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The Management Plan—
Setting Your Goals
A

s winter fades into spring we find ourselves looking
forward to summer vacations with our families, warm
evenings on the patio and steaks sizzling on the BBQ. The
BC lower mainland has had one of the warmest and driest
winters in many years so we can most likely look forward to
a summer of water conservation and sprinkling restrictions.
Spring is also the time of year when many stratas start
thinking about maintenance, particularly things like landscaping, painting, roofing and all the little repair jobs that
have been collecting over the winter months. Unfortunately
for many, the approach to dealing with these matters is
often somewhat haphazard. So let’s take a quick look at how
to start developing a management plan that will allow you
to start dealing effectively with all the issues and problems
that go with looking after a strata complex.
In this column we'll start by establishing our goals and
objectives. First the objectives, which should be statements
about what the strata council wishes to accomplish within
a set period of time. Many organizations set short,
medium and long-range objectives and then develop
operational plans for meeting them. A short-range
objective can be something that the strata council
wishes to achieve within a one-year time frame,
such as redesigning the flowerbeds or dealing
with seasonal maintenance issues. Medium
range objectives cover things that might be done
over a 3 to 5 year period, such as fence maintenance
or improvements to exterior lighting and security. Long
range objectives deal with major projects that may require a
larger financial commitment, such as a new roof or repainting the exterior of the building(s). The operational plans are
then developed for meeting these objectives and include a
series of goals. Each goal is a step towards meeting the overall objective of the plan.
One of the best definitions of a goal that I have found
recently comes from the book The Power of Focus, by
Canfield, Hansen and Hewitt. It states that "a goal is the
ongoing pursuit of a worthy objective until accomplished".

0.0% Interest Rate for
Security Deposits in 2003
The prime lending rate of the principal banker to the Province of British
Columbia on January 1, 2003 was 4.5%.
In accordance with section 3(b) of the Residency Tenancy Regulation,
the interest rate to be paid on security deposits for 2003 is 0.0%.

Goals can take time to achieve and need to be worked at
until they are achieved.

When setting goals keep several factors in mind:
• They must be developed by your council to meet your
needs
• They must be meaningful, realistic and achievable
• They need to be measurable so that results can be seen
• They must be flexible enough to deal with unexpected
issues
• They must be supported by all parties, for the common
good of everyone
• They must be accurately documented for future reference
Taking the time to develop proper goals will go a long way
towards insuring that your strata is well managed, well
maintained and continues to be the nice place to live that
everyone wants it to be.
Finally, I can not put enough emphasis on the need
for proper documentation. Strata councils have new
members every year, indeed some councils
change completely from one year to the next. If
the plans developed by one council are not documented for the next council you are basically starting over from scratch every year. Successful businesses don't start their planning all over from
scratch every year and successful stratas don't either.
Make sure you have everything properly recorded and
documented, use industry standard computer software for
compatibility from one system to the next and make sure
that backup copies of all files are stored on separate disks or
on CDs so they are readily available if needed.
Our AGM is on Saturday, April 26th this year. Please make
sure that your strata is represented if at all possible. We are
here to work for you and our AGM is your opportunity to
see what we are doing and how we are doing it. I look
forward to meeting many of you there. y

CHOA AGM 2003
April 26th, 2003 is the confirmed date for the CHOA AGM and
STRATA PROPERTY SYMPOSIUM. Check CHOA’s website :
www.choa.bc.ca for updates, scheduling and registration for this
year’s 12 workshop sessions.
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Strata Corporation Insurance:
What does it cover?
U

ntil property is damaged or some kind of claim is made
against them, people often don’t give a lot of thought to
what an insurance policy covers and, perhaps more importantly, does not cover. What follows is intended to provide a
general outline of the typical insurance obligations within a
condominium. However, insurance policy wordings can vary
from policy to policy and from year to year. Strata
Corporations, owners, tenants and other occupiers of condominiums are therefore advised to review the wordings of their
own policies and to raise any questions regarding coverage
with their broker.

The Strata Property Act
Although insurance requirements have always formed a part
of the legislation governing condominiums, Part 9 of the
Strata Property Act (the Act), in conjunction with Part 9 of
the Strata Property Regulation (the Regulation), spells out in
greater detail the minimum types and levels of insurance that
a Strata Corporation is required to obtain.

How many policies?
Within a Strata Corporation, there are likely to be a number of
insurance policies in place, obtained by the Strata Corporation
itself or its owners and other occupiers, including:
• the Strata Corporation’s own insurance policy (referred to
in this article as “Strata Corporation Policies”)
• the strata lot owner’s insurance policy (referred to as
“Strata Lot Policies”)
• any tenant’s insurance policy (referred to as “Tenant
Policies”)
• insurance policies on any vehicles-motorcycles, boats, trailers
• construction warranties
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

4

What does the Strata Corporation’s Insurance Policy
cover?
At a minimum, the Act requires the Strata Corporation to
obtain and maintain property insurance and liability
insurance.

Property Insurance
Property insurance is intended to insure real and personal
property against loss or damage. Section 149(1) of the Act
requires that each Strata Corporation obtain and maintain
property insurance covering the following types of property:
• the common property;
• the common assets (which would include any furnishings,
equipment or other items owed by the Strata Corporation);
• the buildings shown on the strata plan; and
• except in the case of a bare land strata plan, fixtures built
or installed by the developer as part of the original construction on the strata lot (these items are referred to in
this article as the “Corporation Covered Property”).
Regulation 9.1(1) defines fixtures to mean “items attached to
a building, including floor and wall coverings and electrical
and plumbing fixtures, but does not include, if they can be
removed without damage to the building, refrigerators,
stoves, dishwashers, microwaves, washers, dryers or other
items.”
Although the Act and Regulation do not require the Strata
Corporation to insure removable heavy appliances, some
policies issued to strata corporations do cover these items.
Under section 152(b), the Strata Corporation does have the
option of obtaining insurance for fixtures built or installed on
...next page
a strata lot that were not built
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or installed by the developer as part of the original construction on the strata lot.
When obtaining property insurance, three forms of coverage
are typically available: comprehensive, broad and specified
perils. These terms refer to the breadth of the perils insured
by the policy, a peril being the cause of the property loss.
Section 149 of the Act requires the Strata Corporation to
obtain property insurance that covers the major perils identified in the regulations, as well as any perils mandated by the
bylaws. Regulation 9.1 defines “major perils” to mean the
perils of fire, lightning, smoke, windstorm, hail, explosion,
water escape, strikes, riots or civil commotion, impact by aircraft and vehicles, vandalism and malicious acts.
Section 152(a) permits the Strata Corporation to obtain coverage for further types of perils. Earthquake coverage is probably the most notable omission from the list of major perils
mandated by the Act.

Liability Insurance
Section 150(1) of the Act requires the Strata Corporation to
obtain and maintain liability coverage to insure the Strata
Corporation against claims for property damage and bodily
injury suffered by others. By virtue of Regulation 9.2, the
Strata Corporation must have at least $2 million in liability
insurance coverage. However, increasing the amount of
liability coverage from $2 million to some higher figure
typically results in only a modest increase in the rate of premium and, as a result, most strata corporations obtain liability insurance coverage limits of at least $5 million. As the
damages from a significant or catastrophic injury claim can
exceed $2 million, strata corporations are advised to consider obtaining higher coverage limits.

