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Strata Corporations
   Multi-Family Rentals
      Single-Family Homes & Duplexes

Providing Professional Management Services
for more than 10 years: 

x
x

x

Our Services Include:
• 24/7 Emergency Maintenance Service
• Building Site Inspections
• Preventative Maintenance
• Extensive Leaky Condo Restorations
• Commercial Properties
• Complete Accounting Service & Budgeting
• Strata Council Meeting Attendance
• Insurance Coverage Reviews

Without obligation, we will gladly review your
property management needs. Call us today.

23-220 E. 4th Street
North Vancouver, BC
V7L 1H9

Tel:  604-987-8511
Fax: 604-987-0971
www.harboursidepm.com

®



EPS WESTCOAST

CHOA’S EDUCATION PROGRAM FALL 2003
CHOA CONFERENCE CENTRE 7: 00 pm 
Suite 202-624 Columbia St., New Westminster 

October 15 Insurance
October 22 Contingency Reserve Planning
October 29 Conducting Hearings

November 5 Accounting
November 12 Bylaws/Caselaw/Updates
November 19 General Meetings: Resolutions, Notices, Proxies
November 26 Landscaping: Winter Pruning, Planting, Gardens

PROVINCIAL SEMINARS
Seminars will cover Bylaws, Buildings, Records, Meetings, Mediating Disputes,
and Legal Updates. Sessions may vary. Updates of all sessions, locations and
speakers will be posted on our web site at: www.choa.bc.ca CHOA
reserves the right to cancel sessions due to insufficient registration or
weather related conditions.

October 18 Kamloops
October 23 Nelson
October 24 Kelowna
October 25 Penticton

November 1 Vancouver
November 15 Chilliwack

February 2004 Nanaimo

March 2004 Victoria

Many strata corporations have experienced unexpected
losses due to broken water lines, roof leaks, window fail-

ures, deck rotting, premature equipment break downs, injuries
and unnecessary insurance claims. Often times, many failures
and costs can be reduced or eliminated with  properly admin-
istered service contracts and loss prevention programs. This
issue of the Journal contains many articles and free resources
that are available through CHOA to assist your strata corpora-
tion with loss prevention and long term maintenance and repair
programs. Within CHOA, our staff actively performs loss preven-
tion procedures by reviewing agreements, verifying accuracy of
records and reports, engaging in continuing education, maintain-
ing high professional standards and thorough research and devel-
opment of new resources for our members. The professional
liability insurance of the association is vital for our operations.
To maintain a claim free status, an effective loss prevention
program is mandatory. Many of the CHOA seminars and work-
shops provide valuable information and resources that can
assist your strata in its day-to-day roles of loss prevention.
CHOA invites  you  to attend the educational programs and take
an active role in the loss prevention program of your strata
corporation. y

President's Message Fall 2003 
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TOM CARR, PRESIDENT OF CHOA

Building & Balcony . . . Repair, Restoration & Waterproofing Specialists
• Preventative Maintenance  

• Membrane Repair & Replacement      

• Deck Repair      • Concrete Crack Repair  

• Waterproofing     • Traffic & Pedestrian Deck Coating  

• Leak Investigation     • Structural Concrete & Framing 

• Painting  & Caulking    • General Building Repairs

FREE ESTIMATES   
604-538-8249
www.epswestcoast.com

110-15585 24th Ave, Surrey, BC  V4A 2J4
Phone: 604-538-824   Fax: 604-538-1371   

info@epswestcoast.com
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WEB PAGE CONDOMINIUM NEWS:   www.wpcn.ca



CONDOMINIUM HOME OWNERS’
ASSOCIATION OF BC
The Condominium Home Owners’
Association of BC promotes the under-
standing of strata property living and the
interests of strata property owners by 
providing: advisory services; education;
advocacy; and resource support for its
members.

Website: www.choa.bc.ca

E-mail: office @choa.bc.ca

Toll-Free: 1-877-353-2462

SUITE 202-624 COLUMBIA ST.
NEW WESTMINSTER
B.C. V3M 1A5
TEL: 604.584.2462
FAX: 604.515.9643

CHOA JOURNAL
The CHOA Journal is published quarterly
by the Publisher.

DISCLAIMER
This publication is designed to provide
informative material of interest to its
readers. It is distributed with the under-
standing that it does not constitute legal
or other professional advice.Although the
published material is intended to be
accurate neither we nor any other party
will assume liability for loss or damage as
a result of reliance on this material.
Appropriate legal advice or other expert
assistance should be sought from a
competent professional.The services or
products of the advertisers contained in
the CHOA Journal are not necessarily
endorsed by the Condominium Home
Owners’ Association.

ADVERTISERS WELCOME
For advertising information and rates,
please contact our office.

TEL: 604.584.2462
FAX: 604.515.9643

MEMBERSHIP INQUIRIES
New members are always welcome.
Contact CHOA for more information.

CHOA BOARD OF DIRECTORS
Tom Carr, President—NW3328
Heinz Maassen,Vice President—NW955
Marion Mitchell,Treasurer—LMS358
Scotty Henderson, Secretary—LMS3981

Christiaan Bernard—LMS2412
Rose Loverock—LMS2505
Silvana Trotter—NW48

Don Winchester—NW57
Ted Tufford—NW3160
Sonia Williams—VR 204
Lori Smith—NW2102

Dave Ricketts, Business Member
Nona Saunders, Past President—LMS600
Campbell River Branch, Ray Archer—
VIS2084

STAFF
Tony Gioventu, Executive Director
Martha Lopez, Financial & Systems Manager
Edna Galbraith, Advisor Interior

Contact the CHOA Office:
Phone: 604-584-2462 (Local 2)
or Toll Free: 1-877-353-2462 (Local 2)
Email: office@choa.bc.ca

Project Framework 
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Website: www.choa.bc .ca        Members ’  Password: MAPLE

Before you proceed with a Construction Agreement
The contracting process for the simplest job can become
complicated with damages, injuries, material failures, work-
manship, and cost over runs. Negotiating a written contract
that is binding for both parties and protects the interests of
your strata corporation is critical. Never underestimate the
costs of what could go wrong. A well negotiated contract,
warranties and insurance coverage will contribute to a
successful relationship and frequently avoid the pitfalls of
misunderstood terms and conditions, they also form part of

a well planned loss prevention program within a
strata corporation. 

