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Allyson L. Baker, Clark Wilson LLP

You’ve Got Mail
T

he Strata Property Act makes very little reference to
electronic means of communication, including emails
or text messages. Despite this, electronic mail or email has
become an increasingly popular form of communication for
strata corporations and property managers. While email can
be useful in facilitating communications, strata corporations
and property managers should be careful about when and
for what purpose email is being used. One must keep in
mind that email is not always reliable (you don’t always
receive a “bounce back” notice if you have sent the email to
the wrong address) or secure (computers can be hacked or
may be accessible by persons in addition to the intended
recipient). In addition, by using email, a valuable
opportunity to fully discuss the issues before a decision is
made may be lost.
NOTICE TO OWNERS
Section 61 of the Strata Property Act sets out the
manner in which a strata corporation can give notice to
owners for any document that the corporation is required to
give a person under the Act, the Regulation, the bylaws or
the rules. Email is not listed as a possible means of giving
notice. As a result, if a strata corporation relies on email for
the delivery of notices of general meeting or a bylaw
infraction notice, there is a risk that an owner may be able
to challenge whether notice has been properly given in
accordance with the Act.
CONDUCTING MEETINGS

adopt a bylaw providing for attendance at an annual or
special general meeting by electronic means. However, the
method of communication must allow all persons
participating in the meeting to communicate with each
other during the meeting. While telephone and video
conferencing would be acceptable, holding a general
meeting via email would not.
The Standard Bylaws similarly provide that a council or
committee may hold meetings by electronic means, as long
as all persons participating in the meeting can communicate
with each other. As a result, it would be possible for a
council to hold a meeting if the council members attending
the meeting were all at their computers at the same time,
copying communications to all attending. The bylaws
regarding quorum would apply. However, simply sending
out an email, with responses trickling in thereafter as each
council member was available to review and respond,
would not comply with the Standard Bylaw.
There is no provision for making decisions except at a
council meeting, which means that a decision of council or
committee made outside of a meeting through email may be
subject to challenge. Also, there is no provision authorizing
a strata corporation to pass a bylaw that allows a council or
a committee to make decisions via email. While I do not
encourage the use of emails to make council decisions, if
circumstances do not allow enough time to call a council
meeting, decisions made by email should be confirmed at
the next council meeting and reflected in the minutes. ▲

Section 49 of the Act allows a strata corporation to
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Elaine McCormack, McCormack and Company Law Corporation

“Age is Not Just a Number” Age
Bylaws in British Columbia
S

ometimes I am asked by council members or owners
whether age bylaws are enforceable in British
Columbia. The answer is more complicated than a yes or
a no. The British Columbia Supreme Court has found age
bylaws to be enforceable in certain instances. However,
each decision of the Court deals with a particular fact
pattern and there are still many questions about age
bylaws that have not been answered by the Courts yet.
A. Statutory Law
Age bylaws are a great example of how the law is
developing in British Columbia regarding bylaw
enforcement. When enforcing bylaws, it is important to
consider whether or not the bylaw contravenes any
statute. Like other bylaws, not only are age bylaws
subject to Court challenges, by owners, tenants and
occupants they are also subject to challenges brought on
by those individuals with the British Columbia Human
Rights Tribunal.
The provisions of the Strata Property Act are of little
assistance in helping us determine what types of age
bylaws will likely be found to be enforceable. The only
mention of age bylaws in the Strata Property Act is in
section 123. According to that section, an age bylaw does
not apply to a person who resides in the strata lot at the
time the bylaw is passed and who continues to reside
there after the bylaw is passed. This section assists us by
advising that an age bylaw cannot be applied to
individuals who already reside in a strata lot at the time
the bylaw is passed and continue to reside there. It also
lends some support to the idea that at least some age
bylaws are enforceable.
Sections 8, 9 and 10 of the Human Rights Code deal
with prohibited grounds of discrimination for certain
activities. In my view, these sections will be the major
discussion points over the years regarding whether age
bylaws with certain provisions are enforceable. The
Human Rights Code can be relied on by owners, tenants
and occupants in both Court and in front of the Human
Rights Tribunal. Sections 8, 9 and 10 of the Human
Rights Code provide as follows:
Discrimination in accommodation, service and facility
8 (1) A person must not, without a bona fide and
reasonable justification,
(a) deny to a person or class of persons any
accommodation, service or facility customarily available
to the public, or
(b) discriminate against a person or class of persons
regarding any accommodation, service or facility
customarily available to the public
because of the race, colour, ancestry, place of origin,