Exclusions to Coverage
Even the most comprehensive form of insurance policy,
whether affording property coverage or liability coverage,
typically contains a long list of exclusions. Exclusions act to
limit or completely eliminate coverage for certain types of
property, perils or forms of liability. While it is impossible to
list all possible exclusions, some common exclusions include
claims in respect of:
• land and/or water;
• motor and other recreational vehicles;

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!

•
•
•
•
•

Referrals, Appointments, Rules
Training and Accreditation
Speakers Bureau
Professional Development
Standards of Practice
Resolution strategies can be tailored
to fit your budget.

24M-1260 Hornby St., Vancouver, BC V6Z 1W2
Toll Free BC:1-877-332-2264
Phone: 604-736-6614
Facsimile: 604-736-6225
E-mail: info@amibc.org
Web site: www.amibc.org

• money and other forms of security;
• underground property situated outside the building
foundations;
• plants and animals;
• loss of rents or other income;
• explosions arising from property owned by the Strata
Corporation;
• misappropriation or theft by the Strata Corporation or its
employees;
• damage caused by rust, corrosion, vermin, insects, wet or
dry rot, mould, dampness or dryness of the atmosphere,
or by extremes of temperature;
• damage to electrical devices or machinery;
• faulty workmanship or construction;
• wear and tear or gradual deterioration;
• damage caused by water seepage (as opposed to sudden
water escapes);
• pollution damage caused by the Strata Corporation or its
occupiers; and
• liabilities assumed by contract.
Exclusions should be reviewed carefully to determine how
the coverage afforded by the policy will be limited. In some
cases, it may be possible to negotiate a removal of the exclusion or to increase the policy limits with respect to the limited
coverage. In other cases, it is expected (such as with vehicles)
that other insurance policies will respond to the claim.

Why should owners, tenants and other occupiers
obtain insurance?
As discussed above, the property and liability insurance coverage mandated by the Act will not respond to many of the
losses that an owner, tenant or other occupier may suffer. It is
for this reason that section 161 of the Act specifically contemplates that an owner may obtain his or her own insurance
to cover those risks not covered by the Strata Corporation
Policy.
The most obvious exclusions from the property coverage of
the Strata Corporation’s insurance policy are the contents of a
strata lot, such as furnishings and other personal items
belonging to the owner, tenant or occupier. In addition, the
Strata Corporation’s insurance does not typically include
...next page
upgrades or alterations to a strata lot.
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Owners should be aware that alterations and upgrades made
by prior owners are also typically excluded from the Strata
Corporation’s insurance coverage.
The Strata Corporation’s liability insurance is typically limited to defending the Strata Corporation itself against claims
and does not cover individual owners or council members,
even if the claim arises from an injury suffered on the common property. An owner therefore requires his or her own liability coverage to respond to any claims made against the
owner arising from any injuries suffered in or about the strata
lot itself, any limited common property and the common
property.

Who pays for the Strata Corporation’s Insurance?
The annual premium for the Strata Corporation’s insurance
policy forms part of the common expenses of the Strata
Corporation. All owners therefore share the cost of insurance
in accordance with unit entitlement.

Can a Section obtain insurance?
Although the Strata Corporation is required to obtain minimal coverage for the corporation as a whole, Section 194(4) of
the Act provides that a section may obtain coverage to
expand on the perils insured by the Strata Corporation or to
increase the amount of coverage obtained by the Strata
Corporation. Such coverage may be desirable if the section
(as opposed to the Strata Corporation) acquires any real or
personal property or if the activities carried out in the section
expose the section and its owners to a greater risk of loss or
damage.
Only those owners in the section obtaining the insurance
are required to contribute to the premium for or to contribute
to any deductibles paid by the section in respect of any
claims under the section’s insurance.

Who does the Strata Corporation’s insurance policy
insure?
By virtue of section 155 of the Strata Property Act, the Strata
Corporation, the owners, the tenants and persons normally
occupying the strata lots are “named insureds” for the property and liability coverage discussed above.
By contract, a Strata Corporation may assume an obligation
to obtain insurance coverage for others (e.g. the property
manager or an employee). The Act does not restrict the Strata

Corporation’s ability to obtain insurance coverage for others.
When renewing the Strata Corporation’s insurance policy, the
Strata Corporation should review its contracts so that any
obligations to insure others are identified for the Strata
Corporation’s insurance broker.

How do the owners know what full replacement value is?
Under section 149(4)(a) of the Act, the Strata Corporation
must obtain property insurance that insures on that basis of
full replacement value. “Full replacement value” is the full
cost of replacing or rebuilding something that has been lost or
damaged, with no deductions for any depreciation of the
property.
A Strata Corporation will almost certainly require an independent insurance appraisal by a qualified appraiser in order
to determine the full replacement value of the corporation
covered property. Although the Act does not mandate an
annual insurance appraisal, the Act does require an annual
review of the adequacy of the Strata Corporation’s insurance
coverage.

What if the Strata Corporation is not fully insured for
a loss?
If the Strata Corporation’s insurance coverage is not adequate
to meet the costs of repairing or replacing the damaged corporation covered property, the Strata Corporation will be
required to pay for any shortfall. Ultimately, this shortfall
will be passed on to the owners in the form of a common
expense.
Another potential benefit of Strata Lot Policy is the supplemental coverage it can provide if the Strata Corporation has
no insurance or if the Strata Corporation’s insurance coverage
proves to be inadequate or is not effective for some reason.
For example, if someone is injured on the common property
or common property is damaged, resulting in a claim in
excess of the Strata Corporation’s policy limits, the Strata
Corporation would likely have to pass a special assessment to
make up the shortfall. In such a case, a Strata Lot Policy will
often cover the cost of any special assessment levied against
your strata lot to make up the shortfall. Depending on its
wording, a Strata Lot Policy may not pay any or may pay only
a portion of any special assessments passed to pay the Strata
...next page
Corporation’s deductible.
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Strata Corporation to obtain errors and omissions insurance
on behalf of council members. D&O liability insurance is
intended to respond to any claims made against the Strata
Corporation’s management (being the members of the Strata
Council and the property manager) in respect of any errors or
omissions made by strata council members in the exercise of
their duties. The Strata Corporation itself should be included
as a named insured to the D&O liability coverage. In addition, if some of the Strata Council’s duties have been delegated to non-members, consideration should be given to adding
these individuals as named insureds.

Are there additional insurance options?
The Act does not limit the Strata Corporation’s options with
respect to insurance coverage. As a result, each Strata
Corporation is encouraged to investigate options with respect
to expanding coverage to address common exclusions in
property and liability policies and/or to address unique features of the Strata Corporation. For example, damage caused
by earthquakes or floods is often excluded from standard
property damage coverage. With the payment of an additional
premium, the Strata Corporation may be able to obtain additional coverage to respond to damage caused by these perils.

Other common forms of optional coverage may include:

Some common exclusions from coverage under D&O
liability insurance include:

• Boiler and machinery insurance (to respond to claims
arising from the Strata Corporation’s boiler or other
mechanical or electrical equipment)
• Crime insurance (to respond to claims for misappropriation of funds by the Strata Corporation’s agents and
employees)
• Glass coverage
• Directors and officers liability insurance

• claims arising from fraudulent or criminal acts
• claims for libel, slander and wrongful entry or eviction
• claims for bodily injury or property damage
• claims for wrongful acts in obtaining or maintaining any
insurance policy or bond
• claims for salaries
• claims for fines and penalties levied for failure to comply
with the Act

Sometimes, it is the operations of the strata lot owners that
may give rise to the potential for a claim against the Strata
Corporation. For example, the operations of a manufacturing
facility in a commercial lot may create the risk of a pollution
claim. Similarly, the operations of a restaurant or bar may create the risk of liquor liability claims. In such cases, the Strata
Corporation may require, by way of an appropriately drafted
bylaw, that the Strata Corporation be named as an additional
insured to the strata lot owner’s policy.