The Contract
1. Have you negotiated a

written contract?  
2. Is it a standard con-

struction agreement?
3. Is there a certified pro-
fessional (ie: engineer
/architect) required to
provide assurances of
the contracts perform-
ance?
4. Do you have a techni-
cian who will prepare the
scope of work and super-
vise the construction? 

WCB coverage: 
1. Who is  responsible for the cost and the filing ? 
2. In most agreements the contractor, subcontractor, trades 

and professionals are responsible for WCB coverage. 
WCB coverage is mandatory by law.

3. You can obtain clearance letters of WCB standing on line
at www.wcb.bc.ca . It is important to routinely check the
status of your contractor. 

Insurance:
1. Who is providing the insurance coverage ? 
2. What types of insurance are necessary? 
3. Who is paying the cost of the insurance coverage ?
4. Are there any exclusions in the insurance you may be 

unaware of?
5. Have you requested a list of exclusions ? 
6. Consider the following insurance issues that may be 

necessary: Liability insurance, errors and omissions,      
performance bonding, toxic waste and disposal, employee
fidelity and injury. 

7. Insurance applies to both certified professionals and 
contractors alike.

Building Permits: 
Many municipalities require building permits for specific
values and types of construction. Before you proceed,
contact the permits and planning department at your
municipal office or regional district and determine if a
permit is required. If a permit is required: 

1. Who pays the cost ? 
2. Who files the permit ?             

...continue on next page

ANTONIO GIOVENTU, EXECUTIVE DIRECTOR, CHOA
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Strata Legal Issues?

LESPERANCE MENDES LAWYERS

Providing experienced legal advice 

on issues facing strata corporations, 

owners & property managers

• Dispute Resolution

• Bylaws

• Collections

• Contracts and Construction

• Leaky Condo Litigation

Contact John Mendes

Tel: (604) 685-3567

Fax: (604) 685-7505

Email: jgm@lmm.bc.ca

3. Who issues completion certificates? 
4. Are assurance certificates required by your certified professional ?

Once the project is under way: 
1. Who supervises the project ?
2. Who inspects progress, and how frequently ?
3. Who reports ? How frequently ? In what manner and to whom ?
4. Who authorizes progress payments & change orders ?
5. Are accounts payable aware there may be holdbacks ?
6. Who issues completion certificates and statutory declarations of completion and

payments of all trades, subtrades and suppliers and services?
7. Who gives notice that the contract is starting? Residents, owners, caretakers, 

landscapers and service contact providers need to know when the construction
is commencing, underway and complete.

After the contract: 
1. Is there a service manual, maintenance manual or warranty? 
2. Are there obligations or maintenance that must be performed to protect the 

warranty?
3. Who has the manuals and warranties? 
4. Who is responsible to insure the obligations are performed? 
5. When are inspections performed and who performs them? 
6. How are inspection reports filed?
7. Who receives them? 

Before you sign an agreement for contract services, it is recommended that you
undertake a legal review of the contract for terms, conditions, services, warranties,
payment schedules, dispute resolution, liability and insurance. There are many
complicated negotiations in a contract that if not properly coordinated may put
your strata corporation at risk. y
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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

Aztech Environmental Consulting
Services Ltd.

• Indoor Air Quality Testing C.M.H.C. (c)
• Industrial Hygiene Monitoring
• Environmental Site Assessments
• Mould Testing/Remediation

Trevor Getty CPHI (c), B.A.A., (E.H.), RPHI, M.Ed
Fax: (604) 468-8954

Tel: (604) 468-8953

Cellular: (604) 841-3134 

EMail: tgetty@aztechenviromental.com

www.aztechenvironmental.com

• Referrals, Appointments, Rules
• Training and Accreditation
• Speakers Bureau
• Professional Development
• Standards of Practice

Resolution strategies can be tailored 
to fit your budget.

Think Twice 
before you 
litigate
Contact us for:

• Contractual clauses 
forcing mediation 
and/or arbitration
instead of litigation

• Information about
Alternative Dispute
Resolution

• Other help in 
developing dispute 
management strategies

• Referrals

British Columbia
Arbitration and 
Mediation Institute

BC’s leader in ADR solutions for over 20 years!

24M-1260 Hornby St., Vancouver, BC V6Z 1W2
Toll Free BC:1-877-332-2264
Phone: 604-736-6614 Facsimile: 604-736-9233
E-mail: info@amibc.org Web site: www.amibc.org

{Several owners have brought human rights complaints
against their Strata Corporations and have been successful.

This article will focus on three cases involving owners that
have successfully brought human rights complaints against
their Strata Corporations.  

The three cases we will discuss in this article are:

1. Ganser v. Rosewood Estate Condominium Corp. (No. 1)
(2002), 42 C.H.R.R. D/264 (an Alberta case we will refer to as
Ganser)
2. Williams v. Strata Plan LMS 768 (2003), B.C.H.R.T. 17 (a
British Columbia case we will refer to as Williams) ; and 
3. Konieczna v. Strata Plan NW 2489, [2003] B.C.H.R.T.D. No.
37 (a British Columbia case we will refer to as Konieczna).

