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A Safe and Happy New Year
– Reducing Risk in Strata Corporations

The New Year is an ideal time to take stock of what we’ve been
doing in the past and make note of what we’d like to change or

improve upon in the future. Strata corporations bear a responsi-
bility to operate their communities in a manner that protects the
owners and the strata property from unnecessary risks. This can be
achieved by putting in place well thought out bylaws and rules and
by having an effective system for the on-going care, maintenance
and protection of strata corporation assets.

Part 9 of the Strata Property Act outlines the insurance obliga-
tions of strata corporations. Property insurance and coverage
against liability for injury and property damage are compulsory.
Errors and omissions insurance for council members, though
optional, is strongly recommended. The best way to assess if your
corporation’s insurance coverage is adequate is to conduct a regular
review with your insurance provider. Self-managed corporations
and any strata that uses volunteers to carry out functions for the
corporation will want to be sure they have adequate coverage to
protect the interests of all owners should accidents or other activi-
ties attracting liabilities occur.  

Once you are confident that you have proper insurance cover-
age in place, the next course of action should be to minimize
safety and security risks that might lead to insurance claims. The
more claims that are made, the higher future premiums and
deductibles may be. 

Be sure you have an annual schedule for professionally inspect-
ing fire alarm and sprinkler systems. Gas fireplaces should be serv-
iced and chimneys for wood-burning fireplaces should be cleaned
regularly. If your strata permits the use of barbecues, be sure the
bylaw/rule includes provisions for their safe use and for proper
storage of propane tanks.  

Strata corporations and their owners use a wide
variety of products in maintaining their properties
that are toxic or flammable. Special care should be
taken in the use and storage of cleaning solutions, paints
and solvents, pesticides and fertilizers and fuels and lubricants.

Recreational amenities such as pools, hot tubs, change-room
showers and exercise rooms are most often used unsupervised. It is
important that all owners are informed through bylaws/rules and
signage of the appropriate safe conduct for using these facilities.
Everyone has a responsibility to comply with these standards and
to enforce them. For example, if your pool bylaw states that ‘chil-
dren under 14 must be accompanied by an adult’ and you observe
children under that age alone in the pool, ask them to leave until
they return with an adult. You’re not being a meanie - you are
protecting them (and avoiding the potential for a tragic lawsuit).

These types of common facilities should always be well main-

tained to minimize the risk of accidents and injuries. Does your
strata corporation have proper pool rescue equipment readily avail-
able? Does the local health department conduct inspections of the
facility? Has your strata taken extra safety precautions such as
applying non-skid finishes to slippery pool and hot tub deck areas?
If the answer to any of these questions is no, then your owners are
being put at risk – of injury and of liability.

Eliminating dangerous winter snow and ice conditions on strata
corporation property should be a priority for strata councils. In
many communities, strata corporations are not only responsible for
keeping common property roadways and sidewalks clear, they are
also responsible for clearing the city-owned sidewalks that adjoin
their properties. Snow and ice removal needs to be done promptly
to avoid accidental falls. It is important that your annual budget
includes an adequate sum for snow and ice removal. If your com-
plex has streams, lakes or ponds, be aware of the lure and danger
these landscaping features present to children when they freeze
over. Post ‘Stay Off the Ice’ signs and warn children against playing
on frozen waterways.

Much can be done to enhance safety and security on common
property. Be sure the grounds are well lit and that overgrown shrub-
bery does not provide a shield for burglars or vandals to work unob-
served. Remind owners not to allow unknown persons into build-
ings or garages and not to leave garage door openers or valuables in

vehicles.  
Many stratas have security camera systems to monitor their

properties. Unfortunately, an alarming number of strata corpora-
tions have reported stolen security cameras. If you
have security cameras, be sure they are installed in a
tamper-resistant housing and are positioned to view

areas prone to break-ins.  
Common area locks should be fitted with lock cover plates

and doors with astragals (metal door edge moldings) which make
them more difficult to pry open. Some double entry glass doors
have been found to have so much ‘play’ in them that they can be
moved with little lifting effort to disengage the locking mecha-
nism.This security flaw can be solved by the installation of metal
rods vertically and/or horizontally across the doors so they do not
have as much movement within the doorframe. To reduce unau-
thorized entry, many strata corporations have invested in either ‘no-
copy’ keys or computerized access systems.

Strata councils and homeowners who are committed to creating
a safe living environment will find that the saying - ‘an ounce of
prevention is better than a pound of cure’ - rings especially true in
condominium communities. May all of you have a safe and
joyful year. y

CHOA Journal Winter 2002 3

Nona Saunders
President of CHOA



Townhouses may require different bylaws than condominiums
when the use of facilities and appliances become exclusive to

individual units. For example, in a townhouse complex, most of
the units are heated by individual electric heaters or individual
forced air gas furnaces installed in each unit. If the heating units
are contained in crawl spaces or attic which may be shown on the
strata plans as common or limited common property, who is
responsible for the repair and maintenance of the heating system?
If the corporation’s bylaws are silent as to whom has the obligation
for such repairs and maintenance, the corporation may find itself
responsible. In order to provide greater clarity, your strata corpora-
tion may consider bylaws that incorporate the following areas:
1) the maintenance, repair and replacement of appliances; 2) fix-
tures and components allocated to individual strata lot’s exclusive
use; 3) parking garages and garage doors.

Some types of bylaws may not be appropriate for your strata
corporation. The designation of property, connecting units and
other factors could influence the enforceability of some bylaws.
Before your strata elects to adopt such a bylaw, it is recommended
to have a legal professional review your final bylaw draft to
ensure it complies with the Strata Property Act and Regulations.

When you consider creating bylaws regarding repairs
and maintenance obligations, review the 5 W’s.

Who will perform the repairs?
Is it feasible for the owner to perform or contract the repair
or is it more likely to be performed if the strata corporation
carries it out?

When will the repairs be required to be done?
How will the corporation enforce such a bylaw if an
owner chooses not to perform the repairs? What would be the
penalties?

What repairs are being performed?
Will the bylaw detail the type of repairs necessary? Will the bylaw
require that repairs are performed by licensed trades?

Why is the bylaw necessary?
Is the bylaw necessary for the strata corporation to clearly define
what owners’ responsibilities are? Do you want your owners to
repair, maintain and/or replace various appliances and fixtures
that are allocated to the sole use of their strata lot?

Where can owners find competent trades?
Does your strata have a resource or list of trades recommended for
the owners to use for routine or emergency calls relating to their
appliances? Often a list of recommended trades provided to each
owner is the difference between an owner performing the repairs
or ignoring the problem. 

The following appliance/fixture notes are examples of the types of
considerations your corporation may want to include in develop-
ing repair/maintenance bylaws:

Furnaces: including motors, mechanisms, duct work and gas and
electrical services. Furnaces must be maintained annually, and

verification of the maintenance must be provided to the
corporation on written request.

Hot water tanks: must be repaired, maintained and/or
replaced as required. Where services of a certified gas or
electrical technician are required, written verification

must be provided to the corporation upon request.
Where an owner is absent from the strata unit for
longer the 7 days, the owner must shut off the water,
gas and/or power service to the hot water tank.

...continue on page 21 
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Is it practical and legal to make individual owners responsible to
repair and maintain common property? Strata council members

frequently ask this question when they are considering revisions to
the strata corporation’s bylaws. The following is a discussion about
the legal and practical considerations involved when deciding
whether or not to make an owner responsible to repair and maintain
common property.

