiscal year 2051/52 for the corporation. 
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It is the Owners’ option to defer or advance maintenance and/or repairs to their facilities based on budgeting 
constraints, residents’ needs, operational horizons, etc.  However, the Owners should be aware that 
deferring recommended repairs might result in additional deterioration and/or damage, which may 
significantly increase repair costs.  Also, absent or unsatisfactory maintenance procedures may lead to 
accelerated deterioration, higher repair costs, and a shorter service life.  
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12.0   Limitations 

The scope of work undertaken by EXP is similar to that which would be considered reasonable by 
professional standards.  We arrived at conclusions based upon the best information presently known to 
us. 

EXP Services Inc., (EXP) prepared this report for Ottawa-Carleton Standard Condominium Corporation No. 
994.  It may not be reproduced in whole or in part, or used or relied upon in whole or in part by any other 
party for any purpose whatsoever. 

Any use a third party makes of this report or any reliance on or decision made based upon it, is the sole 
responsibility of such third party.  EXP accepts no responsibility for any damages of any kind or nature 
whatsoever, suffered by any third party as a result of decisions made or actions taken based upon this 
report.  

EXP acknowledges that this report may be relied upon by financial institutions for lending purposes for the 
present use of the property. 

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

EXP Services Inc. 

Karen McKenzie, B.Arch.Sc. 
Project Manager 
Building Engineering Services 

Chantal Wegner, M.A.Sc., P.Eng.  
Division Manager  
Building Engineering Services  
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Appendix A 
Reserve Fund Forecast 



exp Services Inc. OCSCC No. 994 Reserve Fund Forecast

February 23, 2021

Project No. OTT-00237684-A0

Assumed Inflation Rate : 2.00%
Assumed Interest Rate : 2.00%
Reserve Fund Balance $278,680 (May 31, 2020)
Current Annual RF Contributions $105,454 (For Fiscal Year 2020/21)

5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 31 32 33 34

age of 

element
Cycle (years) 2020 / 2021 2021 / 22 2022 / 23 2023 / 24 2024 / 25 2025 / 26 2026 / 27 2027 / 28 2028 / 29 2029 / 30 2030 / 31 2031 / 32 2032 / 33 2033 / 34 2034 / 35 2035 / 36 2036 / 37 2037 / 38 2038 / 39 2039 / 40 2040 / 41 2041 / 42 2042 / 43 2043 / 44 2044 / 45 2045 / 46 2046 / 47 2048 / 49 2050 / 51 2051 / 52

4.0 Structural & Architectural Features

4.1.2 a Wood Frame Balconies (Periodic Repairs) $5,000 $5,500 5 6 $5,500 $5,500 $5,500 $10,000 $10,000

4.1.2.b Balcony Railings (Repairs & Future Replacement) $5,000 $5,500 5 5 $5,500 $5,500 $5,500 $160,000

4.1.3 Parking Garage Concrete and Local Traffic Topping (Repairs) $40,000 $60,000 5 12 $60,000 $60,000

4.2 Building Envelope

4.2.1 a Roofing - Shingle Replacement $100,000 $250,000 5 15-20 $250,000

4.2.1 b Roofing - Flat Roof and Roof Terrace Replacement $100,000 $100,000 5 25 $100,000

4.2.1 c Roofing (Partial Roofing Repairs) $5,000 $5,000 5 5 $5,000 $5,000 $5,000 $5,000

4.2.1 d Evestroughs and Downspouts - $20,000 5 40 $10,000 $10,000 $20,000

4.2.1 d Garage Roof (Podium Deck Membrane Replacement) $500,000 $900,000 5 25-30 $450,000 $450,000

4.2.2 a Masonry Veneer (Repairs) $30,000 $30,000 5 15 $30,000 $30,000

4.2.2 b Light Grey Aluminum Panel Veneer (Replacement) $50,000 $50,000 5 35-40

4.2.2 c Dark Grey Aluminum Panels Between Windows (Replacement) $15,000 $15,000 5 25-30 $15,000

