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After many years of inquiry and
 requests to Elections BC, we now
     have a clear answer on the 

impact of the Election Act, as it pertains 
to display of signs of political campaign 
advertising on strata property. The 
application for the Election Act is to a 
Provincial General Election, Provincial 
By-Election, Provincial or Local 
Government Referendum, and Local 
Government Elections and By-Elections.

Section 228.1 Tenant and strata 
election advertising: 

(1)  A landlord or person acting on a 
landlord's behalf must not prohibit 
a tenant from displaying election 
advertising posters on the premises 
to which the tenant's tenancy 
agreement relates. 

(2)  A strata corporation or any agent 
of a strata corporation must not 
prohibit the owner or tenant of a 
strata unit from displaying election 
advertising posters on the premises 
of his or her unit. 

(3)   Despite subsections (1) and (2), 
a landlord, a person, a strata 
corporation or an agent referred to 
in that subsection may 

a)  set reasonable conditions relating 
to the size or type of election 
advertising posters that may be 
displayed on the premises, &

b)  prohibit the display of election 
advertising posters in common 
areas of the building in which the 
premises are found.

The Election Act is silent on the topic 
of right of access to properties for election 
purposes; however, there is an applicable 
provision within the Residential Tenancy 
Act, which allows for political campaign 
access to residential rental properties 
only. It does not provide the same right to 
campaign in strata corporation properties. 
If anyone has questions regarding the 
Election Act and their strata corporation 
you can call 1-800-661-8683, Elections BC. 

Tony Gioventu / Executive Director

Election
   May 12, 2009 
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The Accounting Environment

Many strata corporations 

are managed by property 

management companies who collect 

strata fees, deposit the fees and write 

cheques to pay for expenses on behalf 

of the owners. The Strata Property Act 

and Regulations requires a monthly 

accounting of the collection and use of 

these funds. To facilitate this process, 

property management companies hire 

accountants, most of them accounting 

students, and install them as strata 

property accountants. A designated 

accountant or a senior student is then 

hired to be their supervisor. 

To be successful, the strata property 

accountant has to be familiar with the 

Strata Property Act and with fund 

accounting, especially the contingency 

reserve fund. Also working closely with 

the treasurer of the strata council and the 

property manager assigned to the strata, 

the accountant must make a commitment 

to keep abreast of the activities at the 

various meetings: AGM, SGM and, of 

course, the regular council meetings.

The work of these strata property 

accountants is a high pressure, high 

volume affair fi ve days a week. A typical 

accountant in these environments has 

a portfolio of twenty or more strata 

corporations that require fi nancial 

statements prepared monthly, and 

delivered on an assigned day and time. 

The Profi t and Loss Budget 

Comparison Report

The most recognizable statement 

in the strata corporation’s fi nancial 

environment is also the most important. 

The Balance Sheet

This statement could be very problematic 

if not kept simple. The balance sheet 

represents a cumulative record of the 

fi nancial affairs of the strata corporation. 

There is an Assets section that records 

everything the strata owns; cash, 

investments, accounts receivable, 

vehicles, inventory, etc.

There is a Liabilities section that 

records everything the strata owes to 

other people or organizations. This 

includes accounts payable to vendors 

and suppliers, money owed to banks 

and credit unions, strata fees paid in 

advance. Strata fees paid in advance 

are considered liabilities of the strata 

corporation because the month for which 

the fees apply has not yet arrived. Which 

technically means the owners of the 

money can ask for it back.

Finally there is the Equities section 

that is basically the total of all assets 

minus the total of all liabilities. The 

contingency reserve fund and special 

assessment funds are located in this 

section. Note that the bank accounts that 

hold the contingency reserve money and 

the special assessment reserve money are 

located in the assets section.

Common Errors

1.  The equity section of the balance 

sheet is regularly misunderstood.

The balance in the contingency 

reserve fund found in the equity 

section represents what the fund has 

left in it. Naturally you expect to 

look at the asset section of the bank 

account called contingency reserve 

and fi nd this amount sitting in the 

bank. However, it is frequently not so. 

Quite often the balances in these two 

accounts are different and that creates 

friction between strata owners and the 

property manager.

 For example the contingency reserve 

fund in the equity section may have 

a balance of $100,000 while the 

George Wilson-Tagoe 

The profi t and loss budget comparison 

report (P & L budget comparison report) 

lists all the budgeted and non-budgeted 

revenue sources and expenses for the 

fi scal year. Columns displayed include, 

current month’s data, year-to-date data, 

the annual approved budget, and the 

variance from budget.

Common Errors

Common errors associated with the P & L 

budget comparison report include:

1.  The listing of special assessment 

levies and expenses. This practice 

overstates operating revenues and 

expenses. For example, strata fees 

budgeted for the year may be set at 

$390,000. A special assessment to fi x 

the roof may be set for $100,000. By 

including the special levy on the profi t 

and loss statement, the total revenue 

becomes $490,000 instead of 390,000. 

This creates a misleading picture for 

unsophisticated users of the statement. 

All special assessment levies should 

be reported on the balance sheet under 

the equity section (see later part of this 

article). This will ensure clarity and 

transparency.

2.  The Strata Property Act and 

Regulations require that each year-

end operating defi cit be recovered in 

the subsequent fi scal year through a 

special levy. It is a common practice 

for strata property accountants to 

include this defi cit recovery as a line 

item on the P & L budget comparison 

report. Again this overstates revenues. 

The defi cit recovery should be 

reported on the equity section of the 

balance sheet.

Making Sense of the
Financial Statements

Continued on page 6



6      CHOA Journal  |  March 2009

contingency reserve bank may have 

a balance of $20,000. The question 

always is: what happened to the 

$80,000? Frequently the answer to 

this question is the money was spent 

repairing the building because there 

was no money in the operating bank 

account.

The next question then is who authorized 

the spending of the $80,000? If it is in 

the minutes of the AGM or SGM or even 

council meeting minutes that the $80,000 

be spent as emergency funds to repair the 

building, then there is no problem.

If there is no record that the $80,000 was 

authorized to be spent then we get a lot 

of angry owners demanding answers. My 

recommendation to property managers 

regarding the contingency reserve funds 

is always make sure authorization for 

spending is in the minutes before you 

spend it. 

Conclusion

Awareness of some of the common 

errors and how they can be avoided 

helps both educate the strata owner and 

provide suggestions to the strata property 

accountant to keep the accounting 

process simple and transparent.

Continued from page 5

604.331.5264 / ckasianchuk@warringtonpci.com
# 1700 – 1030 West Georgia Street, Vancouver, BC,  V6E 2Y3
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George Wilson-Tagoe
BSc., CGA
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In 1998 Ms. Petersen fell over a 
low wall at the edge of the limited 
common property patio outside her 

strata lot. She was seriously injured. She 
had previously told the strata council 
and the strata management agent about 
the low wall, which did not comply with 
the municipal building code. While they 
were taking steps to add a higher railing, 
the work had not been done yet. The 
work was done shortly after the fall at a 
modest cost.

Ms. Petersen sued the strata 
corporation and strata management agent 
in 2004. She sued in contract and tort, 
and those claims were dismissed because 
she had started the action too late. If she 
had started her action within two years 
of her fall, the strata corporation and the 
strata manager would almost certainly 
have been found to be negligent, and 
liable to Ms. Petersen for her injuries. 
She was allowed to proceed with a claim 
that the strata corporation and the strata 
management agent owed her a fi duciary 
duty, which they breached in failing to 
add the higher railing in a timely way. 
This is the part of the case that sent 
shivers down the collective spines of 
strata management agents and strata 
councils everywhere. A recent decision 
of the BC Court of Appeal has now 
decided this issue in favour of the strata 
corporation.