Often times, as a cost savings measure, strata councils propose
bylaws making owners responsible to repair and maintain common
property. For instance, instead of paying for a built in sprinkler
system, some strata corporations create bylaws making owners
responsible to water the landscaping that surrounds their strata lot.
Other strata corporations, concerned about the cost of replacing hun-
dreds of windows with broken seals, create bylaws providing that
individual owners can upgrade their windows at their own cost.  

Leaving aside the legal question of whether or not an owner can
be made responsible to repair and maintain common property, on a
practical level it may not always be desirable to do so. Certainly,
strata corporations should control the quality and timing of repairs
that affect crucial building systems, such as the building envelope.
For instance, sometimes owners are responsible to repair and main-
tain the balconies adjacent to their strata lots. If the balconies are not
repaired and maintained properly, this may affect the building enve-
lope. However, sometimes it can be very difficult to tell whether a
problem arose with the balcony or with some other part of the build-
ing envelope. If an owner fails to properly maintain and repair a  bal-
cony, further damage to the building may result and eventually the
strata corporation may incur a very large repair bill. Also, it may be
very difficult for a strata corporation to successfully claim damages
against a developer for negligence unless the strata council has
knowledge of who else has worked on the building and unless this

additional work has been done to an acceptable standard.
Consideration must be given as to whether or not the work done by
owners will affect any warranty that the strata corporation has on the
building.  

Especially in older strata corporations, patios and balconies are
often included as part of the strata lot. Ordinarily, individual
owners are responsible to maintain and repair their strata lot, includ-
ing patios and balconies contained in the strata lot. Strata council
members of these strata corporations may want to consider, for the
reasons set out above, creating a bylaw that gives the strata corpora-
tion the responsibility for some of the repair and maintenance to
these patios and balconies.      

On October 11, 2001 section 72(2)(b) of the Strata Property Act
came into force and effect and several changes were made to the
Regulations. Section 72(2)(b) of the Strata Property Act originally
provides that: 

The strata corporation may, by bylaw, make an owner responsi-
ble for the repair and maintenance of … 

(b)common property other than limited common property only
if identified in the regulations and subject to prescribed restrictions.  

The Regulations to the Strata Property Act are currently silent
regarding section 72(2)(b). However, section 292(2)(j) of the Strata
Property Act allows the Lieutenant Governor to make regulations
identifying common property the repair and maintenance of which
may be made the responsibility of an owner under section 72(2).

As a result, it is still unclear under what circumstances an owner
can be made responsible to repair and maintain common property
that has not been designated as limited common property. Section 5
of the Standard Schedule of Bylaws to the Strata Property Act deals
with alterations to a strata lot. These alterations may involve alter-
ations to the structure of a building and/or       ...continue on page 6

Elaine McCormack
McCormack and Company

LOREN & COMPANY
CERTIFIED GENERAL ACCOUNTANTS

Auditing • Consulting • Bookkeeping

Reasonable rates for monthly, quarterly, or annual services.

102-1999 Marine Drive, North Vancouver, BC V7P 3J3

TEL 604.904.3807   FAX 604.904.3806   RES 604.926.3808

accountants@loren.bc.ca

Offering More than Just Numbers

Did You Know...
Strata Corporations 

Can Borrow!!

www.condoloancorp.com
Fees may Apply

B.C. Strata Loan Corporation, 
Toll Free: 877.855.1475  

E-mail: info@condoloancorp.com
Tel: 604.687.8117 • Fax: 604.681.2694

Repair and Maintenance 
to Common Property



6 CHOA Journal Winter 2002

WE WILL MAINTAIN AND ENHANCE THE

VALUE OF YOUR PROPERTY THROUGH:

• EXPERIENCED, PRO-ACTIVE PROPERTY MANAGERS

• TIMELY AND ACCURATE REPORTING

• 24-HOUR EMERGENCY RESPONSE SERVICE

Tel: 604.432.7774

Fax: 604.430.2698

Email: bayside@axion.net

Suite 100, Sperling Plaza

6400 Roberts Street, Burnaby, 

BC V5G 4C9

BAYSIDE PROPERTY 

SERVICES LTD.

Strata Property

Management Specialists

Since 1972

Servicing Strata Corporations, Strata Owners
             and Management Companies

•  resolving disputes by negotiation, mediation,
   arbitration or court
•  revising and creating bylaws
•  attending strata meetings
•  collecting strata fees and special levies
•  drafting contracts

   SUITE 520, 789 W. PENDER ST.
VANCOUVER, BC  V6C 1H2

          
TEL (604) 688-0930 • FAX (604) 688-0945

EMAIL elaine@mclc.ca 

ELAINE T. McCORMACK
 LAWYER & CHARTERED ARBITRATOR

We've moved to Suite 520

...Repair and Maintenance to Common Property cont’d. from page 5
the exterior of the building, in other words, they may involve alter-
ations to the common property. Although the strata corporation
must not unreasonably withhold its approval for such an alteration
under this section, the strata corporation may require as a condition
of its approval that the owner agree, in writing, to take responsibility
for any expenses relating to the alteration. This section lends
support to the proposition that an owner can be made responsible to
repair and maintain common property in certain instances. 

One way of ensuring that an owner can be made responsible to
repair and maintain common property is to designate the common
property as limited common property. This works well in certain
circumstances. For instance, the landscaped area around a strata lot
can be designated as limited common property, but the designation
is not designed to be used for features such as windows.  

Another way of dealing with the issue is for the strata corpora-
tion to impose user fees for the use of common property or common
assets. Under section 110 of the Strata Property Act and section 6.9
of the Regulations, strata corporations may impose user fees for the
use of common property or common assets if the amount of the fee
is reasonable and the fee is set out in a bylaw or alternatively in a
rule that has been ratified.  

The issue of an owner being made responsible to repair and
maintain common property is dealt with in the Standard Schedule
of Bylaws to the Strata Property Act (“Standard Bylaws”). Under the
Standard Bylaws, the strata corporation is responsible to repair and
maintain the common property, with a few exceptions. The strata

corporation is also responsible for the repair and maintenance of
limited common property that, in the ordinary course of events,
occurs less often than once a year. Individual owners are responsi-
ble to repair and maintain limited common property that occurs, in
the ordinary course of events, once a year or more. In my opinion,
British Columbia Judges are likely to hold owners responsible for
custodial maintenance only, such as ensuring that the floor of their
balcony is kept clean and that the balcony drains are kept free of
debris, while the strata corporation will be held responsible to pay
for any structural repairs. Some maintenance, such as staining the
floorboards of a deck, may not be easy to categorize and your strata
corporation may wish to specify in its bylaws whether the individ-
ual owner or the strata corporation is responsible for it. The basic
scheme set out in the Standard Bylaws has some merit, in that it
saves the strata corporation from “cleaning up” after the residents
and yet the strata corporation is responsible for and keeps control
over major repairs.

It should also be kept in mind that owners who negligently dam-
age common property may be responsible to pay for the repairs to it,
subject to the proper application of insurance proceeds and the
proper treatment of insurance deductibles. The application of insur-
ance proceeds will be the subject of a subsequent article.

