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Harassment Policies
Nona Saunders
President of CHOA

Y

ou've read the headlines -"Company sued for discrimination," "Politician's career in jeopardy following
sexual harassment charges," "University policies re: sexual
orientation and race questioned." All types of organizations
are recognizing the need to establish harassment policies.
Strata corporations may also wish to consider how such
policies might apply to their operations. Over the years
CHOA has received enough member calls to indicate that
harassment, related to race, sexual orientation, age, gender
and intimidation, does occur in the strata corporation environment. The harassment situations may occur between
unit owners, council members, strata corporation employees, including property managers and contracted service
providers. When these incidents occur, they invariably
undermine the co-operative tone and mutual respect so
critical to successful communal strata living. Left to escalate, these questionable activities could leave a corporation
being called upon to respond to complaints filed with the
Canadian Human Rights Commission.
Last year, after researching the policies of several major
corporations, CHOA formally adopted the following policy
which applies to all our business dealings:

Harassment - A Policy Statement
Whether you are an employee, director, member or business
associate of the Condominium Home Owners' Association
of B.C. (CHOA), you are entitled to carry out your work and
business functions in an environment free of personal or
sexual harassment. Harassment is prohibited under the
Canadian Human Rights Code. At CHOA, harassment is
totally unacceptable as it deprives individuals of dignity and
respect and is detrimental to a healthy work environment.
What is considered harassment?
Harassment is any conduct, comment or gesture, either
overt or subtle, that is likely to offend an individual.
Harassment is often related to one of the 11 grounds of
discrimination prohibited under Canadian law:
1. Race
6. Family status
2. Religion
7. Colour
3. Sex
8. Age
4. National or ethnic origin
9. Disability
5. Marital status
10. Pardoned conviction
11. Sexual orientation
CHOA policy also prohibits personal harassment that may
or may not be based on any of the grounds mentioned

above. Some examples are described further on.
Behaviour is considered harassment when a person
reasonably ought to have known that such behaviour is
unwelcome, unsolicited and offensive. Although usually
repetitive in nature, harassment can sometimes consist of a
single severe incident. It can occur at any level of CHOA
interactions, and to either men or women.
What is defined as sexual harassment?
Sexual harassment is any conduct, comment, gesture or
contact of a sexual nature that is likely to offend or humiliate you or that you might perceive, on reasonable grounds,
as placing a condition of a sexual nature on your employment or on on-going participation in any CHOA business.
It may take several forms, including repeated unwelcome overtures or requests of a sexual nature, intimidation
and practical jokes with sexual overtones which cause you
embarrassment or awkwardness.
As an example, you are being harassed if someone:
• abuses you verbally or physically;
• threatens or intimidates you or makes derogatory remarks,
jokes, objectionable gestures, innuendoes or taunts;
• makes practical jokes - including pornographic, racist or
offensive material - that make you feel awkward or embar
rassed;
• continually uses abusive language towards you;
• touches or pats you in a way which makes you feel
uncomfortable;
• punches or pinches you;
• continually acts in a condescending or paternalistic
manner towards you; or
• makes a derogatory reference to your sexual orientation.

In a situation of harassment, you have several options
available:
• Tell the person that you find the behaviour offensive and
ask that it be stopped. Often that is all that is needed.
• Document the specific incidents, dates and any witness if
the behaviour continues.
• Discuss the problem with someone is a position of authority, eg. the president of the Board. Action will be taken,
as appropriate.
• Contact the Canadian Human Rights Commission if you
have taken the above steps without satisfactory resolution
within a reasonable length of time. ...continued on page 20
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OF B.C.
The Condominium Home
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promotes the understanding of
strata property living and the
interests of strata property
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services; education; advocacy;
and resource support for its
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The CHOA Journal is published
quarterly by the Publisher:
DISCLAIMER
This publication is designed to
provide informative material of
interest to its readers. It is distributed with the understanding that
it does not constitute legal or
other professional advice.
Although the published material
is intended to be accurate neither
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we nor any other party will
assume liability for loss or
damage as a result of reliance on
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advice or other expert assistance
should be sought from a competent professional. The services or
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Considering replacing your skylights?
Considering a NEW skylight?
Solar Panel attaches to roof with
supplied screws.Thread lead wires
from solar panel under storm
collar and drop down between
flashing and outside of pipe into
the attic space.

Thread LED strip lights between
horizontal pipe seams at first pipe joint
and attach LEDs to inside of pipe
approximately 15" from bottom diffuser.

1-800-967-7778
www.natural-lite.com

Connect solar panel and
LEDstrip light lead wires
to 12 volt battery (red clip
to + terminal, blue clip to
— terminal). Place battery
in convenient location in
attic space.Wires may be
taped to outside of pipe
with supplied foil tape.

ECO-LiTE AT NiTE – 3 STEP EASY INSTALLATION
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Attics and
Crawl Spaces
A

s we all know, when you’re living in a condominium a
little extra space for storage, or perhaps for a spare bedroom, can make all the difference. Owners of suites located on
the top floor of wood frame buildings and those who own
townhouses often try to make the most of their condominium
by using the attic or the crawl space. Even though attics and
crawl spaces are generally designated common property, they
are often converted into storage space or usable living space
without the knowledge or consent of the strata corporation.
A strata council in one townhouse complex recently
discovered that a family converted the attic into a play area for
the children. The conversion of the attic involved installing
flooring, applying drywall and making electrical alterations. As
a result of the work that was done, a serious moisture and mold
problem occurred in the roofing. The problem occurred because
the ventilation was compromised by the drywall and there was
increased heat from the lights and the heater. The moisture from
the lower levels was allowed to escape into the attic further
contributing to the problem.
An owner who is considering making alterations to
common property should consider both the legal and practical
implications of doing so. The bylaws of the strata corporation
should be examined to see whether the strata corporation has a
particular approval process for such alterations. The strata
council will want to ensure that the owner has considered and
dealt with all of the practical matters. The strata council may
also ask the owner to agree to increase the unit entitlement of
his suite on the basis that the usable square footage of his suite
has increased. If an owner fails to obtain the approval of the
strata council for the alteration or properly address issues
regarding the alteration serious consequences may result. The
owner may be ordered by the strata corporation to remove the
alteration and may be liable for damages caused as a result of

Elaine McCormack
McCormack and Company

the alteration. An owner who sells a suite with an unapproved
alteration may also be faced with legal action by a purchaser
who is then advised by the strata council that he can not have
the benefit of the increased space.
There are many practical matters that an owner should
review prior to commencing work on the alteration. The owner
should ensure that he is aware of what city permits will be
required and what the process is for obtaining them. The
required permits may include a building permit, an electrical
permit and a plumbing permit. Consideration should be given
as to whether there are structural changes required. Will additional wiring be added or will there be other changes to the
electrical system? Do any pipes need to be moved or added or
do drains need to be installed? There may be additional emergency exits and sprinkler heads required. Also, air circulation
and installation needs to be considered. Has proper attention
been given to air vents, extraction fans and ducts and insulation
requirements? The fire safety code also needs to be considered.
The assistance of an engineer or architect may be required to
assist with planning the alteration and obtaining the appropriate permits. Sometimes, municipalities will not grant a permit
until the strata council has granted approval for the alteration.
This article contains a general discussion about some of the
issues that may arise when an alteration, such as the conversion
of an attic into living space, is undertaken by an owner. If you
are considering making an alteration to common property, the
advice of professionals, such as an engineer, an architect and a
lawyer should be sought.
For additional information on alterations to crawl spaces
and attics you may wish to review the following site:
http://www.cmhc-schl.gc.ca: series on about your house. Before
you make any renovations contact your strata council and your
property manager for written approval. y

Did You Know...
Strata Corporations
Can Borrow!!

