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It is always exciting when an organization celebrates a
significant anniversary. This is certainly the case for

CHOA as this year the Association recognizes the 30 years
of volunteers and staff who have committed thousands of
hours to the association and the improvement of strata
living in BC.  As in any non profit organization, the
volunteers and staff are a core asset.  

A key initiative for CHOA in 2006 is the Strata Regional
Advisory Council. Four regional meetings will be
conducted to consult with our membership, property
managers and industry service providers regarding
recommended changes and amendments that relate to strata
living.  Discussions will include the Strata Property Act,
specifically addressing sections of the Act and Regulations
that require amendments, the Homeowner Protection Act,
the Real Estate Services Act, and Municipal Bylaws.  Every
CHOA member is invited to participate and the regional
sessions will be held on Wednesday April 19, 2006 at the
Vancouver UBC Robson Square downtown campus, Friday
October 27th in Penticton, Friday November 3rd in Prince
George and Friday November 24th in Nanaimo.    

This issue of the Journal includes a notice of the Strata
Property Operations Bulletins now available to our
members from the CHOA web site. It has an alphabetical
index to quickly access the over 300 guides and bulletins
that assist with strata property operations and strata living.
Our web site has been updated to include easier, direct
access to our industry partners and government. I encourage

you to take some time to explore the extensive on line
resources. 

Our 2006  education program is designed to overcome
the geographic challenges our members face.  One day
symposiums, 1/2 day seminars and evening workshops are
being scheduled in regions across the province and
throughout the lower mainland to reduce travel times and
increase local participation. Many of the sessions are
limited in space so register early. We would also appreciate
your feedback on the education programs. If you have a
topic that would be helpful for your strata community
please send us a note, and hopefully we can address it at
future sessions. I would like to take this opportunity to
thank the Homeowner Protection Office for generously
supporting this year's education program.

The overwhelming support and commitment of the
CHOA membership has contributed significantly to strata
living in BC. The swell of membership has allowed CHOA
to participate with government in the development and
implementation of new legislation for strata management
licensing and the ongoing changes in new construction
and warranty.  The partnership commitment of the
Homeowner Protection Office and the funding support of
the Real Estate Foundation provide vital support for
consumer protection.  Thank you to all of our loyal
members, our business partners and government
affiliations for the first 30 years. With your support the
next 30 years will only be better. ▲

| Antonio (Tony) Gioventu, Executive Director

An Invitation
Tony Gioventu
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Arecent court case considered the obligations of owners in
circumstances where a judgment has been registered

against the strata corporation. The Strata Property Act provides
that, unless there has been a unanimous resolution changing
the allocation of costs, a strata lot’s share of a judgment is
calculated according to the unit entitlement of the strata lot. 

In the case before the Court, a strata corporation was
unsuccessful in a law suit that it had initiated against a
company.  Costs of the unsuccessful court action were awarded
against the strata corporation.  The strata corporation contained
four strata lots.  The company registered the judgment for costs,
which totaled $7,410.95, against title to each strata lot.  

Subsequently, an individual owner applied to the Court to
have the judgment against his strata lot released upon payment
of his share of the judgment for costs.

The owner argued that because section 166 of the Strata
Property  Act provided that his share of the judgment was based
on the unit entitlement of his strata lot, he should be permitted
to pay that proportional share of the judgment and have the
judgment released against the title to his strata lot.

The Court noted that the general proposition is that a
debtor, who is jointly liable with another, and, who wishes to
be released from the debt, must pay the entire debt and recover
from the other debtors. The issue for the Court in this case was
whether the general proposition applied to owners within a
strata corporation. In other words, in order to obtain a release
of the judgment, must the owner pay the entire judgment and
collect from the other owners.

The Court noted that if the general rule was not followed,
the creditor would be required to take multiple execution
proceedings against the owners. If each owner was permitted to
pay his or her proportional share of the judgment and, as a
result, have the judgment released from the title to their strata
lot, the judgment creditor would be required to bring action
against every individual owner in the strata corporation in
order to collect the outstanding judgment.  The Court
concluded that such an outcome was not fair to the judgment
creditor. 

The Court held that where a judgment is owed by a strata
corporation, a judgment creditor is not required to grant partial
releases upon partial payment.  A strata lot owner cannot have
the judgment removed from the title to his or her strata lot,
simply by paying their proportional share of the judgment. The
Court held that a judgment creditor of the strata corporation is
entitled to payment in full before being required to release any
charges registered against the title to the strata lots.

