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Antonio (Tony) Gioventu, Executive Director

Nona Saunders, Advocate
for Leaky Condo Owners
B

.C. lost one of its great leaky condos advocates this past
winter. Nona Saunders passed away December 18, 2006. As
a volunteer and President of the Condominium Home Owners
Association (CHOA) Nona had a keen interest in ensuring strata
owners were well
represented
on
issues that directly
affected them.
This was never
more evident than
her commitment to
help
owners
of
homes affected by
the leaky condo disaster. Nona spoke up
when the voice of
leaky condo owners
needed to be heard.
She gave of her time
and her expertise,
attending hundreds
of hours of the Barrett Commission of
Inquiry
into
the
Quality of Condominium Construction
in BC.
Following the
Commission, Nona

CONDO MINIUM HO ME
OWNERS’ ASSO C IATION O F BC

The Condominium Home Owners’
Association of BC promotes the
understanding of strata property living and
the interests of strata property owners by
providing: advisory services; education;
advocacy; and resource support for its
members.
Website: www.choa.bc.ca
E-mail: office@choa.bc.ca
Toll-Free: 1-877-353-2462
SUITE 202-624 COLUMBIA ST.
NEW WESTMINSTER
B.C . V3M 1A5
TEL: 604.584.2462
FAX: 604.515.9643

continued the fight to improve residential construction in BC
and represent consumers when she was appointed to the
Homeowner Protection Office’s Provincial Advisory Council.
Nona committed her values of understanding, equality, and
the cause to do the right things for the right reasons with a
genuine sense of personal sacrifice.
She dedicated 33 years of her working career to Air
Canada, 16 years to Xerox, and 5 years to CHOA as a volunteer
and leader for the advocacy and protection of consumers.
Nona survived over 500 hours of the Barrett Commission
Hearings through the Leaky Condo Disaster in British
Columbia, covering every spectrum of humanity.
In her own words; “The plight of the average person in BC
became more real with each testimony given". ▲
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• Int. & Ext. Painting
• Drywall Repairs
• Texture Ceiling

• Pressure Washing
• Traﬃc Line Marking
• Industrial Painting

Liability & WCB Insured

Fax: 604-460-6582
Visit us at www.titanpainting.ca

www.cccm.bc.ca
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Strata issues got you stressed-out?

Don’t panic...call Bayside.

www.baysideproperty.com
6400 Roberts Street, Suite 100 • Burnaby • BC • V5G 4C9 • Phone 604.432.7774 • Fax 604.430.2698

Toll Free 1.866.867.5760
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Adrienne Murray, Adrienne Murray Law Corporation

The Case of the
Costly Parking Stall
A

recent Small Claims decision serves as a reminder to
owners when selling their strata lot to be very careful when
describing the available parking. Similar considerations should
apply to storage areas.
In the case of Adibfar v. Kaulius, the purchasers sued the
sellers over the use of a second parking space.
Mr. and Mrs. Adibfar purchased a strata lot from Mr. and
Mrs. Kaulius. The contract of purchase and sale stated that it
included two parking spaces. After taking possession and
occupying the strata lot Mr. and Mrs. Adibfar were advised by
the Strata Corporation that the parking was common property
and that they were entitled to use only one parking space. If
they wished to use a second space, it would be necessary for the
Adibfars to rent a second stall from the Strata Corporation.
The evidence was that when Mr. and Mrs. Kaulius
originally purchased their strata lot, it came with one parking
space. Sometime later, they requested, and were assigned, a
second parking space. They continued to use both parking
spaces until they sold their strata lot. On the listing, the realtor
indicated that two parking spaces were included with the suite.
At the time the Adibfars purchased the strata lot, they were
provided with a Property Disclosure Statement that stated that
two parking spaces were included and that the parking spaces
were limited common property.
At the time of sale the bylaws provided that
An Owner/Tenant shall use the parking spaces(s) which
has (have) specifically been assigned to his/her Strata Lot
save and except for private arrangements with other
Owners for the use of parking spaces assigned to such
other Owners.

After entering into the contract to purchase the strata lot,
but before the Adibfars moved in, the bylaws were amended to
provide that the assignment of parking spaces will be made
only by the Strata Corporation and that a parking fee for the
extra parking spaces would apply.
Mr. and Mrs. Adibfar moved into the strata lot and used
two parking spaces. Approximately six months later, the strata
manager advised the Adibfars that the parking was common
property, that the Adibfars were only entitled to one parking
space and that they could rent a second space at a cost of
$20.00/month. It should be noted that the amendment to the
bylaws did not change the status of the parking. The
amendment clarified that the parking was common property
and established a fee for the use of additional parking spaces.
The Adibfars sued the sellers for damages for the difference
in value of their strata lot having only one, rather than two
parking spaces. Their realtor testified that the strata lot was
worth $10,000 less than the Adibfars paid if it had only one
parking space. The Adibfars also sued the sellers for the cost of
having to rent a second parking stall at $20.00/month.

At the trial, the strata plan was not presented to the Court.
The Judge was required to make an assumption about the
designation of the parking area. The Judge determined that at
best, only one parking space was limited common property and
the other was common property. As a result, the Judge
concluded that the sellers misrepresented the designation of
the second parking stall. Referring to the parking spaces the
Judge stated:
The Defendants ought to have exercised more care in
ascertaining their status with respect to the second
parking stall before purporting to sell it as “limited
common property” to which they had an entitlement.