Upon payment of an increased premium, the insurer may be
prepared to drop or modify some of the common exclusions.
With some exclusions, the insurer expects that the Strata
Corporation or its members will have other insurance coverage to respond to the claim.

Who pays the deductible for a claim?
If a claim is made on the Strata Corporation’s insurance policy, it is the Strata Corporation’s obligation to pay the
deductible. Section 158(1) of the Act provides that the payment of a deductible is treated as a common expense and all
owners, therefore, contribute to the cost of the deductible in
accordance with unit entitlement. Approval of the owners is
not required to pay the deductible by way of funds raised by
special levy or taken from the contingency reserve fund.
With some deductibles being as high as $25,000, strata corporations and owners are often concerned about recovering
the cost of the deductible from anyone who may be responsible for the loss. If an owner is responsible for the loss or damage that gave rise to the claim under the Strata Corporation’s
insurance policy, section 152(2) of the Act ...next page

What does directors’ and officers’ liability coverage
insure?
Under the Act, strata council members are held to the same
standard of care as that expected of the directors of companies and non-profit organizations. Delegating duties to others, including a property manager, will not allow the council
members to escape liability.
As a result, a common addition to many Strata Corporation
Policies is coverage for directors and officers (D&O) liability.
This coverage is specifically contemplated as optional coverage by virtue of section 151 of the Act, which permits the
g
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specifically provides that the Strata Corporation is permitted
to sue the owner to recover any deductible paid by the
Corporation. To further strengthen this provision, some strata corporations have adopted a bylaw requiring a negligent or
careless owner to pay the deductible without the need for a
court order confirming the negligence or carelessness.

Are there any restrictions on what the Strata Corporation can do with any insurance money received?
With many insurance claims, the insurance company will
arrange directly for the necessary repairs to be made.
However, in some cases, the Strata Corporation will instead
receive a payment from the insurance company. If the Strata
Corporation receives any money from the insurance company, section 157 of the Act provides that any insurance money
received must be used without delay to repair or replace the
damaged property.
There is one exception to this statutory requirement, that
being the passage of a 3/4 vote resolution by the owners not
to repair or replace the damaged property under section 159
of the Act. That vote must be held within 60 days of the
receipt of the insurance money by the Strata Corporation. If
a decision is made not to repair or replace, the insurance
money is held in trust by the Strata Corporation for the benefit of the owners in accordance with unit entitlement. A resolution not to repair or replace is subject to review by the
Supreme Court upon application by an interested person,
including the Strata Corporation’s own insurer.

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
www.canstarrestorations.com
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How does the Strata Corporation make a claim against
an insurance policy?
Depending on the type of coverage, insurance coverage is
written on either “occurrence” basis or a “claims-made”
basis. The term “occurrence-based” means that the policy in
place at the time the incident or actions giving rise to the loss
or damage will respond to the claim. In many cases, property insurance and general liability insurance is occurrencebased. If the loss has been caused by a discrete event, such as
a fire or the sudden escape of water, it is usually fairly easy
to determine which policy should respond. If the loss has
been caused by more than one event or the damage has been
suffered on ongoing basis, more than one policy may
respond to the loss.
Some forms of liability insurance, specifically errors and
omission insurance or D&O liability insurance, are “claims
made” policies, meaning the policy that is in place at the
time the claim is made (rather than when the allegedly
wrongful act occurred) will respond to the claim.
If there is any doubt which insurance policy may respond,
notice should be given under all possible policies.
In all cases, insurance policies require the insured to give
prompt notice to the insurance company. The Strata
Corporation should therefore give its insurer notice as soon
as it becomes aware of a possible claim. The policy wording
should be consulted to ensure that notice of a claim is made
in accordance with the insurer’s requirements as the form
...next page
and recipient of notice.

For example, there is typically a requirement to give notice of
a claim in writing – if notice is not given in written form, the
insurer may be able to deny the claim.
If the insurer denies coverage, most policies require that
any court action against the insurance company must be
commenced within one (1) year of the date of the loss or damage. If the action is not commenced within the year, the claim
is barred by the limitation period, meaning that the insured
loses any right to claim on the policy.

Reviewing the insurance policy
When the insurance policy and/or endorsements are received
from the insurance company or the broker, the wording
should be reviewed to ensure that the policy provides the
coverage expected and that any errors in coverage (for example, the limits are correct or the list of additional named
insureds is complete) are pointed out to the insurer and corrected.
Policies should also be reviewed for exclusions and conditions as both may vary from policy to policy and from year to
year. A condition is a term in the policy that establishes the
foundation for the insurance contract or dictates the manner
in which an insured gives notice of a claim. Failure to comply with a condition can result in the entire policy being
voided or a specific claim being denied.
Some conditions are established by statute and are therefore included in all insurance policies. Two of the most
important statutory conditions deal with representations by
the insured and the obligation to advise the insurer of any

Rancho Management Services

changes in the risk. A material misrepresentation on the part
of the insured or a failure on part of the insured to advise the
insurer of a material change in the risk covered will result in
all or a part of the insurance coverage being voided.
Other conditions are introduced into the policy wording by
the insurers themselves. Examples of common general conditions include an obligation on the part of the insured to
advise the insurer of any problems in the fire detection systems in the building or to give immediate notice of any
claims.

Does the Strata Corporation have any obligations with
respect to preserving the Strata Corporation’s insurance policies?
An insurance policy is a contract between the Strata
Corporation and the insurance company. As a written contract to which the Strata Corporation is a party, an insurance
policy is a record which must be maintained by the Strata
Corporation in accordance with section 35(2)(g) of the Act.
Regulation 4.1(7)(b) requires the Strata Corporation to retain
a copy of any insurance policy for at least six years from the
date of expiry of the policy.
Under section 36(1) of the Act, certain persons, including
owners are entitled to review the Strata Corporation’s insurance policy and to obtain a copy of the policy. Strata lot owners and others obtaining individual insurance policies may
wish to take a copy of the Strata Corporation’s insurance policy with them when they obtain their own insurance policy
to ensure that any possible gaps
...next page
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in insurance coverage are minimized or eliminated.
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www.ascentpm.com

Ascent Real Estate Management Corp.