The decision clarifies that a judgment against a strata
corporation, which is registered against the strata lots, must be
paid in full before the judgment creditor is required to grant a
release.  As among themselves, owners are only liable for their
proportionate share of the judgment based on the unit
entitlement of their strata lot, or some other formula that was
unanimously agreed to.  However, payment of the owner’s
proportional share will not be sufficient to require the
judgment creditor to release the charge against the title to the
owner’s strata lot.  As the registration of a judgment can impact
an owner’s ability to transfer title or re-mortgage, owners must
ensure that any judgments against the strata corporation,
including a judgment for costs, are paid in full. ▲

The Case of the 
Disappointed Debtor

| Adrienne Murray, Adrienne Murray Law Corporation

401241  3/15/06  1:30 PM  Page 5



6 CHOA Journal March 2006

401241  3/15/06  1:30 PM  Page 6



CHOA Journal March 2006 7

Effective January 1, 2006, those who provide strata
management services are required to be licensed under the

Real Estate Services Act. A few noted exceptions to the
licensing requirement include self managed strata corporations
and caretakers.  The Real Estate Services Act defines “strata
management services” as “any of the following services
provided to or on behalf of a strata corporation: 
(a) collecting or holding strata fees, contributions, levies or

other amounts levied by, or due to, the strata corporation
under the Strata Property Act;

(b) exercising delegated powers and duties of a strata
corporation or strata council, including
(i) making payments to third parties on behalf of the

strata corporation, 
(ii) negotiating or entering into contracts on behalf of the

strata corporation, or
(iii) supervising employees or contractors hired or engaged

by the strata corporation.”
If you or your company are providing any strata

management services (including residential, commercial,
industrial, bare land, etc.) and you have not applied for a
licence to do so, you are now in contravention of the Real
Estate Services Act. You must either cease and desist or
make immediate application to the Real Estate Council office.
It should be noted that the company and all individuals who
are to provide strata management services must take the
necessary steps to become licensed. 

The Real Estate Council is the regulatory body that
oversees the licensing of strata managers with a mandate to
protect the public interest by enforcing the licensing and
licensee conduct requirements of the Real Estate Services
Act.   As a result of the new licensing requirements, the Real
Estate Council has been extremely busy processing

applications for strata management licences.  As of February
20, 2006, 238 companies and 781 individuals have become
licensed to provide strata management services in the
province.  Consumers can determine whether or not an
individual or strata management company is licensed by
checking the Real Estate Council’s website at www.recbc.ca.

The Real Estate Council has developed detailed
information to assist strata managers in meeting the licensing
requirements. This information, along with a number of other
documents related to these new requirements are posted on
the Real Estate Council’s website at www.recbc.ca.  Anyone
with questions about the strata manager licensing
requirement may contact the Real Estate Council office at
604-683-9664, toll free at 1-877-683-9664 or email
info@recbc.ca. ▲

Strata Manager Licensing Now In Effect
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An owner who decides to rent a strata lot must be aware of not
only the requirements of the Strata Property Act and the

rules and bylaws of the owner’s strata corporation, which will not
be discussed here, but also the provisions of the Residential
Tenancy Act (“RTA”).  An owner who rents a strata lot to a tenant
becomes a landlord under the RTA.  Many landlords renting a
single unit are not aware of some of the provisions in the RTA
that could become pitfalls, and this article focuses one of the
most problematic of those provisions:  Those governing security
deposits paid by a tenant and held by a landlord.  

The RTA sets out strict rules regarding completion of
condition inspection reports at the beginning and the end of
tenancy, and establishes time limits to which a landlord must
adhere in order to retain the “security” of a security deposit.
Failure to abide by those rules or failure to comply with the
time limits in the RTA may result in a landlord being ordered to
pay a tenant double the amount of the security deposit, even if
the tenant significantly damaged the unit or owes the landlord
rent money.  

CONDITION INSPECTION REPORTS

Written condition inspection reports, with both the
landlord and the tenant participating in the inspection, are
required by the RTA.  A landlord must complete a written
condition inspection report with the tenant at the beginning
and the end of the tenancy, and must give a copy of the
completed report to the tenant. The condition inspection report
must be in a form that complies with the Regulations under the
RTA.  An acceptable condition inspection report form may be
downloaded from the Residential Tenancy Office website at:
http://www.rto.gov.bc.ca/documents/RTO27.pdf, but other forms
are acceptable if they comply with the Regulation.  Where a
landlord fails to complete an acceptable form of condition
inspection report at the beginning or the end of the tenancy, the
landlord’s right to claim against the security deposit for damage
to the rental unit is extinguished. 

If a tenant does not cooperate with a landlord’s attempts to
arrange a time for the condition inspection, to protect a right to
claim the security deposit, the landlord must complete, and give
to the tenant, a form downloadable at
h t t p : / / w w w. r t o . g o v. b c . c a / d o c u m e n t s / R T O 2 2 . p d f  
called “Notice of Final Opportunity to Schedule a Condition
Inspection”.  If the tenant fails to meet the landlord at the time
appointed by the landlord on that Notice, then the landlord
should do the inspection on his or her own and provide a copy
of the report to the tenant upon completion.