The Adibfars were successful in their action against the
sellers.
The case highlights the importance of confirming the status
of parking, and storage when selling a strata lot.
PROPERTY DESIGNATIONS
When considering parking and storage areas it is helpful to
remember that areas such as parking and storage may be
designated as part of a strata lot, common property, or limited
common property. A strata lot is owned by each owner.
Common property is owned by all owners as tenants in
common. Limited common property is common property that is
designated for the use of a particular strata lot. Limited
common property continues to be owned by all owners as
tenants in common, however, its use is limited to those strata
lot as indicated on the strata plan.
To determine an area’s designation it is necessary to review
the strata plan. It is not possible to determine the designation
by simply looking at the area. It is also dangerous to assume
that an area is designated in a particular manner as the Adibfar
case highlighted.
If the area is part of a strata lot it is automatically included
in the sale of a strata lot. On rare occasions parking or storage
spaces may be designated as part of a strata lot. In such cases it
is appropriate, and legally correct, to indicate that the sale of
the strata lot includes the parking or storage area.
If the area is designated as limited common property,
although the area is not “owned” by the owner of a strata lot,
the area may be used exclusively by the owner of the strata lot
to which it is designated. In such cases, when selling the strata
lot, it would be appropriate to describe the parking or storage as
limited common property for the use of the strata lot.
The final situation may be that the parking or storage area
is designated as common property. In such a case, unless the
developer has registered a lease over the property (discussed in
more detail below), the property is within the control of the

…cont’d on page 9
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…cont’d from page 7
strata corporation. Section 76 of the Strata Property Act permits
a strata corporation to give an owner or tenant permission to
exclusively use common property. Such permission is given by
the Strata Council on behalf of the strata corporation. The
permission for exclusive use should not be confused with a
designation of limited common property. The permission given
by the Strata Council is given on a short term basis, and is given
to a particular owner or tenant. On the other hand, the
designation of limited common property appears on the strata
plan, or a sketch plan filed at the Land Title Office, permits the
use of the area by whoever occupies the strata lot, and is
relatively permanent, in that it requires either a unanimous or
3/4 vote (depending on how it was created) in order to remove
the designation.
Where the Strata Council, on behalf of the strata
corporation, allocates common property parking or storage
areas, such an allocation does not necessarily pass from one
owner to another when the strata lot is sold. For example, if
there is a waiting list for additional parking stalls, it may be that
the Strata Council is required to allocate an additional stall to a
current owner within the development when a strata lot is sold.
In such a case, the new buyer would not be entitled to use the
second parking space. Alternatively, as occurred in Adibfar, the
Strata Council may subsequently determine that a fee will be
charged for the use of the additionally common property
parking or storage area. When the parking or storage area is
common property, it will be necessary for the seller to indicate
on the listing and the Property Disclosure Statement that the
parking is common property and that the buyer should make
their own arrangements with the Strata Council for the use of
the common property.
SUB-LEASE
In some cases developers have sold additional parking
spaces to owners. If a developer enters into a lease with the
Strata Corporation for the common property parking, the
developer will sub-lease an additional parking space to a buyer,
usually for a price determined by the developer. In such cases,
when the strata lot is re-sold, the owner can assign the sub-lease
over the parking stall to the new purchaser. In such cases, the
seller should describe the parking as common property, subject
to a sub-lease which will be assigned to the buyer.
Unfortunately, there are also situations where the
developer may have “sold” an additional parking space or

JEFF McCALLUM
TEL: (250) 493-6623
(250) 494-8949
FAX: (250) 493-6603

1-800-46FLOOD
Suite 103 - 197 Warren Ave. East
Penticton, B.C. V2A 8N8

Fire, Flood
Restoration
Asbestos, Mold
Remediation
Odour Control
Carpet Repair
24 HR Emergency
Service
Email: abk.jeff@shawcable.com

storage area to a buyer, without entering into a lease over the
common property. If the area remains common property, the
area remains in the control of the Strata Council, even though a
buyer may have paid the developer for the use of a second
parking stall, or a storage area. If the developer has not leased
the area, the only other way that the developer can assure a
purchaser that they will have the use of the area is by
designating the area on the strata plan as limited common
property. If the area remains common property, it is under the
control of the Strata Council and may be allocated by the Strata
Council, as indicated above. Although the buyer may have
“paid” for the additional parking space, the buyer has no
special rights over the area if it remains designated as common
property. The buyer does not “own” the additional parking
space. In such a case, the Strata Council would be free to
allocate the use of the parking spaces, even though owners
believe that by paying the developer, they will have the future
use of the parking space.
Owners of strata lots must use caution when advertising
that parking and storage areas are included with the sale of a
strata lot. A misrepresentation relating to the designation and
use of parking or storage areas can be very costly for an owner.
Owners who are unsure of the status of the parking and storage
areas may wish to obtain legal advice before listing their strata
lot for sale. ▲

This year Chatwin Engineering Ltd. celebrates 25 years of
providing engineering services. Over the past years, Chatwin
Engineering has built a solid reputation as one of Vancouver
Island’s leading consulting engineering companies. We recently
expanded into the Lower Mainland by opening an office in
Burnaby.
Chatwin Engineering Ltd. offers the following services:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Building Envelope Condition Assessment
Drainage Assessment / Mould Remediation
New Construction Envelope Services
Detailed Design and Specification
Cost Estimates
Tender and Construction Services
Contract Administration
Certification / Government Liaison
Negotiation Strategies / Expert Witness
Building Envelope Maintenance Inspections
Building Envelope Renewal Plans
Reserve Fund Studies
Due Diligence Surveys
Strata Member Education Programs
Civil Engineering Services
Environmental Services