Ganser involved Elizabeth Ganser, an 87 year old woman,
who had her parking stall taken away from her. Elizabeth
Ganser had disabilities, including virtual blindness and a lim-
ited ability to stand or walk. When she had first purchased her
condominium unit she was assigned an indoor parking stall

which gave her easy access to a security door which lead to the
elevator to the units. She did not own her own car but her stall
had been regularly used by her granddaughter and other care-
takers when they visited her. The Strata Corporation amended
its bylaws and certain conditions for eligibility for an assign-
ment of an indoor parking stall were introduced. To be eligible
for an indoor parking stall, a resident owner had to hold a valid
driver’s license, own a vehicle, have insurance and drive their
vehicle regularly. The Alberta Human Rights Panel found that
they had jurisdiction to hear this matter because any member
of the general public could potentially be a resident owner. The
Panel found that the bylaw dealing with the assignment of
parking stalls was discriminatory against Elizabeth Ganser on
the basis of her disability. She was awarded $5,000 in damages.

In Williams, the Strata Council changed how the security
system of the building was being used. From 8:00 p.m. to 8:00
a.m. owners were required to go to the front door to allow
visitors into the building rather than “buzzing” them in from
their unit. Once again, this complainant had serious medical

Human Rights and 
Strata Corporations   

ELAINE MCCORMACK, COUNSEL, McCORMACK & COMPANY LAW CORPORATION

15 Years
Experience

� Window Cleaning
� Pressure Washing
� Gutter Cleaning
� Chaulking Repairs
� Roof Demossing



problems. She was concerned that if she ever needed emer-
gency medical attention at night, she would not be able to let
the paramedics into the building. The British Columbia
Human Rights Tribunal found that the Human Rights Code
applied.  The Tribunal considered whether accommodating
Dorothy Williams would create an unacceptable security risk
to other owners in the building and found that it would not.
The Tribunal ordered the Strata Corporation to disconnect the
timer and return the operation of the intercom and entry sys-
tem to 24 hour a day use. Dorothy Williams was paid $1,500.00
to compensate her for injury to her dignity, feelings and self
respect.    

Finally, the case of Konieczna considered the effect of a
bylaw that prevented the installation of flooring, other than
wall-to-wall carpeting, on Halina Konieczna, who had several
allergies to latex, mould and dust in carpeting that aggravated
her allergies and asthma. When she purchased her unit, hard-
wood floors were permitted, if written permission of the Strata
Council was received. The bylaw provided that written per-
mission of the Strata Council was not to be unreasonably with-
held. She applied and was granted permission to install hard-
wood floors, provided that she would sign and return an
Indemnification Agreement. The Strata Corporation later
changed the bylaw to provide that only wall-to-wall carpeting
was allowed. Halina wrote to the Strata Corporation and
advised that she had not carried out the installation of the hard-
wood floors before the bylaw was passed because repairs were
being made to the external walls of her unit at that time. The
owners refused to grant her an exemption to the hardwood
floors bylaw. The Tribunal found that the Strata Corporation
had exhibited a high degree of inflexibility and had failed to
address Halina’s concerns. The Tribunal ordered that Halina
Konieczna was allowed to install hardwood flooring at her
expense. The Strata Corporation was ordered to pay her
$3,500.00 as compensation for the injury to her dignity, feel-
ings and self-respect. 

When a Strata Council applies a bylaw to a specific individ-
ual, it is important for the Council Members to not only consid-
er the provisions of the bylaw, but also how the bylaw will affect
the individual involved. It is also important for Strata Council
members to consider how the management of the common
property is affecting those with disabilities in the complex. y

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

ELAINE  T. 
McCORMACK 

Lawyer & Chartered Arbitrator
Email: elaine@mclc.ca

ADRIENNE  M.
MURRAY

 Associate Counsel
Email: adrienne@mclc.ca

 

Suite 520, 789 West Pender Street
Vancouver, B.C. V6C 1H2

Tel (604) 688-0930    Fax (604) 688-0945
www.mclc.ca    
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ASCENT
Property Management Services

for the Lower Mainland

Since 1979

• Single family homes & condo’s
• Strata corporations
• Office & commercial

Rick Dickson C.P.R.P.M. (President)

(604) 431-1800 
Fax (604) 431-1818

2176 Willingdon Avenue,
Burnaby, V5C 5Z9
www.ascentpm.com

Ascent Real Estate Management Corp.

SUITE 1105 

1095 WEST PENDER STREET

VANCOUVER, B.C.

CANADA V6E 2M6 

PH: 604 682-8492 

FX: 604 683-4782

mberris@bmepartners.com 

[  Strata Special ists  for  20 years  ]  

www.bmepartners.com 
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Water Damage

tel 526-4009 fax 526-3870

TKO Construction Ltd.
223 Archer St. New Westminster, B.C. V3L 4E1

General Renovation and Repairs
Exterior Cladding Specialist
(CMHC reg. for Rot Control & Prevention)

Structural Repairs (Frame & Concrete)
Special Construction:

*Siesmic Upgrades
*Sound Control
*Security

tkodave@infoserve.net

Commercial & Residential

PATRICK SMITH, SALES ASSOCIATE, COOPERATORS INSURANCE

ª

One of the important roles of the Council is to protect
the strata and provide safe and secure homes for its

members. Protecting the strata is more than just paying your
insurance premiums on time. Working to manage and
reduce the risks that can lead to injuries, damage and
unnecessary insurance claims. 

This can be accomplished fairly easily by setting up a
program called a Risk Management Program. 

