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Adrienne Murray, Adrienne Murray Law Corporation

The Case of the Court Ordered
Strata “Separation”
T

he British Columbia Supreme Court recently considered
an application by Townhouse strata lot owners for an
order that the Townhouse and Apartment strata lots in the
strata corporation become separate sections.
Under the Strata Property Act when sections are created,
each section effectively becomes a mini strata corporation.
Each section can elect its own Executive which functions in
the same way as a Strata Council. Each section can also pass
it own budgets, maintain its own contingency reserve fund,
and carry out the repairs related to the strata lots in its own
section. The strata lots in each section must, however,
contribute to the expenses in the strata corporation that are
not solely related to a particular section.
The Strata Property Act permits sections to be created
when the strata corporation is made up of strata lots that are
residential and non-residential or residential strata lots that
are Detached, Townhouse, or Apartment style. To create
sections, each group must approve the bylaws creating the
sections by means of a 3/4 vote.
In the case of Chow v. The Owners, Strata Plan LMS
1277 the strata development was made up of 17 Townhouse
strata lots and 33 Apartment strata lots. The Townhouse
strata lots had 34% of the votes and the Apartment strata
lots 64%.
When the strata development was initially created, the
developer prepared a budget which allocated the expenses
that related only to the Apartment strata lots to those strata
lots. In its disclosure statement, the developer justified this
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allocation on the basis that the operating expenses of the
Apartment strata lots would be greater than those of the
Townhouse strata lots.
After the development was completed and the Strata
Council elected, LMS 1277 continued with the practice of
allocating the expenses that related only to the Apartment
strata lots, such as elevator costs, enter phone and janitorial
services to the Apartment strata lots. The budgets also
allocated fees for the contingency reserve fund separately.
LMS 1277 maintained its practice of allocating costs
separately after the Strata Property Act came into force on
July 1, 2000.
The Strata Property Act permits strata corporations to
allocate costs to certain strata lots only if a bylaw has been
passed which either creates sections, or identifies types of
strata lots. LMS 1277 did not have the necessary bylaws in
place to permit it to allocate costs as between the Apartment
and Townhouse strata lots, however, the owners continued
to allocate costs in this manner.
Between 2001 and 2003 the Strata Corporation obtained
engineering reports which identified significant moisture
problems in the Apartment strata lots but only localized
damage in the Townhouse strata lots. The Strata Council put
forward various resolutions to repair the building, however
each resolution provided that all the repair costs would be
allocated to all owners on a unit entitlement basis.
…cont’d on page 5
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…cont’d from page 3
The 17 Townhouse strata lots represented
approximately 46% of the total unit entitlement of all strata
lots. Because of their relatively large unit entitlement
compared with the relatively small number of strata lots and
relatively low cost of repair required by the Townhouse
strata lots, if the Apartment building was fully repaired and
only targeted repair was carried out on the Townhouse strata
lots, the Townhouse strata lot owners would be required to
subsidize the repair of the Apartment building by
approximately $20,000 per Townhouse strata lot.
The Townhouse owners objected to the repair proposals
and generally voted against the resolutions to raise a special
levy to repair the buildings. Instead, the Townhouse owners
proposed that Townhouse and Apartment sections be
created and that each section be responsible for the repair of
the strata lots in their section. Various votes were held to
create sections, however, they were generally defeated by
the Apartment strata lot owners.
A group of Apartment strata lot owners applied to the
Court requesting that the Court order the full repair of the
Apartment strata lots and a partial repair of the Townhouse
strata lots. The Townhouse owners then applied to the
Court for an order to create sections as between the
Apartment and Townhouse strata lots.
Before the matters could be heard, the Strata
Corporation’s AGM was held. At the AGM the Strata
Council, which was dominated by Apartment strata lot
owners, put forward a budget which provided that all costs
would be allocated to all owners. For the first time in its
history, the Townhouse strata lot owners were required to
pay for costs that related solely to the Apartment strata lots.
The Townhouse strata lot owners agreed that bylaws
had not been passed which would have permitted the Strata
Corporation to allocate costs other than on the basis of
allocating all costs to all owners. However, even though the
Strata Corporation was acting within the Strata Property Act
in allocating costs, the Townhouse owners argued that the
Strata Corporation’s actions were significantly unfair to the
Townhouse strata lot owners. The Apartment owners argued
that the Strata Property Act permitted an imbalance of
power and that what was occurring in LMS 1277 was simply
the majority exercising its statutory powers.
The Judge considered the significant differences
between the expenses of the Townhouse and Apartment
strata lots, the proposed unequal treatment of the
Townhouse and Apartment owners regarding the repairs,
and the proposed merging of the two contingency reserve
funds for significantly different expenses. The Judge
concluded that significant unfairness had been inflicted
upon the Townhouse strata lot owners.
The Judge then considered whether the unfairness
could be addressed in a manner that would be less extreme