www.condoloancorp.com
Fees may Apply

B.C. Strata Loan Corporation,
Toll Free: 877.855.1475
E-mail: info@condoloancorp.com
Tel: 604.687.8117 • Fax: 604.681.2694
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Voluntary Dispute
Resolution Bylaw
Christine Mingie

S

ection 124 of the Strata Property Act, S.B.C., ch.43 (the
“Act”), contains a provision which permits a strata corporation to design, enact, and implement a voluntary dispute
resolution bylaw to deal with future disputes among owners,
tenants, the strata corporation or any combination of those
parties. Adoption of a voluntary dispute resolution bylaw is
permissive under the Act – a strata corporation may elect to
adopt the bylaw or not. While adoption of the bylaw is permissive, the Act contains provisions, which are not permissive if a strata corporation adopts such a bylaw. Under the
Act, a voluntary dispute resolution process must not force
any of the disputants to participate in the process, nor can the
power to make a binding decision be conferred on any person
or body participating in the process. Statements, admissions
or documents that are made only for the strata corporation’s
voluntary dispute resolution process are inadmissible in any
other proceeding, including in court or in arbitration. Lastly,
participating in a voluntary dispute resolution process does

BAYSIDE PROPERTY
SERVICES LTD.
Strata Property
Management Specialists
Since 1972
WE WILL MAINTAIN AND ENHANCE THE
VALUE OF YOUR PROPERTY THROUGH:
• EXPERIENCED, PRO-ACTIVE PROPERTY MANAGERS
• TIMELY AND ACCURATE REPORTING
• 24-HOUR EMERGENCY RESPONSE SERVICE

Tel: 604.432.7774
Fax: 604.430.2698
Email: bayside@axion.net
Suite 100, Sperling Plaza
6400 Roberts Street, Burnaby,
BC V5G 4C9

not affect a disputant’s powers, duties or rights under the Act.
Section 29 of the Schedule of Standard Bylaws under the
Act (the “Schedule”) includes a generic voluntary dispute
resolution bylaw that strata corporations may adopt or
amend, provided that any amendments are consistent with
the provisions in s.124 of the Act. The essence of the generic
bylaw in s.29 of the Schedule is the creation of a dispute resolution committee, nominated by the disputants to assist in
resolving the conflict voluntarily.
One of the key issues facing strata corporations continues
to be conflict management. According to the legislative
drafters of the Act, the general intent of the voluntary dispute
resolution bylaw was to provide strata corporations with an
internal mechanism for resolving problems–a mechanism
intended to be less formal and less expensive than mediation,
arbitration or litigation.
Will adopting a voluntary dispute resolution bylaw result
in less formality, less expense and improved management of

&

McCormack
Company
Legal Services

Servicing Strata Corporations, Strata Owners
and Management Companies

• resolving disputes by negotiation, mediation,
arbitration or court
• reviewing and creating bylaws
• attending strata meetings
• handling leaky condominiums
• collecting maintenance fees
• drafting contracts

ELAINE T. McCORMACK
LAWYER & CHARTERED ARBITRATOR
SUITE 430, 789 W. PENDER ST.
VANCOUVER, BC V6C 1H2
TEL (604) 688-0930 • FAX (604) 688-0945
EMAIL elaine@netbound.com
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conflicts for strata corporations? It depends. One of the limitations of s.124 of the Act is the fact that any resolution
successfully arrived at will never be binding on the parties. A
party could perform one part of an agreed settlement in a
dispute and refuse to follow-through with other parts to the
detriment of the other party who may have fulfilled their
obligations under a settled dispute. When that happens,
rather than saving the strata corporation time and expense,
the voluntary dispute resolution process has merely
prolonged resolution of the dispute and likely exacerbated
the relationship between neighbours.
To be effective, a voluntary dispute resolution process in
a strata corporation bylaw should include a conflict management system outlining how the strata corporation’s voluntary
process would function in the event of future disputes.
When designing a voluntary dispute resolution bylaw or
if amending the existing one in the Schedule, a strata corporation may want to consider tailoring the bylaw to suit the
needs of their owners. This allows the strata corporation to
create a flexible resolution process. In addition, parties to a
dispute are more likely to trust and participate in a voluntary
dispute resolution process where they have had some input
in its design or implementation.
Strata corporations may want to consider the following
key points when adopting a voluntary dispute resolution
bylaw:
• develop some established rules – while it may seem that
established rules introduce formality into what purports to be
an informal process, some basic rules of procedure eliminate
other disputes, which inevitably arise. For example, straightforward matters such as whether the committee will hear
from the disputants in person or simply ask for a written
statement should be established in advance and included as
part of the bylaw. An ideal timeframe to resolve the dispute
is also important to establish in advance – it reassures owners or tenants that submission to a voluntary dispute resolution process will be expeditious.
• ensure a fair forum – the guiding principle in successful
conflict management is that it must be fair in fact and in perception. Under s.29 of the Schedule, the dispute resolution
committee can be comprised of owners or tenants living in
the same strata corporation as the disputants. In order to
maintain the integrity of the process, no member of a dispute
resolution committee should have any stake in the outcome
of a dispute. The neutrals should truly be neutral and have no
connection with the strata corporation. A voluntary dispute
resolution bylaw can have provisions for outside, rather than
inside, decision makers;
• ensure procedural safeguards – the dispute resolution
process should allow disputants to make informed,
uncoerced and voluntary decisions. Building in safeguards to
protect the privacy of the process for the disputants, if
requested, and to ensure the environment is a safe one to deal
with the dispute is an important component to consider.
Strata corporation disputes often involve pet and personality

clashes, which can be emotional to deal with for the parties.
They are also often the most difficult to resolve because of
conflicting rights and obligations under the Act. Procedural
safeguards in the bylaw which spell out how these matters
are to be dealt with by the dispute resolution committee build
trust among owners and tenants for the process.
Strata corporations should take some time to consider
whether adopting a voluntary dispute resolution bylaw
would benefit their strata corporation. When well designed,
such a bylaw can operate as a first-step approach to managing conflicts which arise in strata corporations to prevent disputes where possible and manage conflicts effectively when
they do arise in a manner acceptable to the parties and consistent with statutory purposes. When successful, a voluntary
dispute resolution process can help the parties can put the
dispute behind them while preserving valuable neighbour
relationships.
It is important to remember that s.29 of the Schedule will
automatically become a new bylaw of all strata corporations
created under the Condominium Act, provided it does not
conflict with an existing bylaw. If your strata corporation
elects to amend or disapply s. 29 of the Schedule, an amendment will need to be filed in the Land Title Office before
January 1, 2002.
Christine is a member of the American Arbitration
Association, the British Columbia Arbitration & Mediation Institute
and the Network for Conflict Resolution and is currently involved
with the dispute resolution program at UBC's Faculty of Law. y
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Proxies-The Nature
of the Beast

Cora D. Wilson
C.D. Wilson Law Corporation

S

trata Corporations usually deliver proxy forms with the
Notice of General Meeting to each owner. Many questions
arise out of the use of proxies. The following addresses some
of the more common questions:

How many proxies can one person hold?
There is no limitation on the number of proxies which one
person can hold.

Can the property manager hold any proxies?
Numerous complaints were lodged regarding property
mangers collecting and using proxies at general meetings in
an inappropriate or unfair fashion. The Strata Property Act
addressed this problem by prohibiting persons who provide
strata management services from holding proxies, except as
permitted by regulation and subject to prescribed conditions.
There are currently no regulations in place to deal with this
issue. As a result, at this time property managers cannot hold
proxies.

Who can hold proxies?
Any person of legal capacity can hold a proxy. In other words,
the proxy holder must be 16 years of age and must possess the
capacity to make a decision.

Do people hand in their proxies when they register?
The Standard Bylaws provide for the order of business at a
general meeting. The first item of business is to certify the
proxies and to issue voting cards. The customary practice,
subject to bylaw amendments to the contrary, is to have the
proxies certified at the time of registration. The number of
eligible voters must be certified prior to the commencement
of the meeting to ensure that quorum is met. The meeting
may not proceed, subject to the contrary provisions in the
Strata Property Act, until this quorum is determined. This
step is necessary to ensure that the meeting is duly constituted.

