HALTON CONDOMINIUM CORPORATION NO. 78

OWNERS’ INFORMATION MEETING
2222 Marine Drive, Oakville, Ontario

MINUTES OF THE OWNERS INFORMATION MEETING of Halton Condominium Corporation No. 78,
held at the Royal Canadian Legion, located at 79 Jones Street, Oakville, Ontario, on Thursday, April 6, 2023 at
6:00 p.m.

Representing the Board

Nancy Beggs President

John Howlett Secretary

Jack Shand Director

Bob Beechey Director

Ed Kubacki Director

Representing Management

Steven Peros CEO, Central Erin Property Management
Guests

Joel Nelson Owner, PuroClean

Victoria Janik Recording Secretary, INaMINUTE Ltd.

1.0 INTRODUCTION

Steven Peros, CEO of Central Erin Property Management, presided as Chairperson and called the meeting to order
at 6:00 p.m. The Board of Directors and guests were introduced. It was noted that INaMINUTE Ltd. was invited to
take minutes for this meeting, for the benefit of those who could not attend.

The purpose of this meeting was to discuss the series of events with respect to the attic mould discovery, and next
steps for remediation.

2.0 ATTIC INVESTIGATION AND MOULD REMEDIATION

The Chairperson proceeded to outline the timeline of events relevant to the discovery of mould in attic spaces,
noting that the process had come about organically when a home inspection first identified mould in a unit at the
time of purchase/sale in late summer 2022. When the home inspection report was received, PuroClean was invited
to attend the site; they issued a report confirming that the mould was dormant/non-active, and provided the
corporation with a quote to remediate the attic. This was approved and PuroClean and proceeded to remediate to
remove all traces of mould. This event led the Corporation to take steps to determine whether the mould was
isolated or more widespread. The Chairperson noted that a timeline of events was included in the agenda package.

The Chairperson invited Joel Nelson, Owner of PuroClean, to present information regarding the
behaviour/characteristics of mould, and the company’s mould remediation process.

J. Nelson offered a brief summary of the company’s history, noting that PuroClean was family owned, operating
for over 14 years, and was IICRC certified. Through their work, PuroClean endeavoured to contain damage and
then facilitate a property’s healing process, which involved containment and removal of mould, followed by
repair/replacement. PPE, protection and proper containment measures, i.e., the use of negative air pressure
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machines and poly sheeting, were used for the protection of Residents and to ensure no contaminated air left an
active working area.

It was not uncommon that a home inspector would find mould, if present, in an attic during a home sale, and often
times, mould could be present for 10 to 20 years in an attic before found, as generally an Owner would not be
aware, and it would not impact the air quality of the home. Mould was an opportunistic eco-system, and a moisture
imbalance could cause the generation of mould. Conditions that could lead to a moisture imbalance included lack
of ventilation, a bathroom vent being improperly installed, and lack of insulation, amongst others. The importance
of identifying and rectifying the originating defect that led to the mould’s formation was highlighted.

J. Nelson displayed before and after photos showing a sampling of PuroClean’s past jobs. He described two (2)
products that were used in the mould remediation process:
e  OmniPro On & Gone for clean up; and
e OmniPro Gone 4 Good for protection against future mould growth, offering a ten (10) year warranty
through the manufacturer.

An Owner inquired how long the remediation process took, per day.
J. Nelson advised that it depended highly on the size of the job. The example shown took one (1) day, and the
Residents returned to the unit the same day, after completion.

An Owner inquired if mould could come down the walls of the bedroom from the attic space.
J. Nelson answered that, typically, moisture formed from the soffit up, which was an outdoor environment and
distinguished from the bedroom walls. If there was mould in the walls, it would not generally come from the attic.

An Owner inquired who would be responsible to pay for adding extra insulation into the attic.
The Chairperson provided additional context to the situation, which was relevant to the Owner’s inquiry:

e To determine whether the mould was isolated or widespread, PuroClean was engaged to inspect a basket of
11 units. Out of the basket inspected, six (6) units had the presence of mould identified and were treated.

e The Corporation consulted with several professionals - Auditor, Legal Counsel and Engineering - to
determine responsibility for mould remediation and whether expenses were Reserve Fund eligible. All
parties drew the same conclusion that mould remediation and rectification were the Corporation’s
responsibility to address. This opinion was based on Schedule C of the Declaration, which defined a unit’s
boundaries.

e As the attic was considered a common element, Owners were not to make alterations or use the space e.g.,
for storage or otherwise, without the Corporation’s approval.

e The Corporation’s engineering firm, WSP Global, was engaged to carry out an attic assessment. They
provided a checklist of defects to look for, which would be used during an upcoming site-wide unit
inspection process. The site-wide inspection process was tendered out, and PuroClean submitted the most
competitive pricing and were chosen. PuroClean would be identifying any defects in the roof, insulation,
sheaving, venting, and such, and the Corporation would be responsible for addressing these defects at the
Corporation’s expense.