This article is meant to be used for discussion purposes only and
should not be construed as legal advice. Strata corporations consid-
ering making amendments to their bylaws or allocating responsibil-
ity for repairs and maintenance to an owner or the strata corporation
are encouraged to seek legal advice on their particular situation. y
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It is one of those tough decisions that a council must make.
An owner appeals to the council for permission to rent out

their suite. In this situation, the Strata Corporation bylaws may
either prohibit or limit rentals. How should the strata council
handle this?

Section 144 of the Strata Property Act (“Act”) provides that
an owner can apply to the Strata Corporation for an exemption
from the bylaw. Usually the owner wants a hearing before
council. The Act states that council must meet with the owner
within 3 weeks from when the application is made. It is possi-
ble that the owner may not specifically state “I want a hearing”,
but it can be implied by the request and if the letter is in doubt,
the owner should be asked if they wish to ‘present their case’
to council. Section 144 (6) states that “the Strata Corporation
must not unreasonably refuse to grant an exemption”.

So, imagine yourself a member of council where your
strata either prohibits rentals or has very few, and an owner has
come to a specially convened council meeting to discuss why
they want an exemption. What types of questions should you
ask? 

Clearly the council needs to understand what the nature of
the hardship is. For example, if it is financial the owner should
provide some details. Have they lost their job and so need to
move back with family temporarily? Are they on sick leave and
need to be cared for outside their home? How long are they
requesting permission to rent? The council can choose to
provide an exemption on a limited time frame as some cases
may indicate that the hardship is short-term.

It is important to remember that each case must be assessed
on its’ own merit. Council members should be careful to be
neutral and not pre-judge. An attitude of “we won’t allow any

rentals in this complex” does not meet the conditions of the
Act. Council should avoid laying down hard and fast rules and
be reasonable in their assessment. This is one of those times
that the most useful skill a council member can have is the
ability to listen. While some questions are necessary, take time
to sit back and hear what the owner has to say. Try to put your-
self in the shoes of the owner. Is the hardship sudden? Or is
this something the owner has known about for years (and there-
fore could have controlled)?  What steps has the owner taken to
remedy the hardship? 

Ultimately, the tough decision must be made with reasons
provided in writing. There is a time frame for this, either with-
in one week where a hearing is held or two weeks from a writ-
ten application with no hearing. I’ve often heard council mem-
bers state that they are worried that they will set a precedent if
they give an exemption. Remember that the circumstances of
one owner can be very different from another and all that
council members can do is be fair and reasonable. 

If an owner feels that a decision against an exemption is
unfair, they could commence an arbitration. In those circum-
stances an arbitrator or arbitration panel will hear testimony
about council deliberations. The documents the owner provided
to the council at the time and written reasons for denying the
exemption will be examined closely. This doesn’t happen that
often and council shouldn’t be fearful of this process. The
responsibility of council is to act reasonably, not pre-judge and
make the best decision they can based upon the facts before
them. Maybe someone will second-guess that decision, but at
the end of the day council members can only do the best job
possible under the circumstances. y
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The Strata Property Act which came into effect on July 1, 2000
significantly expanded the dispute resolution provisions of the

Condominium Act. Although the new Act offers more details arbi-
tration rules and procedures, including a new process for appoint-
ing arbitrators,  and a requirement that the parties consider media-
tion, as well as a new provision allowing the strata corporation to
adopt a voluntary dispute resolution bylaw, the act does leave some
procedural issues to guesswork and uncertainty.

Recourse to arbitration and mediation to avoid lengthy and costly
litigation is a generally accepted desire nowadays, but if the lan-
guage establishing the process, even though expressed in plain lan-
guage, is ambiguous, that may lead to lengthy and costly alternate
dispute resolution proceedings.

While the Act imposes no particular procedure to be followed
by the arbitrator in determining the dispute, the arbitrator may con-
duct the hearing in the manner he or she considers “appropriate”,
subject to Division 4 of the Act and the regulations. Section 183 and
184 of the Act lay down some guidelines about the proceedings and
the examination of parties and production and presentation of evi-
dence. Section 185 states the arbitrator may make whatever deci-
sion he or she considers “just” having regard to the Act, regulations,
bylaws and rules, and what form the decision must take.

Given that the body of people in this province available for arbi-
tration includes former Judges, lawyers, accountants, appraisers,
consultants and lay people, it is not difficult to conclude that the
state and quality of arbitration proceedings may be inconsistent.
Accordingly, decisions may be subject to more challenges under the
Judicial Review Procedure Act or appeal to the Supreme Court
under Section 188 of the Act, thus failing to achieve the goal of
speedier and more cost effective dispute resolution techniques.
There is a need for some standard to be set by which the arbitrator,

regardless of background, may govern the hearing and process in
which he or she is involved.

The legislative bodies may wish to undertake a review of
Division 4 and introduce by amendment to the Act of by regulation,
more specific rules of procedure, without taking away from the arbi-
trator the discretion to run the arbitration as he or she may consid-
er appropriate. Lacking such fundamental guidelines, it might be
suggested that there be a reference to, for example, the rules of B.C.
International Commercial Arbitration Centre of B.C. Arbitration and
Mediation Institute or a new set of rules drafted and promulgated
based more or less on the rules of BCICAC or BCAMI.

Some concerns that should be considered:
1. The Act should expressly require that the arbitrator must be 

neutral and unbiased.
2. There should be a deadline by which the arbitrator renders the 

decision.
3. Although the Act contemplates a panel of 3 arbitrators, what     

happens if the 3 arbitrators come to 3 different or contrary 
decisions?

4. What happens if a party walks out part way through the proceedings?
5. If the neutrality of an arbitrator is challenged, how is that to be 

dealt with?
6. The arbitrator might be given some power to hear witnesses other

that parties, whether or not the parties consent, where that 
appears to be a necessity if justice is to be achieved.

A more thorough examination of Division 4 will be required to
resolve the concerns; however, these may be important issues
strata owners and corporations consider before they proceed with
arbitration. y



Foreclosures and Monies 
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Adecision of the Supreme Court of British Columbia has
dealt with the amounts for which a strata corporation can

claim a lien in priority pursuant to the provisions of the Strata
Property Act, to a mortgage, and the circumstances in which a
strata corporation must provide a Certificate of Payment - Form
F in foreclosure proceedings.

In Canada Trustco Mortgage Company v. Julie Gies, Anmore
Development Corp., The Owners, Strata Plan LMS 1876, Mr.
Justice Preston was confronted with these two issues. In the case
before him, Ms. Gies had failed to pay certain strata fees and
levies to the strata corporation. The strata corporation instructed
its property manager to take the appropriate steps to file a cer-
tificate of lien against the strata lot owned by Ms. Gies, which
was done. This was done subsequent to the commencement of
foreclosure proceedings by Canada Trustco. Subsequent to the
registration of the certificate of lien, Canada Trustco, which had
listed Ms. Gies' strata lot for sale, obtained an order approving
the sale of the strata lot.  Canada Trustco had provided the strata
corporation with notice of its application to approve the sale of
the strata lot, and the form of order it sought. The form of order
provided, in part, that "for the purposes of issuing title as afore-
said and in respect of the Property the Respondent, The Owners,
Strata Plan LMS 1876, do provide the solicitor for the Petitioner
forthwith upon the making of this order registerable forms or cer-
tificates of payment pursuant to the Strata Property Act."