130-6400 Roberts Street
Burnaby, BC V5G 4C9
604-291-0958

vancouver@chatwinengineering.com

1614 Morey Road
Nanaimo, BC V9S 1J7
250-753-9171
info@chatwinengineering.com

130-1555 McKenzie Avenue
Victoria, BC V8N 1A4
250-370-9171
victoria@chatwinengineering.com
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INFORMATION BULLETIN
For Immediate Release
2006ENV0099-001414
Nov. 22, 2006

Ministry of Environment

PESTICIDE USER LICENCE NOW REQUIRED AT MULTI-RESIDENCES
VICTORIA – The application of pesticides on multi-residence properties will require a Pesticide User
Licence beginning Jan. 7, 2007.
By requiring pesticide uses in multi-residence buildings to be performed under licence, the
ministry is ensuring that pesticides are being used safely and that people who may be exposed to
pesticides are informed of their use so they can take measures to avoid the exposure.
The Pesticide User Licence is a requirement of the Integrated Pest Management Act
Regulation. Under the regulation, any pesticide use in or around multi-residence properties with four or
more units will require a Pesticide User Licence.
All property owners and managers who apply pesticides will need to pass an exam on pest
management and the safe handling of pesticides, and also register with the Ministry of Environment as
pesticide applicators.
This regulation pertains to the application of chemicals used for such things as eliminating
bedbugs, controlling cockroaches, combating rodents or even managing weeds.
Multi-residence property managers will not need Pesticide User Licences if they hire licensed
pest management services to perform all pesticide applications or if they only apply certain low-risk
(“Excluded” Class) pesticides.
The Integrated Pest Management Act and Regulation require that all pesticide use by licenceholders be part of an Integrated Pest Management program and that licence-holders provide pesticide
use notices to all people who could be exposed to the pesticide.
A recent survey of multi-residence owners and managers found that the majority of respondents
felt the new licensing requirement promoted the safe use of pesticides, helped to protect the
environment and promoted best practices.
-30Media
contact:

Robert Adams
Ministry of Environment
250 387-9414

For more information on government services or to subscribe to the Province’s news feeds using RSS,
visit the Province’s website at www.gov.bc.ca.
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Pat Williams and Veronica Franco, Clark Wilson LLP

Tips for Using Email
W

e are often asked whether email are “documents” or
whether they are “legal”. Generally, what is meant by
those questions is whether copies of emails must be provided
by strata corporations to owners upon request pursuant to the
obligations under sections 35 and 36 of the Strata Property Act,
S.B.C. 1998, c. 43 or in the course of legal proceedings. The
short answer is “yes”. Therefore, property managers, Council
members, and owners need to be careful when they send
emails. The following are some tips to help ensure that your
emails will not come back to haunt you later.
1. You are what you send, not what you receive!
2. When sending an email, treat it as if it were a letter.
3. Draft emails on the assumption that someone other than
the recipients (like a lawyer or a Judge) will be reading
your email.
4. If you are writing about a particular person, draft your
email as if that person will be reading it.
5. Be wary of “reply all” – read the list of recipients
carefully BEFORE rebounding a reply.
6. Sit on a draft for 24 hours if the contents are emotional
or a knee jerk reaction.
7. If in doubt, have a colleague read a draft of the email to
make sure that what you have written is what you intend
to communicate.

(b) Hastily written emails;
(c) Abusive and profane language;
(d) Derogatory comments about someone else;
(e) Abbreviations that could be misinterpreted;
(f) Avoid communication of disrespect
(i) judges should be Judge _____, not just ______; and
(ii) bosses should be Mr. or Ms.
(g) Grammatical, punctuation and spelling errors;
(h) Forwarding emails of poor taste, including sexual
innuendo.
11. Consider how you would explain the contents of an
email if you were:
(a) In Court;
(b) In a Council or General meeting;
(c) In your Bedroom!
12. Routinely review your address book.
13. Treat business emails (including council-related email)
with more professionalism than personal emails sent
from a personal computer.
14. Be aggressive in being removed from others’ lists,
especially those with a penchant for forwarding to others.

8. Always reread your emails twice or three times before
clicking on the send button.

15. Have a strategy regarding deleting and storing emails
and be consistent.

9. Always double check that you have the correct email
address in the TO: and CC: lines.

16. Avoid making Council decisions by email. If you do, at
least keep a hardcopy of the string of emails relating to
that decision. These emails form part of the Strata
Corporation’s records.

10. AVOID:
(a) Sending bad news or discussing “delicate” topics by
email;

17. Advise Council members of these tips. ▲

PROPERTY MANAGEMENT SPECIALISTS

Creighton and Associates Realty
Strata Management, Strata Administration
Commercial and Mixed-Use Strata Expertise
9
9
9

48 Hour Minutes
No Property Manager Turnover
Your Manager: 17 Years Experience

Phone: (604) 288-7346 Fax: (604) 271-7992
212 The Hepworth Building, 3580 Moncton Street, Richmond

www.carealty.ca
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Pacific Centre for Dispute Resolution Inc.

Effective and timely mediation and arbitration by experienced
dispute resolution professionals
Don’t let an unresolved dispute in your Strata affect your life!
Hugh McCall, LL. B, C. Arb.
Helen Pinsky, LL. B.