religion, marital status, family status, physical or mental
disability, sex or sexual orientation of that person or class
of persons.
(2) A person does not contravene this section by
discriminating
(a) on the basis of sex, if the discrimination relates to
the maintenance of public decency or to the
determination of premiums or benefits under contracts of
life or health insurance, or
(b) on the basis of physical or mental disability, if
the discrimination relates to the determination of
premiums or benefits under contracts of life or health
insurance.
Discrimination in purchase of property
9 A person must not
(a) deny to a person or class of persons the
opportunity to purchase a commercial unit or dwelling
unit that is in any way represented as being available for
sale,
(b) deny to a person or class of persons the
opportunity to acquire land or an interest in land, or
(c) discriminate against a person or class of persons
regarding a term or condition of the purchase or other
acquisition of a commercial unit, dwelling unit, land or
interest in land
because of the race, colour, ancestry, place of origin,
religion, marital status, physical or mental disability,
sexual orientation or sex of that person or class of
persons.
Discrimination in tenancy premises
10 (1) A person must not
(a) deny to a person or class of persons the right to
occupy, as a tenant, space that is represented as being
available for occupancy by a tenant, or
(b) discriminate against a person or class of persons
regarding a term or condition of the tenancy of the space,
because of the race, colour, ancestry, place of origin,
religion, marital status, family status, physical or mental
disability, sex, sexual orientation, age or lawful source of
income of that person or class of persons, or of any other
person or class of persons.
(2) Subsection (1) does not apply in the following
circumstances:
(a) if the space is to be occupied by another person
who is to share, with the person making the
representation, the use of any sleeping, bathroom or
cooking facilities in the space;
…cont’d on page 8
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(b) as it relates to family status or age,
(i) if the space is a rental unit in residential
premises in which every rental unit is reserved for rental
to a person who has reached 55 years of age or to 2 or
more persons, at least one of whom has reached 55 years
of age, or
(ii) a rental unit in a prescribed class of residential
premises;
(c) as it relates to physical or mental disability, if
(i) the space is a rental unit in residential premises,
(ii) the rental unit and the residential premises of
which the rental unit forms part,
(A) are designed to accommodate persons with
disabilities, and
(B) conform to the prescribed standards, and
(iii) the rental unit is offered for rent exclusively to
a person with a disability or to 2 or more persons, at least
one of whom has a physical or mental disability.
You will note that the sections of the Human Rights
Code quoted above deal with discrimination involving:
(a) section 8 – providing accommodation, service or
facility customarily available to the public;
(b) section 9 – purchasing real estate; and
(c) section 10 - tenants.
Previous Human Rights Tribunal cases regarding
bylaws provide that Strata Corporations are governed by
section 8. The Court has considered the application of
all three sections regarding age bylaws. Each section lists
prohibited grounds of discrimination. It is not against the
Human Rights Code to discriminate against someone,
unless the discrimination is for a purpose listed under
the act and fits within one of the various prohibited
grounds of discrimination. You will note that age is not
a prohibited ground of discrimination under sections 8
and 9, but is a prohibited ground of discrimination under
section 10. Conversely, family status is a prohibited
ground of discrimination under sections 8 and 10 and
discrimination on the basis of family status may be used
as a basis to challenge the validity of an age bylaw.
Let’s see how age restriction bylaws have been
handled by the Courts thus far.
B. 55 Years and Over Bylaws
In the case of Marshall v. Owners, Strata Plan NW
2584 (1996), 27 BCLR (3D) 70, the Supreme Court of
British Columbia found a bylaw to be enforceable that
restricted the age of residents to 55 years of age and over,
with an exception being made for spouses. The Judge
found that James Marshall, who was an adult living with
his parents in a strata lot at the time the bylaw was
passed, could continue to stay in the strata lot and was
not subject to the age bylaw. The idea that an age bylaw
should not effect those who are already residing in the
premises now has statutory support under section 123 of
the Strata Property Act but at the time of this case, the
Condominium Act was still in effect.
The Court considered the Human Rights Act, as it
then was, including the provision dealing with tenants,
which was similar to the present section 10 of the Human
Rights Code. The Judge found that:
….the Legislature has prohibited discrimination
against tenants on the basis of age, but has made an

