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Wouldn’t you rather be with Bayside?
Before Bayside

With Bayside

For over 35 years, strata corporations have placed their
trust in Bayside’s integrity, service and value
Specializing in strata management services across the Lower Mainland

Bayside Property Services Ltd.
www.baysideproperty.com
Phone: 604-432-7774 Toll Free: 1-866-867-5760
info@baysideproperty.com
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On application by the strata corporation,

The Case Of
The Noisy Neighbour

the Supreme Court may do one or more
of the following:
(a) order an owner, tenant or other
person to perform a duty he or she
is required to perform under this
Act, the bylaws or the rules;
(b) order an owner, tenant or other
person to stop contravening this

Adrienne Murray / Law Corporation

Act, the regulations, the bylaws or

R

the rules;

esolving complaints about a disruptive

over several years had been ineffective

owner who continually contravenes

in modifying the continuing disruptive

the bylaws and interferes with others’

behaviour. The Judge relied on section 173(c)

(c) make any other orders it considers

use and enjoyment of their strata lot and

of the Strata Property Act (the “Act”) which

common property is difficult for every strata

provides that the Supreme Court may:

council. Often strata councils feel that they are
powerless to enforce bylaws particularly if the

considers necessary to give effect to

owner ignores the fines that have been levied.

an order under paragraph (a) or (b)
The Judge ordered Ms. Jordison to list

Jordison considered whether the Court can

her strata lot for sale. Additionally, the

order an owner to sell their strata lot.

Judge ordered that while in possession of

a strata corporation’s bylaws. In other words,

or prohibit a person from contravening the

Jordisons’ conduct in relation to the strata

and her son must abide by the Act and the

corporation’s bylaws that prohibited

bylaws of the strata corporation and that they

owners from creating a nuisance, causing

were specifically restrained from making

unreasonable noise and interfering with

loud noises, such as was described in the

others’ use and enjoyment of a strata lot or

Affidavits supporting the Petition, making

common property. The Judge concluded that

obscene gestures or uttering any abusive or

the conduct of the Jordisons, which included

obscene comments directed at any member

obscene language and gestures, interference

of the strata corporation or their families.

Act and bylaws of a strata corporation. The
Court of Appeal found that section 173(c)
which permits a Court to make other orders
to give effect to a mandatory or prohibitive
order could only be used to enhance the
effectiveness of the mandatory or prohibitive
orders. The ability to make “any other order”
could not be considered as an authority that
was independent from the authority to order

with the activities of others, spitting at

Ms. Jordison appealed the Judge’s order.

other residents and unacceptably loud and

The Court of Appeal considered whether

unnecessary noise, was in breach of the

the provisions of the Act gave the Court

bylaws and caused a nuisance, unreasonable

the authority to order an owner to sell their

noise and unreasonably interfered with the

strata lot.

The Judge noted that repeated financial

concerning obligations imposed by the Act or

person to comply with the Act and bylaws

the strata lot prior to the sale, Ms. Jordison

in their strata lots and on common property.

to make mandatory or prohibitive orders

the order of the Court must either require a

In Jordison the Judge considered the

rights of others who are entitled to enjoy peace

under paragraph (a) or (b).
The Court of Appeal concluded that section
173(a) and (b) of the Act authorized the Court

(c) make any other orders it can

The recent case of Strata Plan LMS 2768 v.

necessary to give effect to an order

compliance or prohibit a breach of the Act
and bylaws of a strata corporation.
The Court of Appeal overturned the portion
of the Judge’s decision ordering Ms. Jordison
to sell her strata lot.

The Court of Appeal concluded that the
relevant section of the Act was section 173.
Section 173 provides:

Continued on page 18.

penalties assessed by the strata corporation
The CHOA Journal is printed by Still Creek Press Ltd., Burnaby, BC

CONDOMINIUM HOME
OWNERS’ ASSOCIATION OF BC
The Condominium Home Owners’
Association of BC promotes the
understanding of strata property
living and the interests of strata
property owners by providing:
advisory services; education; and
resource support for its’ members.

MEMBERSHIP IN CHOA
New members are always welcome.
All members may access CHOA’s
advisory services, publications, CHOA
journals, resources, seminars and
workshops. For more information on
the benefits of membership, contact
our head office, or go to our website.
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assume liability for loss or damage as
a result of reliance on this material.
Appropriate legal advice or other expert
assistance should be sought from a
competent professional. The services or
products of the advertisers contained
in the CHOA Journal are not necessarily
endorsed by the Condominium Home
Owners’ Association.

Head Office (Lower Mainland):
Suite 202 – 624 Columbia Street
New Westminster, B.C. V3M 1A5
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Sharon Kelly, Advisor Vancouver Island
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Natural Gas Case Study

Over the past
12 months,
Lexington Square
experienced...

Access Gas supplies over 250 Strata
Corporations in the Lower Mainland!
Q
Q

Q

Savings of $22,774
15% less than
the FortisBC
regulated rate
3% reduction in
strata fees

285 Units, Lexington Square,
Richmond, B.C.

ays to save
“At Baywest Management we manage over 500 buildings and we are always looking for ways
our strata’s money. Many of our buildings have been using Access Gas Services for over 5 years and
ess Gas
have been able to save a substantial amount of money on their gas bills. Working with Access
OHZILLULHZ`^P[OV\[JVTWSPJH[PVUZHUKL_[YLTLS`ILULÄJPHS[V)H`^LZ[HUKV\YZ[YH[H»Z¹
¹
~ Leo Buonassisi, Manager Centralized Contracts, Baywest Management Corporation

Access Gas is committed to lowering your costs.
Q

No long term commitment required

Q

Competitive pricing

Q

Exceptional rapport with all major Canadian gas utilities

Q

Innovative, customized services

Q

Transparent billing – Easy to understand with no hidden fees

Q

Outstanding customer relationship management

Q

Publicly traded company servicing Canada wide

Partnering with
Access Gas makes
ÄUHUJPHSZLUZL
Call today for a free
energy assessment
and get started!

1-877-519-0862
Your Comfort.
Our Commitment.
Suite #1 – 730 Eaton Way, Delta, BC V3M 6J9
T: 604-519-0862 Ext. 223 F: 604-519-0873 Toll Free: 1-877-519-0862
Email: erika@accessgas.com Web: www.accessgas.com

Proud members of:

CH OA Jour na l | Fall 2012 7

RDHBE.COM

Depreciation Reports
Experienced: RDH has prepared
hundreds of Depreciation Reports/
Reserve Studies
Qualified: Professional Reserve Analyst
(APRA) on staff
Industry Leaders: Developed Asset
Management Software used
throughout industry
Versatile: Combine with Warranty
Review, Maintenance Plan, or Building
Enclosure Assessment as required

MAXIUM
FINANCIAL
SERVICES
Providing Financing for
Strata Repairs, Refits,
Refurbishments and Renovations
Maxium is an experienced partner
that will work with you to develop
and deliver a customized financing
solution for your strata’s project
There is an alternative to
“special assessments” as the strata corporations
listed below have discovered!
Multi tower strata exterior
envelope replacement
12 unit strata project that
included new roof, windows,
balconies, painting and lobby
refurbishment
48 unit townhouse project
that included new inside
roads, drains and curb repairs

148 unit townhouse project
that included top up funding
for mould remediation as part
of overall roofing replacement
700 + unit strata thermo
energy and green roof
installation
200 + unit Whistler strata
project that included lobby,
hallways and exterior
refurbishment

The Maxium Advantage
Preserves Personal Equity
No Personal Guarantees
No Individual Unit Mortgages
Amortization up to 25 years

CONTACT: Paul McFadyen

Regional Manager, Maxium Financial Services

VANCOUVER
604 873 1181

VICTORIA
250 479 1110

COURTENAY
250 703 4753
info@rdhbe.com
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PHONE:
(604) 985-1077
PHONE T/F: 1 (888) 985-1077
E-MAIL:
pmcfadyen@maxium.net
www.maxium.net

#4 1365 Johnston Road, White Rock, B.C. V4B 3Z3
T: 604 538-8239 F: 604 538-8439
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CHOA FALL 2012 STRATA EDUCATION PROGRAM
The CHOA Fall 2012 courses focus on:
#1) Bylaws – Restrictive Use: Age, Rentals, Pets
#2) Collections
#3) How to understand and administer your depreciation report once it is received by your strata corporation.
The curriculum of each course has been designed to provide a complete reference to the Strata Property Act, Regulations,
Schedule of Standard Bylaws, and interrelated legislation that has an impact on strata corporations in BC. For seminar
locations, topics and registration details please visit the CHOA website at http://www.choa.bc.ca/seminars.html.
Fees: daytime seminars are $55 first registrant, $25 each additional registrant;
evening seminars are $25 each registrant.
Due to the popularity of workshops, pre-payment and pre-registration are required.
Seating is limited so register early.

WHITE ROCK #1

Tuesday, October 2

6:30 pm - 8:30 pm

White Rock Community Centre

VANCOUVER #1

Wednesday, October 3

7:00 pm - 9:00 pm

Vancouver Public Library

WHITE ROCK #2

Tuesday, October 9

6:30 pm - 8:30 pm

White Rock Community Centre

VANCOUVER #2

Wednesday, October 10

7:00 pm - 9:00 pm

Vancouver Public Library

SURREY #1, #2, #3

Saturday, Oct 13

9:00 am - 3:00 pm

Kwantlen Polytechnic University

WHITE ROCK #3

Tuesday, October 16

6:30 pm - 8:30 pm

White Rock Community Centre

VANCOUVER #3

Wednesday, October 17

7:00 pm - 9:00 pm

Vancouver Public Library

PRINCE GEORGE #1, #2, #3

Saturday, October 20

9:00 am - 3:00 pm

Ramada Inn

NORTH VANCOUVER #1

Tuesday, October 23

7:00 pm - 9:00 pm

Braithwaithe Community Centre

KAMLOOPS #1, #2, #3

Thursday, October 25

9:00 am - 3:00 pm

Kamloops Convention Centre

KELOWNA #1, #2, #3

Friday, October 26

9:00 am - 3:00 pm

Ramada Inn

PENTICTON #1, #2, #3

Saturday, October 27

9:00 am - 3:00 pm

Days Inn

NORTH VANCOUVER #2

Tuesday, October 30

7:00 pm - 9:00 pm

Braithwaithe Community Centre

NANAIMO #1, #2, #3

Saturday, November 3

9:00 am - 3:00 pm

Coast Bastion Inn

NORTH VANCOUVER #3

Tuesday, November 6

7:00 pm - 9:00 pm

Braithwaithe Community Centre

NEW WESTMINSTER #1

Wednesday, November 7

7:00 pm - 9:00 pm

CHOA Conference Centre

NEW WESTMINSTER #2

Tuesday, November 13

7:00 pm - 9:00 pm

CHOA Conference Centre

MAPLE RIDGE #1,#2

Wednesday, November 14

6:30 pm - 8:30 pm

Maple Ridge Public Library

ABBOTSFORD #1, #2, #3

Saturday, November 17

9:00 am - 3:00 pm

Regency Inn

NEW WESTMINSTER #3

Tuesday, November 20

7:00 pm - 9:00 pm

CHOA Conference Centre

*VICTORIA #1, #2, #3*

Saturday, November 24

9:00 am - 3:00 pm

Ramada Hotel

MAPLE RIDGE #3

Wednesday, November 28

6:30 pm - 8:30 pm

Maple Ridge Public Library

COURTENAY #1, #2, #3

Saturday, December 01

9:00 am - 3:00 pm

Crown Isle Resort

www.choa.bc.ca
* New seminar date added
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The CHOA Fall 2012 Strata Education Program
is designed for strata councils, managers, and owners.
All of the instructional units will include print materials and guidelines
Strata councils and strata managers are encouraged to bring a copy of the current bylaws of their strata
corporation/clients and a copy of the schedule of voting rights to all 3 sessions.
#1 Bylaws – Restrictive Use:
Age, Rentals, Pets,
Alteration Agreements
Understanding:
x How bylaws are created and
registered
x The structure of a bylaw, its
purpose and what makes it
enforceable
x How other legislation affects
your bylaws
x Enforcement and limitation of
age restriction bylaws
x How age restriction bylaws apply
to tenancy agreements
x Enforcement and limitation of
rental restriction bylaws: Owners,
family rentals, hardship
x How rentals are counted in a
rental restriction/limitation bylaw
x The requirements/procedures of a
hardship application
x How a hearing is conducted
x What information the strata
council may require to make their
decision
x Enforcement and limitation of pet
restriction bylaws
x How the strata corporation
enforces pet bylaws for noise,
damages, aggressive behaviour of
a pet
x Who pays fines, court actions and
collections:
x Owner/resident violations
Note: This course will review the
application of alteration
agreements, how the strata
council enforces the alterations
bylaw for alterations to a strata
lot and alterations to common
property. We will also discuss
the additional bylaws that are
helpful relating to alteration
agreements, and how those
bylaws are enforced and the
mechanics of a Form B
Information Certificate on the
sale of a strata lot and the
subsequent obligations to the new
owner

