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Insurance is often a routine renewal for many strata corporations and owners, 
but never underestimate the limitations of your insurance, or the exemptions 
included in your policy. Before you renew each year it is critical to review your 
coverage, the perils covered, the exemptions, the deductible rates and conditions 
of the contract.  The updated insurance bulletin that is included in this issue will 
hopefully assist your strata corporation in understanding your insurance. Also, 
the fall strata seminars are focusing one session on insurance to better assist 
strata corporations and managers in the application of insurance.
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W hen will a Court determine

 that a decision or action of a

 strata council or the strata 

corporation is significantly unfair to 

an owner? What criteria should the 

Court take into account when making 

this decision? For example, should 

the Court consider the impact or effect 

of the decision on the owner who is 

complaining of unfair treatment or 

should the Court only consider whether 

or not the conduct the strata corporation 

or strata council was fair?

These issues were recently considered 

by the British Columbia Supreme Court 

in Dollan v. Strata Plan BCS 15891 in 

the context of a request by an owner to 

replace a window in their strata lot.

The window in question, which was 

installed by the developer, was a spandrel 

window. A spandrel window is opaque. 

The outside of the spandrel window was 

black. Spandrel windows were installed 

in only the windows on the west wall 

of the den in the 01 units. Vision glass 

windows were installed in all other 

windows in the 01 units and in all other 

windows in all other units. As a result 

of the configuration of the units, the 

spandrel windows created a vertical black 

strip along one side of the building.

The development consisted of two high-

rise towers and a number of townhouses. 

At the time the purchasers purchased 

their strata lot, the marketing materials 

indicated that the unit would have 

vision glass in the windows facing three 

directions. At the time of completion of 

the sale, the spandrel window had been 

installed in the west window in the den. 

However, the plans filed with the City of 

Vancouver indicated that the windows in 

the den were to be vision glass.

The spandrel windows blocked 

the Petitioners view to the west. The 

Petitioners advised the developer that 

the spandrel window was a deficiency. 

Ultimately, the developer agreed to 

replace the window subject to strata 

council approval. 

The Petitioners submitted a request to 

the strata council for permission to replace 

the spandrel window with a vision glass 

window. Because the strata council viewed 

the change from spandrel to vision glass to 

be a significant change in the appearance 

of common property, the strata council 

convened a general meeting of the owners 

in order that the window replacement 

be approved by means of a 3/4 vote 

as required by section 71 of the Strata 

Property Act (the “Act”). The resolution 

was defeated.

The Petitioners then applied to Court 

on the basis that the decision of the strata 

corporation was significantly unfair. 

Section 164 of the Act provides:

(1)  On application of an owner or 

tenant, the Supreme Court may 

make any interim or final order it 

considers necessary to prevent or 

remedy a significantly unfair
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 (a)  action or threatened action 

by, or decision of, the strata 

corporation, including the 

council, in relation to the 

owner or tenant, or

 (b)  exercise of voting rights by 

a person who holds 50% or 

more of the votes, including 

proxies, at an annual or 

special general meeting.

(2)  For the purposes of subsection (1), 

the court may

 (a)  direct or prohibit an act of the 

strata corporation, the council, 

or the person who holds 50% 

or more of the votes,

 (b)  vary a transaction or 

resolution, and

 (c)  regulate the conduct of the strata 

corporation’s future affairs.

The primary reason for the refusal 

to permit the Petitioners to install the 

vision glass window was that, as a result 

of the configuration of the buildings, if 

the spandrel window was replaced with 

vision glass, the privacy afforded to the 

02 units would be affected. The Court 

agreed that the spandrel windows served 

as a privacy screen and that the owners 

of the 02 units would lose the benefit 

of the privacy screen if the spandrel 

window was replaced with vision glass.

In analyzing the competing interests 

of the desire of the Petitioners for a 

view with the desire of the 02 units for 

privacy, the Court recognized that the 

Petitioners got less than they bargained 

for by getting a window that blocked 

their view when they had expected 

vision glass. On the other hand, the 02 

units got more than they bargained for 

by obtaining a privacy screen in one 

window of the 01 units. Because the 

marketing materials indicated that all 

windows would be vision glass, the 

Court found that the owners of the 02 

units knew or ought to have known that 

there would be no privacy between the 

01 and 02 units. 

In reaching its conclusion, the Court 

restated the often repeated quotation 

from the case of Sterloff v. Strata 

Corporation of Strata Plan No. VR 2613 

that in discharging its duty to repair 

and maintain common property a 

strata corporation “must endeavor to 

accomplish the greatest good for the 

greatest number.”

The Court concluded that by refusing 

to permit the Petitioners to replace 

the spandrel window with vision 

glass, the strata corporation was not 

accomplishing the greatest good for the 

greatest number. The Court held that the 

strata corporation “must fairly balance 

the competing tensions between those 

who want their view and those who 

want their privacy.”2 The Petitioners 

were permitted to replace the spandrel 

window with vision glass.

The Court found that by allowing 

the Petitioners to change the spandrel 

window to vision glass, both the 01 

and 02 unit owners would have a view 

and each could have privacy by closing 

their blinds. In the Court’s view this 

accomplished the greatest good for the 

greatest number.

Although previous cases have 

suggested that the determination of 

whether an action or decision of the 

strata corporation is significantly 

unfair should consider only whether 

the conduct of the strata corporation 

was fair and should not consider the 

consequences of the decision, the 

Dollan case did not limit itself to a 

review of only the conduct of the strata 

corporation. In Dollan, the Court clearly 

considered that the consequence of 

the decision to deny the Petitioners 

the permission to install a vision glass 

window was to deny the Petitioners a 

view to the outside through the west 

window in the den. Additionally, the 

consequence was to provide the 02 

unit owners with privacy that they 

had no reason to expect. Although the 

strata corporation’s process complied 

with the Act by requiring a 3/4 vote 

of the owners, this was not sufficient 

to convince the Court that the strata 

corporation had not acted in a manner 

that was significantly unfair.

When considering whether an action 

or decision is significantly unfair, strata 

corporations should therefore continue 

to consider the impact or effect of their 

decisions and whether their actions are 

accomplishing the greatest good for the 

greatest number of owners. Based on 

the Dollan case, simply following a fair 

process cannot guarantee that the strata 

corporation’s actions will not be found to 

be significantly unfair.

1  2011 BCSC 570
2  para 34, supra.

CHOA’s
Fall Education 

Seminars.

Details posted on 
the CHOA website 

and included within 
this publication.

Continued from page 3.
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Imagine...
Protection, Security and Peace of Mind...

All under One Roof™
Featuring the Coastal Condominium 

One Roof™ Insurance Plan. 

The staff at Coastal Insurance Services 

Ltd. are BC’s strata experts, insuring 

thousands of strata corporations 

and unit owners.

Let’s get you protected with Coastal’s 

New One Roof ™ Plan.

Port Moody
401 - 130 Brew Street

Port Moody, BC  V3H 0E4
tel:  (604) 937-1700

email: info@coastalinsurance.com

Call our One Roof ™ Team Today! www.coastalinsurance.com

Coastal Insurance Services Ltd.
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Madison Centre
700 - 1901 Rosser Avenue
Burnaby, BC V5C 6R6

Telephone: 604-294-3301

Toll Free: 1-800-263-3313 www.cmwinsurance.com

We secure competitive prices
with the most comprehensive
protection for our strata
clients and their condominium
unit owners.

We are proud of our
specialized, dedicated team of
strata insurance professionals.

We are supported by
reputable, committed and
stable insurance companies.
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Stan Kajzerek

Strata Property Management
Residential & Commercial

“ Before you sign a Management 

Contract, talk to your local Strata 

Property Manager, Stan Kajzerek”

(604) 722-1522

stankajzerek@shaw.ca

www.stankajzerek.ca

www.magsen.net

Call Today for a Management Proposal

Surrey, New Westminster, Langley, White Rock
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Ph: 604-864-6400 T/F: 1-877-864-6424
www.strataschoice.com email: colleen@strataschoice.com

1A 33820 South Fraser Way, Abbotsford, BC V2S 2C5

We give you our full attention 
at fair and competitive rates!

Strata 
Management
Extensive knowledge of the 
“Strata Property Act”

Call Today For Your Management Proposal!!

MAXIUM
FINANCIAL 
SERVICES

Maxium is an experienced partner 

that will work with you to develop 

and deliver a customized financing 

solution for your strata’s project

There is an alternative to 

“special assessments” as the strata corporations 

listed below have discovered!