8
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express exception for premises in which every rental
unit is designed for people 55 year of age or older.
Clearly, the legislature recognizes the legitimacy of
retirement communities where people of advancing
years may live together with other members of their own
generation.
The conclusion that can be drawn from the Marshall
decision is that the Court seems sympathetic to an age
restriction bylaw of 55 years of age and over. However, it
is possible that if different arguments were made in the
Human Rights Code, a different outcome could result.
C. 19 Years and Over Bylaws
When considering 19 years of age and over bylaws, it
is important to consider the definition of Age under the
Human Rights Code which is “an age of 19 years or more
and less than 65 years”.
In October 2004, in the case of Drummond v. The
Owners, Strata Plan NW 2654 ([2004] B.C.J. No.1405), the
Supreme Court of British Columbia found a bylaw to be
enforceable that restricts the age of residents to 19 years
of age and over.
In that case, Strata Corporation was built in the late
1980’s and marketed as an adults-only complex. The
first age restriction bylaw was registered in 1987 and it
prohibited residency for persons under the age of 40
years. A new bylaw was passed in November 2001 that
prohibited residents under the age of 19 years.
In September 2002 Drummond and her son, who was
then 13 years of age, came to live with a resident who
had moved in during September 2001. That fall she
purchased the townhouse. The Strata Corporation
corresponded with Drummond about the bylaw violation
and in February 2003 a bylaw enforcement hearing was
held. Ms. Drummond commenced a Petition in the
Supreme Court of British Columbia alleging that the
bylaw was void and that she had been treated in a
substantially unfair manner.
The solicitor for Drummond argued in Court that any
breach of the Human Rights Code, whether or not it
would apply to Drummond, would make the bylaw void.
He relied on section 10 of the Human Rights Code, which
sets out prohibited grounds of discrimination involving
tenancies. He argued that a tenant would be able to rely
on section 10 of the Human Rights Code because it
prohibits discrimination on the basis of family status and
age and so his client should also be able to rely on this
protection.
The judge did not accept that Drummond, as an
owner, should be able to rely on the provision in the
Human Rights Code that deals with discrimination
against tenants. He accepted the argument that section 10
of the Human Rights Code has no application to
Drummond’s situation. He did not decide the question of
whether the bylaw would be enforceable against a tenant.
The judge considered the wording of the bylaw and
found that it affects only those under 19 years. He found
that section 9, and in particular, section 9(c) of the
Human Rights Code was relevant.
The judge noted that there is no reference to family
status or age in section 9 as prohibited grounds of
discrimination. He found that the bylaw was a legitimate
…cont’d on page 9
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and justifiable restriction on the use of the townhouses
and found the bylaw to be enforceable.
D. Tenants
The issue of whether a 19 years of age and older
bylaw can legally be applied to a tenant and the tenant’s
family members is one that has not yet been decided by
the Courts or the Human Rights Tribunal. Prohibiting a
tenant from living with his or her minor children in a
complex could be interpreted as a violation of section 10
of the Human Rights Code. A judgment by the Supreme
Court of British Columbia or a ruling by the Human
Rights Tribunal that a tenant does not have to comply

with a 19 years of age and older bylaw because it
amounts to discrimination regarding a tenancy on the
basis of family status would create an aberration in that a
19 years of age and older bylaw would be enforceable
against an owner with a child who is a minor but not a
tenant in the same situation.
E. Conclusion
Like many other bylaws, it is important for council
members and all owners to carefully consider whether an
age bylaw is right for your community. It is also
important for the council to have the age bylaw reviewed
by a lawyer from time to time to see if it is consistent
with the case law as it develops. ▲
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B.C.’s Homeowner Protection Act
- Here’s the Basics
By the Homeowner Protection Office

Building maintenance tips for condominium owners
and strata councils available on-line
The good thing about moving to a condominium is
that you can probably say goodbye to your lawn mower
and hedge trimmer. The bad news is that you still need to
think about maintenance. However, you will be able to
share this responsibility with other owners, and perhaps a
strata manager hired by the strata council. Also, you won’t
have to do it yourself.
As most homeowners are aware, regular maintenance
not only enhances property values and curb appeal, it is
cheaper in the long run than paying for emergency repairs.
What many owners of new homes may not realize,
however, is that failure to perform regular maintenance or
improperly performed maintenance could negatively
affect their home warranty insurance coverage, assuming
they were made aware of their maintenance obligations,
that is.
Under B.C. law, residential builders/warranty
providers have a responsibility to provide maintenance
information to the original buyers of a new home, if they
want to make home warranty insurance coverage
conditional upon proper maintenance. If they don’t
provide a maintenance manual, the homeowner cannot be
held responsible for not doing the maintenance.
To help homeowners and strata councils with
maintenance issues, so they can get the best value from
their home, the Homeowner Protection Office (HPO) has
developed, in conjunction with CMHC and Polygon
Homes, a series of easy-to-understand bulletins on
maintaining multi-unit housing. CHOA provided their
expertise as a member of the steering committee for the
development of the bulletins.The four Maintenance
Matters bulletins are part of the HPO’s ongoing consumer
education program. These bulletins also contain a set of
links to more detailed information on the following topics:

Maintenance Matters #1: Paints, Stains and Coatings
This bulletin helps to identify the different paints,
stains and coatings that are commonly applied on the
exterior of your building, identify the maintenance that
must be performed, how often maintenance must be
performed, who should be called for service and the
importance of preparation before painting.
Maintenance Matters #2: Maintaining Your Roof
This bulletin provides a description of roof types, the
importance of developing a roofing maintenance plan,
how often roofs should be maintained and who should be
called for service. Also included is a checklist of common
roof inspection and maintenance items and suggested
actions.
Maintenance Matters #3: Avoiding Condensation
Problems
This bulletin provides information on condensation,
sources of moisture in the home, how to avoid
condensation problems, and dealing with persistent
condensation problems. A copy of this HPO bulletin can
be found in the centre fold of this issue of the CHOA
Journal.
Maintenance Matters #4: Residential Windows and
Exterior Doors
Provides information on inspection and maintenance
to ensure good long-term performance of windows and
exterior doors and aids in recognizing when professional
assistance is required. Also included is a checklist of
common window and door maintenance items and
suggested actions.
Two more Maintenance Matters bulletins – one on
sealants, and the other on decks balconies and railings –
will be available this fall. Maintenance Matters bulletins
are available on the “publications” page of the HPO
website at www.hpo.bc.ca. ▲

CHOA Journal June 2006

13

405358

9/27/06

14

8:10 AM

Page 14

CHOA Journal June 2006

9/27/06

BULLETIN

MAINTENANCE

BUILDING ENVELOPE

#

Maintenance Matters 3

405358

8:10 AM

Page 15

Avoiding
Condensation Problems
Have you ever noticed water
droplets on your window or black
staining on the drywall of your
walls? Have you ever wondered
why the moisture returns around
your windows after you have
wiped it away? This type of
moisture is from the interior air
and is commonly referred to as
condensation.
What is condensation and how
does it form in my home?
Condensation occurs in your home
when moist air comes into contact
with a surface which is at a lower
temperature. Moist air contains water
vapour — commonly referred to as
humidity. Indoors, we can increase
humidity through our activities and
lifestyle. If a surface in your home is
cold enough, the air in the immediate vicinity of the surface will be
cooled sometimes causing the moisture in the air to condense or change
into a liquid on the surface.
Condensation forms first on the
coldest surfaces of a room, usually
on glass surfaces of windows and
doors. These surfaces are typically
cooled by lower exterior temperatures during the winter months
much more easily than the walls
which are kept warm by insulation.
For example, if it is cold enough
outside and/or warm and humid
enough inside, condensation may
occur on or around your windows
resulting in fogging, water or ice on

Maintaining your building
envelope
This publication is one in a series
of bulletins designed to provide
practical information on the maintenance of the building envelope
of multi-unit residential buildings
including townhouses, low and
high-rise residential buildings.

Condensation forms first on the coldest
surfaces of a room, usually on glass
surfaces of windows and doors.

the windows themselves or even a
puddle of water on the window frame
or sill. Other examples of condensation in your home can include damp
spots or mildew on outside wall
corners, closet walls or baseboards.
Areas of your home with poor air
circulation, such as behind furniture
or in a cupboard or closet, can also
be susceptible to condensation.

What is a building envelope?
The building envelope includes all
parts of the building (assemblies,
components and materials) that
are intended to separate the interior
space of the building from the
exterior climatic conditions. It includes, for example, the foundation,
exterior walls, windows, exterior
doors, balconies, decks and the roof.

Who should read this bulletin?

If a surface in your home
is cold enough, the air in
the immediate vicinity of
the surface will be cooled
sometimes causing the
moisture in the air to
condense or change into a
liquid on the surface.

A small amount of condensation
appearing on a surface may not necessarily be a problem, depending on
the amount of moisture that forms,

Anyone who lives in or looks after
a multi-unit residential building
should read this bulletin including
residents/unit owners, strata
councils, housing co-ops, maintenance managers, property managers or building owners. Proper
maintainance of the building envelope can help prevent damage and
avoid costly repairs in the future.