¢ Roof inspections would also be taking place, as an additional layer of asset protection in the near future.

e The Corporation was not, however, responsible for upgrading the units to meet current building code
standards, as the site was built in the 1970s.

¢ Unit inspections and treatments would be taking place through April and May 2023.

e Therefore, if an Owner wished to upgrade their insulation, they would bring a common element alteration
application to the Board for approval, and all costs would be borne by the Unit Owner.

The same Owner noted that they had paid for additional insulation to be installed several years previously, and
extra vents were also installed at the same time.
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The Chairperson added that, while vents were always present, sometimes there were not enough, which in part,
was why WSP was engaged to undertake the attic assessment.

An Owner inquired if the inspections would include sampling.
J. Nelson clarified that, since mould was usually evident visually, sampling would not be conducted, as this would
be at an extra cost.

The same Owner inquired if post-remediation reporting would be provided.
The Chairperson confirmed that a report would be issued for every unit treated, which would be affixed to the
unit’s file for future reference.

An Owner inquired if the bedroom, where the attic access hatch was located, could be slept in following work.
J. Nelson confirmed that it could. He added that sometimes a lingering odour could be present from the cleaning
products.

The Chairperson noted that the inspection and remediation processes would be somewhat intrusive. Notices
would be going out shortly, and Residents’ phone numbers would be provided to PuroClean, who would reach out
to schedule appointments. Each inspection would take approximately an hour, and two (2) workers would be
present, for safety reasons.

An Owner inquired if the Gone 4 Good product could still be applied for protection even if mould was not found.
J. Nelson advised that there would be no need for it.
The Chairperson requested that J. Nelson provide a per unit application cost for consideration.

An Owner inquired if mould could remain in the insulation after remediation.

J. Nelson explained that mould needed moisture and food to thrive, and insulation did not provide such an
environment, as it was made of fiberglass. Therefore, he could safely inform that mould would not develop in
insulation.

An Owner inquired when the roof was last redone.

The Chairperson advised that the roof was completed approximately ten (10) years previously. He also added that
Management was in the process of publishing a spreadsheet showing Reserve Fund projects and expenditures from
the site’s inception, which would be available to Owners for improved transparency.

An Owner noted that her unit was recently remediated by PuroClean, and offered feedback that the process was
fast and painless, and that the workers were outstanding.

There being no further questions, the Chairperson thanked J. Nelson for his time, and he departed the meeting at
6:40 p.m.

3.0 BUDGET AND RESERVE FUND STUDY

The Chairperson briefly spoke to the Operating budget and Reserve Fund Study (RFS), highlighting inflation
pressures across the board. This included industry wide increases of 25-45% on insurable valuation for
property/asset replacement, causing premiums to increase. The recent RFS update included an estimate for
mould remediation/restoration, to ensure there was enough funding to cover the arising needs.

An Owner inquired whether the RFS was governed.

The Chairperson confirmed that the RFS had to be prepared by an engineer/architect, and forecast 30-years of
anticipated major repair/replacement. This was completed using a combination of site inspections/unit prices,
and was updated every three (3) years. The RFS was a guide to be used in measure to actual conditions and site
requirements.
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An Owner inquired why mould had not been anticipated earlier, given the age of the property.
The Chairperson explained that COVID-19 caused property inspections not to occur, and property sales were
often taking place without any conditions.

The same Owner inquired whether Management should have been conducting periodic inspections.
The Chairperson advised that, without visible signs of moisture, there would have been nothing to cause
speculation that there may have been mould. There did not appear to be a need for inspection.

An Owner inquired why the cost for the next year’s AGM was budgeted at $2,000, compared to the $750 spent
the last year.

The Chairperson explained that industry-wide regulatory changes required the delivery of several notices, and
there were more moving parts, which ultimately caused an increase in cost.

An Owner inquired why a Contingency Fund was created that was separate from the Reserve Fund.

The Chairperson advised that the Reserve Fund was for any major repair/replacement of capital assets, and the
Contingency Fund was created to form a buffer for Operating expenditures. It was suggested that a month’s
Operating expenses be kept as a buffer.

In closing, the Chairperson noted that, throughout the industry, special assessments and double-digit common
element fee increases were becoming the norm. HCC 78 had a healthy Reserve Fund standing, considering its
age, and was in good shape. He reminded Owners that past notices/announcements could be found at
www.hcc78.com, which was open to the public, and the web portal included more privileged information that
could be accessed with an email address and password. Management could be contacted to arrange for a
password reset.