What is a fi duciary duty? It is most 
commonly used to describe the duty 
arising from a relationship between 
a fi duciary, someone in a position of 
power, and a benefi ciary, someone else 
in a position of dependence or trust. A 
trustee and benefi ciary to a trust have 
a fi duciary relationship. If there is a 
fi duciary relationship and a fi duciary 

duty is owed, that duty includes a duty of 
skill and competence and a duty of good 
faith, loyalty, and avoidance of a confl ict 
of duty and self-interest. In exercising 
power on behalf of the benefi ciary, the 
fi duciary pledges, either expressly or 
implicitly, to act in the benefi ciary’s best 
interests.

While some types of relationships 
almost automatically involve a fi duciary 
relationship, it can also be found in other 
situations. For there to be a fi duciary 
duty the following characteristics must 
be present:
1.   The fi duciary has scope for the 

exercise of some discretion or power.
2.   The fi duciary 

can unilaterally 
exercise that 
power or 
discretion so 
as to affect the 
benefi ciary’s 
legal or practical 
interests.

3.   The benefi ciary 
is peculiarly 
vulnerable to or at 
the mercy of the 
fi duciary holding 
the discretion or 
power (at para. 12).

The Court of 
Appeal found that 
the relationship 
between an 
individual owner 
and the strata 
corporation and 
its agent, the strata 
manager, did 
not have the key 
characteristic of the 

Mari Worfolk, Lawyer, Miller Thomson Law Group

Fiduciary Duty
    and the Strata

Corportation

strata corporation, having an ability to 
unilaterally exercise any discretion or 
power so as to affect the owner’s legal or 
practical interests.

Interestingly, the decision did not 
involve an analysis of the powers and 
duties of the strata corporation under the 
Strata Property Act. The court simply 
found that the strata corporation’s 
“relationship to her was defi ned by the 
by-laws of the strata corporation and 
their control and occupation of the 
common property” (at para. 15).

While strata corporations and their 
agents can breathe a sigh of relief that 
they will not be held to this higher 
standard of care, which carries with it 
a longer limitation period for starting 
an action, the underlying lesson of the 
case should not be forgotten. This case 
occurred because the strata corporation 
did not deal promptly with a clear safety 
hazard. The ultimate moral of the tale? 
Deal with safety issues promptly and 
avoid getting dragged into such disputes 
in the fi rst place.



10      CHOA Journal  |  March 2009



  CHOA Journal  | March 2009    11
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Smoking bylaws should only 

prohibit smoking to the extent 

necessary to protect the rights of 

non-smokers, while respecting the rights 

of smokers to the greatest extent possible.

Prior to proposing a smoking bylaw, 

council should consider whether 

a smoking bylaw is suitable for the 

complex. For instance, in a bare land 

strata corporation (each owner owns a 

plot of land and the living units are self-

contained), an individual smoking in his 

unit is unlikely to effect anyone whom 

does not live in that unit. On the other 

end of the spectrum, in a heritage house 

that has been converted into a strata 

complex smoke may travel easily between 

the strata lots and an individual smoking 

in his unit may have an adverse effect on 

neighbours.

If a council is considering presenting 

a smoking bylaw for the consideration 

of the owners at a general meeting it 

is important to carefully consider the 

rights of both non-smokers and smokers. 

Consideration must be given to where 

smoking should be prohibited and what 

discretion council will have in taking into 

account human rights concerns when 

enforcing the bylaw.

The B.C. Human Rights Code contains 

several provisions that are applicable 

to the enactment of smoking bylaws 

in a strata complex. These provisions 

appear in sections 8 to 10 of the Human 

Rights Code. This article considers the 

ramifi cations of section 8 of the Code. 

Section 8 provides as follows:

Discrimination in accommodation, 

service and facility

8 (1) A person must not, without a bona 

fi de and reasonable justifi cation,

(a)  deny to a person or class of persons 

any accommodation, service or 

facility customarily available to the 

public, or

(b)  discriminate against a person or 

class of persons regarding any 

accommodation, service or facility 

customarily available to the public 

because of the race, colour, ancestry, 

place of origin, religion, marital 

status, family status, physical 

or mental disability, sex, sexual 

orientation or age of that person or 

class of persons.

(2) A person does not contravene this 

section by discriminating

(a)  on the basis of sex, if the 

discrimination relates to the 

maintenance of public decency or 

to the determination of premiums 

or benefi ts under contracts of life or 

health insurance, or

(b)  on the basis of physical or 

mental disability or age, if the 

discrimination relates to the 

determination of premiums or 

benefi ts under contracts of life or 

health insurance.

There is case authority recognizing 

that strata corporations provide 

accommodation services and facilities 

and thus are governed by section 8 of the 

Human Rights Code. As a result of section 

8, residents with physical disabilities 

Elaine McCormack / Alexander Holburn Beaudin & Lang LLP.

can argue that the strata corporation 

must make accommodation for them. 

For instance, a non-smoker with health 

concerns that are medically proven to be 

aggravated by smoke could argue to the 

Human Rights Tribunal that the strata 

corporation in which he or she resides 

has not made reasonable accommodation 

for his or her physical disability because 

the strata corporation has failed to take 

steps to eliminate smoke travelling into 

the resident’s strata lot from another strata 

lot. Conversely, a smoker could argue that 

his or her strata corporation has not made 

reasonable accommodation for his or her 

physical disability, being an addiction 

to nicotine, because there is a bylaw 

that prohibits smoking on the common 

property, the strata lot and the balcony 

and patios.

Courts, Tribunals, and Arbitrators have 

adopted a broad and liberal approach 

when characterizing what constitutes a 

physical or mental disability under the 

Human Rights Code. With respect to the 

issue of nicotine-addicted individuals, 

that approach was especially broadened 

following the case of Cominco Ltd. 

v. United Steelworkers of America, 

Local 9705, [2000] B.C.C.A.A.A. No. 62 

(“Cominco”). Although this decision does 

not have to do with a strata corporation 

and was decided by an arbitrator and not 

the Human Rights Tribunal, it illustrates 

some of the legal arguments that may be 

considered by the Human Rights Tribunal 

regarding smoking in strata complexes. 

At issue in Cominco was a smoking 

policy that prohibited the use and 

personal possession of tobacco in any 

form anywhere on company property. 

The policy was said to apply to anyone 

coming onto the property including, 

but not limited to, all employees and 

visitors. Prior to the introduction of the 

smoking policy, the company had enacted 

restrictions against smoking inside of the 

offi ce buildings and other enclosed areas. 

Smoking Bylaws

Continued on page 14
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As recognized by the Arbitrator, 
the potential contamination of other 
persons by environmental tobacco smoke 
is the major driving force behind the 
proliferation of public policies affecting 
smokers. This trend recognizes that 
smoking is a legal activity, but one that 
should not be carried out in places where 
the smoke might contaminate the air of 
third parties. 

According to the Union, nicotine 
addiction and the related effects of 
nicotine withdrawal constituted a 
disability within the meaning of the 
British Columbia Human Rights Code. 
The Union further submitted that the 
policy discriminated against smokers 
because if the smokers could not control 
their addiction, the end result of the 
policy would be their discharge. At the 
very least, the Union argued that the 
legislation required that addicted smokers 
must be accommodated in ways that 
would permit them to continue to work, 
such as permitting them to smoke in 
outside areas and taking steps to ensure 
that the environmental tobacco smoke did 
not contaminate the environment of other 
employees.