✧
This bulletin is funded by the
Homeowner Protection Office in
partnership with Canada Mortgage
and Housing Corporation and
Polygon Homes Ltd.
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As a general rule, steps
should be taken to avoid
condensation problems
wherever possible as
moisture can lead to damage.

how long it stays, and whether it
accumulates on surfaces that can be
damaged by water. Condensation can
be short-term during a severe cold
spell, or occur in a localized area such
as kitchen, bathroom or laundry room.
In many instances, condensation moisture simply evaporates back into the
air once the surfaces warm up or the
moisture source is reduced. An example of this is moisture that condenses
on a bathroom window during a
shower and quickly disappears shortly
after the shower is turned off. However, as a general rule, steps should be
taken to avoid condensation problems
wherever possible as moisture can
lead to damage.

Taking preventative steps to
avoid condensation will help
prevent problems in the future.

Why must I avoid condensation
problems?
Condensation can cause serious
damage to the interior and structural
elements of your home or building. If
condensation occurs frequently enough
and for prolonged periods of time,
materials in contact with the moisture
may be damaged. Drywall and wood
finishes around windows are two
examples of materials in your home
that can readily absorb moisture and
become damaged if they remain wet
for a sustained period of time. If left
unchecked, condensation problems
can cause:
• crumbling or soft spots in drywall
• decay in wood framing or corrosion
of steel framing
• peeling paint
• damage to the insulation inside the
walls, and
• mould and mildew problems in your
home.
Most importantly, taking preventative
steps to avoid condensation from
occurring in your home will help prevent avoidable and expensive problems
in the future.

Sources of moisture in the home
We add to humidity levels in our
home through our activities and
lifestyle. Water vapour is added to the
air in large quantities by our breathing and perspiration, cooking, bathing,
cleaning and other daily activities.

How we produce humidity in our
homes

Condensation has led to mould
problems on the drywall.

• A family of four can add moisture
to the air equivalent to 30 to 40
litres of water per week
• Showering, cooking, bathing and
washing can add 15 to 20 litres
per week
• Drying clothes indoors can add 10
to 15 litres per week

hygrometers
measure
humidity levels
16
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Evidence of problems resulting from
condensation can be seen on the
interior window sill.

Newly constructed homes may temporarily exhibit a higher potential for
condensation as moisture in plaster,
cement and other building materials
escapes into the air during the first
heating season. This elevated level of
moisture in the air should taper off
after a month or two. If it doesn’t,
you should inform your building or
maintenance manager of the situation.

What should the indoor temperature and humidity levels be?
Interior temperature and relative
humidity is often a matter of personal
preference, but exceeding recommended humidity levels for extended periods of time can lead to a higher risk
of condensation problems in your
home. The recommended relative
humidity level varies between winter
and summer, and by location.
As a rough “rule of thumb”, interior
air temperatures should generally be
maintained between 18°C and 24°C
with relative humidity falling between
35% and 60% for the coastal temperate climate regions of British Columbia
during the winter months. In colder
and drier regions of the province, interior humidity levels should be limited
to between 25% and 40% during the
winter months. If you are unsure of
the relative humidity in your home,
small devices called “hygrometers” can
be purchased that will allow you to
measure the humidity levels in your
home. See the “For more information”
section at the end of this bulletin for
references to other publications that
provide information on how to measure humidity in your home.
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Humidity cannot be eliminated from
the air altogether. It is needed to
maintain a comfortable and healthy
interior environment. Without humidity we would suffer from chapped lips
and dry skin, sore throats, breathing
problems, static electricity, and damage to equipment and furniture. However, if humidity gets too high, problems will arise in your home such as
condensation, musty smells, mould
growth, allergic reactions and damage
to walls and interior finishes.

bookcases so they are not touching outside walls. This will improve
air circulation around the cooler
outside wall and reduce condensation potential.
3) Promote good ventilation in your
home
• Use the kitchen exhaust fan or
range hood to remove humidity
generated by cooking. Note: the
exhaust fan or range hood should
be vented to the outside.

How do I avoid condensation
problems?
There are number of steps that you
can take to prevent condensation problems from occurring in your home.
1) Reduce the amount of moisture or
humidity generated in your home
• Do not regularly hang large
amounts of clothes to dry indoors.
Wherever possible, dry your clothes
in a dryer with an outside vent.
• Shut off the humidifier if you are
using one.
• While cooking, put a lid on boil
ing water — it will also boil faster!
• Try to have shorter showers. You
will save the energy required to heat
the water and conserve on water.
• Ensure the lint trap in your
clothes dryer is clean. The lint trap
should be inspected and cleaned
before each use.
• As much as possible, try to wash
full loads of dishes in the dishwasher.
• Do not store wood for your fire
place indoors.
2)Promote good air circulation in
your home
• Open blinds and drapes so that air
can circulate freely over the windows.
• Direct heat towards exterior walls
and windows.
• Where condensation at window
sills is a persistent problem,
remove any objects on the window sill such as books, photographs, and knickknacks as they
prevent air from circulating and
removing the moisture.
• Move furniture such as sofas and

Use your kitchen exhaust fan or range
hood to remove humidity generated by
cooking. The exhaust fan should be
vented to the outside.