When the solicitor for Canada Trustco requested the certifi-
cate of payment, the strata corporation sought to recover NSF
charges, late payment fines, and costs related to preparation and
registration of the certificate of lien, in priority to the Canada
Trustco mortgage.

With respect to recovery of the NSF charges and late payment

fines, Mr. Justice Preston examined the language of section
116(1) of the Strata Property Act and found that it was "exhaus-
tive of the strata corporation's entitlement to a lien; the section
does not permit NSF charges and late payments to be included
in the lien." With respect to the strata corporation's claim for
recovery of costs related to preparation and registration of the
certificate of lien, which it sought to recover as "reasonable legal
costs" or "other reasonable disbursements" pursuant to section
118 of the Strata Property Act, Mr. Justice Preston examined an
invoice delivered to the strata corporation by its property man-
ager in which a fee and disbursements were charged for lien
enforcement and registration steps taken by the property manag-
er on behalf of the strata corporation. Mr. Justice Preston found
that recovery, under section 118 of the Strata Property Act, was
"limited to those legal costs associated with "registering a lien
under section 116" and "enforcing the lien under section 117"."
He went on to state that if a lawyer had been employed to regis-
ter and enforce the lien, the strata corporation would be limited
to recovery of its taxable costs pursuant to the Rules of Court and
as such, the strata corporation could be in no better position hav-
ing  chosen to employ a management company. Accordingly, the
strata corporation was entitled to add to the lien amount the tax-
able party and party costs of registering the lien under section
116 of the Strata Property Act and enforcing the lien under
section 117 of the Strata Property Act.  

When dealing with the issue of when the strata corporation
can require a mortgagee to retire the obligations of an owner in
return for delivery of a certificate of payment under section 115
of the Strata Property Act, Mr. Justice Preston found that as the
order approving the sale of the strata lot required the strata
corporation to deliver the certificate           ...continue on page 11
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Adrienne Murray
Deputy Superintendent of Real Estate

Recently, changes were made to the Strata Property Regulation
which impact how a strata corporation assesses the amount of

the contribution to the contingency reserve fund “CRF” and other
financial matters. Following is a brief explanation of the new regu-
lations. The new regulations may be viewed at www.fic.gov.bc.ca.
under the heading “New Strata Property Act Regulation”.  

One amendment to the regulation clarifies the requirement to
contribute to the CRF for the period of the first fiscal year.
Previously the regulations provided for the contribution to the CRF
at the end of any fiscal year after the annual general meeting
“AGM”, but did not provide for the payment during the first fiscal
year. This has been clarified by creating regulation 3.4 and repeal-
ing and replacing regulation 6.1.

The repeal and replacement of regulation 6.2(4) clarifies that a
contribution to the CRF must meet the minimum formula set out in
either regulation 3.4 or 6.1 even if the strata corporation has
obtained a depreciation report. 

Section 6.7 of the regulation was amended to permit strata
corporations to pass a bylaw that allows the financial information

that must be included with the notice of the AGM to be provided
in summary form rather than in complete detail. The amendment
provides that even though such a bylaw may be passed, financial
statements containing all the information required by section 6.7(1)
must be placed before the AGM. Additionally, persons entitled to
receive notice of the AGM may request a copy of the all the infor-
mation prior to the AGM. Such information must be provided to
that person promptly. The section of the Act that allows the strata
corporation two weeks to respond to requests for information (s. 36)
does not apply to a request in the case where summary financial
information has been distributed, and the full financial information
has been requested. 

The regulation relating to correcting errors on a strata plan
(14.12) and the cancellation of a strata plan have also been
amended (16.1) to clarify their intent.  

Finally, a new subsection has been added to section 17.11 of the
regulation. As a result of the new subsection, if a strata corporation
had a bylaw prior to July 1, 2000 that provided for the apportion-
ment of the contribution to the CRF on the basis of type of strata lot,
the strata corporation is permitted to retain such a bylaw. y

Recent Amendments to the 
Strata Property Act and Regulations
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...Foreclosures cont’d. from page 9
of payment (which order was not appealed or contested by the
strata corporation), the strata corporation was required to
comply with the order.  

Mr. Justice Preston concluded his reasons by stating that "at
present, there is nothing (in the legislation) to prevent a strata
corporation from requiring that a mortgagee pay the outstanding
obligations of an owner in order to obtain a Form F. If this state
of affairs is to be changed, it will require legislative change."

What does this all mean to strata corporations? With respect
to recovery of monies to be included in the "lien" amount, it is
the writer's view that the decision of Mr. Justice Preston applies
equally to situations where mortgagees have foreclosed or where
strata corporations are seeking to recover common expenses pur-
suant to section 117 of the Strata Property Act. With respect to
recovery of "reasonable legal costs" for filing and enforcement of
the certificate of lien, the amount which strata corporations can
recover, regardless of what amount is charged against an owner's
common expense account, will be quantified using the "party
and party cost" procedure. Accordingly, strata corporations
should be mindful that they may not recover all of their costs
incurred to  register and enforce a certificate of lien.  

With respect to the delivery of a Form F - Certificate of
Payment, most, if not all mortgagees, will likely now seek an
order which requires a strata corporation to provide to the mort-
gagee's solicitor a certificate of payment in registerable form.
Unless there can be an agreement what monies will be paid by
the mortgagee in return for delivery of the Form F, strata corpo-
rations will likely have to proceed to court and argue that pur-
suant to section 115 of the Strata Property Act, there is nothing
to prevent them from requiring a mortgagee to pay the outstand-
ing obligations of an owner in order to obtain a Form F. To order
otherwise, using Mr. Justice Preston's analysis, would require a
strata corporation to certify to a state of facts that is false. 

Jamie Bleay is a partner at Access Law Group. His  practice
focuses primarily on condominium law. His address is 1600 -
1185 W. Georgia Street, Vancouver, B.C., V6E 4E6, tel. 604-801-
6029, e-mail @ jbleay@accesslaw.ca y
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As January 1, 2002 approaches, some specific questions
regarding the coming into force of the Strata Property Act

Standard Bylaws have arisen. 
As most strata corporations are aware, strata corporations

created before July 1, 2000 continued to apply the Part 5 bylaws
of the Condominium Act even though the Strata Property Act
came into force on that date. For those strata corporations,
January 1, 2002 is the day when the Part 5 bylaws will no longer
apply, and the Standard Bylaws of the Strata Property Act take
effect. On January 1, 2002 the Standard Bylaws of the Strata
Property Act will apply to every strata corporation in British
Columbia except to the extent that the Standard Bylaws are
affected by a bylaw that has been filed in the Land Title Office. 

While this process is fairly straightforward, there is still some
confusion over what bylaws a strata corporation has.
Additionally, questions continue to be asked such as “must the
bylaws already registered in the Land Title Office be re-regis-
tered”, and more specifically, “does a bylaw that restricts or pro-
hibits pets still apply or do the Standard Bylaws over ride such
a bylaw“. 

Background
As a starting point, each strata corporation created prior to July 1,
2000 should recognize that it will fall into one of two categories.

The first category is made up of strata corporations that only
have the Part 5 bylaws of the Condominium Act. These strata
corporations have not filed any amendments or new bylaws at
the Land Title Office. For these strata corporations, the Part 5
bylaws are simply replaced by the Standard Bylaws of the Strata
Property Act.