TIME LIMITS

The RTA imposes strict time limits on a landlord with
respect to returning or claiming the security deposit at the end of
a tenancy, and those time limits may not be extended.  A landlord
has 15 days after the end of the tenancy, or the date on which the
tenant provides the landlord with his or her forwarding address
in writing, whichever is later, to either return the security deposit
in full to the tenant or apply for arbitration to retain the deposit
or a portion of it.  If the tenant owes the landlord money under a
previously issued arbitrator’s order, the landlord may apply the
security deposit to reduce the amount owing under that order
without obtaining a further arbitrator’s order, but otherwise the
time limits apply.   

If a landlord fails to return the deposit or apply for
arbitration to keep the deposit with 15 days after the end of the
tenancy or the date on which the tenant provides a forwarding
address, the landlord’s claim against the security deposit is
extinguished and the landlord must pay the tenant double the
amount of the security deposit.  

AGREEMENTS

If a tenant agrees to allow the landlord to retain the security
deposit, the agreement must be in writing and signed by the
tenant to be enforceable. 

In addition, there is an important distinction between a
tenant agreeing in writing that a landlord may  retain a security

Renting A Strata Lot #1:  
Security Deposits

| Jill McIntyre, Hugh McCall, Helen Pinsky and Carol Roberts, Pacific Centre for Dispute Resolution Inc.
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deposit for rent owing, and a tenant agreeing in writing that a
landlord can retain the deposit for damages to the rental unit:
While a written agreement authorizing the landlord to retain a
security deposit for rent is valid, a written agreement authorizing
the landlord to retain a security deposit for damages to the rental
unit is valid only if the landlord complied with the requirements
of the RTA regarding condition inspections at the beginning and
the end of the tenancy.

NON COMPLIANCE WITH THE RTA

Although a landlord may have a valid claim for losses
caused by a tenant and is entitled to apply for arbitration to claim
against the tenant for those losses within two years after the end
of the tenancy, the landlord loses the “security” of the security
deposit by failing to comply with the above rules.  If either the
landlord or the tenant apply for arbitration to claim the security
deposit in circumstances where the landlord has failed to comply
with the rules, the landlord may find not only that the landlord’s
claim against the security deposit is extinguished, but also that
the landlord is required to pay the tenant double the amount of
the deposit, even if the landlord otherwise has a valid claim
against the tenant for rent or damage.  

While a tenant’s failure to cooperate with a landlord’s
attempts to schedule a condition inspection report at the
beginning and the end of a tenancy may lead to extinguishment
of the tenant’s right to a return of the security deposit, the
potential liability of a landlord for double the amount of the
security deposit means that an owner renting a strata lot should
be aware of, and adhere to, the condition inspection report
requirements and the time limits in the RTA. ▲

The above article is written as a general summary and is not intended as legal advice.  
The authors are mediators and arbitrators with the Pacific Centre for Dispute Resolution Inc.,
a new company providing dispute resolution services to the public.
www.pacificdisputeresolution.com
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How and when do I get a copy of the home
warranty insurance policy for my new home?
By the Homeowner Protection Office

Under the provincial Homeowner Protection Act (the Act),
new homes built in B.C. must be enrolled in a home warranty
insurance policy which protects consumers against
construction defects. 

Commencement of home warranty insurance coverage
occurs when the new home is sold or occupied, whichever
occurs first. 

As soon as reasonably possible following the
commencement date, warranty providers are required to
provide the following information to the homeowner:

• the expiry dates of the different categories of coverage.
• in the case of a home that is part of a strata plan, the

expiry dates of the coverage that applies to the common
strata property and the individual unit.

• if coverage is conditional on an owner undertaking
proper maintenance, the insurance provider must supply
the original owner of the new home with the
manufacturer’s documentation or warranty information
or with a list of recommended maintenance and repair
procedures for any component of a new home.

The information on the expiry dates for the coverage must
be set out on an adhesive label that is at least 150 mm by 150
mm and is suitable for the owner to affix in a conspicuous place
in the new home – ususally the electrical box.

Typically, warranty providers rely on builders to advise them
when a new home has been sold or occupied. This can sometimes
result in a delay in owners receiving their policy documentation.

If you do not receive the documentation for your home
warranty insurance within a month of buying or moving into
your new home, you should contact your builder or warranty
provider. If you are uncertain of any details, you can also
contact the Homeowner Protection Office (HPO), a provincial
Crown corporation that monitors the home warranty insurance
system provided by the private sector.

You will need to provide the HPO with the civic address of
your new home. HPO staff can then give you the following
information:

• whether your new home was built by a Licensed
Residential Builder 

• whether the new home is covered by home warranty
insurance, and

• the name and contact particulars of the warranty
insurance provider.

You can then contact the warranty insurance provider and
request the relevant documentation.

