Holistic Building Renovations for Condominiums: An Economic Approach
An integrated approach to condominium renovations 

The consultant, acting as Owner’s Agent, “bridges the gap” between the Condo Owner and contractor/trade solutions providing an open-book, consultative and management approach to building retrofit and financial health.  The primary objective is to enhance the value of the corporation and by extension, every owner’s unit.  

This is achieved through an evaluation of the building components, assessing how the building operates, and plan the retrofits that will maximize value by:

1.
Obtaining available incentives.

2.
Creating operational cost savings.

3.
Enhancing “curb appeal”, either aesthetic or through “green” standards (eg. LEED EBOM).

4.
Improving the health of the reserve fund.

All will increase the resale value of each unit in the building by lowering operational costs and reserve contribution requirements.

Total Project Approach – Greengineering ®
Greengineering® - (′grē·en·jə′nir·iŋ): The thoughtful application of energy and cost saving technologies and management to building projects to improve Owner value, in keeping with social objectives
Truman Services Inc. has extensive experience organizing and executing building condition assessments, ranging from pre-purchase reviews of 100,000sf industrial buildings to complete management of apartment-to-condominium conversion projects.  Our quality systems include standard processes that ensure each project is delivered to best of our and the industry’s current abilities, including the value added by our ISO-based Quality Management System (QMS) Continual Improvement processes that bring forward the latest project improvements.  

Truman has worked with the ICSG Tier 1 partners on several condition assessments, and, sharing a like-minded corporate philosophy, have embarked on a collaborative partnership to deliver effective whole-building evaluation services.  Our combined expertise ensures each client’s facility objectives are first clearly articulated, then translated into a coherent building plan.  

Our holistic approach looks at how the building operates, from structure, to cladding, to electrical, mechanical systems, to operational costs, with consideration to the reserve plan AND in keeping with Owner requirements. 

It's this last piece that is fundamental to the approach, since that aligns what ICSG does with what is best for the Corporation.  It also includes how the Property Management firm operates the facility.  Property Managers add value applying their expertise with the Condo Act, the legal issues, the day-to-day personnel issues of dealing with the Resident issues, and Property Maintenance.

Truman has developed software applications to effectively manage Condominium Reserve and Operating costs, and is currently developing systems to assist Property Managers procure and manager Property Maintenance, utilizing effective and fair procurement and management concepts.

The building capital plan (reserve fund plan) is the backbone of the building’s planning decisions.  A complete financial picture over the facility investment life cycle is necessary to extract maximum asset value for the Owner. In concert with the reserve fund plan analysis, our Finance partner, (Verdecon Capital) begins a review of the Condominium corporations financial statements, energy audits and Board objectives. By integrating the owner’s objectives and preferences into the process, this financial planning process evolves into an integrated, customized and unique financial strategy. This picture must consider the Owner’s financial and own business objectives in making expenditure related decisions, and must be in keeping with the overall economic climate, which must now include energy costs.  Energy-related savings are best achieved through a whole-building approach, encompassing the building envelope, operating systems, and use.

ICSG acts as Owner’s Agent, ensuring that each Condo Corporation’s financial and business objectives are met, and that the project team identifies the most appropriate and cost-effective retrofit strategies, ISCG meets with the Board, typically via the Property Manager, to understand the current building issues, and financial objectives.  

ICSG’ plans the assessment, and will ensure all members’ deliverables meet the project quality and time objectives.  Truman will rely on their extensive Project Management  experience in parceling out the assessment work and organizing the proposal, including the energy savings and any grant opportunities available through various funding agencies.  

Truman’s experience with reserve planning and development will provide appropriate cost estimates.  The Client can elect to have an independent cost consultant review these numbers if required.  This incremental approach will allow the Client to review the proposed scope / assessment and request modifications or additional costs detail where required.  Not only will this allow the Client to keep project costs down, this approach is in keeping with Truman’s overall quality approach, which includes ongoing Client review and approval processes.

The building envelope and mechanical systems must work together in order to improve energy use and occupant comfort and reduce wear and tear on the building envelope.  Truman and the ICSG partners have developed building assessments based on our mutual understanding of how the various building components work, and will apply the latest technologies and concepts in the development of the overall assessment.

Financial Management

Concurrent with Truman’s process, Verdecon will initiate the financial planning process. When combined with Truman, the results are the integrated “art”, “science” and ‘finance” of building management. This “holistic” approach insures that technical and financial solutions evolve in harmony with owner objectives. The science will uncover what must be done to maintain and/or improve the building. The art of our process involves the integration of the human elements into the planning process. We work closely with the Board from the beginning to ensure that our technical and financial solutions:

1. Integrate owner and board stated financial objectives, constraints and limitations of condominium owners as they relate to assessment tolerance, maintenance fee increases and operating cash flow priorities for the condominium corporation and owners. 

2. Create financial strategies that integrate and optimize operating cash flow, reserve fund requirements and debt reduction strategies.

3. Structure financial plans that reduce or avoid increased maintenance fees or assessments whenever possible.

4. Structure external financing, if required, that complement operating cash flow and reserve fund planning objectives.

The financial process consists of:

1. Operating statement review
2. Integrate energy savings
3. Integrate reserve fund costs
4. 5-10 Year Financial projections
5. Financial recommendations
6. Cash flow solutions
7. Legal approval
8. Auditor approval
9. Board approval

Project Design and Delivery – Performance Plus 

Performance Plus is a managed, turn-key solution that allows a board of directors in the condominium marketplace to sole source an energy retrofit project for the following services, while maintaining a level of competitiveness that is required by condominium law.  This approach provides the Condominium Corporation with an “Owner's Agent”, who bridging the gap between the owner environment and trade environment.  Terra takes Owner requirements and turns them into trade expectations by:

· Independent Detailed Energy Audit identifying building energy consumption profile

· Performance Designed Solutions for Enhanced Annual Utility Savings  

· Performance Audit Package, complete with performance designed solutions, budget costs, annual savings, and industry backed incentives 

· Engineered drawings as required

· Mechanical/ Electrical Bid specifications

· Competitive bidding for installation of assigned system solution upgrades

· Project coordination and site management

· Full system commissioning

· Extended equipment warranties and OEM based equipment pricing

· Site management training for each and every upgraded system

· Formula Contract Formulation “open book” to the corporation 