5.0 CLOSE OF MEETING

The Chairperson thanked Owners for participating in the meeting. There being no further business to discuss,
the meeting was closed at 6:50 p.m.
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2, PuroClean

ThP amedics of Property Damage

I\/Iould In Condos — Our
Remediation Plan

Joel Nelson

PuroClean Restoration Oakville / Mississauga



PuroClean Oakville - Our Team

* PuroClean Emergency Services
provides state-of-the-art
services locally, responding

Joel Nelson Heidi Nelson r'a pldly to your call for water, fire
Owner/Operator Owner/Operator o
and mould-related crisis. Our
goal is to contain the damage to
the “wounded” property and

weocen ICRC facilitate the healing process.



Our Approach

* Your Oakville/Mississauga,
Puroclean team has the highest

levels of certification in the nation.

We will put our property
restoration expertise to work after
floods, fires, mould and related
problems so you can get back to
normal sooner, with less stress,
disruption and financial hardship.

Our Process:

Repair and replace as required

Set up containment and air handling for
safety and to contain odours

All employees have appropriate PPE
Hepa Vac

Disinfect to kill any live mould spores
Clean Mould Staining

Add protectant coating



On & Gone,

Canadian Owned and manufactured

Our Product
Choice - Cleaner

Improved odour

Highly effective with over 30,000 completed
applications
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OmniPro On & Gone

Before After



OmniPro On & Gone

After

Before



* Gone 4 Good

Our PrOd uct Ch0|ce * Canadian Owned and manufactured

» Surface protectant with 10 year warranty to reduce

_ Protecta nt future risk of mould

* Can be applied same day as On & Gone to get tenants
home sooner

9
MOLD  _a™ 10 YEAR WARRANTY
i LA, AGAINST MOLD REGROWTH

ME mc.,...sl.m-

FOR INTERIOR RESIDENTIAL APPLICAT\DN ONLY (A'I'I'\CS CRAWLSPACE EASEMENT WALL CAVITIES)

All'work comgleted by hias met standards set out by Mold Science Technoiogies Inc. The wosk perfomed by
e
the mowd remediatoricontractor will b2 thoroughly documentsdl and copis will be retained by al parties and beneficiary Terms, conditions and

restriciions set herein are integral parts of the 10 year Emited wamanty

BANT NAUE (CONTRACTOR | REUEDTOR,

CONTRACTOR ALTHORIZED SGMATLRE

Mokl Stain Remower used on this Project On & Gone __Yes __ No
[Wamamy s not valiaf an akemaiive cleaner s Used)

¥




Site Clean up

* All equipment and garbage will
be removed from site following
completion of job

e Customer sign off by PM



2380 Wyecroft Rd. Unit 22

L5 PuroCIean.. Oatrle O

The Paramedics of Property Damage 905-824-7876

Picture File Attic Mould

Claim ID Date of Loss
Mar 27, 2023
Date Claim Created Type of Loss
Mar 27, 2023 Mould Environmental
Project Manager Address
Joel Nelson CEPM WO 24950 m xxxx Marine

Drive, Oakville, On, L6L 1C1
Policyholder Name Insurance Company
CEPM WO 24950 CEPM 1