#2. Collections
Understanding:
x The obligation and authority of the strata
to collect fees, levies & penalties
x The methods of collecting fines/the cost
of bylaw enforcement
o Court Actions
o Arbitrations
o Form F Information Certificates
x The difference between a lienable fee and
other charges
x Strata fees:
o The Schedule of Standard Bylaws or
Bylaws as Amended
o Charging interest: The requirement
for a bylaw and the limitations
x Special Levies:
o Collections and refunds
x Fines:
o The definition & purpose of a fine
o Collecting fines from a tenant
x Liens:
o Steps to follow when filing a lien
o Costs permitted to be included
x Insurance deductibles:
o Who pays
o How to collect an insurance
deductible and bylaws
o What happens if the amount is below
the deductible
o The options for collecting the insurance
deductible when it is a common
expense
o Paying from the CRF
o Paying from the operating fund
o Special levy issue by the strata
corporation without a ¾ vote
x What procedures to follow when suing or
beginning arbitration to collect money
x The documentation necessary for forced
sale of a strata lot
x Collecting the costs of remedying a bylaw
contravention – SPA sec 133
x The collection of costs for damages to
common property & common assets
x The collection of costs for orders under
section 84 & 85
x Understanding the Limitation Act

#3. How to understand and
administer your
depreciation report once it
is received by your strata
corporation.
x
x

x

x

x

x

A review of the new
depreciation legislation
Understanding the Request
for Proposal (RFP) process
to obtain quotes for
depreciation reports
Planning for the
implementation of your
depreciation report:
o Setting a schedule for
the identified
maintenance items
o Setting a schedule for
the scheduled renewal
items
o Preparing meeting
notices and agendas to
include the resolutions
to approve the funding
from the contingency
fund or by special
levy
o Implementing the
scheduled items
o Understanding who is
going to be the
program coordinator.
Understanding the financial
investment process for the
contingency fund to
maximize the non taxable
investments to the best
benefit of the strata
corporation
Putting safety protocols in
place for the financial
management and
administration of the funds
and what types of
investments are permitted.
Maintaining a corporate
history for future owners
and council members.
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morrisonhershﬁeld.com

Legal Advice for Owners,
From the Ground Up

LESPERANCE MENDES LAWYERS
M E D I ATO R S | A R B I T R ATO R S | L I T I G ATO R S
Q
Q
Q

2-5-10 Warranty Claims
Environmental Contamination
Claims against Developers
& Contractors

Q
Q
Q

Disputes between Stratas
Bylaw Enforcement
Disputes between Owners

Call us first if your strata problem needs
to go to court, arbitration or mediation.

TEL: 604-685-3567
FAX: 604-685-7505

www.lmlaw.ca
John G. Mendes
jgm@lmlaw.ca

Paul Mendes
pgm@lmlaw.ca
www.twitter.com/stratalawyer
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Private Sector Residential Public Sector Residential Seniors Housing Commercial Buildings

Your Strata Asset
Management Specialists

NSDA Architects Services Offered:
Building Envelope Remediation and Repairs
Building Envelope Condition Assessments
Recommended Scopes of Work / Cost Estimates
Design Reviews with Owners
Design and Construction Documentation
Competitive Tendering
Construction Contract Administration
Detailed Progress Reports
Assistance with HPO Regulations and Third Party Warranties
Maintenance and Renewal Programs
Contact: Derek Neale, MAIBC, FRAIC, RIBA BEP – Principal
201-134 Abbott St. Vancouver, British Columbia V6B 2K4
T 604.669.1926 E dneale@nsda.bc.ca www.nsda.bc.ca

HPO LICENSED BUILDER &
BUILDING ENVELOPE RENOVATOR
Complete Building Envelope Restorations
'%-5f#.%10+'5647%674#.'2#+45#4-#&''/$4#0'+&+0)f.#&&+0)
#+05%4''0+0&19'2.#%'/'0611(+0)n#6'42411(+0)#+06+0)n1#6+0)5
LICENSED  BONDED  INSURED
You expect excellence. JDP Construction Ltd. guarantees it.

FN6* .114XENJJ'56 #56+0)56X#0%178'4XJ GF
*10'UJNHTJNETLFNJ #:UJNHTJNETLFGK+0(1u,&2%105647%6+10T%#999T,&2%105647%6+10T%#

Water

Fire

Smoke

SUPERIOR
Flood & Fire Restoration

20th Floor - 1066 West Hastings Street, Vancouver, BC
H&.(,&//+&--))>&.(,&//+&--.+af^g8kmh]jagjj]klgjYlagf&[Yooo&kmh]jagjj]klgjYlagf&[Y
L`]Kmh]jagj;`ga[]^gj=e]j_]f[qJ]khgfk]Yf\J]klgjYlagfK]jna[]k*,@gmjAee]\aYl]=e]j_]f[qJ]khgfk]+.-<YqkYQ]Yj
<akYkl]j;d]Yfmh$=e]j_]f[q:gYj\Mh$OYl]j=pljY[lagf$Kegc]<YeY_];d]Yfmh$Afn]flgjqHY[cGmlYf\KlgjY_]$
;gfl]flk;d]YfMh$;gehd]l]J]klgjYlagfK]jna[]k$<aj][lAfkmjYf[]:addaf_

=e]j_]f[qJ]khgfk];gehd]l]J]klgjYlagf

*,'/=E=J?=F;QJ=KHGFK=.(,&//+&--))
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EPG’s Services and Programs
Servicing Homeowners Throughout BC
Building Asset Management Programs:
EPG Maintenance Programs are a solid
and ﬁnancially sustainable method for
homeowners to follow for the current and
future maintenance of their property.

Making The Pieces Fit
Suite 203 - 15585 24th Avenue, Surrey, BC, V4A 2J4
5t'tJOGP!FQHCDDPNtXXXFQHCDDPN

Toll Free: 1.877.417.3221
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Financing Available

Energy Performance Case Study
Estimated Annual Savings: $70,000
Westminster Towers, New Westminster, BC

40%

192tons/yr

Gas Savings

GHG Savings

46%

6 yrs

Electrical
Savings

Payback Period

Building Information

Energy Management Systems Installed

Type: Multi-unit residential strata
Units: 298
Year Built: 1992
Energy Installation Completed: April 1, 2012

• Full domestic hot water boiler replacement
• Controls and monitoring on the domestic hot water boilers
• Controls and monitoring on the makeup air units
• Parking lot lighting retrofit
• Gas meter consolidation

Mechanical Systems
Natural gas
Use / year

Electricity Use/
Year

Before EMS

9,764 GJ

512,235 kWh

Congratulations LMS 729!

After EMS

5,840 GJ

278,521 kWh

In partnership with Enerpro Systems, Westminster
Towers has become one of the most energy
efficient MURBs in New Westminster.

Total savings

3,924 GJ

233,714 kWh

• 4 gas fired boilers
• heated make up air unit
• in-suite electric base board heaters

Energy
Savings

(40%)

Enerpro Systems Corp.

351 Bewicke Avenue , North Vancouver , BC, V7M 3E9

Contact us at: 604-982-9155

info@enerprosystems.com

(46%)

www.enerprosystems.com
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Government’s Online Dispute
Resolution Tribunal For
Strata Disputes

The tribunal will have four stages,
beginning with an interactive dispute
resolution guide. For parties who can’t
reach agreement in that stage or party-toparty negotiations, the tribunal will try
to mediate an agreement. A case manager
will contact you by phone or online to

Ministry of Justice

discuss the issues and attempt a facilitated
settlement. If needed, the tribunal can

F

ew people really want to go to

Helping parties resolve disputes

make a binding decision, hearing the

court to settle grievances and that

voluntarily can also prevent them from

issues online, by phone, videoconference

is especially true for strata owners,

growing and avoid the animosity a court

or occasionally in person.

who often continue to live alongside

battle can encourage. This is especially

each other.

When a hearing is necessary, the

important to strata owners involved

tribunal will use part-time members

It was with pleasure that legislation

in a dispute and who typically would

with strata property expertise. Although

was introduced this spring that supports

continue to see each other after their

the tribunal’s previous decisions may

a 24/7, online civil resolution tribunal

dispute is settled.

be taken into consideration to allow for

as a speedy and cost-effective model

B.C.’s current Strata Property Act

consistency and predictability, unlike

for small claims and strata property

respects property owners’ right to develop

a court, the tribunal will not be bound

disputes. The legislation was passed by

strata rules based on their owners’ needs

by precedence. Decisions will be posted

the legislature and will come into effect

and lifestyles. Consequently, many

online so you can see how other cases

in fall 2013.

disputes that make it to court are around

have been concluded. And fees will

non-legislated bylaws and rules that are

be graduated so you pay only for those

alternatives to the adversarial court

unique to a particular strata property.

services used. The earlier a dispute is

process, the legislation supports the B.C.