How do you know the proxy holder is voting the way
the owner wants them to?
There is a duty on the proxy holder to vote or conduct himself or herself at the general meeting in a manner consistent
with any limitations provided for in the proxy and arguably
as directed by the Owner.
Please refer to the recommended proxy form found in the
Schedule of Forms to the Strata Property Act - Form A, Proxy
Appointment. The proxy may contain limitations with
respect to voting on a particular resolution, proposing and

8
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seconding motions and participation in discussions at the
meeting.
Unless the strata corporation elects to implement a procedure during registration, for example, to record proxy limitations, it is unlikely that the chairperson is aware of any
restrictions.
Subject to bylaw amendments to the contrary, the
Standard Bylaws provide that votes are cast based upon a
show of voting cards, unless an eligible voter requests a
precise count. A precise count may be a count of voting cards,
a roll call, a secret ballot or some other method.
The Standard Bylaws require that the chair record the outcome of each vote in the minutes of the meeting. If there is a
request for a precise count, then the number of votes for and
against the resolution must also be recorded.
If there is any doubt as to how many votes are being cast
by any one voter, then the Chairperson, or the vote counter in
the event of a specific vote, may ask the proxy holder to
clarify this issue at the time of the vote. Also, the proxy
holder should ensure that the number of votes being case by
him or her is made known. This straight forward approach
maximizes certainty and the probability of future challenges.
The strata corporation may implement a checklist policy
at the time of certification of proxies to simultaneously record
any proxy limitations, including voting directions. If the vote
count based upon a show of voting cards does not make sense
given the information on the checklist for a particular resolution, then the chairperson may address the vote count
accuracy prior to announcing the results of the votes for the
minutes. This process may give the chairperson a second
“kick at the can” to address the accuracy of the vote prior to
announcing the result. If implemented, such a process may
assist in avoiding or minimizing challenges regarding the
validity of any particular vote.
It is not anticipated that this type of problem would arise
in the event of a roll call vote, if the above process was implemented and checked at the time of the vote. If a proxy holder
refuses to vote as directed in the proxy, then this issue could
be addressed at the time of the vote as opposed to after the
meeting. The proxy holder does not have the right to vote
contrary to the proxy and he or she will likely back down if
challenged.
Does the vote on the proxy count as a vote or does the
proxy holder execute the vote at the time the vote is taken?
The procedure for dealing with proxies may vary from strata

corporation to strata corporation. Providing the proxy is
valid, the vote provided for in the proxy prevails. The proxy
holder does not have the right to vote in a manner contrary to
the limitation in the proxy.

What authority does the proxy holder have? Can they
make motions, vote on the resolutions or vote on
amendments or for a strata council?
Assuming that the proxy is valid, the proxy holder has the
same rights as the owner at the general meeting, subject to
any restrictions or limitations contained in the proxy. The
proxy holder may vote, propose and second motions and
participate in the discussion.

What liability do I have if I hold proxy for someone?
If there are no contrary directions or limitations on the proxy
holder by the owner, the proxy holder is vested with the
authority to vote on a resolution and exercise other rights at
the meeting as if he or she was the owner. In these circumstances, the owner would be required to live with the result
of the vote without recourse to the proxy holder. However, if
the proxy holder negligently votes in a manner contrary to
the restrictions in the proxy or contrary to the specific
instructions of the stratal lot owner, then the strata lot owner
may have recourse to the proxy holder for any damages that
arise out of that negligence.

Why does a strata council collect the proxies and then
vote on them when I was assigned the proxy?
The strata corporation may have adopted a policy of casting
votes on behalf of the proxy holder where specific voting
direction on a resolution has been stated in the proxy. If this
is not the case, then legal advice should be sought regarding
this practice.

Can the property manager refuse me the right to hold
a proxy?
If the proxy is defective or illegal, then the right to hold that
proxy at the general meeting in question may be denied.
Who determines whether or not the proxy is valid should not
matter. This right may be removed by the property manager
if he or she believes that the proxy is illegal. For example,

if a proxy is signed by a person who is not an owner and
therefore does not have legal authority to grant the proxy,
then the proxy may not be valid. If the proxy is not valid,
then the holder of that proxy does not have rights at the meeting, including the right to vote.
If the property manager is vested with the authority to
determine in his or her discretion whether that proxy is
valid, then he may deny the proxy holder for that proxy
rights of an owner at the general meeting.
If a particular person is wrongfully denied to right to hold
a proxy, then legal remedies may be pursued to correct this
wrong. A property manager would likely elect to undertake a
reasonable and prudent approach to the denial of the right to
hold a proxy so as to avoid a potentially long drawn out and
costly legal challenge.

What if I am holding the proxy for a unit of 2 owners
and only 1 owner has signed it and the other owner
shows up? Who has the right to vote?
Only one vote may be cast with respect to a strata lot. The
proxy only stands in the place of the person appointing the
proxy. As a result any one vote may either be made either by
the proxy holder or the other owner in attendance, but not by
both. This situation may be compared with a husband and a
wife, both owners, attend at a meeting. If one spouse
disagrees with the vote of the other, then the vote may not be
counted.
Similarly, if the proxy holder and the owner disagree on
the manner in which the vote should be cast on a matter and
the chair is advised before or during a vote of ths fact, then
the chair must not count their vote in respect of that matter.

If I leave the meeting can I assign the proxy to someone else?
Proxy holders may not transfer voting cards and proxy
holder status during the course of the general meeting as the
proxy has not been certified unless the meeting is momentarily adjourned and the proxy is certified. This action is
contrary to the procedure established in the Standard
Bylaws. y

THE SUN IN A BOX ™
Destroy and purify MOLD and VIRUSES by
using ULTRAVIOLET light for air purification.
Based on R & D by Sanuvox and McGill University
for the Sick Building Syndrome.

www.healthyhome.bc.ca and link to Sanuvox.
Call Siggi at 604.738.7350

LOREN & COMPANY
CERTIFIED GENERAL ACCOUNTANTS
Auditing • Consulting • Bookkeeping
Reasonable rates for monthly, quarterly, or annual services.
102-1999 Marine Drive, North Vancouver, BC V7P 3J3
TEL 604.904.3807 FAX 604.904.3806 RES 604.926.3808
accountants@loren.bc.ca

Offering More than Just Numbers
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Warranty Programs and
Building Envelope
Maintenance & Renewals Plans
Gordon Paul, Willis Canada Inc.

W

hile the information detailed in this article refers largely
to repaired and newly constructed building envelopes
and how they relate to the new mandatory warranty programs, the process of maintenance planning, review and
analysis is something that should be undertaken by all strata
corporations. To obtain and continue optimal condition and
performance of your property, a good maintenance and
renewals plan is vital. As well, the comments made are borne
as a result of experience of the Willis Warranty program;
other providers of warranty insurance may vary their
approach and opinion on the subject.
The Homeowner Protection Act Regulation contains
provisions that compel prudent warranty providers to insure
that the strata owners have been sufficiently informed of the
maintenance requirements of their new or repaired building.
Statutory obligations of warranty providers to owners, and
consequential good risk management, also suggest that such
information be given to owners. It is thus becoming essential
that the construction and design team of either a rehabilitation or a new construction project develop a meaningful and
useful maintenance and renewals plan.

Here are some of the key points to look for and expect
in a good building envelope manual:
General Introduction The manual should give the reader a
sense of why having a plan and following it is important to
the owner, what operations and maintenance items actually
are (i.e. the routine items to be done) and what renewals
items actually are (i.e. the replacement of inevitable worn out
items). The introduction should also contain a roster of
primary consultant and contractor contact information.