A risk management program is a system of tracking the
insurance claims and safety and security issues a strata has
dealt with in the past and preparing for the risks it may have
to deal with in the future. A risk management program pro-
tects your strata by way of prevention. This program will also
help you to have the lowest possible insurance premiums. 

Risks can be classified into - preventable and unpre-
ventable types. Unpreventable would be things such as
nature related , i.e.: windstorm, hail, lightning. 

A risk management program involves.... 
• educating members on how to protect themselves and 

their homes 
• setting up preventative maintenance routines 
• planning for emergencies, 
• reviewing your insurance coverage.

Your strata may or may not be self managed. If you are
going to designate a member or several members to handle
a preventative maintenance program...(make sure your
insurance coverage includes coverage for volunteer acci-
dent coverage , in the event a designated member gets hurt.) 

Loss prevention is a very important issue. It affects you
now and in the future, your resale values, your insurance
coverages and pride of ownership. See what kind of pro-
gram your strata has enacted or should create and then you
can enjoy more peace of mind knowing that buying your
strata unit was the best decision you ever made. 

The following checklists can be helpful in preventing
loss or damage.

ANNUAL INDIVIDUAL UNIT OWNERS INSPECTION LIST

Check Floors,Walls, Ceilings, Basements For:
• Damp spots
• Stains on concrete
• Scaling, flaking, peeling paint
• Rust on metal columns
• Water marks or rot on stairways
• Seepage around any joints (structure, equipment, for plumbing)
• Stained, warped or lifting of wall board
• Cracked or heaved flooring
• Signs of staining, flaking, mold, excessive condensation, around windows 

and doors

Check Bathrooms For:
• Toilets -that are loose, cracked, or always running
• Toilets- with poor drainage (need to be flushed more than once or low 

water)
• Leaking from feed lines, tank or base of toilet
• Loose caulking or grouting around tiles, sinks, showers
• Loose or cracked tiles
• Roof ventilation fan-ensure is clean and fan operating
• Moisture around pipes inside sink vanity
• Sweaty toilet tanks collect moisture and cause floor damage and mould.
• Check shut off valves for dripping

Check Kitchens For:
• Slow drainage from sink
• Caulking around sinks
• Signs or smell of moisture under sink vanity
• Signs of leaking from taps or feed lines
• Check shut off valves for dripping

Check Laundry For:
• Proper ventilation for dryer
• Build up of lint in dryer vent hose
• Clean out or replace dryer vent hose moisture
• Address dampness or smells of dampness.

...continue on next page
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Visit our web site, www.stratamanagers.com

or call our office to discuss the difference 

we can make to your Strata Corporation. 

Professional
Property
Managers

© 2001-2003 Interlink Realty Corporation. All rights reserved.

Ben Larsson, President, B.A., CPM, FRI, RPA, CMOC

Tel: 604.271.3888 Fax: 604.275.2578
E-mail: blarsson@interlink-realty.com

#200-5771 No.3 Road, Richmond, British Columbia, V6X 2C9

604.944.1461

WATER DAMAGE

PROVIDING THE BEST IN ➤

• Water, storm and fire damage restoration

• Mould remediation

• Contents pack-out, cleaning and storage

• Trauma scene clean-up

• Vandalism, board-ups and restoration

• Carpet and upholstery cleaning

FIRE & WATER DAMAGE RESTORATION SPECIALISTS

restoring your peace of mind

www.canstarrestorations.com

24 HOURS A DAY - 365 DAYS A YEAR

!l

EMERGENCY PLANNING CHECKLIST

Shut-off valves tagged throughout building dated on :

Map of shut-off valves is up-to-date and available in an Emergency

Equipment available (for Emergency) located at:

• Wet Vacuums • Buckets
• Plungers • Snakes
• Wrenches-crescent type, • Rubber boots (think about electricity!)

various size wrenches, • Rags, towels, etc.
pipe wrench • Miscellaneous tools applicable

• Flashlight and spare batteries

List of Emergency Names and Numbers (Water Related):

• Plumber • Staff
• Municipal Public Works (City) • Utilities: Hydro, Gas, etc.
• Electrician • Ambulance and Fire Department
• Insurance Company: • Phone and 24 Hour Emergency No.:
• This List Dated: • Updated: (months)
• Person Allocated for up-keep

WHAT MEMBERS NEED TO KNOW...

Caring For Your Unit

Members should familiarize with some of the following:
• The need for personal insurance to protect their contents and liability
• Have someone check their unit they are going away-water leaks occur a lot 

during these times.)
• Close doors and windows-especially deck doors (weather changes quickly.)
• What goes down the toilet (liquid and solid waste and toilet paper) and sinks

(waste water)
• What does not go down (kitty litter, grease, oils, solvents, food, toys, etc.

(actually had a raw chicken get flushed down a toilet--didn’t work!)
• Use strainer in the sink and empty the remains into the garbage or compost
• Supervise young children using the toilet--they like to make things disappear -

-all kinds of things!
• Turn off taps (sinks, tub, shower) when you are called away to another room

or the telephone rings.
• How to shut off and winterize outside faucets
• Measure laundry detergent carefully as undissolved detergent can and will clog

pipes
• Keep laundry room drains clear and in good shape
• Ensure that your hot water tanks have a pressure relief valve and that they 

have some sort of drain for dispersing this overflow water
• Maintain water heaters, water softeners and sump pumps, dishwasher and 

washing machine connections
• Stay in the same room when running new dishwashers and washing machines

for the first time--connections not tested may blow!
• Keep emergency numbers handy in case of a water crisis -e.g. plumber,

restoration company, rental companies (for wet vacs)
• Inquire if a wet vac is available in the strata complex to use in emergencies-if

not, suggest 1 or 2 be purchased.They are not expensive!
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How to Flat-line Your Mechanical 
Owning and Operating Costs

KALINKA DAVIS,  ASSOCIATE WITH TROTTER MORTON FACILITY SERVICES

It is a well-known fact that Strata Councils and Property
Managers must perform their tasks within a reasonable

operations budget. This is not an easy task when you consider
that there are numerous occurrences throughout the year that
are difficult or impossible to anticipate. When creating and
managing budgets, Strata Councils and Property Managers
have a few goals in mind and they include:
•Protection of the primary asset of the Strata Owners – the
building and its environs.
•Managing the properties with “zero based budgeting”. At
the end of the year, monies received from owners for operat-
ing the building are fully allocated with no depletion of cash
reserves.
•Prevention of unforeseen special levies that wreak havoc on
the owners’ personal budgets.
•No budget surprises.