Jill McIntyre, LL.B, C.Arb
Carol Roberts, LL.B., C.Arb.

www.pacificdisputeresolution.com

604-696-1996
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Backup Power for Your Home
Keep your family comfortable and safe
during a power failure

N

early all Canadians rely on their local utility company to
supply the electricity they need to heat their homes, run
appliances and keep the lights on. But in the event of a power
failure, a reliable backup power system can play a major role in
keeping your family comfortable and safe.
To protect your family's health and security, Canada
Mortgage and Housing Corporation (CMHC) has the following
tips to help you get the most out of your backup power system:
•

•

•

•

•

14

Don't leave selecting, buying and installing a backup system
to the last minute. During a power failure you may have
trouble learning how to use the system, finding suitable,
reasonably priced equipment, or having it properly installed.
Keep your house warm and prevent the pipes from freezing
by ensuring your house has proper insulation and air
sealing. Be sure to check the water shutoff valve.
Change to energy-efficient appliances to ensure your
backup system can manage the critical electrical load, and
save money on your electrical bill all year round.
If your house is electrically heated, consider installing an
alternate source of heat such as a wood, oil, natural gas or
propane stove that vents the combustion gases outside.
Decide what you really need to keep running in the event
of a power outage for your comfort, safety and security. If
you need to power only your sump pump, for example, a

CHOA Journal March 2007

•

•
•

•
•

small gasoline-powered pump could be a simple and
inexpensive option to prevent basement flooding.
Choose a backup system that suits the size of your home,
your energy needs and whether you have alternative sources
of heating, such as a properly vented wood, oil or gas stove.
Hire a qualified electrician or electrical-contractor to install
and prepare your backup system to make sure it's safe.
Never use unvented combustion appliances such as
barbeques, cook stoves, fondues, propane or kerosene
heaters and lamps indoors. These deplete the available
oxygen, produce carbon dioxide and deadly carbon
monoxide, and pose a risk of asphyxiation and fire.
Install battery-powered smoke and carbon monoxide
alarms, and make sure to keep spare batteries on hand.
Test your backup system regularly to make sure it can start
all your critical electrical loads, and keep them running.

For more information or a free copy of the "About Your
House" fact sheet Backup Power For Your Home or other fact
sheets on virtually every facet of owning, maintaining or
renovating your home, call CMHC at 1-800-668-2642 or visit
our Web site at www.cmhc.ca. For more than 60 years, Canada
Mortgage and Housing Corporation (CMHC) has been Canada’s
national housing agency, and a source of objective, reliable
housing expertise. ▲
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NOWORRIES

We’ll take care of it.
Our condo insurance expertise means you’ll always get solid advice on coverages and premiums.
So when the unexpected happens, you’ll be covered.
With 14 locations, InsuranceCentres is the largest independent insurance broker on Vancouver Island.
Visit www.insurancecentres.ca or see our ad in your local Yellow Pages.
A U T O • R E S I D E N T I A L • FA R M • C O M M E R C I A L • M A R I N E • T R AV E L • U M B R E L L A • I N V E S T M E N T S
Victoria

• Ladysmith • Nanaimo • Parksville • Qualicum • Courtenay • Comox • Cumberland
Campbell River • Quathiaski Cove • Gold River • Port Hardy
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Building envelope maintenance.

Get proactive not reactive.
Pomeroy Construction & Maintenance has been an industry leader
in building envelope construction and maintenance since 1991.
Our proactive building management program includes a strategic
integration of four key components:

o Building Envelope Inspections
o Customized Maintenance Manuals
o Maintenance and Renewal Plans
o Cleaning Programs
Call us or visit us online today to arrange a complimentary
consultation.

Pomeroy Construction & Maintenance
145 - 6450 Roberts Street
Burnaby, B.C. V5G 4E1
Phone 604.294.6700
Fax 604.294.6704
pomeroyconstruction.com
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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.

We care about your investment and work
with efficient and reliable trades
for your Strata development.
Coin image(s)© courtesy of
the Royal Canadian Mint

18

bchydro.com/incentives
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We offer Full Cleaning and Caretaking Services and we are
available 24 hours 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 CELL: 604-831-5694

PAPILLON CONTRACTORS
RESTORATIONS
Est.1973
x
x
x
x
x
x

Water Damaged Drywall & Texture Repair
Painting : Interior & Exterior
Kitchen & Bathroom Renovation
General Tile Work
Carpentry repairs : Deck & Balcony
Handyman Services @$35.00 per hr

CALL 604-728-6290

Audit Services
Easy

FOR STRATA CORPORATIONS MADE
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 Venus Villalobos
or Bruce Hurst, CGA at:

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

( 6 0 4 ). 2 7 3 - 9 3 3 8
vvillalobos@rhncga.com
bhurst@rhncga.com
www.rhncga.com
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Elaine McCormack, McCormack and Company Law Corporation