A list of warranty providers is available at the HPO by
visiting the website at www.hpo.bc.ca or calling the toll-free
information line at 1-800-407-7757. ▲
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Building Envelope Warranty Insurance – The Need for End-of-Warranty Reviews

British Columbia has two pieces of legislation that affect most residential constructions and remediations: The HHoommeeoowwnneerr  PPrrootteeccttiioonn  AAcctt  RReegguullaattiioonn that applies to new
constructions, and the BBuuiillddiinngg  EEnnvveellooppee  RReennoovvaattiioonn  RReegguullaattiioonn that applies to the renovations of building envelopes, both enacted under the HHoommeeoowwnneerr  PPrrootteeccttiioonn  AAcctt. While
some residential buildings are considered exceptions that are not captured by either RReegguullaattiioonn, most new condominium buildings built since July 1999 and most condominium
building envelopes remediated since September 2000 must be covered by a warranty insurance provided by a third-party insurance provider. 

Those warranty insurances are often referred to as 2-5-10 policies, or 2-10-10 in some cases, where “2” refers to two years of coverage for defects in labour and materials, “5” to five
years of coverage for water ingress and “10” to ten years of coverage for structural defects. The 2-5-10 formula is the minimum coverage required under the RReegguullaattiioonnss. Some
owners enjoy increased coverage period for water ingress, hence the 2-10-10 policy.

It is safe to say that the RReegguullaattiioonnss and the requirement to have warranty insurance were aimed squarely at condominiums. Stratas must thus bear two important facts in mind: first,
a warranty insurance policy may contain requirements for a Strata to perform regular reviews and maintenance of its building envelope and, second, the Strata must notify its insurer
within the time limits stated in the warranty insurance policy. Determining those times limits should be done carefully, in concert with the property manager, insurer or legal counsel,
if applicable. In particular, a policy for a new construction may contain terms that require the insurer be notified for certain elements of the common property well before the
expiration of the two-year labour and materials coverage.

Determining whether defects exist that should be reported to the insurer is another matter in itself. While individuals may have an appreciation of “something-not-being-right”, a
consultant well-versed in the particulars of building envelope science can provide a full report on conditions that would escape most Strata Owners. An end-of-warranty review also
provides a Strata with a potent argument in supporting any claim.

A Strata must ensure it complies with any requirements in its warranty insurance policy to have the condition of its building envelope reviewed periodically, and should consider
retaining a consultant to also review the building envelope prior to the expiration of coverage. A Strata should bear in mind that a consultant will require ample notification so it can
mobilize the required personnel and equipment. In particular, if the review  requires a consultant to  “drop off” a building using a bosun’s chair or swing stage, it is best performed in
suitable weather. The consultant will usually need to see a certificate proving that the roof anchors have been inspected in the preceding 12 months.

To supplement the reviews, a Strata may consider the use of a moisture monitoring system, although  the system may  be an additional cost, it may be particularly helpful if a review
indicates that some elements of the building envelope may be of concern.

While the requirement of a warranty insurance may be a  motivator to retain a consultant to carry out scheduled building envelope reviews, it cannot be the only one. Strata Owners
must realize that, upon the expiration of coverage, any deterioration of the building envelope continues to be the responsibility of the strata corporation. Regular maintenance and
building  reviews, supplemented by moisture monitoring, are beneficial  to prevent problems and avoid  escalating costs.

Engineering�Solutions

Gilbert J. Larocque, CD, P.Eng., Ll.B
Manager, Building Science Division 
Levelton Consultants Ltd.
2 March 2006
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Engineering Solutions

Levelton Consultants Ltd. announces the introduction of our OmniSense Facility Monitoring Services (FMS). One of the

benefits of such monitoring services is to detect and report the occurrence of moisture caused by unintended water

ingress. These services will prove useful to commercial and residential building owners and to those who manage
mechanical and electrical facilities housed within these buildings.

Typical applications include exterior and interior wall assemblies, water pipe chases in hi-rise towers, roofing assemblies,

attic spaces, crawl spaces, landscaped parkade slabs, green roofs, computer rooms, mechanical and electrical rooms,
etc.

The Monitoring Services utilize wireless technology and the internet to provide real-time monitoring. The service alerts

the building owner or facility manager that moisture has been detected that exceeds a predetermined acceptable level.

The moisture sensor equipment itself is small, very portable, simple to install, battery-powered (average battery life of 15

to 45 years), and is re-usable. Because of its small size and wireless technology the monitoring equipment is well-suited

for installation in existing buildings as well as new facilities. The installation is specifically designed to cause minimal

intrusion to the wall assemblies and the equipment is out of sight for the occupants. For mechanical and electrical
rooms, and water pipe chases in hi-rise towers, the moisture sensor is typically located at the low point of the floor.