ALL SEASONS
TREE SERVICE LTD.
“SERVING THE LOWER MAINLAND SINCE 1974”

COMPLETE TREE
AND SHRUB CARE
• PRUNING
FREE
ESTIMATES

• SPRAYING WEEDS & INSECTS
• DANGEROUS TREE REMOVAL

FULLY
INSURED

• 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
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What obligations does the Strata Corporation have to
update coverage?
Section 154 of the Act requires the Strata Corporation to
review annually the adequacy of its insurance coverage and
to report on the coverage at the annual general meeting.
Although not intended to be a complete list of the factors
a Strata Corporation should take into account in undertaking
the annual review, the following provides a starting point for
the review process:
(a) when was the last time an insurance appraisal was done;
(b) has the Strata Corporation acquired any new property or
assets;
(c) what types of activities take place on common property or
using common assets – is the liability insurance adequate to
cover these activities;
(d) by virtue of its contracts with others, does the Strata
Corporation have any obligations to insure others, such as
employees, property managers, or other independent contractors;
(e) does the Strata Corporation allow people who are not
owners or occupiers to use common property or common
assets. If so, does this create a risk of a claim against the Strata
Corporation;
(f) what types of claims have arisen in respect of the Strata
Corporation in the last year and was the Strata Corporation’s
insurance coverage adequate to respond to those claims;
(g) has the Act, the Regulation or the Strata Corporation’s
own bylaws changed, altering or increasing the Strata
Corporation’s obligations with respect to insurance;
(h) what exclusions currently exist in the Strata
Corporation’s insurance policy – is it possible to obtain coverage for these risks for an additional premium;
(i) what new forms of insurance coverage are available;
(j) what new exclusions are being added on an industrywide basis to property and liability insurance policies – does
the Strata Corporation have grounds to make a claim on its
existing policy before the policy wording changes;
(k) with respect to the D&O liability insurance
- does the policy wording or the application impose a
requirement to report possible claims to the insurer before
the expiry of the year – if so, have any possible claims been
reported;
- if increased D&O coverage was purchased to address a
potential claim, does the risk of a claim remain. If so, should
the increased coverage be continued;
- should anyone be added as a named insured;
(l) is the Strata Corporation contemplating any construction
projects over the next year. If so, is additional insurance coverage required?

What is subrogation?

RAYMOND CATTON
CERTIFIED ARBORIST
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In some cases, the damage suffered by the Strata Corporation
or an individual owner may have been caused by the actions
of others. If an insurance company pays out a claim on behalf
...continue on page 20
of an insured,

ADRIENNE M. MURRAY, LAWYER, McCORMACK & COMPANY

Expanding the Number of Potential
Strata Council Members
O

ver time, many Strata Corporations find it harder and
harder to attract owners to sit on the Strata Council.
Young owners may be busy with work and family and not
have the time to commit to Strata Council duties. Other owners may be busy traveling and are not able to attend meetings
and devote the necessary time to attend to Council matters.
As some owners age, or their health deteriorates, they may no
longer be willing to take on the work and make the time commitments that being a productive Council member requires.
The fact that an owner is not able or willing to sit on the
Strata Council does not, however, mean the owner is not
interested in the operation of the Strata Corporation.
Strata Council members are often not sure how to address
the issue of the shortage of available owners to sit on the
Strata Council and how to ensure that a greater number of
owners are involved in the management and operation of the
Strata Corporation.
Some owners have addressed this issue individually by
transferring a part of the title of their strata lot to a parent,
child, or other relative, who is then an owner and is eligible
to sit on the Strata Council. However, such an approach is
cumbersome, may have tax and other implications, and is not
necessary if the Strata Corporation amends its bylaws under
the Strata Property Act.
Simply because a person is not on title does not necessarily mean that they cannot sit on the Strata Council. The Strata
Property Act has specifically contemplated the issue of
expanding the number of potential Strata Council members.

Section 28 of the Act provides:
28 (1) The only persons who may be council members are the
following: (a) owners; (b) individuals representing corporate
owners; (c) tenants who, under section 147 or 148, have been
assigned a landlord's right to stand for council.
(2) Despite subsection (1), the strata corporation may, by a
bylaw passed at an annual or special general meeting held after
the first annual general meeting, allow classes of persons, other
than those referred to in subsection (1), to be council members.
Subsection (2) specifically permits owners to amend their
bylaws to include other classes of persons to sit on the Strata
Council. A popular bylaw amendment is to allow for spouses
of owners to sit on Council. However, a bylaw can provide that
any class of person can be a Council Member. For instance
parents, children, step-children, and grandchildren of owners
can be allowed to sit on Council. The provision can also be
used to allow classes of persons such as accountants, financial
planners, lawyers, or simply professional advisors, to sit on the
Strata Council. It may be particularly useful to have a professional advisor as a Council Member if the strata lot is a commercial strata lot, or is owned as an investment.
Section 28 has significant potential to assist Strata
Corporations to expand the group of people available to sit on
the Strata Council. If not having enough owners run for
Council is an issue in your Strata Corporation, it may be time
for the Strata Council to hold a Special General Meeting so that
the owners can vote on an amendment to the bylaws that
allows additional classes of persons to be eligible to sit on the
Strata Council. y
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ELAINE McCORMACK, LAWYER, McCORMACK & COMPANY

Repairing and Maintaining
Limited Common Property
T

he Strata Property Act gives Strata Corporations flexibility to determine in their bylaws whether the Strata
Corporation or individual owners are responsible to repair
and maintain limited common property. However, further
provisions in the Regulations to the Strata Property Act
appear to complicate the issue of who has to contribute to
the cost of the repair. So, using the example of a
fictional Strata Corporation named Far View,
I will discuss in this article how the provisions apply to their balcony repairs.
Some background on our fictional
Strata Corporation is in order. Far View
has balconies that are the limited common property of each adjacent strata lot. All 30 strata lots
have balconies. Also, the Strata Corporation has never
enacted its own bylaws and so the Schedule of Standard
Bylaws under the Strata Property Act applies. The members
of the Strata Council know that about half of the balconies
must have their membranes replaced, as well as other related
work and they want to know who is responsible to do the

work and who is responsible to contribute to the cost of the
work. All strata lots at Far View are in one building and are
quite similar.
The Strata Council members of Far View reviewed section
72 of the Strata Property Act and found that it provides as
follows:

Repair of property
72 (1) Subject to subsection (2), the strata corporation must
repair and maintain common property and common assets.
(2) The strata corporation may, by bylaw, make an owner
responsible for the repair and maintenance of
(a) limited common property that the owner has a right to
use, or
(b) common property other than limited common property
only if identified in the regulations and subject to prescribed restrictions.
(3) The strata corporation may, by bylaw, take responsibility for the repair and maintenance of specified portions of
a strata lot.

BAYSIDE PROPERTY
SERVICES LTD.
Strata Property
Management Specialists
Since 1972
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
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
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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

As you can see, section 72(2) (a) provides that an owner
may be responsible to repair and maintain limited common
property if provided for in the bylaws. So far, so good. The
Strata Council members of Far View now refer to the
bylaws, which are the Schedule of Standard Bylaws in the
Strata Property Act.
Section 2 of the Schedule of Standard Bylaws provides as
follows:

Repair and maintenance of property by owner
2 (1) An owner must repair and maintain the owner’s
strata lot, except for repair and maintenance that is the
responsibility of the strata corporation under these
bylaws.
(2) An owner who has the use of limited common property
must repair and maintain it, except for repair and maintenance that is the responsibility of the strata corporation
under these bylaws.
Section 8 (c) of the Schedule of Standard Bylaws provides
that the Strata Corporation must repair and maintain:
c) limited common property, but the duty to repair and
maintain it is restricted to
(i) repair and maintenance that in the ordinary course of
events occurs less often than once a year, and
(ii) the following, no matter how often the repair or maintenance ordinarily occurs:
(A) the structure of a building;
(B) the exterior of a building;
(C) chimneys, stairs, balconies and other things attached
to the exterior of a building;
(D) doors, windows and skylights on the exterior of a
building or that front on the common property;
(E) fences, railings and similar structures that enclose
patios, balconies and yards;
Therefore, under the standard bylaw provisions, Far View
has the obligation to repair and maintain balconies no matter how often the repair and maintenance ordinarily occurs.
The next question that must be answered is who is
responsible to contribute to the cost of replacing the membranes? Perhaps only those strata lot owners with access to
the balconies that are being worked on should pay? The
Regulations to the Strata Property Act provide guidance in
this matter.
Section 6.4 of the Regulations provides as follows:

Formulas for sharing operating expenses for limited
common property and types of strata lots
6.4 (1) For the purposes of section 99 of the Act, but subject
to a resolution under section 100 of the Act, if a contribution to the operating fund relates to and benefits only limited common property, the contribution is shared only by
owners of the strata lots entitled to use the limited common
property, and each strata lot’s share of that contribution is
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to be calculated in accordance with the following formula
and not in accordance with the formula set out in section 99
(2) of the Act:
x contribution to operating fund

unit entitlement of strata lot
total unit entitlement of all strata lots
whose owners are entitled to use the
limited common property to which the
contribution relates

(2) For the purposes of section 99 of the Act, but subject to
a resolution under section 100 of the Act, if a contribution
to the operating fund relates to and benefits only one type
of strata lot, and that type is identified as a type of strata lot
in the bylaws of the strata corporation, the contribution is
shared only by owners of strata lots of that type, and each
strata lot’s share of that contribution is to be calculated in
accordance with the following formula and not in accordance with the formula set out in section 99 (2) of the Act:
x contribution to operating fund

unit entitlement of strata lot
total unit entitlement of all strata lots
of the type to which the contribution
relates

(3) Subject to a resolution under section 100 or 108 (2) (b) of
the Act, if a strata lot’s share of a contribution to the operating fund is calculated in accordance with subsection (1) or
(2), each strata lot’s share of the total contribution to the
contingency reserve fund or a special levy is be calculated
using the following formula:
unit entitlement of strata lot

For repair and maintenance that generally occurs less
often than once a year, all strata lots contribute to the cost
of the repairs by way of the contingency reserve fund or a
special levy. Therefore, all of the owners of Far View will
contribute to the cost of replacing the balcony membranes.
Far View does have the option of someday creating a
bylaw that makes owners responsible for the repair and
maintenance of limited common property. Such a bylaw
would mean that the owner who is responsible for repairing
and maintaining the balcony would also be responsible to
pay for the repair and maintenance. However, the Far View
Strata Council does not like this approach. They have considered that other than custodial maintenance they want the
Strata Corporation to be responsible to do the repair and
maintenance on the balconies. If each owner had the
responsibility to repair and maintain his or her balcony
then Far View would lose control over the quality of the
repair and maintenance done. Also, some owners may then
decide to delay repairs until the condition of the rest of the
building was put at risk.
Our fictional Strata Corporation, Far View, had a relatively
straightforward repair situation to work through. However,
if the facts are changed, for instance, if not all strata lots
have balconies, then the answers to some of the questions
will also change. Some Strata Corporations will have additional considerations when answering such a question,
including unique bylaws to consider. y

x total contribution to contingency

total unit entitlement of all strata lots

reserve fund or special levy

The Strata Property Act Regulations provide that the strata
lots whose owners are entitled to use the limited common
property to which the contributions relate should pay into
the operating fund. In the case of Far View, all strata lots
have balconies and so should pay into the operating fund.
Operating fund expenses should be those expenses that
occur on a yearly or more frequent basis, for instance,
perhaps in this case a yearly balcony inspection. It is possible, but unlikely, that one balcony would require special
treatment on a yearly basis.

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
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• 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

BRIAN HOFLER, EXECUTIVE VICE PRESIDENT, RCABC

Is Your Roofing Contractor
Covered?
D

uring the past year, there has been a considerable amount
of media coverage regarding the difficulty that contractors
working in the construction sector have had obtaining liability
insurance. In a recent article published in the Journal of
Commerce, Mr. David W. Beck, of Wilson M. Beck Insurance
Services Inc., states that since 911, and the additional collapse
of several high profile corporations, “finding liability coverage
for certain classes of contractors is extremely difficult right
now. Many insurance companies and their re-insurers simply
cannot withstand any more claims, especially not severe ones.
As such, roofing contractors, remediation contractors, specialized mechanical and electrical contractors…are having a difficult time getting insurance, let alone for a reasonable price.”
(Journal of Commerce: January 13, 2003) Mr. Beck continues
with a litany of legitimate reasons as to why the insurance
companies have “dramatically raised rates and deductibles
across the board.”
A similar article, appropriately entitled, “Are You Covered?”
appears in Bulletin, a newsletter published by the BC
Construction Association. It too cites the events of September

11 as a contributing factor for the exorbitant insurance premiums being charged in the construction sector. In particular, the
article touches on the fact that “across North America roofing
contractors have recently experienced difficulties obtaining
insurance. The insurance industry decided roofing was too
risky to insure…” (Bulletin: May 7, 2002)
In view of the forgoing information, members of the general
public must wonder if the roofing contractor performing work
on their residential, commercial or industrial property, not
only has the necessary expertise to complete the work to a satisfactory standard, but also, and perhaps more importantly in
this litigious world, does the roofing contractor have current
liability insurance coverage?
On its website, www.bbbvan.org, the Better Business Bureau
(BBB) offers a checklist for dealing with roofing contractors for
both new and re-roofing projects. The BBB suggests that consumers “make sure, by requesting documentation, that the
company:
1. has a business licence for your community.
...next page
2. employs certified roofers and apprentices.

Why have over 100 local building owners chosen to
Epoxy Line their buildings leaking, and corroded
pipes rather than repiping with new copper pipe?
Because:
CuraFlo seals leaks, stops corrosion, and eliminates the leaching
of heavy metals into your drinking water. It stops the green
staining of plumbing fixtures. All without the need for cutting
open walls to replace pipes with new copper pipes. (repiping)
CuraFlo provides owners with a warranty that is ten times longer
and more comprehensive than the copper industry’s warranty.
Call or fax us today for independent reports that prove CuraFlo
is the best solution to your plumbing problems.

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

Provided by: Your local CuraFlo representative

West Coast Pipe Restoration Ltd.
202-6200 Darnley Street
Burnaby, B.C. V5B 3B1

Phone 604-298-7278
Fax 604-298-4393

Suite 520, 789 West Pender Street
Vancouver, BC V5C 1H2
Tel (604) 688-0930

Fax (604) 688-0945

CHOA Journal Spring 2003

15

3. carries adequate liability insurance.
4. has proof of current Workers’ Compensation Registration.
It is noteworthy that professionalism (25%), support of education and training (25%) and assurance of general liability and
insurance coverage (50%) are recognized by the BBB as benchmarks for choosing a qualified professional roofing contractor.
These attributes embody the criteria required to be a member
of the Roofing Contractors Association of British Columbia.
RCABC members are professionals. They are mandated, not
only to have a business license for the communities in which
they work, but also, RCABC members must have a proper
place of business, including a fully equipped sheet metal shop.
RCABC members support education and training through their
continuing investment in the Roofing Institute, the most
advanced roofing training facility in North America. However,
perhaps the most important indicator of professionalism
among roofing contractors today is their ability to qualify for
liability insurance in an increasingly selective market. Given
the reluctance of insurance companies to cover this sector,
consumers should be aware of the potential consequences of
hiring uninsured roofing contractors.
Roofing companies that belong to the Roofing Contractors
Association of British Columbia must be bonded, must have
adequate liability insurance to protect the interests of those
they work for, and they must have WCB coverage to protect
those who work for them. Is your Roofing Contractor Covered?
At RCABC - We Insist on It! y

Property Managers
Emergency
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.