4.2.2 d Siding (Repairs) $5,000 $5,000 5 15 $5,000

4.2.2 d Siding (Replace) - $250,000 5 30-35 $125,000 $125,000

4.2.2 e Aluminum Soffit (Repairs) $3,000 $3,000 5 15 $3,000 $3,000

4.2.3 a Allowance to replace some insulated glass units $3,000 $3,000 5 15 $3,000 $3,000 $3,000 $3,000

4.2.3 b Windows (Replacement) $300,000 $380,000 5 25-30 $190,000 $190,000

4.2.3 c Balcony Doors (Replacement) $200,000 $220,000 5 25 $220,000

4.2.3 d Main Entrance Lobby Door (Replacement) $10,000 $15,000 5 20 $15,000

4.2.3 e Exterior Egress Entrance Doors - (Replacement) $4,000 $4,000 5 25 $4,000

4.2.3 f Overhead Garage Door $5,000 $5,000 5 10 $5,000 $5,000 $5,000

4.2.4 Exterior Sealant (Replacement) $40,000 $45,000 5 8-10 $45,000 $45,000

4.3 Interior Finishes

4.3.1 a Lobby Refurbishment $20,000 $20,000 5 20 $20,000 $20,000

4.3.1 b Lobby - some refinishing $3,000 $3,000 5 5-7 $3,000 $3,000 $3,000 $3,000

4.3.2 a Corridors and Stairwell - Replace carpets $50,000 $50,000 5 10-15 $50,000 $50,000

4.3.2 b Corridors - Painting $20,000 $25,000 5 15 $25,000 $25,000

4.3.3 Painting in Utility, Storage, Locker and Stairwell Areas $5,000 $5,000 5 15-20 $5,000 $5,000

4.3.4 Common Interior Doors - Repair/Replace some $5,000 $5,000 5 15 $5,000 $5,000

5.0 Landscaping, Drainage & Surface Features

5.1 Metal Railings  (Repair/Refinish) $10,000 $10,000 5 9 $10,000 $10,000 $10,000

5.2 Retaining Walls, Dividers and Steps (Repairs) $3,000 $5,000 5 8 $5,000 $5,000 $5,000 $5,000

5.3 Interlocking Paver (select re-leveling and replacement) $5,000 $5,000 5 8 $5,000 $5,000 $5,000 $5,000

5.5 a Asphalt - Garage Ramp $20,000 $20,000 5 23 $20,000

5.5 b Asphalt Driveway and Visitors Parking Lot (Repairs & Future Replacement) $10,000 $5,000 5 10 $5,000 $40,000 $5,000

5.6 Soft Landscaping $3,000 $3,000 5 5 $3,000 $3,000 $3,000 $3,000 $3,000

6.0 Mechanical Systems

6.1 a Rooftop Make Up-Air Unit $60,000 $64,900 5 30 $64,900

6.1 b Garage Make Up-Air Unit $35,000 $37,900 5 30 $37,900

6.1 c Allowance for remediation of Garage Make-up Air Unit Intake issue NA $15,000 NA NA $15,000

