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CALL: 604-872-6788

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

Providing Professional Management Services
for more than 10 years: 

x
x

x

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

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

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

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

®
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TOM CARR, PRESIDENT OF CHOA

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

• Membrane Repair & Replacement      

• Deck Repair      • Concrete Crack Repair  

• Waterproofing     • Traffic & Pedestrian Deck Coating  

• Leak Investigation     • Structural Concrete & Framing 

• Painting  & Caulking    • General Building Repairs

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

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

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

ANTONIO GIOVENTU, EXECUTIVE DIRECTOR, CHOA

Statistics, Legislation and Updates 
2003 has been the busiest year on record for CHOA. On behalf of the
board of directors and staff, we wish all of our members and their
families a safe and happy holiday season.  

• Numbers of advisory calls serviced this year:        37,500
• Number of responded emails:                        18,000
• CHOA members                                                                    45,000
• Associate members 160
• Business members 56
• Attended Strata AGM/GSGM meetings in 2003 150

CHOA Memberships   
• Better Business Bureau                                                     Since 2001
• BCAOMA                                                                        Since 2003
• BCCEAS                                                                           Since 2003

CHOA Journal 
• 6,000 copies distributed quarterly
• Journal subscribers 250
• Advertisers 55

CHOA committees are supported by volunteers from strata
corporations, board members, professionals and management. We are
grateful for their time, support and efforts in research. 

Education 
• 2 Staff, 4 Volunteers    400 hrs
• 45 Seminars with  947 attending
• Information bulletins research & development  @ 10      250 hrs 

Legislation Committee
• 2 staff & 8 volunteers plus strata surveys                           300 hrs 
• Section 171 SPA Amendments
• Civil Liability Review Submissions
• Homeowner Protection Act review
• Residential Tenancy Act review 
• Real Estate Act review & 1,500 membership surveys.          100 hrs

CHOA Volunteer Appointments 
• Provincial Advisory Council                                                    HPO
• Board of Directors HPO
• Advisory Development Committee                                          SFU
• Board of Directors BCBEC



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

Website: www.choa.bc.ca

E-mail: office @choa.bc.ca

Toll-Free: 1-877-353-2462

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

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

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

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

TEL: 604.584.2462
FAX: 604.515.9643

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

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

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

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

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

STAFF
Tony Gioventu, Executive Director
Martha Lopez, Financial & Systems Manager
Heidi Marshall, Lower Mainland Advisor
Edna Galbraith, Advisor Interior
Sharon Kelly,Vancouver Island Consultant

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

4 CHOA Journal December 2003
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In 10 years of practice, of all the questions that I am asked
about strata property, the ones about rentals top the list.

After reading this article, maybe some of those questions
will be answered.  A strata corporation may bring in a bylaw
that limits the number of residential strata lots that may be
rented.  It may also have a bylaw that limits the period of
time for which residential strata lots may be rented.  Often
times these bylaws would be found together, but that is not
necessarily.
A bylaw that limits the period of time may look like this:

The period of time for which strata lots may be
rented is a maximum of two years.

Why would a strata corporation want to limit the period
of time that strata lots are rented?  There may be a waiting
list of owners who wish to rent.  By limiting the period of
time to a maximum of, say two years, different owners
would be able to rent their suites when the time runs out for
other owners.
Another possible bylaw might be:

The period of time for which strata lots may be
rented is a minimum of one year.

A bylaw worded this way would be useful to prevent
repeated changes in tenancies such as monthly or more
frequent rentals.
Here’s another example:

The period of time for which strata lots
may be rented is a minimum of one year
and a maximum of two years.

This bylaw would prevent recurring tenancies and give
others a chance to rent their suites on a rotational basis

without increasing the overall limit on the number of suites
that may be rented.

When a strata corporation adopts a bylaw that limits the
number of strata lots that may be rented, the bylaws must
also set out the procedures to be followed by the strata
corporation to administer the limit.

What would procedural bylaws look like?  In drafting
these bylaws, it is useful to think of specific questions that
the bylaws would need to answer.  For example,
(a) Who receives the application of an owner wanting to
rent?  Is it the property manager or is it the council or are
both acceptable?
(b) How quickly will the council respond to an owner’s
request to rent?
(c) Will the council respond in writing to a request to rent?
(d) How much time does an owner have to put a tenant into
the strata lot?
(e) If the owner does not rent the strata lot within the
specified time, will the permission to rent be revoked?
(f) What if the limit on total rentals is reached?  Is there a
waiting list?  How does the waiting list work?
(g) What is the fine for renting a strata lot in breach of a
rental limit?