Considerations Regarding
Emergency Expenditures
A

s a Council member, most decisions are made at Council
Meetings and most expenditures are made out of monies
that have been earmarked for that purpose either in the budget
or by special levy. However, sometimes decisions need to be
made on an emergency basis. This article discusses a process
for making those decisions.
I will use the example of a fictional Strata Corporation
(“Trembling Tower”) whose electronic security system has
stopped working, so that the front door to the apartment
tower is unlocked. Trembling Tower has not registered any
bylaws, so they are governed by the Schedule of Standard
Bylaws contained in the Strata Property Act. Trembling
Tower is purely fictional and any resemblance that John
Right, the fearless protagonist, bears to any person is merely
coincidence.
John Right, the President of the Strata Corporation, came
home from work at 4:00 p.m. one Thursday so that he could
make a nice dinner and watch his favorite television shows.
When he walked through the front door of the tower he realized
that there was a problem. The door was unlocked. As a result,
anyone who tried the front door could gain access to the lobby,
the main floor and the parking area.
He immediately called the strata manager and advised
her of the problem, and the strata manager immediately
called the company servicing the electronic security
system. A representative of the service company came out
to Trembling Tower within an hour and gave John Right the
bad news a short time later. He recommended that the
security system be replaced at a cost of approximately
$12,000.00. The other alternative was to repair the present
system at a cost of approximately $1,000.00. He explained
that he needed two days to fix the present system, as he
would need to wait for parts, but could install the new
system in about a day.
After the service man left, John considered section 14 of
the Strata Corporation’s bylaws, which provide as follows:
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CALLING COUNCIL MEETINGS
14 (1) Any council member may call a council meeting
by giving the other council members at least one week's
notice of the meeting, specifying the reason for calling
the meeting.
(2) The notice does not have to be in writing.
(3) A council meeting may be held on less than one
week's notice if
(a) all council members consent in advance of the
meeting, or
(b) the meeting is required to deal with an emergency
situation, and all council members either
(i) consent in advance of the meeting, or
(ii) are unavailable to provide consent after reasonable
attempts to contact them.
(4) The council must inform owners about a council
meeting as soon as feasible after the meeting has been
called.

As a result, John took steps to organize a Council meeting
for that evening. He could only get a hold of four out of the
seven Council members, even though he telephoned all of them
at work, at home and emailed them. The four members that he
did get in touch with agreed to attend a meeting at his place at
6:00 p.m.
At the Council meeting the members discussed what to do
about the security issue. They considered section 98 of the
Strata Property Act, which provides as follows:
UNAPPROVED EXPENDITURES
98 (1) If a proposed expenditure has not been put
forward for approval in the budget or at an annual or
special general meeting, the strata corporation may only
make the expenditure in accordance with this section.
(2) Subject to subsection (3), the expenditure may be
…cont’d on page 26
made out of the operating fund if
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MICHAEL A. SMITH
DUCT CLEANING
“HI-RISE & STRATA SPECIALISTS”
•
•
•
•
•
•
•

DRYER DUCT CLEANING
DRYER VENT / AIR-FLOW READINGS
HI-ANGLE RAPPELLING SERVICES
DUCT / VIDEO INSPECTION SERVICES
NEW VENTS & SCREENS INSTALLED
BOOSTER FANS INSTALLED (FOR LONG
WET OR PROBLEM DRYER DUCTS)
HEATING, COOLING & VENTILATION UNITS &
BUILDING - (HVAC) - SYSTEMS CLEANING

For Free Quotation and Professional Service Call:

604-589-2553
R ESIDENTIAL - C OMMERCIAL
Email: michaelsductcleaning@shaw.ca

Serving BC Lower Mainland since 1998

ALL INCLUSIVE SERVICE PROGRAMS.

www.trotterandmorton.com
mclean-g@trotterandmorton.com

22

CHOA Journal March 2007

451579

4/13/07

2:14 PM

Page 23

CHOA Journal March 2007

23

451579

4/13/07

2:14 PM

Page 24

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
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
Hestia Management Ltd.
Coquitlam, BC
604-420-3517
www.hestiamanagement.com
JRS Engineering Ltd.
Burnaby, BC
604-320-1999
www.jrsengineering.com
Levelton Consulting
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
Read Jones Christoffersen
Vancouver, BC
(604) 738-0048
www.rjc.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

Adrienne Murray Law
Corporation
White Rock, BC
(604) 538-8239
CD Wilson & Associates
Nanaimo, BC
(250) 741-1400
www.cdwilson.bc.ca
Clark, Wilson LLP
Vancouver, BC
(604) 687-5700
www.cwilson.com
DuMoulin Boskovich
Vancouver, BC
(604) 669-5500
www.dubo.com
Grant Kovacs Norell
Vancouver, BC
(604) 609-6699
www.gkn.ca

Quayside Community Board
New Westminster, BC

Haddock & Company
North Vancouver, BC
(604) 983-6670

Roofing Contractors
Association of BC
Langley, BC
(604) 882-9734
www.rcabc.org

Hammerberg, Altman,
Beaton & Maglio
Vancouver, BC
(604) 269-8500
www.hammerco.net

INSURANCE

Lesperance Mendes
Vancouver, BC
(604) 685-3567

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

McCormack Company
Vancouver, BC
(604) 688-0930
www.mclc.ca
Miller Thomson LLP
Vancouver, BC
(604) 687-2242
www.millerthomson.com
Nixon Wenger
Vernon, BC
250-542-5353
www.nixonwenger.com
Okanagan Mediation &
Dispute Resolution Ltd
Oliver, BC
(250) 498-6097
www.reachingagreements.com

Hamilton Insurance Services
Cooperators
Vancouver, BC
(604) 672-6788

Pacific Centre For Dispute
Resolution
Vancouver, BC
604-696-1996
www.pacificdisputeresolution.com

Insurance Services Dept of
London Drugs
Maple Ridge, BC
(604) 463-1367
www.londondrugs.com

Pazder Law Corporation
Vancouver, BC
(604) 682-1509
www.pazderlaw.com

Normac Appraisals ltd.
Vancouver, BC
604-221-8258
www.normac.ca
Vancouver Island Insurance
Services
Campbell River, BC
(250) 287-9184