Citing the decision of Lee Manor 
Home for the Aged and Christian Labour 
Association of Canada, (1998) 74 L.A.C. 
(4th) 201 (MacLean), a case in which the 
grievor was given a three day suspension 
for violating an employer’s no-smoking 
policy, the Arbitrator recognized that a 

rule that is “unconnected to the protection 
of non-smokers or is unduly broad in its 
objectives or is unnecessarily intrusive 
or discriminatory and which cannot be 
justifi ed on the grounds of effi ciency 
is beyond the power of the employer.” 
Further, the Arbitrator held that the “right 
of the employee, however-ill conceived 
from a health perspective, to smoke on 
her own time when off duty, where such 
action does not endanger the health of 
others is, in our society, still a matter of 
the employee’s freedom of choice.” In this 
case, the smoking infraction occurred on 
a second fl oor balcony roof garden while 
the grievor was off shift. While the policy 
recognized that residents and guests were 
allowed to smoke at this area, the policy 
did not provide that employees were 
entitled to smoke at that location.

In determining whether nicotine-
addicted individuals constituted persons 
with a physical or mental disability, 
the Arbitrator acknowledged that these 
individuals were unable to control their 
addiction. According to the Arbitrator, 
it is this “state of disablement” that is 
specifi cally protected by the human rights 
legislation.

The Arbitrator ultimately held that 
nicotine addiction is within the meaning 
of mental and physical disability 
under the provincial Human Rights 
Code. According to the Arbitrator, he 
could “simply not accept that nicotine 
addiction, as a pure matter of principle, 

is not a disability in the same manner 
as an addiction to alcohol or heroin and 
cocaine.” The Arbitrator further held that 
while some persons are able to go through 
withdrawal better than others, the heavily 
addicted smokers must be seen to suffer 
from a disability no less than someone 
with diabetes or arthritis. What’s more, 
the Arbitrator held that nicotine-addicted 
individuals constituted a minority 
group, and qualifi ed as a class of persons 
protected as having a mental and physical 
disability. In the end, the Arbitrator 
referred the matter back to the parties to 
resolve how to accommodate the nicotine-
addicted workers. 

In the event that your strata corporation  
passes and registers a smoking bylaw, 
council will need to remember the 
impact of the Human Rights Code and 
the special needs of individuals. The 
rights of both smokers and non-smokers 
need to be considered. A smoking bylaw 
can provide council with discretion to 
make reasonable accommodation for 
individuals that medically prove that they 
are heavily addicted to nicotine, based 
on the circumstances of each case.  For 
instance, in certain extreme cases the 
strata corporation may consider assisting 
an individual by contributing to the cost 
of a smoking cessation program.

I recommend that councils considering 
presenting a smoking bylaw for the 
consideration of the owners at a general 
meeting seek legal advice. 
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Introduction
Many strata councils have not had the benefit of 

looking closely at the budgets of other strata 
corporations. In considering the value of this 
exercise, one may ask: “Aren’t all budgets very 
similar, except for the amount of money that 
appears in each category?” 

On the surface, operating budgets for most strata 
corporations do appear to be quite similar to one 
another. They are usually one or two pages in 
length and they contain a series of income and 
expenditure lines. 

However, there is one aspect in which there is a 
significant difference between budgets, which is not 
immediately apparent but provides valuable 
information about the corporation’s asset 
management program.

This worksheet is intended to help reveal some 
insights into the form and content of maintenance 
budgets. This will provide us with a piece of 
information to carry over into Worksheet No. 4.

Maintenance Budgets
Every operating budget is comprised of a series of 

income and expense categories corresponding to 
different aspects of the operations of the building. 
The income and expense categories are broken 
down into a series of line-items. Some of the most 
common expenditure line-items include: insurance;

Comparing Maintenance Budgets
Based on our review of several hundred residential 

operating budgets in BC, we have determined that a 
high ratio of “planned” maintenance” to “unscheduled” 
maintenance reflects the corporation’s effectiveness 
in the control of its maintenance program and the 
extent of its reliance on the annual repair contingency.

On the other hand, corporations with a low ratio of 
“planned” maintenance end up spending a relatively 
higher amount of money on miscellaneous repairs. An 
excessively high budget allowance for unscheduled 
maintenance is a sign of poor planning. Furthermore, 
these corporation’s incur greater costs over the life of 
the building. 

Building “A” and Building “B”
In the examples below, Building “A” allocates a 

large percentage of the corporation’s budget to 
“planned” maintenance and has a small allowance for 
“unscheduled” maintenance and repairs. As a result, 
Building “A” has a more carefully structured budget 
which ensures a firmer commitment to maintenance. 
The owners can clearly see where their money is 
going.

Building “B,” on the other hand, has a maintenance 
budget that lacks structure and questions the owners’ 
commitment to a disciplined maintenance program.

Next Steps
Complete the series of questions listed below and 

carry over the information to Worksheet No. 4.

utilities (such as gas, electricity and water); financial 
audit; garbage collection; administration costs (such 
as photocopying notices); and maintenance (such 
as window washing, carpet cleaning and fan belt 
adjustment).

Since this worksheet is concerned primarily about 
maintenance and renewals, we will focus our 
discussion on this one component of the budget.

Maintenance Expense Categories
From an asset management perspective, the key 

to understanding how maintenance costs are 
reflected in the operating budget is to be revealed 
in the ratio of “planned” maintenance to 
“unscheduled” maintenance.

These two distinct cost categories can be briefly 
defined as follows:

Planned Maintenance: These are routine 
activities, typically carried out under a service 
contract, which are proactive in nature. They 
ensure the assets are kept in a good working 
order and achieve their full intended service life. 
Common examples include monthly elevator 
maintenance and annual fire alarm inspections.
Unscheduled Maintenance & Repairs. This is 
an allowance in the budget for unpredictable 
items and is intended to serve as a legitimate 
contingency.  Maintenance in this category is 
often included in a line-item called “General 
Maintenance” or “Repairs & Maintenance.”

This budget contains a series of line-
items for “planned maintenance” on 
specific assets.
A relatively small line-item ($4,000) is 
allocated for “general maintenance” to 
provide for a reasonable number of 
repair contingencies.
The clear budget structure forces 
discipline on the maintenance program 
and enables close tracking of the 
maintenance commitments.

This budget contains few line-items 
devoted to “planned” maintenance on 
specific assets.
A large allowance is allocated for 
“general maintenance” ($25,000).
The lack of structure makes it difficult for 
the owners to see where their money is 
going on maintenance and repairs.
The format of the budget questions the 
owners’ commitment to a disciplined 
maintenance program.

How many expenditure line-items are 
there in our operating budget?

How many of the expenditure line-
items are devoted in some way to 
maintenance and repairs?

How many of the maintenance line items 
are devoted to particular assets (such as 
elevators and windows)?

How many of the maintenance line-
items are general in nature and do not 
specify which assets are included?    
For example: “general maintenance.”

What is the ratio of “Planned” 
Maintenance to “Unscheduled” 
Maintenance?

What is the total value of all the 
maintenance line-items included in 
questions 5a?

What is the total value of all the 
maintenance line-items in question 4a? 
(Do not include caretaker and concierge 
costs)

$ A

B

Date: _______________________

1.

2.

4 a.

b.

AB

5 a.

Operating Budget

b.

