




Common elements require regular 
upkeep and funds for that purpose are 
allocated in a reserve study. “At the end of 
the day it’s the board’s decision,” explains 
Audrey McGuire VP for Larlyn Property 
Management, “and obviously it depends 
on the corporation’s finances and so forth 
but the reserve fund is a guideline.” 

Some condominiums will invest in 
regular facelifts while other buildings 
would allow more time to go between 
updates and wait until they are absolutely 
necessary. When the subject comes up 
and a board is faced with the decision 
whether or not to renovate and how to 
divide the funds for the job, it pays to do 
the job right by hiring the right team for the 
task.

When planning a redesign, a board 
must determine what work they want to 
do and review the reserve fund study to 
see how much money has been allocated 
for that particular work. The board will 
be guided by the advice of their property 
manager who “will work in conjunction 
with the board to make sure the building 
is maintained with the proper maintenance 
and so for th and with repairs and 
replacements.”

T h e  p r o p e r t y  m a n a g e r  w i l l 
recommend an ARIDO designer - a 
professional designer who is a member 
of  the Assoc iat ion of  Reg istered 
Interior Designers of Ontario – who has 
experience in condominium renovations.

Boards looking to save money may 
think it would be cheaper and easier 

to avoid hiring a designer and to make 
the des ign dec is ions themselves . 
Accord ing to Jose De O l ive i ra  of 
JCO and Assoc iates,  a  contractor 
w ho  sp ec i a l i zes  i n  c ond omin ium 
r e f u r b i s h m e n t s ,  m a k i n g  d e s i g n 
decisions for a condominium is much 
more complicated than it would be 
to redesign the interior of a private 
residence. Hiring the right professionals 
upfront will save a great deal of time 
and money over the long term because 
they w i l l  ensure the job is  done 
properly.

 “The very first thing that boards have 
to realize is that when you’re replacing 
existing finishes, there are certain criteria 
that those finishes have to have (for 
example flame spread ratings, things to 
do with life safety) and if they’re planning 
to relocate speakers, pole stations or exits 
in buildings, then they require building 
permits,” explains De Oliveira.

“The other thing that is very important 
is that the materials that are chosen to 
replace existing materials are materials 
that are going to be able to stand up to the 
usage where they’re going to be placed. 
For example, if you’re going to replace a 
carpet, you’re going to need to make sure 
the material you’re going to replace it with 
is equal to or better than the material that 
was there so that it lasts.” 

De Oliveira also warns of the legal 
implications for a board who takes on the 
work of choosing finishings themselves. 
Since the condominium is a public space 

with multiple owners, if the designer 
uses an inappropriate material, they’re 
liable for it. It is more complicated than 
simply replacing the existing finishes with 
equal finishes. With modern technological 
advances and practices, there are new 
materials that may work better than the 
originals that were used in any given space. 

“For  example,  let ’s  suppose a 
board decides it would like particular 
wallpaper put in but the wallpaper 
doesn’t meet flame spread ratings or 
smoke development (those are two very 
important criteria) and they go ahead 
and put it throughout the building. Then 
there’s a fire. The fire department comes 
in and does an investigation – somebody 
dies in one of the corridors – and they find 
out some of the materials used there did 
not meet the requirements. The board 
can be liable for that. The board can also 
be liable to all the owners if they put in 
materials that don’t work. So there are a 
lot of legal ramifications as to why boards 
should not do the design.”

A board looking to save money on 
renovations can do it by hiring the right 
person who will take the liability on 
themselves for the materials, installation, 
permits, etc. And they should verify 
that their contractor and designer have 
done this kind of work in the past and 
they have worked with the materials 
in question. The board should also 
do their homework by visiting other 
condominiums where a similar design 
has been previously completed.
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“Once they see them installed they will 
know how long they’ve been installed, 
they will see if the materials have been 
wearing well,” explains De Oliveira. “For 
example, if it’s a tile, and they go there 
and they speak to the board or property 
manager and the property manager 
says, you know what, I would never 
recommend this product because it’s a 
pain to keep clean. People have slipped 
on it.

“Or they can say they’re interested in 
putting in wallpaper. And the manager 
says, don’t use this, my cleaners have 
attempted to clean it and the colour comes 
off it!”

Experienced contractors and designers 
will seek out feedback from property 
managers of buildings in which they have 
completed projects and keep an inventory 
of materials that work and know which 

ones do not work well in high traffic areas. 
“Let’s say I’ve done a building four 

years ago and there’s this particular type 
of tile and this particular wallpaper and we 
speak to the managers and they tell us 
that things have been going very well, the 
building still looks amazing, the product 
is cleaning up well. Then we don’t have a 
problem recommending that product.”

Condominium boards looking to cut 
corners and avoid hiring a designer must 
do a lot of research to make sure the 
products they choose meet the Ontario 
building code (OBC) but also that they are 
appropriate for the application they have 
in mind. 

“One thing is finding materials that meet 
the OBC and another thing is putting the 
materials in places that they’re going to 
last. Because you can find wallpaper that 
meets OBC but if you use it in a corridor 

that has a lot of damage and people going 
in all the time the paper will get scuffed.”

A designer will take into consideration 
how a space is used when choosing 
material thus avoiding premature wear 
on materials in high use areas. Choosing 
the right materials for the job will keep 
the common areas looking good for 
much longer and ultimately will save 
the condominium the cost of material 
replacement.

De Oliveira does have a bit of advice 
for boards who want to avoid hiring a 
designer :  “they must do the due 
diligence and make sure the materials 
are specified and appropriate for that 
area and if they aren’t using a designer 
they must use a contractor who is 
experienced in this type of work and has 
done this type of work before.”  CB

CB  2010 BUYERS' GUIDE 

Hiring the right professionals 
upfront will save a great deal of time and 
money over the long term because they will 

ensure the job is done properly.
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