than to order the creation of sections. The Judge concluded
that, in his view, there was “little to suggest that what has
occurred since 2004 will not continue unless there is a
separation of the interests of these two disparate groups”.
The Judge concluded by ordering the creation of
sections to represent the different interests of the
Townhouse and Apartment strata lot owners.
This case clearly recognizes that where a strata
corporation is made up of both apartment and townhouse
strata lots, imposing costs on the townhouse strata lots that
are applicable only to the apartment strata lots, even if done
in compliance with the Strata Property Act,
may be
significantly unfair to the townhouse strata lot owners.
Under the Strata Property Act, the creation of sections is
only one way in which owners can address such inequities.
If a strata corporation is made up of residential and nonresidential strata lots, or apartment and townhouse style
strata lots, the owners may wish to obtain legal advice to
explore the options that are available under the Strata
Property Act to allocate costs in a manner that is fair and
equitable. A failure to do so may result in legal action similar
to that taken by the Townhouse owners in this case. ▲
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Elaine McCormack, McCormack and Company Law Corporation

Changing the Allocation of
Common Expenses
C

ommon expenses are generally shared by owners in a
strata development based on unit entitlement.
However, the general rule regarding common expenses
has several exceptions. This article outlines the general
rule and two exceptions that require unanimous votes of
the owners. It also deals with the nature of a unanimous
vote and how it may be passed. Future articles will
outline other methods for changing the allocation of
common expenses.
A. How Expenses are Normally Divided under the
Strata Property Act
Section 99 of the Strata Property Act sets out the
basic calculation of a strata lot's share of the total
contributions budgeted for the operating fund and the
contingency reserve fund. The calculation is as follows:
unit entitlement of strata lot
total unit entitlement
of all strata lots

X

total
contribution

For strata lots that are solely residential or solely
commercial, the unit entitlement of each strata lot is
often based on the habitable area of the strata lot.
However, the unit entitlement can simply be set at a
whole number that is the same for all strata lots or a
number approved by the Superintendent of Real Estate,
which in the opinion of the Superintendent allocates a
fair portion of the common expenses to the owner of the
strata lot.
For older developments, the schedule of unit
entitlement is located in the strata plan registered in the
land title office. Make sure that you refer to the schedule
that has been registered in the land title office and not the
schedule set out in the disclosure statement filed by the
developer, as the schedules may be different. For strata
corporations created under the Strata Property Act, a
Form V Schedule of Unit Entitlement is registered in the
land title office along with the strata plan.
It is also important to check to see if any bylaws have
been registered that create sections or types.
B. Changing the Formula for Contributions to the
Operating Fund and the Contingency Reserve Fund
Pursuant to section 100 of the Strata Property Act,
strata corporations can use another formula to calculate a
strata lot's contribution to the operating fund and
contingency reserve fund as long as that formula is
agreed upon by a unanimous vote at an annual or special
general meeting that happens after the first annual
general meeting. Section 100 permits a great deal of
flexibility with respect to how contributions to the