6.
%

7.
/

Continue to Worksheet No. 4

What is our current asset management 
score? [Refer to Worksheet No. 1]

Building “A”
Our Building

* Budget Characteristics: * Budget Characteristics:

Unscheduled 
Maintenance
& Repairs

Planned 
Maintenance

Unscheduled 
Maintenance 
& Repairs

Planned 
Maintenance

lines

lines

lines

lines

$

Points

Building “B”
Operating Budget

Maintenance RatiosMaintenance Ratios x 100

Expenses - Maintenance
Elevator
Landscaping
HVAC Equipment

Pest control

Fire Alarm System

Window Cleaning

Dryer Vent Cleaning

General Maintenance

$  2,500
$     800
$  4,000
$  1,200
$  3,000
$     800

$  3,000
$  5,500

$  3,000
$  4,000*

Carpet Cleaning

Emergency Generator

Expenses - Maintenance
Elevator
Landscaping
General Maintenance

$  3,000
$  2,500
$25,000*
$28,000

$28,000

Worksheet No. 3, Spring 2009

Does our budget include repair 
contingencies in each maintenance 
line-item or in a separate line-item?

3. combined

separate
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Commercial
ACCESS
G A S  S E RV I C E S

Take advantage of this opportunity to secure your
Natural Gas rate at an Unbelievably low price.

Buy Low, Not High.
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Get the right advice, Access Gas Services can provide you with a cost
saving strategy tailored to your strata to help reduce your natural gas costs.

TestimonialsAccess Gas Services
With today’s volatile natural gas market, the importance of closely 

monitoring energy costs and adopting a cost saving strategy has 

increased dramatically. 

Access Gas Services Inc.  (AGS) is a first class energy brokerage,  

delivering a full suite of natural gas services to industrial,  commercial,  

and residential customers throughout British Columbia.  Unlike other 

marketers, we are not a gas producer nor are we owned by a utility.

We are strictly a natural gas consultant/broker and our sole focus is to 

provide our clients with quality advice on energy cost saving and risk 

management strategies.  

Historically,  strata’s were limited to purchasing their natural gas on a 

variable rate plan from the utility (Terasen Gas).  They now have the 

option to purchase the commodity on either a variable or fixed rate 

plan from an independent broker such as AGS.   AGS offers several 

combinations of the two,  with each cost saving strategy tailored-suited 

to the volume of gas your strata currently burns. 

Contact us today for a free energy assessment.

We are confident that our service will have a positive impact on your 

annual budget,  and provide you with the opportunity to stabilize your 

strata fees.

Baywest Management Corp.  

“As a property management company that handles over 30, 000 units,   

it is of the utmost importance to deal with a natural gas brokerage 

company who can provide flexible products,  competitive pricing and 

quality advice.  I have been a client of Access Gas Services Inc.  for just 

over one year.   In that time frame my dedicated natural gas broker has 

saved me $9,260.59 on my natural gas bill.   Working with them has 

been easy, without complications and extremely beneficial.” 

 Leo Buonassisi,  Strata Manager, Baywest Management Corp, Strata Plan 
NW1799 

1.877.519.0862 ext 223
er ika@accessgas.com
w w w. a c c e s s g a s . c o m

Martello Property Services Inc.

“Staying up to date and well informed with the happenings of the 

energy markets is vital to the success of cost savings strategies. My 

account manager at Access Gas Services consistently provides me 

with market updates and recommendations that support my 

budgeting needs. This value added service enables me to discuss 

energy opportunities with strata councils in a timely manner.”

Don Dingman,   Vice President Strata Division, Martello Property 
Services Inc.
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Straight Talk. There is nothing quite like it 

when you're faced with contingency reserve 

fund shortfalls. Whether it be for energy 

retrofits, major refurbishing and repairs or 

additions and improvements, the Maxium 

Condo Finance Group is an experienced 

partner that will work with you to develop 

and deliver a customized and cost-effective 

financing solution.

For more info call

Paul McFadyen at 604-985-1077

Or email Paul McFadyen at

pmcfadyen@maxium.net

www.maxium.net

We have completed over 120 projects
valued from $50,000 to $25,000,000.
We have the ability to provide owners
with the best project team and price.

Our Services
➤ Building Envelope & Rehabilitation

➤ Building Maintenance & Restoration

➤ Real Estate Development & Construction

➤ Regular Site Inspections

➤ Build a due diligence paper trail

➤ Assemble the right team for the project

➤ Oversee the project on behalf of
the owners

➤ Electronic archiving of all project
documents

Call or visit our website
for more information:

Tel: 604-216-8782
Fax: 604-739-3110

327 Renfrew Street, Vancouver, BC  V5K 5G5
service@planactmanagement.com
www.planactmanagement.c om

PROJECT MANAGER, INFORMATION MANAGER
ASSET MANAGER, MAINTENANCE MANAGER

Members of BBB, CHOA
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Audit Services
FOR STRATA CORPORATIONS MADEEasy

Call  Terri  Bains, CGA
or Bruce Hurst, CGA at:

( 6 0 4 ) . 2 7 3 - 9 3 3 8
t b a i n s @ r h n c g a . c o m
b h u r s t @ r h n c g a . c o m
w w w . r h n c g a . c o m

At Reid Hurst Nagy, we are not your typical accounting firm.  
We make your audit process easy to understand and we fully 
explain the results to you.

We have provided audit services for over 25 years and are 
experienced in serving strata corporations.

Call us today to find out how we can make your audit easier.

www.levelton.com

ABBOTSFORD  CALGARY  COURTENAY  KELOWNA  NANAIMO  RICHMOND  SURREY  VICTORIA

 BUILDING ENVELOPE  
CONDITION ASSESSMENT

 BUILDING ENVELOPE 
REMEDIATION

 MAINTENANCE MANUALS
 RESERVE FUND STUDIES
 ROOF ASSESSMENTS AND 
REPLACEMENT

 NEW CONSTRUCTION
 ENVIRONMENTAL SITE 
ASSESSMENT/REMEDIATION

 HAZARDOUS MATERIALS SURVEY/
ABATEMENT

 MOULD ASSESSMENT AND 
INDOOR AIR QUALITY

 ENERGY EFFICIENCY MODELLING

tel: 604.278.1411
info@levelton.com

Join us for the

CHOA Open House
in our new Victoria Offi ce:

2pm – 5pm
April 3, 2009 

at
#222 – 1175 Cook Street

Victoria, BC
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December 10, 2008

The Honourable Colin Hansen
Minister of Finance
PO Box 9048 Stn Prov Govt
Victoria, BC V8W 9E2

Dear Minister Hansen,

Please fi nd attached the summary
 report of the Contingency Reserve 
 Valuations Survey.

In 2006, the Condominium 
Homeowners’ Association (CHOA) 
commenced a province-wide 
consultation open to all strata owners, 
councils, strata managers and industry 
partners. Specifi c invitations to partner 
in the research venture were also 
extended to consumer associations in 
BC, senior advocacy organizations, the 
Better Business Bureau, and management 
associations.