The second category is strata corporations that have the Part
5 bylaws of the Condominium Act and have amendments or new

bylaws filed at the Land Title Office. In some cases, the majority
or even all of the Part 5 bylaws may have been amended. In addi-
tion to replacing the Part 5 bylaws, strata corporations in this
category should also consider the bylaws that have been regis-
tered at the Land Title Office. 

Currently Registered Bylaws 
Fortunately for all (especially the staff at the Land Title Office),
bylaws already registered at the Land Title Office, subject to the
comments below, will continue to have effect and DO NOT need
to be re-registered. 

Thus, for example, a bylaw that prohibits barbecues on bal-
conies, or restricts the colour of drapes will be as effective
January 1, 2002 as it was on December 31, 2001. 

A bylaw registered at the Land Title Office will not be effec-
tive if: 

- the registered bylaw conflicts with the Strata Property Act,
Regulations or any other legislation. It should be noted that ref-
erence to the Strata Property Act does not include reference to
the Standard Bylaws. Thus, registered bylaws may conflict with
the Standard Bylaws (see below). 

For Example: The Strata Property Act and Regulations
limits the amount of fines that may be charged and sets the time
period for continuous violations at every 7 days. Some strata cor-
porations may have filed bylaws at the Land Title Office that
conflict with the Strata Property Act by setting fines higher than
those permitted by that Act. Such fine would not be enforceable. 

- the bylaw is no longer meaningful in light of the repeal of
the Part 5 bylaws. 

For Example: A strata corporation may have amended a par-
ticular phrase or section of a Part 5 bylaw. If only the amended
section was registered at the Land Title Office, once the Part 5

Transition to the Standard Bylaws
Adrienne Murray
Deputy Superintendent of Real Estate
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bylaws are no longer in effect, the amendment may be
meaningless.

Bylaws Registered at the Land Title Office vs.
Standard Bylaws
The Standard Bylaws of the Strata Property Act are included in
the Act so that strata corporations have a MINIMUM set of
bylaws to provide for the administration of the strata corporation
and the control and management of the strata lots, common
property and common assets of the strata corporation. 

A strata corporation may amend, over-ride, or delete a
Standard Bylaw. Additionally, a strata corporation can create an
entirely new bylaw not contemplated by the Standard Bylaws.
Using the pet bylaw as an example, the Standard Bylaws
provide:

3(4) An owner, tenant or occupant must not keep any pets on
a strata lot other than one or more of the following:
(a) a reasonable number of fish or other small aquarium animals;
(b) a reasonable number of small caged mammals;
(c) up to 2 caged birds;
(d) one dog or one cat. 

A strata corporation can amend the pet bylaw in a variety of
ways. For example, the strata corporation can increase the num-
ber of pets that may be kept, or it may eliminate the provision
that permits the keeping of a dog.  

Alternatively, a strata corporation can over-ride the bylaw by
registering a bylaw that prohibits all pets. 

The Standard Bylaw could also be deleted so there was no
bylaw referencing pets. This may occur in a bare land strata
corporation in a rural area that would permit any number of
animals including horses, sheep, etc. 

Finally, an entirely new bylaw that was not contemplated in
the Standard Bylaws could be created. For example, a bare land
strata corporation in a rural area could create a bylaw that
provides for the type of fencing that must be used to corral horses,
or the maximum size of a doghouse. 

As indicated above, all bylaws registered in the Land Title
Office before January 1, 2002 that do not conflict with the Strata
Property Act continue to apply to that strata corporation.
Confusion sometimes occurs between the provisions of the Act

and the provisions of the Standard Bylaws. To overcome this
confusion it is necessary to distinguish between the provisions
of the Strata Property Act and the Standard Bylaws. Although
the Standard Bylaws are located at the back of the Act as a sched-
ule, they can be changed.

In relation to pets, because there is a specific pet bylaw in the
Standard Bylaws some people think that if they have an existing
bylaw that prohibits or restricts pets it cannot be enforced after
January 1, 2002 because it conflicts with the Act. This is simply
not the case. A registered bylaw can amend or over-ride a
Standard Bylaw. As a consequence a registered bylaw such as a
bylaw that prohibits pets is perfectly acceptable.  

Bylaws After January 1, 2002
Strata corporations that have not had the opportunity to review
their bylaws prior to January 1, 2002 should plan to do so. The
review of existing bylaws and the amendment of bylaws are a
matter entirely for the strata lots owners. As the Superintendent
of Real Estate’s office only fulfills an educational role and does
not enforce the Strata property Act, there is no need to contact
the Superintendent’s office to request permission to amend
bylaws after January 1, 2002, as some strata corporations have
done. However, for a strata corporation that has not reviewed its
bylaws, the coming of January 1, 2002 will mean that:

- To the extent that the strata corporation relied on the Part 5
bylaws, it must now refer to the Standard Bylaws;

- Certain bylaws that the strata corporation previously could
have relied on no longer exist such as expense sharing by type
or removing the right of a strata lot owner to vote if strata fees are
not paid. If a strata corporation wants to have such bylaws in the
future it will have to specifically file them at the Land Title
Office.   

- Some bylaws registered in the Land Title Office may be
meaningless because it amends only a portion of a Part 5 bylaw
and relied on the Part 5 bylaw for meaning, or because the bylaw
conflicts with the Strata Property Act. 

I truly hope the foregoing helps explain the transition to the
Standard Bylaws. I sincerely wish all strata owners a happy and
healthy 2002. y
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Planning for the Future: 
Preparing a Depreciation Report
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Across Canada, provincial governments are changing the
laws governing strata corporations. Nova Scotia, Ontario

and Alberta have made it mandatory for strata corporations to
calculate the contributions to their contingency reserve funds
(CRF) which will be required to meet foreseeable expenditures.
In British Columbia, the Strata Property Act (SPA) and
Regulations do not yet require that strata corporations prepare
depreciation reports, but the legislation does suggest them.
Given the emerging trend toward greater accountability, depre-
ciation reports may become mandatory in future changes to the
B.C. statutes.

When considering long-term planning in this context, many
stratas ask – “Can a strata corporation prepare its own depreci-
ation report?” The answer is “Yes.” The ease of preparing a
depreciation report depends on the location, age, size, and
number of amenities within the strata corporation. In this arti-
cle, I address some of the questions and hurdles you may face
if you choose to prepare your own depreciation report and
some insights if you choose to hire someone to prepare a depre-
ciation report for you.

Historical CRF Management
Historically, many strata corporations had put a fixed amount
of money into their CRF every year. When a major project
arose, if the CRF funds were insufficient, a special assessment
was levied on the owners to cover any shortfall. This type of
‘maintenance planning’ can be perceived by some owners as
being unbalanced. New purchasers presented with special
levies often feel they are paying for previous owners’ use of the
building and its systems.  

One goal of a depreciation report is to ensure that all owners,
over time, pay their fair share of the wear and tear on the sys-
tems. This reduces the likelihood of special assessments for
foreseeable projects. Other benefits of a depreciation report
include:
• peace of mind that sufficient funds will be available for major

projects

• reduced liability for the strata council and property manager
• regular and timely maintenance preserves the building’s 

appearance and keeps systems working efficiently
• a well-maintained building and proactive strata corporation 

planning are positive selling features to prospective buyers.