Providing Financing for
Strata Repairs, Refits, 

Refurbishments and Renovations

CONTACT:  Paul McFadyen
Regional Manager,  Maxium Financial Services

PHONE:  (604) 985-1077

PHONE T/F:  1 (888) 985-1077

E-MAIL:  pmcfadyen@maxium.net

www.maxium.net

The Maxium Advantage 
Preserves Personal Equity         

    No Personal Guarantees

   No Individual Unit Mortgages   

   Amortization up to 25 years

      Multi tower strata exterior 

envelope replacement

    12 unit strata project that 

included new roof, windows, 

balconies, painting and lobby 

refurbishment

     48 unit townhouse project 

that included new inside 

roads, drains and curb repairs

    148 unit townhouse project 

that included top up funding 

for mould remediation as part 

of overall roofing replacement

     700 + unit strata thermo 

energy and green roof 

installation

    200 + unit Whistler strata 

project that included lobby, 

hallways and exterior 

refurbishment
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Until property is damaged or some 

kind of insurance claim is made, 

people don’t often give a lot of 

thought to what an insurance policy covers 

and, perhaps more importantly, does not 

cover. What follows is intended to provide 

a general outline of the typical insurance 

obligations within a condominium. 

However, insurance policy wordings can 

vary from policy to policy and from year to 

year. Strata Corporations, owners, tenants 

and other occupiers of condominiums are 

therefore advised to review the wordings of 

their own policies and to raise any questions 

regarding coverage with their broker.

The Strata Property Act 
Although insurance requirements have 

always formed a part of the legislation 

governing condominiums, Part 9 of 

the Strata Property Act (the Act), in 

conjunction with Part 9 of the Strata 

Property Regulation (the Regulation), 

spells out in greater detail the minimum 

types and levels of insurance that a 

Strata Corporation is required to obtain. 

How many policies?

Within a Strata Corporation, there are 

likely to be a number of insurance 

policies in place, obtained by the Strata 

Corporation itself or its owners and other 

occupiers, including:

–  the Strata Corporation’s own 

insurance policy (referred to in 

this article as “Strata Corporation 

Policies”)

–  the strata lot owner’s insurance 

policy (referred to as “Strata Lot 

Policies”)

–  any tenant’s insurance policy 

(referred to as “Tenant Policies”)

– insurance policies on any vehicles 

– construction warranties

What does the Strata Corporation’s 

Insurance Policy cover?

At a minimum, the Act requires the 

Strata Corporation to obtain and maintain 

property insurance and liability insurance.

Property Insurance

Property insurance is intended to insure 

real and personal property against loss 

or damage. Section 149(1) of the Act 

requires that each Strata Corporation 

obtain and maintain property insurance 

covering the following types of property:

–  the common property;

–  the common assets (which would 

include any furnishings, equipment 

or other items owed by the Strata 

Corporation);

–  the buildings shown on the strata 

plan; and

–  except in the case of a bare land 

strata plan, fixtures built or installed 

by the developer as part of the 

original construction on the strata lot

 (these items are referred to in this article 

as the “Corporation Covered Property”).

Regulation 9.1(1) defines fixtures to 

mean “items attached to a building, 

including floor and wall coverings 

and electrical and plumbing fixtures, 

but does not include, if they can be 

removed without damage to the building, 

refrigerators, stoves, dishwashers, 

microwaves, washers, dryers or other items.” 

Although the Act and Regulation 

do not require the Strata Corporation 

to insure removable heavy appliances, 

some policies issued to strata 

corporations do cover these items. 

Under section 152(b), the Strata 

Corporation does have the option of 

obtaining insurance for fixtures built or 

installed on a strata lot that were not built 

or installed by the developer as part of the 

original construction on the strata lot.

When obtaining property insurance, 

three forms of coverage are typically 

available: comprehensive, broad and 

specified perils. These terms refer to 

the breadth of the perils insured by the 

policy, a peril being the cause of the 

property loss. 

Section 149 of the Act requires the 

Strata Corporation to obtain property 

insurance that covers the major perils 

identified in the regulations, as well 

as any perils mandated by the bylaws. 

Regulation 9.1 defines “major perils” 

to mean the perils of fire, lightning, 

smoke, windstorm, hail, explosion, water 

escape, strikes, riots or civil commotion, 

impact by aircraft and vehicles, 

vandalism and malicious acts. 

Section 152(a) permits the Strata 

Corporation to obtain coverage for 

further types of perils. Earthquake 

coverage is probably the most notable 

omission from the list of major perils 

mandated by the Act. 

Continued on page 12.

Strata Insurance

Allyson Baker / Lawyer, Clark Wilson LLP 
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EPS Westcoast offers its services to help repair and restore 
your building to ensure its longevity and value. 

We handle small or large projects, high or low rise, 
commercial or residential buildings throughout the 
province of BC. To work with us today, call 604.538.8249 
or visit www.epswestcoast.com.
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A strata corporation should also review 

any agreements to which it is a party 

to ensure that, if the corporation has 

assumed an obligation to place property 

insurance on property outside of the strata 

corporation, that obligation is fulfilled.

Liability Insurance

Section 150(1) of the Act requires the 

Strata Corporation to obtain and maintain 

liability coverage to insure the Strata 

Corporation against claims for property 

damage and bodily injury suffered by 

others. By virtue of Regulation 9.2, the 

Strata Corporation must have at least $2 

million in liability insurance coverage. 

However, increasing the amount of 

liability coverage from $2 million to some 

higher figure typically results in only a 

modest increase in the rate of premium 

and, as a result, most strata corporations 

obtain liability insurance coverage limits 

of at least $5 million. As the damages 

from a significant or catastrophic injury 

claim can exceed $2 million, strata 

corporations are advised to consider 

obtaining higher coverage limits.

Exclusions to Coverage

Even the most comprehensive form of 

insurance policy, whether affording 

property coverage or liability coverage, 

typically contains a long list of 

exclusions. Exclusions act to limit or 

completely eliminate coverage for certain 

types of property, perils or forms of 

liability. While it is impossible to list 

all possible exclusions, some common 

exclusions include claims in respect of:

–  land and/or water;

–  motor and other recreational vehicles;

–  money and other forms of security;

–  underground property situated 

outside the building foundations;

–  plants and animals;

–  loss of rents or other income;

–  explosions arising from property 

owned by the Strata Corporation;

–  misappropriation or theft by the 

Strata Corporation or its employees;

–  damage caused by rust, corrosion, 

vermin, insects, wet or dry rot, 

mould, dampness or dryness of 

the atmosphere, or by extremes of 

temperature;

–  damage to electrical devices or 

machinery;

–  faulty workmanship or 

construction;

–  wear and tear or gradual 

deterioration;

–  damage caused by water seepage 

(as opposed to sudden water escapes);

–  pollution damage caused by the Strata 

Corporation or its occupiers; and

–  liabilities assumed by contract.

Exclusions should be reviewed carefully 

to determine how the coverage afforded by 

the policy will be limited. In some cases, 

it may be possible to negotiate a removal 

of the exclusion or to increase the policy 

limits with respect to the limited coverage. 

In other cases, it is expected (such as with 

vehicles) that other insurance policies will 

respond to the claim.

Why should owners, tenants and 

other occupiers obtain insurance?

As discussed above, the property and 

liability insurance coverage mandated 

by the Act will not respond to many of 

the losses that an owner, tenant or other 

occupier may suffer. It is for this reason 

that section 161 of the Act specifically 

contemplates that an owner may obtain 

his or her own insurance to cover 

those risks not covered by the Strata 

Corporation Policy.

The most obvious exclusions from 

the property coverage of the Strata 

Corporation’s insurance policy are the 

contents of a strata lot, such as furnishings 

and other personal items belonging to the 

owner, tenant or occupier. In addition, the 

Strata Corporation’s insurance does not 

typically include upgrades or alterations 

to a strata lot. Owners should be aware 

that alterations and upgrades made by prior 

owners are also typically excluded from the 

Strata Corporation’s insurance coverage. 

The typical wording of a liability 

policy often does not take into account 

the unique nature of a strata corporation, 

instead relying on terms and concepts 

used in a “for profit” organization. As 

a result, although owners, tenants and 

occupants are required to be additional 

named insureds under the Strata 

Corporation’s insurance policy by virtue 

of section 155 of the Act, it is by no 

means certain that an owner, tenant or 

occupant will be defended by the Strata 

Corporation’s insurer for claims arising 

from or related to the strata premises, 

even if the claim arises from an injury 

suffered on the common property. 