Fifteen (15) public regional hearings 
were conducted by CHOA across 
the province and open to the public, 
with 527 individuals participating. 
In addition, meetings were held in 
consultation with Strata Property Agents 
of BC and the BC Real Estate Association, 
with policy staff from the Ministry of 
Finance in attendance at several sessions. 
From these meetings and written 
submissions the following critical areas 
of the Strata Property Act were identifi ed 
as “requiring” amendment or change to 
meet our changing industry.
•  Arbitration: the need for an economic 

and expedient dispute resolution 
process

•  Contingency Reserve Planning: the 
need for a mandatory minimum level 
of funding

•  Sections & Types: the need to expand 
the regulations to accommodate the 
changing industry

•  Phased Developments: the need for 
regulations on the implementation of 
phases once registered

•  Forms for Disclosure and Land Titles: 
the need to update the existing forms to 
meet transaction requirements
These issues, in the attached 

submission, were presented to the 
Minister of Finance in 2007, the 
Honourable Carole Taylor. As part of 
our submission and presentation to the 
Minister and policy staff, Bill Miller, 
President of CHOA and I pledged a 
commitment on behalf of CHOA to 
undertake a number of public surveys on 
each of the issues listed above.

The fi rst survey on contingency reserve 
status closed September 15, 2008 and 
is enclosed in the fi nal summary report. 
The responses received represent 12,976 
strata units, and provided the researchers 
with a unique view into the current 
fi nancial and planning conditions of 
strata corporations. I would like to 
thank the staff within the Ministry of 
Finance for their resourceful assistance 
and involvement. The value of research 
would not have been realized without 
their participation.

We have included additional 
comparative summary information and 
two typical survey returns to provide 
the reader with a better understanding 
of the issues facing strata owners. The 
anecdotal summaries are included to 
illustrate the implications of differing 
contingency reserve status.

In addition to the summaries in the 
survey, we have recently reviewed the 
fi nancial operations of both a 104-unit 
wood frame low-rise building, that was 
constructed in 1984, and a 38-unit wood 
frame low-rise townhouse building that 
was constructed in 1976.

The 104 units are a strata corporation 
that operates under a funding model 
that would meet 50% of a depreciation 
funding requirement. They maintain 
a minimum level of reserve funding 
that exceeds their operating account, 
and annually replace any funds drawn 
for emergencies. As a result, they do 

not experience special levies, and 
function proactively with maintenance 
and repairs, and are a model strata 
corporation in operation, governance, 
fi nance and long term planning. They are 
an excellent example of a harmonious 
strata corporation without confl icts. 

The 38 units, in comparison, are a 
strata corporation that have conducted 
virtually no maintenance or service in 
their building systems since 1976 and 
are now facing massive maintenance 
and renewal costs that are not premature 
failures. Their reserve funding is 
consistent with the average low funding 
of townhouses in the survey, and their 
reserves are annually consumed by 
emergencies and insurance losses. The 
average assessment for repairs is likely 
to exceed $100,000 per unit. Within the 
past month, the strata owners defeated 
the resolution for repairs and renewals 
solely on the grounds that nine (9) 
of the owners attending the meeting 
could not afford the levies. The nine 
(9) owners purchased within the prior 
two years, and with current declining 
property values, and high mortgages 
ratios, their properties are now valued 
10-20% below their debt level. The result 
is that they have no access to funds or 
additional credit to repair their units. 
Their community is now devolving 
into court disputes and a toxic business 
environment. The owners with excessive 
debt ratios simply had no choice but 
to decline the resolutions or lose their 
homes, which is the likely outcome 
under any circumstance.

The second scenario is unfortunately 
the more common path of many strata 
corporations in the province. They are 
facing a rapidly declining asset and a 
constantly increasing fi nancial burden.

Obviously, the issue of long-term 
planning is a critical problem for the 
overwhelming majority of strata owners 
in British Columbia, and the solutions

Legislative Updates

Continued on page 24
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Continued from page 23

are much more complicated than simply 
applying a broad change to the legislation 
to correct the future of housing in BC. To 
date our research staff have spent over 
400 hours in the consultation and survey 
process, and have gained a remarkable 
insight into the very real problems facing 
strata owners. We commend the Ministry 

for their participation and respectfully 
encourage you to consider a public 
consultation process over the next 12-18 
months on contemplated amendments 
to the Strata Property Act, to ensure 
we adopt smart, effi cient regulatory 
amendments that ensure we have a 
valuable market housing sector.

On behalf of the more than 108,000 
CHOA members & consumers, thank you 
for your taking your valuable time to 
review this report. 

Yours truly, 
Antonio Gioventu
Executive Director, CHOA

Statistical Summary of the Survey 900-001 – CONTINGENCY RESERVE PLANNING  

Total number of represented unit responses in 
the survey  12,976 

Total number of buildings represented  1,003

Representation: type of building  97% building 
strata, 3% bare land strata

Average building age  14.7 years

Percentage of phased developments  5%

Construction type  63% wood frame,
27% concrete

Additional features, pools, amenities
81% reported additional facilities

Does the strata set specifi c reserves for any 
systems?  98% no, 2% partially

Average operating account amount  
$101,971 per strata corporation 

Average total contribution to the 2008 CRF 
$7,341.91 or 7.3%

Current balance of the Reserve Fund? 
91.6% below the average annual operating 
budget, 8.4% equal or greater than average

Has the strata corporation ever used the 
CRF for insurance?  12.9% yes, 87.1% no 
response, 100% yes for emergencies

If your strata corporation was faced with an 
emergency are there suffi cient funds to meet 
the cost?  77% yes, 1 emergency with no 
provision for a 2nd within the same year

Does your strata contribute enough to 
reserves to prevent special levies?  
100% responded no, or, no response

Would you prefer special levies or reserves 
planning?  53% Reserve Planning,
33% Special Levy 

Of the 3 options of funding, which is your 
preference?  No change – 11%, Reserve 
Fund – 44%, Depreciation asset – 45%

Is your strata self-managed or strata managed? 
51% manager, 49% self managed

Who are you?  Council member – 72%, 
Owner – 9%, Manager – 14%, Investor – 
4%, Service Provider – 1%
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STRATA-DATA.COM
Worldwide access & secure storage for your strata data

A new centralized information management solution for condominium owners,
strata councils, and property managers. An online source for all strata documents,

easily accessible from anywhere in the world.

Call or visit our website for more information
www.strata-data.com

327 Renfrew Street, Vancouver, BC  V5K 5G5
Tel: 604-341-4598 ■ Fax: 604-739-3110

info@strata-data.com

Are your strata documents stored safely
from fire, flood, and wear and tear?

Can you access your strata documents
anytime and anywhere in the world?

Our Services
■ Green initiative
■ Profitable partnership program
■ Secure digital storage for your strata data
■ List of contractors, consultants, lawyers, etc.
■ Customized service package to the specific needs of each client
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Effective and timely mediation and arbitration by experienced 

dispute resolution professionals

Don’t let an unresolved dispute in your Strata affect your life!

Hugh McCall, LL. B, C. Arb. Jill McIntyre, LL.B, C.Arb

Helen Pinsky, LL. B. Carol Roberts, LL.B., C.Arb.

www.pacificdisputeresolution.com 604-696-1996

Pacific Centre for Dispute Resolution Inc.
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We’ll take care of it.

A U T O  •  R E S I D E N T I A L  •  F A R M  •  C O M M E R C I A L  •  M A R I N E  •  T R A V E L  •  U M B R E L L A  •  I N V E S T M E N T S

V i c t o r i a  •  L a d y s m i t h  •  N a n a i m o  •  P a r k s v i l l e  •  Q u a l i c u m  •  C o u r t e n a y  •  C o m o x  •  C u m b e r l a n d

C a m p b e l l  R i v e r  •  Q u a t h i a s k i  C o v e  •  G o l d  R i v e r  •  P o r t  H a r d y

NOWORRIES

Our condo insurance expertise means you’ll always get solid advice on coverages and premiums. 
So when the unexpected happens, you’ll be covered.