Stand-by Generator Sales & Service
“Servicing most emergency stand-by-generators”
Serving the Lower Mainland

Sp e c

ial CHOA Rates

Government Certified Technicians

• 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.

Western Aircooled Engines
101-1875 Broadway St. Port Coquitlam, BC

Ph: (604) 468-8950
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MICHELLE PROBERT, TECHNICAL REPRESENTATIVE, MPDA

Guidelines for
Exterior Repainting
P

reventative maintenance of your property includes a
regular repaint program to repair, touch-up, or apply full
coats of paint before deterioration begins. If your Strata
Corporation is considering repainting in the near future
there are many considerations to take into account. The
following information is a guideline to help you understand
Exterior Maintenance Repaint procedures.
Paint, the most important factor in the protection of a surface, serves as a protective shield between the base construction materials and the elements that attack and deteriorate them. Typical causes of failure are moisture, temperature variations, sunlight, fresh and salt water, water vapour,
rot, mildew, chemicals and abrasion. Through the application of paint or other protective coatings, the useful life of a
structure will be extended and protected against these
attacking elements that cause failure. Most surfaces should
be repainted every 5-7 years to properly protect the underlying components.

Site Assessment
The first step to be taken is an inspection and assessment of
your buildings to create a list of substrate components and
to determine the present condition of the existing paint and
coatings. Faded, discoloured and peeling paint are good
indicators that new paint is required.
Examples of substrate components may include dimensional or dressed lumber, wood panels, stucco, concrete,
brick, and ferrous or galvanized metals. Make note of all the
paintable components of the building’s exterior surfaces to
create a repainting maintenance checklist. The condition of
the substrate, the existing coating to be repainted, and the
intended finished appearance are all factors when assessing
for new paint. Many surface defects can be remedied with
the proper preparations and paint applications; however

surfaces that are severely damaged should be repaired or
replaced prior to painting.
Each surface is unique and a quality paint job is reliant on
the selection of appropriate paint systems and performing
the proper preparation prior to the application of the
primers and topcoats.

Surface Preparation
All surfaces must be properly prepared to receive protective
coatings since the performance of the new coating is directly
related to the condition of the surface to which it is applied.
Without proper surface preparation your painting project
may end up with a poor result and sometimes even a complete failure. The majority of all coatings failures can be
directly attributed to inadequate surface preparation that
affects coating adhesion and performance. Surfaces are generally considered prepared for paint once they are clean,
dry and dull.
Mildew, a general name for a variety of fungal species of
the family, is often mistaken for dirt when seen on painted
surfaces and requires complete sterilization with a bleach
solution. Mildew treatment is performed prior to cleaning
the surface using high/low-pressurized water.
Pressure washing has become a popular method for
removing loose flaking paint, dust, dirt, and surface chalk
but has its limitations as to the degree of cleaning obtained.
Only properly trained qualified personnel should operate
this equipment as improper use of the equipment can cause
substrate blasting damage, or excessive moisture injection
into (and even behind) the substrate. Some surfaces require
hand washing/scrubbing to effectively remove surface
residues.
Once the surfaces are clean and dry the next step is to
...next page
remove all loose, non-adhering

Aztech Environmental Consulting
Services Ltd.
• Indoor Air Quality Testing C.M.H.C. (c)
• Industrial Hygiene Monitoring
• Environmental Site Assessments
• Mould Testing/Remediation

Trevor Getty

CPHI (c), B.A.A., (E.H.), RPHI, M.Ed

Fax: (604) 468-8954
Tel: (604) 468-8953

Cellular: (604) 841-3134
EMail: tgetty@aztechenviromental.com
www.aztechenvironmental.com
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materials by scraping, grinding or sanding. Glossy paints
should be dulled by sanding with a suitable abrasive. Any
filling, patching, and caulking is usually performed after the
prime coat applications and should blend with adjacent
surface and not be noticeable.

Primers
The first coat of paint is called the “prime coat” and, like
surface preparation, the prime coat is an equally important
part of the paint system. Primers are formulated differently
than finish coats and their main purpose is to seal the surface, adhere to the underlying surface, protect the substrate,
and aid in the adhesion of coats of paint applied on top.
It is important to understand that specific primers are
manufactured for wood, concrete/masonry, plaster/drywall,
various metals, and other miscellaneous substrates. For
example, bare wood is generally primed with an oil/alkyd
wood primer whereas a ferrous metal requires an anti-corrosive metal primer. It is also important to ensure that the
primer is compatible with the existing and successive topcoats.
The level of priming will be dependant on the condition
of the surface. For example, previously painted wood siding
that is well sealed and reasonably sound may only require
“spot priming” at areas of bare exposed wood whereas new
exterior wood being replaced should be primed on all six
sides with an exterior oil/alkyd primer prior to installation.

Finish Coats
The choice of finish coats and the degree of gloss will
depend on the surface being painted, the level of protection
needed, and the desired look to be achieved. Acrylics, latex,
oil, alkyds, urethanes, …the choices are many! The difference
between all these paints is their main resin (that’s how
paints are named) and they all perform differently. A site specific assessment must be
made to determine which type of paint is
the appropriate finish for the surface you
want to coat.
Architectural coatings are
also available in various
gloss levels. “Flat” finishes

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
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are used widely on exterior wood siding and stucco as they
help create a uniform appearance and help minimize surface defects however they are not recommended for surfaces
exposed to constant contact as they pick up dirt easily and
are easily marked or stained. “Semi-gloss” finishes offer
good washability and abrasion resistance and are often used
on doors and trim pieces. “Gloss” paints offer the greatest
amount of protection but are principally only used on very
smooth surfaces as they are highly reflective and show all
surface defects.

Application
The application of new paint should cover the surfaces satisfactorily and provide solid coverage. Budget paint systems
that use only one full finish coat may not adequately hide if
there is a colour contrast between the old and new.
Consideration should also be given to the application methods
employed by the painter. While spray painting can apply
paint quickly, this method requires a large amount of
“masking off” and covering up to protect adjacent surfaces
not scheduled to receive new paint. The coating of sprayed
paint tends to “sit” on the surface and does not penetrate
into porous, rough, or irregular surfaces. It is often recommended to follow spray paint applications immediately
with a “brush and roll” method to work the wet paint into
the surface and assist in an evenly applied coating. Coatings
should be applied free of skips, voids, sags, drips, with
sharp cut in lines and have an overall uniform appearance.

Environmental Conditions
Environmental and substrate conditions during exterior painting can dictate
the success or failure of the paint system. Temperature
and humidity during the application are ...next page

STATE OF THE ART
Water Extraction & Drying Techniques

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

very important to the coating’s film formation, which
controls adhesion, penetration, durability and appearance.
In general, most coatings require a minimum temperature
of 10ºC prior to and over the total drying period of the
paint. Possible changes in weather conditions should be
considered as rain and dew will damage freshly applied
coatings and the application of paint in direct sunlight or
onto hot surfaces should also be avoided. Minimal environmental conditions should be present before, during
and after the coating applications. Testing of substrates
should be performed to ensure acceptable levels moisture
and/or Ph levels are present immediately prior to any
coatings applications.