MANCINI BROTHERS
CONSTRUCTION LTD.
General Maintenance for wood frame buildings including:

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

CARLO MANCINI
Tel: 604.594.7233
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General Building Envelope Principals General information, including a glossary of terms, typical building envelope
assemblies and how the assemblies control moisture should
be included in the manual. This section should nicely cover
the principals of building envelope science and provide a bit
of a body of background technical information for the owner.
Maintenance Plan Widely accepted industry standard publications such as Best Practices Guide for Wood Frame
Envelopes in Coastal Climate of British Columbia and
Building Envelope Rehabilitation Guide (both available
through Canada Housing and Mortgage Corporation (CMHC)
suggest that the maintenance portion should reflect the functional characteristics of the major components of the assemblies involved. For example, wall assembly information
should detail such items as siding, sealants, windows, doors
and exhaust vents; balcony assembly information should
include horizontal and vertical interfaces and membranes
and so on.
As suggested in Best Practices, a spreadsheet that
describes the component, the recommended maintenance
action and the time frame necessary for execution of the
action is an easy format for all involved. If possible, there
should also be an estimate of costs incorporated within the
spreadsheet.
Finally, there should be a generic report form in the manual that enables the owner to track and record when items are
done, observational findings, the actual cost involved (if any)
and who performed the maintenance work. This form can be
a simple one-page document appended in the back of the
manual.

Think Twice
before you
litigate

British Columbia
Arbitration and
Mediation Institute

Contact us for:
BC’s leader in ADR solutions for over 20 years!
• Contractual clauses
• Referrals, Appointments, Rules
forcing mediation
• Training and Accreditation
and/or arbitration
• Speakers Bureau
instead of litigation
• Professional Development
• Information about
• Standards of Practice
Alternative Dispute
Resolution strategies can be tailored
Resolution
to fit your budget.
• Other help in
1628 West 7th Avenue,Vancouver, BC V6J 1S5
developing dispute
Toll Free BC:1-877-332-2264
management strategies
Phone: 604-736-6614
Facsimile: 604-736-6225
• Referrals
E-mail: info@amibc.org
Web site: www.amibc.org

Maintenance can also trigger a renewal item as well. As
noted in Best Practices, frequent maintenance could reveal
the simple need to replace an item with a less maintenance
intensive model.

Renewals Plan The renewals component of the manual
should report the timing, cost and nature of the component in
question. Understandably, replacement of an item is dependent upon how well it is withstanding operational exposures
and the timeline may thus be more theoretical than actual.
This said, it is good practice to forecast renewals items with
as reasonable a degree of accuracy as possible and reflect this
back to you, the owner. This approach also provides the
strata council with the ability to do some long-term financial
planning.
The fact that certain renewals items may not be called into
play well after the third-party warranty period should not
result in its exclusion from a manual. It is simply prudent
risk management on the part of the consultants and the
contractor to provide this basic information to you. For example, the suggestion and estimated cost to replace a roof twenty-five years from substantial completion should not be overlooked. Again, Best Practices suggests a spreadsheet format
with the consequent logical information included: the component, the recommended action plan, the time frame and
the estimated cost.

Materials and Components A summary of the materials
specifically involved in the envelope’s construction should
be included in the manual. This summary should include the
product, the manufacturer, the trade contractor involved in
its application and warranty and technical data sheet supplied by the manufacturer. Again, this information can be
neatly summarized in a spreadsheet.
The technical data is important to better understand the
materials involved in the construction and also to confirm
that the maintenance and renewals plans are consistent with
those suggested by the manufacturer. This process also contributes to keeping the manufacturer warranties in tact.
Finally, a listing of contact names, addresses and telephone numbers of the specific contractor sub-trades should
also be included in this section.

S UNDEN REALTY
MANAGEMENT LTD.
Commercial and Residential Management
Strata Management
T: 250.374.0025
2029-F Falcon Road,
F: 250.374.3905
Kamloops, B.C.V2C 4J3
E: sunden@kamloops.net

Inspection Form. As many of the action items in the maintenance manual involve simple inspections, the manual
should provide a generic blankinspection form. The form
should show the purpose of the inspection, when and where
the inspection took place, the weather conditions, what the
observations were, and any other comments and remarks are
relative to the inspection. Finally, the form should itemize
any action that is necessary.
Additional Reading
As mentioned, the Best Practices Guide and the Building
Envelope Rehabilitation Guide are good reading for any person involved in making strata maintenance decisions. Both
were written in response to the “leaky condo” crisis experienced in British Columbia and identifies the importance and
need for effective maintenance and renewals planning.
Finally, visits to the websites of the Homeowner
Protection Office (www.hpo.bc.ca) and CMHC (www.cmhcschl.gc.ca) are also highly worthwhile.
It isn’t essential to become a technical expert, just to get a
general appreciation of some broad concepts.

Conclusions
The maintenance and renewals plans should be concise,
comprehensive and relatively easy to use. They form a
cornerstone to the effective operation of a building over its
life span and should not be overlooked – or left unread. There
may be additional fees charged by consultants or contractors
in the delivery of such a manual, particularly when a rehabilitation project is involved. However, the investment cost is
nominal relative to its value to the strata over the long term.
For more information please contact the Home Owner
Protection Office at 1.800.407.7757 or visit www.hpo.bc.ca.
Gordon Paul is Vice President of Warranty and Construction
for Willis Canada Inc. He holds an undergraduate degree in
urban planning from UBC and a CRM designation from the Risk
and Insurance Management Society. Willis Canada Inc. is part of
the Willis Group, a worldwide insurance brokerage and risk
consultancy firm employing 12,500 people in 235 offices in 73
countries. Additional information about the Willis Warranty
program can be found at www.williswarranty.com. y

Serving Property Managers, Strata Councils,
Insurance Industry in the Lower Mainland
Property Maintenance, Construction and Renovations
Disaster Restoration,Water, Smoke, Fire Damage

B R AW N R E S T O R AT I O N S
Call 604.552.5505
for Free Inspection, Evaluation and Estimates
24 Hour A Day Emergency Service
Suite 18-1780 McLean Ave., Port Coquitlam, B.C,V3C 4K9
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What to Know about
Sections Strata Property Instruction Guide 28
1. What Are Sections?
Sections within a strata corporation are a division of strata
lots with similar interests into groups. Each section operates
independently from other sections in the strata corporation
with respect to matters that relate solelyto the section.

• the bylaw amendment must be filed in the Land Title
Office; and
• a resolution approved by a 3⁄4 vote may be passed which
designates limited common property for the exclusive use
of all strata lots in the section.

2. What Sections Can be Created

4. How do Sections Operate?

Sections can be created for:
• residential and non-residential strata lots;
• non-residential strata lots if the strata lots are used for
significantly different purposes; and
• residential strata lots that are different types as long as the
type is set out in the Regulations.

Each section must elect an executive for that section. The
section executive has the same powers and duties with
respect to the section that the strata council has with respect
to the strata corporation.
(For more information on the powers and duties of the
strata council please refer to Instruction Guide 4, “The Role
and Responsibilities of the Strata Council”.)
The eligible voters of a section may call and hold meetings and pass resolutions in the same manner as eligible
voters of the strata corporation.

The Regulations define the different types of strata lots for
the purpose of creating sections as:
• apartment-style;
• townhouse-style; and
• detached houses.

