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WE WORK HARD
SO YOU DON’T HAVE TO.
OUR PROPERTY MANAGERS TAKE A 
HANDS-ON APPROACH TO HELP YOU 
MAKE INFORMED DECISIONS.

CONSUMER CHOICE 
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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: www.choa.bc.ca

CHOA CONTACT INFO
Toll-Free: 1.877.353.2462

Website: www.choa.bc.ca

Email: office@choa.bc.ca

Head Office (Lower Mainland):

Suite 200 – 65 Richmond Street 

New Westminster, B.C. V3L 5P5 

T: 604.584.2462 F: 604.515.9643

Vancouver Island Office:

Suite 222 – 1175 Cook Street 

Victoria, B.C. V8V 4A1 

T: 250.381.9088

Kelowna Office:

#26 – 1873 Spall Road 

Kelowna, B.C. V1Y 4R2 

T: 250.868.1195 F: 250.868.1195

STAFF
Tony Gioventu, Executive Director

Heidi Marshall, Communications Officer & Strata Advisor

Rosalina Munro, Policy, Researcher & Strata Advisor

Bill Miller, Strata Advisor, Interior

Melanie Lietuvinikas, Strata Advisor, Lower Mainland

Donna McKinnon-Heide, Member Services Coordinator 

Leo Wang, Accounting & Records

ADVERTISERS WELCOME
For advertising information and rates, please contact our office.

Tel: 604.584.2462 Email: info@choa.bc.ca

CHOA BOARD OF DIRECTORS
Bill Thorburn, President – VIS5081 

Keith Davis, Vice President – VIS2044

Jeannie Pearce, Treasurer – NW3258

David Carter – LMS1383

Mary Stojanovic – VR53

Eli Mina – BCS1871

Michael Krygier – NW1370

Broc Braconnier – KAS1884

Ryan Abbott – LMS3679

Ley Lefeuvre – KAS33

Allyson Baker, Business Member

Adrienne Murray, Business Member

Mark Will, Business Member

DISCLAIMER
This publication is designed to provide informative material 

of interest to its readers. It is distributed with the understanding 

that it does not constitute legal or other professional advice. 

Although the published material is intended to be accurate neither 

we nor any other party will 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.

The CHOA Journal is printed by Still Creek Press Ltd., Burnaby, BC
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FOR INQUIRIES CALL 604-589-2553 
OR VISIT WWW.MASDUCT.COM

RESIDENTIAL    COMMERCIAL   
INDUSTRIAL    CONSTRUCTION

Dryer Ducts | Booster Fans | HVAC Ducts | Furnace Systems
Over 15 years of Excellence

COMPLETE STRATA 
MANAGEMENT SERVICES

RELATIONSHIP BASED SERVICE

  Robust online services

  Routine site visits

  Experienced Managers

CONTACT US 
FOR A PROPOSAL

VANCOUVER

604.685.3828 

SURREY

604.635.0260

Top Choice Award 
Mark of Excellence

Top Residential 
Management Company

Awarded in 
2008  2009  2012  2013  2014

WHISTLER

604.905.0138 

ONLINE

PACIFICQUORUM.COM

SERVING METRO VANCOUVER,  

THE FRASER VALLEY & THE SEA-TO-SKY CORRIDOR
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the resolution was overwhelmingly 

approved by 32 of the 34 owners present at 

the meeting. The membrane replacement 

work was carried out in the Fall of 2014.

In September 2014, Mr. Getzlaf wrote to the 

strata corporation requesting permission 

to install a fence to enclose his patio. 

The strata council refused permission for 

a number of reasons including that the 

construction of any fences or enclosures 

on common property needs to be carefully 

considered so as to not compromise the 

design and integrity of the new roof system. 

The strata council confirmed that nothing 

was to be installed on the patio. The strata 

council also advised that once the reroofing 

project was complete, the inspection 

company would provide recommendations 

for the type of construction for which 

permission may be requested.

Notwithstanding that the strata council 

had denied Mr. Getzlaf permission, 

Mr. Getzlaf constructed a fence on the 

patio adjacent to his strata lot. The strata 

council advised Mr. Getzlaf that he would 

be fined for constructing the fence without 

permission and that he should submit 

detailed plans for consideration by the 

strata council. In the meantime the strata 

council advised that he should cease all 

work on the fence. Subsequently, Mr. Getzlaf 

replied that he would not remove his 

privacy screen and he advised that he 

would reinstall a shed on the common 

property. Mr. Getzlaf proceeded to place 

a firepit and gazebo type structure on the 

patio. The strata council invited Mr. Getzlaf 

to attend a strata council meeting however 

Mr. Getzlaf refused. The strata corporation 

proceeded to levy fines against Mr. Getzlaf.

existing landscaping would be replaced 

with rock ballast.

The strata corporation held a special 

general meeting in March 2014 for the 

owners to approve a resolution to replace 

the parkade membrane. The notice 

indicated that the specifications for the  

membrane replacement had been prepared 

by a roofing consultant. The Judge 

commented that pursuant to section 71 

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

resolution required approval by means of 

a 3/4 vote. Section 71 of the SPA provides 

that a strata corporation may not make 

a significant change in the use or 

appearance of common property unless 

the change is approved by a resolution 

passed by a 3/4 vote at an annual or 

special general meeting. Thus, although 

not specifically stated in the Court’s 

decision, it appears that the resolution 

that was to be voted on by the owners was 

for the purpose of approving a significant 

change to the appearance of common 

property or, at a minimum, included such 

a provision as part of the resolution.

The specifications provided that high 

density concrete pavers were to be 

installed over the filter cloth which 

covered the membrane on the patios 

adjacent to Mr. Getzlaf’s strata lot and 

the patio of another strata lot also on the 

ground floor. Clear washed river rock 

was to be installed on the remaining 

roof surface. Rock ballast was therefore 

being proposed to replace the existing 

landscaping on the upper parkade roof.

Although Mr. Getzlaf attended the 

meeting and voted against the resolution, 

A 
recent decision of the British

 Columbia Supreme Court,

 Getzlaf v. The Owners, Strata Plan 

VR 1591 will be of assistance to strata 

corporations that are dealing with owners 

who object to changes to common 

property and that are dealing with owners 

who, without permission, make alterations 

to common property.

In 2010, Mr. Getzlaf purchased a ground 

floor strata lot at the rear of the building 

which contained 36 strata lots. All rooms 

in Mr. Getzlaf’s strata lot overlooked a lush 

and extensive back garden. The garden 

at the rear of the building formed the roof 

of the underground parkade. The parkade 

membrane covered a large area below the 

garden as well as below Mr. Getzlaf’s strata 

lot and his patio. At the time the strata 

lot was purchased, the patio consisted 

of a solid concrete aggregate slab over 

the parkade membrane. The patio was 

surrounded by a brick perimeter wall 

approximately 18 to 24” high.

In 2013, the strata corporation received 

advice from three engineering firms 

that the parkade membrane needed to 

be replaced. During the investigation 

of the membrane failure it became 

apparent to the strata corporation that 

roots of plants and trees had contributed 

to the failure. All owners were provided 

with the information about the need to 

replace the membrane and the problems 

created by the landscaping in a memo 

in July 2013. The strata corporation 

then held an information meeting in 

November 2013. At that information 

meeting, owners were advised that the 

The Case of the Disappearing 

Landscaping 

Adrienne Murray / Hammerberg Lawyers LLP
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screening, fencing and plants for the 

benefit of both units 103 and 104, which 

was Mr. Getzlaf’s unit, that would be 

consistent in appearance with the rest of 

the strata complex.

The Judge emphasized 

that the strata 

corporation has a 

statutory mandate to 

care for the common 

property and ensure 

its available use for 

all owners. The Judge 

referred to the decision 

in Fenby v. The Owners, 

Strata Plan NW 228 

as authority for the 

proposition that it is not significantly 

unfair to order an owner to remove items 

from common property that had not been 

permitted by the strata corporation.

The Judge found that there was no basis 

for reversing the fines that had been 

levied against Mr. Getzlaf as Mr. Getzlaf 

was clearly in breach of the strata 

corporation’s bylaws. The Judge noted 

that Mr. Getzlaf had ignored clear 

warnings that he should not proceed with 

his intended course of conduct and that 

the consequence of doing so included 

the fact that fines would be levied.

In reaching his decision, the Judge 

considered that the legal principles related 

to the matter included the following:

   a strata corporation must act in the 

best interest of all owners and it must 

endeavor to accomplish the greatest 

good for the greatest number; and

   strata corporations must often utilize 

discretion in making decisions which 

affect various owners and that, at times, 

the strata corporation’s duty to act 

in the best interest of all owners is 

in conflict with the interests of a 

particular owner or group of owners.

The Getzlaf decision confirms that strata 

corporations are not prevented from 

to Mr. Getzlaf’s new combustible 

structure thereby increasing the risk 

of fire; and

   attaching a structure of combustible 

construction to the building in 

violation of the strata corporation’s 

bylaws and the zoning.

The strata corporation also argued that 

the structure Mr. Getzlaf erected posed 

a risk of damage to the roof membrane. 

The potential risk was confirmed by the 

roof consultants.

The Judge rejected Mr. Getzlaf’s 

argument that the strata corporation 

acted in a manner that was significantly 

unfair. The Judge noted that the strata 

corporation took reasonable steps to 

inform the owners of the repairs and that 

they were required for maintenance and 

the preservation of common property. 

The owners were clearly advised that 

the garden that was removed was a 

contributing cause in the need for the 

extensive renovation project. The Judge 

noted that the strata corporation also 

complied with the SPA’s notice and 

voting requirements when obtaining 

authorization to proceed with the 

membrane replacement.

The Judge also emphasized that the 

strata corporation had not disregarded 

the petitioner’s desire for privacy. 

Rather, it was in the process of obtaining 

estimates for the installation of privacy 

In January 2015, the strata council 

received an estimate from a construction 

company for the installation of a privacy 

fence, bench seating area and a garden 

shed consistent with 

the appearance of 

the rest of the strata 

complex for the two 

ground floor strata 

lots.

Mr. Getzlaf petitioned 

the Court for an 

order that:

   the strata 

corporation restore 

the upper parkade 

to its original design 

which was a rooftop garden;

   the strata corporation restore the 

brick wall foundation at the perimeter 

of the patio so that Mr. Getzlaf 

could install anchor posts for the 

installation of a fence;

   the strata corporation be ordered not 

to remove the existing privacy screen 

without Mr. Getzlaf’s authority; and

  all fines be removed.

Mr. Getzlaf argued that the strata 

corporation had acted in a manner that was 

significantly unfair particularly because 

it had not restored the landscaping to the 

situation prior to the membrane project. 

The failure to restore the landscaping 

resulted in a lack of privacy for Mr. Getzlaf 

and reduced the strata lot’s market value. 

Mr. Getzlaf also argued that the strata 

corporation’s obligation to maintain 

common property meant that it must 

restore areas affected by remedial work 

to substantially the same appearance as 

it was before the work began.

The strata corporation argued that 

Mr. Getzlaf was in breach of the bylaws for:

   altering common property without 

permission;

   placing a propane fueled patio heater 

underneath the balcony and adjacent 

“The Judge emphasized that the strata 

corporation has a statutory mandate 

to care for the common property and 

ensure its available use for all owners.” 

Continued on page 9
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making significant changes to common 

property nor are they required to restore 

common property to its original state 

when repair and maintenance is required. 

However, in addition to noting that a 

3/4 vote of the owners had been obtained, 

the Judge also considered whether the 

decision to install rock ballast rather 

than landscaping, notwithstanding that 

it had been approved by a 3/4 vote, 

was significantly unfair to Mr. Getzlaf. 

Thus, simply because the decision to 

install rock ballast was approved by a 

¾ vote of the owners was not enough to 

avoid a possible outcome that the strata 

corporation had acted in a manner that 

was significantly unfair to Mr. Getzlaf.

In reaching the decision that the strata 

corporation had not acted in a manner 

that was significantly unfair, the Judge 

considered that the strata corporation 

had a good reason not to replace the 

landscaping based on advice that the 

plantings and tree roots contributed to 

the damage. The Judge also considered 

that the strata corporation had obtained 

a quote to install a privacy fence, bench 

seating and a garden shed consistent with 

the appearance of the rest of the strata 

complex for both ground floor strata lots 

that faced the rear of the building thereby 

demonstrating that the strata corporation 

intended to restore Mr. Getzlaf’s patio 

area in a manner consistent with the 

appearance of the building and in a 

manner that did not compromise the 

newly installed membrane.

By upholding the fines against Mr. Getzlaf, 

the decision should also serve as a 

warning to owners that, by altering 

common property without permission, 

they do so at their peril. 

Adrienne Murray is a lawyer with 

Hammerberg Lawyers LLP. For more 

information please visit their website at: 

www.hammerco.net

Find CHOA’s

2015 FALL
SEMINARS

on 

pages 38 - 39

in this issue
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YOUR FULL SERVICE
REAL ESTATE COMPANY
Serving Northern Bri sh Columbia

LOCATED IN PRINCE GEORGE
BC’S NORTHERN CAPITAL
455 Quebec Street,
Prince George, BC V2L 1W5
PHONE: 250-562-6671
FAX: 250-562-8056
Email: @PaceRealt ca
Website: www PaceRealt ca

Professional, Licensed Strata, Residen al & Resource Sector Housing 
Management Services

Full  Sta ed O ce Providing Accoun ng & Recep on Services
Large or Small, We Can Manage Them All

Contact us Toda  for All Your Management Needs

C O Q U I T L A M  –  S U R R E Y  -  W H I S T L E R

FULL SERVICE STRATA PROGRAM

604.549.0099
24/7 EMERGENCY CALL CENTRE

Terry Hawes, MBA, CPA, CGA, CFE
PORT MOODY OFFICE

84 Moody Street, Port Moody, BC  V3H 2P5

PH  604-469-3733    TF  1-877-894-2937
FAX  604-469-3760

Does your Strata require Audited or 
Reviewed Financial Statements?

