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Highlights of the PST Relief
Grant Program
T

he 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 cooperative 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 and
housing co-operatives, the strata council or housing cooperative 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.
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The Condominium Home Owners’
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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
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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 Releif 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.
Visit the HPO Web site at www.hpo.bc.ca or call tollfree at 1-800-407-7757 for more information.y
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ELAINE McCORMACK, McCORMACK & COMPANY LAW CORPORATION

Can an Owner be Evicted for
Breaching Strata Corporation
Bylaws?
S

trata councils are sometimes faced with complaints about
one owner who is frequently breaching the bylaws of the
strata corporation. Sometimes, in partial jest, I am asked by a
council member if an owner can be evicted from the strata
complex. Well, one strata corporation in Alberta went to court
and a woman who held title to a strata lot was ordered by the
Judge to vacate her strata lot. Although Alberta has different
laws regarding condominium matters than we do, there is a
possibility that under the right circumstances a Supreme
Court of British Columbia Judge will order that an owner that
is contravening reasonable and significant bylaws of a strata
corporation must vacate his or her strata lot. I will now review
the facts of the Alberta case of Condominium Plan No. 022
1347 v. N.Y. [2003] A.J. No. 1227, which sound very similar to
what several British Columbia strata corporations are facing
right now.
In the Alberta case, the owner, referred to by the Judge as
N.Y., was not a model resident. According to the written
complaints received by the Strata Corporation and the
property manager there was noise coming from her strata lot,
she was obstructing the passageways of the complex, her pet
was damaging the common property, she was not cleaning up
after her pets or keeping her pets on a leash, she spoke to
owners, occupants and their visitors in a derogatory manner
and she allowed her visitors to trespass in parking areas that
other owners had the right to occupy exclusively.
She was renting the strata lot from her parents and she
and her parents were served with a Notice of Termination of
Tenancy. The tenancy was terminated on May 31, 2003. She
failed to vacate the premises. Instead, she purchased the strata
lot from her parents in mid June 2003 for $67.00, which was a
very good price because the condominium was valued at
$140,000.00.
The Strata Corporation brought proceedings in Court to
evict N.Y. On June 19, 2003. N.Y. had notice of the
application, but did not appear in front of the Master. The
Master found that N.Y. was an owner. He ordered that she
vacate the premises by July 15, 2003. N.Y. then appealed the
decision of the Master to a Judge.
The Judge in the appeal found that N.Y. had shown
flagrant disregard for the bylaws of the Strata Corporation. He
further found that, based on the law in Alberta, the Master had
discretion to order her to vacate the premises.
The Judge also considered the fact that the strata lot had
been sold for practically nothing. He inferred that the strata
lot was transferred for the sole purpose of defeating
enforcement of the eviction. He further found that there was
a rebuttal presumption that she was holding the property in
trust for her parents. N.Y. did not provide evidence that the

property was a gift, so the Judge found that the strata lot was
being held by N.Y. in trust for her parents. The Judge found
that she was in fact a tenant, not an owner, and granted an
order evicting her. He further found that even if he was wrong
in his conclusions, an injunction should be granted requiring
that N.Y. not commit any further breaches of the bylaws.
In my opinion, even though the law in B.C. is different
than the law in Alberta, it is possible that a Supreme Court of
British Columbia Judge may be willing to order an owner to
vacate a strata lot because he or she has substantially breached
the bylaws. Also, a Supreme Court of British Columbia Judge
may be willing to recognize that a purchase of a strata lot is a
sham done solely to avoid an eviction or the enforcement of a
rental bylaw. Certainly if a strata corporation in British
Columbia has obtained a Court injunction to stop an owner
from continuing to contravene a reasonable and significant
bylaw of the strata corporation and the owner continues to
breach the bylaw, the strata corporation should consider
retaining a lawyer to review the possibility of asking a Judge
to order that the owner vacate his or her strata lot. y
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JOHN DAVIDSON, P.ENG., LEVELTON CONSULTANTS LTD.

Corrosion of Copper Water
Pipe in the Lower Mainland
Common Property Requires Mutual Responsibility - Be Informed
INTRODUCTION
reater Vancouver’s water is naturally acidic (low pH)
and lacking in dissolved minerals (soft). These
properties result in water that is aggressive or corrosive to
metal plumbing and fixtures. The water distributed from the
Greater Vancouver Regional District (GVRD) and throughout
municipal systems behaves as a solvent and leaches copper
from pipes. This is in fact the cause of blue-green staining of
porcelain sinks, bath tubs, laundry and sometimes hair. This
continued dissolution however has much more insidious
consequences, that being the reduction in service life and
leakage of copper pipe.
Large buildings such as apartments and condominiums
with hot water recirculation systems are particularly
susceptible to early corrosion related copper pipe failures,
and are commonly known to require complete retrofitting 12