Bear in mind that if there is no limit on the number of
strata lots that may be rented, then there is no requirement
for any procedures.  However, even without a limit on the
number of strata lots that may be rented, a bylaw that limits
the period of time that a strata lot may be rented may be
helpful to eliminate short term rentals and/or provide a
basis for rotating rentals.

Limiting Rentals
BONNIE S. ELSTER,LAYER, CLARK, WILSON

...continue on next page
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Strata Legal Issues?

LESPERANCE MENDES LAWYERS

Providing experienced legal advice 

on issues facing strata corporations, 

owners & property managers

• Dispute Resolution

• Bylaws

• Collections

• Contracts and Construction

• Leaky Condo Litigation

Contact Paul Mendes

Tel: (604) 685-4894

Fax: (604) 685-7505

Email: pgm@lmm.bc.ca

Does a bylaw that limits the period of time that strata
lots may be rented affect a rental granted on the basis of
hardship?  If the strata corporation grants a hardship rental
and the strata corporation has a limit on the period of time
that strata lots may be rented, how does that affect a rental
based on hardship?  A rental based on hardship should end
when hardship ends.  A strata corporation should not apply
the bylaw that limits the period of time for which strata lots
may be rented to a hardship rental.  Rather, a strata
corporation should tell the owner at the time of granting the
hardship rental that the issue of hardship will be reviewed
in say, one year.  If the hardship has ended at that time, the
permission to rent on the basis of hardship also ends. y

tel 526-4009 fax 526-3870

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

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

Structural Repairs (Frame & Concrete)
Special Construction:

*Siesmic Upgrades
*Sound Control
*Security

tkodave@infoserve.net

Commercial & Residential
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LOREN & COMPANY
CERTIFIED GENERAL ACCOUNTANTS

Auditing • Consulting • Bookkeeping
Reasonable rates for monthly, quarterly, or annual services.

102-1999 Marine Drive, North Vancouver, BC V7P 3J3
TEL 604.904.3807   FAX 604.904.3806   RES 604.926.3808

accountants@loren.bc.ca
Offering More than Just Numbers

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

Resolution strategies can be tailored 
to fit your budget.

Think Twice 
before you 
litigate
Contact us for:

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

• Information about
Alternative Dispute
Resolution

• Other help in 
developing dispute 
management strategies

• Referrals

British Columbia
Arbitration and 
Mediation Institute

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

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

In recent years real estate values have increased significantly.
For building Owners, a properly implemented maintenance

program is a cost-effective method to protect the value of their
real estate investment.  The “building envelope” is a
significant part of the building and its performance can be
maximised through proper maintenance.
Definition and Function of a Building Envelope and
Maintenance:

“Building envelope” refers to those parts of the building
which separate the interior environment from the exterior
environment, and includes windows, doors, walls, roofs and
foundation walls.  Sometimes referred to as “building
enclosure” or “environmental separator” in the Building
Codes.

The building envelope has a function similar to the skin
of a living organism.  The building envelope protects the
structure and the interior components from the effects of the
external environment.  We all know that cuts or bruises that
don’t heal quickly may result in infections that require

medical intervention and more elaborate treatment.  A similar
analogy applies to buildings.  If the deficiencies and defects in
the building envelope are not repaired promptly more serious
deterioration of the underling components, including
structural elements, may occur.

In the “Guidelines on Durability in Buildings” (CSA
S478-95) standard maintenance is defined as:
“ The actions and measures taken periodically to maintain a
desired level of performance. Maintenance includes a
planned program of cleaning, repair, or replacement of
identified components such as paint or gaskets.” 
Exterior and Interior Loads affecting Building Envelope
performance:

The exterior of the building is exposed to climatic
elements such as water, ice, snow, wind and sun.  Building
materials expand and contract to varying degrees with
changes in temperature.  Due to those thermal movements
various defects such as cracks, or delamination of various

Building Envelope Maintenance - 
The key to protecting the value of your real estate investment

LEVELTON ENGINEERING LTD.

...continue on next page

MMI INFRARED Ltd.
M---Management

M---Maintenance

I---Infrared

Company Mandate! To provide a

common sense approach to 

•    Building Evaluations 

•   Maintenance Programs.

Check our WEB site

www.mmiinfrared.ca 

Or call Cliff at 604-619-8928



components, can occur.  Depending on the age of the building,
the design details and buildings exposure, the aging process
for each exterior component will occur at a different rate.