What are your concerns?
We can help, with over 15 years experience 

assisting Strata Corporations throughout 

BC. Our primary focus is on small to 

mid-size strata corporations (owner and 

professionally managed).

CONTACT US FOR A FREE CONSULTATION

  Audited and Reviewed Financial Statements
 (Including Strata Management Firm
 prepared financial statements)

  Tax Returns, regulatory compliance
 matters and opinions

  Budget compilation, projections,
 unit entitlement

  Full Cycle Bookkeeping

  Consultation on financial and strata
 management matters… and more.

WE CAN PROVIDE:

www.terryhawes.com
terry@terryhawes.com

530 – 171 West Esplanade Ave
North Vancouver, BC  V7M 3J9

Telephone 604-987-9040
Fax 604-987-9045
Email manager@cccm.bc.ca
www.cccm.bc.ca

Professional Strata Property Management

Since 1996

Competent and Effective
Strata Management

• APARTMENT ENTRANCE AND PATIO DOOR REPAIRS

• SECURITY PRODUCTS • WINDOW HARDWARE
• DOUBLE GLAZING (SEALED UNITS) & WINDOWS

action_glass@telus.net

604-525-5365

IN
IT
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T

E
D
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OTAL    GLASS    REC
Y

C
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G

                   IN  OUR INDUSTRY
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S T E P H E N  H A M I LTO N

shamilton@hammerco.net
J E N N I F E R  N E V I L L E

jneville@hammerco.net
A D R I E N N E  M U R R AY

amurray@hammerco.net

· Governance and Human     
  Rights disputes

As strata property lawyers, we’re focused on resolving
strata-related issues for clients.

O U R  R E S U LT S

We are involved in many precedent-setting decisions in 
strata property law relating to repairs, significant unfairness, 
collections, and appointment of administrators. We appear in all 
levels of court and the Human Rights Tribunal.

H O W ?

We are constantly following the latest court decisions and 
issues in our field. You’ll find us in the community, at client 
properties and at industry events. We are speakers, authors 
and instructors on a full range of strata property topics. 

H A M M E R C O. N E T   |   1 - 8 8 8 - L AW - 5 5 4 4

A S K  O U R  C L I E N T S
About how we’ve been solving strata issues for decades.

W E  A D V I S E  O N :

· Strata fee collections
· Reviewing and drafting by-laws
· Enforcement of by-laws
· Legal opinions
· Negligent construction   
  litigation and warranty  
  claims
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 A  d i v i s i o n  o f  K o m a n  C o n s t r u c t i o n  L t d .  

________________________________ 
Target repair for Strata      
Building Envelope                 

Building Maintenance        

Restoration                             

Alteration                                 

Commercial Renovation    

General Contractor               

329 Hastings Street East, Vancouver,  
B.C., Canada.  V6A 1P3 

Tel.: (604) 709-1818       Fax: (604) 709-1819 
 E-mail address:office@koman.ca 

Koman  Restoration 
Still Confused about Depreciation Reports?

Vic Sweett
ABA, RI(BC), AACI, P.APP, CRP

Certified Reserve Planner
& Appraiser

Pacific Rim Appraisals Ltd.
305 – 5811 Cooney Road
Richmond, BC  V6X 3M1
Phone: 1-604-248-2450

Fax: 1-866-612-2800

Pacific Rim Appraisals Ltd.
2 – 57 Skinner Street

Nanaimo, BC  V9R 5G9
Phone: 1-250-754-3710

Fax: 1-250-754-3701

Pacific Rim Appraisals Ltd.
550 – 2950 Douglas Street

Victoria, BC  V8T 4N5
Phone: 1-250-477-7090

Fax: 1-866-612-2800

Toll Free: 1-866-612-2600
info@pacificrimappraisals

Toll Free Fax: 1-866-612-2800
www.pacificrimappraisals.com

Call us anytime at 1-866-612-2600 and we
will be happy to review a sample report 

with your strata council.
Pacific Rim Appraisals Ltd. personnel are

Certified Reserve Planners (CRP)

Pacific Rim Appraisals Ltd.
One Stop Shop for Depreciation Reports and

Insurance Appraisals — Covering All of British Columbia
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Condominium Home Owners Association (CHOA)

Mark your calendars: Celebrating 40 Years 

of Success

   Civil Resolution Tribunal (CRT) 

Strata Working Group
   Civil Resolution Tribunal (CRT) Solution 

Explorer design and development

   Homeowner  Protection Office  

(HPO):  Advisory Council  

   BC Law Institute: Strata Property 

Law Project

   Real Estate Council of BC Strata 

Management Advisory Committee

Public Forums: 
   Landlord, Tenant and Strata Council 

Forum: What you need to know about 

renting in a strata corporation 

(May 28, 2014 Vancouver)

   Landlord, Tenant and Strata Council 

Forum: Rentals, Bylaws, Bed Bugs and 

Hoarding (May 6, 2015 in Vancouver)

   Civil Resolution Tribunal (CRT) 

Update: Victoria (June 23, 2015)

   Depreciation Reports: 23 sessions 

held throughout BC

   Information sessions for Strata 

Managers & Realtors: 19 sessions 

held throughout BC

CHOA’s Province-Wide 
Educational Program:
Spring and Fall 2014

   Total number of seminars: 48

 – Half-day seminars: 13

 – Full-day seminars: 35

Spring 2015
   Total number of seminars: 25

 – Half-day seminars: 11

 – Full-day seminars: 14

2016 
will mark CHOA’s 

40th year 

serving BC’s 

strata community. To commemorate this 

milestone CHOA will be hosting a one-day 

strata symposium in conjunction with our 

AGM Wednesday May 4, 2016 in Vancouver.

Over the past four decades CHOA has 

played a significant role in the positive 

development of BC’s strata community. 

We are proud of our successes. We serve 

the strata community by informing, 

educating and assisting strata owners. 

For example, throughout the past year 

CHOA continued to commit to research, 

policy development and support for 

strata corporations across BC.

2014 – mid 2015

Bulletins / Publications: 
   CHOA has an inventory of over 

800 bulletins posted on its website —

approximately 50 to 100 bulletins are 

added yearly

   CHOA’s eUpdate (an email 

subscription service distributed 

monthly or more often)

    Installation of Electric Vehicle 

Charging Stations on Strata 

Properties in British Columbia*

   What a Strata Corporation needs 

to know about: Parking Spaces and 

Storage Lockers - updated January 1, 

2014 (600-001)

    What a Strata Corporation needs to know 

about: Rental Restriction Bylaws (600-002)

   What a Strata Corporation needs to 

know about: Investing your 

Continued on page 14

ContingencyReserve Fund or Special 

Levy (600-003)

   What a Strata Corporation needs to 

know about insurance — updated 

September 2014 (600-004)

    What a Strata Corporation needs 

to know about: Air Space Parcel 

Agreements** (600-005)

    What a Strata Corporation needs to 

know about: Filing Corporate Tax 

Returns (600-006)

    What a Strata Corporation needs to 

know about: The Essentials for Strata 

Administration (600-007)

   What a Strata Corporation needs to 

know about: Depreciation Reports — 

Updated May 1, 2015 (400-007)

*  This guide was produced in partnership 

with the Ministry of Energy and Mines

**   This bulletin was produced in partnership 

with the Real Estate Council of British 

Columbia (RECBC)

Committees and Working Groups: 
   Civil Resolution Tribunal (CRT) 

Advisory Council 
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Public Forums:
   Civil Resolution Tribunal (CRT) Update: 

Vancouver (September 14, 2015)

   Civil Resolution Tribunal (CRT) 

Update: Nanaimo (October 14, 2015) 

CHOA’s Province-Wide 
Educational Program:
Fall 2015

   Total number of seminars: 21

 – Half-day seminars: 15

 – Full-day seminars: 6

Presenting Sponsor Event: 
   Strata Symposium (November 13 & 14)

Committees and Working Groups: 
   Civil Resolution Tribunal (CRT) 

Advisory Council 

   Civil Resolution Tribunal (CRT) 

Strata Working Group 

   Civil Resolution Tribunal Solution 

Explorer Development

   Homeowner  Protection Office  

(HPO):  Advisory Council  

   BC Law Institute: Strata Property 

Law Project

   Real Estate Council of BC Strata 

Management Advisory Committee 

On-site Strata Meetings
    Total number of on-site meetings 

attended by a CHOA staff member 

in 2014 – 217

Upcoming for Fall 2015 

Bulletins / Publications: 
   What a Strata Corporation needs to 

know about: Strata Management 

Contracts

   Research Guide on Major Renewals & 

Upgrades to Parking (currently under 

development with the Homeowner 

Protection Office) 

  

NEW GUIDE: 

Guide to Managing 
Renewals Projects in Multi-
Unit Residential Buildings

The Homeowner Protection Office’s new “Guide to Managing Renewals 
Projects in Multi-Unit Residential Buildings” provides practical information 

for owners, strata managers and strata council members to help manage 

the planning and implementation of renewals projects for multi-unit 

residential buildings. Visit the HPO website for more information: 

http://www.hpo.bc.ca/managing-renewals-projects-multi-unit-residential
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 - Mitali (Council President)  

Why do more owners choose FirstService Residential for strata management over any other 

company? As your trusted advisor, FirstService Residential focuses on building a great 

relationship with you while providing your strata with an unmatched depth of support. 
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www.hpo.bc.ca      
Toll-free: 1-800-407-7757     
Email: hpo@hpo.bc.ca
      @ HPO_BC

Know When to Make a 
Home Warranty Insurance Claim
Owners of homes with home warranty insurance can search the Residential  
Construction Performance Guide to find out whether concerns they have with the  
quality of their homes may be covered by home warranty insurance.

View the Residential Construction Performance Guide to find: 

Homeowner Protection Office website.
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LIFE, lived better.
At Baywest Management, we believe that service should 
be custom tailored to fit the specific nuances of your 
community – from personalized websites and web-based 
management solutions to 24/7 customer service and online 
client portals, we have the solution for what you need.

FIND OUT WHAT IT’S LIKE TO LIVE LIFE 
BETTER WITH BAYWEST MANAGEMENT. 

www.baywest.ca | (604) 591-6060

For a management proposal please contact:

Alfred A. Marchi
alfmarchi@paragonrealty.ca

Phone: 604-576-3868 Fax: 604-576-3813
#101 – 5550 – 152 Street, Surrey, BC V3S 5J9

Providing Strata 
Management Services to 

Lower Mainland 
Strata Corporations 

for over 20 years.

www.paragonrealty.ca

604.263.0334
absoluteroof.ca

COMMERCIAL AND RESIDENTIAL
We work out the right options for you and your budget

Repairs Maintenance and Re-roofi ng

Fully insured including Hot Insurance 

Short project time (large crews)

Flat and Pitched Roofi ng

24 Hour Emergency Service

ROOFING
CALL
TODAY!

Property Management Service for Over 20 Years  

www.peakpropertymanagement.ca
208, 1046 Austin Ave., Coquitlam, BC  V3K 3P3

Strata & Rental Services 
We go beyond Property Management to provide the very 

best in client-customer service, financial management, 

and financial reporting.

Proudly Serving: 
Coquitlam  |  Burnaby  |  Tri-Cities |  New West  |  North Surrey  |  Langley

Contact us Today:                                                           
604 931 8666                                                                                
info@peakpropertymanagement.ca
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Strata Collections and Estates

Elaine McCormack / Alexander Holburn Beaudin + Lang LLP

A joint tenancy is commonly, but not 

always, used when spouses own property 

together. There may be little disruption 

in the payment of strata fees, special 

levies, and other charges owing to the 

strata corporation upon the death of 

one of the joint tenants. The remaining 

owner continues to be responsible in 

the ordinary course for the payment of 

common expenses.

When title is held as tenants in common, 

the property of a deceased tenant in 

common results in that owner’s interest 

in the strata lot being distributed in 

accordance with the terms of his or her 

will or in accordance with the rules for 

distribution when an owner dies intestate.  

It is also likely in this situation that the 

payments owing to the strata corporation 

will not be delayed, because there is at 

least one consistent owner left on title.

However, when there is only one owner, 

the title of the strata lot will first be 

transmitted to the personal representative 

and later transferred to one or more 

beneficiaries. This process takes time 

and could result in payments to the strata 

corporation being delayed. The collection 

process needs to be managed by or on 

behalf of the strata corporation to ensure 

that the right to collect money does not 

become “statute barred” as a result of the 

passage of time.

Distribution of Estate Assets
Payments to the strata corporation may 

be delayed until a representation grant is 

issued and the strata lot is sold. The strata 

corporation will then be paid upon the sale 

of the strata lot. Alternatively, the payment 

of the deceased who is appointed under a 

will. When a person dies “testate” it means 

that the person that died had a valid will.

An “administrator” is appointed by the 

Court to be the personal representative 

when the deceased dies without a will. 