With 14 locations, InsuranceCentres is the largest independent insurance broker on Vancouver Island. 
Visit www.insurancecentres.ca or see our ad in your local Yellow Pages.
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MICHAEL A. SMITH

DUCT CLEANING
“HI-RISE & STRATA SPECIALISTS”

• DRYER DUCT CLEANING
• DRYER VENT / AIR-FLOW READINGS
• HI-ANGLE RAPPELLING SERVICES
• DUCT / VIDEO INSPECTION SERVICES
• NEW VENTS & SCREENS INSTALLED
• BOOSTER FANS INSTALLED (FOR LONG
 WET OR PROBLEM DRYER DUCTS)
• HEATING, COOLING & VENTILATION UNITS &
 BUILDING - (HVAC) - SYSTEMS CLEANING

For Free Quotation and Professional Service Call:

604-589-2553
RESIDENTIAL - COMMERCIAL

Email: michaelsductcleaning@shaw.ca

Serving BC Lower Mainland since 1998

www.trotterandmorton.com
mclean-g@trotterandmorton.com

ALL INCLUSIVE SERVICE PROGRAMS.
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• Pressure Washing

• Traffic Line Marking

• Industrial Painting

Fax: 604-460-6582
Visit us at www.titanpainting.ca

• Int. & Ext. Painting

• Drywall Repairs

• Texture Ceiling

Liability & WCB Insured

Building Envelope Consultants
info@apexbuildingsciences.com
www.apexbuildingsciences.com

• Building Envelope Condition Assessments
• Building Envelope Engineering
• Project Administration
• Rehabilitation Design / Specifi cations
• Maintenance Programs
• Waterproofi ng Systems

Apex Building Sciences Inc.
Tel: 604-575-8220   Fax: 604-575-8223

#233 – 18525 – 53rd Ave., Surrey, BC  V3S 7A4

Suite 500-1311 Howe Street,  Vancouver, BC  V6Z 2P3
Toll Free BC:  1-877-332-2264
Phone 604-736-6614 Facsimile: 604-736-9233
E-mail: info@bcami.com Website: www.bcami.com
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TRYING TO SAVE ON LIGHTING COSTS?
No matter what your business is, there’s an easy way to reduce energy usage and improve your bottom 
line. Call us  to learn how your business can save money and receive rebates from BC Hydro by replacing 
ineffi cient lighting, refrigeration and more. Apply for the Product Incentive Program for businesses today. 
Call 1 866 522-4713 or visit  bchydro.com/incentives.



  CHOA Journal  | March 2009    31



32      CHOA Journal  |  March 2009

BUILDING ENVELOPE
 MAINTENANCE

Accurate Cedar Ltd.
Richmond
604-273-3329
accuratecedar.com

Maintenance Operations 
Program Inc. 
Cloverdale
604-574-6435
mopinfo.ca

New City Contracting Ltd. 
Vancouver
604-215-7374
newcitycontracting.com 

Pacifi c Building 
Envelope Maintenance 
Delta
604-940-6056
pbemltd.com

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

CONSTRUCTION &
BUILDING ENVELOPE

RESTORATION

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

Columbia Restoration Co. 
Surrey
604-574-1580
columbiarestorations.ca

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

JDP Construction
Vancouver
604-319-9383
jdpconstruction.ca

Sequoia Springs West 
Development Inc.
Campbell River
250-287-7272

DRYER VENT
CLEANING

Commercial Vent 
Cleaning Ltd.
Langley
604-251-1717

Michael A. Smith 
Duct Cleaning
Surrey
604-589-2553

National Air Technologies
Surrey
604-730-9300
natch.ca

ENGINEERING

Apex Building Sciences Inc. 
Surrey
604-575-8220
apexbuildingsciences.com

BC Building Science
New Westminster
604-520-6456
bcbuildingscience.com

Chatwin Engineering 
Burnaby
604-291-0958
chatwinengineering.com

Halsall Associates 
North Vancouver
604-924-5575
halsall.com

JRS Engineering
Burnaby
604-320-1999
jrsengineering.com

Levelton Consultants 
Richmond
604-278-1411
levelton.com

Morrison Hershfi eld 
Vancouver
604-454-0402
morrisonhershfi eld.com

RDH Building Engineering Ltd.
Vancouver
604-873-1181
Victoria 
250-544-0773
rdhbe.com

Read Jones Christoffersen Ltd.
Vancouver
604-738-0048
rjc.ca

Touwslager Engineering
Burnaby
604-299-1906

Trow Associates Inc.
Burnaby
604-709-4630

FINANCIAL & 
ACCOUNTING

Berris Mangan
Vancouver, BC
604-682-8492
berrismangan.com

Maxium Condo Finance Group
North Vancouver 
604-985-1077
maxium.net

MNP Management 
604-792-1915
Chilliwack
mnp.ca

Reid Hurst Nagy Inc
Richmond
604-273-9338
rhncga.com

FIRE & FLOOD
RESTORATION

ABK Restoration Services 
Penticton
250-493-6623
abkrestorations.com

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

Easy Care Restoration Ltd. 
Richmond
604-278-4646
easycarerestoration.com

GOVERNMENT &
 ASSOCIATIONS

Better Business Bureau
Vancouver
604-681-0312
mainlandbc.bbb.org

BC Apartment Owners 
& Managers Assoc.
Vancouver
604-733-9440
bcapartmentowners.com

Homeowner Protection 
Offi ce (HPO)
Vancouver
604-646-7050
hpo.bc.ca

I. C. B. A. of BC
Vancouver
604-298-2295
icba.bc.ca

Roofi ng Contractors 
Assoc of BC (RCABC)
Langley
604-882-9734
rcabc.org

INSURANCE

Aon Reed Stenhouse 
Vancouver
604-443-2483

BFL Canada Insurance 
Services Inc.
Vancouver
604-678-5403
bfl canada.ca

CMW Insurance Services 
Burnaby
604-294-3301
cmwinsurance.com

Coastal Insurance 
Services Ltd.
Port Coquitlam
604-944-1700
coastalinsurance.com

Fournier Agencies
Prince George
250-564-3600

Hamilton Insurance 
Services Inc.
Vancouver
604-872-6788

Normac Appraisals 
Vancouver
604-221-8258
normac.ca

Reliance West Consulting
Services Inc 
Vancouver
604-267-7077
relianceconsulting.ca

Seafi rst Insurance 
Brokers Ltd
Sidney
250-656-9886

Vancouver Island 
Insurance Centres
Campbell River
insurancecentres.ca

LANDSCAPING

Ground Crew Property 
Services Corp.
Coquitlam
604-525-8825

LEGAL & DISPUTE
RESOLUTION

Adrienne Murray Law 
Corporation
White Rock
604-538-8239

Alexander Holburn 
Beaudin & Lang LLP
Vancouver
604 484 1700
ahbl.ca

BWF Fodchuk Law 
Corporation
Vancouver
604-730-9900 

C.D. Wilson & Assoc. 
Nanaimo
250-741-1400

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

Fischer & Company 
Kelowna
250-712-0066
fi scherandcompany.ca

Grant Kovacs Norell
Vancouver
604-609-6699
gkn.ca

Haddock & Company
North Vancouver
604-983-6670
haddock-co.ca

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

Lesperance Mendes
Vancouver
604-685-4894
lmlaw.ca

Miller Thomson LLP
Vancouver
604-687-2242
millerthomson.com

Nixon Wenger
Vernon
250-542-7273

Okanagan Mediation & 
Dispute Resolution
Oliver
250-498-6097
reachingagreements.com