When the parties can’t work out an issue

resolved, the lower the fees.

government’s justice reform initiatives,

on their own, the tribunal will be a less

aimed at finding efficiencies and

costly alternative to paying court fees and

have agreed to use the tribunal, you must

innovative ways to deal with growing

hiring a lawyer to litigate. The tribunal

carry through until the dispute is settled

resource pressures.

will also give strata owners more control

or abandoned. If you are dissatisfied

by compelling strata corporations to

with the tribunal’s decision, however,

participate for certain disputes.

you will be able to seek a judicial review

In addition to giving British Columbians

The legislation is also in keeping with
international trends around the use of
dispute resolution as a substitute for

As an owner, the tribunal remains an

You need to be aware that once you

from a court.

adversarial-style litigation. Based on

optional avenue and you will still be

those trends and feedback from the strata

able have your dispute heard by B.C.

property and the tribunal, check out:

community, the Province concluded a

Supreme Court should you wish to go

www.housing.gov.bc.ca/strata.

tribunal would be an effective alternative

that route. As well, matters relating to

for strata property disputes.

property liens and the liquidation or

owners and managers about dispute

The new model has some significant

For more information on strata

When government spoke with strata

the wind up of a strata corporation will

resolution, you told us you wanted an

advantages. Currently, many strata

continue to be exclusive to Supreme

effective way to reach agreement that

disputes can take up to three years to

Court. But the tribunal will be able to

was less time-consuming and expensive.

wind their way through court. Under

deal with many common issues, such as

An overwhelming majority — close

the tribunal system, those same disputes

interpreting or applying the act, unfair

to 95 per cent — favoured a tribunal.

would be settled in under 60 days.

actions or contraventions by strata

This legislation follows up on the

Dispute resolution is more amicable and

corporations, disputes over bylaws or

recommendations you made and we look

owners can get faster decisions without

the use of strata lots and concerns about

forward to the full implementation of the

the expense of a court hearing.

common property.

new law and tribunal.
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Co n s u m e r P r o t e c t i o n
for Homebuyers
Buying or building your own home? Find out about your rights, obligations and
information that can help you make a more-informed purchasing decision.
Visit the B.C. government’s Homeowner Protection Ofﬁce (HPO) website for free
consumer information including:

Services:
• New Homes Registry – ﬁnd out if any home registered with the HPO after November 2007:
• can be legally offered for sale
• has a policy of home warranty insurance
• is built by a Licensed Residential Builder or an owner builder
• Registry of Licensed Residential Builders

Publications and Videos:
• Residential Construction Performance Guide – helps determine when owners should ﬁle a home
warranty insurance claim
• Buying a Home in British Columbia – A Consumer Protection Guide
• About Home Warranty Insurance in British Columbia
• Maintenance Matters bulletins and videos – practical information for home owners in
multi-unit buildings
• Sign up for an online subscription of consumer protection publications

www.hpo.bc.ca
Toll-free: 1-800-407-7757
Email: hpo@hpo.bc.ca
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Continued from page 5.

The Court of Appeal did uphold the Judge’s order that Ms. Jordison
and her son abide by the Act and strata corporation’s bylaws. The Court
of Appeal also commented that a failure to observe such an order may
be the basis for a future application seeking an order to sell the strata
lot thereby creating the possibility that such an order may be granted
if an owner refused to abide by the original Court order to comply
with the strata corporation’s bylaws.
Even though the Court of Appeal refused to uphold the order that

KELOWNA • PENTICTON • OSOYOOS • VERNON

Ms. Jordison sell her strata lot the Court of Appeal’s decision does hold

• BC Interior’s Largest Strata Management Company

out hope that such an order may be available in limited circumstances.
The Court of Appeal left open the possibility that, if an owner fails
to comply with an order of the Court to cease contravening the Act
or bylaws, the Court may order the owner to sell the strata lot as a
means of enforcing the previously made order.
What this means however is that a strata corporation must firstly
apply to the Court to obtain an order for compliance with the Act
or bylaws or an order prohibiting the contravention of the Act and
bylaws before an application requiring an owner to sell their strata

• Providing

Premium Services for over 20 Years

• Host

of the FREE BC Interior Strata Education
Seminars & Tradeshow

• Exclusive
• Now

Discount Card Program for Clients

Offering Rental Management Services

For more information or to obtain a quote, contact:

lot may be made. Although owners are often reluctant to consider

Tel: 1-877-862-6900 • Fax: 1-877-862-5700

applying to the Court to enforce a strata corporation’s bylaws,

info@okstrata.com • www.okstrata.com

owners must recognize that such an application is an important
step in obtaining compliance and will be absolutely necessary if the
owners believe that an order to sell a strata lot is the only solution to
the continued breach of the strata corporation’s bylaws.

Our Mission: Okanagan Strata Management ltd. will be recognized
as the most progressive company in the property management
business. We will offer our customers cost effective, customer
focused and professional management services.

Make Your Home Safe
for Independent Living
Are you a low-income senior or a person with a disability who wants to live
safely and independently in the comfort of your home?
Do you have difficulty performing day-to-day activities?
Does your home need to be adapted to meet your changing needs?
If so, you may be eligible for financial assistance under the Home Adaptations
for Independence (HAFI) program.
Find out today if you are eligible and if you meet all of the requirements as a
low-income homeowner or as a landlord applying on behalf of an eligible tenant.

To apply or learn more, visit
www.bchousing.org/HAFI
You can also contact BC Housing:
Phone: 604-646-7055
Toll-free: 1-800-407-7757 (ext. 7055)

H O U S I N G M AT T E R S
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“Every Strata should
have a Copy!”

STRATA PROPERTY ACT
A
A Practical Guide to Bylaw
s
written and edited by:
Cora D. Wilson,
LL.B.
Antonio Gioven
tu

Written by Cora Wilson, LL.B.
and Tony Gioventu
Tel: (250) 741-1400
Fax: (250) 741-1441
630 Terminal Avenue N.
Nanaimo, BC V9S 4K2
nanaimo@cdwilson.bc.ca
www.cdwilson.bc.ca

Febru
ar
20 y
5 th Edi12
tion!

This comprehensive guide
provides a step-by-step,
do-it-yourself format for
the preparation of bylaws.
It includes a detailed
description of every stage
of the bylaw process such as:

$60.00
plus HST,
shipping an
d handling

· How to deal with owners
· What bylaws to consider
· How to draft bylaws
· How to present bylaws at general meetings
· How to register bylaws
Tel: (604) 584-2462
TF: (877) 353-2462
Fax: (604) 515-9643
#202 – 624 Columbia St.
New Westminster, BC
V3M 1A5
office@choa.bc.ca
www.choa.bc.ca

The guide reviews the statutory Standard Bylaws and many
provisions of the Strata Property Act and regulations. It also covers
additional bylaws for rental, age, interest and many other matters.
Bylaw drafting is an art. The guide is an invaluable tool for everyone dealing
with a Strata Corporation, but it is not a substitute for legal advice. Legal
advice should always be sought to ensure that your proposed
bylaws are legally valid and enforceable.

Name: __________________________________

STRATA PROPERTY
ACT
A Practical Guide to Bylaws

Address: _________________________ City:______________ Postal Code: ___________
Tel: ____________________ Fax: _________________ Email: _____________________
J Cheque enclosed
J VISA
J Mastercard
Amount: ________________
VISA/Mastercard: __________________________________ Expiry: ________________
Signature: ________________________________________

Trotter & Morton
FACILITY SERVICE INC.
“We Make Buildings Work”

Trotter & Morton’s professional, focused, cost-effective
approach to maintaining and servicing of your building’s
heating and cooling systems is based on past
performance and proven results.
Who is helping you reduce
your maintenance fees?

Who is helping you reduce
your energy costs?

Maintenance is our core business.
We want to save you money
through improved HVAC
maintenance. It is our goal to
reduce your cost and improve your
comfort and the reliability of your
systems. We are so confident, we
will guarantee the yearly cost of
maintenance, service and repairs.

Our Linc Service program is designed
to minimize downtime, reduce
equipment repairs, and lower
energy consumption costs. As your
Maintenance Provider we are in the
driver’s seat when it comes to how
well your building is performing.

“Have you asked your Property Manager about a
Guaranteed Mechanical Quote from Trotter & Morton”
Complementary Mechanical Inspection and Assessment is included.

Phone: 604-525-5462 • Fax: 604-525-4493
Email: Mclean-g@trotterandmorton.com
5151 Canada Way, Burnaby, BC, Canada V5E 3N1
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atira
PROPERTY MANAGEMENT

MICHAEL A. SMITH
DUCT CLEANING
“HI-RISE & STRATA SPECIALISTS”
•
•
•
•
•
•
•

caring property management for your community
Atira Property Management Inc. offers personalized, client-focused
management solutions for strata corporations, building owners,
housing co-operatives, not-for-profit societies and developers across
the Lower Mainland. For more information, please visit www.atira.ca
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Vancouver Office
405 Powell St.
Vancouver, BC V6A 1G7

White Rock Office
#204-15210 North Bluff Rd.
White Rock, BC V4B 3E6

Phone: (604) 439-8848
Fax: (604) 439-8804

Phone: (604) 531-9100
Fax: (604) 531-9145
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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

Do You Know About Your Operating
Permit Obligations?

B

uilding owners and managers
in British Columbia have a legal
responsibility to be aware of their

operating permit requirements. As the
Province’s delegated authority to oversee
the safe installation and use of technical
equipment, the BC Safety Authority
(BCSA) is actively informing association
members of their regulatory requirements
regarding operating permits.
An operating permit is required in
British Columbia if you are operating or
maintaining specific types of equipment
that fall within the requirements of the
Safety Standards General Regulation
(B.C. Reg. 105/2004). If you are the owner
or managing agent of one of the following
types of premises it is likely that you will
require an operating permit for one or
more technologies:
• Commercial properties
• Industrial plants
• Multi-unit office or residential
buildings
• Schools, hospitals & municipalities
Having qualified individuals responsible
for the operation and maintenance of
your property’s technical equipment
protects your investment by providing
oversight of your site’s safety. Operating
permits confirm that maintenance of your
equipment is monitored or performed by
qualified individuals who are responsible
for technical safety inspection, operation
and maintenance requirements, and
ensure that equipment work records are
kept up to date.
If you are the owner or manager of a
premises and you operate or maintain
equipment that falls within the following
categories, you are likely to need an
operating permit:

Electrical (Electrical Safety
Regulation B.C. Reg. 100/2004):
• The supply is greater than 250 kVA
• The supply is greater than 750 V

Gas (Gas Safety Regulation B.C. Reg.
103/2004):
• Appliances used for processing or
process water heating with a total input
greater than 1,500 kW (excludes space
heating or domestic water heating)
• An establishment for filling cylinders
or vehicle tanks with gas
• An establishment where regulated
products are installed on vehicles
• An establishment that maintains
portable heating appliances of input
≤300 kW
• A portable appliance with an input
greater than 300 kW that can be
transported from site to site

Boilers and Pressure Vessels (Power
Engineers, Boiler, Pressure Vessel and
Refrigeration Safety Regulation B.C.
Reg. 104/2004):
• Heating boilers (hot water or low

When do I acquire an operating
permit?
• You must obtain an operating permit
before operating equipment or
performing maintenance work.
• You must obtain a new operating
permit when you acquire a property
which has a current operating permit.
Existing permits become invalid
when properties change ownership.
• You must adhere to an ongoing
renewal process as long as the
equipment remains in service.

How do I acquire an operating
permit?
1. Fill out an application form,
available through BCSA offices or
online through our website.
2. Send this application form to a BCSA
office or to your local Safety Officer.
Once your application is approved
and payment is received, your operating
permit will be sent to you.
Please note that the BCSA may
undertake actions to enforce operating

pressure steam <15 psig) with a

permit requirements. Organizations

heating surface >3 m²

are encouraged to discuss permit

• All other boilers with a heating
surface >2 m²
• Pressure vessels

requirements with their local BCSA Safety
Officer or attend an information session.
Please see below for details.