Steel Toe Management Ltd
Vancouver, BC
(604) 736-9431
www.steeltoe.ca
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Robert E Groves
Kelowna, BC
(250) 862-5127
Thompson Elliott
Vancouver, BC
(604) 742-2280
MANAGEMENT &
REAL ESTATE
Accent Property
Management Ltd
Vernon, BC
(250) 542-1533

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

Continential International
Management Ltd.
Richmond, BC
604-232-4040
www.cmlproperty.com

Associated Property
Management
Kelowna, BC
(250)712-0025

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

Atira Property Management
Vancouver, BC
(604) 439-8848
www.atira.ca
Bayside Property Services
Burnaby, BC
(604) 432-7774
www.baysideproperty.com
Baywest Property
Management Services
Surrey, BC
(604) 591-6060
www.baywest.ca
Bradshaw Strata
Management Ltd
Surrey, BC
(604) 584-3624
CA Creighton
Richmond
(604) 288-7246
CA Realty Ltd.
Richmond, BC
604-288-7346
www.carealty.ca
Carriage Management Inc
West Vancouver, BC
(604) 922-3237
Centre Group Real Estate
Service Corp
Kelowna, BC
(250) 763-2300
www.centregroup.ca
Century 21 Executives
Vernon
(250) 549-2103
Century 21 Property
Management Division
Richmond, BC
(604) 273-1745
www.century21pel.com

Harbourside Property
Management Ltd
North Vancouver, BC
(604) 987-8511
Highland Property
management
Cranbrook
(250) 489-3222
Holywell Properties
Sechelt, BC
(604) 885-3460
www.holywell.ca
Homelife Glenayre Realty
Chilliwack
(604) 858-7368
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
JP Property Management
Garibaldi Highlands, BC
604-898-9118
Lodging Ovations
Whistler, BC
(604) 938-9899
www.lodgingovations.com
Martello Property Services
Vancouver, BC
(604) 681-6544
www.martellopropertyservices.com

Citybase Management Ltd
Vancouver, BC
(604) 618-8338

Mountain Creek Properties
Invermere, BC
250-341-4178

CML Continental
Management Ltd
Richmond, BC
(604) 232-4040

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

Coast Pacific Property
Services Ltd
Courtenay, BC
(250) 338-6900

Northwest Strata
Management Ltd
North Vancouver, BC
(604) 980-4729
www.northweststrata.com

Colliers Macaulay Nicholls
Vancouver, BC
(604) 662-2675

Pace Reality Corp
Prince George, BC
(250) 562-6671

Columbia Property
Management
Kamloops, BC
250-851-9310
www.columbiaproperty.ca

Paradise Vacation Homes
Vernon, BC
(250) 503-1506
www.paradisevacationhomes.ca

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

Peak Property Management
Coquitlam, BC
(604) 923-3588
www.peakpropertymanagement.ca
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CHOA Business Members
Professional Realty
Corporation Ltd
Vancouver, BC
(604) 736-1266
Proline Management
Company
Victoria, BC
(250) 475-6440
Quay Pacific Property
Management Ltd
New Westminster, BC
(604) 521-0876
Re/Max Property
Management
Richmond, BC
(604) 821-1822
Re/Max Ridge Meadows
Realty Ltd
Maple Ridge, BC
(604) 466-2838
Remax Select Properties
Vancouver, BC
(604) 329-1430
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
Superior Property
Management
Vernon, BC
250-542-5384
www.superiorpm.ca
The Wynford Group
Vancouver, BC
(604) 261-0285
Whistler Resort
Management Ltd
Whistler, BC
(604) 932-2972
SERVICES & PRODUCTS
ABK Restoration Services
Penticton, BC
(250) 493-6623
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
CEG Energy Options
Vancouver, BC
604-630-1501
www.cegenergy.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
Deck-ing
Surrey, BC
(604) 530-0050

Pomeroy Building
Maintenance Ltd
Burnaby, BC
(604) 294-6700
www.pomeroyconstruction.com
Prostar Painting &
Restoration
Vancouver, BC
604-876-3305
www.prostarpainting.com
Remdal Painting &
Restoration Inc
Langley, BC
(604) 882-5155
ScreenLine Innovations Inc
Langley, BC
(604) 853-7411
Sequoia Springs West
Development Inc
Campbell River, BC
(250) 287-7272

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

Design Roofing Services Ltd
Port Coquitlam, BC
(604) 944-2977
www.designroofing.ca
Direct Energy Business
Services
Delta, BC
(403) 290-8870
www.directenergy.com
Easy Care Restoration
Richmond, BC
(604) 270-6727
EPS Westcoast Construction
Surrey, BC
(604) 538-8249
Great West Painting &
Contracting
Burnaby, BC
(604) 790-7089
Ground Crew Property
Services
Coquitlam, BC
604-525-8825
Prostar Painting &
Restoration
Vancouver, BC
604-876-3305
www.prostarpainting.com
Metro Compactor West
Burnaby, BC
(604) 291-8485
Michael A Smith Duct
Cleaning
Surrey, BC
(604) 589-2553
Mop-n-Mow Building
Services Ltd
Vancouver, BC
(604) 641-7641
Munday Industries Ltd
Vancouver, BC
(604) 681-5424
www.mundaypersonnel.com
National Air Technologies
Surrey, BC
(604) 575-1181
www.nationalairtech.ca
Pacific Building Envelope
Maintenance Ltd
Delta, BC
(604) 940-6056
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…cont’d from page 20
the expenditure, together with all other unapproved
expenditures, whether of the same type or not, that were
made under this subsection in the same fiscal year, is
(a) less than the amount set out in the bylaws, or
(b) if the bylaws are silent as to the amount, less than $2
000 or 5% of the total contribution to the operating fund
for the current year, whichever is less.
(3) The expenditure may be made out of the operating
fund or contingency reserve fund if there are reasonable
grounds to believe that an immediate expenditure is
necessary to ensure safety or prevent significant loss or
damage, whether physical or otherwise.
(4) A bylaw setting out an amount for the purposes of
subsection (2) (a) may set out further conditions for, or
limitations on, any expenditures under that provision.
(5) Any expenditure under subsection (3) must not
exceed the minimum amount needed to ensure safety or
prevent significant loss or damage.
(6) The strata corporation must inform owners as soon
as feasible about any expenditure made under subsection
(3).