G

to 15 years after construction. This is a non-compensible
circumstance from an insurance point of view and inevitably
becomes work financed by a Strata’s maintenance fund or
special assessment.
Despite the GVRD’s current and future efforts to
commission pH level adjustment systems (corrosion
control), workmanship and design can contribute to the
early demise of copper pipe water distribution systems in
large buildings and thus, GVRD’s new Capilano and
Seymour water treatment schemes should not be relied upon
to eliminate the challenges associated with our abundant
and unique water.
This article discusses some of our experiences with
leaks in copper pipe water distribution systems. It is
intended as a source of information which might aid owners
in managing concerns related to this specific industry.
...continue on next page
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EXPLANATION OF CORROSIVE WATERS
The GVRD derives the water supplied primarily from
reservoirs associated with the Capilano, Seymour and
Coquitlam watersheds. In this regard, the GVRD accesses an
abundance of rainfall and retains surface waters in primarily
granitic basins for relatively short periods of time prior to
treatment and distribution. Whereas well waters in contact
with limestone would tend to dissolve carbonates, the
GVRD’s water supply is considered extremely soft or low in
dissolved minerals. In addition, dissolved gases contribute
to the aggressiveness of the water. Near saturation levels of
dissolved oxygen contribute to corrosivity of metals (oxygen
supports the cathodic reaction in a metallic corrosion cell).

Fig 1 – Rubber hose clamped on a
leaking cold bend in copper pipe
(tubing). The leak was so pervasive
that a funnel was installed to
remove the water drip. This is not
long-term management of copper
tube corrosion.

Moreover, comparatively high levels of dissolved carbon
dioxide tend to depress the pH of water due to the formation
of carbonic acid. Some additional depression of pH may
occur because of chlorination for disinfection. The pH scale
refers to a measure of acidity or alkalinity of a substance.
The scale ranges from 0 (maximum acidity) to 14 (maximum
alkalinity). The aesthetic objective (A.O.) for drinking water
is pH of 6.5 to 8.5. The A.O. specifications are subjective
limits that may affect the acceptance of water by consumers
but exceeding A.O.’s do not present health hazards. The pH
of GVRD’s water has historically ranged from 6.0 to 6.3 and
is frequently measured at less than 6.0.
Soft, acidic waters are aggressive to copper; they literally
have the ability to dissolve copper and retain the metal ion
in solution. Whereas hard waters would tend to precipitate
solids on the interior surface of a copper tube and thus
shield the copper from dissolution, the GVRD’s potable
water tends to continuously strip oxides of copper from the
wetted surface. Minor surface variations exacerbate this
effect and result in localized corrosion or pitting. Pitting to
perforation is the most common form of attack that results in
leaks in copper pipe in the Lower Mainland.
FACTORS WHICH CONTRIBUTE TO LEAKS
Although the complexity of water chemistry and the
resultant degradation of copper due to corrosion are
fundamental contributors to the reduction of copper piping
service life, other factors, broadly characterized as design or
workmanship, can impact longevity.
Design
Erosion-corrosion failures typically occur due to the use

of pipe with too small a diameter. The elevated velocity of
water in the distribution system tends to continuously scour
the surface and accelerate thinning, especially at changes in
direction. Erosion-corrosion may also occur when operating
conditions are changed, for instance when larger pumps and
hence greater flows are added to an existing system. A user
may enjoy the increased “performance” of a modified
system, however the reduction in service life implication
may be unknown to the user/owner.
Corrosion-fatigue is a phenomenon whereby cracks in
the copper tubes propagate because of cyclic loading. This
progressive fissuring is dramatically accelerated by the
simultaneous activity of corrosion. Corrosion-fatigue is a
very common problem in recirculating hot water systems
due to the heating and cooling (expansion and contraction)
combined with:
• the use of short, rigid branch lines from risers
• the lack of properly designed expansion loops or offsets
• missing, loose or improperly installed riser clamps
• the lack of water hammer arrestors.
All of the above factors can contribute to repeated
movement, most commonly due to the expansion and hence
elongation of tubing when it warms while transmitting hot
water. If the expansion/elongation is not accommodated or
restrained, flexure about elbows in the pipe advance cracks
through the pipe wall.

Fig 2 – Copper pipe wall in
section. Typical corrosion
fatigue cracks extending from
corrosion pits on the internal
diameter. Magnification
approximately 65 X.

Workmanship
The demise of a copper pipe water system can also be
related to issues of installation and workmanship.
Burrs created by the cutting operation on the inside
diameter of tubing which are not removed by reaming tend
to upset the smooth flow of water in the copper piping. The
interruption of smooth flow can result in localized
turbulence, the consequence of which can be erosioncorrosion thinning.
The use of excessive flux must be avoided in the course
of installation. Soldering flux is a chemically active,
corrosive substance utilized to promote wetting of the
surface to be joined with solder. Excessive flux typically
results in puddles, runs or deposits on the inside of the
tubing and promotes an undesirable chemically active
surface where corrosion and pitting initiate.
In a similar vein, overheating of petroleum or organic
base fluxes can result in carbonaceous films formed adjacent
to the joint. Carbonaceous films and heavy oxide layers from
overheating tend to be noble with respect to copper, that is,
...continue on next page
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Fig 3 – Close-up view of
crack (see arrow) which
initiated in residual flux
puddle.