One of the major costs within an operating budget is the
heating, ventilation and cooling (HVAC) system. It is depended
on daily for comfort and it represents a significant financial

investment within a Strata. Mechanical systems are complex
and require specialized skills to understand and maintain.
Procrastinating about their maintenance needs can be costly.
Ultimately, if not properly maintained, the heating and cool-
ing system can be a continuous source of problems which
results in unexpected emergencies and the Strata is faced
with a situation of repairing or replacing heating and air con-
ditioning that is not in the budget. If sufficient monies are not
in the Contingency Fund Reserve then special levies are
required to pay for these unbudgeted emergencies. Home-
owners bare the brunt of the situation.  

Contingency Fund Reserves can quickly be depleted when
the unexpected replacement of mechanical equipment or a
major component repair is needed. Sometimes the Contin-
gency Fund Reserve isn’t large enough, and a special vote
from the homeowners is required. This process can be time
consuming and become quite emotional. Since the majority
of the owners must agree to expend funds from the
Contingency Reserve except in the case of an emergency,
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Councils are in the unenviable position of waiting for equip-
ment to fail before they can authorize major repairs or
replacements. Inevitably, the heating or air conditioning
systems will fail during a period when it is under the highest
demand; the coldest or hottest day of the year. When a cold
snap or hot spell occurs and the system fails, the telephone
never stops ringing for Property Managers and Council mem-
bers. Speed in getting the system back up and running
becomes the sole goal, rather than quality and cost effective-
ness as the primary criteria for making a major investment in
the building.

Marketability of lots in the Strata Corporation can be greatly
affected by the resulting increase in monthly fees. When the
word hits the real estate rumour mill that unforeseen costs
for the Strata Corporation are above and beyond those that
are normally expected, the damage is far too great to measure.

Couple the unexpected strata levies with a “marketability
factor”, and the Strata Corporation can find itself in a precar-
ious situation. The solution is to mitigate the risk of mechan-
ical equipment replacement and associated major compo-
nent repairs. Although the solution is different for every
Strata Corporation, there is one common factor: proactive
preventative maintenance on the mechanical equipment that
will ultimately extend the equipment life expectancy. As the
HVAC equipment ages, it inevitably needs to be replaced.
However, if not properly maintained, breakdowns and mal-
functions occur earlier than the average life expectancy.

Consider the following checklist. Does your Strata
Corporation:

•Perform scheduled preventative maintenance?
•Have a firm cost for annual maintenance?
•Have a source for fast, reliable emergency service?
•Set aside emergency funds for major equipment repairs?
•Have specialized in-house maintenance personnel?
•Monitor and maintain maintenance tasks?
•Stock tools, supplies and replacement parts?
•Have a refrigerant management program in place?

Typically, Strata Councils and Property Managers don’t
have enough time to oversee these matters comprehensively.
This results in uneven heating and cooling, equipment break-
downs, operating headaches, unexpected maintenance costs,
and excessive energy consumption.

To alleviate HVAC problems, pro-active preventative
mechanical maintenance programs should be implemented.
These programs are specifically designed to flat-line owning
and operating costs through progressive agreements. An exam-
ple of this type of program is the “Linc System” provided by
the “Linc Contractor Network” throughout North America.

Programs such as the Linc System provide a single source
solution that takes total responsibility for the mechanical
system for a fixed fee. Because the cost is fixed, there are no
surprises and no impact on the annual operating budget or
Contingency Fund.  

The program provides inspection and testing, preventative
maintenance, repair and replacement, and emergency call
response. ...continue on page 12

BAYSIDE PROPERTY 
SERVICES LTD.
Strata Property
Management Specialists
Since 1972

For more information, please contact:
G. Stephen Hamilton

Suite 1220 Airport Square
1200 West 73rd Avenue
Vancouver BC V6P 6G5

Tel: 604-269-8500 FAX: 604-269-8511
Toll free: 1-888-LAW-5544

email: hamilton@hammerco.net
www.hammerco.net

SERVICE  -  INTEGRITY  -  RESULTS

Experienced Lawyers for your strata property needs
• strata fee collections
• reviewing and drafting by-laws
•  enforcement of by-laws
• legal opinions
• leaky condominiums
• construction litigation

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



Many Strata Corporations have found this type of pro-
gram to be a successful solution in achieving budget control
and eliminating risk associated with mechanical breakdowns
and emergencies.

The following is an actual case study of a Strata Corporation
that was experiencing high costs in maintaining its mechani-
cal equipment, causing it to be over budget for several years
in a row. On average, its equipment was ten years old. Several
components had to be replaced due to breakdowns that were
not anticipated, therefore these were handled as emergency
service calls and premiums were paid for the repairs. The cost
of doing business this way was affecting the residents’ com-
fort, and they realized the reactive approach was having a
severe negative impact on the bottom line of their budget. The
costs for operating and maintaining their equipment using
reactive measures versus proactive measures are outlined in
the following systems analysis:

By choosing an all-encompassing service agreement, the
Strata saved 54% of the costs including operating expenses
as well as capital replacement. The guaranteed amount of
$14,570 per year (with an annual increase in cost of living
only) means the Council now has a guaranteed flat-line cost
in their operating budget with no additional expenses for
maintaining or replacing the mechanical equipment.