An owner, tenant or occupant should 

therefore ensure that they have their 

own liability coverage to respond to any 

claims made against the owner, tenant 

or occupant arising from any injuries 

suffered in or about the strata lot itself, 

any limited common property and the 

common property, as well as for claims 

that arise away from the strata premises. 

Who pays for the Strata 

Corporation’s Insurance?

The annual premium for the Strata 

Corporation’s insurance policy forms part 

of the common expenses of the Strata 

Corporation. All owners therefore share the 

cost of insurance in accordance with the 

relative unit entitlement of their strata lot.

Can a Section obtain insurance?

Although the Strata Corporation is 

required to obtain minimal coverage 

for the corporation as a whole, Section 

194(4) of the Act provides that a section 

may obtain coverage to expand on the 

perils insured by the Strata Corporation 

or to increase the amount of coverage 

obtained by the Strata Corporation.

Continued on page 14.

Continued from page 10.
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Such coverage may be desirable if 

the section (as opposed to the Strata 

Corporation) acquires any real or personal 

property or if the activities carried out 

in the section expose the section and its 

owners to a greater risk of loss or damage. 

Only those owners in the section 

obtaining the insurance are required 

to contribute to the premium for or to 

contribute to any deductibles paid by the 

section in respect of any claims under 

the section’s insurance.

Who does the Strata Corporation’s 

insurance policy insure?

By virtue of section 155 of the Strata 

Property Act, the Strata Corporation, 

the owners, the tenants and persons 

normally occupying the strata lots are 

“named insureds” for the property and 

liability coverage discussed above. As 

discussed above, the extent of coverage 

that an owner, tenant or occupant 

may actually receive under the strata 

corporation’s liability policy is by no 

means certain. A council should however 

endeavour to ensure that an owner, 

tenant or occupant is a named insured on 

the Strata Corporation’s insurance policy, 

including in respect of claims for injury 

or damage arising out of the common 

property or any part of a strata lot that 

the Strata Corporation has agreed to 

repair and maintain under the bylaws.

By contract, a Strata Corporation may 

assume an obligation to obtain insurance 

coverage for others (e.g. with the property 

manager or an employee, or pursuant 

to a lease, easement or air space parcel 

agreement). The Act does not restrict 

the Strata Corporation’s ability to obtain 

insurance coverage for others. When 

renewing the Strata Corporation’s insurance 

policy, the Strata Corporation should 

review its contracts so that any obligations 

to insure others are identified for the 

Strata Corporation’s insurance broker. 

How do the owners know what full 

replacement value is?

Under section 149(4)(a) of the Act, the 

Strata Corporation must obtain property 

insurance that insures on the basis of full 

replacement value. “Full replacement 

value” is the full cost of replacing or 

rebuilding something that has been lost 

or damaged, with no deductions for any 

depreciation of the property.

A Strata Corporation will almost 

certainly require an independent 

insurance appraisal by a qualified 

appraiser in order to determine the full 

replacement value of the Corporation 

Covered Property. Although the Act 

does not mandate an annual insurance 

appraisal, the Act does require an annual 

review of the adequacy of the Strata 

Corporation’s insurance coverage. 

What if the Strata Corporation is 

not fully insured for a loss?

If the Strata Corporation’s insurance 

coverage is not adequate to meet the 

costs of repairing or replacing the 

damaged Corporation Covered Property, 

the Strata Corporation will be required 

to pay for any shortfall. Ultimately, 

this shortfall will be passed on to the 

owners in the form of a common expense 

(typically a special levy). 

Another potential benefit of Strata Lot 

Policy is the supplemental coverage it can 

provide if the Strata Corporation has no 

insurance or if the Strata Corporation’s 

insurance coverage proves to be 

inadequate or is not effective for some 

reason. For example, if someone is injured 

on the common property or common 

property is damaged, resulting in a claim 

in excess of the Strata Corporation’s policy 

limits, the Strata Corporation would likely 

have to pass a special assessment to make 

up the shortfall. In such a case, a Strata 

Lot Policy will often cover the cost of 

any special assessment levied against 

your strata lot to make up the shortfall. 

Depending on its wording, a Strata Lot 

Policy may not pay any or may pay only a 

portion of any special assessments passed 

to pay the Strata Corporation’s deductible.

Are there additional insurance 

options?

The Act does not limit the Strata 

Corporation’s options with respect to 

insurance coverage. As a result, each 

Strata Corporation is encouraged to 

investigate options with respect to 

expanding coverage to address common 

exclusions in property and liability 

policies and/or to address unique 

features of the Strata Corporation. For 

example, damage caused by earthquakes 

or floods is often excluded from standard 

property damage coverage. With the 

payment of an additional premium, 

the Strata Corporation may be able to 

obtain additional coverage to respond to 

damage caused by these perils. 

Other common forms of optional 

coverage may include:

–   Boiler and machinery insurance 

(to respond to claims arising from the 

Strata Corporation’s boiler or other 

mechanical or electrical equipment)

–  Crime insurance (to respond to 

claims for misappropriation of 

funds by the Strata Corporation’s 

agents and employees)

–  Glass coverage

–  Directors and officers liability 

insurance

–  Pollution coverage

Sometimes, it is the operations of 

the strata lot owners that may give rise 

to the potential for a claim against the 

Strata Corporation. For example, the 

operations of a manufacturing facility in 

a commercial lot may create the risk of a 

pollution claim. Similarly, the operations 

of a restaurant or bar may create the risk 

of liquor liability claims. In such cases, 
the Strata Corporation may require, by 

way of an appropriately drafted bylaw, 

Continued on page 16

Continued from page 12.
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that the Strata Corporation be named as 

an additional insured to the strata lot 

owner’s policy.

 

What does directors and officers’ 

liability coverage insure?

Under the Act, strata council members 

are held to the same standard of care 

as that expected of the directors of 

companies and non-profit organizations. 

Delegating duties to others, including 

a property manager, will not allow the 

council members to escape liability. 

As a result, a common addition to 

many Strata Corporation Policies is 

coverage for directors and officers (D&O) 

liability. This coverage is specifically 

contemplated as optional coverage by 

virtue of section 151 of the Act, which 

permits the Strata Corporation to 

obtain errors and omissions insurance 

on behalf of council members. D&O 

liability insurance is intended to respond 

to any claims made against the Strata 

Corporation’s management (being the 

members of the Strata Council and the 

property manager) in respect of any 

errors or omissions made by strata 

council members in the exercise of their 

duties. The Strata Corporation itself 

should be included as a named insured 

to the D&O liability coverage. In addition, 

if some of the Strata Council’s duties 

have been delegated to non-members, 

consideration should be given to adding 

these individuals as named insureds. 

Some common exclusions from coverage 

under D&O liability insurance include:

–  claims arising from fraudulent or 

criminal acts

–  claims for libel, slander and 

wrongful entry or eviction

–  claims for bodily injury or property 

damage

–  claims for wrongful acts in 

obtaining or maintaining any 

insurance policy or bond

–  claims for salaries

–  claims for fines and penalties levied 

for failure to comply with the Act

Upon payment of an increased 

premium, the insurer may be prepared 

to drop or modify some of the common 

exclusions. With some exclusions, the 

insurer expects that the Strata Corporation 

or its members will have other insurance 

coverage to respond to the claim.

Who pays the deductible for a claim?

If a claim is made on the Strata 

Corporation’s insurance policy, it is the 

Strata Corporation’s obligation to pay 

the deductible? 

Section 158(1) of the Act provides that 

the payment of a deductible is treated 

as a common expense and all owners, 

therefore, contribute to the cost of the 

deductible in accordance with unit 

entitlement. Approval of the owners is 

not required to pay the deductible by 

way of funds raised by special levy or 

taken from the contingency reserve fund.

With some deductibles being as high as 

$100,000, strata corporations and owners 

are often concerned about recovering 

the cost of the deductible from anyone 

who may be responsible for the loss. If an 

owner is responsible for the loss or damage 

that gave rise to the claim under the Strata 

Corporation’s insurance policy, section 

158(2) of the Act specifically provides that 

the Strata Corporation is permitted to sue 

the owner to recover any deductible paid 

by the Corporation. To further strengthen 

this provision, some strata corporations 

have adopted a bylaw requiring a negligent 

or careless owner to pay the deductible 

without the need for a court order 

confirming the negligence or carelessness. 

Are there any restrictions on what 

the Strata Corporation can do with any 

insurance money received?

With many insurance claims, the 

insurance company will arrange directly 

for the necessary repairs to be made. 

However, in some cases, the Strata 

Corporation will instead receive a 

payment from the insurance company. 