Legal Issues
Some strata councils have raised the fear of being liable if their
depreciation report figures are later found not to have allotted
enough funds for their corporations’ projects. It must be
remembered that a depreciation report is an estimate of the
funds needed to cover foreseeable projects.

Most numbers that go into preparing a depreciation report
are estimated. Life expectancies and placement costs are esti-
mated on comparable systems. Inflation rates and interest rates
are also estimated. Professionals hired to prepare depreciation
reports will refer to one of many standard costing methods. A
strata council would be prudent to use similar methods and
reference tools.

The term ‘foreseeable projects’ has been used several times in
this article and it is important to note that some events cannot
be anticipated or budgeted for. Wind and hail damage, defec-
tive equipment, materials or workmanship are not considered
when discussing ‘foreseeable projects’. In these types of situa-
tions, a special assessment may well be needed to cover the
repairs. Maintaining an extra margin of funds in the CRF for
these kinds of unexpected expenditures would help to offset
these expenditures. 

Estimating the Life Expectancy and Repair/
Replacement Costs

Repair/Replacement cost
There are industry estimates for the typical life expectancy of
building systems. Most of us are familiar with terms like ‘20-
year roofs’ or ‘15-year carpeting’. Paint, windows, doors, fur-
naces, boilers, sprinklers etc. also have life expectancies. Table
1 lists the life expectancy of many ...continue on page 15

Roy Jensen, Director, B. Sc., M. Sc.
Convergent Solutions
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common building systems.
Some of the life expectan-
cies are shown as an
estimated range due to
variations in product
quality, amount of use,
exposure to weather and
location. When selecting
a life expectancy from a
range, it is a good idea to
estimate near the low end
of the range. This will

ensure the availability of funds if the system does need early
replacement.

Life expectancy tables of building systems assume that the
systems are being regularly maintained. Good maintenance can
extend a system’s life expectancy; poor or no maintenance can
shorten it. (Expenditures for regular on-going systems mainte-
nance is typically allocated in the strata corporation’s operat-
ing budget, not the CRF). The remaining life of the current sys-
tem is the life expectancy minus the current age of the system.

Remaining life = life expectancy – current age

When the remaining life of any system drops below five
years, the strata corporation should get an estimate on replace-
ment costs and remaining life from local professionals who
specialize in the system. This information can be used to
update the depreciation report to ensure adequate funds will
be available when needed.

The life expectancy of some systems may be nearly impossi-
ble to estimate with accuracy. Copper pipes are degraded by
chlorinated water. Continually flowing water (hot-water heat-
ing systems) can rapidly degrade pipes, especially at elbows.
Even lightning strikes have caused pipes to leak prematurely!
The life expectancy of new products on the market is estimat-
ed from controlled tests. The true life expectancy of these
products will only be known when the first-installed systems
begin to fail.

Some building systems are designed to last the life of the
building if properly maintained. Stucco, brick, concrete, duct-
ing, elevator cars and hydraulic pistons should last the life of
the building.

Repairs/Replacement Costs
The repair/replacement costs of many systems, such as car-

peting and paint, are calculated at a fixed cost per square
meter. Other systems, such as boilers, windows and sprinkler
systems, will require consideration of the cost to fabricate the
replacement, remove the old system and install the new system.

There are several resources available to assist you in esti-
mating repair/replacement costs. Repair and Remodeling Cost
Data by RS Means and Hanscomb’s Yardsticks for Costing by
CMD are two useful costing books. These books and others like
them are commonly available at ...continue on page 16
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local libraries. Professionals who specialize in specific systems
are also valuable resources. They may be called upon to esti-
mate the remaining life and replacement costs of your systems
for free or a nominal charge. The costs of a  recently completed
project will also give you a good estimate for the next time that
type of project needs to be completed.

The remaining life and placement cost variables should be
re-evaluated regularly. Inflation affects the costs of materials
and labour. Some materials are being phased out (tar and gravel
roofs), while other new products are coming on the market
(vinyl windows). The depreciation report must be up-dated to
stay current with changing materials and costs. Because a
depreciation report is a dynamic document, it is recommended
that you review your depreciation report whenever there is an
expenditure from the CRF or every two years, whichever
occurs first.

Sample Calculation
An example will illustrate the calculations involved in prepar-
ing a depreciation report. Assume a strata corporation includes

five systems in their depreciation report: roof, win-
dows, central heater, carpet and paint. Table 2 sum-
marizes the depreciation report preparation for these
systems. Depreciation report preparation can be
divided into three basic steps:
1. Determine the systems (1-3 hours)
2. Estimate the cost and life (10-30 hours)
3. Do the calculations (2-5 hours)

Determine the Systems 
Section 6.2 (1) of the Strata Property Act Regulations suggests
some systems to include in the depreciation report. Other sys-
tems that you should also consider including are listed in
Tables 1, 2 and 3. 

Estimate the Cost 
and Life
This step entails the
bulk of the work of
depreciation report pre-
paration, as outlined
earlier. Standard costing
formulas and local pro-
fessionals can assist you
with life expectancy
and replacement cost
information.
...continue on page 17



The Calculations
In addition to the information in Table 2, we will need the
balance in the strata corporation’s contingency reserve fund for
the previous year. For the purpose of this example, we will
assume this amount to be $37,000.

A spreadsheet program like Excel or Quattro Pro can assist
with the calculations.

The first step is to calculate the past contribution per system
to the CRF. (The SPA Regulations do not provide a formula for
this.) One approach is to assume that the past contribution is a
fraction of the total replacement cost:

Past contribution = replacement cost x CRF balance
total replacement cost

The total Repair or Replacement Cost for all 5 systems on Table
2 is $123,200. The Repair or Replacement Cost for the Roof
system can now be calculated as follows:

Past contribution = $42,800 x $37,000 = $12,854
$123,200

Substitution of the $42,800 Roof figure with the Table 2 figure
for the replacement cost figure for each of the remaining 4 sys-
tems will determine the portion each makes up toward the
$37,000 total of past contributions currently in the CRF. When
added up, the five system figures should total $37,000.

The next step is to calculate the annual contribution needed
per system for the upcoming year. Section 6.2 (2) of the SPA
Regulations provides the following formula for making this
determination:

Annual contribution = estimated cost – past contribution
expected life

Using the Table 2 Roof system as the example, the calculation
is:

Annual contribution = $42,800 - $12, 854 = $3,743
8 years

By performing the same calculation for the remaining four sys-
tems outlined in Table 2 and adding the five annual contribu-
tions sums together, you will arrive at a total required annual
CRF contribution of $9,903. Individual strata unit contributions
to the annual CRF would then be calculated according to
Section 6.6 of the SPA Regulations.

Comments
The formulas used above are simple. In their simplicity, they
fail to consider several important factors: interest earned on the
CRF balance, inflation on the replacement cost, and the legal
requirements regarding minimum and maximum balances in
the CRF under Section 6.1 of the SPA Regulations.
Furthermore, the formulas consider each system independently;
they do not consider the contingency reserve fund as a pool for
all projects to draw from. Incorporation of these factors should
be reviewed by strata corporations when preparing deprecia-
tion reports for their strata corporations. y
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Whether your strata corporation is self managed or whether it
is assisted by a management company, the council and corpo-
ration are still responsible for the operations of the corporation.
The key to successful management lies in understanding the
roles and responsibilities of your strata council, the strata
corporation, and the property manager. 