The Monitoring Services can be tailored to automatically send a message by email or by cellular text messaging,

identifying the location of an alert and reporting its corresponding moisture content. The alert can be received by the

recipient anywhere in the world providing there is internet or cellular access. Authorized personnel have “24/7” access

to a dedicated web site to review the status of the building in real-time. The generic web site displays the current status

of the building and summarizes any changes in moisture content readings over time and tabulates the data for easy

referral and post analysis. The web site can also be customized to display building elevations, roof plans, and

mechanical room layouts to show the locations of all sensors and highlight those sensors where unacceptable moisture
content was detected.

The primary purpose of the Monitoring Services is to alert the building owner/facility manager in a timely manner so that

steps can be taken to determine the cause of a water leak and plan for appropriate remedial action. Identifying

unintended water ingress in its early stages provides the opportunity to mitigate damage before it can develop into more
costly repairs.

In British Columbia, many new and renovated building envelopes of multi-unit residential buildings must be covered by a

minimum five-year water penetration warranty insurance. Since late 2000, those warranty insurances are now

approaching the end of its coverage period. Owners, property managers and building managers should all consider the

benefits of having professionals carry out timely end-of-warranty reviews of their building envelopes to identify areas of
concerns and notify their insurers.

Monitoring Services are ideally suited for monitoring the performance of the building envelope prior to expiration of any

warranty insurance such as the one required under the Regulations of the Homeowners Protection Act. Early

identification of unintended moisture in the wall assembly gives an owner the opportunity to notify its insurer in a timely

manner. The monitoring service is not intended to replace, but rather enhance, the end-of-warranty review that is
typically performed by a building envelope consultant.

Levelton welcomes your enquiries to obtain further information about our Monitoring Services. We would also be

pleased to arrange a demonstration of this service and provide more information on where sensors would typically be
installed.

15 0 – 1 2 79 1 Cl ark e Pl ac e
Rich mo nd , BC V6 V 2H 9

Te l : (604) 207 -5140

Fax: (604) 278 -1042

E-ma i l : b lee@leve l ton .com

Web: www .leve l ton .com

Construction Materials • Building Science • Geotechnical • Metallurgy and Corrosion • Environmental • Analytical Chemistry • Physical Testing
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This article will explain the process that should be used for
enforcing bylaws.
I note that the Strata Property Act alludes to the ‘strata

corporation' taking certain steps to enforce its bylaws. For the
purposes of this article I have changed the reference from the
‘strata corporation' to the ‘council'. Subject to the Strata Property
Act, the regulations and the strata corporation's bylaws, the
council exercises the powers and performs the duties of the strata
corporation, including the enforcement of bylaws and rules.

Under section 129 of the Strata Property Act, strata
corporations may enforce a bylaw or rule by imposing a fine,
remedying a contravention, or in certain circumstances they can
deny access to a recreational facility. The council can also decide
to warn a person or give the person time to comply with the
bylaw or rule prior to enforcing it.

Fining is the most popular method of bylaw enforcement. It
is important to note that an owner can be fined if a bylaw or rule
is contravened by the owner or another occupant, a person who is
visiting the owner or who is admitted to the premises by the
owner. Tenants can be fined if a bylaw or rule is contravened by
the tenant or another occupant, a person who is visiting the tenant
or who is admitted to the premises by the tenant, but cannot be
fined for the acts of subtenants. Presumably, a strata corporation
can similarly fine subtenants for contravening the bylaws.

Another method of enforcement is for the council to do what
is reasonably necessary to remedy a contravention of its bylaws
or rules, including doing work on or to a strata lot, the common
property or common assets and removing objects from the
common property or common assets. The council may require
that the reasonable costs of remedying the contravention be paid
by the person who they may fine for the bylaw contravention.

A third method of bylaw enforcement is for the council to

deny an owner, tenant, occupant or visitor the use of a
recreational facility that is common property or a common asset.
The denial can only be for a reasonable length of time and can
only be used if the owner, tenant, occupant or visitor has
contravened a bylaw or rule relating to the recreational facility.

Under section 135 of the Strata Property Act, in order to
properly use a method of bylaw enforcement the council must
follow some basic rules of procedure to ensure that the owner
complained of has a chance to properly defend himself. The
council should ensure that they: 

• receive a complaint about the contravention; 
• give the owner or tenant the particulars of the complaint, in

writing, and a reasonable opportunity to answer the
complaint, including a hearing if requested by the owner or
tenant, 

• if the person is a tenant, give notice of the complaint to the
person's landlord and to the owner; and 

• give notice of their decision in writing to the owner, or if a
tenant is involved to the owner and the tenant.  
Once a council has complied with this section in respect to

a contravention of a bylaw or rule, it may impose a fine or other
penalty for a continuing contravention of the bylaw or rule
without further compliance with this section.