they promote corrosion of the copper around them due to
galvanic action. The so-called galvanic cells which may be
formed between the carbon or oxide (cathode, noble) and the
copper (anode, active) result in corrosion penetration.
DISCUSSION
Particular challenges concerning the distribution of
water in condominiums versus single, stand-alone dwellings
exist. The long risers, branch-runs and continuously
recirculated hot water systems used in condominiums mean
that the forty-year or more service life of copper tube in
single dwellings is not attainable. Service life as short as 5
to 9 years and more typically 12 to 17 years are consistent
with Levelton’s experience.
No engineered material is impervious to degradation
and in the writer’s opinion, replacement with copper is
preferred to replacement with polymeric materials. Much of
the dislocation associated with re-piping is the extent of
intervention necessary to complete the job. Buildings are

not engineered for re-piping and often new pipe chases are
constructed which can have adverse sound transmission or
fire code compliance implications. Due to the fact that repiping facilities has been a $10 million per year industry in
the past, strata and owners are compelled to participate in
planning for re-piping. Awareness is an important tool in
this regard and engineering advice can help. While a
corrosion engineer may aid in establishing condition and
remaining service life, a mechanical consultant will benefit
the outcome of re-piping. Provincial resources and
compliance with the B.C. Plumbing Code alone are not
enough to ensure a desirable outcome.
Just as maintenance and preservation of a complex
requires perspective, so does management of the water
distribution. It is recommended that:
• Water leaks and samples removed at the time of repair be
preserved and documented for future study. The leak
history of a complex will be most telling as to the decision to
re-pipe.
• A corrosion consultant be employed to ascertain the
condition of the piping and develop a sound basis for repiping, if necessary. Typically, an investigation strategy will
sample more hot water pipes than cold.
• A mechanical consultant be utilized to administer a repiping contract. A strata council cannot and should not
expect themselves to be versed in all aspects of code
compliance.
Intervention of this nature should be
monitored and managed to facilitate a better outcome. y
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FRASER HEALTH

The West Nile Virus (WNV)
T

he West Nile Virus is a mosquito-borne virus named after
the West Nile region of Uganda, where it first appeared in
1937. West Nile Virus has spread across North America since
it was introduced to this continent in New York in 1999.
How is the virus spread?
WNV will most likely enter BC by infected birds flying
into the province. Mosquitoes become infected by biting
infected birds. Mosquitoes that bite both birds and people can
spread WNV to people. It is very unlikely that mosquitoes
can spread WNV from one person to another. WNV is not
spread by direct person-to-person or animal-to-person
contact. However, it can be transmitted through blood
transfusion and transplanted organs (In Canada blood is
routinely screened for WNV). WNV has been found in the
breast milk of infected mothers, but this does not seem to
cause any significant illness in breastfed infants.
What is being done to protect you from WNV?
There is no known method to prevent the arrival of WNV
in BC. Fraser Health and your local and regional governments
are working together to:
• detect WNV quickly when it arrives and communicate
information to the public;
• Monitor potential mosquito habitat and when necessary,
take action in an environmentally responsible way to
reduce the risk of human infection.
However, the most important things to do to prevent WNV
infection are up to you—to act on the 4 “D”s.
DRAIN: Protecting yourself, your family and neighbours
The mosquitoes that breed in standing water around our
homes and businesses are among the types of mosquitoes
most likely to spread WNV to people. Therefore, it is
important to keep your home or business property free of
standing and stagnant water. This helps reduce the number of
mosquitoes in your neighbourhood as most mosquitoes fly
about 1 to 3 km from their breeding site. Please follow these
simple practices to eliminate mosquito breeding sites on your
property:
(1) Old tires should be disposed of, or moved inside. Do not
let outside containers, equipment or debris collect waterthrow out, drill holes in, or turn over when not in use.
(2) Eavestroughs should be kept clean to allow proper water
drainage. Flat roofs should be kept free of standing water.
(3) Storm drains or ground gutters should be kept free of
debris such as yard waste, lawn cuttings and leaves.
(4) Roof gutters should be properly designed and maintained
to prevent standing water.
(5) Leaky faucets should be repaired because water build-up
can create breeding grounds for mosquitoes.
(6) Windows and attic vents should be adequately screened
and maintained to keep mosquitoes out of your home.
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(7) Stagnant water located in birdbaths should be changed
twice a week. Rain barrels should be covered with fine mesh
and wheelbarrows turned over when not used.
(8) Ponds should be maintained. Using pumps or fountains
to keep water circulating reduces mosquito breeding.
(9) Swimming pools should have operating chlorine and
circulation systems. Wading pools should be turned over
when they are not in use.
(10) Compost should be turned over frequently to keep wellaerated.
REMEMBER: Just a little water in a discarded container
may allow hundreds of mosquitoes to breed.
DUSK and DAWN, DRESS and DEFEND (DEET):
Reducing risk to yourself and family
Dusk and Dawn: Mosquitoes are
most active at dusk and dawn. If you
need to be outside, cover up and use
insect
repellent
for
extra
protection—especially at dusk or
dawn. Gardeners take note, if you
like to work outside, avoid early
morning
and
evening
when
mosquitoes are most likely to keep
you company.
Dress appropriately:
Wear
protective clothing such as longsleeved shirts, long pants, shoes,
socks, and a hat when outdoors,
especially when mosquitoes are
most active. Light coloured clothing
is best because mosquitoes are
attracted to dark colours. Loose fitting, but tightly woven
materials help prevent mosquitoes from biting through to
your skin
Defend: Use insect repellent
If living or travelling in an area known or suspected to have
WNV, using an insect repellent can help protect against
mosquito bites. Use only insect repellents that contain DEET
or other approved ingredients. Repellents that contain DEET
(N, N-diethyl-m-toluamide) are effective and safe when used
as directed (The percentage of DEET in a repellent should not
exceed 30% for adults or 10% for children and Health Canada
advises that DEET should not be used for infants under 6
months of age.) It is important to know how long a repellent
is likely to stay effective after being applied. Read the entire
label for detailed information, or ask your pharmacist for
assistance.
Keep these tips in mind too, when using insect repellent:
• Apply repellent sparingly on exposed skin or on top of
clothing. The repellent does not need to be applied