In addition to the exterior loads, the building envelope is
impacted by the systems inside the building and by the
activities of its occupants.  The internal building systems
include heating, cooling, ventilation, plumbing and electrical
systems.  One of the crucial maintenance items that should be
monitored by the Owners is the interior relative humidity
(RH). 
Typical reasons for Maintenance:

Building envelope maintenance is somewhat like to
automobile maintenance.  Most car Owners are aware of the
importance to maintain their cars.  We take the car for regular
check-ups, tune-ups and car washes to assure their good
performance and appearance.  

Maintenance of building envelope components and their
interfaces is crucial in preventing moisture ingress into the
building assemblies.  Moisture trapped inside the building
assemblies may cause their components to deteriorate
prematurely.  The public’s awareness about building envelope
failures has been heightened in recent years.  One has to learn
from those unfortunate experiences to do all the right things
to prevent them from occurring.  

It is understandable that a purchaser may want to look for
buildings that will be easy to maintain, however, new
materials and technologies such as “rainscreen” type wall
designs are not maintenance free. In reality, all building
envelopes require maintenance regardless of their age, design,
and the materials used in order to realize their intended
service life. 
Building Envelope Maintenance Program:

Owners/occupants who do not have staff dedicated to
building maintenance may feel they don’t have enough time
to maintain and/or worry about their buildings.  Therefore a
properly documented maintenance program is the key to
saving time and money for the Owners in the long term.  It is
recommended to have a “review and maintenance program”
in place that starts during the first year of occupancy in a new
building and continues annually.  The Maintenance and
Renewal Program should be prepared and reviewed
periodically by a building envelope professional (BEP).
Building Envelope Maintenance and Renewal Manual and
Reviews:

Strata Owners should have a project specific maintenance
and renewal manual for their building envelope.  This
document should contain a maintenance and renewal
schedule.  Regular monitoring will facilitate early detection of
potential problems. 

The review of the building envelope should be completed
by qualified personnel. Owners can also conduct their own
review of the interiors and exteriors of their units on a regular
basis and report any problems to the Strata Building
Committee, Strata Council or Property Manager(s), however
comprehensive reviews should still be provided by a
pertinent professional. 

Building Envelope Maintenance Do’s and Don’ts:
• Implement a properly designed, scheduled and
administered maintenance program as the key to saving time
and money to the Owners.
• Regularly update the Building Envelope Maintenance and
Renewal Manual.
• Have qualified professionals regularly review building
envelope components as part of the maintenance process.
• Maintain all building envelope components and their
interfaces to preventing moisture ingress into the building
assemblies.
• Maintain interior relative humidity (RH) to CMHC
recommended levels. 
• Keep in mind that even the most durable, well-designed and
constructed buildings require maintenance. 
• Don’t assume that new materials and technologies, such as
rainscreen type wall designs are maintenance free.
• Don’t delay any repairs or maintenance tasks.
• Don’t assume that all components age or deteriorate at the
same rate.

Levelton Engineering Ltd. has developed a user friendly
maintenance and renewal manual that can be customized for
the building to reflect the type of cladding materials used,
wall assemblies, their condition and future performance.  An
essential part of the manual is the maintenance and renewal
schedule.  The review, maintenance and renewal tasks are
projected over a 20 to 30 year period depending on the age of
the building. y

Servicing strata corporations, strata owners,
             and management companies

• Resolving disputes by negotiation, mediation,
arbitration or court

• Revising and creating bylaws
• Attending strata meetings
• Collecting strata fees and special levies
• Drafting contracts

ELAINE  T. 
McCORMACK 

Lawyer & Chartered Arbitrator
Email: elaine@mclc.ca

ADRIENNE  M.
MURRAY

 Associate Counsel
Email: adrienne@mclc.ca

 

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

Tel (604) 688-0930    Fax (604) 688-0945
www.mclc.ca    
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The Human Rights Tribunal recently considered a
complaint that a Strata Corporation had discriminated

against an owner by installing a timer on the front door that
disconnected the door entry system during the night. 

A three storey apartment style building was equipped
with a commonly installed entry system that allowed
visitors to ring a strata lot and talk to the occupant.  The
occupant could then unlock the door from his or her suite
to allow the visitor access. 

For security reasons, the Strata Council decided that
after 8:00 p.m. owners would no longer be able to unlock
the front door from their strata lot when someone rang, but,
instead would be required to go to the front door and
personally unlock the door to let the visitor in. 