• Use bathroom fans and humidistats (if you have one) while bathing or showering. Some bathroom
exhaust fans are connected to a
humidistat that can be preset to
ventilate the room when the
humidity reaches a certain level,
and keep the fan running until the
humidity is below that set point.
It is important that humidistats be
set to the appropriate level and
not turned to “off”. If the bathroom does not have a humidistat,
the exhaust fan should be left
running for a period of time after
bathing or showering to remove
the excess moisture from the
bathroom. The exhaust fan
should be vented to the outdoors.
• Some newer homes have a pre-set
principal exhaust fan. Ensure that
this fan is set to run for two 4hour periods per day.
• Open windows periodically and

ensure that fresh air intake vents
are not blocked.
• Make sure exterior vent hoods for
your dryer, bathroom and kitchen
vents are unobstructed and operating freely. Clothes dryers that
take longer to dry than usual, and
kitchen or bathroom fans that
seem to not move the air could be
signs of some obstruction in the
duct or the outlet. Keeping vent
hoods and lint traps clear will
also reduce the amount of energy
required to dry the clothes, thus
reducing utility bills. Qualified
professionals should be used to
carry out this maintenance item.
• Consider upgrading your kitchen
or bathroom fans. If you feel that
your kitchen or bathroom fans
make noise, but don’t seem to do
anything, you may be right. Some
older or cheaper units may not
work effectively and tend to be
noisy. A simple upgrade is relatively inexpensive and will often
dramatically improve performance. Look for units with high air
movement measured in cubic feet
per minute (cf/m) or litre per second (L/s), and a low noise rating
measured in decibels (dB) or sones.

Use bathroom fans, and humidistats if you
have one, while bathing or showering.

In most cases you can address high
humidity and condensation through
reducing the amount of humidity generated in your home. Ventilation may
only reduce humidity levels if the air
introduced into the room is drier than
the interior air. When ventilation is not
effective at lowering the humidity sufficiently, you may need to incorporate
the use of a dehumidifier (or air con-
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Report persistent condensation problems to your maintenance manager.
Persistent condensation problems may
relate to air leakage in your home,
typically at the base of the wall,
(sometimes causing black staining at
carpet edges) or at electrical lighting
and receptacle outlets, and around
windows1 and doors. This air leakage
can allow cold air into the wall assembly and thus cool the wall and increase
the potential for condensation. In other
cases, it may be necessary to bring
warm air to cold surfaces, either by
changing the building’s heating patterns
or by providing dedicated heat sources
to problem areas.

ditioner) to further reduce humidity
levels. How-ever, this should be considered as a last resort after you have
taken necessary steps to reduce the
amount of humidity generated in your
home. Also, dehumidifiers require
electricity to operate and, therefore,
may be an expensive option for you
to pursue.

Dealing with persistent condensation problems
Condensation is usually a localized
problem that you can address by taking the steps described above to reduce
the humidity or to promote good air
circulation and ventilation in your
home. However, if you have taken
these steps and continue to experience
condensation problems, other problems
may exist that are more appropriately
addressed by your maintenance
manager or a qualified professional.
Symptoms related to persistent
condensation problems include:
• windows that continue to have
water droplets or that fog up, frost
or get ice build-up, even after you
have taken necessary steps to lower
humidity levels and prevent condensation in your home
• black staining on the inside of
walls, mainly in corners and near
the floor or ceiling
• mould or mildew growth
• ice or frost under roof sheathingboards
• delamination of plywood materials
• damp or moist basement walls or
floors

Blowing warm air at problem areas
has the additional effect of encouraging evaporation at the problem location. In some cases the solution may
be to insulate surfaces against cold
temperatures, usually by increasing
insulation levels in the walls behind
the problem areas. The solutions to
each of these potential problems, however, must be carried out by qualified
professionals and co-ordinated by your
maintenance manager.
1

In some climates, such as central and northern British
Columbia, a historical remedy for condensation around windows was to open the window slightly to allow the very dry
outdoor air to mix with the relatively humid indoor air and
reduce the potential for condensation. This approach is NOT
recommended as it can result in condensation and serious
damage in parts of the wall that are not visible to the occupants. It also results in a large consumption of energy.