One Council member, Sam, brought up the fact that
Council could spend up to $2,000.00 in unapproved
expenditures. John explained that the $2,000.00 limit was for
all unapproved expenditures in a fiscal year and reminded the
Council that they had spent $2,000.00 over and above the
budgeted amount for hydro.
John asked the Council members if they considered the
situation with the front door to constitute an emergency and
everyone agreed it was because of the security concern it
created.
The Council members considered whether they should
replace the system or fix the old one. Sam spoke in favor of
paying for the new system out of the contingency reserve fund
and having it approved retroactively by the owners. After all,
the building had major security concerns. In the last month,
three vehicles in the underground parking had been broken
into. She advised the rest of the Council that it would make
more economic sense to replace the present security system
with the new one and then explain the $12,000.00 expense to
the owners at the next annual general meeting. Otherwise, the
Strata Corporation would need to spend $1,000.00 or more to
repair a system that needs to be replaced. Also, the front door
could remain unlocked for days while the security system was
being repaired.
John considered the wording of section 98 and explained
his interpretation of the section to the other Council members.
Pursuant to subsection (5), they should only be expending the
minimum amount necessary to ensure safety or prevent
significant loss or damage. He was concerned that replacing the
system was not within their powers, but he was also concerned
that repairing the system would mean that the front door would
remain unlocked longer than necessary.
Then he came up with an idea. The Strata Corporation
could retain a security guard to man the front door. The security
guard would ask all of the individuals entering to show him
their pass card or confirm through the intercom system that
they were invited guests. After considering the matter further,
all Strata Council members voted to proceed with repairing the
system and hiring a security guard.
The next consideration was how to advise the residents
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about what was taking place. The Council members felt an
obligation to advise the residents of the problem, and how it
was being addressed, but didn’t want to advertise that they
were having a problem to the general public. Instead of placing
notices in the elevators, the strata manager was instructed to
place minutes of the council meeting under the doors as well as
mailing them to non-resident owners. This would be done by
the next morning. The Council meeting ended and John was
back watching television by 9:00 p.m. The security guard came
that evening and they had continuous on site security until the
system was repaired two days later.
The entire Council met two weeks later to discuss the
proposed budget for the coming year. While they were
preparing the budget, the Council considered section 105 of the
Strata Property Act, which provides as follows:
BUDGET SURPLUSES AND DEFICITS
105 (1) Subject to section 14, contributions to the
operating fund which are not required to meet operating
expenses accruing during the fiscal year to which the
budget relates must be dealt with in one or more of the
following ways, unless the strata corporation determines
otherwise by a resolution passed by a 3/4 vote at an
annual or special general meeting:
(a) transferred into the contingency reserve fund;
(b) carried forward as part of the operating fund, as a
surplus;
(c) used to reduce the total contribution to the next fiscal
year's operating fund.
(2) If operating expenses exceed the total contribution to
the operating fund, the deficit must be eliminated during
the next fiscal year.

As a result, they knew that any operating fund deficit that
the Strata Corporation had incurred that year had to be
eliminated in the next fiscal year. The Strata Corporation’s
expenditure of $2,000.00 above the budgeted amount on hydro
had created a deficit in the operating fund which had to be
eliminated in the next fiscal year. The Council had spent
$1,500.00 on a security guard and $1,000.00 on repairs to the
security system from the contingency reserve fund. The
Council chose to include an extra $2,500.00 payment to the
contingency reserve fund to pay back the unbudgeted amounts
expended to deal with the emergency.
This is merely one illustration of how a Strata Council can
properly handle an emergency expenditure under the Strata
Property Act. If your Strata Corporation is faced with an
emergency and you don’t know how to respond as a Council
member, you should consider seeking legal advice. ▲
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What does it take to be an
RCABC Roofing Contractor?
MORE THAN MOST COMPANIES CAN PROVIDE.
RCABC CONTRACTORS ARE EXPERIENCED,
TRAINED PROFESSIONALS
• They install approximately three out of every four roofs
in the ICI sector in BC.
• They are bonded, insured, and incorporated companies.
• They are governed by the RCABC code of ethics.
• They are the only roofing contractors who can provide
the RGC Guarantee.