• A refrigeration plant with a prime

For more information on how to obtain

mover nameplate capacity rating:

an operating permit or for any questions,

>125 kW using Group A1, A2 or
B1 refrigerants
>25 kW using Group A3, B2 or B3
refrigerants
Elevating (Elevating Devices Safety
Regulation B.C. Reg. 101/2004):

please contact us:

1.866.566.7233 (Toll-free)
operatingpermits@
safetyauthority.ca
If you need further information,
visit our website at:

• All escalators and elevating devices

www.safetyauthority.ca/

If your building uses equipment that

operatingpermits

meets these conditions, it is your legal
obligation to have an operating permit.
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Alexander Holburn is your legal team. Our Strata Property
Practice Group, led by Elaine McCormack, lawyer and
chartered arbitrator, assists clients with legal disputes
through negotiation, mediation, arbitration and litigation.
We also draft contracts, bylaws, and resolutions, and
assist with their implementation and enforcement.
From strata corporations, to strata owners, tenants or
management companies, your perspective is our focus.
Elaine McCormack
emccormack@ahbl.ca
Lisa Mackie
lmackie@ahbl.ca
Patrick Bruce
pbruce@ahbl.ca
Visit our website at www.ahbl.ca or contact one of
our team members at 604 484 1700.
2700 - 700 West Georgia Street, Vancouver BC | Canada V7Y 1B8
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Water Savings You
Can Bank On
Looking to reduce operational
costs in your multi-residential
complex? Take the ﬁrst step
towards saving money — conduct
a water audit!
Our step by step guide helps strata members, property owners
and managers to measure water use and ﬁnd potential savings.
If your multi-residential building is connected to the Greater
Victoria drinking water system, order your free copy of the
Water Saving Guide for Multi-Residential Dwellings.
Call us at 250.474.9684 to order.
Some restrictions apply. Limit one per water bill account number or
multi-residential complex.

(QVXUH\RXUKRPHZDUUDQW\
UHVSRQGVDVLWVKRXOG
:DUUDQW\ ,QVSHFWLRQV SURYLGHV
VW QG  WK \HDU ,QVSHFWLRQV
'HSUHFLDWLRQ 5HSRUWV $GYRFDWH
6HUYLFHVWR6WUDWDWLWOHGSURSHUWLHV
WKURXJKRXW %ULWLVK &ROXPELD 
GD\VDZHHN

'HIHFW5HFRJQLWLRQ6SHFLDOLVWV

:H FDUU\ (UURUV  2PPLVVLRQV
,QVXUDQFHDQGDUHUHJLVWHUHGZLWK
:RUN6DIH%&

5HDVRQDEOH5DWHV

,QVSHFWLRQV
$GYRFDF\6HUYLFH
'HSUHFLDWLRQ5HSRUWV

ZZZZDUUDQW\LQVSHFWLRQVQHW

%DUU\6ORFRPEH
ZDUUDQW\LQVSHFWLRQV#JPDLOFRP

www.crd.bc.ca
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Lynn Ramsay, Q.C.
Michael Walker
Jennifer Spencer
Sharon MacMillan
The lawyers of Miller Thomson’s Strata Group have extensive experience
and in depth familiarity with the legal requirements of the strata
community. Through practical and cost-effective solutions we help
you achieve your business objectives.
Our services include:
đƫ5(3ƫ ."0%*#ƫ* ƫ!*"+.!)!*0
đƫ0.0ƫ.!+.#*%60%+*/
đƫ0.0ƫ"!!ƫ+((!0%+*/

đƫ%/,10!ƫ.!/+(10%+*ƫ* ƫ2+% *!
đƫ0.0ƫ#+2!.**!ƫ* ƫ)!!0%*#/

For more information, contact:
Michael Walker
604.643.1288
mwalker@millerthomson.com

Added experience. Added clarity. Added value.
Robson Court
840 Howe Street, Suite 1000
Vancouver, BC + V6Z 2M1

STRATA LAW GROUP

Miller Thomson LLP

millerthomson.com
VA N C O U V E R
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LONDON
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MARKHAM

MONTRÉAL

B44-2007 Safety Code
Adoption Hydraulic Elevators
With Single Bottom Cylinders
n BC, we want to mitigate the risk of

Options for Replacement

catastrophic failures of single bottom

To protect the safety of elevator

I

cylinder elevators by proactively

passengers, the BCSA is recommending

adopting the B44-2007 Safety Code,

that the risks associated with hydraulic

which includes a section that addresses

elevators with single bottom cylinders

this issue.

be mitigated. Recognizing that full

Option 2: create a safety redundancy
by installing a piston gripper
system

Option 3: install car safeties and
governor

Option 4: replace the hydraulic system

replacement of this equipment has

with a machine room-less

Hydraulic Elevators with Single
Bottom Cylinders

significant financial implications for

traction elevator

property owners, several options that

Maintenance by a BCSA-licensed

The single bottom cylinder design was

control the safety risk while respecting

elevator contractor, which must include

an industry standard prior to 1977:

financial constraints are as follows:

mandatory oil logs and annual testing

these cylinders were also

requirements, monitors the

installed without a PVC

risk. The above four options

casing, leaving the cylinder

allow owners to eliminate the

unprotected against corrosion

safety risk.
Specific requirements

or electrolytic action.

and timelines for replacing

When a single bottom
cylinder fails, welds

single bottom cylinders are

connecting the bottom plate

being developed and will be

to the cylinder fail, and the

publicized when the new code

column of oil supporting

is adopted.
If you have questions about

the elevator is expelled into
the surrounding earth. The

replacing your single bottom

elevator drops in more or

cylinder hydraulic elevator,

less free-fall; this type of

contact

catastrophic failure may result
in injury or death, property

Janice Lee, P.Eng.

damage, and/or environmental

Provincial Elevating Safety

contamination.

Manager

How to know if you have a single
bottom cylinder hydraulic elevator

by e-mail at janice.lee@safetyauthority.ca.

Option 1: replace hydraulic elevators

Check with your elevator maintenance

with single bottom cylinders

contractor and the original manufacturer

with equipment with double

of the equipment on your property to

bottom cylinders that have

assist you in determining what type of

a code compliant cylinder

equipment you have.

protection system.

Please specify Single Bottom Cylinder in
the subject line of your message.
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Depreciation Reports ඵ Metro Vancouver ඵ Fraser Valley
Sea to Sky ඵ Victoria ඵ BC Interior
9

We provide DEPRECIATION REPORTS completed to the BC legislated
standard of the Strata Property Amendment Act.

9

Contact us for a no obligation proposal & quote for your strata
corporation

9

We have ͛Ɛ ůĂƌŐĞƐƚ ƚĞĂŵ of Certified Reserve Planners, (CRP͛Ɛ)
designated by the Real Estate Institute of Canada (REIC), and
conducting DEPRECIATION REPORTS on strata corporations of all sizes

9

For Strata Property Managers ʹ be sure to request a proposal &
quote for each of your stratas, as we have the experience and
capacity to serve all of you DEPRECIATION REPORT needs

www.reserveadvisors.ca
Toll Free:

26

1-855-5-STRATA
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info@reserveadvisors.ca

This bulletin provides

Building Envelope
Maintenance Bulletin

6

No.

Maintenance
Matters

Decks and Balconies

practical information
on steps to be taken for
proper inspection,
maintenance and longterm performance of
decks and balconies.

Decks and balconies provide residents with great enjoyment and direct access to
fresh air and the outdoors. Like all other building components they require routine
maintenance, inspection and repair by qualiﬁed contractors and consultants to
ensure durable performance.
What are Decks and Balconies?
This may sound like a simple question, but in fact decks and balconies are different.
A deck is a horizontal surface exposed to the outdoors with a walking surface and located over
an enclosed space below, so it is also a roof. A balcony is also a horizontal surface exposed to the
outdoors with a walking surface, however, it typically projects from the building and
it is not located over an enclosed living space below.
In addition to walking surfaces such as membranes, wood decking or concrete pavers, decks
and balconies incorporate a variety of components including: guardrails, guardwalls, drains,
gutters, sofﬁts and vents.

What is a Deck or Balcony Membrane?
A deck or balcony membrane is a waterproof layer installed to protect the underlying structure
from water leakage. The membrane may be exposed, acting as the actual walking surface, or may be
covered with precast concrete pavers, wood planking or a concrete topping.
Different membranes are used depending on the type of deck or balcony construction, such as:

Liquid-applied urethane
• installed on concrete balconies to protect the reinforcing steel within the concrete
from water penetrating at cracks and causing corrosion (rusting) of the steel, or on
wood balconies to similarly protect the wood structure below
• used on wood decks and balconies that are built with a protected covering as an
asphaltic urethane
• expected service life is usually ten years, however, with lower trafﬁc and less exposure
to the elements these membranes could last longer if regularly maintained.

Maintaining your building envelope

What is a building envelope/enclosure?

Who should read this bulletin?

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.

The building envelope or building
enclosure 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.

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

Homeowner Protection Office

1

M a i n t e n a n c e M a t t e r s N o. 6

www.polyhomes.com

This bulletin is funded by
the Homeowner Protection
Ofﬁce (HPO), a branch of
BC Housing, in partnership
with Canada Mortgage and
Housing Corporation and

Polygon Homes Ltd.

w w w. h p o . b c . c a
Continued on page 29.
CH OA Journa l | Fall 2012 27

Strata and Rental Property Management Services
“Service Without Compromise”

 Personal, Prompt & Professional Service
 Experienced & Fully-Licensed
 Sound Advice & Guidance
 Timely & Reliable Financial Statements
24/7 Emergency Response
 Competitive Rates
 Extensive Tradespeople Network

T:

604.233-7772

F:

604.295-5771

E:

info@korecki.ca

www.korecki.ca

1614 Morey Road
Nanaimo, BC V9S 1J7
250.753.9171
1.866.753.9171

28

C H OA J o u r n a l | Fall 2012

130 – 1555 McKenzie Ave.
Victoria, BC V8N 1A4
250.370.9171
1.877.370.9171

Sheet-applied vinyl
• typically used on wood-frame balconies
• most common material is reinforced polyvinyl
chloride (PVC) sheeting, often simply called
“vinyl”and installed in sections of standard
widths with seams that are either heat-welded
or glued

Staining on this deck
membrane indicates
ponding. Holes
or punctures must be
repaired as soon as
possible to avoid
water entering the
structure when it rains.

Report any punctures,
cracks and separations
of the membrane
immediately to your
maintenance or building
manager.

• expected service life is usually ten to ﬁfteen
years, depending on degree of exposure to
sun, wetting, and wear and tear.

Styrene butadiene styrene (SBS) bitumen
modified torch-on
• a two-ply, much stronger membrane
commonly used on decks or roof surfaces
• the membrane may be protected from damage
with pavers or decking.
An alternative method of deck construction,
often seen in townhouses, is to have wood boards
(without a membrane) spaced apart allowing water
to drain between the boards down to the ground.
The most common wood for this type of
construction is pressure treated lumber. Special
care must be used in choosing appropriate
metal hardware (e.g. nails, screws, connectors,
ﬂashings) if the existing decking boards are
being replaced with new treated wood (see
HPO’s Builder Insight bulletin on compatibility
of fasteners and connectors with pressure treated
wood for further information).

Why Must Deck and Balcony
Membranes be Maintained?
Without proper maintenance, water may get in
through holes and cracks in the membrane and
joints that have separated and produce leaks to
the interior, damage to the wall assembly and
rotting of the deck or balcony structure. Holes

The upper deck
is located over an
enclosed space,
however, the balcony
(below right) is not
located over an
enclosed space.

Homeowner Protection Office

2

caused by sharp heels, table and chair legs, and
damage produced by placement of heavy objects
and careless use of tools may also increase the
risk of water entry. Moreover, hot barbeques,
spilled gasoline or solvents can actually melt vinyl
membranes.
Residents in newly constructed wood-frame
buildings should be aware that their building may
be more susceptible to some structural movement
over the ﬁrst eighteen months of operation, as
moisture from the wood dries out and the wood
shrinks. During this time, the balcony or deck
membrane may move or pull away from the wall,
causing seams to fail and allowing water ingress
at the edge of the membrane. Shrinkage of the
building frame can also cause the balcony slope
to change, and ponding (standing water) at the
wall to occur. While these matters are often taken
into account during the building’s design and
construction, some movement can still occur,
potentially affecting the membrane. All these
possible situations create a need for more diligent
inspection within the ﬁrst eighteen months of service.
Balconies and decks on wood-frame buildings
are sensitive to water damage. If the membrane or
other balcony or deck component fail, water can
penetrate to the wood structure, where wood
decay may occur. Interior ceiling ﬁnishes may also
be damaged. Repairing this type of damage can be
very expensive.