ACTION PLAN TIPS
• Take steps to avoid condensation
problems in your home:
Reduce the amount of moisture

˚

˚
˚

For more information
1. “About Your House” fact sheets on The Importance
of Bathroom and Kitchen Fans (CE 17), Measuring
Humidity in Your Home (CE 1), Choosing a
Dehumidifier (CE 27) published by Canada Mortgage
and Housing Corporation (CMHC). Available online
at www.cmhc.ca.
2. “Moisture Problems: Why Should I Worry About
Moisture Problems?”, published by Natural
Resources Canada, EnerGuide for Houses. Available
online at www.oee.nrcan.gc.ca.
3. “Condensation on Inside Window Surfaces”
(Canadian Building Digest 4), “Moisture Problems in
Houses” (Canadian Building Digest 231), and “Current
Approaches for Mechanical Ventilation of Houses”
(Construction Technology Update No. 15) published
by National Research Council of Canada’s Institute
for Research in Construction. Available online at
www.irc.nrc-cnrc.gc.ca.
4. “Best Practice Guide to Wood-Frame Envelopes in
the Coastal Climate of British Columbia”, published
by CMHC and available online at www.cmhc.ca.
5. See your building’s maintenance manual.
Note: This bulletin and others are available on the HPO
website.

promote good ventilation
Acknowledgements

Disclaimer

This bulletin was prepared by a consortium of firms
including: Levelton Consultants Ltd., JRS Engineering
Ltd., Morrison Hershfield Ltd. and Read Jones
Christoffersen Ltd.
Organizations represented on the project steering
committee included: RDH Building Engineering Ltd., the
Condominium Home Owners’ Association, Canada
Mortgage and Housing Corporation, Polygon Homes Ltd.,
and the Homeowner Protection Office.

This bulletin is intended to provide readers with general
information only. Issues and problems related to buildings and
construction are complicated and can have a variety of causes.
Readers are urged not to rely simply on this bulletin and to
consult with appropriate and reputable professionals and
construction specialists before taking any specific action. The
authors, contributors, funders and publishers assume no liability
for the accuracy of the statements made or for any damage,
loss, injury or expense that may be incurred or suffered as a
result of the use of or reliance on the contents of this bulletin.
The views expressed do not necessarily represent those of
individual contributors or the Homeowner Protection Office.

The regulations under the Homeowner Protection Act contain
specific provisions requiring owners to mitigate and restrict
damage to their homes and permitting warranty providers to
exclude coverage for damage caused or made worse by
negligent or improper maintenance. These apply to both new
and building envelope renovated homes covered by home
warranty insurance. Failure to carryout proper maintenance
or carrying out improper maintenance either yourself or
through qualified or unqualified personnel may negatively
affect your warranty coverage. Refer to your home warranty
insurance documentation or contact your warranty insurance
provider for more information.

Contact

Phone: 604 646 7050
Toll-Free: 1 800 407 7757
Fax: 604 646 7051
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or humidity generated in your
home. For example, do not hang
laundry to dry indoors and take
shorter showers.
Promote good air circulation in
your home. For example, open
blinds and drapes and move
furniture so that it is not touching an outside wall.
Promote good ventilation in
your home. For example, use
kitchen exhaust fans, bathroom
fans and humidistats as well as
consider upgrading your exhaust
fans if they are poor performers.
• If a persistent condensation problem
becomes evident (after taking the
above steps), notify your maintenance manager. A qualified professional may be needed to address the
underlying cause of this problem.
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CHANCES ARE YOU’RE SPENDING TOO
MUCH ON ELECTRICITY.
CALL 1 866 522-4713. IT ALL ADDS UP.
With the third-lowest electricity rates in North America, most
B.C. businesses don’t realize they’re spending more than they
need to. A quick call to one of our representatives could
reveal thousands of dollars worth of savings. BC Hydro is
committed to helping your bottom line, by offering ﬁnancial
incentives to replace old technologies with over 20 different
energy-saving products.

Apply for the Product Incentive Program today.
Call 1 866 522-4713.

Conservation is the ﬁrst and best choice for
starting to meet B.C.’s growing need for electricity.