If the Strata Corporation receives any 

money from the insurance company, 

section 157 of the Act provides that any 

insurance money received must be used 

without delay to repair or replace the 

damaged property.

There is one exception to this 

statutory requirement, that being the 

passage of a ¾ vote resolution by the 

owners not to repair or replace the 

damaged property under section 159 of 

the Act. That vote must be held within 

60 days of the receipt of the insurance 

money by the Strata Corporation. If a 

decision is made not to repair or replace, 

the insurance money is held in trust by 

the Strata Corporation for the benefit 

of the owners in accordance with unit 

entitlement. A resolution not to repair 

or replace is subject to review by the 

Supreme Court upon application by an 

interested person, including the Strata 

Corporation’s own insurer.

How does the Strata Corporation make 

a claim against an insurance policy?

Depending on the type of coverage, 

insurance coverage is written on either 

“occurrence” basis or a “claims-made” 

basis. The term “occurrence-based” 

means that the policy in place at the 

time the incident or actions giving rise 

to the loss or damage will respond to 

the claim. In many cases, property 

insurance and general liability insurance 

is occurrence-based. If the loss has been 

caused by a discrete event, such as a 

fire or the sudden escape of water, it is 

usually fairly easy to determine which 

policy should respond. If the loss has 

been caused by more than one event or 

the damage has been suffered on ongoing 

basis, more than one policy may respond 

to the loss. 

Some forms of liability insurance, 

specifically errors and omission insurance 

or D&O liability insurance, are “claims 

Continued on page 18.

Continued from page 14.
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made” policies, meaning the policy that 

is in place at the time the claim is made 

(rather than when the allegedly wrongful 

act occurred) will respond to the claim. 

If there is any doubt which insurance 

policy may respond, notice should be 

given under all possible policies.

In all cases, insurance policies require 

the insured to give prompt notice to the 

insurance company. A failure to do so 

often results in the denial of the claim 

by the insurer. The Strata Corporation 

should therefore give its insurer notice 

as soon as it becomes aware of a possible 

claim. The policy wording should be 

consulted to ensure that notice of a claim 

is made in accordance with the insurer’s 

requirements as the form and recipient 

of notice. For example, there is typically 

a requirement to give notice of a claim 

in writing – if notice is not given in 

written form, the insurer may be able to 

deny the claim. 

If the insurer denies coverage, most 

policies require that any court action 

against the insurance company must be 

commenced within one (1) year of the 

date of the loss or damage. If the action 

is not commenced within the year, the 

claim is barred by the limitation period, 

meaning that the insured loses any right 

to claim on the policy.

Reviewing the insurance policy

When the insurance policy and/or 

endorsements are received from the 

insurance company or the broker, the 

wording should be reviewed to ensure 

that the policy provides the coverage 

expected and that any errors in coverage 

(for example, the limits are correct or 

the list of additional named insureds is 

complete) are pointed out to the insurer 

and corrected.

Policies should also be reviewed for 

exclusions and conditions as both may 

vary from policy to policy and from year  

to year. A condition is a term in the policy 

that establishes the foundation for the 

insurance contract or dictates the manner 

in which an insured gives notice of a 

claim. Failure to comply with a condition 

can result in the entire policy being voided 

or a specific claim being denied.

Some conditions are established by 

statute and are therefore included in 

all insurance policies. Two of the most 

important statutory conditions deal 

with representations by the insured 

and the obligation to advise the insurer 

of any changes in the risk. A material 

misrepresentation on the part of the 

insured or a failure on part of the insured 

to advise the insurer of a material change in 

the risk covered will result in all or a part 

of the insurance coverage being voided.

Other conditions are introduced 

into the policy wording by the insurers 

themselves. Examples of common 

general conditions include an obligation 

on the part of the insured to advise 

the insurer of any problems in the fire 

detection systems in the building or to 

give immediate notice of any claims. 

Does the Strata Corporation have 

any obligations with respect to 

preserving the Strata Corporation’s 

insurance policies?

An insurance policy is a contract 

between the Strata Corporation and 

the insurance company. As a written 

contract to which the Strata Corporation 

is a party, an insurance policy is a record 

which must be maintained by the Strata 

Corporation in accordance with section 

35(2)(g) of the Act. Regulation 4.1(7)(b) 

requires the Strata Corporation to retain 

a copy of any insurance policy for at 

least six years from the date of expiry 

of the policy. However, as the ultimate 

limitation period for claims in British 

Columbia is currently 30 years from the 

date that a cause of action arose, a Strata 

Corporation should endeavour to retain 

its insurance policies as long as possible.

Under section 36(1) of the Act, certain 

persons, including owners are entitled to 

review the Strata Corporation’s insurance 

policy and to obtain a copy of the policy. 

Strata lot owners and others obtaining 

individual insurance policies may wish 

to take a copy of the Strata Corporation’s 

insurance policy with them when they 

obtain their own insurance policy to 

ensure that any possible gaps in insurance 

coverage are minimized or eliminated.

What obligation does the Strata 

Corporation have to update 

coverage?

Section 154 of the Act requires the 

Strata Corporation to review annually 

the adequacy of its insurance coverage 

and to report on the coverage at the 

annual general meeting. Although not 

intended to be a complete list of the 

factors a Strata Corporation should take 

into account in undertaking the annual 

review, the following provides a starting 

point for the review process:

(a)  when was the last time an insurance 

appraisal was done;

(b)  has the Strata Corporation acquired 

any new property or assets;

(c)  what types of activities take place on 

common property or using common 

assets – is the liability insurance 

adequate to cover these activities;

(d)  by virtue of its contracts with others, 

does the Strata Corporation have any 

obligations to insure others, such as 

employees, property managers, or 

other independent contractors;

(e)    does the Strata Corporation allow 

people who are not owners or 

occupiers to use common property  

or common assets. If so, does this 

create a risk of a claim against the 

Strata Corporation;

(f)    what types of claims have arisen 

in respect of the Strata Corporation 

in last year and was the Strata 

Continued on page 20.

Continued from page 16.
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    Corporation’s insurance coverage 

adequate to respond to those claims;

(g)     has the Act, the Regulation or the 

Strata Corporation’s own bylaws 

changed, altering or increasing the 

Strata Corporation’s obligations 

with respect to insurance;

(h)    what exclusions currently exist in 

the Strata Corporation’s insurance 

policy – is it possible to obtain 

coverage for these risks for an 

additional premium;

(i)    what new forms of insurance 

coverage are available;

(j)    what new exclusions are being 

added on an industry-wide 

basis to property and liability 

insurance policies – does the Strata 

Corporation have grounds to make 

a claim on its existing policy before 

the policy wording changes;

(k)    with respect to the D&O liability 

insurance

  –  does the policy wording or 

the application impose a 

requirement to report possible 

claims to the insurer before 

the expiry of the year – if so, 

have any possible claims been 

reported;

  –   if increased D&O coverage was 

purchased to address a potential 

claim, does the risk of a claim 

remain. If so, should the increased 

coverage be continued;

  –   should anyone be added as a 

named insured;

(l)   is the Strata Corporation 

contemplating any construction 

projects over the next year. If so, 

is additional insurance coverage 

required?

What is subrogation?

In some cases, the damage suffered by the 

Strata Corporation or an individual owner 

may have been caused by the actions of 

others. If an insurance company pays 

out a claim on behalf of an insured, the 

company has the right to step into the 

shoes of the insured and bring a claim to 

recover the amounts paid out. This type 

of claim is called a “subrogated” claim 

and could result in legal proceedings 

against those seen as responsible for 

the loss. If the insurer does bring a 

subrogated claim, the insured is typically 

required by the terms of the policy to 

assist the insurer in advancing the claim.

The insurer’s right of subrogation 

may be restricted in a number of ways, 

including a waiver of subrogation by the 

insurance company. By virtue of section 

155 of the Act, which lists the named 

insureds on the Strata Corporation’s 

insurance policy, certain persons 

are protected from the possibility of 

subrogated claims. In some Strata 

Corporation Policies, the insurance 

company may waive, unconditionally or 

with notice from the Strata Corporation, 

its rights of subrogation against 

additional parties, including employees 

or property managers.

Who else should have insurance?

Over the course of a year, the Strata 

Corporation may come into contact 

with any number of outside contractors, 

such as construction and maintenance 

contractors, architects, engineers, 

accountants, brokers, property managers 

and security personnel. The Strata 

Corporation should ensure that insurance 

requirements are spelled out in any 

contracts and further ask for a copy of 

the independent contractor’s liability 

insurance policy to ensure adequate 

coverage and limits. Anyone handling the 

Strata Corporation funds should be covered 

by fidelity bonding or insurance as claims 

for misappropriation of funds are typically 

excluded from the Strata Corporation’s 

property and liability policies. 