Other Deck and Balcony
Maintenance Items
Guardrails and guardwalls
Guardrails and guardwalls are important safety
features designed to prevent falls from balconies
and decks.
Guardrails can be constructed of a
combination of wood, metal and glass. One
location where guardrails require special attention
is at the bottom, where the guardrail may be
fastened directly through the membrane to the
horizontal surface of the balcony or deck. Water
can leak through this vulnerable connection to
the structure below. (Guardrails are best secured
to a vertical face of the parapet or edge of the
balcony, deck or walkway where the connection
to the wall is not as vulnerable to water ingress.)
Attention also needs to be paid to locations where
the guardrail connects to the wall. All guardrail
connections, either through the membrane or
to the wall, should be regularly inspected and
maintained to reduce the likelihood of water
penetration into the wall assembly or building
structure.
M a i n t e n a n c e M a t t e r s N o. 6

w w w. h p o . b c . c a
Continued on page 31.
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&RQVLGHULQJD5HSLSH"
&RQVLGHULQJ
D 5HSLSH"
Consider CuraFlo®
5HVWRULQJSLSHDQGSHDFHRIPLQGIRURYHU¿IW\\HDUV
:LGHVWUDQJHRIUHVWRUDWLRQRSWLRQV
%HVWZDUUDQW\LQWKHLQGXVWU\

Call CuraFlo 604-298-7278

ZZZFXUDÁRFRPEF

BFL CANADA Insurance Services Inc.

YOU DESERVE THE BEST!
Join the thousands who trust BFL to design
the best insurance solutions for you.

Suite 200
1177 W. Hastings St.
Vancouver, BC V6E 2K3
Tel: 604-678-5403
fax: 604-683-9316
re.van@BFLCANADA.ca

Take advantage of over 30 years of Real
Estate expertise and let the BFL team
make a difference.

BFL

makes a difference

9DQFRXYHU&DOJDU\7RURQWR2WWDZD4XpEHF0RQWUpDO+DOLID[
ZZZ%)/&$1$'$FD
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Guardrail connection to the wall can be
a vulnerable point of water ingress.

Guardwalls are typically half-height walls that
wrap around the perimeter of the balcony or deck.
Depending on the type of construction, guardwalls
are particularly susceptible to leaks at corners
and intersections with the exterior wall (saddles).
Regular inspection and maintenance attention is
required including any sealants that may be used
at these locations.

in some cases, such as piping in concrete decks
and balconies). Leaking drainpipes may go
unnoticed for some time before the damage is
apparent. It is also important to ensure that ﬂoor
drains are not covered with objects such as carpets,
plant pots or other items that will slow or stop
water from ﬂowing.
Keeping deck and balcony surfaces clear of dirt
and debris is also important for continuous “edge
wrap” drainage systems. Located at the perimeter
of the deck or balcony, these systems drain the
water into a continuous gutter. It is important that
these systems remain free-draining to avoid clogs
and water over-ﬂow situations.

Neglected deck and
balcony components
may result in higher
operating and repair
costs, damage to other
building components,
and safety risks.

Drains and gutters
Drains and gutters are important parts of a deck or
balcony system that require regular maintenance.
A critical yet easy maintenance item is to keep
drains and gutters working properly by regularly
cleaning balcony and deck ﬂoor surfaces to
remove any dirt or debris, e.g. leaves and twigs.
This will ensure that drains and gutters are
free-ﬂowing and do not clog.
Proper functioning drains and gutters are
especially important for decks and balconies
with surfaces that slope to an internal ﬂoor drain
connected to the building’s storm drain or to a
drain-pipe that is extended to discharge to the
ground or landscaping below. Often, internal ﬂoor
drains have piping hidden inside the structure
of the deck or balcony, making inspections and
maintenance more difﬁcult (or nearly impossible
Maintain drains free of obstructions,
dirt or debris to ensure they are free ﬂowing
and to prevent water ponding.

Homeowner Protection Office

Water drainage from decks and balconies with
guardwalls is commonly achieved through area
ﬂoor drains and scuppers (drains that allow
water to pass from the surface of the deck or
balcony through the wall) located at the base of
the guardwall. Sometimes, the scupper drainage
system is susceptible to ponding of water and
membrane degradation around the scupper. Any
area where water can pool may become a risk
factor for moisture leaks. These situations should
be reported to your maintenance manager as soon
as possible.
Balconies with guardwalls may have overﬂow
scuppers placed at an elevation higher than
regular scuppers. This is to prevent excess water
from remaining on the balconies if the regular
scuppers become clogged. If water is draining
from the overﬂow scupper, this is a sign that the
conventional drainage is clogged or not working
properly, and should be examined immediately.
Decks with pavers use bi-level drains to allow for
drainage of both the paver level and the protective
membrane level.
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Deck with
combination of
guardwalls and
guardrails.
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Soffits and vents
There are a variety of vents associated with decks
and balconies to provide for air circulation through
enclosed spaces such as:
• sofﬁt panels that cover the underside of
balconies; typically made of
vinyl or aluminum with perforations that allow
air to circulate into the joist space
• round-shaped louver vents, sometimes found
in the top and bottom of balcony and deck
support columns
The build-up of debris
or dirt on the underside of the balcony
limited the air ﬂow
through the vent,
resulting in damage.

• strip vents, sometimes located on both sides
of a guardwall or around the perimeter of the
deck or balcony, or on the sofﬁt to provide
proper ventilation, and
• mechanical exhaust vents from kitchens,
bathrooms or clothes dryers.
All vents should be inspected and cleaned of
debris or dirt so that they continue to provide
adequate ventilation, and should never be covered.
Problems can arise in some buildings where
clothes dryer vents, installed on the underside of a
balcony, become clogged with lint. In this situation
the warm air can potentially back-up into the joist
space located above the dryer exhaust vent leading
to condensation. It can also clog nearby sofﬁts and
vents with lint. Dryer exhaust vents should be kept
clear of lint build-up at all times.

What Maintenance Must be
Performed on Decks and Balconies?

If your building does
not have a maintenance
manual, a building
envelope consultant
should be engaged to

Building residents are usually responsible for
cleaning and sweeping the surface of the deck
or balcony as needed, while other inspection
and maintenance items should be carried out
by a trained professional. When cleaning the
membrane, use common household cleaners
containing plastics friendly ingredients. Never use
solvents, alcohol, paint thinner or lacquer thinner
to clean the membrane because these products
may degrade vinyl and urethane membranes. Refer

develop one that
includes building-speciﬁc
deck and balcony
maintenance items.

Homeowner Protection Office
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to the membrane manufacturer’s literature for the
recommended cleaning agents that can be safely
used with their product.
Building residents or maintenance managers
should not perform the decks and balconies
membrane inspection themselves. A building
envelope consultant will have thorough knowledge of the many causes of membrane failures,
deck and balcony problems, as well as the
understanding of venting requirements and
structural systems. If you have any doubts as
to the proper approach to speciﬁc maintenance
requirements, you should obtain professional
advice from a building envelope consultant.
A checklist of some common decks and
balconies maintenance items is presented on page 5.

How Often Must Decks and Balconies
be Inspected and Maintained?
Deck and balcony membranes should be inspected
at least every two years for both new and existing
buildings.
If you live in a new building, the condition
of decks, balconies, railings and other related
components should be inspected before the end
of year one and year two to detect any possible
problems stemming from wood shrinkage or
structural movement of the building.
The condition and strength of the guardrails
and guardwalls should be inspected every two
years. Scuppers should be maintained free of dirt
and debris, and their attachment to the wall or the
membrane should also be checked annually. Balcony
and deck surfaces, including drains and gutters,
should be cleaned at least twice a year (or as needed)
to remove leaves and other debris and to prevent
clogging and potential water build-up problems.

Who Should be Called for Service?
For Inspection
Engage a building envelope consultant (an
architect or engineer) to carry out inspections,
and to develop a deck and balcony inspection and
maintenance program, if you don’t already have
one. The report should identify the condition,
causes of deterioration or failure, and whether
localized repairs can be undertaken or, in some
cases, if complete replacement is required.
If the inspection report submitted by the building
envelope consultant recommends replacing
the membrane, it is best to evaluate the entire
waterprooﬁng, drainage, venting systems

M a i n t e n a n c e M a t t e r s No. 6
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including the surrounding walls and guardrail
connections. New building code requirements
mean that more durable membranes must be
used on deck surfaces, similar to those used on
roof surfaces.

For Maintenance and Repair
Hire a contractor who specializes in the installation,
repair, and maintenance of deck and balcony
membranes and who is approved by the product
manufacturer. Failure to utilize a qualiﬁed and
trained contractor may result in faulty installation
and may not be covered by the product’s warranty.
Check for any applicable warranties on your

current deck or balcony membrane. In many cases
deck and balcony components including membranes
will include warranties, and different warranties may
apply for materials, workmanship, design, and so
on. A proper maintenance plan will include a record
of all applicable warranties, and this record should
be reviewed before undertaking the maintenance
activities discussed here. The maintenance plan
should be updated accordingly after these activities
are completed.
If the membrane is over ﬁfteen years old, the
risk of damage to the deck or balcony structure or
the buildings exterior walls is increased. It may be
prudent to step up the frequency of inspections

Hire an experienced
contractor to carry out the
identiﬁed maintenance
and repair tasks once the
inspection of the building’s decks and balconies
has been completed.

Checklist of Common Deck and Balcony Maintenance Items
This list can be used by building residents to become familiar with some inspection and maintenance items. While some of the items can be carried out
by residents, most should be coordinated by the building manager. In most cases, a building envelope consulant will need to be involved.

Inspection/
Mainenance Items

Description

Suggested Action/Who Should be Involved

Dirt, leaves, twigs and
moss

Lack of cleaning can cause clogs and blockages
leading to moisture build-up or ponding that can
damage the deck or balcony.

Residents could sweep, clean and remove debris
on their decks and balconies. Gutters cleaning
should be organized by the building manager.

Water ponding on the deck
or balcony ﬂoor

Ponding could indicate that the drainage hole is
blocked, there is not enough slope on the deck or
balcony, or that sagging or settlement of the
structure has occured.

Residents should check drainage holes or
scuppers and remove debris. If water is still
ponding, the deck or balcony should be inspected
by a building envelope consultant. The task
should be coordinated by the building manager.

Clogged sofﬁt and vent
perforations

Keep vents clear of dirt and debris to ensure
adequate ventilation is achieved. Clothes dryers
that vent to the underside of a balcony can clog
sofﬁt and vent perforations with lint.

Contact your building manager to coordinate
the clean up of sofﬁts and vents.

Delamination or peeling of
deck or balcony membrane
from the wall

The membrane is debonding or pulling
away from the wall.

Inspection, repair and replacement require the
services of a qualiﬁed contractor, and some
cases, may require inspection by a building
envelope consultant.

Seam failure of the deck or
balcony sheet membrane

The membrane has failed at the lap joint. In this
case it may be possible to repair the joint and the
balance of the membrane can remain. Early
detection and repair of this type of defect can
extend the life of the membrane, avoid water leakage
and preserve the structure from major repair.