So, what should the council take into account if the person
requests a hearing? If emotions may run high at the hearing, it is
helpful if the council does some pre-planning before the hearing.
One consideration is what is the best location for the hearing.
The surroundings should be comfortable for all the participants
and should be in ‘neutral territory'. A seating plan should be
considered. For instance, direct, eye to eye contact between two
neighbours involved in a heated noise dispute may raise their 

…continued on page 18

Bylaw Enforcement 

| Elaine McCormack, McCormack and Company Law Corporation
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emotions to such a level that it is
impossible to continue with the hearing.
The council members and the owners
involved may be comfortable sitting
around a dining room table, or living
room couches and chairs.

It is very important for the council to
also decide prior to the hearing what
procedure will be followed and to inform
the participants so that they can prepare
for it. For instance, in a ‘noisy neighbour'
scenario perhaps the council will give the
neighbour that made the complaint,
(we'll refer to this neighbour as Frank) an
opportunity to speak and then the
neighbour who the complaint was made
against (who we'll call Joe) can ask Frank
some questions. The council can then ask
Frank questions. The process will then be
reversed and Joe will be allowed to speak
to the complaint and then Frank and the
council can ask him questions. The
council can help Frank and Joe be ready
for the hearing and be as relaxed as
possible by providing them with a
written explanation of the hearing
process prior to the hearing taking place.
If Frank does not wish to participate in
the hearing, Joe can speak to the written
complaint only. If Joe does not wish to
attend the hearing or give a written
response, council can base their decision
on Frank's written complaint only. After
listening to the evidence, the council may
decide to take no action against Joe, or

give him a warning or render a fine.
If the complaint is of a different

nature, such as the installation of an air
conditioner on the outside of the building
without the council's permission,
the complaint may have been made
by council and it may not be
necessary for a complainant to
testify. In the case of the air
conditioner, part of the hearing
process may be to visit the site so
that the council can understand
what has occurred. 

After the council has heard from
everyone involved, the participants
should be thanked for participating
and informed that the council will
consider everything that has been
discussed and will render a written
decision. Only the council, and
perhaps the strata manager, should
be present during their deliberations
so that council members can speak
freely. If a council member is
involved in the dispute he or she
should not participate in the hearing
as a member of the council and
should not participate at all in the
deliberations. 

Bylaw disputes may also be
resolved through a negotiated
resolution reached by the parties
involved or through mediation.
There are other methods of bylaw
enforcement, such as commencing

court or arbitration proceedings or
requesting a hearing at the residential
tenancy board. Those methods are beyond
the scope of this article. ▲

401241  3/15/06  1:31 PM  Page 18



CHOA Journal March 2006 19

401241  3/15/06  1:31 PM  Page 19



20 CHOA Journal March 2006

 

 

 
 
 
 
 

NOW AVAILABLE! 
 

Designed to assist strata corporations with various strata related issues, the Strata 
Property Operations Bulletins are a comprehensive collection of over 280 informative 

resources and guides. 
 

These bulletins will assist BC strata corporations comply with the Strata Property Act 
plus understand procedural issues and daily operations. 

 
Bulletin topics include, but are not limited to: 
 
 
• Bylaw enforcement 
• Pets 
• Rental restriction bylaws 
• Age restriction bylaws 
• Responsibilities of strata 

corporations 
• Responsibilities of strata 

councils 
• Responsibilities of owners 
• Maintenance and repair 
• Alterations agreements 

• Strata insurance 
• Resolving disputes 
• Procedures issues, voting 

and proxies 
• Convening general 

meetings 
• Taking minutes 
• Committees 
• Access to information  
• Case law and Human 

Rights rulings 
• Collections 
 
 

• Record keeping 
• Bylaws versus rules 
• Sections versus Types 
• Contracts 
• Hiring a property 

manager information  
• Building operations 
• Maintenance planning 
• Reserve planning 
• Rules of order 
 

CHOA members may access these bulletins, at no cost, from the CHOA 
website at www.choa.bc.ca – please click the “members only” area 

 
Password: pine  

 
This complete set of bulletins is available in binder format, including the alphabetical 

index, for $79.95 (including postage and handling) 
 

 If you have questions please call the CHOA Office at: 604-584-2462 ext.2  
or Toll-free 1-877-353-2462 ext. 2 

 

 

STRATA PROPERTY 
OPERATIONS BULLETINS 
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Reminder - CHOA AGM
Tuesday April 25, 2006 7:30 pm

Location: CHOA Offices 

New Westminster

401241  3/15/06  1:31 PM  Page 24



CHOA Journal March 2006 25

ACCOUNTING
SERVICES

Berris Mangan Elliott
604-682-8492
www.bmepartners.com
Vancouver

Dan Chun Inc.
250-860-8687
www.chun.ca
Kelowna

Loren & Company
604-904-3807
www.loren.bc.ca
North Vancouver

Meyers Norris Penny
604-792-1915
www.eroper.bc.ca
Chilliwack

ENGINEERING
& PROJECT
MANAGEMENT

Aqua-Coast Engineering 
Building Envelope Professionals
604-542-5532
www.aqua_coast.com
Surrey