If the Strata Corporation undertakes 

any construction projects, adding the 

Strata Corporation to the contractor’s 

liability insurance and the contractor to 

the Strata Corporation’s insurance policy 

will assist in ensuring adequate coverage 

in the event of a claim in respect of the 

contractor’s work. 

Whose coverage responds?

The following questions often arise 

with the types of claims experienced by 

strata corporations and their owners. 

Additional information (such as bylaw 

amendments) may alter the typical 

situation and, as a result, it may be 

necessary to consult the insurance brokers 

and/or legal counsel for further advice.

What if the pipe in a unit bursts or 

the dishwasher pump cracks resulting 

in a flood and damage to my unit and to 

other units?

In general, the Strata Corporation’s 

insurance policy will respond to most 

of the damage caused to your unit and 

to other units. If furnishings, strata lot 

upgrades or other personal items are 

damaged, it is each strata lot owner’s 

own insurance policy that will respond 

to those portions of the claim. 

If you have been responsible for the 

loss in some way (for example, failing 

to maintain the pipe or the dishwasher), 

the Strata Corporation may be able to 

claim against you for the deductible. 

As a named insured under the Strata 

Corporation’s insurance policy, the Strata 

Corporation’s insurer cannot make a 

claim against you to recover monies paid 

out on behalf of the Strata Corporation. 

However, the insurers of other strata 

lot owners may be able to bring a claim 

against you for any amounts the insurer 

is required to pay to repair or replace 

damaged property in another suite. 

This type of claim, which is called a 

subrogated claim, may be covered under 

the liability coverage afforded by your 

insurance policy.

Continued on page 22.

Continued from page 18.
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What if I left a tap running and the 

sink or tub overflowed causing damage?

Under the property coverage afforded 

by the Strata Corporation’s insurance 

policy, the Strata Corporation’s insurer 

will, subject to any deductible amounts, 

respond to the damage to any strata lots 

and common property caused by the water 

overflow. An individual owner’s own 

insurance will respond to any claims for 

damage to the contents or to any upgrades 

or improvements to the strata lot. 

Although the Strata Corporation’s 

insurer has no right of subrogation 

against you for the amounts spent to 

repair or replace the damaged property, 

the Strata Corporation may decide 

to bring a claim against you for any 

amounts that the Strata Corporation is 

required to pay as a deductible. 

What if I left the tap running and the 

bathtub overflowed causing damage to 

the common property but the amount of 

the claim is less than the deductible?

If the amount of a claim on the 

Strata Corporation’s insurance policy 

is less than the deductible, the Strata 

Corporation is required to undertake the 

repairs to the common property. 

The Strata Corporation is, however, 

permitted to bring a claim against 

you to recover any amounts the Strata 

Corporation is required to spend to 

undertake the repairs.

What if a pipe in a wall bursts and 

damages the building?

Many pipes in the walls are common 

property and if they burst, most damage 

caused by the break is covered by the 

Strata Corporation’s insurance policy. The 

exceptions would be the contents, upgrades 

and alterations to a strata lot, which would 

be covered by Strata Lot Policies.

If I damage the common property and 

the Strata Corporation fails to make an 

insurance claim, can the Strata Corporation 

claim against me for the damage?

If the type of damage would have 

been covered by the Strata Corporation’s 

property damage coverage, then no, the 

Strata Corporation cannot claim against 

you. This is because you are a named 

insured under the policy and are entitled 

to benefits of any policy, including 

protection from subrogated claims.

However, if the loss would not have 

been covered by the policy even if a claim 

had been made, there is nothing in the 

Act or the Regulation that would prevent 

the Strata Corporation from making a 

claim against you for the cost of repairing 

or replacing the damaged property, 

particularly if the Strata Corporation has 

passed an appropriately worded bylaw.

Will the Strata Corporation’s property 

insurance cover damage to my new 

hardwood floor?

In most cases, any upgrades or 

alterations to a strata lot undertaken 

by an owner are not covered by the 

Strata Corporation’s property insurance 

coverage. As a result, if the hardwood 

floor was not installed by the developer 

at the time of construction of the 

condominium, the strata lot owner will 

typically have to look to his or her own 

insurance policy to cover any damage 

to the flooring. Most policies obtained 

by strata lot owners provide that the 

insurer will, within specified limits, 

cover “improvements” or “betterments” 

to the owner’s unit. If an owner has 

undertaken significant improvements to 

the strata lot, the owner should confirm 

with his broker or insurer that the 

limits of coverage are adequate for the 

enhancements to the unit. 

If I have added a new window or door 

to my strata lot or added an awning to 

the exterior, who insures the addition?

In general, the expectation is that any 

alterations or improvements undertaken 

by a strata lot owner or tenant will be 

covered by the Strata Lot Policies. 

To that end, most Strata Corporation 

Policies provide that any improvements 

or betterments undertaken by an owner 

or tenant in and around a “unit” are not 

covered by policy. At the same time, 

most Strata Lot Policies provide that any 

improvements or betterments undertaken 

by an owner or tenant in and around 

a “unit” or the owner’s “premises” are 

covered, within specified limits, by the 

policy. The terms “unit” and “premises” 

often have extended definitions extending 

beyond the strata lot itself to cover areas 

of exclusive use.

To ensure that there is adequate 

insurance coverage in place for any 

alterations to common property, 

expectations as to who will be 

responsible for any costs associated 

with the alteration or improvement, 

including providing insurance coverage, 

should be spelled out in writing when 

the Strata Council approves the change 

to common property. In addition, as 

the insurance policies obtained by 

each of the Strata Corporation and the 

individual strata lot owner or tenant 

may not be perfectly complementary, the 

insurance policies should be reviewed 

by both parties to confirm that insurance 

expectations concerning the alteration or 

improvement have been met. 

An owner should advise his or her 

insurer of changes or upgrades to the 

common property for which they are 

responsible to ensure that these betterments 

are included in the Strata Lot Policy.

It may not always be obvious to an 

insurance appraiser as to who (i.e. the 

Strata Corporation or an individual owner) 

may have undertaken an alteration or 

improvement to common property. As 

a result, the Strata Corporation should 

provide the appraiser with a written 

list of all changes to common property 

undertaken by strata lot owners. This 

will allow the appraiser to exclude the  

common property changes for which an 

owner is responsible from the valuation 

of the common property.

Continued on page 24.
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Subsequent owners of a strata lot may not always be aware 

that a former owner has undertaken changes to his or her strata 

lot, to the common property or to the common assets and has 

agreed to assume financial responsibility for those changes. 

Section 59(3)(b) of the Act provides that a Strata Corporation 

may, through the Information Certificate, apprise a subsequent 

purchaser of both the alteration and the responsibilities arising 

from the alteration. If the Strata Corporation fails to notify a 

new owner of this information in the Certificate, the Strata 

Corporation may not be able to later insist on that owner 

bearing the financial responsibility for the alteration.

Conclusion

The Strata Property Act has expanded the insurance obligations 

imposed on a Strata Corporation. At the same time, the Strata 

Corporation’s insurance policy does not cover all liabilities that 

may arise in connection with a condominium. To minimize 

any surprises, strata corporations and owners are encouraged to 

review their insurance policies with their brokers in light of the 

potential responsibilities they may face in the event of a loss.
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Contact: Derek Neale, MAIBC, FRAIC, RIBA BEP – Principal 
201-134 Abbott St. Vancouver, British Columbia   V6B 2K4   
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Your Strata Asset 
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morrisonhershfield.com

Vancouver Victoria 

RESEARCH & EDUCATION:
Best practise guide for strata corporations who

operate with sections and types bylaws

CHOA is currently working on the research and development 
of a best practise guide for strata corporations who operate 
with sections and types bylaws. Eight education/consultation 
sessions have been conducted with strata managers and 
five large strata corporations in Victoria, Vancouver and 
Kelowna. The Strata Property Act & Regulations do not set 
procedures or definitions for the many operational functions 
of types or sections, and there is a wide variation in bylaws 
and business practises across the province resulting in 
confusion and error. The objective of the guide will be to 
provide strata corporations and strata managers with an 
effective tool in understanding the creation, operation and 
administration of types and sections and to identify for the 
BC Housing Policy Branch deficiencies in the legislation 
that require further consideration for amendments to the 
Strata Property Act & Regulations. If your strata corporation 
operates with sections or types bylaws, or if you manage a 
strata with sections or types bylaws, you are invited to be 
included in the research process. If you wish to participate or 
submit suggestions please email your information to: 
tony@choa.bc.ca. Projected delivery date is June 2012.