3. How Are Sections Created?
The owner developer may create sections at the time the
strata plan is filed by filing bylaws that provide for the
creation and administration of the sections.
The owners of the strata lots may create sections by
following the steps set out below:
• an annual or special general meeting must be held;
• a resolution to amend the bylaws which provides for the
creation and administration of each section must be
approved by:
• a 3⁄4 vote of the eligible voters in each proposed section,
and
• a 3⁄4 vote of the eligible voters in the strata corporation;

> Window
>
>
>
>

Cleaning
Pressure Washing
Gutter Cleaning
Carpet Cleaning
Janitorial

• Strata Specialists •

5.What Powers Does a Section Have?
Each section has the same powers and duties as the strata
corporation with respect to matters relating solely to the
section.
A section may:
• establish its own operating fund and contingency reserve
fund for common expenses of the section including
expenses relating to limited common property designated
for the exclusive use of all the strata lots in that section;
• prepare a budget and require section owners to pay strata
fees and special levies for expenditures the section
authorizes;
• enter contracts in the name of the section;
• sue or arbitrate in the name of the section;

TKO
Construction Ltd.
223 Archer St. New Westminster, B.C. V3L 4E1
tel 526-4009 fax 526-3870

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

Structural Repairs (Frame & Concrete)

107-4713 Byrne Rd.

Tel: 604.266.3349

Burnaby, B.C.V5J 3H6

Fax: 604.266.3375
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tkodave@infoserve.net

Special Construction:
*Siesmic Upgrades
*Sound Control
*Security

• acquire and dispose of land and other property in the
name of or on behalf of the section;
• enforce bylaws and rules;
• the executive of the section may make rules governing the
use, safety and condition of:
• limited common property designated for the use of all
strata lots in the section, and
•property acquired in the name of the section.

6.What Powers does the Strata Corporation Retain
Even though sections may be created to represent the
different interests of the members of that section, the strata
corporation retains the powers and duties in matters of
common interest to all the owners.
For example, the strata corporation may continue to
have bylaws that govern matters that are common to the
strata corporation as a whole. In addition, the strata corporation will have a budget for expenses relating to strata
corporation expenses that are not related solely to a section.

7.Allocating Costs by Type vs. Creating Residential
Sections by Type
As indicated above in section 2, creating sections among
residential strata lots can only occur if the strata corporation contains a mix of strata lots of the types defined in the
Regulations. The only types the Regulations have identified
are apartment-style, townhouse-style and detached houses.
Unfortunately, the use of the word “type” rather than
“style” may create confusion since the Regulations also
contains a provision that permits expenses to be allocated
by type.
For the strata corporation as a whole and for sections,
the Regulations provide that:
• if a contribution to the operating fund relates to and
benefits only one type of strata lot, (in the strata corpora
tion or in a section); and
• the type of strata lot is identified as a type in the bylaws
(for the strata corporation or for the section);
• the contribution is shared only by owners of strata lots of
that type based on the strata lot’s unit entitlement (or other
method approved unanimously).

Neither the Act nor Regulations define “type” for the
purpose of this regulation. Thus, a bylaw that creates types
for this purpose may distinguish strata lots in a variety of
ways based on the features of the strata lot. Such an allocation of expenses is unrelated to sections and can occur
regardless whether sections have been created.
An important distinction between sharing expenses by
“type” and creating sections is that only operating expenses
can be shared on the basis of “type”. Contingency reserve
contributions or contributions to special levies cannot be
shared on the basis of “type”.
Additionally, a bylaw that creates “types” of strata lots for
the purpose of sharing expenses requires only the approval,
by a 3⁄4 vote, of eligible strata lot owners unlike the
approval for the creation of sections which requires
approval by a 3⁄4 vote from the eligible voters in the strata
corporation and approval by a 3⁄4 vote of the eligible voters
in the section. Further, since a bylaw establishing “types” of
strata lots is not creating sections, the bylaw will not contain a structure for the administration of a separate group of
strata lots.

8.Bylaws
The strata corporation’s bylaws apply to the section unless
they have been amended by the section. Only a bylaw that
is in respect of a matter that relates solely to the section may
be amended by that section.
Sections may create bylaws that are particular to each
section.
Prior to the first annual general meeting, the bylaws may
only be amended as follows:
• residential sections may only amend bylaws by a unani
mous vote;
• non-residential sections may amend the bylaws by 3⁄4
vote or by a different voting threshold if approved in the
bylaws.
After the first annual general meeting a section may
amend bylaws as follows:
• residential sections may amend the bylaws by a 3⁄4 vote
...continued on page 18

EMERALD
Inspection & Consulting Ltd.
Building Inspections
Consulting Engineers
•
•
•
•

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

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

New Research and Practices
for Building Envelope
Construction and Repair

P

roper construction and renovation of building
envelopes has been an important issue in B.C.’s coastal
climate since the mid-1990s. In response to this issue, the
housing industry has joined forces to learn more about the
factors involved, to devise better ways to build and repair
building envelopes, and to reduce the possibility of future
moisture damage in B.C. homes.
A number of research initiatives are now coming to completion, resulting in a huge body of knowledge and expertise about building envelopes. The next step is to implement
this new knowledge into practice, and to continue to build
on the best practices and quality control protocol that has
been established. New products and practices in the
residential construction industry will enable homeowners
to build, repair or buy homes with increased confidence.
Several research projects funded and managed by
Canada Mortgage and Housing Corporation (CMHC), the
Homeowner Protection Office (HPO), and other organizations in the residential construction industry will be discussed this October, in the first-ever Building Envelope
Research Symposium. The symposium was developed by
CMHC and the HPO to be a principal vehicle for disseminating the results of building envelope research completed
in 2001.
The Building Envelope Research Symposium is funded
by CMHC and the HPO, and will be presented in partnership with the Building Envelope Research Consortium
(BERC), the Urban Development Institute (UDI), and the BC
Building Envelope Council (BCBEC).
Builders, developers, architects, engineers, contractors,
renovators and representatives from across the residential
construction industry and the government will attend this

one-day seminar, to learn about new research pertaining to
the construction and repair of building envelopes.

Topics will include:
• The Latest Research Results on High-Rise Buildings
A look at what has been learned about the building envelope performance of high-rise residential buildings. Also,
new guidance on selecting materials and construction
techniques.
• Rainscreen Performance Monitoring Results
A review of actual performance results for rainscreen walls.
• Building Envelope Rehabilitation
New guidelines for the evaluation and repair of building
envelopes, and a look at case studies that show the successful use of creative design solutions instead of extensive
repairs where possible.
• Building as a System-Effective Ventilation
Buildings function, and should be considered, as entire
systems. This session will look at how the building envelope, mechanical (heating, cooling, ventilation) systems,
and occupants interact to influence overall building performance and occupant comfort.
• Understanding How Wood Decays & How Metals
Corrode
This session will help ensure that each material used in the
home will function properly within its environment.
• Designing Fast-Drying Walls
While deflection and drainage are the primary means of
shedding rain, walls must also be capable of diffusing small
amounts of trapped moisture in order to ensure long-term
performance.

STATE OF THE ART
Water Extraction & Drying Techniques

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

John Mitchell, B.Com
Marion Mitchell
TEL: 604.465.1471
FAX: 604.465.1497
E-MAIL: accountantsdesk@radiant.net
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Water Damage

CALL US ON YOUR NEXT WATER DAMAGE SITUATION
AND MINIMIZE YOUR RE-CONSTRUCTION COSTS.

604-540-8783 24 hrs
Since 1990

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

• Updates to CMHC’s BC Best Practice Guide
This guide provides designers with key moisture management principles and building envelope design guidance.
• CMHC’s Quality Assurance Protocol
Quality assurance procedures for the entire development
process to help ensure high performance of the project.
Attendees of the symposium will take away additional
tools to improve the construction and renovation of building envelopes in B.C. homes. The symposium will include
lectures, interactive workshops, discussion opportunities,
and product demonstrations in order to foster the most
complete understanding of the new research.
"Through broad consultations with industry representatives, we have developed high-quality research products to
assist all industry stakeholders with building envelope
issues. Homeowners will also benefit from improved
building envelope construction and renovation techniques
resulting from this recent research," said Mark Salerno, a
Senior Consultant for Research and Technology Transfer
with CMHC.
Bob Maling, Director of Licensing and Registrar for the
Homeowner Protection Office added that, “on-going building science research and education is key to improving the
quality of residential construction and restoring consumer
confidence in the long term. Partnerships with other government agencies and industry to research emerging issues
in building envelope construction and then transfer that
knowledge to those people who implement it in the field
helps bring about these goals.”
Several gains have been made in the construction of
building envelopes over the past five years, including the
implementation of a Best Practice Guide, a Quality
Assurance Protocol, and the initiation of the Builder’s Tool
Box building envelope construction educational program
and Model Buildings Program. Future plans for research
include the printing of industry publications and the establishment of further training for the residential construction
industry. The results of these projects will be presented at
future symposia planned for the industry.
For more information contact the Home Owner
Protection Office at 1-800-407-7757.y

Visit CHOA’s
NEW Location!