Coin image(s)© courtesy of
the Royal Canadian Mint
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We specialize in high-rise and low-rise residential and commercial strata
properties to customers throughout the Lower Mainland since 1997.
•
•

Fully bonded
• $5 million liability insurance
WCB coverage up to date and in good standing

Lots of references, feel free to contact us!
Our expertise:
•
Exterior & Interior painting
• Caulking of all types
•
Exterior & Interior restoration
• Waterproofing
•
Elastomeric coating
• Concrete repairs
•
Window cleaning
• Power washing

♠ Interior Painting
Special♠
(Oct. 2006 – April 2007)
Take advantage of the “Off season”
Here are some of the advantages you will appreciate:
' Prostar offers “off season” rates.
' Qualified experienced painters are always
available.
' Project timing is more flexible to fit your
schedule
' No interruptions on job completion i.e. weather,
hectic summer scheduling.
Please give us a call.
102 – 649 East 15th Avenue
Vancouver, BC V5T 2R6
info@prostarpainting.com

Professional, free, written estimates!
Tel: 604 876 3305
Fax: 604 876 1927
www.prostarpainting.com

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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Quick Access Web Site Directory
Topic

Site

CHOA

http://www.choa.bc.ca (password:pine)

Homeowner Protection Office
Reconstruction Loans

http://www.hpo.bc.ca
http://www.hpo.bc.ca/Loan/index.htm

Real Estate Council
Manager Search

http://www/recbc.ca
http://www.recbc.ca/licensee_info/licensee_info.htm

Strata Info Bulletins

http://www.choa.bc.ca/members/members-index.html

Strata Property Act

http://www.choa.bc.ca/strata.html

BC Human Rights

http://www.bchrt.bc.ca/

WCB

http://www.worksafebc.com/

CMHC

http://www.cmhc-schl.gc.ca/
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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) 299-1906
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) 662-2675

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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CHOA Business Members
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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CHOA FALL 2006 EDUCATION PROGRAM
For details and registration forms please visit the CHOA website
Date

City

Location

Evening / full day

Sept. 30

Victoria

Coast Victoria Harbourside Hotel and Marina
146 Kingston Street
Victoria, BC, V8V 1V4
(250) 360-1211

Full day
9:00am – 3:00pm

Oct. 11

New Westminster

CHOA Office
202 – 624 Columbia St
New Westminster, BC V3M 1A5
604-584-2462 ext. 2

Evening
7:00 pm – 9:00pm

Oct. 14

Sechelt

TBD

Half Day

Oct. 18

New Westminster

CHOA Office
202 – 624 Columbia St
New Westminster, BC V3M 1A5
604-584-2462 ext. 2

Evening
7:00pm – 9:00pm

Oct. 25

Kamloops

Coast Hotel
339 St. Paul Street
Kamloops, BC, V2C 2J5
(250) 372-5201

Evening
6:30pm – 9:30pm

Oct. 25

New Westminster

CHOA Office
202 – 624 Columbia St
New Westminster, BC V3M 1A5
604-584-2462 ext. 2

Evening
7:00pm – 9:00pm

Oct. 26

Vernon

The Prestige Hotel & Conference Centre Vernon
4411 32nd Street
Vernon, BC V1T 9G8
(250) 558.5991

Evening
6:30pm – 9:30pm

Oct. 27

Penticton – RAC

Lakeside Resort
21 Lakeshore Dr
Penticton, BC V2A 7M5
(250) 493-8221

Evening
7:00pm

Oct. 28

Penticton

Lakeside Resort
21 Lakeshore Dr
Penticton, BC V2A 7M5
(250) 493-8221

Full day
9:00am – 3:00pm

Nov. 8

Tsawwassen

Coast Hotel
1665 – 56th St.
Tsawwassen, BC V4L 2B2
(604) 943-8221

Evening
7:00pm – 9:00pm

Nov. 15

Abbotsford

Coast Hotel
2020 Sumas Way
Abbotsford, BC, V2S 2C7
Ph. (604) 853-1880

Evening
7:00pm – 9:00pm

Nov. 18

Vancouver –
UBC downtown

UBC Robson Square
800 Robson Street
Vancouver,B.C. V6Z 3B7
(604) 822.9603

Full day
9:00am – 4:00pm

Nov. 22

New Westminster

CHOA Office
202 – 624 Columbia St
New Westminster, BC V3M 1A5
604-584-2462 ext. 2

Evening
7:00pm – 9:00pm

Nov. 24

Nanaimo – RAC

Coast Bastion Hotel
11 Bastion Street
Nanaimo, BC, V9R 6E4
(250) 753-6601

Evening
7:00pm

Nov. 25

Nanaimo

Coast Bastion Hotel
11 Bastion Street
Nanaimo, BC, V9R 6E4
(250) 753-6601

Full day
9:00am – 3:00pm

Nov. 29

New Westminster

CHOA Office
202 – 624 Columbia St
New Westminster, BC V3M 1A5
604-584-2462 ext. 2

Evening
7:00pm – 9:00pm
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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