operating and contingency reserve funds can be
calculated.
Section 100 provides as follows:
Change to basis for calculation of contribution
100 (1) At an annual or special general meeting
held after the first annual general meeting, the
strata corporation may, by a resolution passed by
a unanimous vote, agree to use one or more
different formulas, other than the formulas set
out in section 99 and the regulations, for the
calculation of a strata lot's share of the
contribution to the operating fund and
contingency reserve fund.
(2) An agreement under subsection (1) may be
revoked or changed by a resolution passed by a
unanimous vote at an annual or special general
meeting.
(3) A resolution passed under subsection (1) or
(2) has no effect until it is filed in the land title
office, with a Certificate of Strata Corporation in
the prescribed form stating that the resolution
has been passed by a unanimous vote.
If a strata council wants to propose a change to the
allocation of common expenses to be considered by the
owners, it is critical that the wording of the resolution be
absolutely clear about how future expenses will be
allocated amongst the owners. Even if all of the owners
are in agreement about the meaning of the resolution at
the time it is passed, future owners may interpret the
resolution differently and refuse to honour the original
intention of the resolution if it is worded vaguely.
The resolution must explicitly authorize the strata
council to endorse and file a Certificate of Strata
Corporation in Form E. The Form E Certificate of Strata
Corporation must be filed in the land title office in order
for the unanimous vote to have effect. The Form E has 5
variations depending upon what type of resolution has
been approved for registration with the land title office.
Take care to ensure that the Form E used is the correct
version, and explicitly refers to section 100 of the Strata
Property Act.
There are special requirements for phased
developments to follow if they wish to make use of
section 100. Pursuant to section 13.3 of the Regulation to
the Strata Property Act, the written consent of the
developer is required under certain circumstances.
Given the rigours of actually passing a unanimous
vote, section 100 is most likely to be relied on in strata
corporations with a small number of strata lots.
…cont’d on page 8

CHOA Journal June 2006

7

403740

6/30/06

12:48 PM

Page 8

…cont’d from page 7
Section 100 is helpful in legitimizing practices that
a strata corporation may have had for some time. For
instance, if a strata corporation is comprised of four
strata lots, with two buildings, each containing two
strata lots, the owners of each building may have been
paying for long term repairs separately. Passing and
registering a unanimous resolution pursuant to section
100 would allow them to legally contribute to the
contingency reserve fund for their own building's long
term repair expenses and would ensure that future
owners would be bound to that practice unless a
further unanimous vote is passed changing it.
A resolution passed under section 100 allows for a
re-allocation that may change the percentage of the
contribution of each strata lot for a certain expense or
may exclude certain owners from contributing to the
payment of a particular expense at all.
C. Changing the Formula for Contributions to a
Special Levy
Pursuant to section 108 of the Strata Property Act, a
strata corporation can calculate a strata lot's share of a
special levy in any way that establishes a fair division of
expenses as long as the levy is approved by a resolution
passed by a unanimous vote at an annual or special
general meeting.
Section 108(2) provides as follows:
108 (2) The strata corporation must calculate
each strata lot's share of a special levy
(a) in accordance with section 99 or 100, in
which case the levy must be approved by a
resolution passed by a 3/4 vote at an annual or
special general meeting, or
(b) in another way that establishes a fair division
of expenses for that particular levy, in which
case the levy must be approved by a resolution
passed by a unanimous vote at an annual or
special general meeting.
So, section 100 deals with operating expenses and
contingency reserve expenses and section 108 deals
with special levies. Special levies can be raised to pay
for operating expenses and to pay for expenses that
would normally be paid for out of the contingency
reserve fund. Although one resolution passed under
section 100 seals the fate of the owners regarding how
operating expenses and contingency reserve budget will
be allocated unless a subsequent unanimous resolution
is passed, relying on section 108(2) requires that a new
unanimous resolution be passed each time the
allocation of a special levy does not follow unit
entitlement allocations.
Therefore, if certain owners are contributing more
for a particular expense in accordance with the formula
filed under section 100 than they would by unit
entitlement, those owners may decide that they would
prefer that the expense be paid for by special levy. If
those owners have the numbers to pass a special levy,
there is likely going to be dispute between the owners
regarding how the expense should be apportioned
between them. As passing a unanimous resolution
under section 100 is rare, it will likely be many years

8
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before this type of dispute is brought before a judge of
the Supreme Court of British Columbia and a decision is
made on this issue.
D. Passing Unanimous Resolutions
A unanimous vote requires a vote in favour of the
resolution by all strata lots. As a result, if a vote is taken
at an annual or general meeting and an owner does not
attend the meeting by person or by proxy, the resolution
fails. It also fails if an owner abstains from voting. As a
result, if you are trying to pass a unanimous resolution,
it is crucial to check with all of the owners and ensure
that they are going to attend in person or by proxy.
If two or more owners share one vote with respect to
a strata lot, only one of them may vote. However, if there
are two owners of a strata lot and one of them wants the
unanimous vote to pass and one of them does not, their
vote would not be counted and the unanimous
resolution would fail.
If arranging for all owners to attend a general
meeting, either by person or by proxy, is an issue you
can try to pass the unanimous vote without holding a
general meeting. Pursuant to section 44 of the Strata
Property Act each owner can waive, in writing, the
holding of a special general meeting and consent, in
writing, to a resolution. Similarly, under section 41
notice of an annual general meeting can be waived in
writing and resolutions can be consented to in writing.
Future articles will focus on other ways to reallocate expenses for strata corporations, including ways
which require a 3/4 vote resolution. ▲
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B.C.’s Homeowner Protection Act
- Here’s the Basics
By the Homeowner Protection Office