RCABC CONTRACTORS ARE YOUR GUARANTEE OF QUALITY

ROOFING CONTRACTORS ASSOCIATION OF BRITISH COLUMBIA
9734 - 201st Street Langley British Columbia V1M 3E8
Phone: 604-882-9734 Fax: 604-882-1744 Email: roof ing@rcabc.org Website: www.rcabc.org
LOWER MAINLAND
Advanced Systems Roofing
& Waterproofing Ltd.
North Delta • Tel (604) 582-7996
Alpha-Duron Roofing Ltd.
Burnaby • Tel (604) 433-6911
Aquaproof Membrane Services Inc.
Burnaby • Tel (604) 451-1443
Arbutus Roofing & Drains (2006) Ltd.
Richmond • Tel (604) 272-7277
Bollman Roofing & Sheet Metal Ltd.
Surrey • Tel (604) 513-8637
Broadway Roofing Co. Ltd.
Burnaby • Tel (604) 439-9107
Cambie Roofing Contractors Ltd.
Vancouver • Tel (604) 874-4444
Campbell & Grill Ltd.
Burnaby • Tel (604) 431-9505
Chilliwack Roofing Ltd.
Chilliwack • Tel (604) 792-1479
Coast Hudson Ltd.
Richmond • Tel (604) 273-0845
Columbia Waterproofing (2000) Ltd.
Vancouver • Tel (604) 325-5158
Continental Roofing
Richmond • Tel (604) 270-8577
Crown Roofing & Drainage Ltd.
Richmond • Tel (604) 327-3086
Design Roofing & Sheet Metal Ltd.
Port Coquitlam • Tel (604) 944-2977
Flynn Canada Ltd.
Surrey • Tel (604) 531-2892
Abbotsford • Tel (604) 852-3877
Harvard Industries Ltd.
Langley • Tel (604) 530-1818
Homan Contractors Ltd.
Langley • Tel (604) 888-4572

Lam Metal Contracting Ltd.
Burnaby • Tel (604) 430-3233
Langley Roofing Co. Ltd.
Langley • Tel (604) 534-8651
Marine Roofing (1996) Ltd.
Burnaby • Tel (604) 433-4322
Metro Roofing & Sheet Metal Ltd.
Langley • Tel (604) 888-4856
Mica Holdings Ltd.
Surrey • Tel (604) 584-3790
Nelson Roofing Ltd.
Powell River • Tel (604) 485-0100
Pacific Restorations (1994) Ltd.
Squamish • Tel (604) 898-4661
Pocklington Building Systems Ltd.
Whistler • Tel (604) 932-1838
Raven Roofing Ltd.
Langley • Tel (604) 539-9600
Roy Dennis Roofing 2005 Ltd.
Richmond • Tel (604) 278-0442
Totem Roofing & Insulation Ltd.
Pitt Meadows • Tel (604) 460-1322
Transwest Roofing Ltd.
Surrey • Tel (604) 596-7448
Villa Roofing & Sheet Metal Ltd.
Vancouver • Tel (604) 261-2441

INTERIOR REGION
Alpha Roofing & Sheet Metal Inc.
Kamloops • Tel (250) 374-0181
Arcona Roofing & Sheet Metal Ltd.
Kamloops • Tel (250) 374-2818
BF Roofing Ltd.
Castlegar • Tel (250) 693-5412
Heritage Roofing & Sheet Metal Ltd.
Nelson • Tel (250) 354-2066
Interior Roofing (2001) Ltd.
Penticton • (250) 492-7985

Just Industries Ltd.
Vernon • Tel (250) 542-5544
Kelowna Roofing (1984) Ltd.
Kelowna • Tel (250) 765-4441
Laing Roofing Ltd.
Kelowna • Tel (250) 765-3866
Mid-City Roofing & Sheet Metal Ltd.
Kamloops • Tel (250) 376-7663
Nielsen Roofing & Sheet Metal Ltd.
Penticton • Tel (250) 492-3916
Peter Magas Roofing Ltd.
Cranbrook • Tel (250) 426-7343
Standard Roofing Corporation
Salmon Arm • Tel (250) 833-1992
TomTar Roofing & Sheet Metal Ltd.
Kelowna • Tel (250) 765-8122
Western Roofing Ltd.
Kamloops • Tel (250) 374-0154

NORTHERN REGION

VANCOUVER ISLAND

101 Industries Ltd.
Kitimat • Tel (250) 632-6859
Admiral Roofing Ltd.
Prince George • Tel (250) 561-1230
Arctic Roofing Ltd.
Prince George • Tel (250) 562-8747
Bond-A Ply Roofing Ltd.
Dawson Creek • Tel (250) 897-9890
D.M. Henderson Roofing Ltd.
Dawson Creek • Tel (250) 782-3467
Eby & Son Construction Ltd.
Prince Rupert • Tel (250) 627-1311
Mainline Roofing Co. Ltd.
Williams Lake • Tel (250) 392-4322
Prince Sheet Metal & Heating Ltd.
Prince George • Tel (250) 564-6991
Telkwa Roofing & Sheet Metal Ltd.
Terrace • Tel (250) 635-2344

Alpha Roofing & Sheet Metal Inc.
Saanichton • Tel (250) 544-0169
Aurora Roofing Ltd.
Coombs • Tel (250) 248-2202
Flynn Canada Ltd.
Saanichton • Tel (250) 652-0599
G&G Roofing Ltd.
Nanaimo • Tel (250) 753-4913
Harmon Roofing Ltd.
Merville • Tel (250) 338-1218
Nelson Roofing Ltd.
Courtenay • Tel (888) 318-8642
Parker, Johnston Ltd.
Victoria • Tel (250) 382-9181
Top Line Roofing Ltd.
Victoria • Tel (250) 478-0500
Universal Sheet Metal Ltd.
Victoria • Tel (250) 385-6711
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