Rancho Management Services
“Proudly serving the Lower Mainland for over 35 Years”

Services
fStrata Management
fProactive Style of Management
fMinutes and Bylaws Available
On the Internet
fFree – No Obligation Proposal
fPre-Authorized Payment Plan
fMinutes within 48 Hours

Rancho Management Services
701-1190 Hornby St.
Vancouver, B. C.
V6Z 2E9

Phone: 604-684-4508
Fax: 604-684-1956
Email:pmgr@ranchogroup.com
Internet: www.ranchovan.com

604-944-1461

Suite 202-624 Columbia St.
New Westminster,
B.C. V3M 1A5
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Winter Tree
Pruning

David Payne
Certified ISA Arborist
President of Terra Nova Landscaping Services

r

A

healthy attractive landscape can increase your properties value. Proper care of your trees and shrubs will
extend their lives, decrease the amount of insects and diseases on them and save your Strata money in the long run.
With winter coming, people are concerned about tree
safety. You don’t have to wait for the snow to fall before you
correct potential tree problems. Pruning and maintenance
of most trees is done throughout the growing season, and
varies with species. By hiring a competent, certified and
insured arborist, your trees will receive aesthetically pleasing, healthy pruning cuts and knowledgeable assessments.
You don’t want to leave stubs or tear the bark, as that
allows disease to enter the wound. By using proper cuts, the
trees natural defense system encases the wound and heals it
over (Further reading see: Dr. Alex Shigo and CODIT-The
compartmentalization of diseases in trees.)
As a rule of thumb you can remove diseased, damaged
and rubbing branches any time. I prefer to do my pruning

on a dry day when it is not too windy. That also lessens the
chance of diseases entering the wounds.
A tree branch should be removed using a three point cut.
The first cut is made a few inches away from the branch
collar on the underside and about a quarter of the way
through the wood, so that the bark doesn’t tear from below
later. The second cut is made farther away from the trunk
and is cut right through the branch. As the weight of the
branch pulls down, your first cut prevents to the bark from
tearing. The final cut removes the stub cleanly where the
branch met the tree and allows the wound to heal.
The International Association of Arboriculturists is one
of the leaders in tree care research. They provide their
members with up to date scientific data and techniques. In
the I.S.A.’s opinion, topping a tree is wrong! It looks ugly
and can lead to all sorts of problems later. Although still
used, topping has been an outdated practice of certified
arborists for nearly 100 years.

Hammerberg, Altman
Beaton & Maglio

interlink ®

Barristers & Solicitors

Experienced Lawyers for your
Strata Property Needs

interlink
Since 1938 discerning property owners
have relied on Certified Property Managers
(CPM) to oversee their properties. If your
Strata Corporation is not currently using
the services of a CPM . . . . should you?

www.stratamanagers.com
Visit our web site or call our office to discuss the difference a
CPM can make to your Strata Corporation. We are licensed,
bonded and insured for your protection.

Ben Larsson, President, B.A., CPM, FRI, RPA
Tel. 604-271-3888 Fax.604-275-2578 E-mail: blarsson@interlink-realty.com

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

THE STRATA MANAGERS™
EST. 1988
©1988 Interlink Realty Corporation, All rights reserved.
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maintenance fee collections
reviewing and drafting by-laws
enforcement of by-laws
legal opinions
leaky condominiums
construction litigation
For more information, please contact:
G. Stephen Hamilton
Suite 1220-1200 W 73rd Ave.
Vancouver, BC V6P 6G5
Airport Square
Tel: 604-269-8500 Fax: 604-269-8511
Toll free: 1-888-LAW-5544
e-mail: hamilton@hammerco.net
www.hammerco.net

If you have concerns about the wind topping over a tree,
you should have it “spiral pruned.” This is the removal of
selected branches throughout the canopy, which allows the
wind to pass through. Spiral pruning also allows the wound
to heal over properly, whereas topping creates a gaping
wound that will rot the tree from the top.
Plants send out a stress hormone (ethylene) that attracts
insects which will damage not only the topped tree, but
may in fact create insect problems in other areas of your
landscape. Stress is, a condition in which a tree or shrub is
not in good health.
I see so many landscapes where the developer has hired
someone cheap to plant the trees. Plopped into a hole,
buried either too deep or too shallow and still tied up with
burlap and non-biodegradable rope. I have found signs of
root girdling where the tree roots grow in circles. You have
to “tease out” the roots when you plant, otherwise years
later they will be growing in circles thinking they are still
in a pot. This creates stability problems as well as lessening
water and nutrition availability to the roots.
Plant your trees and shrubs at the same depth they were
in their nursery container. No deeper than where the root
meets the trunk in most instances. Be sure you are using the
right plant for the right place. Dig the hole at least twice as
wide as the root ball and no deeper. You don’t want
drainage or sinking problems.
If you can alleviate tree and shrub stress through the use
of Integrated Pest Management (IPM) and Plant Health Care
(PHC) you will have a healthier landscape.
Using these holistic approaches to maintaining trees and
landscape plants in good health, we focus on the plant
rather than specific pests. In other words, if you take away
what is causing the plant stress, then you lessen the chance
of insects and diseases in your landscape which will in turn
help to increase your properties value.
Information compiled by certified ISA arborist, David
Payne and Tony Edward. y

po
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Terra Nova Landscaping Services
•
•
•
•
•
•
•
•
•
•

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

“We can make your property shine”

604-931-8766

604-786-9797

RCABC

Guarantee Corp.
RCABC Member Contractors are roofing
specialists with experience installing quality roofs
that have met the needs of building
owners for over 40 years.

ROOF LINE

financing is available
exclusively to RCABC members and their customers.
Low monthly payments are based on current bank
rates. Only RGC Residential Guarantee Jobs (for
single family dwellings) installed by RCABC
Professional Roofing Contractors qualify for the
RoofLine financing plan.

Insist on the RGC Guarantee –

Your Best Protection on the Roof !
9734-201st Street, Langley, BC V1M 3E8
Tel: 604-882-9734
Email: roofing@rcabc.org
Fax: 604-882-1744
Website: www.rcabc.org
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... Sections continued from page 13
at an annual or special general meeting of the section;
• non-residential sections may amend the bylaws by a 3⁄4 vote
or by a different voting threshold if approved in the bylaws
at an annual or special general meeting of the section.