B.C. Building Science
604-520-6456 
www.bcbuildingscience.com
New Westminster

Brand-Aid Solutions Inc.
Building Envelope Professionals
604-251-4700
www.brandaidslutions.com
West Vancouver

CSA Building Sciences
Western Ltd.
604-523-1366 
www.csawest.com
Coquitlam

Chatwin Engineering Ltd.
604-291-0958 
www.chatwingengineering.com
Burnaby

Eco-Design Architecture
& Building Ecology Ltd.
Building Envelope Professionals
604-730-9612
www.eco_design.ca
Vancouver

Detec Systems Ltd.
Structure moisture monitoring
250-655-0911
www.detecsystems.com
Sidney

Halsall Associates Ltd.
Engineering/Project Mngmnt
604-929-5575
www.halsall.com
North Vancouver

JRS Engineering Ltd.
604-320-1999
www.jrsengineering.com
Burnaby

Levelton Consultants Ltd.
Building Envelope Professionals
604-207-5116
www.levelton.com
Richmond

Marsh Touwslager
Engineering Ltd
Building Envelope Professionals
604-986-7377
North Vancouver

Morrison Hershfield Ltd.
Architecture & Bldng Env
604-454-0402
www.MorrisonHershfield.com
Burnaby

Planact Management Ltd.
Project Management
604-216-8782
www.planactmanagement.com
Vancouver

RDH Building Engineering 
Building Env/Project
Management
604-873-1181
www.rdhbe.com
Vancouver

Read Jones Christoffersen
Building Envelope Professionals
604-738-0048
www.rjc.ca
Vancouver

Northwest Strata 
Management
Property Managers

Strata Management

604-980-4729
www.northweststrata.com
North Vancouver

SteelToe Project
Management Ltd.
Project Management & 
Major Maintenance
604-736-9431
www.steeltoe.ca
Vancouver

The Condo Advocate
Project Management
604-852-8620
www.thecondoadvocate.com
Langley

Trow Associates Inc.
604-874-1245
www.trow.com
Burnaby

INSURANCE

Aon Reed Stenhouse Inc.
604-443-2483
Vancouver

CMW Insurance Services
604-294-3301
Burnaby

Coastal insurance
Services
604-944-1700
www.coastalinsurance.com
Port Coquitlam

Fournier Agencies
Insurace Brokers
250-564-3600
www.westernfinancialgroup.ca
Prince George

Hamilton Insurance
Services
604-872-6788
www.hamiltoninsurance.ca
Vancouver

Insurance Services
Department –London
Drugs Ltd.
604-463-1367
Maple Ridge

LEGAL

Adrienne Murray Law
Corp.
604-538-8239
White Rock

BWF Fodchuk Law Corp.
604-947-0828
Bowen Island

C. D. Wilson & Associates
250-741-1400
www.cdwilson.bc.ca
Nanaimo

Clark, Wilson
604-643-3120
www.cwilson.com
Vancouver

DuMoulin and Boskovich
604-669-5500
www.dubo.com
Vancouver

Grant Kovacs Norell
604-609-6699
Vancouver

Haddock & Company
604-983-6670
North Vancouver

Hammerberg, Altman,
Beaton & Maglio
604-269-8500
www.hammerco.net
Vancouver

Lang Michener LLP
604-689-9111
www.langmichener.ca
Vancouver

Lesperance Mendes
604-685-3567
Vancouver

McCormack & Company
604-688-0930
www.mclc.ca
Vancouver

Miller Thomson LLP
604-687-2242
www.millerthomson.ca
Vancouver

Okanagan Mediation &
Dispute Resolution
Annette Schattenkirk
250-498-6097
Oliver

Pazder Law Cororation
604-682-1509
www.pazderlaw.com
Vancouver

Robert E. Groves 
250-862-5127
Kelowna

MANAGEMENT  &
REAL ESTATE

Ascent Real Estate
Management Corp.
604-431-1800
www.ascentpm.com
Burnaby

Accent Property
Management

250-542-1533
www.accentpm.ca
Vernon

Atira Property
Management Ltd
604-531-9100
www.atira.ca
White Rock

Bayside Property
Services
604-432-7774
www.baysideproperty.com
Burnaby

Bradshaw Strata
Management Ltd.
604-584-3624
Surrey

Carriage Management
Inc.
604-922-3237
West Vancouver

Centre Group Strata
Management
250-763-2300
www.centregroup.ca
Kelowna

Century 21 
604-273-1745
www.century 21.com
Richmond

CML Continental
Management Ltd.
604-232-4040
Richmond

Coast Pacific Property
Services Ltd.
250-338-6900
Courtenay

Connaught Management
250-372-1232
www.connaught.ca
Kamloops

Gateway Property
Management Corp.
604-635-5000
www.gatewaypm.com
Delta

Harbourside Prodperty
Management Ltd.
604-987-8511
www.harboursidepm.com
North Vancouver