6.2 a Garage Exhaust Fans $15,000 $16,200 5 20 $16,200

6.2 b Garage Carbon Monoxide Systems $20,000 $21,600 5 15 $21,600 $21,600

6.2 c Transfer Fans $20,000 $21,600 5 25 $21,600

6.2 d Exhaust Fans $4,500 $4,900 5 25 $4,900

6.5 Domestic Hot Water Heater $1,000 $1,100 5 15 $1,100 $1,100

6.3 Electric Heaters $15,000 $16,200 6 30 $16,200

6.6 Sump Pumps $5,000 $5,400 5 20 $5,400

7.0 Electrical Systems

7.1 13.8kV Transformer & Main Switchboard $350,000 $250,000 5 40

7.2 Normal  120/208V Power Panels - Common Areas $35,000 $40,000 5 40

7.2 Normal  120/208V Power Panels - Units $280,000 $280,000 5 40

7.3 Lighting Fixtures in Common Area $40,000 $40,000 5 25 $40,000

7.3 Lighting Fixtures in Parking Garage $30,000 $30,000 5 25 $30,000 $30,000

7.3 Exterior Site Lighting $8,000 $8,000 5 25 $8,000

7.3 Exterior Building Lighting $6,000 $6,000 5 25 $6,000

7.3 Exit Signs $8,000 $8,000 5 20 $8,000

7.3 Emergency Power - UPS & Battery Units $35,000 5 30

7.4 Main Fire Alarm Panel $15,000 $25,000 5 20 $25,000

7.4 Fire Detection and Alarm System Devices - Signalling Devices & Heat Detectors $70,000 $40,000 5 25 $40,000

7.4 Fire Detection and Alarm System Devices - Smoke Detectors $120,000 $20,000 5 10 $20,000

7.5 Surveillance System $10,000 5 25

7.5 Monitoring & Reporting System $8,000 5 25

7.5 Door Phone Entry System $28,000 $28,000 5 25 $28,000

V Elevator Systems

EL1 Future mandatory work required by B44 safety code $1,000 $1,500 5 5 $1,500 $1,500 $1,500 $1,500 $1,500

EL2 Full Load Testing $3,000 5 5 $3,000 $3,000 $3,000 $3,000 $3,000

EL3 Upgrade of cab interior finishes $17,000 $15,000 5 20 $15,000 $15,000

EL4 Complete modernization of existing elevators including B44 code ... $150,000 $151,000 5 17 $151,000

Engineering Services

9.0 a Reserve Fund Study - Update With Site Inspection $8,900 $9,400 NA 6 $9,400 $9,400 $9,400 $9,400 $9,400

9.0 b Reserve Fund Study - Update Without Site Inspection $2,100 $2,200 NA 6 $2,200 $2,200 $2,200 $2,200 $2,200

TOTAL EXP. IN 2021 DOLLARS $24,400 $20,500 $10,000 $57,200 $15,500 $15,000 $29,400 $115,500 $0 $108,400 $15,500 $20,000 $344,400 $5,500 $52,100 $158,700 $8,000 $107,000 $39,400 $251,000 $55,500 $15,200 $68,000 $54,200 $205,400 $500,000 $343,000 $272,200 $450,000 $455,000

TOTAL EXP. ADJUSTED FOR INFLATION $26,411 $22,634 $11,262 $65,705 $18,161 $17,926 $35,838 $143,610 $0 $140,227 $20,452 $26,917 $472,787 $7,701 $74,412 $231,196 $11,888 $162,176 $60,912 $395,802 $89,268 $24,937 $113,792 $92,513 $357,606 $887,922 $621,297 $502,914 $848,043 $874,615

INTEREST INCOME $0 $9,021 $12,060 $14,268 $17,637 $20,863 $23,814 $24,456 $28,424 $29,372 $33,117 $36,863 $30,681 $34,962 $37,897 $37,427 $41,983 $43,315 $47,046 $43,368 $46,630 $51,499 $54,548 $58,231 $56,090 $42,016 $33,784 $28,162 $14,729 $531

HST 13% $3,433 $2,942 $1,464 $8,542 $2,361 $2,330 $4,659 $18,669 $0 $18,230 $2,659 $3,499 $61,462 $1,001 $9,674 $30,055 $1,545 $21,083 $7,919 $51,454 $11,605 $3,242 $14,793 $12,027 $46,489 $115,430 $80,769 $65,379 $110,246 $113,700

RESERVE FUND CONTRIBUTIONS (YR) $105,454 $122,327 $140,676 $157,557 $160,708 $163,922 $167,200 $170,544 $173,955 $177,434 $180,983 $184,603 $188,295 $192,061 $195,902 $199,820 $203,816 $207,893 $212,051 $216,292 $220,617 $225,030 $229,530 $234,121 $238,803 $243,579 $248,451 $253,420 $258,488 $263,658