When a person dies “intestate” it means 

that the person died without a will.

An “administrator with will annexed” is 

appointed when the deceased dies with a will 

but the will does not appoint an Executor.

Both an executor and an administrator 

are often referred to as a “personal 

representative” which will be the term 

used in the balance of this article. 

Such personal representatives apply 

to Court for what is described as a 

“representation grant” under the WESA.

Consider who is on Title
The number of owners of a strata lot 

and the manner in which ownership is 

registered on title at the land title office 

impact whether strata fees and any special 

levies will be paid for after an owner dies.

When title to a strata lot is held by two or 

more owners as joint tenants, the surviving 

joint tenant(s) automatically assume(s) 

ownership of the deceased’s interest as if 

the transfer took place one second prior 

to the death of the deceased. A property 

owned in this manner eliminates the need 

for probate. The surviving owner(s) remain 

on title and the interest of the deceased 

is transferred to the survivor(s) upon the 

filing of a Form 17, together with a copy of 

the death certificate at the land title office. 

This is a simple and relatively inexpensive 

process. This can be an effective tool for 

estate planning purposes.

T
he passing of an owner of a strata lot 

in British Columbia could result in 

delays in the payment of strata fees, 

special levies, and other monies owing to 

a strata corporation.  This article contains 

a basic discussion about collecting strata 

fees and special levies when an owner 

dies. Some of the implications of the Wills, 

Estates and Succession Act (the “WESA”), 

which came into force on March 31, 2014, 

and the Limitation Act, which came into 

force on June 1, 2013, will be examined.

Who to Contact
It is helpful to ask each owner to provide 

emergency contact information. The strata 

corporation’s privacy policy should allow 

council members and the strata manager to 

use this contact information when there is 

an emergency involving person or property 

and also with respect to determining the 

appropriate contact person upon the death 

of the owner. The emergency contact person 

may be able to tell you who will be handling 

the estate or provide you with further 

contact information for the next of kin.

If there is no emergency contact 

information provided and no other way 

of easily locating the deceased owner’s 

next of kin, it is possible to search the 

court registry online to see if anyone has 

applied for probate of the estate. Also, 

for wills registered in BC, a Wills Notice 

Search will show the last known location 

of the will.  Another option is to contact 

the Public Guardian and Trustee of 

British Columbia to see if they are able 

to provide information.

Useful Terms
An “executor” is the personal representative 

19
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Continued from page 19

to ask for an acknowledgement regarding 

when the personal representative intends 

to make arrangements for payment to the 

strata corporation. Steps should be taken 

to ensure that the limitation period does 

not expire prior to payment. Be sure the 

acknowledgement meets the requirements 

of section 24 of the Limitation Act.

The limitation period may also be extended 

when a payment is made. The clock for 

the limitation period resets from the date 

of the acknowledgment or the date of the 

payment, as the case may be.

If your council is faced with a collection 

situation involving an estate, it is 

recommended that you seek legal advice 

to ensure that you act appropriately and 

respectfully regarding the estate and 

that the rights of the strata corporation 

are preserved. 

Elaine McCormack is a lawyer with 

Alexander Holburn Beaudin + Lang LLP. 

For more information please visit their 

website at: www.ahbl.ca

of strata fees may be delayed until a 

representation grant is issued and the 

strata lot is transmitted to one or more 

beneficiaries. The distribution of estate 

assets often takes over a year. Section 155 

of the WESA provides that estate assets 

should not be distributed for 210 days 

following issuance of the representation 

grant, unless consents are obtained from 

all beneficiaries and intestate heirs or 

there is a court order. Under section 69(1) 

of the WESA, title to a strata lot will not 

generally be transferred to a beneficiary 

under the will until the 210 day period 

expires. In addition, payment to the strata 

corporation may be further delayed if a 

close relative of the deceased challenges 

a distribution under the will in court.

Time Limitations for Collections
The Limitation Act provides a basic 

limitation period of two years. For instance, 

strata fees that became due and owing on or 

after June 1, 2013 are subject to a two year 

limitation period after the claim is 

“discovered”, which in the case of strata 

fees, would likely be the date they become 

due. Strata fees that became due and 

owing prior to June 1, 2013 are generally 

subject to a limitation period that runs 

six years from the date the strata fee or 

special levy payment became due. If a 

limitation period expires, then the strata 

corporation’s right to collect the strata fees 

using judicial and non-judicial remedies is 

extinguished. Commencing an action in 

court or commencing an arbitration are two 

activities that preserve a limitation period.

The personal representative has an 

obligation to not pay out any claims by 

potential creditors that are statute barred, 

including claims extinguished because 

the limitation period has expired.

How to Extend the Time for 
Collection
Time limits for collections can be 

extended under the Limitation Act by 

way of an acknowledgement or by way 

of a payment. A personal representative 

acknowledging the debt in writing and 

signing the acknowledgement will 

extend the limitation period. It is helpful 

 
 

 
 

 

  
 

 

 
 

 

        



C
H

O
A

 J
o

u
rn

al
 •

 F
al

l 
2

0
15

21



CHOA Journal • Fall 2015

22 

Speak with one of our many experienced Certified 
Reserve Fund Planners to assist your strata
• Depreciation Reports
• Financial Funding Analysis
• Life Cycle Analysis
• Insurance Appraisals and Depreciation Report 

Combo Pricing
•   Professional, Insured and Certified Staff
• Appraisal Institute of Canada and Real Estate 

Institue of Canada Members in Good Standing

MULTI-DISCIPLINARY ENGINEERING 
RESOURCE  STRATA

www.morrisonhershfield.com



C
H

O
A

 J
o

u
rn

al
 •

 F
al

l 
2

0
15

23

W
e have reached some

 important Civil Resolution

 Tribunal (CRT) milestones in the 

last few months. Here are a few highlights:

   In May, after a rigorous competition, 

the first 18 CRT tribunal members 

were appointed. The CRT members 

are lawyers with expertise in strata 

property and small claims, as well as 

administrative law and adjudication 

experience.

   Since the CRT website 

(www.civilresolutionbc.ca) went 

online in November 2014, it has had 

almost 21,000 visits. Every day, people 

contact me through the website’s 

contact form. Most people want 

to know when the CRT will open. 

Others want specific advice and help. 

I can’t provide legal advice or case-

specific help, but I do read each email 

and respond directly. Sometimes, 

I refer people to the Canadian 

Bar Association’s Lawyer Referral 

program, to Access ProBono, or to 

other helpers.

Civil Resolution Tribunal Update 

Shannon Salter / Civil Resolution Tribunal

with the development team to build 

the hundreds of business processes 

that need to be integrated into the 

technology platform.

   The Solution Explorer is the front end 

of the CRT, and will provide free legal 

information and self-help tools to the 

public. The Solution Explorer will be 

launched in beta this fall for strata 

property claims, and we anticipate 

that the CRT will begin to resolving 

claims in the spring of 2016.

Thank you for your patience and ongoing 

support as we tackle the challenge of 

creating Canada’s first online tribunal. 

I will keep you updated in the coming 

months as we reach new milestones on 

the path to CRT implementation. 

   I have been sharing information about 

the CRT and listening to feedback from 

a wide variety of strata stakeholder 

groups from around the province, and 

most recently in the Lower Mainland, 

the Okanagan, and Vancouver Island in 

presentations for CHOA, CCI, PAMA, 

SPABC, and public forums. This has 

given me a much better understanding 

of the kinds of problems facing the 

strata community, and what the CRT 

can do to help. Thank you to everyone 

who has attended these events and 

shared their thoughts with me.

   The technology for the dispute 

resolution phases of the CRT 

(negotiation, facilitation, and 

adjudication) is being actively 

developed and we are working hard 

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.steadfastproperties.ca  email: colleen@steadfastproperties.ca

1A 33820 South Fraser Way, Abbotsford BC V2S 2C5

Call Today For Your Management Proposal!!

BUILDING ENVELOPE CONSULTANTS

 www.ldrgroup.ca     |     Phone: (604) 805-6785     |     Email: info@ldrgroup.ca 

  building envelope repairs and rehabilitation

  building envelope condition assessments

  depreciation reports and facility audits

  warranty reviews, window replacements, re-roofing

  re-waterproofing , leak investigations, annual    

  inspections

  litigation support

LDR can assist you with:
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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!

The Maxium Advantage 
Preserves Personal Equity         

    No Personal Guarantees

   No Individual Unit Mortgages   

   Financing up to 25 years

    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

    700 + unit strata thermo 

energy and green roof 

installation

    200 + unit Whistler strata 

project that included lobby, 

hallways and exterior 

refurbishment

   150 unit townhouse project 

that includes new siding, 

windows, roofing, parkade 

and carport repairs

  45 unit condominium 

renovation that included 

windows, eaves troughs, 

roof, siding and painting

   40 unit recreational 

townhouse complex 

acquisition of waste 

treatment facility and 

related land

   37 unit condominium 

balcony repair

  100 unit condominium 

repair of siding, windows, 

grading and landscaping

CONTACT:  Paul McFadyen
Regional Manager,  Maxium Financial Services

PHONE:  (604) 985-1077
PHONE T/F:  1 (888) 985-1077
E-MAIL:  pmcfadyen@shaw.ca
www.maxium.net

Any building, any size. 

Anything & everything for your 

E N G I N E E R I N G
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H O M E O W N E R  P R O T E C T I O N  O F F I C E       w w w . h p o . b c . c a   1                    M A I N T E N A N C E  M A T T E R S       N O . 1 5

Maintenance Matters is a series 
of bulletins and companion videos 
designed to provide practical 
information on the maintenance 
of residential buildings.

Produced by the Homeowner 
Protection Office (HPO), a branch of  
BC Housing, this bulletin was prepared  
by RDH Building Engineering Ltd. in  
collaboration with the Condominium 
Home Owners’ Association (CHOA).

B U I L D I N G  M A I N T E N A N C E  B U L L E T I N  

Maintenance
         Matters

N U M B E R   15   

The Impact of Delayed Maintenance 
and Renewals on Buildings
Over the life of a building, various components, materials and  
assemblies require maintenance and replacement. Having a 
planned and coordinated approach to maintenance and renewals 
reduces the likelihood of premature failures, damage to other  
assets and the associated emergency costs to repair or restore.    

Keeping up with maintenance and renewals 
will help ensure that you can live comfort-
ably in your home without undue stress 
or unexpected expenses for many years 
to come. In addition, having a building 
that has been well maintained with assets 
renewed periodically helps protect your 
investment when it comes time to sell. 

Deciding what work is required, when  
and how it will be implemented, who will  
implement it, and how it will be paid for  
is all part of the renewals planning process. 
This information bulletin outlines principles 
to help owners understand this process,  
and discusses possible consequences of  
not following a plan.

Building Asset Inventory
Building assets are a combination of physical components, which require 
periodic maintenance, repair and eventual renewal. An asset inventory is an 
organized list of assets in a building. Some examples of assets are shown on the 
next page in Figure 1. For more information on maintenance and renewals 
of assets, please refer to the bulletins and guides recommended on page 6.

Having a building that  
has been well maintained 
with assets renewed  
periodically helps protect 
your investment when it 
comes time to sell. 
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H O M E O W N E R  P R O T E C T I O N  O F F I C E       w w w . h p o . b c . c a   2                    M A I N T E N A N C E  M A T T E R S       N O . 1 5

Consequences of Delayed Maintenance and 
Renewals
The consequences of failing to maintain and replace 
assets at the appropriate time can be divided into 
three categories: Disruption to Property Use and  
Structural Consequences; Increased Costs; and  
Unexpected Liabilities.

Disruption to Property Use and Structural 
Consequences
These relate to the structure of the building.  
Examples include:
• Increased outages associated with power supply, 

water supply, gas, and other utilities
• Disruptions of essential services such as increased 

downtime of elevators or heat
• Structural damage
• Collateral damage to finishes and substrates from 

water leaks
• Accelerated deterioration of some assets requiring 

earlier renewal and unforeseen costs

Figure 1 – Examples of typical building assets.

Building assets do not last forever and it 
can be difficult to predict when an asset 
will reach the end of its service life. Owners 
should make plans to replace or renew assets 
well in advance, or risk facing the increased 
cost of repairs resulting from delayed action. 
Commissioning a depreciation report is an 
essential step to assist with the planning 
process as discussed later in this bulletin.

• Nuisance caused by noise, smells, and vibrations
• Visible deterioration that impacts the aesthetics of 

the building

Increased Costs
These impact the owner’s pocketbook. Examples 
include:
• Increased costs due to lack of coordinated planning, 

crisis response, accumulation of deferred  
maintenance, unnecessary repairs and shortened 
service lives

• More unexpected changes during project imple-
mentation as a result of rushed design packages

• Greater financial hardship through unexpected  
special levies

• Increased insurance deductibles due to failure to 
mitigate

• Lower resale value of the property
• Potential for fines and penalties due to non-compliant 

condition(s)

Unexpected Liabilities
These expose the owners to increased risks of damages 
and legal actions. Examples include:
• Potential for accidents and injuries to owners and 

guests due to unsafe slip, trip, and fall conditions
• Jeopardizing of warranties due to failure to meet a 

duty of care
• Failure to approve repairs resulting in court actions

Figure 2 – Pipes not  
replaced when 
scheduled, resulting  
in a major water leak.