One owner expressed concern about the new system.
The owner was 80 years old and suffered from various
health problems including congestive heart failure,
advanced arthritis, and macular degeneration.  In a letter
from her doctor to the Strata Council the doctor stated her

health problems and indicated that it was physically
unrealistic for her to be mobile in an emergency situation
and that a delay in accessing medical assistance could
result in a critical situation. The owner also advised the
Strata Council that three companies were willing to give
free estimates and suggestions to the Strata Council for
alternative security arrangements.  

In response to the owner’s concerns, the Strata Council
advised the owner that she should obtain the names of other
owners in the building who would be willing to assist her
in the event of an emergency.

When the Strata Council refused to re-connect the door
entry system, the owner complained to the Human Rights
Tribunal. 

The Human Rights Tribunal concluded that the owner
had a disability.  The Tribunal noted that, although the new
requirement of disconnecting the entry system applied to all
residents, and did not single out the complainant, the new
system affected people with a disability differently than
those who were not disabled.  As a result, the Tribunal
concluded that the Strata Corporation had discriminated
against the owner because of her physical disability.  The
Tribunal also determined that accommodating the owner
would not create an unacceptable risk to the other owners
in the strata development. 

The Tribunal ordered the Strata Corporation to re-
connect the door entry system.  The Tribunal also awarded
the owner $1,500 in damages.

The case confirms that the actions of Strata
Corporations are within the jurisdiction and subject to the
scrutiny of the Human Rights Tribunal. Strata Corporations
must be very careful when imposing requirements that
particularly impact occupants suffering from disabilities. y
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The Case of the Disconnected 
Doorbell - Discrimination in Strata Corporations

ADRIENNE MURRAY, ASSOCIATE COUNSEL, McCORMACK & COMPANY LAW CORPORATION

Taxation Reminder 2003 

All strata corporations must file tax

returns. Contact the CHOA office to

receive free copies of the forms and

information. 
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Visit our web site, www.stratamanagers.com
or call our office to discuss the difference we
can make to your Strata Corporation. 

Ben Larsson, President, B.A., CPM, FRI, RPA, CMOC
Tel. 604.271.3888 Fax. 604.275.2578 
E-mail: blarsson@interlink-realty.com

Interlink Realty Corporation

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

Professional
Property

Managers

604.944.1461

WATER DAMAGE

PROVIDING THE BEST IN ➤

• Water, storm and fire damage restoration

• Mould remediation

• Contents pack-out, cleaning and storage

• Trauma scene clean-up

• Vandalism, board-ups and restoration

• Carpet and upholstery cleaning

FIRE & WATER DAMAGE RESTORATION SPECIALISTS

restoring your peace of mind

www.canstarrestorations.com

24 HOURS A DAY - 365 DAYS A YEAR

Expect More From Us!

SUPPORTER & BUSINESS MEMBER OF CHOA

Established 1988

ASCENT
Property Management Services

for the Lower Mainland

Since 1979

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

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

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

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

Ascent Real Estate Management Corp.

SUITE 1105 

1095 WEST PENDER STREET

VANCOUVER, B.C.

CANADA V6E 2M6 

PH: 604 682-8492 

FX: 604 683-4782

mberris@bmepartners.com 

[  Strata Special ists  for  20 years  ]  

www.bmepartners.com 
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Highlights of the PST Relief 
Grant Program

The PST Relief Grant Program provides grant assistance
to owners of leaky homes who have repaired damage

caused by premature building envelope failure. The
Homeowner Protection Office (HPO) is responsible for the
administration of the program.

Eligible recipients include strata councils, housing co-
operative boards, single detached homes and duplexes in
the coastal climatic zone. Investor-owned properties are not
eligible since repair costs can be deducted from rental
income. Builders and warranty companies also are not
eligible for the grant. Assistance is available on repairs
completed on or after July 28, 1998, the date the
Homeowner Protection Act was passed.

The grant is based on a formula that equates to the cost of
PST paid on repairs. Generally, about 40 percent of a total
repair bill consists of materials costs which are subject to
PST. The amount of the grant is based on the following
formula:
Total cost of repairs X 40% X the PST rate which was in
effect when the repairs were paid (which is 7% prior to
February 20, 2002 and 7.5% thereafter)

The “total cost of repairs” in the formula is the contract
price of the completed repair.

The PST Relief Grant application package is available on
the HPO Web site or by contacting the toll-free information

line. In the case of strata titled buildings , the strata council
or housing co-operative board will apply on behalf of the
owners/members. For single family homes, all owners
registered on title for the property must sign the
application. 