Pacifi c Centre for Dispute 
Resolution
604-696-1996
pacifi cdisputeresolution.com

Pazder Law Corp. 
Vancouver
604-682-1509
pazderlaw.com

Remedios & Company
Vancouver
604-688-9337
remediosandcompany.com

Robert E. Groves
Kelowna
250-712-9393
robertegroves.com

Thompson & Elliott
Vancouver
604-742-2280

PAINTING

Pacifi ca Painting &
Restoration Ltd.
Vancouver
604-709-4100
pacifi capainting.com

Prostar Painting & Restoration
Vancouver
604-876-3305

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

Sherwood Painting & 
Decorating Ltd.
Langley
604-539-1872
sherwoodpainting.com

Vanguard Painting Ltd.
Vancouver
604-732-4223
painter.ca

PLUMBING

CuraFlo of BC
Burnaby
604-298-7278
bc.curafl owdealer.com

Spears Sales & Service 
Vancouver
604-872-7104
spearssales.com

Trotter and Morton Facility 
Services Inc.
Burnaby
604-525-5462
trotterandmorton.com

PROJECT
 MANAGEMENT

Condo Advocate
Delta 
604-940-9322 
thecondoadvocate.com

Hestia Management 
Coquitlam
604-526-8062
hestiamanagement.com

Kyle Properties 
Vancouver
604-732-5263

CHOA Business Members
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SteelToe Management 
Vancouver
604-828-8597
steeltoe.ca

J. Taylor Associates Ltd. 
New Westminster
604-524-9442
jt-associates.com

ROOFING

Adanac Roofi ng & Exteriors 
ULC
Langley
604-888-1616

Design Roofi ng Services 
Port Coquitlam
604-944-2977
designroofi ng.ca

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

Roofi x Services Inc.
Burnaby
604-444-4342 
roofi xinc.com

STRATA
MANAGEMENT &

REAL ESTATE

Accent Property 
Management Ltd.
Vernon
250-542-1533
accentpm.ca

Alliance Strata Property
Parksville
250-951-0851

Ascent Real Estate 
Management Corp.
Burnaby
604-431-1800

Associated Property 
Management Ltd.
Kelowna
250-712-0025

Atira Property 
Management Inc.
Vancouver
604-439-8848
atira.ca

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

Baywest Property 
Management Services
Surrey
604-591-6060
baywestmanagement.com

Blackbrant Management 
Parksville
250-752-2409

Bradshaw Strata 
Management Ltd.
Surrey
604-576-2424
bsmstrata.ca

Campbell Strata Management 
Ltd. 
Abbotsford
604-864-0380

C & C Property Group
North Vancouver
604-987-9040
cccm.bc.ca

CA Realty Ltd.
Richmond
604-288-7346
carealty.ca

Dodwell Management 
604-922-3237
West Vancouver
dodwell.ca

Centre Group Real Estate 
Service Corp.
Kelowna
250-763-2300
colliers.com

Century 21 – Kootenay Homes
Rossland
250-362-2144

Century 21 Property 
Management Div.
Richmond
604-273-1745
century21prudentialestates.com

Citybase Management 
Vancouver
604-708-8998

CML Continental 
Management Ltd.
Richmond
604-232-4040

CML Properties 
Kamloops
250-372-1232
cmlproperties.ca

Coldwell Banker 
Horizon Realty
Kelowna
250-860-1411
okanaganpropertymanage-
ment.com

Colliers Macaulay Nicolls 
Vancouver
604-662-2675

Columbia Property 
Management Ltd.
Kamloops
250-851-9310

Complete Residential 
Property Management 
Victoria
250-370-7093
completeresidential.com

Cornerstone Properties 
Victoria
250-475-2005
cornerstoneproperties.bc.ca

Desert Aire Realty
Osoyoos
250-495-2238

ECM Strata Management
Abbotsford
604-855-9895

Fraser Property Management 
Realty Services Ltd.
Maple Ridge
604-466-7021

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

Harbourside Property 
Management Ltd.
Surrey 
778-571-0572
harboursidepm.com

Highland Property Mgmt 
Cranbrook
250-489-3222
highlandproperties.ca

Holywell Properties
Sechelt
604-885-3460

Homelife Glenayre Realty 
Chilliwack Ltd.
Chilliwack
604-858-7368

Homelife Merritt Real 
Estate Ltd.
Merritt
250-378-6184

Hutton Condominium Services
Victoria
250-598-5148

J.P. Property Management
Garibaldi Highlands
604-898-9118

Kelowna Condominium 
Services Ltd.
Kelowna
250-860-5445

Lodging Ovations
Whistler
604-938-9899

Malaspina Realty & Property 
Management
Sechelt
604-741-0720

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

Mountain Creek Properties
Invermere
250-341-6003
mountiancreek.ca

Narod Properties Corp.
Vancouver
604-732-8081

Northwest Strata Managment 
Ltd.
North Vancouver
604-980-4729

Okanagan Strata 
Management
Kelowna
250-868-3383
osm.to

Pace Property Management
Prince George
250-562-6671
pacepropertymanagement.ca

Pacifi c Quorum Properties Inc.
Vancouver
604-685-3828
pacifi cquorum.com

Paradise Vacation Homes
Vernon
250-503-1506

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

Proline Management Co.
Victoria
250-475-6440
property-managers.net

Quay Pacifi c Property 
Management Ltd.
New Westminster
604-521-0876
quaypacifi c.com

Rancho Management 
Vancouver
604-684-4508
ranchovan.com

Re/Max Camosun
Victoria BC
250-744-3301

Re/Max Property 
Management
Richmond
604-821-2999

Realty Executive 
Cranbrook Agencies
Cranbrook
250-426-3355
cranbrookagencies.com

Realty Executives Penticton
Penticton
250-493-4372

Royal Property 
Management Ltd.
Salt Spring Island
250-537-2583
royalproperty.ca

Schoenne Property Services 
Ltd.
Vernon
250-542-2222
schoenneassociates.com

Stanmar Services Ltd.
Penticton
250-493-5072

Stratawest Management 
North Vancouver
604-904-9595
stratawest.com

Taylor Conroy – 
Re/Max Camosun
Victoria
250-744-3301
condoconroy.com

Tazmeen Woodall –
Re/Max Crest Realty
North Vancouver
604-988-2449
tazmeenwoodall.com 

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

Total Concept 
Management & Realty 
Campbell River
250-287-4427

TML Management Group 
Richmond BC V6X 4C9
604-207-9001
tmlgroup.ca

Trimstyle Consulting 
Vancouver
604-909-7777
trimstyle.ca

VI Condos Commercial 
Real Estate 
Nanaimo
250-716-8822
vicondos.com

Warrington Management 
Vancouver
604-602-1887
warringtonpci.com

Whistler Premier Resort 
Accommodations 
Whistler
604-935-5708
whistlerpremier.com

Whistler Resort 
Management Ltd.
Whistler
604-932-2972

WASTE DISPOSAL

Metro Compactor West 
Burnaby
604-291-8485
metrogroupcan.com

OTHER

Access Gas Services Inc.
Delta
604-519-0862

Action Glass Inc.
Burnaby
604-525-5365

Clover Glass Ltd. 
Port Coquitlam
604-468-1900
cloverglassltd.com

Coinamatic Pacifi c Ltd.
Richmond
604-270-8441
coinamatic.com

D. W. Optimum Hvac Services
Richmond
604-273-2200
dwoptimum.com

EPG Equity Protection Group
Surrey
604-542-9697
epg-bc.com

FPI Fireplace Products Int.
Delta
604 946 5155

Mountainside Enterprises 
Kamloops
250-573-0010
mountainsideenterprises.shaw.ca
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# 4   Alterations
Understanding: 
•   Different types of alterations to:  a) strata lots, b) common 

property

•   Types of bylaws that regulate alterations to a strata lot, 
common property, or a common asset