Thanks to provincial legislation introduced in 1999,
B.C.’s new home buyers benefit from the most
comprehensive system of home warranty insurance for
building defects in Canada.
The provincial Homeowner Protection Act (the Act)
was brought into effect on July 1, 1999. The Act, and the
supporting regulations, were designed to increase the level
of protection for the home-buying public and to improve
the quality of residential construction in B.C.
The legislation accomplished this in two ways: by
establishing a mandatory residential builder licensing
system, and by establishing a mandatory third-party home
warranty insurance system to make new home buyers in
B.C. the best protected consumers in Canada against
building defects.
The Homeowner Protection Office (HPO) is the
provincial Crown corporation created to administer the
Homeowner Protection Act.
The Act and regulations apply to both detached and
multi-unit homes in the province.
* Home warranty insurance: All new homes where
building permits were applied for on or after July 1, 1999
must be provided with a policy of home warranty
insurance. This kind of mandatory home warranty
insurance protects buyers of new homes against building
defects.
Only insurance companies approved by the B.C.
Financial Institutions Commission are allowed to

underwrite the mandatory home warranty insurance
established by the Act.
The Act and regulations establish a minimum level of
coverage and defines the basic terms and conditions of
home warranty insurance.
The HPO maintains a list of warranty providers
approved by the Financial Institutions Commission to
offer home warranty insurance in B.C. It also provides
detailed information on home warranty insurance.
* Builder licensing: All residential builders in B.C.
must be licensed with the HPO in order to obtain building
permits for new home construction in the province.
Licensed residential builders must provide a policy of
home warranty insurance for their new homes that meets
the minimum standards set out in the Homeowner
Protection Act. Owner-built projects, as defined in the
legislation, may be exempt.
Similar
licensing
and
warranty
insurance
requirements exist for applicable building envelope
renovations in B.C.
The HPO maintains a registry of all licensed
residential builders in the province. Before buying a new
home, you should search the list by the name of builder,
name of company, or by geographic location to be sure that
they are licensed.
More information is available on the Homeowner
Protection Office website at www.hpo.bc.ca or by calling
the toll-free information line at www.hpo.bc.ca ▲
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Paul G. Mendes, Lesperance Mendes Lawyers

The Bluffer’s Guide to
Resolution Writing
I cannot decide which is more difficult: writing a
resolution or reading one. Or for that matter which is more
boring: writing an article about resolution writing, or
reading one.
As a lawyer I am often called on to draft resolutions for
clients in “important” cases, such as when an “important”
special levy or an “important” transaction needs to be
approved by the owners. I am rarely called on draft
“routine” resolutions such as the approval of a budget.
The fact is that all resolutions are important. A strata
corporation cannot act except through the resolutions of the
owners and council. Accordingly, well drafted resolutions
are essential to good strata corporation governance.
Here are some tips that you may find helpful if you are
ever called upon to write a resolution for your strata
corporation.
THE KEYS TO THE GAME.
A well drafted resolution is one that is easy to
understand, easy to implement and lawful under the Strata

Property Act (the “SPA”). A well drafted resolution that
meets these criteria is likely to withstand legal challenge if
it is approved by the owners.
ITS ALL ABOUT STYLE!
A resolution will usually consist of three parts:
1. The heading or title of the resolution. This is the
easiest part. Using a heading or title for your resolutions
makes it easier for people to distinguish between two or
more resolutions in a package. A good title might be
“Special Levy for Painting Contract”, or “Resolution to
Amend Bylaw 6"
2. The recitals, or reasons or argument in favour of the
resolution (a.k.a. the "Whereases"). Well written recitals tell
the reader why a resolution was passed and help shed light
on how to implement the resolution later on.
3. The resolution, or operative clauses, setting out the
decision being made as a result of the recitals (a.k.a.
…cont’d on page 12

Audit Services
Easy

At Reid Hurst Nagy, we are not your typical accounting firm.
We make your audit process easy to understand and we fully
explain the results to you.
We have provided audit services for over 25 years and are
experienced in serving strata corporations.