Tony Gioventu, Executive Director of CHOA, will lead you
through areas of strata property management that are critical to
your success and which are required to meet the obligations of
the Strata Property Act. Elaine McCormack, or Cora Wilson
will be presenting a session on contract agreements that strata
corporations routinely negotiate. 

Effective Meetings
• Having a knowledgeable person to run the meetings. 
• Organized registration and voting card procedures. 

Dependable voting lists and financial information. Who are 
eligible voters? Who are eligible proxy holders? 

• Developing accurate and understandable notice packages for
general meetings.

• Preparing proper and unanimous resolutions.

Communications 
• Developing financial statements that are understandable.
• Taking effective and accurate minutes of meetings.
• Notices that must be sent to the owners when….
• Enforcing bylaws and holding hearings for bylaw violations 

and hardship applications.

General Operations
• Services Contracts: regular reviews, understanding their 

intent. 
• Developing concise clear contracts that protect your corporation. 
• Developing role descriptions of contractors, managers, council

members, accountability of the contracted parties. 

• The importance of professionals, how to use them and when
to engage their services.

• Building inspections, reports and service plans. Are yours 
developed and prepared? How do you start a service plan? 

Legal Presentation on Contracts
• Who writes contracts and how are they presented?
• How does the strata negotiate a contract?
• Acting in the best interest of the Strata Corporation. 
• Acting on behalf of the Strata Corporation. 
• When should you consider a legal review of your contracts?
• Pitfalls and problems commonly encountered. 
• Service contracts, construction agreements, contracts with 

owners for exemptions and permission for alterations. 



CHOA Journal Winter 2002 19

ATTENTION: Self Managed

Strata Corporations
• CONCERNED ABOUT THE OBLIGATIONS 

THAT THE NEW STRATA PROPERTY ACT 
(SPA) WILL HAVE ON COUNCILS? 
(LINK TO SPA ON OUR WEB PAGE 
www.ascent-mgmt.com)

• TIRED OF BEING ON-CALL TWENTY-FOUR 
HOURS A DAY?

• TIRED OF COLLECTING STRATA FEES AND 
SPECIAL LEVIES ASSESSMENTS FROM 
YOUR NEIGHBOURS?

• TIRED OF VOLUNTEERING YOUR VALUABLE 
TIME WHILE OTHERS BENEFIT?

Call to discuss a management program
that will suit your Strata Corporation’s
requirements.

West Side Vancouver: 
Darren Schulz @ 604-431-1800

Lower Mainland: 
Rick Dickson @ 604-431-1800

2176 Willingdon Ave., Burnaby, BC V5C 5Z9
Fax: 604-431-1818 E-mail: ascent@telus.net

ASCENT
Real Estate
Management 
Corporation
since 1979

LICENSED

BONDED

INSURED

under the

Real Estate Act

w w w. a s c e n t p m . c o m

Welcome to CHOA’s first 
Business Members in 2002 

RDH Building Engineering 604-873-1181
Building Envelope Professionals Member APEGBC 

BWF Fodchuk 604-631-4738
Law Firm Law Society of BC

Haddock & Company 604-983-6670
Law Firm Law Society of BC

Miller Thompson LLP 604-687-2242
Law Firm Law Society of BC

Edmondson Roper 604-792-1915
Chartered Accountants Chartered Accountants of BC 

Century 21 Prudential Estates 604-273-1745
Property Management Real Estate Board 

of Greater Vancouver 

C.D. Wilson & Associates 604-741-1400
Law Firm Law Society of BC

McCormack & Company 604-688-0930
Law Firm Law Society of BC

Lesperance Mendes Mancuso 604-685-8737
Law Firm Law Society of BC 

G Loren & Company 604-904-3807
Accountants Canadian Institute of 

Chartered Accountants

Competition Window Coverings 604-460-8831
Retail Sales and Service Better Business Bureau 

of Mainland BC 

Marsh Touwslager Engineering 604-986-7377
Building Envelope Professionals Member APEGBC

ICBA 604-298-7795
Independent Contractors and Association 
Business Association of BC 

Interlink Realty 604-271-3888
Property Management Real Estate Council 

of British Columbia 

Terra Nova Landscaping 604-931-8766
Landscaping & tree services BCLNA and International 

Society of Arborists 

Clark Wilson 604-643-3171
Law Firm Law Society of BC 

PlanAct Management Ltd 604-789-2052
Project management Better Business Bureau

Siplast Canada Inc 604-420-7677
Manufacturing RCABC



C & C PROPERTY GROUP LTD.
Property Managers

• complete property management solutions
• administrative management
• consulting

204 A-133 East 14th St. 604-907-9040
North Vancouver, B.C. 604-945-0644
V7L 2N4

STRATA PROPERTY CONSULTING SERVICES

ENID C. KIRBY 
CONSULTANT    ARBITRATOR    MEDIATOR

Phone 604-542-0226 • Fax 604-542-0030
ekirby@home.com

MEMBER B.C. ARBITRATION & MEDIATION INSTITUTE
MEMBER INSURANCE INSTITUTE OF B.C.

“We Believe in Superior Service to Our Customers”

Our Services Include:
• General Strata Renovations • Deck Repairs 

• Custom Millwork • Project Management 

Excellent References Check Us Out with the
Better Business Bureau

Phone/Fax
604-572-3082

D & M SERVICE
CONSTRUCTION LIMITED
GENERAL CONTRACTORS

RESIDENTIAL & COMMERCIAL

Susan Jury Certified General Accountant

ACCOUNTING SERVICES AND

BUDGET PREPARATION FOR

SELF-MANAGED STRATA CORPORATIONS

5 - 31501 Upper MacLure Road, Abbotsford, BC V2T 6R8
Tel: 604-504-7279
Fax: 604-504-7271

CONDOMINIUM MANAGEMENT SPECIALISTS
• Integrity • Experienced • Dependable •

Please call for a complimentary quotation 
for your strata development.

604-682-5611 1012-470 Granville St.

CONDEX
PROPERTY MANAGEMENT LTD.

John Williamson 
President

83-1410 Parkway Blvd. , P.O. Box 98, Coquitlam, BC V3E 3J7
Tel: 604.942.2434    Fax: 604.942.4834

P SwiftSure
Strata Services Inc. 

Administrative and 
Financial Support 

for self-managed condominiums 

604-232-0991

PA R K  P L A C E
PROPERTY  SERVICES L T D.  

Strata Management Specialists 

LESLIE A. PUREWAL
PRESIDENT 

2113-11871 Horseshoe Way 
Richmond, BC Tel: 604-271-7788
Canada V7A 5H5 Fax: 604-271-7733

JERRY P. J. HUOT, C. Arb.
(Notary Public)

CONDOMINIUM ARBITRATION?