ADDITIONAL ANNUAL CONTRIBUTIONS $15,000 $15,000 $14,000

BALANCE (Year End) $354,289 $475,061 $630,071 $741,649 $899,472 $1,064,000 $1,214,517 $1,247,238 $1,449,617 $1,497,967 $1,688,956 $1,880,005 $1,564,731 $1,783,051 $1,932,765 $1,908,761 $2,141,127 $2,209,076 $2,399,342 $2,211,745 $2,378,119 $2,626,470 $2,781,963 $2,969,775 $2,860,573 $2,142,816 $1,722,985 $1,436,275 $751,204 $27,078

          Reserve Fund contribution increased

          at a rate of 2.0 % Annual per year (inflation)

CONTRIBUTION/UNIT/YEAR $1,318 $1,529 $1,758 $1,969 $2,009 $2,049 $2,090 $2,132 $2,174 $2,218 $2,262 $2,308 $2,354 $2,401 $2,449 $2,498 $2,548 $2,599 $2,651 $2,704 $2,758 $2,813 $2,869 $2,927 $2,985 $3,045 $3,106 $3,168 $3,231 $3,296

CONTRIBUTION/UNIT/MONTH $109.85 $127.42 $146.54 $164.12 $167 $171 $174 $178 $181 $185 $189 $192 $196 $200 $204 $208 $212 $217 $221 $225 $230 $234 $239 $244 $249 $254 $259 $264 $269 $275

Number of Units = 80 80
$17.58 $19.11 $17.58

Age of Complex
Item 
No.

Description of Work 2021 Cost2017 Cost

RESERVE FEE INCREASE 16.00% 15.00% 12.00%
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1.0 PURPOSE 

On October 15, 2020, a study of the elevator equipment located at OCSCC #994, 2785 Baseline 
Road, Ottawa, Ontario was undertaken for EXP. This was conducted to determine the condition 
of the elevator equipment, evaluate the elevator service contractor’s quality of maintenance, 
determine the capital costs likely to be encountered by the Owner, and to itemize any obvious 
maintenance deficiencies. 

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

 

2.0 SUMMARY, RECOMMENDATIONS AND COSTS 

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

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

Complete modernization – If the elevator equipment is properly maintained under the terms of 
full maintenance contract, we estimate the remaining useful life as sixteen (16) years. At such 
time the existing controller, motor drive, and machine may require replacement. A modernization 
typically also involves the replacement of all operating buttons and fixtures, as well as 
replacement of all wiring. This upgrading cost for the existing elevator system includes all feasible 
associated work to ensure the elevators comply with the latest edition of the CSA Safety Code for 
Elevators. Elevator modernization is predicted to cost $151,000. 

Cab interior upgrade – Normally, cab interiors are renewed periodically for aesthetic reasons. We 
recommend allowing funds for cab work in approximately six (6) years. A cab modernization could 
cost $15,000 if undertaken with similar materials. 

Contingency fund – Periodically, the Technical Standards and Safety Authority (TSSA) dictates 
remedial work that must be carried out on various types of elevators. As these rulings become 
enforced, the cost to ensure that the elevator complies with the Rulings is the responsibility of 
the Owner. We recommend that a contingency fund of $1,500 is established every five (5) years 
to cover the cost of any future mandatory work for this site. 
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Full load testing - Elevator maintenance contracts have historically covered all testing. However, 
more recently contractors have sought extra payment to cover full load testing now required each 
5 years. If this is not already covered under the current maintenance agreement, we recommend 
allowing $3,000 each 60-month cycle to cover this testing. 
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3.0 DESCRIPTION OF VERTICAL TRANSPORTATION SYSTEM 

The vertical transportation system consists of one gearless machine room less (MRL) traction 
passenger elevator. 

3.1 Technical Data 

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

Category Description 

Building Designation 1 

Installation Number 64692356 

Class Passenger 

Capacity 2,500 lb 

Speed 150 fpm 

Floors Served 5 

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

Door Protection Multibeam infrared detector 

Door Operator Otis 

Machine 
Otis Gen2 
Machine room less (MRL) gearless, 28 HP 

Motor Drive VVVF 

Electrical Controller Otis door frame (cabinet locked, couldn't identify) 

Roping 3 x 30 mm belts 

Manufacturer Otis Elevator 

Installation Date circa 2014 

Maintenance Contractor Otis Elevator 

  



ELEVATOR RESERVE FUND STUDY 
2785 Baseline Road, Ottawa, Ontario 

 

October 2020 Rooney, Irving & Assoc. Ltd. Page 4 of 11 

3.2 Existing Conditions 

The elevator system was manufactured and installed by Otis Elevator circa 2014. 