heavily to be effective – a light coating will do. Repeat
applications only as necessary.
• Do not use repellent on open wounds, sunburned or
irritated skin.
• Wash skin with soap and water when you return indoors
or when protection is no longer needed.
• Do not get in eyes – if this happens, rinse with water right
away.
• Avoid breathing repellent spray. Always apply spray
repellents in a well-ventilated area. Never apply spray
repellent inside a tent.
• Do not use near food.
• Check for sensitivity – apply repellent to a small area of
skin on the arm and wait for 24 hours before use.
• Keep all insect repellent containers out of the reach of
children.
• Do not directly spray repellent on children—Wipe
repellent on by hand.
• There is no indication of a hazard to the unborn or nursing
child associated with the use of DEET by pregnant or
breastfeeding women.
For further information on insect
repellents, see Health Canada’s web
page:http://www.hcsc.gc.ca/english/
westnile/insect_repellents.html.
(“Safety Tips on Using Personal Insect
Repellents”).
What can I do if I spot a dead bird?
Fraser Health and B.C. Centre for
Disease Control staff have a collection
system in place to monitor and test
dead corvids. Crows, ravens and jays
are corvids common in the Fraser
Health area. Dead corvids are tested
because they are the birds most likely
Courtesy Township of Langley
to die if infected with West Nile Virus.
Therefore, testing of dead corvids is a
useful method to detect the presence of WNV in an area.
To report a dead corvid (crow, raven, jay), please call and
leave a message on the Fraser Health West Nile Virus Toll
Free Reporting Line at: 1-888-WNV-LINE (1-888-968-5463).
Will all dead birds be picked up and tested?
Not all dead birds reported will be picked up and tested.
Thousands of birds die each summer due to causes other than
West Nile Virus. Approximately 600 corvids from the Fraser
Health area will be tested from May through October. Any
die-off of several corvids in one place should be reported so
investigation can be done.
How to dispose of a dead bird
As not all birds that you report to public health will be
picked up for testing, you may need to dispose of a dead bird.
There is no evidence that a person can get West Nile Virus
from handling live or dead infected birds. However, you
should avoid barehanded contact when handling any dead
animals and use gloves or double plastic bags to place the
carcass in a garbage can (if permitted within your
Municipality) or to dispose of by burying in the ground.