Continued from page 22.
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Water Savings You 
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Looking to reduce operational 
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Owners of homes with home warranty

insurance can search the new 

Residential Construction Performance Guide 

to find out whether concerns they have 

with the quality of their homes may be 

covered by home warranty insurance.

 

View the Residential Construction Performance Guide to find:

 •  criteria to help consumers self-evaluate possible defects

 • the minimum required performance of new homes

• more than 200 performance guidelines

• possible defects in 15 major construction categories, and

• the most common defect claims.

This Guide can be viewed on the Reports and Publications section of the 

Homeowner Protection Office website. It’s free, easy and available online.
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The Strata Property Agents of B.C. was started in 

2000 and now consists of over 90 licensed strata 

management companies throughout 

British Columbia. 

The Associations primary goals are to promote a 

high level of professionalism, professional 

conduct and quality of service through education 

and member association. The members abide by 

a Code of Ethics for both corporate and 

individual member status.

STRATA PROPERTY AGENTS OF BRITISH COLUMBIA

Visit our website or contact us via email for more information 

www.spabc.org

 info@spabc.org 

EPG’s Services and Programs
Servicing Homeowners Throughout BC

EPG Maintenance Programs are a solid 
and financially sustainable method for 
homeowners to follow for the current and 
future maintenance of their property. 

Making The Pieces Fit 
Financing Available

Toll Free: 1.877.417.3221

Building Asset Management Programs:

Suite 203 - 15585 24th Avenue, Surrey, BC, V4A 2J4

Order Yours
Today!

Fax orders to: (250) 741-1441
Tel: (250) 753-0353

Toll-Free: 1-888-298-7999

Name: ____________________________________________________________

Strata No. __________________

Address: __________________________________________________________

City: ________________________________ Postal Code: _________________

Tel: ______________________________ Fax: ___________________________

Email: ____________________________________________________________

VISA Card Number: _______________________________________________

Amount: _________________________ Expiry Date: ____________________

Signature: __________________________________________________________
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RDHBE.COM>

Building Engineering

Maintenance Plans
Asset Management Software
Reserve Fund Studies
Building Enclosure Assessment
Rehabilitation Design

Vancouver Victoria Courtenay
604 873 1181 250 479 1110 250 703 4753
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CHOA Business Members

continued on page 35.

BUILDING ENVELOPE
MAINTENANCE

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

Amarkpacific 
Construction Services
Surrey
604-930-4620
amarkpacific.com

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

New City Contracting Ltd. 
Vancouver
604-215-737 
newcitycontracting.com 

Pacific Building  
Envelope Maintenance 
Delta 
604-940-6056 
pbemltd.com

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

Rockport Property 
Services
Port Coquitlam
778-285-3799
rockportpropertyservices.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

Great West Contracting
Burnaby
604-433-7089

Horizon Pacific Contracting 
& Sunrooms Inc.
Victoria
250-380-4605 
horizoncontracting.ca

JDP Construction
Vancouver
604-601-8206
jdpconstruction.ca

Koman Construction Ltd.
Vancouver
T: 604 709 1818

Okanagan Restoration 
Services
Penticton
250-487-1289
okrestore.com

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

Nationwide Carpet & 
Duct Cleaning Ltd.
Surrey
604-730-9300
natch.ca

ENGINEERING AND
ARCHITECTURE

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

Aqua – Coast Engineering Ltd. 
Delta
604-948-0958
aqua-coast.ca

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

Busque Engineering Ltd.
Richmond
604-277-7787
busqueengineering.com

Chatwin Engineering  
Victoria 
250-370-9171
chatwinengineering.com

Construction Control Inc.
North Vancouver
604-210-1704
constructioncontrol.com

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

JRS Engineering
Burnaby
604-320-1999
jrsengineering.com

JSD Envelope 
Engineering Ltd.
Coquitlam
604-805-6956
jsdeng.com

Levelton Consultants 
Richmond
604-278-1411
levelton.com

Morrison Hershfield 
Vancouver
604-454-0402
morrisonhershfield.com

Neale Staniszkis 
Doll Adams Architects
Vancouver
604-669-1926
nsda.bc.ca

PHH Arc Environmental Ltd. 
Richmond
604-244-8101
phharcenv.com

RDH Building Engineering Ltd.
Vancouver  604-873-1181
Victoria 250-544-0773
Courtenay 250-703-4753
rdhbe.com

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

Touwslager Engineering
Burnaby
604-299-1906

Trimstyle Consulting 
Vancouver
604-909-7777
trimstyle.ca

FINANCIAL & 
ACCOUNTING

Bank of Montreal
Toronto 
416-927-5973
bmo.com

Berris Mangan
Vancouver
604-682-8492
berrismangan.com

J. Kunickey & Co.
North Vancouver
604 983 6632
jkctax.com

Kemp Harvey Goodison 
Hamilton Inc.
Burnaby
604-291-1470
khgcga.com

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

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

Sidhu, Straker & 
Associates
Vancouver
T: 604 685 8548

FIRE & FLOOD
RESTORATION

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

Ace Fire Prevention Ltd.
Richmond
T: 604 275 0075
acefireprevention.com

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

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

Hydraclean Restoration 
Services Ltd.
Kelowna
T: 250 862 8815
hydraclean.ca

GOVERNMENT &
 ASSOCIATIONS

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

Better Business Bureau of 
Vancouver Island
Victoria
250-386-6348
vi.bbb.org

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

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

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

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

Strata Property Agents 
of BC
Surrey
604-541-2903
spabc.org

INSURANCE

Aon Reed Stenhouse 
Vancouver
604-443-2483

BFL Canada Insurance  
Services Inc.
Vancouver
604-678-5403
bflcanada.ca
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CHOA Business Members
INSURANCE

CON’T

Bridges International 
Insurance Services
Vancouver
604-408-8695
biis.ca

Capri Insurance Services Ltd. 
Kelowna
250 869 3806
capri.ca

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

Coastal Insurance  
Services Ltd.
Port Moody
604-937-1700
coastalinsurance.com

Fournier Agencies
Prince George
250-564-3600

Hamilton Insurance  
Services Inc.
Vancouver
604-872-6788

Hub International Barton 
Insurance
Chilliwack
604-703-7070 
hubinternational.ca

Normac Appraisals 
Vancouver
604-221-8258
normac.ca

North Country 
Appraisals Ltd. 
Abbotsford
604-746-2131
northcountry.bc.ca

Seafirst Insurance  
Brokers Ltd.
Sidney
250-656-9886

Vancouver Island  
Insurance Centres
Campbell River
insurancecentres.ca

LANDSCAPING

Cotton Bros Bobcat 
Service Ltd.
Burnaby
604-435-2020
cottonbros.ca

LEGAL & DISPUTE
RESOLUTION CON’T

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 Law 
Corporation 
Nanaimo 
250-741-1400 
cdwilson.bc.ca

Clark, Wilson LLP
Vancouver
604-687-5700
cwilson.com

Cleveland Doan LLP
White Rock 
604-536-5002
cleveland-doan.com

Doak Shirreff LLP
Kelowna
250-763-4323
doakshirreff.com

Fischer & Company 
Kelowna
250-712-0066
fischerandcompany.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

Harper Grey LLP
Vancouver
604-687-0411 
harpergrey.com

Klassen & Company
Abbotsford 
604-854-2086
klassenandcompany.com

Lesperance Mendes
Vancouver
604-685-4894
lmlaw.ca

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

Nixon Wenger 
Vernon
250-542-7273

Pacific Centre for Dispute 
Resolution
604-696-1996
pacificdisputeresolution.com

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

Reed Pope LLP 
Victoria
250-383-3838
reedpope.ca

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

Richards Buell Sutton LLP
Vancouver
604-682-3664
rbs.ca

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

Wilson Marshall Law 
Corporation
Victoria
250-385-8741
wilsonmarshall.com

PAINTING

FP Fresh Paint Inc.
Vancouver
604-433-7374
getfreshpaint.com

Inspec Painting Inspection
Delta
604-940-8089
inspec1.com

Millenium 2000 Painting 
& Decorating
Coquitlam
604-715-9551
millenium2000painting.ca