Roofs Boilers Floor finishes

Pumps Windows Balcony waterproofing

Continued on page 27
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H O M E O W N E R  P R O T E C T I O N  O F F I C E       w w w . h p o . b c . c a   3                    M A I N T E N A N C E  M A T T E R S       N O . 1 5

S T R U C T U R A L  C O N S E Q U E N C E S

Examples of Delayed Maintenance and Renewals
Without adequate planning, the replacement of a building asset often represents a major expenditure that will 
significantly disrupt the strata corporation’s annual cash flow and may impose a financial hardship on owners. 

The following examples show the impact of delaying maintenance and renewals on roof membranes, balcony 
membranes and plumbing.

· Water damage to: 
 · The building structure 
 · Suites beside the balconies including  

 floors, walls, and furniture 
· Exterior deterioration visible to the   

general public 
· Decay at railing attachments 
· Unsightly scaffolding around the   

exterior of the building, necessitated  
by having to carry out structural repairs 

· Potential for mould growth in carpets  
and other areas affected by water 

· Restricted access to balconies

· Water damage to: 
 · Interior electrical and fire alarm   

 equipment in common areas and   
 inside suites 

 · Drywall, wallpaper, and carpets in   
 common areas 

 · Interior finishes in suites under the   
roof – floors, walls, and furniture 

· Water migration into elevator shaft  
and damage to elevators

· Shutdown of elevator due to water 
damage

· Potential for mould growth in carpets 
and other areas affected by water

· Repair the collateral damage to   
the structure  

 · Repair interior finishes  
 · Repair electrical and fire alarm   

 components  
 · After-hours emergencies  
· Financial loss due to inability to occupy

  
· Fix the collateral damage to the   

building structure  
· Repair safety guardrails around   

the balconies  
· Setup scaffolding access  
· Repair interior finishes  

· Repair interior finishes  
· Increased water damage insurance 

deductibles  

· Failing to comply with Strata Property 
Act Regulations and Bylaws  

· Liability for damages in strata lots for 
failing to maintain and renew the roof  

· Liability arising from safety hazards on 
the balconies  

· Restricted access to prevent accidents and 
injuries  

· Liability for damages in strata lots for 
failing to maintain and renew the balcony 
membrane

· Liability arising from business inter-
ruption for buildings with commercial 
strata lots  

· Liability for damages in strata lots 
for failing to maintain and renew the 
plumbing

B A L C O N Y  M E M B R A N E P L U M B I N G

I N C R E A S E D  C O S T S

I N C R E A S E D  R I S K

Figure 3 – Consequences of delayed maintenance for three typical assets.

R O O F  M E M B R A N E

· Water damage to: 
 · Roof framing under the membrane 
 · The building structure 
 · Light fixtures and fire alarm   

 equipment 
 · Interior finishes in suites under the   

roof – floors, walls, and furniture 
· Potential for mould growth in carpets  

and other areas affected by water 
· Loss of use or access

Continued from page 26
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H O M E O W N E R  P R O T E C T I O N  O F F I C E       w w w . h p o . b c . c a   4                    M A I N T E N A N C E  M A T T E R S       N O . 1 5

What Does a Delay Cost?
The following shows how the delay of a routine 
balcony membrane renewal turned into an expensive 
repair of the balcony and adjacent wall assemblies.   
It is important to understand how the different  
components of a balcony are interrelated to illustrate 
how delaying the renewal of just one relatively inex-
pensive element (Figure 4) resulted in escalating costs.

The balcony membrane is used to protect the under-
lying wood structure. Renewal of this membrane is 
normally carried out every 10-15 years, and neglecting 
to replace the membrane before it fails can result in 
the deterioration of the structure underneath. The 
resulting costs can vary dramatically depending on 
the amount of damage to the wood decking beneath 
the membrane, the adjacent walls and ultimately, the 
structure of the building. 

Figure 5 outlines the components that need to be  
considered as a result of deferred maintenance, or  
the postponed replacement of a balcony membrane.  
For additional information on balcony membranes,  
consult Maintenance Matters No. 6 (www.hpo.bc.ca).

need high-res jpegs

Figure 4 – Failure of the balcony membrane.

1.  Balcony membrane
2.  Flashing and wood trim around the base of the  

 wall adjacent to the balcony
3.  Plywood sheathing supporting the membrane
4.  Wood framing supporting the sheathing
5.  Railing, attached to the wood framing of the  

 balcony structure
6.  Drip flashing and wood trim around the edge  

 of the balcony
7.  Gutters

If the decay extends to the structural framing 
that affects the interior space then the following 
additional repairs will also need to be considered:
1.  Interior drywall
2.  Interior framing and related structural repairs
3.  Stipple ceiling finish
4.  Paint
5.  Wood flooring
In the example illustrated in Figure 6, a balcony 
renewal which should have cost $40,000,  
ultimately cost the strata nearly $875,000 by 
delaying the work for several years.

C O M P O N E N T S  I N  A  B A L C O N Y  A S S E M B LY

Figure 5 – Typical balcony assembly.
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H O M E O W N E R  P R O T E C T I O N  O F F I C E       w w w . h p o . b c . c a   5                    M A I N T E N A N C E  M A T T E R S       N O . 1 5

Why Did the Costs Increase?
The initial project in year one was focused on the  
balcony membrane only. The membrane is the only 
layer visible on the balcony surface and deterioration 
of the assembly beneath can go unnoticed without 
periodic inspection and maintenance.  An inspection 
plan is especially important as the membrane nears 
the end of its service life. In the case illustrated in  
Figure 6, the owners knew about the possible issues  
with the membrane, but still delayed the renewal for 
several years. The condition eventually deteriorated  
to the extent that they had to restore the entire  
balcony assembly for all the balconies.

The magnitude of the construction costs can also be 
impacted greatly by the configuration (size and shape) 
of the balcony. 

Of course, the balcony membrane example is just 
one of many assets on a building. It is evident that 
neglecting to perform maintenance and renewal on 
any or all the assets in a building on a timely basis can 
result in extra and unnecessary costs.

Figure 6 – Example of the impact of  
not replacing the balcony membrane  
at the end of service life versus post-
poning repairs until the damage affects 
the building structure. 

Depreciation Reports
It is essential to have an inventory of building assets 
identifying inspection and maintenance requirements 
and estimated time of renewal for each. Completing  
a depreciation report is the first step to identifying  
the list of assets that need to be maintained,  
approximately when maintenance and/or renewal 
might occur and the magnitude of associated costs. 
The depreciation report provides the strata corporation 
with a 30-year planning tool that assembles an  
inventory of the common property and assets of a 
building, it enables the strata to anticipate maintenance 
and renewal schedules and can be used to focus  
attention on the most pressing asset renewals. By 
including the depreciation report information in both 
annual and long-term planning, the strata corporation 
has the ability to control and manage the cycle of  
renewals on building components that, if left to 
failure, result in unnecessary and increased costs that 
could have been avoided.

In 2013, depreciation reports became a mandatory 
planning requirement in British Columbia for strata 
corporations of five units or more who have not  
exempted by 3/4 vote annually.

2                3               4    5                6              7                8               9  

$800,000

$760,000

$120,000

$80,000

$40,000

$40,000

Year

$873,000

Scenario 2 
(Deferred Repairs)

Scenario 1 
(Proactive Repairs)

1
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H O M E O W N E R  P R O T E C T I O N  O F F I C E       w w w . h p o . b c . c a   6                    M A I N T E N A N C E  M A T T E R S       N O . 1 5

Disclaimer
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.

HPO Technical Research  
& Education

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

 
Action Plan Tips

Avoid delaying maintenance and renewals.
Look at the warranties of the different building 
assets to determine what maintenance and  
associated documentation is required in order  
to keep the warranty in effect.
Develop an inventory of building assets.
Hire qualified consultants and contractors.
Develop budget plans.
Schedule routine inspections, maintenance,  
and renewals.

 

For More Information
1. Maintenance Matters Bulletin No. 7 – Building  

Envelope Maintenance and Renewals Planning,  
available at www.hpo.bc.ca.

2. Maintenance Matters Bulletin No. 11 – Creating and 
Implementing a Building Envelope Maintenance and 
Renewals Program, available at www.hpo.bc.ca.

3. Guide to Managing Renewals Projects in Multi-Unit 
Residential Buildings, available at www.hpo.bc.ca.

4. CHOA Building Asset Management Bulletins
• Bulletin No. 1: What is asset management?
• Bulletin No. 2: What are the different types of assets 

that we own?
• Bulletin No. 3: What is an asset inventory?
• Bulletin No. 4: What happens over the life of a 

building?
• Bulletin No. 5: What is maintenance?

5. Refer to your building’s maintenance manual.
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Many strata projects need 
commercial agreements such 
as licences, loan or cost-
sharing agreements, easements, 
or leases for their operations.

These agreements:
  create obligations

   allocate responsibility 
for risks

    can impact depreciation 
reports and future costs

Protect your Strata: 

Get Experienced

Legal Advice

1010 The Burrard Building  |  1030 West Georgia Street  |  Vancouver, BC  Canada  |  V6E 2Y3

Tel: (604) 688-9337  |  Fax: (604) 688-5590  |  www.remediosandcompany.com

David A. Liden
Email: dliden@remediosandcompany.com

Tel: 604 688-9337, ext. 307

REMEDIOS & Co.
BARRISTERS & SOLICITORS

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

Trotter & Morton’s professional, focused, cost-eff ective 

approach to maintaining and servicing of your building’s 

heating and cooling systems is based on past

performance and proven results.

“Have you asked your Property Manager about a

Guaranteed Mechanical Quote from Trotter & Morton”
Complementary Mechanical Inspection and Assessment is included.

Who is helping you reduce 
your maintenance fees?
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 confi dent, we 
will guarantee the yearly cost of 
maintenance, service and repairs.

Who is helping you reduce 
your energy costs?
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.

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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Each property 
is unique. Your risk  
solution should be too.
CMW’s insurance solutions are built for you from the ground up  
by our experienced Risk Advisors. We are BC owned and operated, 
and know how to deliver what you want, and more importantly,  
what you need. Get the solution that’s right for you. 

cmwinsurance.com  700 – 1901 Rosser Avenue, Burnaby, BC V5C 6R6

Talk to a CMW Risk Advisor today. Call 604 294 3301.
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a strata lot in a way that is contrary for 

which the strata lot or common property 

is intended as shown expressly or by 

implication on or by the strata lot. 

The Strata Property Act contemplates 

only two types of strata lots, residential 

or non-residential. Non-residential is 

what most people refer to as commercial 

strata lots. The strata plan will indicate 

expressly or by implication whether the 

strata lots are residential, non-residential 

or a combination of both. Section 1 of the 

Strata Property Act defines residential 

as “a strata lot designed or intended 

to be used primarily as a residence”. 

While residence is not defined, the 

court has considered its definition in 

the strata corporation context. In Louis 

v. Strata Plan LMS 499, the court held 

that a “residence” is a man’s abode or 

continuance in a place. In addition, the 

court concluded that a residence has 

some degree of permanence rather than 

the transience of a tourist. Based on 

that analysis, short-term rentals do 

not provide a guest a “residence”. As a 

result, the strata lot is not being used 

for residential purposes, which is a 

contravention of standard bylaw 3(1)(e).

Unfortunately, the above type of analysis 

is sometimes insufficient to convince 

owners that they are contravening 

the bylaws. For certain behaviours a 

strata corporation tries to curb, it can 

be more effective to have a bylaw that 

directly addresses the issue. Some strata 

corporations have tried to do that with 

their rental bylaws. Bylaws will say 

something like “the minimum period of 

time a strata lot may be rented is one year”. 

a long term tenant, will be “hard” on 

the common property and common 

amenities. Finally, strata corporations 

worry about the impact on their 

communities, particularly the loss of a 

tight knit community.

The first place many strata corporations 

will turn to for help are their 

municipalities. Most have zoning bylaws 

that prohibits a residential strata lot 

from being used for periods less than 

30 days or for hotel like purposes, 

unless that strata lot forms part of a hotel 

(See for example, City of Vancouver’s 

Zoning and Development Bylaw, 

sections 10.20.5 and 10.21.6). However, to 

date, the various municipalities have done 

little to enforce their bylaws. Despite that, 

I still encourage strata corporations to 

report these municipal bylaw violations 

even if only to demonstrate the extent 

of the problem so that it might be 

addressed in the future. As a result, this 

does leave strata corporations to deal 

with the issue themselves.

The starting point for a strata council is 

to look at the strata corporation’s bylaws. 

In my view, the standard bylaws already 

prohibit short-term rentals. Standard 

bylaw 3(1)(d) provides that an owner, 

tenant, occupant or visitor must not 

use a strata lot in a way that is illegal. 

If the municipality’s bylaws prohibit 

short-term rental uses, then the use of 

that strata lot for short term rentals is 

illegal, and therefore a contravention 

of the bylaws. In addition, standard 

bylaw 3(1)(e) provides that an owner, 

tenant, occupant or visitor must not use 

R 
arely does a week go by that I don’t 

get a call or email about short-term 

 rentals. Mostly, they are inquiries 

about how to prevent owners from using 

the AirBnb, VRBO and other similar 

websites. These websites allow persons 

with homes (“hosts”) to advertise the 

rental of all or part of their home at a 

daily, weekly or monthly rate. While the 

websites vary a little, they are marketed 

to tourists, business travelers, or even 

those requiring a temporary home 

(“guests”). A few years ago, a search for 

accommodations on AirBnb would yield 

very few results. But now, a potential 

guest has thousands of rooms, condos, 

and homes from which to choose.