Contracting the Work
The Master Painters and Decorators Association
(MPDA) strongly recommends that a site specific
repaint specification is prepared prior to tendering
the work to for an “apples to apples” comparison of bid
prices. A proper specification will outline precisely the
work and methods to be used including the paint systems
for each substrate, the preparation and application methods
to be employed, quality control and assurances, and all bid
requirements/submittals such as bonding, insurance and
references. The MPDA also recommends that the work performed by the Painting Contractor be reviewed by a qualified independent 3rd party paint inspection agency to
ensure all work complies with the specification.

Easy Care
Restoration
Ltd.
• Supervisor on 24 hour pager
• 19 Steam extraction/vacuum trucks
• Over 200 blowers and dehumidiffers
FLOOD, FIRE AND TRAUMA RESTORATION
CARPET & UPHOLSTERY CLEANING
CARPET RESTORATION AND REPAIRS
FLOOR COVERING SALES
SMOKE DAMAGE CLEANING & DEODORIZING
CONTENTS RESTORATION
PAINTING & DRYWALL REPAIRS

Maintenance
A quality paint job will protect a substrate from accelerated
weathering but it also needs to be maintained to protect the
integrity of the paint. Visually inspect the various exterior
components of your building every 6 to 12 months and look
for indicators of surface degradation such as mildew
growth, discoloration, peeling paint, cracking of
masonry surfaces or rusting metals. Once identified,
isolated areas can be remedied and easily maintained.
So keep your buildings looking smart! Paint,
when utilized properly, will lower maintenance
costs, help protect your investment and keep
your building exteriors looking great for the
years to come.
The Master Painters Institute (MPI) has
published technical manuals which are recognized as the Painting Industry Standards in
Canada and the United States. The
Maintenance Repainting Manual outlines
paint systems for Interior/ Exterior substrates and
includes identifiers, assessment, surface preparations, and an “Approved Products List” of quality
paint/coatings which have been tested and meet MPI
standards. For more information contact the Master
Painters and Decorators Association of British
Columbia. Phone: 604-298-3875 y

EMERALD
Inspection & Consulting Ltd.
Since
1979

24 HR EMERGENCY CALLS
604-278-4646
Email: easycare@uniserve.com • Fax 604-276-8066
12210 Vickers Way, RICHMOND, B. C. V6V 1H9

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

Could your Blinds use
some TLC?
Janitorial, Building Manager and Lawn & Garden Services
for Smaller Strata Properties

Washing • Repairing • Sales
Commercial • Residential

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

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

331 WEST 7TH AVE.
VANCOUVER
FAX LINE: 604-874-0076
Since 1952

604-874-1121
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Strata Corporation Insurance: What does it cover?
Continued from page 10
the company has the right to step into the shoes of the insured
and bring a claim to recover the amounts paid out. This type
of claim is called a “subrogated” claim and could result in
legal proceedings against those seen as responsible for the
loss. If the insurer does bring a subrogated claim, the insured
is typically required by the terms of the policy to assist the
insurer in advancing the claim.
The insurer’s right of subrogation may be restricted in a
number of ways, including a waiver of subrogation by the
insurance company. By virtue of section 155 of the Act,
which lists the named insureds on the Strata Corporation’s
insurance policy, certain persons are protected from the possibility of subrogated claims. In some Strata Corporation
Policies, the insurance company may waive, unconditionally
or with notice from the Strata Corporation, its rights of subrogation against additional parties, including employees or
property managers.

Who else should have insurance?
Over the course of a year, the Strata Corporation may come
into contact with any number of outside contractors, such as
construction and maintenance contractors, architects, engineers, accountants, brokers, property managers and security
personnel. The Strata Corporation should ensure that insurance requirements are spelled out in any contracts and further ask for a copy of the independent contractor’s liability
insurance policy to ensure adequate coverage and limits.
Anyone handling the Strata Corporation funds should be covered by fidelity bonding or insurance, as claims for misappropriation of funds are typically excluded from the Strata
Corporation’s property and liability policies.
If the Strata Corporation undertakes any construction projects, adding the Strata Corporation to the contractor’s liability
insurance and the contractor to the Strata Corporation’s insurance policy will assist in ensuring adequate coverage in the
event of a claim in respect of the contractor’s work.

If you have been responsible for the loss in some way (for
example, failing to maintain the pipe or the dishwasher), the
Strata Corporation may be able to claim against you for the
deductible. As a named insured under the Strata Corporation’s insurance policy, the Strata Corporation’s insurer cannot make a claim against you to recover monies paid out on
behalf of the Strata Corporation. However, the insurers of
other strata lot owners may be able to bring a claim against
you for any amounts the insurer is required to pay to repair or
replace damaged property in another suite. This type of
claim, which is called a subrogated claim, may be covered
under the liability coverage afforded by your insurance policy.

What if I left a tap running and the sink or tub overflowed causing damage?
Under the property coverage afforded by the Strata
Corporation’s insurance policy, the Strata Corporation’s insurer
will, subject to any deductible amounts, respond to the damage
to any strata lots and common property caused
by the water overflow. An individual owner’s
own insurance will respond to any claims for
damage to the contents or to any upgrades or
improvements to the strata lot.
Although the Strata Corporation’s insurer
has no right of subrogation against you for
the amounts spent to repair or replace the
damaged property, the Strata Corporation
may decide to bring a claim against you for any amounts that
the Strata Corporation is required to pay as a deductible.

What if I left the tap running and the bathtub overflowed causing damage to the common property but the
amount of the claim is less than the deductible?
If the amount of a claim on the Strata Corporation’s insurance
policy is less than the deductible, the Strata Corporation is
required to undertake the repairs to the common property.
The Strata Corporation is, however, permitted to bring a
claim against you to recover any amounts the Strata
Corporation is required to spend to undertake the repairs.

Whose coverage responds?

What if a pipe in a wall bursts and damages the building?

The following questions often arise with the types of claims
experienced by strata corporations and their owners.
Additional information (such as bylaw amendments) may
alter the typical situation and, as a result, it may be necessary
to consult the insurance brokers and/or legal counsel for further advice.

Many pipes in the walls are common property and if they
burst, most damage caused by the break is covered by the
Strata Corporation’s insurance policy. The exceptions would
be the contents, upgrades and alterations to a strata lot, which
would be covered by Strata Lot Policies.

What if the pipe in a unit bursts or the dishwasher
pump cracks resulting in a flood and damage to my
unit and to other units?
In general, the Strata Corporation’s insurance policy will
respond to most of the damage caused to your unit and to
other units. If furnishings, strata lot upgrades or other
personal items are damaged, it is each strata lot owner’s own
insurance policy that will respond to those portions of the
claim.
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If I damage the common property and the Strata
Corporation fails to make an insurance claim, can the
Strata Corporation claim against me for the damage?
If the type of damage would have been covered by the Strata
Corporation’s property damage coverage, then no, the Strata
Corporation cannot claim against you. This is because you are
a named insured under the policy and are entitled to benefits
of any policy, including protection from subrogated claims.
...next page

However, if the loss would not have been covered by the policy even if a claim had been made, there is nothing in the Act
or the Regulation that would prevent the Strata Corporation
from making a claim against you for the cost of repairing or
replacing the damaged property, particularly if the Strata
Corporation has passed an appropriately worded bylaw.