Holywell Properties
604-885-3460
www.holywell.ca
Sechelt

Homelife Merritt Real
Estate Ltd.
250-378-6181
www.homelifebc.com
Merritt

Homelife Peninsula
Property Management
604-536-0220
www.penpm.com
White Rock

Interlink - Realty
Corporation
604-271-3888
www.stratamanagers.com
Richmond

Key Property
Management
604-886-6618
Gibsons

Lodging Ovations
604-938-9899
Whistler

Martello Property 
Services Inc.
604-681-6544
www.martellopropertyservices.com
Vancouver

Narod Propertties Corp
604-732-8081
Vancouver

Pace Realty Corporation
250-562-6671
Prince George

Peak Property
Management Inc.
604-931-8666
www.peakpropertymanagement.ca
Coquitlam

Professional Realty
Corporation Ltd.
604-736-1266
Vancouver

Quay Pacific Property
Management Ltd.
604-521-0876
www.quaypacific.com
New Westminster

RE/MAX Property
Management-Richmond
604-821-2999
Richmond

RE/MAX Ridge Meadows
Realty Ltd
604-466-2838
www.remax-ridgemeadows-
bc.com
Maple Ridge

Royal Property
Management Ltd.
250-537-5577
www.royalproperty.ca
Salt Spring Island

Sequoia Springs
Development Inc.
250-287-7272
www.sequoiasprings.com
Campbell River

The Wynford Group
604-261-0285
www.wynford.com
Vancouver

Vanatage Property
Services Inc.
250-493-2244
Penticton

PERSONNEL AND
EDUCATION

Munday Personnel
604-681-5424
www.mundaypersonnel.com
Vancouver

SERVICES AND
PRODUCTS

Action Glass Inc.
604-525-5365
www.actionglass.com
Burnaby

Accurate Cedar Ltd.
Fence, Deck, Retaining
Walls
604-273-3329
www.accuratecedar.com
Richmond

Brammy Bros.
Painting & Restoration
Ltd.
604-254-1844
www.brammybros.com
Vancouver

Canstar Restorations
604-944-1461
www.canstarrestorations.com
Port Coquitlam

Coastpro Contracting
Ltd.
604-881-7011
www.coastpro.ca
Langley

Commercial Vent
Cleaning Ltd.
Dryer Vents/Make up Air
Units/Cleaning
604-251-1717
Vancouver

Coinmatic Pacific Ltd.
Coin -Op Laundry
604-270-8441
www.coinmatic.com
Richmond

CuraFlo of B.C.  Inc.
604-298-7278
www.curaflo.com
Vancouver

Design Roofing & Sheet
Metal Ltd.
604-944-2977
www.designroofing.ca
Port Coquitlam

EPS Westcoast
Construction Ltd.
604-538-8249
www.epswestcoast.com
Surrey

Great West Painting &
Contracting
604-790-7089
Burnaby

Mop-n-Mow Building
Services Ltd.
604-641-7641
Vancouver

Normac Appraisals Ltd.
604-221-8258
www.normac.ca
Vancouver

Pacific Building Envelope
Maintenance Ltd.
604-940-6056
Delta

Pomeroy Building
Maintenance Ltd.
604-294-6700
www.pomeroyconstruction.com
Burnaby

Remdal Painting &
Restoration Inc.
604-882-5155
www.remdal.com
Langley

ScreenLine Innovations
Inc.
604-853-7411
www.retractaway.com
Langley

Siplast Canada Ltd.
604-929-7687
www.siplast.com
North Vancouver

Trash Busters

604-659-6684
www.trashbusters.com 

Waste Removal

Vancouver

Trimstyle Consulting

604-909-7777
www.trimstyle.ca

Roofing & Waterproofing
Consulting

Vancouver

Spears Sales & Service
Ltd.
604-220-0904
Vancouver

Technology Applications
Group
778-288-9716
www.anti-slip.ca
Burnaby

The Columbia Restoration
Company Ltd.
604-574-1580
Surrey

Trotter & Morton
HVAC Services
604-525-5462
www.trotterandmorton.com
Burnaby

Vanguard Painting Ltd.
604-732-4223
www.Painter.ca
Vancouver

Yale Town Restoration
Ltd
604-788-5676
www.yaletownrestoration.com
Coquitlam

GOVERNMENT/
ASSOCIATIONS

BC Apartment Owners &
Managers Association
(BCAOMA)
604-733-9440
www.bcapartmentowners.com
Vancouver

Homeowner Protection
Office
604-646-7050
www.hpo.bc.ca
Vancouver

Independent Contractos
& Builders Associaton of
BC
604-298-2295
www.icba.bc.ca
Burnaby

Roofing Contractos
Association of BC
604-882-9734
www.rcabc.org
Langley

CHOA Business Members 
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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.

Printed by Benwell-Atkins an RR Donnelly Company
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