New Life Painting & 
Decorating Ltd.
Surrey
604-999-2987
www.newlifepainting.ca

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

Warline Painting Ltd.
Surrey
604-542-5064
warlinepainting.ca

Wolfgang Commercial 
Painters
Burnaby
604-420-5552
wolfgangpainters.com

PLUMBING

CuraFlo of BC
Burnaby
604-298-7278
bc.curaflowdealer.com

DMS Mechanical Ltd. 
Burnaby
604-291-8919
dmsmechanical.com

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

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

PROJECT
MANAGEMENT

Brewster Engineering & 
Management Ltd.
Victoria
250-213-5059

ROOFING

Absolute Roof 
Solutions Inc.
Vancouver 
604-263-0334
absoluteroof.ca

Adanac Roofing & 
Exteriors ULC
Langley
604-888-1616

Best Quality Roofing 
Systems 
Coquitlam
604-716-5325
bcroofing.ca

Burrard Roofing & Drainage
North Vancouver
604-986-1812
burrardinc.com

Design Roofing Services 
Port Coquitlam
604-944-2977
designroofing.ca

Laurentian Roofing Inc.
Vancouver
604-613-9106
laurentianroofing.com

On Top Roof Consulting & 
Inspection Services
Kelowna 
250-826-7663

Roofix Services Inc.
Burnaby
604-444-4342 
roofixinc.com

continued on page 39.
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CHOA FALL 2011 
STRATA EDUCATION PROGRAM 

 
 

The CHOA Fall 2011 courses focus on:  
#1) Insurance: Strata Corporation, Council, Owner, Tenant; #2) Developing a Maintenance & Operations Plan;  
#3) Correspondence & Records: Complications of Written Agreements, Notices, Email and Record Keeping. 

The curriculum of each course has been designed to provide a complete reference to the Strata Property Act, Regulations, 
Schedule of Standard Bylaws, and interrelated legislation that has an impact on strata corporations in BC.  

 
For seminar locations, topics and registration details please visit the CHOA website at 

http://www.choa.bc.ca/seminars.html 
 

Fees: 9 a.m. – 3 p.m. seminars are $55 first member, $25 additional members; 7 p.m. – 9 p.m. seminars are $25. 
Due to the popularity of workshops, pre-payment and pre-registration are required. 

Seating is limited so register early. 
 
 

NANAIMO #1, #2, #3 Saturday, September 17, 2011 9:00 am - 3:00 pm COAST BASTION INN
PRINCE GEORGE #1, #2, #3 Saturday, October 01, 2011 9:00 am - 3:00 pm RAMADA HOTEL
NEW WEST #1 Wednesday, October 05, 2011 7:00 pm - 9:00 pm CHOA OFFICE
NEW WEST #2 Wednesday, October 12, 2011 7:00 pm - 9:00 pm CHOA OFFICE
NEW WEST #3 Wednesday, October 19, 2011 7:00 pm - 9:00 pm CHOA OFFICE
KAMLOOPS #1, #2, #3 Thursday, October 27, 2011 9:00 am - 3:00 pm COAST CANADIAN INN
KELOWNA #1, #2, #3 Friday, October 28, 2011 9:00 am - 3:00 pm RAMADA INN
PENTICTON #1, #2, #3 Saturday, October 29, 2011 9:00 am - 3:00 pm DAYS INN
VICTORIA #1, #2, #3 Saturday, November 05, 2011 9:00 am - 3:00 pm COMFORT INN
WHITE ROCK #1, #3 Monday, November 07, 2011 7:00 pm - 9:00 pm WHITE ROCK PUBLIC LIBRARY
VANCOUVER #1 Wednesday, November 9, 2011 7:00 pm - 9:00 pm VAN PUBLIC LIBRARY
NORTH VAN #1, #3 Monday, November 14, 2011 7:00 pm - 9:00 pm BRAITHWAITE COMM CTR
VANCOUVER #2 Wednesday, November 16, 2011 7:00 pm - 9:00 pm VAN PUBLIC LIBRARY
COURTENAY #1, #2, #3 Saturday, November 19, 2011 9:00 am - 3:00 pm WESTERLY HOTEL
WHITE ROCK #2 Monday, November 21, 2011 7:00 pm - 9:00 pm WHITE ROCK PUBLIC LIBRARY
VANCOUVER #3 Wednesday, November 23, 2011 7:00 pm - 9:00 pm VAN PUBLIC LIBRARY
SURREY #1, #2, #3 Saturday, November 26, 2011 9:00 am - 3:00 pm COMPASS POINT DAYS INN
NORTH VAN #2 Monday, November 28, 2011 7:00 pm - 9:00 pm BRAITHWAITE COMM CTR
ABBOTSFORD #1, #2, #3 Saturday, January 07, 2012 9:00 am - 3:00 pm RAMADA PLAZA
SECHELT #1, #2, #3 Saturday, January 21, 2012 9:30 am - 1:30 pm SEASIDE CENTRE

 
Check our web site for additional seminars to be confirmed 

 

www.choa.bc.ca 
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SEMINAR DESCRIPTION 
 

#1 Insurance: Strata Corporation, 
Council, Owner, Tenant 
 
 
 
Understanding:  
 
Definitions of insurance:  

Common property 
Common assets 
Fixtures 
Betterments 

 
Different types of policies: 

Strata corporation 
Strata lot owner/tenant 
Vehicle policy 
Construction warranties 
Commercial use 
Sections 
Air parcel agreements 
Bare land strata 

 
Minimal levels of insurance for general 
liability, property coverage, appraised 
values 
 
Optional coverage: 

Errors and omissions 
Human rights claims 
Illegal drug activity 
Earthquake insurance 
Directors and Officers liability 

 
How deductable amounts are set 

 
The cause of higher risks and higher rates 

 
What documents and materials a strata 
must report to owners and tenants 

 
Who and what are covered by the strata 
corporation policy 
 
Who pays cost of claims and deductibles 
 
How to collect a deductable 
 
What happens when a tenant causes a 
claim 

#2 Developing a Maintenance & 
Operations Plan 
 
 
 
This is a working session on 
developing: 
 

Inventory of all common 
components and assets of the 
strata corporation  
Operations record of each 
existing service agreement 
Identification of types of 
common service agreements 
Understanding common 
maintenance cycles of key 
building components 
Budget model for maintenance 
& servicing of building 
operations that relate solely to 
annual operating expenses 
Inventory of long-term 
expenses for budget planning 
Efficiency plan to maximize 
financial resources & services 
and minimize costs 
Check list for emergency 
services and an emergency 
response plan 
Integration of annual plans with 
annual budget  

 
Participants should bring a copy of 
their strata’s registered bylaws, 
registered strata plan, annual 
budget, and a basic list of common 
property and common assets of the 
strata corporation. 
 

#3 Correspondence & 
Records: Complications of 
Written Agreements, Notices, 
Email and Record Keeping 
 
Understanding types of 
communications that a strata 
corporation may send, receive, 
and what is required to 
maintain. 
 

Complete review of records 
and documents that are 
required to be maintained 
under Section 35 of the 
Strata Property Act 
Review of a basic record 
keeping model that is easy 
to maintain for strata 
councils and managers  
Obligations of the strata 
corporation in providing 
documents and records 
required under Section 35 & 
36 of the SPA 
How the Personal 
Information Protection Act 
(PIPA) is applied to 
management and 
administration of records, 
and collection of 
information and records for 
surveillance  
Review of procedures and 
requirements for completing 
a Form B, Section 59 
Information Certificate and 
a Form F Payment 
Certificate, for real estate 
transactions 
Procedures for notice and 
receipt of correspondence & 
records that relate to bylaw 
enforcement  
Contracts & agreements 
Parking information & plans 
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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

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

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

11
09

H
TG

Strata and Rental Management 
Specialists

Vancouver Office
430 - 1200 West 73rd Ave
Vancouver BC  V6P 6G5

604.685.3828

Surrey Office
302 - 7337 137th St

Surrey BC  V3W 1A4
604.635.0260

www.PacificQuorum.com

Superior Customer Service
Pro-Active Hands On Management

Str
Pro p e r t i e s  In c .

To celebrate the opening of our Surrey office, management agreements 
for stratas located in Surrey, awarded by March 31, 2010  

receive first month’s management fee FREE.