This is an issue that is being experienced 

by strata corporations all over BC and 

not just tourist or resort areas. The calls 

come from strata corporations that permit 

or already restrict rentals. They usually 

cite concerns about insurance coverage, 

security, and damage. Many owners are 

unaware that a standard unit insurance 

policy does not cover damage caused by 

a guest. Similarly, this type of use may 

also be a risk not covered under the 

strata corporation’s insurance policy. 

Security issues arise because of the 

presence of strangers at a high turnover 

rate in the complex. The neighbours 

cannot identify guests from intruders. 

In addition, if the host owner does not 

ensure that keys are not copied or lost, 

then there exists the potential for a 

security breach. There is also a concern 

about increased wear and tear arising 

from the belief that the guests, having 

no vested interest as an owner or even 

Banning AirBnb, VRBO, and short-term 

rentals: What Strata Corporations Need 

to Know

Veronica Franco / Clark Wilson LLP
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broad implications. This type of bylaw 

may also prevent house swaps and 

homestays. House swaps allow you 

to “trade” the use of your home with 

another person’s home. Homestays are 

students that stay in your home for the 

school year or semester.

As a result, when a strata corporation 

wishes to ban short-term rentals, 

it should also consider what types of 

short-term arrangements, if any, might 

be acceptable for their community. 

Finally, given the complexity of the 

issues, it would be prudent for the strata 

corporation to obtain legal advice in the 

drafting or reviewing of a draft bylaw 

that bans short-term rentals to ensure 

it actually accomplishes the strata 

corporation’s goals. 

Veronica Franco is a lawyer with Clark 

Wilson LLP. For more information please 

visit their website at: www.cwilson.com

The idea being that this bylaw prohibits 

an owner from renting a strata lot on a 

daily, weekly or even monthly (if less than 

a year) basis. However, the difficulty 

in trying to enforce this bylaw is that 

more often than not, these strata lots 

are not being “rented” under a lease. 

In The Owners, Strata Plan VR 2213 v. 

Duncan & Owen, the owner rented the 

strata lot to a tenant, who offered the 

strata lot for rent on a short term basis. 

The strata corporation wanted a Form 

K and move in fee for each change of 

subtenant. However, the court concluded 

that since the strata lot was “rented” 

pursuant to a license, these guests were 

neither tenants nor subtenants. Because 

they were not owners either, they were 

considered “occupants” as defined in 

section 1 of the Strata Property Act. 

There is a large body of case law that 

draws a distinction between a “lease” in 

contrast to a license. In short, a “lease” 

grants the tenant the right to exclusive 

possession, while a license grants the 

right to use. It’s the difference between 

renting an apartment and booking a 

hotel room. Most of these short term 

rentals are not done pursuant to a 

tenancy agreement and the hosts and 

guests are not subject to the Residential 

Tenancy Act if the rental period is less 

than a month. Rental bylaws that set 

out a minimum period of time a strata 

lot can be rented are not effective 

because these types of short term rentals 

are not “rentals” in the traditional 

landlord tenant sense. Since changes 

in occupancy is not a contravention 

of rental bylaw and do not trigger the 

requirement to provide a Form K, a 

rental bylaw is not effective.

As a result, the most effective type of 

bylaw to prevent short-term rentals is 

one that specifically prohibits short-term 

accommodations, hotel-like uses, motel-

like uses, bed and breakfasts, and another 

other type of licensing arrangements. 

However, such a broad bylaw also has 

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: 604-433-2218

Toll-free: 1-800-257-7756

Make Your Home Safe 
               for Independent Living 

H O U S I N G  M AT T E R S



C
H

O
A

 J
o

u
rn

al
 •

 F
al

l 
2

0
15

35

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

www.lmlaw.ca

Construction & Warranty Claims
Disputes between Owners   
Easement & Cost Sharing Disputes  

Disputes between Stratas
Bylaw Enforcement & Review 
Environmental Contamination

Legal Advice for Owners 
From the Ground Up™

LESPERANCE MENDES LAWYERS
M E D I AT O R S   |   A R B I T R AT O R S   |   L I T I G AT O R S

 Paul G. Mendes
pgm@lmlaw.ca

www.twitter.com/stratalawyer

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

John G. Mendes
jgm@lmlaw.ca

YOU SEE A CONDO  THAT’S AGING
WE SEE HOW TO 
PROTECT ITS VALUE  

VALUATIONS  DEPRECIATION REPORTS  CONSULTING  FEASIBILITY STUDIES  DUE DILIGENCE

Find a Real Estate Appraiser in your area by visiting online now. 
For more information, contact us at 604.284.5515 or info@appraisal.bc.ca

AICanada.ca/British-Columbia 

Want to know how to maximize your 

investment and minimize your risk with 

a condo or strata property? AACI and 

CRA appraisers provide unbiased reserve 

fund planning/depreciation reports for all 

types of condominium properties–helping 

property owners by developing a repair and 

replacement fi nancial plan that protects the 

future value of their investment. 

When a condo is involved - involve us.

HELPING YOU PROTECT YOUR ASSET

> Depreciation Reports > Fall Protection Engineering
> Building Science > Structural Engineering
> Roofing and Waterproofing > Thermal Performance

Contact Us:

rjc.ca
Innovative thinking. Practical results.
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RE-PIPING SPECIALISTS
Cambridge Plumbing specializes in Re-Piping 
Apartment Buildings and has Re-Piped over 
450 buildings totaling more than 17,000 suites.

We offer Complete Design, Engineering and
Installation Services, including Restoration 
of all Finishes.

Contact us for a complimentary evaluation or estimate: 
604-872-2561 or info@cambridgeplumbing.com
www.cambridgeplumbing.com

P R O P E R T Y  M A N A G E M E N T
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REBATE*

Efficient commercial boilers

UP  
TO

And saving on heating costs.
We can help you improve resident comfort and heating costs with rebates on 
high-efficiency natural gas boilers and water heaters, plus energy saving tips 
and tools.

fortisbc.com/saveheat
*Conditions apply.
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CHOA FALL 2015 STRATA EDUCATION PROGRAM 
 

#1) Preparing for the Civil Resolution Tribunal 
#2) Understanding & Enforcing Bylaws: Pet, Age, Rentals, Smoking, Nuisance, Use of Property 

#3) Implementing Your Depreciation Report 
& 

Civil Resolution Tribunal (CRT) Update Forum 
 
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 $60 first registrant, $30 each additional registrant; 

evening seminars are $30 each registrant or all three sessions for $60. 
CRT Update Forums are at no cost  

 
Due to the popularity of workshops, pre-payment and pre-registration are required.  Seating is limited so register early. 

Vancouver Forum Monday, September 14, 2015 7:00 pm - 9:00 pm Vancouver Public Library 

Prince George #1, #2, #3 Saturday, September 26, 2015 9:00 am - 3:00 pm Coast Inn of the North 

Cranbrook  #1, #2, #3 Monday, October 05, 2015 9:00 am - 3:00 pm St. Eugene Golf Resort 

Nelson #1, #2, #3 Tuesday, October 06, 2015 9:00 am - 3:00 pm Hume Hotel 

Nanaimo Forum Wednesday, October 14, 2015 6:30 pm – 8:00 pm Beban Social Centre 

Coquitlam #1, #2, #3 Saturday, October 17, 2015 9:00 am - 3:00 pm Douglas College  

Kamloops #1, #2, #3 Wednesday, October 21, 2015 9:00 am - 3:00 pm Kamloops Convention Centre 

Vernon #1, #2, #3 Thursday, October 22, 2015 9:00 am - 3:00 pm Prestige Hotel 

Kelowna #1, #2, #3 Friday, October 23, 2015 9:00 am - 3:00 pm Ramada Inn 

Penticton #1, #2, #3 Saturday, October 24, 2015 9:00 am - 3:00 pm Days Inn 

Abbotsford #1, #2, #3 Thursday, October 29, 2015 9:00 am - 3:00 pm Ramada Plaza 

Richmond #1, #2, #3 Saturday, October 31, 2015 9:00 am - 3:00 pm Kwantlen Polytechnic University 

New Westminster #1 Monday, November 02, 2015 7:00 pm - 9:00 pm Douglas College  

North Vancouver #1 Tuesday, November 03, 2015 7:00 pm - 9:00 pm Braithwaithe Community Centre 

*Sechelt #1, #2, #3 Thursday, November 05, 2015 9:30 am - 1:30pm Seaside Centre 

New Westminster #2 Monday, November 09, 2015 7:00 pm - 9:00 pm Douglas College  

North Vancouver #2 Tuesday, November 10, 2015 7:00 pm - 9:00 pm Braithwaithe Community Centre 

New Westminster #3 Monday, November 16, 2015 7:00 pm - 9:00 pm Douglas College  

North Vancouver #3 Tuesday, November 17, 2015 7:00 pm - 9:00 pm Braithwaithe Community Centre 

Surrey #1, #2, #3 Thursday, November 19, 2015 9:00 am - 3:00 pm Comfort Inn & Suites  

Campbell River #1, #2, #3 Wednesday, November 25, 2015 9:00 am - 3:00 pm Coast Discovery Inn  

Nanaimo #1, #2, #3 Thursday, November 26, 2015 9:00 am - 3:00 pm Coast Bastion Inn 

Victoria #1, #2, #3 Friday, November 27, 2015 9:00 am - 3:00 pm Sandman Hotel 

NO REFUNDS for no-shows or cancellations received less than 48 hours prior to the event.   
CHOA reserves the right to cancel or change seminars without notice, due to unforeseen circumstances. 
*Seminar fee is $40 per registration. 

www.choa.bc.ca 
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The CHOA Fall 2015 Strata Education Program 
is designed for strata councils, managers, and owners. 

All of the instructional units will include print materials and guidelines. 
 

#1. Preparing for the  Civil 
Resolution Tribunal (CRT) 
 
Understanding:  

How the CRT will impact the 
strata, owners and tenants 
How a dispute is started by a 
strata, an owner, tenant, 
occupant, or former owner or 
tenant 
The steps of the CRT process 
Who pays the cost?  

Legal Services 
CRT costs 
Damages 

Can we retain a lawyer?  
What is their role?  
Who pays?       

Who must participate?   
 

   What can the CRT do?  
Order to comply with the Act, 
Regulations and bylaws 
Order repairs and 
maintenance  
Order a person or strata to 
do, or stop doing, something 
Order a person or strata to 
pay for something or 
determine whether someone 
owes money 

 

Collecting or disputing money 
owing 

Strata fees & special levies  
Fines, penalties 
Damages 
Insurance deductibles 
User Fees 
Alterations Costs  

     
Other types of disputes that may 
be heard by the CRT? 

Small claims under $10,000 
Contract disputes where the 
parties have consented 

#2. Understanding & Enforcing Bylaws : Pet,  Age,  
Rentals,  Smoking,  Nuisance,  Use of Property 

 
    Understanding:  

How bylaws are created and 
registered 

The structure of a bylaw, its purpose 
and what makes it enforceable 
How other legislation affects your 
bylaws 
Enforcement options 
Enforcement and limitation of age 
restriction bylaws 
How age restriction bylaws apply to 
tenancy agreements 
Enforcement and limitation of rental 
restriction bylaws: Owner/tenant 
violations 
Who pays if the tenant is in violation?  
The exemptions and how they are 
created : Owner developer, family 
rentals, hardships  
What is a hardship? 
What limitations may be imposed? 
The requirements/procedures of a 
hardship application 
How a hearing is conducted 
What information the strata council 
may require to make their decision  
How rentals are counted in a rental 
restriction/limitation bylaw  
Enforcement and limitation of pet 
restriction bylaws 
The applications of the new Guide Dog 
Service Animal Act 
How the strata corporation enforces 
pet bylaws for noise, damages, 
aggressive behaviour of a pet 
Smoking bylaws & Barbeques 
Is a strata permitted to prohibit 
smoking everywhere on the strata 
property?  
Bylaws that affect the use of property: 
storage lockers, parking, common 
facilities, waste management and 
recycling 

#3. Implementing Your Depreciation 
Report 

 
This session will include a case study 
review of a 50 unit strata, their 
depreciation report and the annual 
operations plan. 

 
A step-by- step review of how to: 

Obtain the report 
Review the report for accuracy 
Informing the owners 
Identify the next critical projects 

     for planning and funding 
Review the planning process for 

     implementation of each project 
Review a 5-10yr financial plan 
Getting major projects  

     underway: 
Understanding and 
establishing the real costs  

      of construction and   
      managing the process 

Use of property 
Meeting schedules 
Planning for future 
assessments, contingency 
expenses or annual 
contingency contributions 
Planning options for strata 
corporation financing  
Significant changes in use or 
appearance of property  

Understanding how the project  
     implementation will be   
     undertaken by the strata  
     corporation, the role of the  
     strata manager and project  
     consultants and technicians 

An overview of how the  
     depreciation report and the   
     annual operations plan are key  
     tools in developing the annual  
     operating budget and  
     contingency reserve  
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710 – 1030 West Georgia Street  |  Vancouver  |  BC  |  V6E 2Y3
Office: 604-687-5443  |  www.groverelliott.com

Larry Dybvig
AACI, P. App., MAI, FRICS

President
604-638-3161

larry.dybvig@groverelliott.ca

Eugene Steckley
BASC, MBA, AACI, P.APP., CRP

604-638-3154
eugene.steckley@groverelliott.ca

   Depreciation Reports 

(Reserve Fund Studies)

    Financial Funding Analyses

    Forecasts of Capital Requirements for 
Upgrades and Major Maintenance

    Insurance (Replacement Cost) 
Appraisals with Annual Updates

   Actual Cash Value Appraisals for 
Insurance Claim Settlements

    Litigation, Expropriation and 
Real Property Consulting Services

    Arbitration Services 
Throughout British Columbia

Our  has been continuously and exclusively 
involved with the professional practice of real estate 
appraisal, valuation and consulting since 1969.