9.Contribution to Expenses in a Section
Generally, expenses in a strata corporation are shared
among all strata lots on the basis of unit entitlement, or
some other method that has been unanimously approved.
Within a section, the same general rule applies and expenses
that relate solely to the strata lots in a section are shared
among all strata lots in the section.
(Note: A section can only pay for expenses that relate
solely to the strata lots in that section. All other expenses
are expenses of the strata corporation.)
In a section, each strata lot’s contribution to the operating
fund and the contingency reserve fund is based on unit entitlement unless some other method has been approved by
unanimous vote.
However, in a strata corporation without sections there
are exceptions that permit a strata corporation to apportion
certain contributions to only some of the strata lots. The
same exceptions apply for sections.
(For more information on apportioning expenses please
refer to Instruction Guide 11, “How to Apportion Expenses”)
Expenses can be apportioned to only some strata lots as
follows:
• Limited Common Property
If the contribution to the operating fund relates to and benefits only limited common property for the exclusive use of
strata lots in a section, the contribution will be apportioned
by unit entitlement or some other method approved by
unanimous resolution to those strata lots entitled to use the
limited common property.
Even though a contribution to the operating fund may be
shared among strata lots entitled to use the limited common
property, a contribution to the contingency reserve fund or
special levy must be shared by all strata lots in the section.
• Type
If the contribution to the operating fund relates to and benefits only one type of strata lot in a section and that type of
strata lot has been identified in the bylaws of the section,
the contribution will be apportioned by unit entitlement or

some other method approved by unanimous resolution to
those strata lots of that type.
Even though a contribution to the operating fund may be
shared among strata lots of a certain type, a contribution to
the contingency reserve fund or special levy must be shared
by all strata lots in the section.
• Repair and Maintenance of Portions of Strata Lots
If a bylaw places responsibility on the section for the
repair and maintenance of specified portions of some but
not all of the strata lots in the section and the contribution
to the operating fund or a special levy relates to the repair
and maintenance of those specified portions of some strata
lots, the contribution to the operating fund or special levy is
apportioned by unit entitlement or some other method
approved by unanimous resolution to those strata lots to
which the contribution to the operating fund or special levy
relates.
Even though a contribution to the operating fund or a
special levy may be shared among strata lots to which the
repair or maintenance relates, a contribution to the contingency reserve fund must be shared by all strata lots in the
section.
When considering the allocation of expenses, it is important to note that within a section, only contributions to the
operating fund can be allocated on the basis of limited common property, or type of strata lot. Contributions to the contingency reserve fund cannot be allocated on such a basis
and must be contributed to by all strata lots in the section.
Similarly, when a bylaw which obligates the section to
carry out certain repairs and maintenance on portions of
some strata lots, such expenses may only be allocated to the
owners of the strata lots that have benefited from the work
if the contribution is to either the operating fund or a special levy. Contributions to the contingency reserve fund cannot be allocated on such a basis and must be contributed to
by all strata lots in the section.

References:
Sections of the Act: 127, 190-198
Sections of the Regulations: 11.1 – 11.3
Sections of Standard Bylaws: 8
Important Notice: This Instruction Guide has been prepared by
the Superintendent of Real Estate to provide information about
the Strata Property Act (the “Act”). This is only a guide to
certain parts of the Act and Regulations. Please consult the Act

Interlink Realty Corporation

®

" T H E P RO P E RT Y M A N AG E R S " ™
E S T. 1 9 8 8

http://www.interlink-realty.com
200 - 5771 No. 3 Road, Richmond, British Columbia,V6X 2C9, CANADA

18

CHOA Journal Fall 2001

and Regulations to determine the complete and precise
requirements of the Act and Regulations. In addition, please
remember when reviewing statements about the Standard
Bylaws, that they may not apply until January 1, 2002, and
even when they do apply, they may have been amended or
removed if the strata corporation has filed bylaw amendments
in the Land Title Office. Please check all filed bylaw amendments to determine whether and how the Standard Bylaws
may have been amended. y

ATTENTION: Self Managed
Strata Corporations
• CONCERNED ABOUT THE OBLIGATIONS
THAT THE NEW STRATA PROPERTY ACT
(SPA) WILL HAVE ON COUNCILS?
(LINK TO SPA ON OUR WEB PAGE
www.ascent-mgmt.com)

ASCENT
S U PE R I NTE N D E NT O F R E AL E S TATE
FI N AN C IAL I N S TIT U TI O N S C O M M I S S I O N
19 0 0 -1050 W E S T PE N D E R S T.
VAN C O U V E R , B C V 6 E 3 S 7
TE LE P H O N E : 60 4 - 6 60 -29 47
FAC S I M I LE : 60 4 - 6 60 -3170
E - MAI L : FI C O M @ G E M S 9 . G OV. B C . C A
W E B S ITE : W W W. FI C . G OV. B C . C A

Real Estate
Management
Corporation
since 1979
LICENSED
BONDED
INSURED

• TIRED OF BEING ON-CALL TWENTY-FOUR
HOURS A DAY?
• TIRED OF COLLECTING STRATA FEES AND
SPECIAL LEVIES ASSESSMENTS FROM
YOUR NEIGHBOURS?
• TIRED OF VOLUNTEERING YOUR VALUABLE
TIME WHILE OTHERS BENEFIT?

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

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

The following Instruction Guides prepared by the
Superintendent of Real Estate's office are available:

Lower Mainland:
Rick Dickson @ 604-431-1800

1. How to Prepare for July 1
2. Role and Resp. of Owner Developers
3. Role and Resp. of the Strata Corp.
4. Role and Resp. of the Strata Council
5. Role and Resp. of Owners
6. Role and Resp. of Tenants and Landlords
7. How to Prepare for an AGM
8. How to Conduct an AGM
9. What to Know about Voting
10. Budgeting and Collecting Fees
11. How to Apportion Expenses
12. Contingency Reserve Funds and Special Levies
13. How to Create or Amend Bylaws and Rules
14. How to Enforce Bylaws and Rules
15. How to Apply Rental Restriction Bylaws
16. Age Restriction Bylaws
17. What to Know about Pet Bylaws
18. Limited Common Property/Short Term Use
19. How to Alter Unit Entitlement
20. Who is Responsible for Repairs
21. What to Know about Record Keeping
22. Certificates of Payment
23. Information Certificates
24. Contracting with a Strata Manager
25. Resolving Complaints
26 Arbitration
27. Court Actions
To obtain the Instruction Guides: visit the web site at
www.fic.gov.bc.ca or call 1.888.249.9299 to order a copy.
Members may also contact CHOA for more information.

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

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

FASTBACK TAX & ACCOUNTING SERVICES
Specializing in Accounting for Self-Managed

• Stratas

• Townhouses

• Condominiums

• Rent Units

Call Trevor at 604-788-0396
Email: fastback@lynx.net

The CHOA Board
of Directors and Staff
wish to thank Jim Jordan
and Garibaldi Glass,
Burnaby, BC for the use
of their board room
facilities this year.
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HARBOURSIDE

... Harrassment Policies continued from page 3

Remember:
Harassment is a serious matter, against CHOA policy and
prohibited by law. Assistance is available and avenues for
recourse are available, so use them.
• Complaints made in good faith, even those that prove to
be unfounded, will be taken seriously and will not
adversely affect your work/relationship with CHOA.
• CHOA may take disciplinary action or impose sanctions
when an individual knowingly makes allegations of
harassment without having reasonable grounds.
• Neither your name nor the circumstances relating to the
complaint will be disclosed to anyone except with your
agreement for purposes of investigation or discipline/
sanction.
• If you're not sure if the way you're being treated is actually
considered harassment, first tell the person that you find
the behaviour offensive and ask that he/she stop. If the
person(s) persists, consider the other procedures as
listed above.
Points of Contact:
• Canadian Human Rights Commission: 604.666.2251
• B.C. Human Rights Commission/Issues & Complaints:
604.660.6811
• President/CHOA Board of Directors: 604.584.2462;
1.877.353.2462
Many of the organizations that found themselves in the
unpleasant headlines, often did so not through any
malicious intent, but rather through inattention to having
set policies that govern the conduct of their members/
employees. CHOA is proud to have adopted a policy that
supports a respectful working environment for all persons
we do business with and for our employees and Directors.
We hope our member corporations will find value in
embracing a similar philosophy. y

Upcoming
Events–2001

Property Management Ltd.