If you are not comfortable handling the dead bird, the
S.P.C.A. or vector control may pick-up dead birds or accept
drop-off of dead birds for incineration. You will need to
check with your local S.P.C.A. or vector control office to
determine if this service is available to you.
Find out more
For more detailed information on West Nile Virus, please
check the Fraser Health or BCCDC website. For a brief
recorded message about the current status of monitoring for
West Nile Virus within the Fraser Health area, please call the
toll-free WNV Information Line.
Fraser Health website: www.fraserhealth.ca
Fraser Health Toll Free Line: 1-888-WNV-LINE (1-888-9685463)
BC Centre for Disease Control (BCCDC) website:
www.bccdc.org
(The BCCDC website also allows reporting of dead corvid
sightings)
Your municipality may also have information on West
Nile Virus and mosquito control on its website or at the
municipal office.
It’s that time of year
Nice weather in British Columbia also means the start of
mosquito season. Mosquitoes are usually just considered a
nuisance, and bites are uncomfortable, but in areas with
West Nile Virus, a small percentage of mosquito bites can
cause West Nile Virus infection. Anyone can be affected by
West Nile Virus, but older adults and people who have
chronic illnesses are more likely to develop serious illness.
Protect yourself and your family by following the 4 “D”s
to reduce mosquito breeding sites and avoid mosquito bites.
How serious is a mosquito bite?
Most mosquito bites cause itching and minor irritation. Only
a very small percentage will cause WNV infection and most
people who are infected don’t even know it. About 20% of
people who actually become infected will develop illness
with fever and one or more of headache, body aches, malaise,
nausea, rash, sensitivity to light, and swollen glands. People
usually recover within a week or so.
About 1% of those infected may develop more serious
illness affecting the nervous system. Signs and symptoms
may include fever, severe headache, stiff neck, muscle
weakness or paralysis, confusion, convulsions, or even coma.
Severe WNV infection may result in long-term disability or
death.
Advice about symptoms of WNV is available from BC
NurseLine: 604-215-4700 or Toll Free 1-866-215-4700
or 1-866-TTY-4700 (if hearing impaired).
If you or a family member are seeking medical attention
for signs and symptoms of WNV, be sure to inform the doctor
if you have been in an area known to have WNV or have
recently received or donated blood.
It is worth doing the things you can to reduce mosquito
breeding sites and protect yourself and family from mosquito
bites. Remember the 4 “D”s (Drain, Dusk/Dawn, Dress and
Defend). y
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Robert Murray Painting

Chris Waters
Managing Partner

Color With Style
INSURANCE

Make your house the home it was meant to be
Office 604 225-2735
cell
604 319-2735
fax
604 225-2736
E-mail robertmurraypainting@telus.net

CMW Insurance Services Ltd.
200 - 3920 Norland Avenue
Burnaby, BC V5G 4K7

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

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
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Useful web sites
CHOA/Strata Property Act
www.choa.bc.ca
Residential Tenancy
www.pssg.gov.bc.ca/rto
Homeowner Protection
Office
www.hpo.gov.bc.ca
BC Assessment
www.bcassessment.gov.bc.ca
Revenue Canada
www.ccra-adrc.gc.ca
Workers Compensation
www.worksafebc.com/
online_services
BC Labour Employment
www.labour.gov.bc.ca/esb/
facshts
Real Estate Council of BC
www.recbc.ca
Land Title Office
www.gov.bc.ca/landtitle
Government of BC
www.gov.bc.ca

Tel: (604) 294-3773
Fax: (604) 294-3003
Toll Free: 1-800-263-3313
cwaters@cmwinsurance.com

KENNETH PAZDER, PAZDER LAW CORPORATION

Assignments of Voting
Rights
S

trata corporations often receive Form C’s from mortgage
lenders accompanied by assignments of voting rights to
the lenders, creating confusion for both the strata
corporations and owners regarding the actual exercise of
such rights.
Section 54[c] of the Strata Property Act [“the Act”]
permits mortgagees to vote on behalf of owners in the
following circumstances:
54 The following persons may vote at an annual or
special general meeting:
(a) an owner, unless a tenant or
mortgagee has the right to vote under
paragraph (b) or (c);
(b) a tenant who has been assigned a
landlord’s right to vote under
section 147 or 148, unless a mortgagee
has the right to vote under
paragraph (c);
(c) a mortgagee of a strata lot, but only
in respect of insurance, maintenance,
finance or other matters affecting the
security for the mortgage and only if
(i) the mortgage gives the
mortgagee the right to vote, and
(ii) at least 3 days before the
meeting the mortgagee has given
to the strata corporation, the
owner and the tenant referred to
in paragraph (b), if any, written
notice
of
the
mortgagee’s
intention to vote.
These assignments are additional security for lenders,
presumably to permit them to exercise the
borrower/owner’s voting rights if their mortgage loan goes
into default or their security is otherwise deemed to be in
jeopardy. The problem is that lenders virtually NEVER
attend at strata meetings, nor exercise the borrower/owner’s
voting rights in person or by proxy.
To complicate matters further, an assignment of voting
rights may arrive at a strata corporation by letter from the
lender’s lawyer, but NOT accompanied by a FORM C
[Mortgagee’s Request for Notification to provide a name and
address for service for the lender].
The assignments are generally not drawn with
appropriate conditions as to use by the lender.
The reason is that institutional lenders have not agreed

upon a standard assignment of voting rights to provide to
conveyancing solicitors.
Instead, their mortgage
instructions generally require that their lawyer is to “take
all steps necessary to ensure that the borrower’s voting
rights are assigned to the bank.” The lawyer has his or her
client sign a simple blanket assignment of voting rights to
the lender and the assignment is mailed to the strata
corporation.
Unfortunately, the result is that the owner/borrower’s
rights are transferred to the bank [at least in so far as
permitted under s.54[c] of the Act –insurance, maintenance,
finance or other matters affecting the security of the
mortgage].
The effect of this situation is that owner is deprived of
significant voting rights and the without providing an
address for service by way of a FORM C, the bank/assignee
of said rights will not be notified of proceedings –thus
making the assignment worthless for the lender. [It’s highly
debatable whether the assignment is worth anything in any
event, given that the lender would have only one vote to cast
even if its representative was to actually vote!]
Experience has shown however, that even if a FORM C
does accompany the assignment and the strata corporation
notifies the bank of an upcoming strata meeting, the lender
invariably does NOT attend at or vote [in person or by
proxy] at the meeting.
Thus, what should a strata corporation do when it
receives an assignment of voting rights?
The following are some suggestions.
File the assignment of voting rights in the strata owner’s
file and notify the owner that he or she is unable to vote on
the matters set forth in s.54[c] of the Act, as their voting
...continue on next page