Head Offi  ce: Fax:
Okanagan: Victoria:
Toll-Free:

E-Mail:

Don’t try to solve a Condominium  
puzzle without all of the pieces. 

We provide a range of legal services in rela on to condominium law 
throughout B.C. Contact us to discuss the scope of our services and 
whether we can assist with a par cular legal issue.     
 

Phone: 250-712-0066  Suite 202 - 1447 Ellis Street  
Fax: 250-712-0061   Kelowna, B.C. V1Y 2A3 
 

Enforcement of Rights & 
Obliga ons 
Strata Li ga on 
Arbitra on and Hearings 
Strata Collec ons 
Bylaw Dra ing 

Bylaw Enforcement 
Property Designa ons 
and Disputes 
Strata Governance  

       Reviews 
And Much More... 
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Together we are 
keeping food out 

of our garbage
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“Express consent” means that a 

person has specifically consented, 

either orally or in writing, to the 

strata corporation collecting, 

using or disclosing the personal 

information for specified purposes. 

For example, a strata corporation 

might obtain express consent 

from an owner or tenant to collect 

personal information so the strata 

corporation can automatically 

deduct monthly strata fees from a 

bank account. “Implied consent” 

happens when, knowing the 

purpose for the collection of the 

personal information, a person 

voluntarily gives the information to 

the strata corporation. For example, 

owners or tenants who sign a 

volunteer sheet for yard clean-up 

have provided implied consent to be 

contacted by the strata corporation 

for that purpose. It is not necessary 

for words of consent to be provided.

  However, it is generally a good 

practice for strata councils to seek 

and obtain express consent from 

owners or tenants when collecting any 

personal information, as this enhances 

transparency and fosters trust.

5.  Can a strata corporation 
provide an owner with the 
contact information for 
other owners?

  Yes. Strata corporations are required  

to keep a list of the names and mailing 

addresses of strata lot owners and 

make the list available to other owners 

3.  What constitutes “personal 
information” under PIPA? 
PIPA defines personal information as 

information about an “identifiable 

individual.” It includes things like 

name, age, weight, height, home 

address, home phone number, race, 

ethnic origin, sexual orientation, 

medical information, marital status, 

religion, finances, education and 

employment, as well as factual 

accounts or opinions about that 

individual. Some of the common types 

of personal information that strata 

corporations may manage include:

   Name, address and phone number

     Banking or credit card information

   Emergency contact information

    Owner/tenant’s insurance 

particulars

    Names of family member living 

with an owner or occupying the 

strata lot

    Debts owed to the strata 

corporation by an owner

   Vehicle license numbers

4.  What’s the difference 
between “express consent” 
and “implied consent?” 
PIPA is a consent-based law, 

which means that its collection, 

use and disclosure provision requires 

the consent of the individual the 

information is about. In addition, 

the collection/use/disclosure must 

be reasonable in the circumstances. 

I
f you’re a strata owner, you already 

know the benefits of your lifestyle 

choice. But chances are you may have 

a few questions about your rights and 

obligations under the Personal 

Information Protection Act (“PIPA”), 

which applies to strata corporations. 

In this article, the Office of the Information 

and Privacy Commissioner for British 

Columbia answers some of the most 

common questions about PIPA from 

strata owners.

1.  What is PIPA? 
Simply stated, PIPA is an Act 

about privacy in the private sector. 

It describes how all private sector 

organizations must handle the 

personal information of individuals 

and employees and creates common 

sense rules about collecting, 

using and disclosing that personal 

information. PIPA was designed to 

balance the following two principles:

    An individual’s right to protect 

his or her personal information; 

and

   An organization’s need to collect, 

use or disclose personal information 

for reasonable purposes

2.  Why are strata corporations 
subject to PIPA? 
In British Columbia, strata 

corporations and strata agents 

acting on their behalf must follow 

the privacy rules contained in 

PIPA because they’re considered 

“organizations” under PIPA.

Privacy Matters

Office of the Information and Privacy Commissioner for B.C.
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should pass a by-law authorizing its 

operation. Or, at the very least, all 

owners should consent to its use. 

In all cases, a strata corporation 

should have a comprehensive written 

privacy policy in place that governs 

the use of such systems and the 

personal information they collect.

10.  How long will my personal 
information be retained by 
the strata council?

  Under PIPA, if the strata corporation 

uses an individual’s personal 

information to make a decision 

that directly affects the individual, 

it must keep that information for 

at least one year after the date of 

that decision. PIPA requires that 

strata corporations destroy or safely 

dispose of information when it is no 

longer needed. Note that other laws, 

including the SPA, may also require 

the retention of information; if those 

laws require longer retention, then 

the longer retention period applies.

11.  I believe my personal 
information was shared in 
an unauthorized way by my 
strata. How should I follow up?

  PIPA allows individuals to make 

privacy complaints to the Office 

of the Information and Privacy 

Commissioner for British Columbia 

(OIPC). But before complaining to 

the OIPC, you should attempt to 

resolve your complaint directly with 

the strata. Submit your complaint 

in writing directly to the strata’s 

privacy officer. Provide as much 

detail as you can in order to help 

them to understand the nature of 

your complaint. Give the strata at 

least 30 business days to respond. 

If after 30 business days you have 

not received a response from the 

strata, or if you are unsatisfied 

with how the strata addressed 

your complaint, you can make a 

complaint in writing to the OIPC.

and other authorized individuals 

pursuant to ss. 35 and 36 of the 

Strata Property Act (“SPA”).This list 

does not include an owner’s phone 

number, email address or other 

contact information beyond mailing 

addresses if different from their 

strata unit. If a strata corporation 

wants to disclose additional contact 

information of owners, it must 

ensure that the disclosure is for a 

reasonable purpose and that the 

individual has consented to such a 

disclosure and for such a purpose.

6.  Can a resident have access 
to a letter of complaint 
about them?

  Under s. 36 of the SPA, strata councils 

must disclose records and documents 

to owners and other authorized 

individuals, including correspondence 

received by the strata corporation; 

PIPA also authorizes this disclosure 

pursuant to s. 18(1)(o). Since strata 

corporations are at liberty under 

SPA to disclose complaint letters 

to the person who is the subject 

matter of the complaint, they should 

have clear policies explaining to all 

owners and tenants that they will do 

so upon receiving a written request 

by an authorized individual.

7.  Section 36 of SPA allows an 
owner to access a copy of the 
minutes of annual and special 
general meetings and council 
meetings. Do names and 
other personal information 
need to be removed before 
the minutes are released?

  No. Section 36 of SPA states that 

upon receiving a request, the strata 

corporation must make records and 

documents available to owners and 

other authorized individuals. 

Because the disclosure is expressly 

authorized by another law, the 

personal information in the minutes 

can therefore be disclosed pursuant 

to s. 18(1)(o) of PIPA. Since minutes 

may be shared with individuals 

not living in the strata corporation, 

such as realtors and prospective 

strata lot owners, it is important that 

the minimal amount of personal 

information is disclosed in the 

minutes. When drafting minutes, 

the best practice is to only record the 

personal information that is necessary 

for business or legal purposes.

8.  If I send an email to a strata 
manager, and request that 
the email remain private, 
is the strata manager allowed 
to share it, including the 
personal information in it, 
with the strata council?

  If the email contains strata-related 

information, it cannot remain 

private. The strata manager 

presumably is contracted to act 

on behalf of the strata council and 

strata corporation. Sections 35 and 

36 of SPA specify that the strata 

must keep copies of correspondence 

that it receives. If an owner or strata 

council member requests access 

to those pieces of correspondence, 

they are entitled to view them and/

or obtain copies.

9.  Citing security concerns, 
my strata council wants to 
install a video surveillance 
system and implement a key 
fob system. I don’t really 
want to be videotaped or 
monitored 24/7. Is this 
permissible under PIPA?

  While PIPA does not prohibit 

the use of surveillance by strata 

corporations these systems should 

only be used after less privacy-

intrusive measures have failed to 

address a serious problem. Before 

installing or operating a video 

surveillance or access control 

system, the strata corporation 

Continued on page 45
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Continued from page 44

   Name a Privacy Officer for both the strata corporation 

and the property management corporation.

   Create and pass a privacy policy at an AGM or SGM.

     Ensure all personal information stored on a personal 

computer or other electronic storage device is encrypted.

     Lock filing cabinets and other areas where personal 

information is stored.

    Institute a “clean desk” policy in the strata manager’s 

office or council meeting room. Lock all records 

containing personal information in a filing cabinet 

when they are not being used, as opposed to leaving 

them out on a desktop.

     Restrict access to files to authorized individuals only.

    Attach a wire cable and lock to a portable storage device, 

such as a laptop, to prevent someone walking off with it; 

store the device in a locked cabinet when not in use.

     Destroy or use a commercial wiping software program 

to completely erase hard drives or other memory 

storage devices before discarding.

   Always shred papers containing personal information.

    Develop and implement confidentiality policies for 

members of the strata council.

     Ensure that any third party hired to manage personal 

information on behalf of the strata corporation is 

aware of and bound by the corporations’ privacy policy.

   Ensure that strata council members understand that the 

personal information they are privy to is only to be used 

for strata corporation business and that it is not to be 

shared with their neighbours and/or friends as gossip.

INFO
The Office of the Information and Privacy Commissioner for 

British Columbia recently released an updated version of 

Privacy Guidelines for Strata Corporations and Strata Agents. 

The new guidelines clarify how personal information 

should be treated when strata corporations receive requests 

for correspondence related to a complaint. The document 

also includes information that will assist strata corporations 

with responding to privacy complaints and breaches, 

creating privacy policies, installing video and/or audio 

surveillance and more.

The new Privacy Guidelines for Strata Corporations and 

Strata Agents and a supplemental Q and A document can 

be downloaded at https://www.oipc.bc.ca/tools guidance/

guidance-documents/ 

A Duty to Protect
Here’s how strata managers and councils can 
help safeguard personal information from 
loss and other risks.
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604-278-2121

Century21pel.com 
7320 Westminster Highway. Richmond, BC, V6X 1A1

Each Office is Independently Owned & Operated 

WE CAN HELP WITH ALL YOUR REAL ESTATE & 
PROPERTY MANAGEMENT NEEDS! 

LOOKING FOR A PROPERTY MANAGEMENT COMPANY? 

LOOKING TO SELL YOUR CONDO OR TOWNHOUSE? 
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How to Treat Components That 

Will Last Longer Than the Complex

Jeremy Bramwell / Real Estate Institute of Canada

of the total cost, based on the risk of 

failure. Two methods are accepted 

globally and here in Canada.

The first method is the actual 

component is listed in the report as 

an allowance. A small portion of the 

full replacement cost is allocated as 

the allowance. Within this model the 

expected replacement period is listed 

at the end of the life of the building. 

No replacement cost appears on the 

cash flow, but is saved within the model 

when the required contributions to the 

CRF are calculated. Many prefer this 

method as there is full disclosure and 

has flexibility to change depending on 

the complexes life.

The alternate method is not to put the item 

in the report, but a contingency amount 

is listed at the bottom of the calculations 

as an added amount of say 10%. The key 

to this methodology is to disclose in 

several places which components this 

refers to. This methodology lacks full 

disclosure, as well as can create errors in 

the mathematical modelling.

A report completed by a member of the 

REIC will plan for short term components 

to be replaced and you will contribute 

some money in the CRF for unpredictable 

emergencies when dealing with long 

term items. 

T
he Real Estate Institute of Canada 

(REIC) recognizes that that there 

are two component classifications, 

age defined component and those that 

will outlast the building.

Age defined components are just that, 

components that need to be replaced 

or repaired in a timeline less than the 

expected life of the building. Painting at 

every 10 years is an example, as an age 

defined item.

Items like concrete foundations are 

something else. They may last or outlast 

the life of the structure. Depreciation report 

providers have been handling them in 

one of four ways.

Some providers ignore them stating 

that no money is required, so they do 

not need to be saved for. But there is a 

possibility of the component requiring 

some repair work, such as a crack in 

the foundation, so this method does not 

make logical sense.

Some providers put in the full cost, but 

this assumes that you can lift up the 

building replace the foundations and put 

back the building, which is unrealistic. 

The only thing that will occur is that you 

will over contribute to the Contingency 

Reserve Fund (CRF) .

Certified Reserve Planners (CRPs) 

understand a “contingency” or 

“allowance” is required, but not total 

replacement. The amount is a percentage 

Maximize
Your Real Estate
Investment 
with a Certified
Reserve Planner

(CRP)

1.800.542.7342 

marketing@reic.com

A reserve fund study  
or depreciation report is an essential 
planning tool to reduce financial 
uncertainties and keep your property 
running smoothly and efficiently 
now and in the future.

You can rely on a Certified 
Reserve Planner (CRP) 
to help maximize your real estate 
investment. 

A CRP signifies a professional with 
the expertise and added depth of 
knowledge to complete reserve  
fund studies and depreciation 
reports for condominiums, 
institutions, corporations and 
government agencies. 