#23-220 East 4th Street
North Vancouver, B C
V7L 1H9
Services Specializing in
Management of Strata
Corporations

Tel: 604-255-5181

TITAN PAINTING AND REPAIRS
•
•
•
•
•

Int. & Ext. Painting
Drywall Repairs
Texture Ceiling
Pressure Washing
Wood Moulding

Liability Insurance/WCB

MARC IMBRIANI
Suite 207-1928 E. 11th Avenue,Vancouver, B.C.V5N 1Z2
Cell: 604-726-7777 Tel/Fax: 604-872-2592

Could your Blinds use
some TLC?
Washing • Repairing • Sales
Commercial • Residential
331 WEST 7TH AVE.
VANCOUVER
FAX LINE: 604-874-0076
Since 1952

604-874-1121

ABRAHAM FISHER
Cleaning Services
Since 1976
403 - 1010 Burnaby Street
Vancouver, BC V6E 4L8

604-6l8-5689

This year's seminars, 2001, are planned for the following locations and dates. Contact the CHOA office to confirm your
booking. Dates may be subject to change and space is limited.

October 13, 200 – Nanaimo, B.C.
Coast Bastion Inn, 11 Bastion Street

October 27, 2001 – Coquitlam, B.C.
Council Chambers, City Hall, 3000 Guildford Way

November 3, 2001 –Langley, B.C.
ABC Restaurant, 5978 Glover Road
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• Specializing in combined
janitorial services and lawn
and garden care for the
smaller Strata Property.
• WCB Covered/Insured

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

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

JERRY P. J. HUOT, C. Arb.

STRATA PROPERTY CONSULTING SERVICES

(Notary Public)

ENID C. KIRBY

CONDOMINIUM ARBITRATION?
ENGAGE AN EXPERIENCED ARBITRATOR
TEL: 604-535-3275 FAX: 604-538-6906
1518 George Street, White Rock, BC V4B 4A5

CONSULTANT

ARBITRATOR

MEDIATOR

Phone 604-542-0226 • Fax 604-542-0030
ekirby@home.com
MEMBER B.C. ARBITRATION & MEDIATION INSTITUTE
MEMBER INSURANCE INSTITUTE OF B.C.

CHAMBERS & COMPANY
condominium management inc.

CONDEX
PROPERTY MANAGEMENT LTD.

204A-133 East 14th St.
North Vancouver
V7L 2N4
604-987-9040

• Full Management
• Administrative Management
• Mediation and Arbitration
Services

PSC

2-2773 Barnet Hwy
Coquitlam, V3B 1C2
604-945-0644

PROFESSIONAL
STRATA COUNCIL
CONSULTANTS INC.

John Williamson
President
83-1410 Parkway Blvd. , P.O. Box 98, Coquitlam, BC V3E 3J7
Tel: 604.942.2434 Fax: 604.942.4834
D & M SERVICE
CONSTRUCTION LIMITED
GENERAL CONTRACTORS
RESIDENTIAL & COMMERCIAL

“We Believe in Superior Service to Our Customers”

Our Services Include:
• Building Envelope Repairs • General Strata Renovations •
• Deck Repairs • Custom Millwork • Project Management
Excellent References

Phone/Fax
604-572-3082

Check Us Out with the
Better Business Bureau

P

PA R K P L A C E

P R O P E R T Y S E RV I C E S L T D .
Strata Management Specialists

LESLIE A. PUREWAL
PRESIDENT

2113-11871 Horseshoe Way
Richmond, BC
Canada V7A 5H5

Tel: 604-271-7788
Fax: 604-271-7733

CONDOMINIUM MANAGEMENT SPECIALISTS
• Integrity • Experienced • Dependable •
Please call for a complimentary quotation
for your strata development.

604-682-5611
Susan Jury

1012-470 Granville St.

Certified General Accountant
ACCOUNTING SERVICES AND
BUDGET PREPARATION FOR
SELF-MANAGED STRATA CORPORATIONS

5 - 31501 Upper MacLure Road, Abbotsford, BC V2T 6R8

Tel: 604-504-7279
Fax: 604-504-7271

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

f

airview

BUILDING MAINTENANCE

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

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

SwiftSure
Strata Services Inc.
Administrative and
Financial Support
for self-managed condominiums

604-232-0991
CHOA
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Be a Business Member with CHOA!
R E Q U I R E M E NT S FO R B U S I N E S S M E M B E R S H I P

i

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

S E RV I C E S W ITH TH I S M E M B E R S H I P
• Subscription to our CHOA Journal (3 copies quarterly)
• Website Listing in our Business directory
• An additional discount of 5% on advertising in the CHOA Journal
• Identity decal, advertising copy materials including the privilege to publish the CHOA Logo
as business members
• Discounts on publications, workshops and seminars

V

RESOURCES TO BUSINESS MEMBERS INCLUDED WITH YOUR MEMBERSHIP
• RCABC - Roofing Repair/Construction Info Packs
• CMHC - Renovation Guides
• BCAMI - Arbitration/Mediation Guide
• HPO -Before you Renovate
• Strata Property Act Reference Index

x

PU B LI C ATI O N S FO R S ALE AT M E M B E R P R I C E S
• Strata Property Act - Consolidated
• Strata Property Act-Regulations and Forms
• CHMC Building Remediation Guides
• HPO Managing Major Repairs

{

MEMBERSHIP FEES
$200.00 annually

X
22

SUITE 202-624 COLUMBIA STREET
NEW WESTMINSTER, B. C.
CANADA V3M 1A5
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Step By Step “DO-IT-YOURSELF”
Bylaw Packages
Author, CORA D. WILSON, Condominium Lawyer
Cora D. Wilson, Condominium Lawyer & Educator, C.D. WILSON LAW CORPORATION,
with offices in Victoria and Nanaimo. Cora has been practising law for 15 years and
currently represents numerous strata corporations. She is a sought after lecturer on
condominium issues at Malaspina University College, Strata-sphere Condominium
Services Inc., the Real Estate Board and numerous other organizations. Cora is the
editor of the semi-annual condominium publication, ‘Voice from the Strata-sphere’, as
well as the author and publisher of the first ever Vancouver Island Condominium Directory.

On January 1, 2002 the Part 5 Condominium Act Bylaws will no longer exist!
The Standard Bylaws to the Strata Property Act will. come into effect.
Strata Corporations throughout British Columbia may be required to completely review and
overhaul the bylaws. This process could take between 3 - 5 months.
This comprehensive guide is specifically designed for the average strata council member.

FOR A LIMITED TIME ONLY
THE BYLAW PACKAGE IS AVAILABLE IN YOUR AREA FOR
$295.00, plus tax, shipping & handling (Total $346.30)
Regular price $550.00 plus tax

Fax orders to (250) 741-1441
Telephone (250) 741-1400
1-877-605-9997
Order Online at: www.cdwilson.bc.ca

ECO-LITE CAN BE INSTALLED ON ANY TYPE OF ROOF • EASY INSTALLATION •
LEAKPROOF • SAFE & SECURE • MORE VERSATILE THAN A TRADITIONAL SKYLIGHT
BLOCKS HARMFUL UV RAYS • CUSTOM-MADE SIZES AVAILABLE TO ACCOMMODATE
YOUR NEEDS • 25 YEAR MANUFACTURER’S WARRANTY • 5 YEAR INSTALLATION
WARRANTY • ECO-LITE DOES NOT CREATE HEAT OR COLD

Senior’s Discount Available!
ECO-LITE AT NITE
Now available
This is 24 hrs lighting system using solar panel.
First in the world!

ECO-LITE DISTRIBUTORS
1-800-967-7778
Vancouver Area 604-585-4746
E-mail: litetube@ccnet.com
www.natural-lite.com
The only tubular skylight that
has received this endorsement
by the BC Hydro Power Authority

We cure
property
management
headaches.

> Residential Management Specialists
located in the Richmond area and
serving the Lower Mainland.
> Fully Licensed Managers each having
a minimum of eight years experience.
> Competitive Rates
> Over 7000 Satisfied Customers

Bill Blackall
604.273.1745
The Property Management Division
Century 21 Prudential Estates Rmd. Ltd.
7320 Westminster Hwy.
Richmond, B.C. V6X 1A1

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