Inspection, repair and replacement require the
services of a qualiﬁed contractor, and some
cases, may require inspection by a building
envelope consultant.

Corroded, loose, unstable
guardrails,or bolts and
steel connectors on
guardwalls

These are safety hazards because they may fail when
they are needed to prevent someone from falling.

Report conditions to building manager to
contact a building envelope consultant for
adequate inspection.

Concrete spalling and
cracking, rusting of
reinforcing steel

The presence of spalling, where pieces of concrete
are ﬂaking off or cracking on your deck or balcony,
may be a serious problem and needs to be inspected
by an expert.

Report to building manager to contact a
building envelope consultant.

Homeowner Protection Office
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PlanningForYourStrata’sFuture
Our Services Include:
x

Comprehensive Depreciation Reports
(2011 Strata Property Act Regulations Compliant)

x
x
x

Site Specific Maintenance Manuals
Interactive Maintenance Planning
Scheduled Building Envelope Reviews

CALL FOR YOUR STRATA’S ESTIMATE 604-574-6435
www.mopinfo.ca

We secure competitive prices
with the most comprehensive
protection for our strata
clients and their condominium
unit owners.
We are proud of our
specialized, dedicated team of
strata insurance professionals.
We are supported by
reputable, committed and
stable insurance companies.
Madison Centre
700 - 1901 Rosser Avenue
Burnaby, BC V5C 6R6
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Telephone: 604-294-3301
Toll Free: 1-800-263-3313

www.cmwinsurance.com

Regular maintenance,
inspection and repairs
can detect and correct
minor damages in deck
and balcony components
before they develop
into extensive and
costly situations.

to ensure ongoing acceptable performance. If
the membrane needs replacement, a building
envelope professional should be called in to
develop the replacement program to ensure that
it complies with all applicable building codes,
structural requirements, and appropriate moisturemanagement principles.
When replacing guardrails or guardwalls,
approval by a structural engineer must be obtained.
Any damage to the deck or balcony membrane
must be repaired prior to installing the new guards.
A building permit may be required from the
municipality for deck and balcony work.
A contractor specializing in gutter cleaning
should be hired for this task. Often, the same
contractor is hired to perform the exterior
window cleaning as the gutter cleaning, and both
maintenance items are performed at the same time.

• For new buildings, have the repairs done by
the original supplier to maintain the warranty.
• Plan on replacing balcony or deck membranes
after ten to ﬁfteen years, and budget for this
replacement program in your contingency fund.
• Where the membrane system needs to be
replaced, a building envelope consultant will
develop a replacement program to ensure that
it complies with all applicable building codes,
structural requirements, and appropriate
moisture-management principles.

For More Information
1. Best Practice Guide to Wood-Frame Envelopes
in the Coastal Climate of British Columbia,
published by CMHC and available online at
www.cmhc.ca
2. Balcony Repair and Retroﬁt, published by CMHC
and available online at www.cmhc.ca

Action Plan Tips
• Keep the deck and balcony surface free of debris
and dirt, e.g. leaves and twigs, to avoid drain
clogs and potential water drainage problems.
• Hire a contractor to clean balcony and deck
gutters annually (often done at the same time
as window cleaning).
• If your building doesn’t have one, develop a
deck and balcony inspection and maintenance
plan that includes a record of all applicable
warranties. The record log should be
updated accordingly whenever inspection or
maintenance activities are completed.
• Engage a building envelope consultant to
inspect decks and balconies once every two
years. This inspection should consider all
balcony and deck components including
membrane, railings, drainage system, sofﬁts,
vents, ﬂashings, sealants, exterior windows
and doors, connectors and hardware.
• Hire a qualiﬁed contractor to carry out
identiﬁed maintenance and repairs promptly
to minimize any further damage.

3. Wood Decks: Materials, Construction, and
Finishing by Kent A. McDonald and available at
UBC library, www.library.ubc.ca
4. Get to Know and How to Care for your Balcony,
CHOA Journal, published by CHOA and
available at CHOA, www.choa.bc.ca
5. Rotting Wood Framed Apartments – Not Just
a Vancouver Problem, published by Morrison
Hershﬁeld Ltd. and available at HPO,
www.hpo.bc.ca
6. Balcony Enclosures, published by Burnaby (BC)
Planning and Building Inspection Department
and available at UBC library, www.library.ubc.ca
7. Deck Inspections a Matter of Life and Death,
North American Deck and Railing Association
and available online at www.nadra.org
8. Manual for the Inspection of Residential Wood
Decks and Balconies, North American Deck
and Railing Association and available online
at www.nadra.org
9. See your building’s maintenance manual
10.Hiring a Professional Engineer or Geoscienist,
APEG BC and available online at
www.apeg.bc.ca
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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 BC Housing.
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 carry out 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.

Homeowner Protection Office
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1701- 4555 Kingsway
Burnaby, BC V5H 4V8

Phone: 778 452 6454
Toll-free: 1 866 465 6873
www.hpo.bc.ca
www.bchousing.org
Email: hpo@hpo.bc.ca
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CHOA Business Members
APPRAISALS &
DEPRECIATION
REPORTS
Campbell & Pound
Commercial Ltd.
Richmond
604.274.8885
campbellpound.com

Fraser Valley Appraisals Ltd.
Chilliwack
604.792.2133
fvappraisals.com

Kent-Macpherson
Kelowna
250.763.2236
kent-macpherson.com

Pacific Building
Envelope Maintenance

Commercial Vent
Cleaning Ltd.

Delta
604.940.6056
pbemltd.com

Langley
604.251.1717

PCM Pomeroy Building
Maintenance Ltd.
Burnaby
604.294.6700
pomeroyconstruction.com

Rockport Property Services
Port Coquitlam
778.285.3799
rockportpropertyservices.com

CONSTRUCTION &
BUILDING ENVELOPE
RESTORATION

Michael A. Smith
Duct Cleaning
Surrey
604.589.2553

National Air Technologies
Surrey
604.730.9300
natch.ca

Nationwide Carpet & Duct
Cleaning Ltd.
Surrey
604.730.9300
natch.ca

NLD Consulting
Burnaby
604.438.1628
nldappraisals.com

Aqua City Restorations Ltd.

Normac Appraisals

Coastpro Contracting Ltd.

Vancouver
604.221.8258
normac.ca

Pacific Rim Appraisals
Victoria
250.477.7090
Nanaimo
250.754.3710
pacificrimappraisals.com

Taycon Consulting Inc
Calgary
403.519.2693
tayconconsulting.ca

Vision Property Advisors Inc.
Trail
877.659.3224
visionpropertyadvisors.com

BUILDING ENVELOPE
MAINTENANCE
Accurate Cedar Ltd.
Richmond
604.273.3329
accuratecedar.com

Burnaby
604.437.3511

Langley
604.881.7011
coastpro.ca

Cobing Building Solutions
Maple Ridge
604-319-9244

Columbia Restoration Co.
Surrey
604.574.1580
columbiarestorations.ca

EPS Westcoast
Construction Ltd.
Surrey
604.538.8249
epswestcoast.com

Vancouver
604.601.8206
jdpconstruction.ca

Koman Construction Ltd.
Vancouver
604.709.1818

Maccid Consulting Ltd.

Surrey
604.930.4620
amarkpacific.com

Penticton
250. 809.6820
maccid.com

Vancouver
604.294.8111
bemco.ca

Maintenance Operations
Program Inc.
Cloverdale
604.574.6435
mopinfo.ca

New City Contracting Ltd.
Vancouver
604.215.7374
newcitycontracting.com

IRC Building Sciences
Group BC Inc
Richmond
604.295.8070
ircgroup.com

JRS Engineering
Burnaby
604.320.1999
jrsengineering.com

JSD Envelope
Engineering Ltd.
Coquitlam
604.805.6956
jsdeng.com

Vancouver
604.255.0992
mccuaig.net

Vancouver
604-356-5022
bestbse.ca

Chatwin Engineering

Construction Control Inc.
Burnaby
604.454.9000
Victoria
250.415.8507
constructioncontrol.com

exp.
Burnaby
604.709.4630
exp.ca

Vancouver
604.558.3770
cassfraser.ca

Dong Russell & Company Inc.
Vancouver
604.730.7472

Burnaby
604.291.1470
khgcga.com

Vancouver
604.673.4400
kpmg.ca

Morrison Hershfield
Vancouver
604.454.0402
morrisonhershfield.com

Neale Staniszkis
Doll Adams Architects
Vancouver
604.669.1926
nsda.bc.ca

PHH Arc Environmental Ltd.
Richmond
604.244.8101
phharcenv.com

RDH Building Engineering Ltd.
Vancouver
Victoria
Courtenay
rdhbe.com

Maxium Condo Finance
Grgoup
North Vancouver
604.985.1077
maxium.net

Pacific & Western Bank
of Canada

Busque Engineering Ltd.
Richmond
604.277.7787
busqueengineering.com

High River
204.833.2210
bankwest.ca

KPMG MSLP

BC Building Science

Best Consultants Building
Science Engineering Inc.

Bank West

Kemp Harvey Goodison
Hamilton Inc.

Bamtec Engineering Ltd.

New Westminster
604.520.6456
bcbuildingscience.com

Toronto
416.927.5973
bmo.com

North Vancouver
604.983.6632
jkctax.com

McCuaig & Associates
Engineering Ltd.

North Vancouver
604.783.9793
bamtec.ca

Bank of Montreal

J. Kunickey & Co.

Aqua – Coast Engineering Ltd.
Delta
604.948.0958
aqua.coast.ca

FINANCIAL &
ACCOUNTING

Cass & Fraser
Chartered Accountants

Richmond
604.278.1411
levelton.com

Campbell River
250.287.7272

Surrey
604.882.9290
airvacservices.com

Nanaimo
250.751.8558
heroldengineering.com

Levelton Consultants

Sequoia Springs West
Development Inc.

Air-Vac Services Canada Ltd.

Herold Engineering Ltd.

Surrey
604.575.8220
apexbuildingsciences.com

Victoria
250.370.9171
chatwinengineering.com

DRYER VENT
CLEANING

North Vancouver
604.924.5575
halsall.com

Apex Building Sciences Inc.

JDP Construction

Amarkpacific Construction
Services

Bemco Pacific Services Inc.

ENGINEERING,
ARCHITECTURE &
DEPRECIATION
REPORTS

Halsall Associates

604.873.1181
250.544.0773
250.703.4753

Read Jones Christoffersen Ltd.
Vancouver
604.738.0048
rjc.ca

Garibaldi Highlands
604.984.7564
pwbank.com

Reid Hurst Nagy Inc.
Richmond
604.273.9338
rhncga.com

Sidhu, Straker & Associates
Vancouver
604.685.8548

TW Hawes, Inc. CGA
Port Moody
604.469.3733
terryhawes.com

Touwslager Engineering Ltd.
Burnaby
604.299.1906
touwslagerengineering.com

Trimstyle Consulting
Vancouver
604.909.7777
trimstyle.ca

Continued on page 41.
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Building Restoration, Repair & Waterproofing

However essential water may be to many forms of life, it can quickly
deteriorate your building’s life, as evidenced by the “Leaky Condo”
crisis. EPS Westcoast offers its services to help repair and restore
your building to ensure its longevity and value.
We handle small or large projects, high or low rise, commercial
or residential buildings throughout the province of BC.