Now Serving Surrey and the Fraser Valley

604.331.5264 / ckasianchuk@warringtonpci.com
# 1700 – 1030 West Georgia Street, Vancouver, BC, V6E 2Y3

 Latest technology-deep clean & fast drying time

 Environment friendly products 

 Professional technician 

 Satisfaction guaranteed 

 Commercial & residential carpet clean

Free estimate 604-786-2758

e-mail: sunshine@bccarpetcare.com  www.bccarpetcare.com
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CHOA Business Members
STRATA

MANAGEMENT &
REAL ESTATE

604 Real Estate Services Inc.
Vancouver
604-689-0909
604realestate.ca

Aberdeen Property 
Management
Richmond
604-273-1234

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 
www.ascentpm.com

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

Bayview Strata Services Inc.
Parksville
250-248-1140
bayviewstrataservices.ca

Baywest Management 
Corp
Surrey
604-591-6060
baywest.ca

Blackbrant Management 
Parksville
250-752-2409

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

Campbell Strata 
Management Ltd. 
Abbotsford
604-864-0380
campbellstrata.com

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

Cascade Realty Ltd.
Dawson Creek
250-782-5750
cascaderealtydc.com

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

Century 21 – Kootenay 
Homes
Rossland
250-362-2144

Century 21 Performance 
Realty & Management
Squamish
604-892-5954

performancerealtymanagement

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

Citybase Management 
Vancouver
604-708-8998 
citybase.ca

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

Colyvan Pacific Real 
Estate
Vancouver
604-683-8399
colyvanpacific.com

Compass Point Real 
Estate Services Inc.
Richmond
604-214-8645
compasspointinc.com

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

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

Dodwell Strata 
Management 
Vancouver 
604-699-5255
dodwell.ca

Dynamic Property 
Management
Squamish 
604-815-4654 
dynamicpropertymanagement.ca

East Kootenay Realty Ltd.
Cranbrook
250-426-8211
ekrealty.com

ECM Strata Management
Abbotsford
604-855-9895

exp.
Burnaby
604-709-4630

Firm Management 
Corporation
Saanichton
250-544-2300

First Landmark Strata & 
Property Management Ltd.
Vernon
250-275-1393

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

Gateway Property 
Management Corp.
Vancouver, Victoria, 
Kamloops, Kelowna
604-635-5000 or 
1-888-828-2061 
gatewaypm.com

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

Haven Management Co. Ltd.
Surrey 
604-538-3823
havenproperties.ca

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

Holywell Properties
Sechelt
604-885-3460

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

Hutton Condominium 
Services
Victoria
250-598-5148

IJM Properties Ltd.
Vancouver 
604-736-7018
ijmproperties.ca

J.P. Property Management
Vancouver 
604-898-9118

Kazawest Property & Strata 
Management Services
Burnaby
604-422-7000
kazawest.com

Kelowna Condominium 
Services Ltd.
Kelowna
250-860-5445

Kyle Properties 
Vancouver
604-732-5263

Leonis Management & 
Consultants Ltd. 
Surrey
604-575-5474

Licar Management Group
Fort St. John
250-785-2662
licar.ca

Lifestyles Condominium 
Services Inc.
Kelowna
250-763-5446 

Lodging Ovations
Whistler
604-938-9899

MacDonald Commercial 
Real Estate Services Ltd.
Vancouver
604-736-5611
macdonaldcommercial.com

Magsen Realty Inc.
Vancouver 
604-872-3218 
magsen.net

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
mountaincreek.ca

Mountain Peaks Resort 
Realty Inc.
Whistler
604-905-9513 

Narod Properties Corp.
Vancouver
604-732-8081

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

Norwich Real Estate 
Services Inc. 
Kelowna
250-717-5000
remaxkelowna.com

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

continued on page 41.
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 Property Maintenance

APEX

Strata & Condo Specialist

• Window Cleaning

• Pressure Washing

• Vinyl Siding Cleaning

• Gutter Cleaning & Repairs

Tel: 604.341.5831

Fax: 604.943.1951

apexpm@telus.net

Over 20 Years Experience

serving the 

Lower Mainland

Liability & WCB Insured

Property Managers ‘who care’ and deliver
Enjoy quick response from trades

website: www.condex.ca

604.549.0099 and 1.866.578.3138 
www.canstarrestorations.com

24/7 Emergency Responders 
Water & Fire Damage Restoration

  Auditing | Bookkeeping

  Small Business Consulting

  Taxes: Corporate / Personal / Estate

Wilson-Tagoe & Co
CERTIFIED GENERAL ACCOUNTANT

Ph: 604-608-6156     Cell: 604-818-0127
Suite 1000 – 355 Burrard St., Vancouver

wiltagoe@intergate.ca   www.wilson-tagoe.com

Before becoming an auditor, 
George spent 7 years as a 
Strata Accountant. He knows 
what to look for.

George Wilson-Tagoe
BSc., CGA
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CHOA Business Members
Pace Property 
Management
Prince George
250-562-6671 
pacepropertymanagement.ca

Pacific Quorum 
Properties Inc
Vancouver
604-685-3828
pacificquorum.com

Park Place Property 
Services Ltd.
Richmond
604-271-7788
parkplaceproperty.ca

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

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

Price Smart Realty
Aldergrove
604-625-4441

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

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

Rancho Management 
Vancouver
604-684-4508
ranchovan.com

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

REMI Realty Inc.
Langley
604-530-9944
remirealty.ca

Royal LePage Coast 
Capital Realty
Victoria
250-384-7663
royallepagecoastcapitalrealty.com

Strata’s Choice Property 
Management Ltd. 
Abbotsford
604-864-6400
strataschoice.com

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

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

The Kerr Group
Parksville 
250-248-1071
thekerrgroup.ca 

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

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

Touchstone Property 
Management Ltd.
Burnaby
604-688-4340
touchstoneproperty.com

TML Management Group 
Richmond
604-207-9001
tmlgroup.ca

Vision Property Advisors Inc.
Trail
877-659-3224
visionpropertyadvisors.com

Warrington Management 
Vancouver
604-602-1887
warringtonpci.com

Whistler Resort 
Management Ltd.
Whistler
604-932-2972

WASTE DISPOSAL

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

OTHER

A-1 Window 
Manufacturing Ltd.
Burnaby
604-777-8000

Access Gas Services Inc.
Delta
604-519-0862

Acme Protective 
Systems Ltd.
Vancouver
604-731-8204
acmeprotective.com

Action Glass Inc.
Burnaby
604-525-5365

BC Hydro Power Smart
Burnaby
604-453-6292
bchydro.com

Care Pest & Wildlife 
Control Ltd.
Burnaby
604-432-9422
carepest.com

City View Systems Inc.
Vancouver
604-878-7282
cityviewsystems.com

Coinamatic Pacific Ltd.
Richmond
604-270-8441
coinamatic.com

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

Enerpro Systems Corp.
North Vancouver 
604-982-9155
enerprosystems.com 

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

Enviromental Biotech 
Canada Inc.
North Vancouver
604-980-9998
enviromentalbiotech.ca 
bpotholefree.ca

Fairway Glass Ltd.
Port Moody 
604-931-4531

Fogbusters Window 
Repair Ltd.
Surrey
778-384-5741
defoginators.com

Infrared Imaging Services
Vancouver
604-329-7835
irispdm.com

Mira Floors Ltd.
Langley
604-856-4799
mirafloors.com

Mountainside Enterprises 
Kamloops
250-573-0010
mountainsideenterprises.shaw.ca

Niemi LaPorte & Dowle 
Appraisals Ltd.
Burnaby
604-438-1628
nldappraisals.com

PML Professional 
Mechanical Ltd.
Port Coquitlam 
604-468-9999
pmlbc.com

Terra Firma Lawn & 
Garden Services
Port Coquitlam
604-761-5296
terrafirmalawnandgarden.ca
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ROOFING CONTRACTORS 
ASSOCIATION OF 
BRITISH COLUMBIA

9734  201st Street | Langley, BC | V1M 3E8 Tel  604 882 9734      Fax  604 882 1744      Email  roofing@rcabc.org

ENGINEERING VALUE... QUALITY CONTROL

Quality control starts with a set of very comprehensive standards. RCABC has 

spent more than fifty years setting these standards in a quest to encourage the 

advancement of an entire industry. Our commitment to education, new roofing 

technologies, superior methods and materials is supported by the best 

Guarantee Program available.

A program built on quality standards and materials backed by objective 

oversight – all part of the RCABC Guarantee Corp’s successful approach  

to sustainability.

www.rcabc.org



When frustrations mount and you throw complicated strata laws 
into the mix, a small problem can become a major headache!

Fortunately, there are resources available to help strata councils and 
property managers. StrataFAQs, developed by the Strata Property 
Group at Clark Wilson, is a searchable database covering dozens of 
commonly asked strata law questions. Recent additions include: 

At the last council meeting, the council passed a rule requiring 
anyone who books the common room for a private event to 
pay a fee of $100. Is the rule enforceable?

Our bylaws provide that owners cannot put up any signs to 
advertise the sale of their strata lot. Is this bylaw enforceable?

Does a strata corporation have to le an income tax return?