•   If the Schedule of Standard Bylaws are suffi cient authority 
for the strata council to negotiate alteration agreements, 
set conditions on alterations, or to enforce the bylaws when 
unauthorized alterations are conducted

•   Additional bylaws that may apply to alterations, such as 
fl ooring changes or installation, alteration to plumbing 
services, cooking facilities, ventilation, electrical services, 
building envelope alterations, and building enclosures

•   Procedures an owner must follow before altering or changing 
the structure of a strata lot, or the use, appearance, or 
structure of common property or a common asset

•   Procedures a strata council must follow when they receive 
an application requesting permission to alter a strata lot, 
common property or a common asset

•   Risks and liabilities of permitting an alteration to a strata lot or 
common property — insurance, damage and loss and who is 
responsible 

•   Who is responsible for the costs associated with the 
alterations, including but not limited to: building permits, 
engineering or professional studies if required, environmental 
restoration, waste disposal, legal agreements, inspections 
and code compliance.

•   Who can be responsible for future costs or obligations of the 
maintenance and repair of the approved alteration, and how 
those liabilities may be contracted between the strata lot and 
the strata corporation 

•   When it is in the best interest of the strata corporation or 
required by the legislation to convene a special general 
meeting for a 3/4 vote on a proposed alteration

•   How the strata corporation must maintain the alteration 
agreements and records for subsequent sales or transactions 
and what they must disclose

•   Three scenarios will be used to understand alterations:

•   Owners altering building exteriors with satellite dishes, and 
attaching materials to the exterior

•   How the strata council enforces the bylaws when an owner 
changes plumbing and electrical services by installing 
unauthorized appliances without the permission of the 
corporation

•   Who is responsible for skylights or balcony enclosures that 
were not part of the original construction

# 5   Insurance
Understanding: 
•    How many types of policies that may be in place:

 1. The Strata Corporation Policy 
 2. Strata Lot Policies
 3. Tenant Policies/Landlord Policies
 4. Construction Policies & Warranties
 5. Vehicle Insurance 
 6. User Agreement Policies 

•   The Strata Corporation's responsibility for common 
property and common assets, public liability, and general 
perils, and who is insured

•   The owner's responsibility for the strata lot, personal 
assets, personal liability and betterments

•   The tenant's responsibility for personal assets and 
personal liability

•   The landlord's responsibility for the strata lot, personal 
assets, personal liability, betterments, and liability for 
tenant actions

•   What must be included in the Strata Corporation 
policy. The requirements of the Strata Property Act and 
Regulations

•   How insurance requirements apply to bare land strata 
corporations

•   What additional coverage may be added, eg., earthquake

•   How the replacement values for insurance are determined

•   How the deductible value is determined

•   Exclusions to coverage that may be imposed on the policy

•   Additional coverage under general liability and directors 
and offi cers’ liability

•   What happens if the strata corporation is underinsured

•   The procedures of fi ling a claim and who fi les the claim

•   The responsibilities of the strata corporation to "mitigate" 
damages in the event of a loss or damages to the strata 
corporation or a risk to a person or property

•   Who pays the deductible for a claim, and how the term 
"responsible" is defi ned

•   Who decides how a deductible is paid from the strata 
assets and how it may be paid? Reserve fund payment, 
special levy, operating account or by a "responsible" party

•   If the strata corporation requires additional bylaws for 
insurance requirements and recovery of deductible costs

•   Who pays if a claim is under the amount of the deductible

•   How the strata corporation collects the amounts owing

# 6   Financial Operations
Understanding: 
•   The function and use of the Annual Operating Budget

•   The function and use of the Contingency Reserve Funds

•  The function and use of Special Levy Funds

•   How the strata corporation is given the authority to collect 
strata fees and special levies

•   How the strata corporation is permitted to use surplus funds 
from the operating account or a special levy

•   The obligations of the strata corporation if there is a defi cit in 
the Annual Operating Budget or a Special Levy

•   How bylaws are enforced for the collection of strata fees and 
procedures for collections of strata fees and special levies 
in arrears

•   How collection procedures are reported in the annual 
operating statements.

•   The limitations of authority of the strata council in the use of 
the Annual Operating Budget

•   How the Annual Budget is approved and how it may be 
amended before approval

•   What happens if the annual budget is not approved

•   What action the council can take if the annual budget is in a 
signifi cant shortfall during the year

•   Best practices in fi nancial reports for the strata council and 
the owners

•   When a strata corporation may borrow from the Reserve 
Funds and the procedures

•   How expenses are authorized from the reserve funds for 3/4 
resolutions, emergencies, or insurance claims. 

•   The best practice methods for strata corporations to consider 
in the investment and management of reserve funds and how 
the Act applies

•   The limitations on fi nancial insurance and protection for 
trust funds held by the strata corporation or a licensed strata 
management brokerage

•   Borrowing funds and repayment by the strata corporation

•   Unauthorized expenses set out by the Act and Bylaws

•   When the strata needs legal counsel before proceeding. 

•   Financial reports and sample resolutions will be used to 
explore:

•   Annual Operating Budgets, Balance Sheets, Reports on 
Contingency Reserve Accounts, Special Levy accounts and 
Loans entered into on behalf of the Strata Corporation.

CHOA SPRING EDUCATION SEMINARS

SEMINAR DESCRIPTIONS

DATE # CITY TIME VENUE
 Tuesday, March 10 #4, #5 Abbotsford 7 – 9 pm Ramada Plaza  
 Saturday, March 14 #4, #5, #6 Campbell River 9 am – 3 pm Coast Discovery Inn
 Wednesday, March 18 #4 White Rock 7 – 9 pm Kent Street Centre
 Tuesday, March 24 #5, #6 Surrey 7 – 9 pm Surrey Library (Guilford)
 Saturday, March 28 #4, #5, #6 Sechelt 9 am – 3 pm Seaside Centre
 Tuesday, March 31 #4, #5 Maple Ridge 7 – 9 pm St. Andrews Church
 Saturday, April 4 #4, #5, #6 Victoria 9 am – 3 pm Ambrosia Centre
 Wednesday, April 8 #4, #5 Vancouver 7 – 9 pm Vancouver Library
 Saturday, April 18 AGM #4, #5, #6 Coquitlam 9 am – 3 pm Executive Plaza
 Thursday, April 30 #4, #5 Kamloops 7 – 9 pm Coast Canadian Inn
 Friday, May 1 #4, #5, #6 Kelowna 9 am – 3 pm Ramada Inn
 Saturday, May 2 #4, #5, #6 Penticton 9 am – 3 pm Days Inn
 Thursday, May 7 #4, #5 North Vancouver 7 – 9 pm Mollie Nye House
 Wednesday, May 20 #4, #5 Prince George 7 – 9 pm Coast Inn of the North
 Friday, May 22 tbc Terrace 7 – 9 pm Sportsplex 
 Monday, May 25 tbc Port Hardy 7 – 9 pm Quarterdeck Inn

To register by phone call toll-free 1-877-353-2462 (Ext. 2)
Due to the popularity of seminars, pre-registration and pre-payment are required. Registration is limited so register early.
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