Call Terri Bains, CGA
or Bruce Hurst, CGA at:

Call us today to find out how we can make your audit easier.

(604).273-9338
tbains@rhncga.com
bhurst@rhncga.com
www.rhncga.com
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…cont’d from page 11
"Resolved Thats"). This is where clarity is king. If the
resolution makes no sense, or is confusing, it may not be
passed. Even if it is passed, it may be impossible to
implement.
These are the punctuation and layout rules for writing
resolutions:
• The heading or title of the resolution should be in
all capitals.
• Each Recital begins with the word WHEREAS, in
all caps.
• Each operative clause of the resolution begins with
the phrase IT IS RESOLVED THAT or BE IT
RESOLVED or BE IT FURTHER RESOLVED also in
all caps.
• Each operative clause of the resolution is numbered.
It is not necessary to number the recitals, because
the recitals are not operative clauses.
• The recitals are separate sentences.
• The operative clauses form one long sentence.
Each operative clause ends in a semicolon with the
second to last Operative Clause ending with “;and”
and the final operative clause ending with a period.
• Each recital and each operative clause should be
separated by a double space.
• Do not use “quotes” or capitalize words for
EMPHASIS.

The style of resolution writing is unnatural and formal.
Do not be tempted to add to this effect by indulging in jargon
and verbosity. Similarly, do not attempt to oversimplify
things by using slang, or abbreviations like the “SPA” unless
you have defined them: e.g. Strata Property Act (“SPA”).
LAST THINGS FIRST!
The most efficient way to write a resolution is to start
with the operative clauses first, and then draft the recitals.
Make an outline or list of the operative clauses, and then an
outline or list of the premises or reasons for the resolution
that you will turn into the recitals.
Consider using a question and answer format to draft
your resolutions. For example:
Q: What are we trying to do?
A: Raise $100,000.00
Q: How?
A: By special levy according to unit entitlement
Q: When?
A: By August 1, 2006
Q: What if owners pay late?
A: Authorize transfer from CRF
Q: Does Council need direction?
A: Council to amend and sign contracts
Q: What if we raise to much?
A: Refunds
Q: Why?
A: To repair the building
The answer(s) to the question “why?” will form your
recitals.
Beginning with the end first and then drafting the
reasons for it, will result in the simplest and clearest
resolutions. Then, when you actually sit down to write your
resolution, you can focus on the writing and the style,
having already done the thinking part.
Finally, be sure to give yourself ample time to write and
revise the resolution before it is included in the package to
the owners. There is nothing worse than sitting down to write
your resolution on the same day your package has to go out.
I can’t promise that using my method will make
resolution writing fun, but I can promise that it will make it
easier. There is no time like the present to resolve to be
better resolution writer. ▲
Paul G. Mendes is a lawyer with the law firm of
Lesperance Mendes. Paul practices in the area of strata
property law and is a regular speaker at CHOA events.
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Members of
BBB and CHOA
… a trusted window manufacturer since 1998!

A SPECIAL RATE FOR OUR STRATA CUSTOMERS!
GLASS POLICIES FOR ACCIDENTAL BREAKEAGE AND SEAL FAILURE STARTING AT
$10.00/ YEAR. NEW THIS YEAR!
A LIFETIME WARRANTY ON REPLACEMENT WINDOWS. NEW! (fail-free windows)
ACCESS TO THE BEST COMMERCIAL WINDOW CLEANER IN VANCOUVER!
DEDICATED ACCOUNT REP. FOR OUR STRATA CUSTOMERS!
PREVENT EXISTING WINDOWS FROM FAILING! FROM $30.00 PER WINDOW