Implementing a proactive rather than reactive maintenance
program provides the following benefits:

• Minimized loss potential
• Improved comfort
• Problem solution and avoidance
• Administrative control
• Improved maintenance methods
• Fixed budget and reduced costs for staffing, equipment, 

repairs and energy consumption
• Improved system efficiency
• Maintaining the value of the facility
• Identifying one source of responsibility
• Reduced complaints
• Peace of mind

The Trotter & Morton Mechanical Services Group is a member of
the LINC Contractor Network and provides proactive maintenance
programs throughout Western Canada. Trotter & Morton is a CHOA
Business Member and has a customer base that includes condo-
minium complexes, residential towers, retirement facilities and
mixed use developments. If you would like a service overview and
survey of your equipment, they can be reached at 604-584-5462. y

OWNING AND VERSUS LINC 
OPERATING COSTS  SERVICE

EQUIPMENT REPLACEMENT 
(to be allocated to Contingency $11,000 $0.00 
reserve fund annually)

CONTRACTED SERVICES $ 6,000  $14,570

PARTS AND MATERIALS $ 0 $0

IN-HOUSE STAFF $ 6600 $0

ADMINISTRATION $ 600 $0

MAJOR REPAIRS $17,000 $0

TOTALS $41,200 $14,570

DIFFERENCE WITH LINC SERVICE $26,630
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Rancho Management Services

Phone: 604-684-4508

Fax: 604-684-1956

Email:pmgr@ranchogroup.com

Internet: www.ranchovan.com

Services

fStrata Management

fProactive Style of Management

fMinutes and Bylaws Available 
On the Internet

fFree – No Obligation Proposal

fPre-Authorized Payment Plan

fMinutes within 48 Hours

Rancho Management Services
701-1190 Hornby St.
Vancouver, B. C.
V6Z 2K5

“Proudly serving the Lower Mainland for over 35 Years”

ALL SEASONS 
TREE SERVICE LTD.

“SERVING THE LOWER MAINLAND SINCE 1974”

COMPLETE TREE 

AND SHRUB CARE
• PRUNING

• SPRAYING WEEDS & INSECTS

• DANGEROUS TREE REMOVAL

• STUMP GRINDING

• ROOT FEEDING

• REMOVAL SURGERY

• CABLING 

• BRACING

• TRIMMING FRUIT 

TREES, CONIFERS AND HEDGES

FOR PROFESSIONAL WORK,

TREE REPORTS & CONSULTATIONS CALL

273-4025
EMAIL:ALLSEASONTREE@SHAW.CA
FAX: (604) 521-1504

FREE 
ESTIMATES

FULLY
INSURED

RAYMOND CATTON
CERTIFIED ARBORIST
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Terra Nova Landscaping Services
• QUALITY STRATA MAINTENANCE
• Professional Certified Gardeners & Arborists
• Lawn, Garden and Tree Care Experts
• Licensed Pest Control
• We use Integrated Pest Management
• Lawn and Garden Fertilizing Programs
• A member of the B.C.L.N.A/C.N.L.A./I.S.A.
• WCB / Liability Insurance
• Arborist Report Writing/Consulting
• 24 Hour Hazard Tree Service

“We can make your property shine” 
604-941-8066      604-786-9797

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

ADRIENNE MURRAY, ASSOCIATE COUNSEL, McCORMACK & COMPANY LAW CORPORATION

The Case of the Unsuccessful 
3/4 Vote Resolution

The Role of an Administrator in Assessing Special
Levies
The Supreme Court recently considered whether an
Administrator could be given the power to assess a special
levy on owners without the owners having approved the
special levy by a 3/4 vote. 

The owners in a strata development were faced with two
options to repair their building. One option was a complete
recladding of the exterior at a cost of approximately $4.7
million. The other option was a more modest repair for a
cost of $750,000.00. In order to carry out either of the
repairs the owners were required to approve a special levy.
The owners voted on both special levies at two meetings,
however, neither special levy could achieve a 3/4 vote as
required by the Strata Property Act.

An owner petitioned the Court for the appointment of an
Administrator. The Petition requested that the Court
appoint an Administrator and provide the Administrator
with the power to choose which repair option should be
undertaken and to assess the owners a special levy in the
amount required to pay for the repair.  

The Judge considered whether section 174 of the Strata
Property Act, which permits the Court to appoint an
Administrator, allows the Administrator to disregard the
need for a 3/4 vote when one is clearly required by the Act.
Section 108 of the Strata Property Act requires that before a
special levy can be assessed against the owners, the levy
must be approved by a resolution passed by a 3/4 vote at an
Annual or Special General Meeting.  

The Judge confirmed that the Strata Corporation and the
owners are two separate entities and that the owners had

specific powers, such as approving a special levy by a 3/4
vote, which were distinct from the powers of the Strata
Corporation. The Judge stated that section 174 of the Strata
Property Act which provides that the Court may appoint an
Administrator to “exercise the powers and perform the
duties of the Strata Corporation” did not permit an
Administrator to exercise the powers and duties of owners.
The Judge concluded that section 174 of the Act did not
permit the Court to grant an Administrator the power to
disregard the need for a 3/4 vote.