OUR SERVICES
r Building Envelope Restoration
r General Building Repair - Exterior & Interior
r Deck Restoration, Repair and Resurfacing
r All Concrete Repair and Waterproofing Services
r High Pressure Polyurethane Crack Injection
r Leak Investigation Services
r Rot Removal
C O N TA C T U S
604.538.8249
www.epswestcoast.com

OUR MEMBERSH IPS:
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CHOA Business Members
FIRE & FLOOD
RESTORATION
Canstar Restorations
Coquitlam
604.549.0099
Surrey
604.882.6505
Whistler
604.935.2050
canstarrestorations.com

Easy Care Restoration Ltd.
Richmond
604.278.4646
easycarerestoration.com

Ocean Pacific Restoration Ltd.
Burnaby
604.454.9549
oceanpacific.ca

Okanagan Restoration
Services
Penticton
250.487.1289
okrestore.com

Superior Flood and Fire
Restoration Inc
Vancouver
604.773.5511
superiorrestoration.ca

GOVERNMENT &
ASSOCIATIONS
BC Apartment Owners
& Managers Assoc.

Strata Property Agents of BC

WBI Home Warranty Ltd.

C.D. Wilson Law Corporation

Remedios & Company

Surrey
604.541.2903
spabc.org

Burnaby
604.639.2924
wbihomewarranty.com

Nanaimo
250.741.1400
cdwilson.bc.ca

Vancouver
604.688.9337
remediosandcompany.com

Western Financial Group
(Kelowna)

Clark Wilson LLP

Richards Buell Sutton LLP

Vancouver
604.687.5700
cwilson.com

Vancouver
604.682.3664
rbs.ca

Cleveland Doan LLP

Robert E. Groves

INSURANCE
BFL Canada Insurance
Services Inc.
Vancouver
604.678.5403
bflcanada.ca

Bridges International
Insurance Services
Vancouver
604.408.8695
biis.ca

Capri Insurance Services Ltd.

Vancouver
604.646.7050
hpo.bc.ca

I. C. B. A. of BC
Vancouver
604.298.2295
icba.bc.ca

Roofing Contractors
Assoc of BC (RCABC)
Langley
604.882.9734
rcabc.org

Cotton Bros Bobcat
Service Ltd.

Countryside Landscaping

Burnaby
604.294.3301
cmwinsurance.com

Surrey
778.565.1228
countrysidelandscaping.ca

Cooperators, Solve
Insurance Services Inc.

Terra Firma Lawn &
Garden Services

White Rock
604.536.5002
cleveland.doan.com

Kelowna
250.712.9393
robertegroves.com

Doak Shirreff LLP

Wilson Marshall Law
Corporation

Kelowna
250.763.4323
doakshirreff.com

Kelowna
250.712.0066
fischerandcompany.ca

Grant Kovacs Norell
Vancouver
604.609.6699
gkn.ca

Haddock & Company

Port Coquitlam
604.761.5296
terrafirmalawnandgarden.ca

North Vancouver
604.983.6670
haddock.co.ca

Falkins Insurance Group Ltd.

The Grounds Guys Victoria
(0911992 BC Ltd)

Hammerberg, Altman,
Beaton & Maglio

Prince George
250.564.3600

Hamilton Insurance
Services Inc.
Vancouver
604.872.6788

Hub International Barton
Insurance
Chilliwack
604.703.7070
hubinternational.ca

Hub International Coastal
Insurance Brokers
Port Moody
604.937.1700
hubcoastal.ca

Seafirst Insurance
Brokers Ltd.
Sidney
250.656.9886

Vancouver Island
Insurance Centres
Campbell River
insurancecentres.ca

Victoria
250.881.8822
groundsguys.ca

Vancouver
604.269.8500
hammerco.net

The Silent Gardener Ltd.

Harper Grey LLP

New Westminster
604.324.3628
thesilentgardener.com

LEGAL & DISPUTE
RESOLUTION
Access Law Group
Vancouver
604.801.6029
accesslaw.ca

Adrienne Murray Law
Corporation
White Rock
604.538.8239

Alexander Holburn
Beaudin & Lang LLP
Vancouver
604.484.1700
ahbl.ca

BWF Fodchuk Law
Corporation
Vancouver
604.730.9900

Victoria
250.385.8741
wilsonmarshall.com

Fischer & Company

Kelowna
250.861.3777
cooperators.ca

Fournier Agencies

Homeowner Protection
Office (HPO)

North Vancouver
604.990.7233
busybeegardening.com

CMW Insurance Services

Better Business Bureau

Victoria
250.386.6348
vi.bbb.org

Busybee Gardening

Burnaby
604.435.2020
cottonbros.ca

Cranbrook
250.426.2205
falkins.com

Better Business Bureau of
Vancouver Island

LANDSCAPING

Kelowna
250.869.3806
capri.ca

Vancouver
604.733.9440
bcapartmentowners.com

Vancouver
604.681.0312
mainlandbc.bbb.org

Kelowna
250.762.2217
westernfinancialgroup.ca

Vancouver
604.687.0411
harpergrey.com

Klassen & Company
Abbotsford
604.854.2086
klassenandcompany.com

Vi-Conn Services
Vernon
250. 275.7509
vi-conn.com

PAINTING
FP Fresh Paint Inc.
Vancouver
604.433.7374
getfreshpaint.com

Inspec Painting Inspection
Delta
604.940.8089
inspec1.com

Millenium 2000 Painting &
Decorating
Coquitlam
604.715.9551
millenium2000painting.ca

Prostar Painting &
Restoration
Vancouver
604.876.3305

Lesperance Mendes

Remdal Painting &
Restoration Inc.

Vancouver
604.685.4894
lmlaw.ca

Langley
604.882.5155
remdal.com

Miller Thomson LLP

Sherwood Painting &
Decorating Ltd.

Vancouver
604.687.2242
millerthomson.com

Langley
604.539.1872
sherwoodpainting.com

Nixon Wenger
Vernon
250.542.7273

Smoothcuts Painting and
Finishing Inc.

Pazder Law Corp.

Vancouver
604.874.4404
smoothcuts.ca

Vancouver
604.682.1509
pazderlaw.com

Reed Pope LLP
Victoria
250.383.3838
reedpope.ca

Vanguard Painting Ltd.
Vancouver
604.732.4223
painter.ca
Continued on page 43.
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Apex Building Sciences Inc.
Tel: 604.575.8220 Fax: 604.575.8223

#233 – 18525 – 53rd Ave., Surrey, BC V3S 7A4

Building Envelope Consultants
info@apexbuildingsciences.com
www.apexbuildingsciences.com
• Building Envelope Condition Assessments
• Building Envelope Engineering
• Project Administration
• Rehabilitation Design / Specifications
• Maintenance Programs
• Waterproofing Systems

George Wilson-Tagoe

Q

Auditing | Bookkeeping

Q

Small Business Consulting

Q

Taxes: Corporate/Personal/Estate

BSc., CGA

George has been involved
with Strata Corporations
since 1997.

Ph: 604.608.6156 Cell: 604.818.0127
Suite 1000 – 355 Burrard St., Vancouver
wiltagoe@intergate.ca www.wilson-tagoe.com

APEX Property Maintenance
Strata & Condo Specialist
• Window Cleaning
• Pressure Washing
• Vinyl Siding Cleaning
• Gutter Cleaning & Repairs
Liability & WCB Insured
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Over 20 Years Experience
serving the
Lower Mainland

Tel: 604.341.5831
Fax: 604.943.1951
apexpm@telus.net

CHOA Business Members
Warline Painting Ltd.
Surrey
604.542.5064
warlinepainting.ca

Inter-Provincial Roof
Consultants Ltd.

Ascent Real Estate
Management Corp.

Centre Group Real Estate
Service Corp.

Surrey
604.576.5740
iprc.ca

Burnaby
604.431.1800
ascentpm.com

Kelowna
250.763.2300
colliers.com

IRC Building Sciences
Group BC Inc.

Associated Property
Management Ltd.

Century 21 – Kootenay Homes

Richmond
604.295.8070
ircgroup.com

Kelowna
250.712.0025

PLUMBING
CuraFlo of BC
Burnaby
604.298.7278
curaflo.com/bc

DMS Mechanical Ltd.
Burnaby
604.291.8919
dmsmechanical.com

JDP Roofing and
Waterproofing
Vancouver
604.601.8206
jdpconstruction.ca

Spears Sales & Service
Vancouver
604.872.7104
spearssales.com

Trotter and Morton Facility
Services Inc.
Burnaby
604.525.5462
trotterandmorton.com

PROJECT
MANAGEMENT
Brewster Engineering &
Management Ltd.
Victoria
250.213.5059

Fisher Resource Efficiency
Solutions Company Ltd.
Victoria
250.590.9440
frescoltd.com

Laurentian Roofing Inc.
Vancouver
604.613.9106
laurentianroofing.co

Roofing Contractors
Assoc of BC (RCABC)
Langley
604.882.9734
rcabc.org

Roofix Services Inc.
Burnaby
604.444.4342
roofixinc.com

Valhalla Roofing Ltd.
Langley
778.895.2503
valhallaroofing.com

STRATA
MANAGEMENT &
REAL ESTATE

Planact Management Ltd.
Vancouver
604.216.8782
planactmanagement.com

Atira Property
Management Inc.
Vancouver
604.439.8848
atira.ca

AXIS Strata Management
Delta
604.785.6953

Bayside Property Services

ROOFING

Vancouver
604.263.0334
absoluteroof.ca

Adanac Roofing &
Exteriors ULC
Langley
604.888.1616

Best Quality Roofing
Systems
Coquitlam
604.716.5325
bcroofing.ca

Burrard Roofing & Drainage
North Vancouver
604.986.1812
burrardinc.com

Design Roofing Services
Port Coquitlam
604.944.2977
designroofing.ca

Vancouver
604.689.0909
604realestate.ca

Aberdeen Property
Management

Parksville
250.248.1140
bayviewstrataservices.ca

Baywest Management Corp
Surrey
604.591.6060
baywest.ca

Bernard Siebring
Kelowna
250.762.7596

Blackbrant Management
Parksville
250.752.2409

White Rock
604.200.1030
blueprintstrata.com

Bradshaw Strata
Management Ltd.
Surrey
604.576.2424
bsmstrata.ca

Abbotsford
604.864.0380
campbellstrata.com

Vernon
250.542.1533
accentpm.ca

C & C Property Group

Parksville
250.951.0851

Citybase Management
Vancouver
604.708.8998
citybase.ca

CML Properties
Kamloops
250.372.1232
cmlproperties.ca

Coldwell Banker
Horizon Realty
Kelowna
250.860.1411
okanaganpropertymanagement.com

Blueprint Strata Management

Accent Property
Management Ltd.

Alliance Strata Property

Richmond
604.273.1745
Century21pel.com

Bayview Strata Services Inc.

Campbell Strata
Management Ltd.

Victoria
250.881.8866

Century 21 Property
Management Div.

White Rock
604.531.2200
century21.ca/seasiderealty

Richmond
604.273.1234

Advantage Property
Management Ltd

Squamish
604.892.5954
century21.ca/
performancerealtymanagement

Century 21 Seaside
Realty Ltd.