ENGAGE AN EXPERIENCED ARBITRATOR

TEL: 604-535-3275 FAX: 604-538-6906
1518 George Street, White Rock, BC V4B 4A5

PROFESSIONAL

STRATA COUNCIL

CONSULTANTS INC.
PSC

S p e c i a l i z i n g  i n  C o n d o m i n i u m  
a n d  S t r a t a  T i t l e  B u i l d i n g s  

a i r v i e w
B U I L D I N G  M A I N T E N A N C E

We offer Full Cleaning Service and many extra Services and
we are available 24hrs for your convenience. We are covered
by WCB, fully bonded and carry liability insurance.
For quote or more information please call... or go to our
Website at: http://www.markvance.com

981 West 21st. Ave, Vancouver, BC V5Z 1Z2
TEL:  604-731-5694  FAX:  604-731-5641 PAGER: 604-686-9345 

f
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Could your Blinds use
some TLC?
Washing • Repairing • Sales
Commercial • Residential

331 WEST 7TH AVE.
VANCOUVER
FAX LINE: 604-874-0076

604-874-1121Since 1952

ABRAHAM FISHER
Cleaning Services
Since 1976

403 - 1010 Burnaby Street
Vancouver, BC V6E 4L8

604-6l8-5689

TITAN PAINTING AND REPAIRS
• Int. & Ext. Painting
• Drywall Repairs
• Texture Ceiling
• Pressure Washing
• Wood Moulding

Liability Insurance/WCB

MARC IMBRIANI
Suite 207-1928 E. 11th Avenue,Vancouver, B.C.V5N 1Z2

Cell: 604-726-7777  Tel/Fax: 604-872-2592

HARBOURSIDE 
Property Management Ltd. 

#23-220 East 4th Street 
North Vancouver, B C
V7L 1H9

Tel: 604-255-5181
Services Specializing in
Management of Strata 
Corporations

Janitorial, Building Manager and 
Lawn & Garden Services for
Smaller Strata Properties

Tel: 604.641.7641 
Fax: 604.685.3485
Email: mopnmow@yahoo.com

A New Year, A New Name
We’re now Mopnmow Building Services Ltd.

Call for free quote.Ask about our special offer for new clients.

...cont’d. from page 4 

Built-in dishwashers: Owners must maintain, repair and/or
replace as required dishwashers built into their strata units.  Water
lines and connections must be checked annually. Where an owner
is absent from the strata unit for longer than 7 days, the owner
must shut off the water service to the dishwasher.

Gas fireplaces: Owners must have maintenance and repairs of in-
suite gas fireplaces conducted annually. The strata corporation
will coordinate an annual fireplace inspection and servicing the
2nd week of September each year. Each owner must schedule a
time for this servicing to take place. Costs for any repairs or serv-
icing shall be the responsibility of each unit owner. Any owner
who does not comply with the established schedule, must have
the unit serviced at a later time at their own cost. The owner shall
provide written proof of the alternate servicing to the strata
council for the strata corporation’s records. 

Garburetors: Owners are responsible for repair, maintenance and
replacement. Garburetors should be checked monthly to ensure
that no seal leaks exist.

Washing machines & refrigerators with water hook-ups: Owners
must annually inspect water lines and drains and conduct repairs
as needed.

Range hood fans: Owners must routinely clean range hood fans to
avoid grease build-up. Repairs, maintenance and replacement are
the owner’s responsibility.

Strata corporations may also wish to consider creating bylaws
which define an owner’s obligation to repair and maintain the
following fixtures allocated to their exclusive use: taps; faucets;
toilet bowls and tanks; shower heads and tub faucets; water shut-
off valves; tiling; caulking and seals around tubs, showers, sinks;
exhaust fans and humidity controls; electric heaters within the
strata lot and connecting thermostats; light fixtures.

Townhouse garages and garage doors
A strata corporation may create a bylaw that makes owners
responsible for aspects of maintenance and repair to garages allo-
cated to their exclusive use.  

Examples of these types of responsibilities follow. Owners
must maintain garage interiors in a clean and safe state. Dangerous
chemicals or flammable liquids must be stored in CSA approved
containers or storage units. No firearms or ammunition of any type
may be stored in garage areas. Vehicle maintenance may be per-
formed however no open fires, torches or welding units may be
used at any time. Any damage to the floors of the garage must be
repaired at the owner’s expense. Shelving units may be installed
in a manner that does not alter the structure of the garage. No
structural alteration may be made to the garage area without the
prior written permission of the strata corporation. 

Owners will be responsible for the maintenance and repair of
interior mechanisms of the garage doors being – rotors, springs,
tracks and guides, and any locking components on the interior or
exterior of the door. y
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Business Membership with CHOA!

i

TE L  60 4 - 58 4 -24 62

FA X  60 4 - 515 -9 6 43

TO LL- FR E E  1- 877-353 -24 62

W E B S ITE :  W W W. C H OA . B C . C A

E - MAI L :  O FFI C E @ C H OA . B C . C A

R E Q U I R E M E NT S  FO R  B U S I N E S S  M E M B E R S H I P

The company must be a member in good standing: of a Professional Association or  Organization 
with a mandatory dispute resolution process, or, a  Member of the Better Business Bureau for at 
least 6 months prior to the date of their application for membership.

S E RV I C E S  W ITH  TH I S  M E M B E R S H I P  

• Subscription to our CHOA Journal (3 copies quarterly)
• Website Listing in our Business directory
• An additional discount of 5% on advertising in the CHOA  Journal
• Identity decal, advertising copy materials including the privilege to  publish the CHOA  Logo 

as business members
• Discounts on publications, workshops and seminars

RESOURCES TO BUSINESS MEMBERS INCLUDED WITH YOUR MEMBERSHIP

RCABC - Roofing Repair/Construction Info Packs
CMHC - Renovation Guides
BCAMI - Arbitration/Mediation Guide
HPO - Before you Renovate
Strata Property Act Reference Index

PU B LI C ATI O N S  FO R  S ALE  AT  M E M B E R  P R I C E S

Strata Property Act - Consolidated
Strata Property Act - Regulations and Forms
CHMC Building Remediation Guides 
HPO Managing Major Repairs

MEMBERSHIP FEES 

$200.00 annually 

SUITE 202-624 COLUMBIA STREET

NEW WESTMINSTER, B. C.

CANADA V3M 1A5
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The Property Management Division
Century 21 Prudential Estates Rmd. Ltd.
7320 Westminster Hwy.
Richmond, B.C. V6X 1A1

> Residential Management Specialists 

located in the Richmond area and 

serving the Lower Mainland.

> Fully Licensed Managers each having 

a minimum of eight years experience.

> Competitive Rates

> Over 7000 Satisfied Customers

A proud member of the largest real 
estate organization in the world.

We cure 
property 
management
headaches.

Bill Blackall
604.273.1745

ECO-LITE CAN BE INSTALLED ON ANY TYPE OF ROOF • EASY INSTALLATION •
LEAKPROOF • SAFE & SECURE • MORE VERSATILE THAN A TRADITIONAL SKYLIGHT
BLOCKS HARMFUL UV RAYS • CUSTOM-MADE SIZES AVAILABLE TO ACCOMMODATE 
YOUR NEEDS • 25 YEAR MANUFACTURER’S WARRANTY • 5 YEAR INSTALLATION

WARRANTY • ECO-LITE DOES NOT CREATE HEAT OR COLD

Senior’s Discount Available!

ECO-LITE DISTRIBUTORS
1-800-967-7778

Vancouver Area 604-585-4746
E-mail: litetube@ccnet.com

www.natural-lite.com

ECO-LITE AT NITE 
Now available

This is 24 hrs lighting system using solar panel.
First in the world!

The only tubular skylight that
has received this endorsement
by the BC Hydro Power Authority