Supporting documentation required for the application
includes: 
•a completed application form; 
•a certificate to verify that the repair was necessary due to
a premature building envelope failure and is not simply
related to maintenance; 
•a statutory declaration by the contractor confirming
repairs have been completed; and 
•copies of contracts with change orders, invoices or
certificates of payment that support the cost of repairs being
submitted on the application. 

Once the application is complete and approved, the PST
Relief Grant will be paid within 30 days. In the case of
strata titled buildings or housing co-operatives the grant is
paid to the corporation. For individual homeowners the
grant will be paid to all owners registered on title.

Telephone inquiries should be directed to the Homeowner
Protection Office PST Relief Grant Administrator. y
Web : www.hpo.bc.ca
Phone : 1-800-407-7757.



BAYSIDE PROPERTY 
SERVICES LTD.
Strata Property
Management Specialists
Since 1972

For more information, please contact:
G. Stephen Hamilton

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

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

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

SERVICE  -  INTEGRITY  -  RESULTS

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

WE WILL MAINTAIN AND ENHANCE THE
VALUE OF YOUR PROPERTY THROUGH:

• EXPERIENCED, PRO-ACTIVE PROPERTY MANAGERS

• TIMELY AND ACCURATE REPORTING

• 24-HOUR EMERGENCY RESPONSE SERVICE

Tel: 604.432.7774
Fax: 604.430.2698
Email: bayside@axion.net

Suite 100, Sperling Plaza
6400 Roberts Street, Burnaby, 
BC V5G 4C9
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Rancho Management Services

Phone: 604-684-4508

Fax: 604-684-1956

Email:pmgr@ranchogroup.com

Internet: www.ranchovan.com

Services

fStrata Management

fProactive Style of Management

fMinutes and Bylaws Available 
On the Internet

fFree – No Obligation Proposal

fPre-Authorized Payment Plan

fMinutes within 48 Hours

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

“Proudly serving the Lower Mainland for over 35 Years”

ALL SEASONS 
TREE SERVICE LTD.

“SERVING THE LOWER MAINLAND SINCE 1974”

COMPLETE TREE 

AND SHRUB CARE
• PRUNING

• SPRAYING WEEDS & INSECTS

• DANGEROUS TREE REMOVAL

• STUMP GRINDING

• ROOT FEEDING

• REMOVAL SURGERY

• CABLING 

• BRACING

• TRIMMING FRUIT 

TREES, CONIFERS AND HEDGES

FOR PROFESSIONAL WORK,

TREE REPORTS & CONSULTATIONS CALL

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

FREE 
ESTIMATES

FULLY
INSURED

RAYMOND CATTON
CERTIFIED ARBORIST

The Experiences of Leaky 
Condo Repairs

MARY BOONE AND JULIETTE SMITH, SOS-ADVOCATES IN BUILDING REMEDY MANAGEMENT INC

The Inexplicable Myriad of Details with Leaky Condo
Rehabilitation

Rehabilitating our leaky condo involved more than repairing the
walls - it was a harrowing experience we were completely
unprepared for. Our 200 unit complex in Vancouver recently
completed 2 years of reconstruction. The process spanned 5 years;
from initiating the first engineer's surveys to substantial completion
and deficiency sign off. 

An owner experiencing leaks firsthand identified the problem to
Council. Our original Property Manager was a subsidiary of the
Developer and due to “conflict of interest” in building deficiencies
was dismissed by the Owners. A second Property Manager was
hired and took on the Management of our first "trial wall repair”.
Through their inexperience, costs doubled and project information,
progress reports and engineering documents were never
forthcoming to Council. The emerging crisis spurred a proactive
group of Council members, who dismissed the second Property
Manager and implemented an on-site Self-Managed office. Owners

agreed, the best person to manage our investment was a self-
invested owner. Management and Council were a cohesive group of
well informed, intelligent, involved owners, yet none of us were
prepared for what lay before us.

Owner acceptance of a complete rehabilitation was not easy – even
after our trial wall repair. Owners conceded, after much
deliberation, denial, in fighting and 2 rounds of voting, our
buildings had premature envelope failure - in other words, we had
a leaky condo. With resolutions passed by 3/4 vote and the
Engineering firm hired, we believed our problems were remedied.
However straightforward, our reality was quite different.