604-988-8819
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CHOA Business Members
ACCOUNTING SERVICES
Berris Mangan
Vancouver, BC
(604) 682-8492
www.berrismangan.com
Dan Chun Inc
Kelowna, BC
(250) 860-8687
www.chun.ca
Loren & Company
North Vancouver, BC
(604) 904-3807
www.loren.bc.ca
Meyers Norris Penny
Chilliwack, BC
(604) 792-1915
www.mnp.ca
Reid Hurst Nagy
Richmond, BC
(604) 273-9338
www.reidhurstnagy.com
ENGINEERING &
PROJECT
MANAGEMENT
Aqua-Coast Engineering Ltd
Surrey, BC
(604) 542-5532
www.aqua-coast.com
BC Building Science
Partnership
New Westminster, BC
(604) 520-6456
www.bcbuildingscience.com
Chatwin Engineering Ltd
Burnaby, BC
(604) 291-0958
www.chatwinengineering.com
CSA Building Sciences
Western Ltd
Coquitlam, BC
(604) 523-1366
www.csa.com
Detec Systems Ltd
Sidney, BC
(250) 655-0911
www.detecsystems.com
Halsall Associates Limited
Vancouver, BC
(604) 924-5575
www.halsall.com
Levelton Analytical Services
Richmond, BC
(604) 278-1411
www.levelton.com
Morrison Hershfield Ltd
Burnaby, BC
(604) 454-0402
www.morrisonhershfield.com
RDH Building Engineering
Vancouver, BC
(604) 873-1181
www.rdhbe.com
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Read Jones Christoffersen
Vancouver, BC
(604) 738-0048
www.rjc.ca
Steel Toe Management Ltd
Vancouver, BC
(604) 736-9431
www.steeltoe.ca
Touwslager Engineering
Burnaby, BC
(604) 229-1906
Trow Associates Inc
Burnaby, BC
(604) 709-4030
GOVERNMENT &
ASSOCIATIONS
BC Apartment Owners &
Managers Association
Vancouver, BC
(604) 733-9440
www.bcaoma.com
Homeowner Protection
Office
Vancouver, BC
(604) 646-7050
www.hpo.bc.ca
Independent Contractors and
Business Assoc. of BC
Burnaby, BC
(604) 298-7795
www.icba.bc.ca
Roofing Contractors
Association of BC
Langley, BC
(604) 882-9734
www.rcabc.org
INSURANCE
Aon Reed Stenhouse Inc
Vancouver, BC
(604) 443-2483
BFL Canada Insurance
Services Inc
Vancouver, BC
(604) 669-9600
www.bfl87.ca
CMW Insurance Services Ltd
Burnaby, BC
(604) 294-3301
www.cmwinsurance.com
Coastal Insurance Services
Port Coquitlam, BC
(604) 944-1700
www.coastalinsurance.com
Fournier Agencies
Prince George, BC
(250) 564-3600
Hamilton Insurance Services
Cooperators
Vancouver, BC
(604) 672-6788
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Insurance Services Dept of
London Drugs
Maple Ridge, BC
(604) 463-1367
www.londondrugs.com
LEGAL & DISPUTE
RESOLUTION SERVICES

MANAGEMENT &
REAL ESTATE
Accent Property
Management Ltd
Vernon, BC
(250) 542-1533

Adrienne Murray Law
Corporation
White Rock, BC
(604) 538-8239

Ascent Real Estate
Management Corporation
Burnaby, BC
(604) 431-1800
www.ascentpm.com

CD Wilson & Associates
Nanaimo, BC
(250) 741-1400
www.cdwilson.bc.ca

Atira Property Management
Vancouver, BC
(604) 439-8848
www.atira.ca

Clark, Wilson LLP
Vancouver, BC
(604) 687-5700
www.cwilson.com

Bayside Property Services
Burnaby, BC
(604) 432-7774
www.baysideproperty.com

DuMoulin Boskovich
Vancouver, BC
(604) 669-5500
www.dubo.com

Baywest Property
Management Services
Surrey, BC
(604) 591-6060
www.baywest.ca

Grant Kovacs Norell
Vancouver, BC
(604) 609-6699
www.gkn.ca
Haddock & Company
North Vancouver, BC
(604) 983-6670
Hammerberg, Altman,
Beaton & Maglio
Vancouver, BC
(604) 269-8500
www.hammerco.net
Lesperance Mendes
Vancouver, BC
(604) 685-3567
McCormack Company
Vancouver, BC
(604) 688-0930
www.mclc.ca
Miller Thomson LLP
Vancouver, BC
(604) 687-2242
www.millerthomson.com
Okanagan Mediation &
Dispute Resolution Ltd
Oliver, BC
(250) 498-6097
www.reachingagreements.com
Pazder Law Corporation
Vancouver, BC
(604) 682-1509
www.pazderlaw.com
Robert E Groves
Kelowna, BC
(250) 862-5127