Policyholder Phone Number
647-448-5404

Report Details

before after
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https://encircleapp.com/export-permalink/picture/433768403/514c0f72-32f5-4846-b7da-ada0d8ba3e9d
https://encircleapp.com/export-permalink/picture/433768224/2329e6f7-845e-4daf-a9ca-c74daf5a7ed6
https://encircleapp.com/export-permalink/picture/433767888/d00710a5-1be9-4ae8-bc63-7fb2f0a68cc7
https://encircleapp.com/export-permalink/picture/433767853/fb44dd3a-6038-47ff-aeec-aa5330918307
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https://encircleapp.com/export-permalink/picture/433773324/3075c302-8c40-465f-9f0f-4780ce79d25c
https://encircleapp.com/export-permalink/picture/433773272/c2aa9285-6987-4ec7-bda6-f0beb2ff2a7a
https://encircleapp.com/export-permalink/picture/433773022/b6f1a0c4-0abe-4cb1-8432-48c716bd011e
https://encircleapp.com/export-permalink/picture/433771831/c1329b4b-ecc8-44a4-97fc-b2b51680bb6f
https://encircleapp.com/export-permalink/picture/433773759/b4b67586-4c89-4332-8242-3a8ee7253e49
https://encircleapp.com/export-permalink/picture/433773624/6be29125-203e-4c60-99ec-ac4dc777ee6f
https://encircleapp.com/export-permalink/picture/433773449/14ea0d4f-da09-4461-be31-1deeebcaed77
https://encircleapp.com/export-permalink/picture/433773838/25175970-f6c5-4e66-ba76-238cadb71a48
https://encircleapp.com/export-permalink/picture/433773803/8833848e-e4ed-4783-bdde-7186d21717ca
https://encircleapp.com/export-permalink/picture/433773396/b260de4d-31cd-4dce-9a5a-dc3c7783b71c
https://encircleapp.com/export-permalink/picture/433767482/b786bb4f-6bac-472b-a413-318b4077b52e
https://encircleapp.com/export-permalink/picture/433767430/b5ee42f5-180f-41ab-bb75-96203b90ea94
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https://encircleapp.com/export-permalink/picture/433767352/f32a618c-0b03-48f1-bc48-d26fed196450
https://encircleapp.com/export-permalink/picture/433767724/976e8e53-80b0-406a-811d-aa45ed82fe73
https://encircleapp.com/export-permalink/picture/433767640/f8f782d0-e5e4-494a-8876-5ca83a559fb6
https://encircleapp.com/export-permalink/picture/433767601/a9a7fa8b-4bba-460a-92bf-2ba7e0018af8
https://encircleapp.com/export-permalink/picture/433767556/1fb921f7-fa77-4041-9891-a8065d2c443e
https://encircleapp.com/export-permalink/picture/433767311/ad5bbb6d-a955-480a-9c9a-8fedacd89aee
https://encircleapp.com/export-permalink/picture/433766913/c5d06e3c-ccc4-44a5-bf79-b40dbb38a76c
https://encircleapp.com/export-permalink/picture/433766862/bddd4456-c387-4cde-82ca-b43965cbe915
https://encircleapp.com/export-permalink/picture/433768116/3dd813f9-b7da-444a-9ded-c600b205c92d
https://encircleapp.com/export-permalink/picture/433768093/1a27f397-a62c-42d9-92aa-830c883f6dc9
https://encircleapp.com/export-permalink/picture/433767940/21c63b92-580a-441c-906e-f37260822220
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https://encircleapp.com/export-permalink/picture/433767826/5fc88660-6a49-404b-b73d-fbddda30e696
https://encircleapp.com/export-permalink/picture/433767812/93562dc5-6050-4c3b-8208-25f1f3071722
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https://encircleapp.com/export-permalink/picture/433773336/d64ad7af-014d-42a1-84bf-10ec10baa64b
https://encircleapp.com/export-permalink/picture/433768640/38908cb1-df47-4587-a60c-7456612b6b86
https://encircleapp.com/export-permalink/picture/433768605/c8cff80f-ed47-416b-8c07-dc16d90a375e
https://encircleapp.com/export-permalink/picture/433768575/b06489b0-8cf3-4f39-883b-9c4a47b89f9b
https://encircleapp.com/export-permalink/picture/433773719/8eff889f-e358-4f5f-b814-8a7e79d66e90
https://encircleapp.com/export-permalink/picture/433773570/2529ee57-3718-491e-ab2c-bfbe77ebaef1
https://encircleapp.com/export-permalink/picture/433773440/ae54c741-05bd-4dd0-b265-bb0b0e114994
https://encircleapp.com/export-permalink/picture/433773908/4011d3bb-b9b2-4e42-9eea-7dedd6752f3c
https://encircleapp.com/export-permalink/picture/433773425/9cf4fab5-d658-4069-8997-8f21a7da5bf6
https://encircleapp.com/export-permalink/picture/433773408/7dc7b505-50b1-45ce-bd1f-cc86485f1c75
https://encircleapp.com/export-permalink/picture/433767519/c64edfe9-36ea-4a34-9a88-0ee4c84c8521
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https://encircleapp.com/export-permalink/picture/433767440/8071eae8-2bde-4256-8087-01f2d202e0df
https://encircleapp.com/export-permalink/picture/433767407/82fbf869-3379-4ea8-b37a-eeb53ca8a996
https://encircleapp.com/export-permalink/picture/433767366/386d76f7-9ed3-45f7-a844-3a61bc235f5a
https://encircleapp.com/export-permalink/picture/433767770/7dc5ca0a-7d33-4f39-b5ad-6a1b69b3dcf9
https://encircleapp.com/export-permalink/picture/433766728/77452725-4629-4c58-94db-24aa1846d2c6
https://encircleapp.com/export-permalink/picture/433766641/0e8b2673-ff12-463f-b863-13544f552e92
https://encircleapp.com/export-permalink/picture/433767017/492eb7c9-8ef8-4243-bf92-c6ac6b696519
https://encircleapp.com/export-permalink/picture/433766994/9a0eecfd-17a9-47c3-ba4b-f90162d40e56
https://encircleapp.com/export-permalink/picture/433766972/40075598-2cfc-4802-9c41-ed33bc9fa5e1
https://encircleapp.com/export-permalink/picture/433766886/bfb84aad-0095-4a63-b3c9-1d1699b0e398
https://encircleapp.com/export-permalink/picture/433768190/1a23ca34-7f2a-47e8-baed-3fd0fa7e60f7
https://encircleapp.com/export-permalink/picture/433768146/dd33e73f-c022-485a-bb51-89f24e20cf51
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