At the onset of construction, Council planned to hire a Project
Manager to oversee “Owners concerns” until the Engineers assured
Council it was unnecessary. Owners soon discovered the Engineer's
mandate was engineering the rain screen wall assembly and
overseeing the Contractor’s budget. Although reconstruction
impacted many aspects of the Owner's daily lives, “Owner

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

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

Could your Blinds use
some TLC?
Washing • Repairing • Sales
Commercial • Residential

331 WEST 7TH AVE.
VANCOUVER
FAX LINE: 604-874-0076

604-874-1121Since 1952

concerns” fell outside of the Engineer's and Contractor's directive.
Without a separate Project Manager, who would address all “Owner
concerns”, as well as administrative matters? In accordance with the
Strata Act, Council knew it was imperative we be well informed
before making decisions members could be held liable for. It was
Council’s responsibility to authorize and sign all contracts, change
orders and cheques. The bureaucracy and the reams of paperwork
associated with this type of project are enormous. A decision was
made to hire an on-site Project Manager to answer Owners
questions and concerns, to manage administrative and financial
needs, to liaise with the Engineer, Contractor and Trades and report
all information back to Council. In addition, an engineering
committee of owners was created to attend bi-weekly meetings with
the Project Manager, Engineers and Contractor. 

After laying a solid foundation, Council believed our rehabilitation
would flow smoothly, until the inexplicable myriad of details hit us
head on.

Our first head on collision hit following the tendering process. All
bids returned over the Engineer’s original budget. Owners had
already passed and collected a special assessment based on the
Engineer’s estimated projections. Instead of going back to the
owners for additional money, Council decided to rethink the design
and material details vs. costs to meet our original budget figure.
Council was fortunate to have 2 members professionally educated
in design, who conceptualized and communicated solutions to the
Engineers, Council and Owners.

Following is a list of unanticipated situations we experienced
throughout construction:

1. Construction stopped before it began. The residential tenant of the
very first unit to under go demolition denied access to its 700 s/f
deck earmarked for the main staging area. Arbitration followed.

2. Not all cost savings measure up. To save the cost of a transformer,
Council granted construction access to all exterior outlets.
Complaints quickly followed when owners’ increased Hydro bills
arrived. Council approved rebates.

3. Security concerns intensified. Scaffolding created access to all
floors for cats, raccoons and other unwelcome prowlers. Security
was hired. 

4. Accidents do happen. During demolition, a sprinkler head was
severed flooding a first floor suite. An emergency restoration
company was called. Recovering costs required three insurance
adjusters and three separate claims. 

5. Mother Nature wreaked havoc. With wind speeds of 100 km/hr,
a scaffold plank flew through a window and roof tarps blew off
leaving exposed walls unprotected. Insurance claims followed.

6. Curiosity didn't kill the cat but it made the crew ill. One cat began
climbing the scaffolding to use the roof deck as its personal lavatory.
The cat’s owner was notified.

7. Pre-wired for dissatisfaction. Alarm wires were disconnected
when new windows were installed and due to warranty
requirements, owners were left with unsightly wires running up the
inside of the window frames.

8. Communication challenges. All owners’ are unique – some need
handholding, some coaxing, some a place to vent, and some
required language translation. Patience helps.

Our $7 million reconstruction was onerous; the exterior of owner's
homes were being rebuilt while they still lived inside. Rehabilitating
our leaky condo involved more than simply repairing the walls - it
required the ability to amass and assemble the myriad of details
with undying energy all the while maintaining a sense of humour. 

15 Years
Experience

✓ Window Cleaning
✓ Pressure Washing
✓ Gutter Cleaning
✓ Roof Demossing
✓ Vinyl Siding Cleaning



In the old days, when the neighborhood baseball game
resulted in an errant homerun ball and caused a window to

break, we would straight forwardly cut and replace the glass
pane as needed on site, right then and there. 

Nowadays, things are a little different. Insulated or double
pane glass (commonly referred to as a sealed unit) may be found
in most residential and commercial construction. It is required
by the building codes in many areas as a means of conserving
energy, which when you think about it makes a lot of sense
because single pane glass has virtually no insulating value. 
What is a sealed unit?

Sealed units are comprised of two panes of glass that are
separated by a space (space bar) which is sealed therefore
restricting the movement of outside air into the space (dead air
space). 

The space itself can be filled with dehydrated air, or with a
special gas. The type of glass, spacer or gas used will determine
the overall insulating efficiency and total cost. 
Replacement procedure

The replacement procedures are much the same as with

single pane glass however sealed units are manufactured in a
factory and require a pristine environment to ensure a clean,
quality product. The question arises as to what to do when
insulated glass is broken, cloudy or “fogs up” between the
panes – i.e. what are your repair options? 

Unfortunately, there is no repair for clouded insulated
glass. When the seal around the perimeter of the two panes fails
- not if, but when, because they all do - moisture enters the gap
and condenses on the inside of the glass, giving it a foggy
appearance. The only repair is replacement of the panel.