15 Years
Experience
✓ Window Cleaning
✓ Pressure Washing
✓ Gutter Cleaning
✓ Roof Demossing
✓ Vinyl Siding Cleaning
#162 - 720 6th Street
New Westminster, BC V3L 3C5
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NAME AND ADDRESS OF STRATA
CORPORATION
NAME AND ADDRESS FOR SERVICE OF
ASSIGNEE/BANK
Dear Sirs:
RE: Assignment of voting rights for SL
Plan by
[the borrower/assignor]

, Strata

We are in receipt of the above-noted assignment
[copy attached]. Please confirm that it is in order for
your borrower [the assignor] to continue to exercise
all of his or her voting rights notwithstanding the
assignment, unless:
a. your borrower’s mortgage goes into default; or
b. you otherwise determine that your security is in
jeopardy; AND
c. you notify us of your intention to exercise the
borrower’s voting rights 3 days before any
meeting pursuant to s.54[c] of the Strata Property
Act.
Please reply by signing below and returning this
letter to us by fax at
Thank you for your anticipated early reply.
Yours truly,
The Owners of Strata Corporation etc.
We acknowledge receipt of the foregoing and agree
to its terms.
Dated:

2004

XYZ Bank
Per:
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rights have assigned to their bank. Suggest that the owner
contact their bank to rectify this situation.
If the assignment contains an address for service on the
bank, consider sending the following standard letter to the
bank to rectify the situation.
Upon receipt of this letter signed by the mortgagee, the
strata corporation may ignore the assignment of voting
rights unless and until it receives written notice from the
mortgagee of its intention to vote under s.54[c]. Thus, the
strata owner could continue to vote on all matters.
The strata corporation would still have to provide the
lender with notices under s.45 and s.113 [provided that it
has received a FORM C], but this may solve the current
problem of having no one able or willing to exercise the
owner’s voting rights due to the bank’s assignment.
We are attempting to have the major banks adopt a
standard form assignment of voting rights incorporating the
provisions of the above letter. If that occurs we will notify
you through CHOA. y

C & C PROPERTY GROUP LTD.
Property Managers
• complete property management solutions
• administrative management
• consulting
211-3030 Lincoln Avenue
Coquitlam, B.C.
V3B 6B4
604-945-0644

304-123 East 15th St.
North Vancouver, B.C.
V7L 2P7
604-987-9040

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

FLAT LINE MECHANICAL OWNING AND OPERATING COSTS!

Trotter & Morton Facility Services
"We Make Buildings Work"

BAYSIDE PROPERTY
SERVICES LTD.
Strata Property
Management Specialists
Since 1974

Linc Mechanical Maintenance Division
Specialize in:
FLAT LINING HVAC (including BOILERS) BUDGETS

for Residential Strata / Condo Groups with
ALL INCLUSIVE SERVICE PROGRAMS.

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

For more information call Trotter & Morton today!

• EXPERIENCED, PRO-ACTIVE PROPERTY MANAGERS

Our services include:

• TIMELY AND ACCURATE REPORTING

•
•
•
•
•
•

• 24-HOUR EMERGENCY RESPONSE SERVICE

Complete Mechanical Services
Linc Mechanical Maintenance Programs
Mechanical Projects
Design and Build / Retrofit
Complete Elect rical Services

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

Electrical Projects

The Trotter & Morton Building
5151 Canada Way,
Burnaby, BC
V5E 3N1
Tel: 604.525.4499

Fax: 604.525.4493
www.trotterandmorton.com
mclean-g@tmvan.com
Members of CHOA, NAIOP, BOMA

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

Trotter & Morton Facility Services
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Could your Blinds use
some TLC?
• Monthly Bookkeeping & Accounting
• Specializing in Strata Corporations
• Personal & Corporate Tax-E-Filing

Washing • Repairing • Sales
Commercial • Residential

John Mitchell, B.Com
Marion Mitchell

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

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

Easy Care
Restoration
Ltd.

• Supervisor on 24 hour pager
• 19 Steam extraction/
vacuum trucks
• Over 200 blowers and
dehumidiffiers

FLOOD, FIRE AND TRAUMA RESTORATION
CARPET & UPHOLSTERY CLEANING
CARPET RESTORATION AND REPAIRS
FLOOR COVERING SALES
SMOKE DAMAGE CLEANING & DEODORIZING
CONTENTS RESTORATION
PAINTING & DRYWALL REPAIRS

Since
1979

24 HR SERVICE
604-278-4646

Since 1952

604-874-1121

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

You will Find Satisfaction with...