Harbourside Property
Management Ltd
North Vancouver, BC
(604) 987-8511
Holywell Properties
Sechelt, BC
(604) 885-3460
www.holywell.ca
Homelife Merritt Real Estate
Merritt, BC
(250) 378-6181
www.homelifemerritt.com
Homelife Peninsula Property
Management
White Rock, BC
(604) 536-0220
www.penpm.com
Interlink Realty Corporation
Richmond, BC
(604) 271-3888
www.interlink-realty.com
Key Property Management
Gibsons, BC
(604) 886-6618

Bradshaw Strata
Management Ltd
Surrey, BC
(604) 584-3624

Lodging Ovations
Whistler, BC
(604) 938-9999
www.lodgingovations.com

Carriage Management Inc
West Vancouver, BC
(604) 922-3237

Martello Property Services
Vancouver, BC
(604) 681-6544
www.martellopropertyservices.com

Centre Group Real Estate
Service Corp
Kelowna, BC
(250) 763-2300
www.centregroup.ca

Narod Properties Corp
Vancouver, BC
(604) 732-8081

Century 21 Property
Management Division
Richmond, BC
(604) 273-1745
www.century21pel.com
Citybase Management Ltd
Vancouver, BC
(604) 618-8338
CML Continental
Management Ltd
Richmond, BC
(604) 232-4040
Coast Pacific Property
Services Ltd
Courtenay, BC
(250) 338-6900

Northwest Strata
Management Ltd
North Vancouver, BC
(604) 980-4729
www.northweststrata.com
Pace Reality Corp
Prince George, BC
(250) 562-6671
Paradise Vacation Homes
Vernon, BC
(250) 503-1506
www.paradisevacationhomes.ca
Peak Property Management
Coquitlam, BC
(604) 923-3588
www.peakpropertymanagement.ca

Colliers Macaulay Nicholls
Vancouver, BC
(604) 681-2911

Professional Realty
Corporation Ltd
Vancouver, BC
(604) 736-1266

Connaught Management
Kamloops, BC
(250) 372-1232
www.cmlproperties.ca

Quay Pacific Property
Management Ltd
New Westminster, BC
(604) 521-0876

Gateway Property
Management Corporation
Delta, BC
(604) 635-5000
www.gatewaypm.com

Re/Max Property
Management
Richmond, BC
(604) 821-1822
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Re/Max Ridge Meadows
Realty Ltd
Maple Ridge, BC
(604) 466-2838
Realty Executives Penticton
Penticton, BC
(250) 493-2244
Royal Property Management
Salt Spring Island, BC
(250) 537-5577
www.royalproperty.ca
Sheridan Property
Management Ltd
Kamloops, BC
(250) 372-1231
www.sheridan.kamloops.com
Stratawest Management Ltd
North Vancouver, BC
(604) 904-9595
www.stratawest.com
The Wynford Group
Vancouver, BC
(604) 261-0285
Whistler Resort
Management Ltd
Whistler, BC
(604) 932-2972

SERVICES & PRODUCTS
Accurate Cedar Ltd
Richmond, BC
(604) 273-3329
www.accuratecedar.com
Action Glass Inc
Burnaby, BC
(604) 525-5365
www.actionglassbc.com
Canstar Restorations
Port Coquitlam, BC
(604) 944-1461
www.canstarrestorations.com
Clover Glass Ltd
Port Coquitlam, BC
(604) 537-4370
Coastpro Contracting Ltd
Langley, BC
(604) 881-7011
www.coastpro.ca
Coinmatic Pacific (A Division
of Coinmatic Canada Inc)
Richmond, BC
(604) 270-8441
www.coinmatic.com
Commercial Vent Cleaning
Langley, BC
(604) 251-1711

Cura Flow of BC Ltd
Vancouver, BC
(604) 298-7278
www.curaflow.com

National Air Technologies
Surrey, BC
(604) 575-1181
www.nationalairtech.ca

Design Roofing Services Ltd
Port Coquitlam, BC
(604) 944-2977
www.designroofing.ca