Will the Strata Corporation’s property insurance cover
damage to my new hardwood floor?
In most cases, any upgrades or alterations to a strata lot are
not covered by the Strata Corporation’s property insurance
coverage. As a result, if the hardwood floor was not installed
by the developer at the time of construction of the condominium, the strata lot owner will typically have to look to his
or her own insurance policy to cover any damage to the flooring. Most policies obtained by strata lot owners provide that
the insurer will, within specified limits, cover “improvements” or “betterments” to the owner’s unit. If an owner has
undertaken significant improvements to the strata lot, the
owner should confirm with his broker or insurer that the limits of coverage are adequate for the enhancements to the unit.

If I have added a new window or door to my strata lot
or added an awning to the exterior, who insures the
addition?
In general, the expectation is that any alterations or improvements undertaken by a strata lot owner or tenant will be covered by the Strata Lot Policies.
To that end, most Strata Corporation Policies provide that
any improvements or betterments undertaken by an owner or
tenant in and around a “unit” are not covered by policy. At
the same time, most Strata Lot Policies provide that any
improvements or betterments undertaken by an owner or tenant in and around a “unit” or the owner’s “premises” are covered, within specified limits, by the policy. The terms “unit”
and “premises” often have extended definitions extending
beyond the strata lot itself to cover areas of exclusive use.
To ensure that there is adequate insurance coverage in
place for any alterations to common property, expectations as
to who will be responsible for any costs associated with the
alteration or improvement, including providing insurance
coverage, should be spelled out in writing when the Strata
Council approves the change to common property. In addi-

tion, as the insurance policies obtained by each of the Strata
Corporation and the individual strata lot owner or tenant
may not be perfectly complementary, the insurance policies
should be reviewed by both parties to confirm that insurance
expectations concerning the alteration or improvement have
been met.
An owner should advise his or her insurer of changes or
upgrades to the common property for which they are responsible to ensure that these betterments are included in the
Strata Lot Policy.
It may not always be obvious to an insurance appraiser as
to who (ie the Strata Corporation or an individual owner)
may have undertaken an alteration or improvement to common property. As a result, the Strata Corporation should provide the appraiser with a written list of all changes to common property undertaken by strata lot owners. This will
allow the appraiser to exclude the common property changes
for which an owner is responsible from the valuation of the
common property.
Subsequent owners of a strata lot may not always be aware
that a former owner has undertaken changes to his or her strata lot, to the common property or to the common assets and
has agreed to assume financial responsibility for those
changes. Section 59(3)(b) of the Act provides that a Strata
Corporation may, through the Information Certificate, apprise
a subsequent purchaser of both the alteration and the responsibilities arising from the alteration. If the Strata Corporation
fails to notify a new owner of this information in the
Certificate, the Strata Corporation may not be able to later
insist on that owner bearing the financial responsibility for
the alteration.

Conclusion
The Strata Property Act has expanded the insurance obligations imposed on a Strata Corporation. At the same time, the
Strata Corporation’s insurance policy does not cover all liabilities that may arise in connection with a condominium. To
minimize any surprises, strata corporations and owners are
encouraged to review their insurance policies with their brokers in light of the potential responsibilities they may face in
the event of a loss. y

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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CHOA’s Business
Members 2003
AC C O U N T I N G
S E RV I C E S

Berris Mangan Elliott
& Partners
604-682-8492
Accountants
Chartered Accountants of BC
G Loren & Company
604-904-3807
Accountants
Canadian Institute of
Chartered Accountants
Meyers Norris Penny
(Edmondson Roper)
604-792-1915
Chartered Accountants
Chartered Accountants of BC
ENGINEERING
& P RO J E C T
M A N AG E M E N T

Aqua Coast
Engineering
604-542-5532
Building Envelope
Professionals
Member APEGBC

Pinhole Leaks?
Does your building have failing copper pipes?
You are not alone as many buildings in the Lower
Mainland have this problem. “find out why”
• Learn about the causes of the problem
• Learn how improved plumbing system design
can add years to the life of a system
• Learn all about market prices for new systems
• Learn how you can get a 25 year warranty on
your new plumbing system for your building
Call for a free information booklet all about
Copper Pipe Problems in the Lower Mainland.
Xpert Mechanical & J. K. Lillie Ltd. 604 294 4540
“ask for the copper pipe problems booklet”
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X
Clark Wilson
604-643-3171
Law Firm
Law Society of BC

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

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

S E RV I C E S A N D
P RO D U C T S

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

Breathe Easy Services
604-521-3595
Plumbing, heating, gas
Licensed BC Gas Service
Supplier

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

Easy Care Restoration
604-270-6727
Restoration/Janitorial

M A N AG E M E N T
& R E A L E S TAT E

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

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

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

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

RDH Building
Engineering
604-873-1181
Building Envelope
Professionals
Member APEGBC

Carriage Management
Inc.
604-922-3237
Property Management

INSURANCE

Hamilton Insurance
Services
“The Co-operators”
604-874-4476
L E G A L S E RV I C E S

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

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

Marsh Touwslager
Engineering
604-986-7377
Building Envelope
Professionals
Member APEGBC

Read Jones
Christoffersen Ltd.
604-738-0048
Building Envelope
Professionals
Member APEGBC

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

Century 21
Prudential Estates
604-273-1745
Property Management
Real Estate Board
of Greater Vancouver
Continental
International
Management
604-232-4040
Property Management
REC of BC
Harbourside Property
Management
604-987-8511
Property Management
REC of BC

BWF Fodchuk
604-631-4738
Law Firm
Law Society of BC

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

C.D.Wilson &
Associates
604-741-1400
Law Firm
Law Society of BC

Pace Realty
Corporation
Prince George
250-562-6671
BC North Real Estate
Board

Mop-n-Mow Building
Services
604-641-7641
Better Business Bureau
Pacific Western Air
Cooled Engines
604-468-8950
Emergency Generators/
Service
Licensed by BC Government
Siplast Canada Inc.
604-420-7677
Manufacturing
RCABC
Terra Nova
Landscaping
604-931-8766
Landscaping & tree
services
BCLNA and International
Society of Arborists
Trotter & Morton
604-584-5462
Facility Services
G OV E R N M E N T /
A S S O C I AT I O N S

Homeowner
Protection Office
604-646-7050
Province of BC
ICBA
604-298-7795
Independent Contractors
and Association
Business Association of BC

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

604-987-9040
604-945-0645

204 A-133 East 14th St.
North Vancouver, B.C.
V7L 2N4

PSC

PROFESSIONAL
STRATA COUNCIL
CONSULTANTS INC.

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

CONDEX

PROPERTY MANAGEMENT LTD.

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

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

Susan Jury

83-1410 Parkway Bld. , P.O. Box 98, Coquitlam, BC V3E 3J7
Tel: 604.942.2434 Fax: 604.942.4834 Cel: 604.908.4982
Email: psc2001@telus.net

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

ABRAHAM FISHER
Cleaning Services
Since 1976
2904-501 Pacific Street
Vancouver, BC V6Z 2X6

604-6l8-5689

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

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

John Williamson
President

MEDIATOR

Phone 604-542-0226 • Fax 604-542-0030
ekirby@shaw.ca

C & C PROPERTY GROUP LTD.
Property Managers
• complete property management solutions
• administrative management
• consulting

ARBITRATOR

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

We cure
property
management
headaches.

> 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.

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.