• replacing windows, sliding doors and hardware
• replacing foggy double-paned glass
• window films

BRAD JOHNSTON
Vancouver
604.525.5365

Fraser Valley
604.534.4233

1020 East Cordova Street, Vancouver, BC
tel (604) 294-4540 fax (604) 298-4393
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CHOA’s List of Free Resources for Members
No

Title

Prepared by

No

Title

Prepared by

1

All about Housing

CMHC

21

Guide to Mould

CMHC

2

Arbitration Rules - National

ADR Inst of Canada

22

Hiring a Contractor or Property Manager

CHOA

3

Arbitrators & Mediators Referring list

BCAMI

23

Income Tax Act-for Condominiums

Revenue Canada

4

Arbitration Legal Proceedings In Stratas

SPA

24

Insurance-Strata Corp InsuranceWhat does it Cover?

CHOA

5

Attic Venting

CMHC
25

Licensing, Repair Warrantees

HPO

6

Before you Renovate

CMHC
26

Managing Major Repairs - 4 Steps

HPO

7

Before your Renovate Q & A

CHOA
27

Building Envelope Rehabilitation

RDH Eng

Operations Manual for Maintenance
& Custodial Staff

CMHC

8
9

Buying a Strata Property in BC

CHOA

28

Operations Manual for Owners & Managers

CMHC

10

ByLaws for Appliances & Mechanical Features CHOA

29

Project - Framework

CHOA

11

ByLaws Review Pack - Steps for Revision

CHOA

30

Reconstruction Loan Program

HPO

12

Clean Air Guide

CMHC

31

Residential Rehabilitation Assistance Program CMHC

13

Cleaning Up Your House After a Flood

CMHC

32

ROOF Maintenance & Guide

RCABC

14

Clean-Up Procedures For Mould In House

CMHC

33

Taking Minutes of Meetings

CHOA

15

Condo-Smarts - Province Articles

CHOA

34

Understanding Home Warranties

HPO

16

Convening Annual General Meetings Q & A

CHOA

35

Water Penetration-Windows Resistance
- Report (CD)

HPO/CMHC

17

Council Members-Setting Role Descriptions

CHOA
36

Who Inspect the Inspectors?

CAHPI BC

18

Disputes-Options for Resolving Disputes

HPO
37

3/4 Reference Guide Bulletin 400-002

CHOA

19

Fans: Importance of Bathroom & Kitchen Fans CMHC
38

Quorum Guide Bulletin 400-001

CHOA

20

Financial Failure - Can't Pay your Mortgage

g
in r
ld cto
O
i
a
HP Bu ntr
d o
ce e C
n
e
p
c
Li velo
En

LSS

Building & Balcony . . . Repair, Restoration & Waterproofing Specialists

EPS WESTCOAST
C

O

N

S

T

R

U

C

T

I

O

N

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

L

T

• Preventative Maintenance
• Membrane Repair & Replacement

D

• Deck Repair
• Waterproofing
• Leak Investigation
• Painting & Caulking
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• Traffic & Pedestrian Deck Coating
• Structural Concrete & Framing

• General Building Repairs

WEB PAGE CONDOMINIUM NEWS:
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• Concrete Crack Repair

www.wpcn.ca

CHOA Business Members
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
Eco-Design
Architecture &
Building Ecology
Ltd.
604-730-9612
Building Envelope
Professionals
AIBC, APEG BC
Dectec Systems
Ltd.
250-412-3172
Structure Maisture
Monitoring
APEG, CGBC
The Condo
Advocate
604-308-2388
Better Business Bureau
BCBEC
Fire Code Plus
Engineering Inc.
604-523-1230
APEG BC

Levelton
Consultants
Building Envelope
Professionals
604-278-1411
AIBC, APEG BC
Marsh Touwslager
Engineering
604-986-7377
Building Envelope
Professionals
APEG BC

C.D.Wilson &
Associates
250-741-1400
Law Society of BC
Clark Wilson
604-643-3171
Law Society of BC
Grant Kovacs
Norell
604-609-6699
Law Society of BC