The Judge then stated that in cases such as the one
before the Court, where the Strata Corporation was obligated
under the Act to repair the building but where the owners
were unable to obtain a 3/4 vote to undertake the repair, the
Court could order the special levy under section 165 of the
Strata Property Act. Section 165 provides that the Court
may order the Strata Corporation to perform a duty it is
required to perform under the Act and it may make any
Order it considers necessary to give effect to such an Order.
The Judge stated that the Court could use section 165 to
order that the owners pay a special levy. In this case, how-
ever, as that request was not before the Court, no Order was
made in that regard.  

The case confirms that an Administrator may only exer-
cise the powers and duties of the Strata Corporation. When
a decision requires the approval of the owners, either by
majority vote or 3/4 vote, the Administrator cannot be given
the power to disregard the need for such a vote. Only a
Court is able to make an Order which overrides the need for
a vote of the owners. y
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E M E R A L D
Inspection & Consulting Ltd.
Building Inspections  
Consulting Engineers

• Roofing Inspections & Designs
• Building Envelope Evaluation
• Building Restoration Designs
• Project Management Services

604-944-8588
Toll Free 1-877-944-8588

MANCINI BROTHERS 

CONSTRUCTION LTD.

General Maintenance for wood frame buildings including:

• Reconstruction of damaged decks
• Caulking of windows and doors
• Construction of stairs and retaining walls
• Repairing sidewalks
• General carpentry work

CARLO MANCINI
Tel: 604.594.7233 Fax: 604.594.7203

FLOOD, FIRE AND TRAUMA RESTORATION

CARPET & UPHOLSTERY CLEANING

CARPET RESTORATION AND REPAIRS

FLOOR COVERING SALES

SMOKE DAMAGE CLEANING & DEODORIZING

CONTENTS RESTORATION

PAINTING & DRYWALL REPAIRS

24 HR EMERGENCY CALLS
604-278-4646

Easy Care 
Restoration 
Ltd.

Since 
1979

• Supervisor on 24 hour pager 
• 19 Steam extraction/

vacuum trucks 
• Over 200 blowers and 

dehumidiffers

• Monthly Bookkeeping & Accounting
• Specializing in Strata Corporations
• Personal & Corporate Tax-E-Filing

John Mitchell, B.Com

Marion Mitchell
TEL: 604.465.1471 FAX: 604.465.1497
E-MAIL: accountantsdesk@radiant.net

CALL US ON YOUR NEXT WATER DAMAGE SITUATION

AND MINIMIZE YOUR RE-CONSTRUCTION COSTS.

#21 – 30 Capilano Way, New Westminster, BC  V3L 5M3
email:wascana@idmail.com

604-540-8783 24 hrs
Since 1990

STATE OF THE ART
Water Extraction & Drying Techniques Water Damage
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Greater Vancouver 525•5365 Fraser Valley 534•4233

• We are a full service glass and door repair company in business since 1975, serving 
Greater Vancouver and the Fraser Valley area 24 hours a day, 7 days a week.

• Replacing foggy double paned glass (failed sealed units).
• Replacing window and door hardware (rollers, 

locks, handles, hinges, weather-stripping, track, etc.)
• Replacement windows and sliding doors (aluminum 

or vinyl).
• Regular door maintenance service program (pivots, 

door closers, panic hardware, etc.) Ask for details.

• Window films (solar films for heat control and U.V. protection, security film, seismic 
upgrades).

• Serving both residential & commercial buildings for all glass and hardware needs.



CHOA’s List of Free Resources for Members
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ROOF TECH
INDEPENDENT CONSULTANTS & INSPECTORS

PREVENTATIVE MAINTENANCE PROGRAMS

EVALUATION REPORTS & BUDGET

SPECIFICATION & TENDERING

CONTRACT MANAGEMENT

QUALITY CONTROL

604-888-ROOF
CONSULTANTS LTD.

PH:604-888-7663
CELL: 604-230-7663
FAX: 604-882-7663

J.P. (JUD) JANSEN
CONSULTANT, RRO W
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Janitorial, Building Manager and Lawn & Garden Services
for Smaller Strata Properties

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

Tel: 604.641.7641 
Cell: 604.306.7791
Fax: 604.685.3485
Email: mopnmow@yahoo.com

Randy Harris 
President

No Title Prepared by

1 All about Housing CMHC

2 Arbitration Rules - National ADR Inst of Canada

3 Arbitrators & Mediators Referring list BCAMI

4 Arbitration Legal Proceedings In Stratas SPA

5 Attic Venting CMHC

6 Before you Renovate CMHC

7 Before your Renovate Q & A CHOA

8 Building Envelope Rehabilitation RDH Eng

9 Buying a Strata Property in BC CHOA

10 ByLaws for Appliances & Mechanical Features CHOA

11 ByLaws Review Pack - Steps for Revision CHOA

12 Clean Air Guide CMHC

13 Cleaning Up Your House After a Flood CMHC

14 Clean-Up Procedures For Mould In House CMHC

15 Condo-Smarts - Province Articles CHOA

16 Convening Annual General Meetings Q & A CHOA

17 Council Members-Setting Role Descriptions CHOA

18 Disputes-Options for Resolving Disputes HPO

19 Fans: Importance of Bathroom & Kitchen Fans CMHC

No Title Prepared by

20 Financial Failure - Can't Pay your Mortgage LSS

21 Guide to Mould CMHC

22 Hiring a Contractor  or Property Manager CHOA

23 Income Tax Act-for Condominiums Revenue Canada

24 Insurance-Strata Corp Insurance- CHOA
What does it Cover?

25 Licensing, Repair Warrantees HPO

26 Managing Major Repairs - 4 Steps HPO

27 Operations Manual for Maintenance CMHC
& Custodial Staff

28 Operations Manual for Owners & Managers CMHC

29 Project - Framework CHOA

30 Reconstruction Loan Program HPO

31 Residential Rehabilitation Assistance Program CMHC

32 ROOF Maintenance & Guide RCABC

33 Taking Minutes of Meetings CHOA

34 Understanding Home Warranties HPO

35 Water Penetration-Windows Resistance HPO/CMHC 
- Report (CD)

36 Who Inspect the Inspectors? CAHPI BC



CHOA Business Members 
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ACCOUNTING
SERVICES