Rather than replace of the entire window (glass, hardware,
frame etc.) in many cases all that is necessary is to replace the
individual glass panel (sealed unit).
Timeframe, warranties and costs

From the point when the new window is measured, to
actual replacement installation, it usually takes approximately
3-5 working days. This varies with the type of glass selected and
other mitigating circumstances that may unexpectedly arise. 

Generally, the manufacturers’ have a standard 5-year
warranty against failure, however, some may offer an optional
10 year warranty with an additional premium. Incidences of
failure are extremely rare for warranty, but should it occur, our
suppliers are reputable, resulting from our long-standing 20-
year relationship. 

If you are considering window repairs, and your budget
allows, it’s best to have as many windows as possible replaced
at one time or try to combine it with other related repairs such
as part replacement i.e. rollers, hinges, handles, weather-
stripping, locks or window tinting.

Please do not hesitate to call us for an estimate or advice
and don’t forget to identify yourself as a CHOA member for
further consideration. Action Glass may be contacted by calling
the office at 604-525-5365. y
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MANCINI BROTHERS 

CONSTRUCTION LTD.

General Maintenance for wood frame buildings including:

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

CARLO MANCINI
Tel: 604.594.7233 Fax: 604.594.7203

CALL US ON YOUR NEXT WATER DAMAGE SITUATION

AND MINIMIZE YOUR RE-CONSTRUCTION COSTS.

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

604-540-8783 24 hrs
Since 1990

STATE OF THE ART
Water Extraction & Drying Techniques Water Damage

“In’s and Out’s” of Double - 
pane glass

BRAD JOHNSTON, ACTION GLASS INC.
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Greater Vancouver 525•5365 Fraser Valley 534•4233

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

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

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

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

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

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

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

FLOOD, FIRE AND TRAUMA RESTORATION

CARPET & UPHOLSTERY CLEANING

CARPET RESTORATION AND REPAIRS

FLOOR COVERING SALES

SMOKE DAMAGE CLEANING & DEODORIZING

CONTENTS RESTORATION

PAINTING & DRYWALL REPAIRS

24 HR EMERGENCY CALLS
604-278-4646

Easy Care 
Restoration 
Ltd.

Since 
1979

• Supervisor on 24 hour pager 
• 19 Steam extraction/

vacuum trucks 
• Over 200 blowers and 

dehumidiffers

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

John Mitchell, B.Com

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

Please identify
yourself 

as a  CHOA
member for a

discount.



CHOA’s List of Free Resources for Members
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No Title Prepared by

1 All about Housing CMHC

2 Arbitration Rules - National ADR Inst of Canada

3 Arbitrators & Mediators Referring list BCAMI

4 Arbitration Legal Proceedings In Stratas SPA

5 Attic Venting CMHC

6 Before you Renovate CMHC

7 Before your Renovate Q & A CHOA

8 Building Envelope Rehabilitation RDH Eng

9 Buying a Strata Property in BC CHOA

10 ByLaws for Appliances & Mechanical Features CHOA

11 ByLaws Review Pack - Steps for Revision CHOA

12 Clean Air Guide CMHC

13 Cleaning Up Your House After a Flood CMHC

14 Clean-Up Procedures For Mould In House CMHC

15 Condo-Smarts - Province Articles CHOA

16 Convening Annual General Meetings Q & A CHOA

17 Council Members-Setting Role Descriptions CHOA

18 Disputes-Options for Resolving Disputes HPO

19 Fans: Importance of Bathroom & Kitchen Fans CMHC

No Title Prepared by

20 Financial Failure - Can't Pay your Mortgage LSS

21 Guide to Mould CMHC

22 Hiring a Contractor  or Property Manager CHOA

23 Income Tax Act-for Condominiums Revenue Canada

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

25 Licensing, Repair Warrantees HPO

26 Managing Major Repairs - 4 Steps HPO

27 Operations Manual for Maintenance CMHC
& Custodial Staff

28 Operations Manual for Owners & Managers CMHC

29 Project - Framework CHOA

30 Reconstruction Loan Program HPO

31 Residential Rehabilitation Assistance Program CMHC

32 ROOF Maintenance & Guide RCABC

33 Taking Minutes of Meetings CHOA

34 Understanding Home Warranties HPO

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

36 Who Inspect the Inspectors? CAHPI BC



CHOA Business Members 
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ACCOUNTING
SERVICES

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

Dan Chun Inc.
Accounting Services
250-860-8687
(Kelowna)  CGA of BC

Loren & Company 
604-904-3807
Accountants 
Certified General
Accounting Association
of B.C.