Morrison
Hershfield Ltd.
604-454-0402
AIBC, APEG BC

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

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

Hammerberg,
Altman, Beaton &
Maglio
604-269-8500
Law Society of BC

RDH Building
Engineering
604-873-1181
Building Envelope
Professionals
APEG BC
Read Jones
Christoffersen Ltd.
604-738-0048
Building Envelope
Professionals
APEG BC
INSURANCE
CMW Insurance
Services Ltd.
604-294-3301
IBA of BC
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
Law Society of BC
BWF Fodchuk
604-947-0828
Law Society 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
Lesperance Mendes Management
604-232-4040
604-685-8737
Law Society of BC
Property Management
REC of BC
McCormack & Co.
604-688-0930
Gateway Property
Management Corp.
Law Society of BC
604-635-5000
Miller Thompson
Property Management
604-687-2242
BBB, BCAOMA
Law Society of BC
Harbourside
Property
Pazder Law
Management
Corporation
604-987-8511
604-682-1509
Law Society of BC
Property Management
REC of BC
MANAGEMENT
& REAL ESTATE Interlink Realty
604-271-3888
Ascent Real Estate Property Management
Management Corp REC of BC
604-431-1800
REC of BC
Key Property
Management Ltd.
604-886-6618
Atira Property
Management Inc.
REC of BC
604-531-9100
REC of BC, PAMA
Pace Realty
Corporation
Prince George
Avalon Property
250-562-6671
Management Inc.
604-692-0774
REC of BC
REC of BC
Point Grey
Properties
Bayside Property
604-737-9808
Services
604-432-7774
Property Management
Property Management REC of BC
REC of BC

Redcliff Realty
Management Inc.
604-684-4487
REC of BC

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

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

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

Strata West
Management Ltd.
Pomeroy Building
604-904-9595
Maintenance Ltd.
REC of BC, PABC, PAMA 604-294-6700
LRB, HPO
The Wynford
Group
Screenline
604-261-0285
Industries Inc.
604-607-0400
REC of BC, PAMA
BBB, CWDMA
PERSONNEL
AND
Spears Sales &
EDUCATION
Service Ltd.
604-220-0904
Munday Personnel
Mechanical &
604-681-5424
Plumbing
Property Management MCABC
Personnel/Training
Better Business Bureau Trotter & Morton
604-584-5462
SERVICES AND
Facility Services
PRODUCTS
Xpert Mechanical
Action Glass
Ltd.
604-525-5365
604-298-7278
Window and glass
Contractors Plumbing
repairs
Better Business Bureau
Better Business Bureau
GOVERNMENT/
ASSOCIATIONS
Brammy Bros.
Painting &
Homeowner
Restoration Ltd.
Protection Office
604-254-1844
Better Business Bureau 604-646-7050
Province of BC
Coinmatic Pacific
Ltd.
BC Apartment
604-270-8441
Owners
& Managers
Coin Operating
Association
Laundry Facilities
604-731-1868
BBB, PAMA
VBT
Easy Care
Restoration
ICBA
604-270-6727
604-298-7795
Restoration/Janitorial Independent
Contractors
EPS Westcoast
Business Association of
Construction
BC
604-538-8249
General Contractor
Roofing
Contractors
Licensed Builder: HPO
Association of BC
604-882-9734
Fullers Painting
604-818-5027
BBB
Painting Contractor
Better Business Bureau
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STRATA PROPERTY CONSULTING SERVICES

ENID C. KIRBY
Janitorial, Building Manager and Lawn & Garden Services
for Smaller Strata Properties

LICENSED REALTOR • CONSULTANT
• ARBITRATOR • MEDIATOR

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.

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

CONDEX

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

PROPERTY MANAGEMENT LTD.

CONDOMINIUM ARBITRATION?
ENGAGE AN EXPERIENCED ARBITRATOR

CONDOMINIUM MANAGEMENT SPECIALISTS
• Integrity • Experienced • Dependable •

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

JW
Consultants

John Williamson

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

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

TITAN PAINTING AND REPAIRS
•
•
•
•

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

Liability Insurance/WCB
MARC IMBRIANI
19783 Brighton Place, Pitt Meadows, BC V3Y 2J5
Cell: 604-726-7777 Tel: 604-872-2592 Fax: 604-460-6582
Visit us at www.titanpainting.ca

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

604-6l8-5689
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Tel: 604-682-5611
Fax: 604-682-5614

JOHN WILLIAMSON INC.

Strata Corporation

Principal

Please call for a complimentary quotation
for your strata development.
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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

the
Condo
Advocate

Restoration Project
Managers for
BC’s Leaky Condos

Working for you!
Leaky Condo? As your Project Managers we work directly
with your Strata and are able to put together and manage the best
team for your project which ensures the highest standards of
workmanship along with the most cost effective solutions. The
Condo Advocate will become your “eyes and ears” during your
restoration project and save you months of frustration and stress.
Why not beneﬁt from our experience?

Contact us for unbiased professional assistance

604 308 2388
info@thecondoadvocate.com

www.thecondoadvocate.com

DJ’s Dryer Vent
Cleaning Service
“The Reverse Air Flow System” is used to
clean multiple units and eliminates the hassle
for scheduling. An air compressor is attached
to a “jet snake” which walks down the vent
blasting the lint and debris loose and
blowing it to the outside of the building,
where we trap it for disposal.

No Interior Entry Required
Recommended once annually to Maintain
Dryer Efficiency and avoid Fire Hazards.

“Specialty Pricing for Multiple Units”
2513 140th Street, South Surrey, BC V4P 2C5
Cell: 604-760-5099 Fax & Office: 604-542-5876
Home: 604-538-4440 Email: Djsdryervent@aol.com

Ala
a
Prin
Mem
BBB Rel

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.