The CRP designation 

is awarded by the 

Real Estate Institute 

of Canada (REIC). To 

find a CRP in your 

market region, use the 

Find a Member online 

directory at  

www.reic.ca.
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STRATA LAW GROUP

Robson Court
840 Howe Street, Suite 1000
Vancouver, BC + V6Z 2M1

Added experience. Added clarity. Added value.

Miller Thomson LLP

millerthomson.com

VANCOUVER     C A L G A R Y    E D M O N T O N    S A S K AT O O N    R E G I N A    L O N D O N    K I TC H E N E R -WAT E R L O O    G U E L P H   TO R O N TO    M A R K H A M    M O N T R É A L

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:

For more information, contact:

Michael Walker 
604.643.1288 
mwalker@millerthomson.com

Lynn Ramsay, Q.C.
Michael Walker
Sharon MacMillan

RESTORING PIPES AND PEACE OF MIND™
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Protect and maintain the value of your building 
with the Maintenance Operations Program (MOP).

Our team of erti ed eserve Planners will 
customize a program for your building using  
tools and services including:
• Annual evaluations
• Depreciation and reserve fund reports
• Physical component inventory
• Financial forecasting
• Maintenance planning and budgeting tools

DEPRECIATION REPORTS

BUILDING ENVELOPE REVIEWS

GARAGE AND BALCONY
     INVESTIGATIONS

PROJECT MANAGEMENT

GEOTECHNICAL INVESTIGATIONS

ENVIRONMENTAL INVESTIGATIONS

MOULD AND ASBESTOS SURVEYS

1003 Brunette Avenue
Coquitlam, BC V3K 6Z5
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CHOA Business Members
APPRAISALS &

DEPRECIATION
REPORTS

2020 Depreciation Reports
Richmond
604.638.1041
2020depreciationreports.com

Aedis Appraisals Ltd.
Richmond
604.682.7585
aedisappraisals.com

Arctic Depreciation 
Report Appraisals Inc.
Vancouver
604.729.2961

aStratagy Reserve Fund 
Planning
Cranbrook
888.771.4571

Bramwell & Associates 
Realty Advisors Inc.
Vancouver
604.608.6161
StrataReservePlanning.com

C4U Inspections
West Kelowna
866.765.4434
c4uinspections.ca

Campbell & Pound 
Commercial Ltd.
Richmond
604.274.8885
campbellpound.com

Citadel Building 
Consultants Ltd.
Coquitlam 
604.655.9443
citadelbuildingconsultants.com

Collingwood Appraisals Ltd.
New Westminster 
604.526.5000
collingwood.com

Cushman & Wakefield Ltd.
Vancouver
604.683.8181
bcdepreciationreports.com

Delta Appraisal 
Corporation
Penticton
888.484.4994
deltaappraisal.ca

Dream Home Appraisal 
Corp.
Kelowna
250.860.4400
dreamhomegroup.ca

Dynamic Reserve Fund 
Studies Inc.
Kelowna
855.853.8255
dynamicrfs.com

Fraser Valley Appraisals Ltd.
Chilliwack
604.792.2133
fvappraisals.com

Grover, Elliott & Co Ltd.
Vancouver
604.687.5443
groverelliott.com

Hollett Real Estate Advisors
North Vancouver
604.290.3498
bcdepreciationreports.ca

Ingleside Development 
Consulting Ltd.
Kelowna  250.764.7722
Vancouver 604.999.1773
inglesidedevelopment.ca

Island Depreciation 
Reports Ltd.
Brentwood Bay
778.351.1928
idrbc.ca

Jackson & Associates Ltd.
Courtenay
250.338.7323
comoxvalleyappraisers.com

Kent-Macpherson
Kelowna
250.763.2236
kent-macpherson.com

Maccid Consulting Ltd.
Penticton
778.476.4569
maccid.com

Maintenance Operations 
Program Inc.
Cloverdale
604.574.6435
mopinfo.ca

NLD Consulting – Reserve 
Fund Advisors
Burnaby
604.638.1041
reserveadvisors.ca

Normac Appraisals 
Vancouver
604.221.8258
normac.ca

Pacific Rim Appraisals 
Victoria  250.477.7090
Nanaimo  250.754.3710
Richmond  604.248.2450
pacificrimappraisals.com

Palmer Appraisals Ltd.
Victoria
250.388.9102
palmerappraisals.com 

Penny and Keenleyside 
Appraisals
New Westminster
604.525.3441
pkappraisals.com

Reliance Asset 
Consulting Inc.
Victoria
1.866.941.2535
relianceconsulting.ca

RFP Reserve Fund 
Planning Inc.
Oliver
250.809.1333
reservefundplanning.ca

Rylin Consulting Inc.
Calgary
403.863.1053
rylinconsulting.ca

Schoenne Property 
Services Ltd.
Vernon
250.542.2222
schoenneassociates.com

Strata Life Reporting 
Services
Surrey
604.396.9556
stratalifereporting.ca

Taycon Consulting Inc.
Calgary
403.519.2693
tayconconsulting.ca

ASPHALT & CONCRETE 

Curtis Paving
West Vancouver
604.922.2314
curtispaving.com

Topwest Asphalt Ltd.
Abbotsford
604.755.0300
topwestasphalt.com

BUILDING ENVELOPE
MAINTENANCE

Bemco Pacific Services Inc.
Vancouver
604.294.8111
bemco.ca

New City Contracting Ltd.
Vancouver
604.215.7374
newcitycontracting.com

PCM Pomeroy Building 
Maintenance Ltd.
Burnaby
604.294.6700
pomeroyconstruction.com

Prostar Painting & 
Restoration
Vancouver
604.876.3305

Remdal Painting &  
Restoration Inc.
Surrey
604.882.5155
remdal.com

Rockport Property 
Services
Port Coquitlam
778.285.3799
rockportpropertyservices.com

CONSTRUCTION &
BUILDING ENVELOPE

RESTORATION

Applied Coatings & 
Restorations Inc.
Maple Ridge
604.460.9104
appliedcoatings.ca

Aqua City Restorations Ltd.
Burnaby
604.716.3511
aquacity.ca

Coastpro Contracting Ltd.
Langley
604.881.7011
coastpro.ca

Cobing Building Solutions
Port Coquitlam
604.319.9244

Columbus Construction & 
Restoration Ltd.
Richmond
604.241.3991
columbusconstruction.ca

EPS Westcoast  
Construction Ltd.
Surrey
604.538.8249
epswestcoast.com

JDP Construction
Vancouver
604.601.8206
jdpconstruction.ca

Koman Construction Ltd.
Vancouver
604.709.1818

MacDonald Builders
Penticton
778.476.4569
maccid.com

Pacific Building  
Envelope Maintenance 
Delta
604.940.6056
pbemltd.com

Peak Installations Inc.
Richmond
604.448.8000
peakinstallations.com

Rite Handyman Ltd.
Coquitlam
604.438.4555
ritehandyman.ca

Weststar Restoration and 
Contracting Service Ltd.
Vancouver
604.324.0359
weststarltd.ca

COMPUTER SOFTWARE &
TELECOMMUNICATIONS

Access Point Information 
Canada Ltd.
Victoria
250.953.8270
estratahub.com

Bridge Strata Planning Ltd.
Victoria
888.383.0288
BridgeSP.com

Delta Cable
Delta
778.434.3023
deltacable.com

Power Strata Systems Inc
Vancouver
604.971.5435
powerstrata.com

DRYER VENT
CLEANING

Air-Vac Services Canada Ltd.
Surrey
604.882.9290
airvacservices.com

Commercial Vent  
Cleaning Ltd.
Langley
604.251.1717
commercialvent.com

Michael A. Smith  
Duct Cleaning
Surrey
604.589.2553
masduct.com

Modern PURAIR
Dryer Vent Cleaning
Langley
604.299.6620
modernpurair.com

National Air Technologies
Surrey
604.730.9300
natech.ca

TSS Cleaning Services
Nanaimo
1.866.477.0099
cleandryerducts.com

DECKS & RAILINGS

Duradek Canada Ltd.
Surrey
604.591.5594
duradek.com

Global Dec-k-ing Systems
Surrey
778.571.3000
globaldecking.com

KANDY Outdoor Flooring
Vancouver
604.222.2055
kandyoutdoor.com

Phoenix & Ediger Vinyl 
Sundecks Ltd.
Langley
604.270.4845
sundecks.com

ENGINEERING,
ARCHITECTURE &

DEPRECIATION
REPORTS

Apex Building Sciences Inc.
Surrey
604.575.8220
apexbuildingsciences.com

Amarkpacific 
Construction Services
Surrey
604.930.4620
amarkpacific.com

Aqua - Coast Engineering Ltd.
Delta
604.946.9910
aqua-coast.ca

AUM Building Science & 
Engineering Ltd.
Surrey
604.897.7370
aumbuildingscience.com

BC Building Science
New Westminster
604.520.6456
bcbuildingscience.com

Best Consultants Building 
Science Engineering Inc.
Chilliwack
604.490.1112
bestbse.ca 

Continued on page 51
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CHOA Business Members
ENGINEERING,

ARCHITECTURE &
DEPRECIATION
REPORTS CON’T

Busque Engineering Ltd.
Richmond
604.277.7787
busqueengineering.com

CCI Group
Coquitlam  
604.553.4774
ccigroupinc.ca

CDW Engineering
Port Coquitlam
604.942.8272
cdwengineering.com

Chatwin Engineering
Victoria
250.370.9171
chatwinengineering.com

Clear Path Engineering Inc.
BC/Alberta
1.877.989.8918
clearpathengineering.ca

CSA Building Sciences 
Western Ltd.
Coquitlam
604.523.1366
csawest.com

exp.
Burnaby
604.709.4630
exp.ca

Hamid Design Build Ltd.
Burnaby
604.603.3142
hamiddesignbuild.com

Herold Engineering Ltd.
Nanaimo
250.751.8558
heroldengineering.com

IRC Building Sciences Group
Richmond 604.295.8070
Vernon  250.351.4189
Courtenay 250.218.2440
ircgroup.com

JRS Engineering
Burnaby
604.320.1999
jrsengineering.com

LDR Engineering Group
Burnaby
604.805.6785
ldrgroup.ca

Levelton Consultants
Richmond
604.278.1411
levelton.com

McCuaig & Associates 
Engineering Ltd.
Vancouver
604.255.0992
mccuaig.net

Morrison Hershfield
Burnaby 604.454.0402
Nanaimo  250.755.4025
Victoria  250.361.1215
morrisonhershfield.com

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

RDH Building 
Engineering Ltd.
Vancouver  604.873.1181
Victoria 250.479.1110
Courtenay 250.703.4753
rdhbe.com

Read Jones Christoffersen 
Ltd.
Vancouver 604.738.0048
Victoria  250.386.7794 
Nanaimo  250.716.1550
rjc.ca

Ripple Rock 
Engineering Ltd.
Victoria
250.721.5586
ripplerockeng.com

Sense Engineering Ltd.
North Vancouver
778.869.3035
senseengineering.com

Strata Engineering Inc. 
North Vancouver
604.780.1316
strataengineering.ca

Techa Building 
Consultants Ltd. 
Burnaby
604.788.3153
techabc.ca

Touwslager Engineering Ltd.
Burnaby
604.299.1906
touwslagerengineering.com

WSP Canada Inc.
North Vancouver
604.924.5575
halsall.com

ENVIRONMENTAL &
ENERGY

Access Gas Services Inc.
Delta
604.519.0862
accessgas.com

Enerpro Systems Corp.
North Vancouver 
604.982.9155
enerprosystems.com

Fischer Resource 
Efficiency Solutions 
Kelowna
250.712.0066
fischerandcompany.ca

Medallion Healthy Homes
Maple Ridge
604.619.6655
medallioncanada.com

Pinchin West Ltd. 
Richmond
604.244.8101
pinchinwest.com

Sengastech Instruments Ltd.
Surrey
604.353.3314
sengastech.com

Titan Enersave
Burnaby
604.422.0115
titanenersave.com

FINANCIAL & 
ACCOUNTING

Bank of Montreal
Toronto 
416.927.5973
bmo.com

Blueshore Strata Finance 
Ltd.
North Vancouver
604.982.8000
blueshorefinancial.com

Cass & Fraser 
Chartered Accountants
Vancouver
604.558.3770
cassfraser.ca

Coast Capital Savings 
Credit Union
Victoria
250.483.8710
coastcapitalsavings.com

Dong Russell & Company 
Inc.
Vancouver
604.730.7472

Edward Jones 
Investments
Penticton 
250.490.3390
edwardjones.com

Kemp Harvey Goodison 
Hamilton Inc.
Burnaby
604.291.1470
khgcga.com

KPMG MSLP
Vancouver
604.673.4400
kpmg.ca

Maxium Condo Finance 
Group
North Vancouver 
604.985.1077
maxium.net

Morrison Financial 
Services Ltd.
Toronto
416.391.3535
morrisonfinancial.com

Pacific & Western Bank 
of Canada
Garibaldi Highlands
604.984.7564
pwbank.com

Reid Hurst Nagy Inc. 
CGAs
Kelowna 250.860.1177
Osoyoos 250.495.3383
Richmond 604.273.9338
Vancouver 604.736.8911
rhncga.com