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

ENGINEERING 
& PROJECT
MANAGEMENT 

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

The Condo
Advocate
604-308-2388 
Better Business Bureau

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

Levelton
Engineering Ltd.
604-207-5116
AIBC,APEG BC

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

Morrison
Hershfield Ltd.
604247-4299
AIBC,APEG BC

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

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

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

INSURANCE 

Coastal Insurance
Services Ltd
604-944-1700
IBA of BC

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

LEGAL
SERVICES 

Berge Horn,
Lawyers
250-762-4222  
BC Law 

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

C.D.Wilson &
Associates 
250-741-1400
Law Firm 
Law Society of BC

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

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

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

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

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

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

MANAGEMENT
& REAL ESTATE 

Ascent Real Estate
Management Corp
604-431-1800
REC of BC

Atira Property 
Management Inc.
604-531-9100
REC of BC, PAMA

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

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

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

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

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

Compton Steel & 
Associates Ltd
604-526-7400
REB of GV

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

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

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

Key Property
Management Ltd.
604-886-6618
REC of BC

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

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

Pomeroy Building
Maintenance Ltd.
604-294-6700
LRB, HPO

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

Strata West
Management Ltd.
604-904-9595
REC of BC, PABC, PAMA

PERSONNEL
AND
EDUCATION

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

SERVICES AND
PRODUCTS

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

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

Easy Care
Restoration
604-270-6727 
Restoration/Janitorial 

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

Fullers Painting
Painting Contractor
604-818-5027
Better Business Bureau

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

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

Siplast Canada Inc.
604-420-7677
Manufacturing 
RCABC

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

Trotter & Morton
604-584-5462
Facility Services

Xpert Mechanical
Ltd.
604-298-7278
Contractors Plumbing
Better Business Bureau

GOVERNMENT/
ASSOCIATIONS

Homeowner
Protection Office 
604-646-7050
Province of BC

BC Apartment
Owners
& Managers
Association
604-731-1868
VBT

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



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

Liability Insurance/WCB

MARC IMBRIANI
Suite 207-1928 E. 11th Avenue,Vancouver, B.C.V5N 1Z2

Cell: 604-726-7777  Tel / Fax: 604-872-2592
Visit us at www.titanpainting.ca

STRATA PROPERTY CONSULTING SERVICES

ENID C. KIRBY
LICENSED REALTOR • CONSULTANT 

• ARBITRATOR • MEDIATOR

Phone 604-542-0226 • Fax 604-542-0030

ekirby@shaw.ca 

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

CONDOMINIUM MANAGEMENT SPECIALISTS
• Integrity • Experienced • Dependable •

Please call for a complimentary quotation 
for your strata development.

CONDEX
PROPERTY MANAGEMENT LTD.

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

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

SwiftSure
Strata Services Inc. 

Administrative and 
Financial Support 

for self-managed condominiums 

604-232-0991

JERRY P. J. HUOT, C. Arb.
(Notary Public)

CONDOMINIUM ARBITRATION?
ENGAGE AN EXPERIENCED ARBITRATOR

TEL: 604-535-3275 FAX: 604-538-6906
1518 George Street, White Rock, BC V4B 4A5

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

a i r v i e w
B U I L D I N G  M A I N T E N A N C E

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

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

f

ABRAHAM FISHER
Cleaning Services
Since 1976

2904-501 Pacific Street 
Vancouver, BC V6Z 2X6

604-6l8-5689

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

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

JOHN WILLIAMSON INC.

John Williamson
Principal

JW
Strata Corporation

Consultants

C & C PROPERTY GROUP LTD.
Property Managers

• complete property management solutions
• administrative management
• consulting

211-3030 Lincoln Avenue 304-123 East 15th St.
Coquitlam, B.C. North Vancouver, B.C.
V3B 6B4 V7L 2P7
604-945-0644 604-987-9040
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Janitorial, Building Manager and Lawn & Garden Services
for Smaller Strata Properties

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

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

Randy Harris 
President

Mark Your
Calendar: 

CHOA AGM 2004 
&

Strata Symposium 
Saturday April 17th 

New Westminster



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

We cure 
property 
management
headaches.

Bill Blackall
604.273.1745

> Residential Management Specialists 

located in the Richmond area and 

serving the Lower Mainland.

> Managers each having a minimum 

of eight years experience.

> Competitive Rates.

> Over 7,000 Satisfied Customers.

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