Pacific Building Envelope
Maintenance Ltd
Delta, BC
(604) 940-6056

Direct Energy Business
Services
Delta, BC
(403) 290-8870
www.directenergy.com

Pomeroy Building
Maintenance Ltd
Burnaby, BC
(604) 294-6700
www.pomeroyconstruction.com

EPS Westcoast Construction
Surrey, BC
(604) 538-8249

Remdal Painting &
Restoration Inc
Langley, BC
(604) 882-5155

Great West Painting &
Contracting
Burnaby, BC
(604) 790-7089

ScreenLine Innovations Inc
Langley, BC
(604) 853-7411

Mop-n-Mow Building
Services Ltd
Vancouver, BC
(604) 641-7641

Sequoia Springs West
Development Inc
Campbell River, BC
(250) 287-7272

Munday Industries Ltd
Vancouver, BC
(604) 681-5424
www.mundaypersonnel.com

Siplast Canada Ltd
North Vancouver, BC
(604) 929-7687
SJ Kernaghan Adjusters
Vancouver, BC
(604) 688-5651

Spears Sales & Service Ltd
Vancouver, BC
(604) 220-0904
The Columbia Restoration
Co Ltd
Surrey, BC
(604) 574-1580
The Condo Advocate
Langley, BC
(604) 852-8620
www.thecondoavocate.com
Trash Busters
Vancouver, BC
(604) 659-6684
www.trashbusters.com
Trimstyle Consulting Inc
Vancouver, BC
(604) 909-7777
Trotter and Morton Facility
Services Inc
Burnaby, BC
(604) 525-5462
www.trotterandmorton.com
Vanguard Painting Ltd
Vancouver, BC
(604) 732-4223
Yale Town Restoration
Coquitlam, BC
(604) 788-5676
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Condominium Home Owners’ Association
Serving BC’s Strata Property Owners since 1976
Condo Smarts
Headline: Strata taxation
Topic: Amalgamation of strata lots
Publication date: July 2, 2006
Publication: The Province
Written by: Tony Gioventu
Dear Condo Smarts: Our strata corporation, a 180-unit
highrise, has recently received a notice from Canada
Revenue Agency advising us that we have to file a tax
return for 2004.
Our strata has never filed a tax return and we were under
the impression that strata corporations don’t pay taxes, so
why would we file a return? Does this mean we’re going to
have to pay taxes on the interest our investments have
earned?
— Jason C., Vancouver.
Dear Jason: Yes, strata corporations are required to file an
annual tax return. Strata corporations are generally
considered non-taxable entities, and the tax filing forms
for non-taxable strata corporations are very short and
simple to complete.
The basic management of the property, maintenance, use
of facilities, assessment and collection of strata fees and
the investments of reserves are all part of your tax exempt
financial functions, but here’s the twist; the exceptions.
If a condominium/strata corporation carries on business,
any profits from that business must be included in its
income and it will likely not be considered a non-profit
corporation any longer. For example, strata corporations
that own and operate golf courses, ski hills, marinas, gas
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bars or community centres, for the purpose of profit and
revenue, are not tax exempt. Commercial industrial strata
properties also operate under a different tax status.
In addition, many of these strata corporations also collect
and remit GST on the strata fees. A caution to strata owners
though, if the strata corporation intends to use their
interest earned on investments for profit to the owners, that
may also alter your tax status.
I suspect in your situation your strata corporation have a
substantial contingency reserve with investments and the
reporting interest form has triggered your tax filing
requirements but your net profit is zero. If this is the only
revenue then it has likely not changed your tax status and
only requires annual reporting. It is unlikely your strata
will be taxed on the interest earned on your reserves.
For more information and to file the correct tax form, go to
http://www.cra-arc.gc.ca/menu/AFAF-e.html and
download a T-2 short form for the return. Also, enter the
search IT-304R2, for the guide on Condominiums.
* This is a reprint of Tony Gioventu, CHOA Executive Director’s,
“Condo Smarts” column that runs weekly in the Province
Newspaper (Sunday) , Victoria Times Colonist (Wednesday), and
regional papers in Kamloops and Penticton.
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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.
Printed by Benwell-Atkins, an RR Donnelly Company