Berris Mangan Elliott
& Partners
604-682-8492
Accountants 
Chartered Accountants 
of BC

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

Meyers Norris Penny 
604-792-1915
Chartered Accountants
Chartered Accountants 
of BC

ENGINEERING & 
PROJECT
MANAGEMENT 

Aqua Coast
Engineering 
604-542-5532 
Building Envelope
Professionals  
APEG BC 

The Condo Advocate
604-308-2388 
Better Business Bureau

Fire Code Plus
Engineering Inc.
604-523-1230  
APEG BC

Marsh Touwslager
Engineering 
604-986-7377
Building Envelope
Professionals 
APEG BC

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

RDH Building
Engineering 
604-873-1181
Building Envelope
Professionals
APEG BC

Read Jones
Christoffersen Ltd.
604-738-0048   
Building Envelope
Professionals
APEG BC

INSURANCE 

Hamilton Insurance 
Services Inc.
604-874-4476  
Better Business Bureau

LEGAL SERVICES 

Berge Horn, Lawyers
250-762-4222  
BC Law 

BWF Fodchuk 
604-947-0828
Law Firm
Law Society of BC

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

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

Grant Kovacs Norell
604-609-6699  
Law Society of BC

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

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

McCormack & Co.
604-688-0930
Law Firm 
Law Society of BC

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

MANAGEMENT & 
REAL ESTATE 

Avalon Property 
Management Inc.
604-692-0774  
REC of BC 

Bayside Property
Services 
604-432-7774
Property Management
REC of BC 

Bradshaw Strata
Management 
604-584-3624
Property Management
REC of BC 

Carriage Management
Inc.
604-922-3237 
Property Management
REC of BC 

Century 21
Prudential Estates 
604-273-1745
Property Management 
REC of BC 

Continental
International
Management
604-232-4040
Property Management 
REC of BC 

Harbourside Property
Management
604-987-8511
Property Management 
REC of BC

Interlink Realty
604-271-3888
Property Management 
REC of BC

Pace Realty
Corporation 
Prince George 
250-562-6671 
REC of BC 

Point Grey Properties
604-737-9808
Property Management 
REC of BC 

Sheridan Property
Management
250-372-1231 
Property Management 
REC of BC

PERSONNEL AND
EDUCATION

Munday Personnel
604-681-5424
Property Management
Personnel/Training
Better Business Bureau

SERVICES AND
PRODUCTS

Action Glass 
604-525-5365 
Window and glass
repairs
Better Business Bureau

Brammy Bros.
Painting &
Restoration Ltd.
604-254-1844  
Better Business Bureau

Breathe Easy Services 
604-521-3595
Plumbing, heating, gas
Licensed BC Gas Service
Supplier 

Easy Care
Restoration
604-270-6727 
Restoration/Janitorial 

EPS Westcoast
Construction 
604-538-8249 
General Contractor 
Licensed Builder: HPO 

Mop-n-Mow 
Building Services 
604-641-7641
Better Business Bureau

Normac Appraisals
Ltd.
604-221-8258 
Appraisals & Evaluations
RIBC

Siplast Canada Inc.
604-420-7677
Manufacturing 
RCABC

Spears Sales &
Service Ltd.
(604)220-0904  
Mechanical & Plumbing
MCABC

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

Trotter & Morton
604-584-5462
Facility Services

GOVERNMENT/
ASSOCIATIONS

Homeowner
Protection Office 
604-646-7050
Province of BC

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



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

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
Visit us at www.titanpainting.ca

STRATA PROPERTY CONSULTING SERVICES

ENID C. KIRBY
LICENSED REALTOR • CONSULTANT 

• ARBITRATOR • MEDIATOR

Phone 604-542-0226 • Fax 604-542-0030

ekirby@shaw.ca 

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

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.

CONDEX
PROPERTY MANAGEMENT LTD.

120-2995 Princess Crescent 
Coquitlam, British Columbia
V3B 7N1

Phone: 604.942.2434     
Cel: 604.813.3354
Fax: 604.942.4834 
Email: johnwilliamson@telus.net
Web site: www.johnwilliamsoninc.com

SwiftSure
Strata Services Inc. 

Administrative and 
Financial Support 

for self-managed condominiums 

604-232-0991

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

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

ABRAHAM FISHER
Cleaning Services
Since 1976

2904-501 Pacific Street 
Vancouver, BC V6Z 2X6

604-6l8-5689

Tel: 604-682-5611  
Fax: 604-682-5614

210-2695 Granville St.
Vancouver, BC V6H 3H4

JOHN WILLIAMSON INC.

John Williamson
Principal

JW
Strata Corporation

Consultants

C & C PROPERTY GROUP LTD.
Property Managers

• complete property management solutions
• administrative management
• consulting

211-3030 Lincoln Avenue 304-123 East 15th St.
Coquitlam, B.C. North Vancouver, B.C.
V3B 6B4 V7L 2P7
604-945-0644 604-987-9040
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The Property Management Division
Century 21 Prudential Estates Rmd. Ltd.
7320 Westminster Hwy.
Richmond, B.C. V6X 1A1

We cure 
property 
management
headaches.

Bill Blackall
604.273.1745

> Residential Management Specialists 

located in the Richmond area and 

serving the Lower Mainland.

> Managers each having a minimum 

of eight years experience.

> Competitive Rates.

> Over 7,000 Satisfied Customers.

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