604 Real Estate Services Inc.
Absolute Roof
Solutions Inc.

Century 21 Performance
Realty & Management

Burnaby
604.432.7774
baysideproperty.com

24/7 Realty Inc
Surrey
604.722.1522
247realty.ca

Rossland
250.362.2144

North Vancouver
604.987.9040
cccm.bc.ca

Cascade Realty Ltd.
Dawson Creek
250.782.5750
cascaderealtydc.com

Colliers Macaulay Nicolls
Vancouver
604.662.2675

Columbia Property
Management Ltd.
Kamloops
250.851.9310

Colyvan Pacific Real Estate

Cornerstone Properties
Victoria
250.475.2005
cornerstoneproperties.bc.ca

Crosby Property
Management Ltd
Vancouver
604.683.8900
crosbypm.com

Crossroads Management Ltd.
Surrey
778.578.4445
crpm.ca

Dodwell Strata
Management
Vancouver
604.699.5255
dodwell.ca

Dynamic Property
Management
Squamish
604.815.4654
dynamicpropertymanagement.ca

East Kootenay Realty Ltd.
Cranbrook
250.426.8211
ekrealty.com

ECM Strata Management
Abbotsford
604.855.9895

Firm Management
Corporation
Saanichton
250.544.2300

First Landmark Strata &
Property Management Ltd.
Vernon
250.275.1393

Fraser Property
Management Realty
Services Ltd.
Maple Ridge
604.466.7021

Gammon International
Real Estate Corporation

Vancouver
604.683.8399
colyvanpacific.com

Vancouver
604.736.6761
gammoninternational.com

Compass Point Real Estate
Services Inc.

Gateway Property
Management Corp.

Richmond
604.214.8645
compasspointinc.com

Complete Residential
Property Management
Victoria
250.370.7093
completeresidential.com

Vancouver, Victoria, Kamloops,
Kelowna
604.635.5000 or
1.888.828.2061
gatewaypm.com

Grace Point Strata
Management Services
Nanaimo
250.802.5124
GPstrata.com
Continued on page 45.
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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

24/7 Emer genc y Responders
Water & Fire Da m age Restor ation

604.549.0099 and 1.866.578.3138
www.canstarrestorations.com

O

Latest technology-deep clean & fast drying time

O

Environment friendly products

O

Professional technician

O

Satisfaction guaranteed

O

Commercial & residential carpet clean

Free estimate 604.786.2758

e-mail: sunshine@bccarpetcare.com O www.bccarpetcare.com

Call Today For Your Management Proposal!!

Strata
Management
Extensive knowledge of the
“Strata Property Act”
We give you our full attention
at fair and competitive rates!
Ph: 604-864-6400 T/F: 1-877-864-6424
www.strataschoice.com email: colleen@strataschoice.com
1A 33820 South Fraser Way, Abbotsford, BC V2S 2C5
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CHOA Business Members
STRATA
MANAGEMENT &
REAL ESTATE CON’T
Harbourside Property
Management Ltd.
Surrey
778.571.0572
harboursidepm.com

Highland Property Mgmt
Cranbrook
250.489.3222
highlandproperties.ca

Holywell Properties
Sechelt
604.885.3460

Homelife Glenayre Realty
Chilliwack Ltd.
Chilliwack
604.858.7368

Hutton Condominium
Services
Victoria
250.598.5148

IJM Properties Ltd.
Vancouver
604.736.7018
ijmproperties.ca

J.P. Property Management
Vancouver
604.898.9118

Kazawest Property & Strata
Management Services
Vancouver
604.422.7000
kazawest.com

Keller Williams Elite Realty
Port Coquitlam
604.468.0010
joshbath.com

Kelowna Condominium
Services Ltd.
Kelowna
250.860.5445

Korecki Real Estate
Services Inc.
Richmond
604.233.7772
korecki.ca

Kyle Properties
Vancouver
604.732.5263

Leonis Management &
Consultants Ltd.
Surrey
604.575.5474

Licar Management Group
Fort St. John
250.785.2662
licar.ca

Lifestyles Condominium
Services Inc.

Pace Property Management

REMI Realty Inc.

Prince George
250.562.6671
pacepropertymanagement.ca

Langley
604.530.9944
remirealty.ca

Pacific Quorum
Properties Inc.

Royal LePage
Coast Capital Realty

Vancouver
604.685.3828
pacificquorum.com

Victoria
250.384.7663
royallepagecoastcapitalrealty.com

Vancouver
604.736.5611
macdonaldcommercial.com

Pacific Dawn Asset &
Property Management
Services Inc.

Strata’s Choice Property
Management Ltd.

Magsen Realty Inc.

Vancouver
604.683.8843
pacific-dawn.com

Kelowna
250.763.5446

Lodging Ovations
Whistler
604.938.9899

MacDonald Commercial
Real Estate Services Ltd.

Vancouver
604.872.3218
magsen.net

Malaspina Realty &
Property Management
Sechelt
604.741.0720

Martello Property
Services Inc.
Vancouver
604.681.6544
martellopropertyservices.com

Stratawest Management
Park Place Property
Services Ltd.
Richmond
604.271.7788
parkplaceproperty.ca

Peak Property
Management Inc.
Coquitlam
604.931.8666
peakpropertymanagement.ca

Power Strata Systems Inc.
Mountain Creek Properties
Invermere
250.341.6003
mountaincreek.ca

Vancouver
604.971.5435
powerstrata.com

Premier Strata Services Inc.
Mountain Peaks Resort
Realty Inc.
Whistler
604.905.9513

Surrey
604.576.7725
premierstrataservices.com

Price Smart Realty
Nai, Goddard & Smith
Langley
604.534.7974
naicommercial.ca

Narod Properties Corp.
Vancouver
604.732.8081

Northwest Strata
Management Ltd.
North Vancouver
604.980.4729

Norwich Real Estate
Services Inc.
Kelowna
250.717.5000
remaxkelowna.com

Oakwood Property
Management Ltd.
Victoria
250.704.4391
oakwoodproperties.ca

Okanagan Strata
Management
Kelowna
250.868.3383
osm.to

Abbotsford
604.864.6400
strataschoice.com

Aldergrove
604.625.4441

North Vancouver
604.904.9595
stratawest.com

Sunden Management Ltd.
Kamloops
250.376.0062
sunden-kamloops.net

Tazmeen Woodall –
Re/Max Crest Realty
North Vancouver
604.988.2449
tazmeenwoodall.com

The Institute of Real Estate
Studies
Vaughan
905.761.9500

The Kerr Group
Parksville
250.248.1071
thekerrgroup.ca

The Wynford Group
Proline Management Co.
Victoria
250.475.6440
property.managers.net

Quay Pacific Property
Management Ltd.
New Westminster
604.521.0876
quaypacific.com

Rancho Management
Vancouver
604.684.4508
ranchovan.com

Vancouver
604.261.0285
wynford.com

Total Concept
Management & Realty
Campbell River
250.287.4427

Touchstone Property
Management Ltd.
Burnaby
604.688.4340
touchstoneproperty.com

TML Management Group
Re/Max Property
Management
Richmond
604.821.2999

Richmond
604.207.9001
tmlgroup.ca

Warrington Management
Realty Executive
Cranbrook Agencies
Cranbrook
250.426.3355
cranbrookagencies.com

Realty Executives Penticton
Penticton
250.493.4372

Vancouver
604.602.1887
warringtonpci.com

Whistler Resort
Management Ltd.
Whistler
604.932.2972

WASTE DISPOSAL
Metro Compactor West
Burnaby
604.291.8485
metrogroupcan.com

WINDOWS & GLASS
Action Glass Inc.
Burnaby
604.525.5365

A.1 Window
Manufacturing Ltd.
Burnaby
604.777.8000
a1windows.ca

Fairway Glass Ltd.
Port Moody
604.931.4531

OTHER
Access Gas Services Inc.
Delta
604.519.0862

Acme Protective
Systems Ltd.
Vancouver
604.731.8204
acmeprotective.com

Acom Building
Maintenance Ltd
Burnaby
604.436.2121
mbc.bbb.org

City View Systems Inc.
Vancouver
604.878.7282
cityviewsystems.com

Canada Furnace Heating &
Air Conditioning
Maple Ridge
604.460.9969
canadafurnace.ca

City View Systems Inc.
Vancouver
604.878.7282
cityviewsystems.com

Coinamatic Canada Inc.
Richmond
604.270.8441
coinamatic.com

D. W. Optimum Hvac
Services
Richmond
604.273.2200
dwoptimum.com

Enerpro Systems Corp.
North Vancouver
604.982.9155
enerprosystems.com
Continued on page 46.
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CHOA Business Members
OTHER CON’T
EPG Equity Protection
Group
Surrey
604.542.9697
epg.bc.com

Falcon Homes

Mira Floors Ltd.

Mountainside Enterprises

Secured Security Ltd.

Port Coquitlam
604.941.2092
falconhomes.com

Surrey
604.856.4799
mirafloors.com

Kamloops
250.573.0010
mountainsideenterprises.shaw.ca

Surrey
604.579.0166
securedsecurity.com

Inspired Home Flooring
Centre

MopnMow Building
Services Ltd.

PML Professional
Mechanical Ltd.

Telus Communications
Company

Burnaby
604.763.7652
inspiredhomeflooring.com

Delta
604.306.7791
mopnmow.com

Port Coquitlam
604.468.9999
pmlbc.com

Burnaby
604.250.7457
telus.com

New Regulatory Bulletins Now Available

T

he new Regulatory Bulletin series,
produced by the Homeowner
Protection Office (HPO), helps
Licensed Residential Builders and
others to better understand and interpret
the Homeowner Protection Act and its
regulations.
These bulletins provide helpful
information on a range of topics:
• How to Become a Licensed
Residential Builder
• How to Become a Licensed Building
Envelope Renovator

• 2-5-10 Year Home Warranty Insurance
• Information Bulletin for Owner
Builders
• Buying or Selling an Owner-built
Home
• Substantially Reconstructed Homes
and the Homeowner Protection Act
• Heritage Buildings and the
Homeowner Protection Act
• Registering and Enrolling New
Homes for Home Warranty
Insurance Coverage

• Working with Your Warranty
Provider During and After
Construction
• De-enrolling Homes from Home
Warranty Insurance and the
Homeowner Protection Act
View the Regulatory Bulletins at http://
www.hpo.bc.ca/regulatory-bulletins.
Subscribe at http://www.hpo.bc.ca/
email-subscriptions to receive future
Regulatory Bulletins (New subscribers).
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MAXIMIZING INVESTMENT - MINIMIZING RISK
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A professional team of accredited insurance
appraisers, and certiﬁed reserve planners
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...serving all of British Columbia

Phone: 1-877-659-3224 Fax: 1-877-730-6909 Email: info@visionpa.com Visit: www.visionpropertyadvisors.com
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THERE’S A TIME TO COMPARE

ROOF GUARANTEES & THE COVERAGE THEY OFFER

THERE’S ALSO A TIME WHEN

IT’S TOO LATE TO DO SO

The best guarantee is one you’ll likely never need in the first place. And that’s exactly what a RoofStar Guarantee by RGC is all about.
It covers all labour, materials and includes a comprehensive inspection schedule (performed by independent, third-party inspectors)
at key milestones in a roof’s life. That includes installation — to make sure workmanship and materials are up to par. It also includes
inspections at the two-year mark for five-year coverage and the two-, five-, and eight-year mark for ten-year coverage. All of which
helps ensure your roofing guarantee lives up to its name.
RoofStar: New name. Same great guarantee.

604.882.9734 | RoofStar.ca

When frustrations mount and you throw complicated strata laws
into the mix, a small problem can become a major headache!
Fortunately, there are resources available to help strata councils and
property managers. StrataFAQs, developed by the Strata Property
Group at Clark Wilson, is a searchable database covering dozens of
commonly asked strata law questions. Recent additions include:
• At the last council meeting, the council passed a rule requiring
anyone who books the common room for a private event to
pay a fee of $100. Is the rule enforceable?
• Our bylaws provide that owners cannot put up any signs to
advertise the sale of their strata lot. Is this bylaw enforceable?
• Does a strata corporation have to Àle an income tax return?