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

This elevator system has been provided as e (MRL), where no traditional elevator machine room 
is located above the elevator hoistway. Instead, the gearless AC drive machines are mounted 
inside the hoistway (i.e., top of the shaft). This system saves architectural space in the building 
and can provide good elevator performance with good energy efficiency. However, the location 
of the machine significantly hinders preventive maintenance and major service work, and 
ultimately presents a challenge for replacement of the hoist machine when the equipment has 
achieved full life. 

The elevator control system has been miniaturized so as to be recessed into an entranceway jamb, 
as opposed to the traditional system of being located in a machine room or control room. While 
this approach saves architectural space in the building, it presents challenges for preventive 
maintenance and major service work over the life of the elevator. In particular, when the time 
comes to modernize the system there is no available replacement control system. Hopefully in 
time vendors will develop replacement products. 

We noted that the elevator system has been equipped with Firefighter’s Emergency Operation – 
automatic emergency recall and in-car emergency service operation. This system was not tested 
as part of this review. The elevator system does not appear to be provided with emergency power. 

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

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

 

Safety Code Items 

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

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

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

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

 

Parameter Required Elev. 1 

Car Speed UP 150 fpm ±5% 148 

Car Speed DOWN 150 fpm ±5% 147 

Flight Time UP ≤ 12.7 sec 13.5 

Flight Time DOWN ≤ 12.7 sec 11.8 

Average Accel UP 0.03 g 0.08 

Max Jerk ≤ 8 f/s3 6 

Door Stall Force ≤ 30 lb 27 

Levelling Accuracy 1/4" 1/4" 

 
Table Definitions 

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

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

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

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

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

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

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

5.1 Maintenance Logs 

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

The status of the logs are as follows: 

 

Task Record 

Routine Visits 
8 of last 12 planned visits logged; missed May, June, July, 
August 2020 
Contractor’s plan is for monthly visits 

Callback and repair log Log indicates very few calls, if accurate 

Annual Work (CAT 1) Last recorded January 1, 2020 

Five-year Work (CAT 5) Last recorded June 1, 2020 

Fire Service Testing Up to date 

Emergency / Auxiliary 
Power Testing 

Not applicable 
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5.2 Maintenance Deficiencies 

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

 

Deficiencies 
Date Corrected; 

Initials 

1. Properly complete required tasks at monthly intervals; missed May, 
June, July, August 2020. 

 

2. Log all supplementary maintenance work.  

3. Log all malfunction calls.  

4. Provide permanent FEO instructions at recall landing; taped-on 
instructions. 

 

5. Clean the pit.  

 
 

  

mailto:contractor@rooneyirving.ca
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APPENDIX A – IMAGES 

IMAGE 1 – Machine 
 
 

 

IMAGE 2 – Car top 
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APPENDIX A – IMAGES, CONTINUED 

IMAGE 3 – Pit 
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APPENDIX B – PROJECTED CAPITAL COST TABLE 

 

 
Year 

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

Future mandatory work 
required by B44 Safety Code 

$1,500 $1,500 $1,500 $1,500 $1,500 $1,500 

Full load testing every 60 
months (if not covered in 
existing maintenance 
contract) 

$3,000 $3,000 $3,000 $3,000 $3,000 $3,000 

Replace cab interior finishes 
(if not implementing full 
modernization) 

 $15,000     

Complete modernization of 
existing elevator, including 
B44 Code upgrades and cab 
interior 

   $151,000   

 
 

Notes of Costs: 

• HST not included; 

• Based on present-day dollars; 

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

conditioning, not included. 

 
 

-END OF REPORT- 