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

FIRE, FLOOD &
 EMERGENCY

RESTORATION

1st Trauma Scene Clean Up
Surrey
604.598.8887
traumascenecleanup.ca

ABK Restoration 
Services Ltd.
Penticton
250.493.6623
myabk.com

Canstar Restorations
Coquitlam  604.549.0099
Surrey  604.882.6505
Whistler  604.935.2050
canstarrestorations.com

CJB Restoration Services Ltd.
Abbotsford
604.864.8884
cjbrestoration.com

Easy Care Restoration Ltd.
Richmond
604.278.4646
easycarerestoration.com

FirstOnSite Restoration
Abbotsford 604.854.5309
Chilliwack 604.795.4884
Fort St. John 250.262.3000
Surrey 604.590.1440
Vancouver 604.436.1440
firstonsite.ca

PPD Restorations
Port Coquitlam
604.468.3944
ppdrestorations.com

Premium Restoration Ltd.
Delta
604.943.7673
premiumrestoration.com

Superior Flood and Fire 
Restoration Inc.
Vancouver
604.773.5511
superiorrestoration.ca

GOVERNMENT &
 ASSOCIATIONS

Appraisal Institute of 
Canada – British Columbia
Vancouver 
604.284.5515
appraisal.bc.ca

Better Business Bureau
Vancouver
604.681.0312
mainlandbc.bbb.org

Better Business Bureau of 
Vancouver Island
Victoria
250.386.6348
vi.bbb.org

Canadian National Assn 
of Real Estate Appraisers 
(CNAREA)
Qualicum Beach
888.399.3366
cnarea.ca

Homeowner Protection  
Office (HPO)
Vancouver
604.646.7050
hpo.bc.ca

Landlord BC
Vancouver
604.733.9440
bcapartmentowners.com

Professional Assn of 
Managing Agents (PAMA)
Vancouver
604.267.0476
pama.ca

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

Strata Property Agents 
of BC
Surrey
604.541.2903
spabc.org

Victoria Residential 
Builders Assn.
Victoria
250.383.5044
vrba.ca

HVAC

Broadway Refrigeration 
& A/C Co Ltd.
Vancouver
604.255.2461
broadwayrefrigeration.com

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

INSURANCE

BFL CANADA 
Insurance Services Inc.
Vancouver
604.678.5403
bflrealestate.ca

Bridges International 
Insurance Services
Vancouver
604.408.8695
biis.ca

Capri Insurance Services Ltd.
Kelowna
800.670.1877 ext 3806
capri.ca

CMW Insurance Services 
Burnaby
604.294.3301
cmwinsurance.com

Co-operators, The
Vancouver
604.872.6788
cooperators.ca

Hendry Swinton 
McKenzie Insurance
Victoria
250.388.5555
hsminsurance.com

Continued from page 50

Continued on page 52
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INSURANCE CON’T

Hub International Barton 
Insurance
Chilliwack
604.703.7070
hubinternational.ca

Hub International Coastal 
Insurance Brokers
Burnaby
604.269.1000
hubcoastal.ca

Seafirst Insurance  
Brokers Ltd.
Sidney
250.656.9886

Vancouver Island 
Insurance Centres
Campbell River
insurancecentres.ca

Victoria Residential 
Builders Assn.
Victoria
250.383.5044
vrba.ca

WBI Home Warranty Ltd.
Burnaby
604.639.2924
wbihomewarranty.com

Western Financial Group
Fernie
250.423.6831
westernfg.ca

Western Financial Group 
(Kelowna)
Kelowna
250.762.2217
westernfinancialgroup.ca

INTERIOR FINISHES,
FURNITURE, &

FIXTURES

Interiors Defined
North Vancouver
604.764.5432
interiorsdefined.ca

Metrotown Floors & 
Interiors
Burnaby
604.434.4463
metrotownfloors.com

JANITORIAL &
MAINTENANCE

City View Systems Inc.
Vancouver
604.878.7282
cityviewsystems.com

Fairview Building 
Maintenance
Vancouver
604.831.5694
fairviewmanagement.net

Linis Maintenance Services
Surrey
604.761.4318
linis.ca

Pacific Heights Services Inc.
Vancouver
604.876.9095
pacificheightsinc.com

Oxy-Dry Cleaning Ltd.
Kelowna
250.860.4595
oxy-dry.ca

LANDSCAPING

All Round Tree Service Ltd.
Vancouver
604.273.4025
allroundtreeservice.com

Busque Engineering Ltd.
Richmond
604.277.7787
busqueengineering.com

CCI Group
Coquitlam  
604.553.4774
ccigroupinc.ca

Cedrus Landscaping Inc.
Vancouver
604-951-3500
cedruslandscaping.com

Busybee Gardening 
Surrey
604.990.7233
busybeegardening.com 

Countryside Landscaping
Surrey
778.565.1228
countrysidelandscaping.ca

F.A. Bartlett Tree Expert 
Company Canada
Burnaby
604.322.1375
bartlett.com

Terra Firma Lawn & 
Garden Services
Port Coquitlam
604.761.5296
terrafirmalawnandgarden.ca

The Grounds Guys 
Victoria (0911992 BC Ltd) 
Victoria
250.881.8822
groundsguys.ca

Western Financial Group
Fernie
250.423.6831
westernfg.ca

LEGAL & DISPUTE
RESOLUTION

Access Law Group
Vancouver
604.801.6029
accesslaw.ca

Alexander Holburn  
Beaudin + Lang LLP
Vancouver
604.484.1700
ahbl.ca

Becker & Company 
Lawyers
Pitt Meadows
604.465.9993
beckerlawyers.ca

BWF Fodchuk Law 
Corporation
Vancouver
604.730.9900

Cambrey Consulting Ltd.
Port Coquitlam
604.552.4396
cambreyconsulting.com

C.D. Wilson Law 
Corporation
Nanaimo
250.741.1400
cdwilson.bc.ca

Clark Wilson LLP
Vancouver
604.687.5700
cwilson.com

Cleveland Doan LLP
White Rock 
604.536.5002
cleveland.doan.com

Doak Shirreff LLP
Kelowna
250.763.4323
doakshirreff.com

Grant Kovacs Norell
Vancouver
604.609.6699
gkn.ca

Haddock & Company
North Vancouver
604.983.6670
haddock-co.ca

Hammerberg Lawyers LLP
Vancouver
604.269.8500
hammerco.net

Harper Grey LLP
Vancouver
604.687.0411
harpergrey.com

Kidston & Company LLP
Vernon
250.545.0711
kidston.ca

Klassen & Company
Abbotsford 
604.854.2086
klassenandcompany.com

Lesperance Mendes
Vancouver
604.685.4894
lmlaw.ca

Miller Thomson LLP
Vancouver
604.687.2242
millerthomson.com

Nixon Wenger
Vernon
250.542.5353

Pazder Law Corp.
Vancouver
604.682.1509
pazderlaw.com

Reed Pope Law Corporation
Victoria
250.383.3838
reedpope.ca

Remedios & Company
Vancouver
604.688.9337
remediosandcompany.com

Richards Buell Sutton LLP
Vancouver
604.682.3664
rbs.ca

Robert E. Groves
Kelowna
250.712.9393
robertegroves.com

Sorensen Smith LLP
Chilliwack
604.705.0022
sorensensmith.com

PAINTING

Accurate Painting
Vancouver
604.767.0217
accuratepainting.ca

All - Bright Painting
Langley
604.671.3907
all-brightpainting.com 

Fresh Paint
Vancouver
604.433.7374
getfreshpaint.com

Millenium 2000 Painting 
& Decorating
Coquitlam
604.715.9551
millenium2000painting.ca

Primus Pro Painters Inc.
Surrey
604.561.9540
primuspropainters.com

Prostar Painting & 
Restoration
Vancouver
604.876.3305

Remdal Painting &  
Restoration Inc.
Surrey
604.882.5155
remdal.com

Unitus Painting
Surrey
604.357.4787
unituspainting.com

Vanguard Painting Ltd.
Vancouver
604.732.4223
painter.ca

Warline Painting Ltd.
Surrey
604.542.5064
warlinepainting.ca

PLUMBING

BMS Plumbing & 
Mechanical Systems Ltd.
Vancouver
604.253.9330
bmsmechanical.com

Brighter Mechanical Ltd.
Richmond
604.279.0901
brightermechanical.com

Cambridge Plumbing 
Systems Ltd.
Vancouver
604.872.2561
cambridgeplumbing.com

CuraFlo of BC
Burnaby
604.298.7278
curaflo.com/bc

DMS Mechanical Ltd. 
Burnaby
604.291.8919
dmsmechanical.com

Drainscope of Victoria
Victoria
250.590.1535
drainscope.net

Hytec Water 
Management Ltd.
Burnaby
604.628.2421
hytecwater.com

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

Victoria Drain Services Ltd.
Victoria
250.818.1609
victoriadrains.com

PROJECT
MANAGEMENT

Brewster Engineering & 
Management Ltd.
Victoria
250.213.5059

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

HomeWise Plumbing and 
Drainage Services Ltd
Sooke
250.883.7271
homewise.ca

Planact Management Ltd.
Vancouver
604.216.8782
planactmanagement.com

ROOFING

Absolute Roof 
Solutions Inc.
Vancouver 
604.263.0334
absoluteroof.ca

BC Roof Inspections
Langley
604.539.2510
bcroofinginspections. com

Best Quality Roofing 
Systems
Coquitlam
604.716.5325
bcroofing.ca

Design Roofing Services 
Port Coquitlam
604.944.2977
designroofing.ca

Evo Roofing Inc.
Burnaby
604.722.9981
evoroofing.ca

Helios Roofing and 
Waterproofing Ltd.
Burnaby
604.783.2806
heliosroofing.com

Continued from page 51
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ROOFING CON’T

IRC Building Sciences 
Group BC Inc.
Richmond
604.295.8070
ircgroup.com

K2 Roofing Ltd.
New Westminster
604.374.0092
k2roofing.com

Northwood Roofing Ltd.
Surrey
778.578.6758
northwoodroofing.com

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

Roofix Services Inc.
Burnaby
604.444.4342 
roofixinc.com

Roof Tech Consultants Ltd.
Fort Langley
604.888.7663
rooftechconsultants.ca

Specifix Building Science
Surrey
604.576.5740
specifex.com

TechPro Roofing
Surrey 
604.371.2505
techproroofing.ca

Tremco Roofing & 
Building Maintenance / 
Weatherproofing 
Technologies
Toronto
416.421.3300
tremcoroofing.com

Trimstyle Consulting 
Vancouver
604.909.7777
trimstyle.ca

Valhalla Roofing Ltd. 
Langley 
778.895.2503
valhallaroofing.com

STRATA MANAGEMENT
& REAL ESTATE

604 Real Estate 
Services Inc.
Vancouver
604.689.0909
604realestate.ca

AA Property 
Management
Richmond
604.207.2002
aaproperty.ca

Aberdeen Property 
Management
Richmond
604.273.1234

Accent Property  
Management Ltd.
Vernon
250.542.1533
accentpm.ca

Advantage Property 
Management Ltd
Victoria
250.881.8866

Alliance Strata Properties Ltd.
Parksville
250.951.0851
alliancestrata.com

Ascent Real Estate 
Management Corp.
Burnaby
604.431.1800
ascentpm.com

Assertive Property 
Management & Real 
Estate Services Inc.
Burnaby
604.253.5566
assertivepm.com

Associated Property 
Management Ltd.
Kelowna
250.712.0025

Atira Property 
Management Inc.
Vancouver
604.439.8848
atira.ca

AWM – Alliance Real 
Estate Group Ltd.
Vancouver
604.685.3227
awmalliance.com

AXIS Strata Management
Delta
604.785.6953

Bayside Property Services
Burnaby
604.432.7774
baysideproperty.com

Bayview Strata Services Inc.
Parksville
250.248.1140
bayviewstrataservices.ca

Baywest Management Corp
Surrey
604.591.6060
baywest.ca

Bernard Siebring
Kelowna
250.762.7596

Blueprint Strata 
Management
White Rock
604.200.1030
blueprintstrata.com

Bradshaw Strata  
Management Ltd.
Surrey
604.576.2424
bsmstrata.ca

Campbell Strata 
Management Ltd.
Abbotsford
604.864.0380
campbellstrata.com

C & C Property Group
North Vancouver
604.987.9040
cccm.bc.ca

Centre Group Real Estate 
Service Corp.
Kelowna
250.763.2300
colliers.com

Century 21 Performance 
Realty & Management
Squamish
604.892.5954
century21.ca/ 
performancerealtymanagement

Century 21 Prudential 
Estates (RMD) Ltd.
Richmond
604.273.1745
Century21pel.com

Century 21 Seaside 
Realty Ltd.
White Rock
604.531.2200
century21.ca/seasiderealty

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

Columbia Property 
Management Ltd.
Kamloops
250.851.9310

Colyvan Pacific Real 
Estate
Vancouver
604.683.8399
colyvanpacific.com

Compass Point Real 
Estate Services Inc.
Richmond
604.214.8645
compasspointinc.com

Complete Residential  
Property Management 
Victoria
250.370.7093
completeresidential.com

Cornerstone Properties 
Victoria
250.475.2005
cornerstoneproperties.bc.ca

Crossroads Management Ltd.
Surrey
778.578.4445
crpm.ca

Dennison Property 
Management Ltd.
North Vancouver
604.982.7059
dpmonline.ca

Dexter Associates Realty
Vancouver
604.263.1144
dexterrealty.com

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
ecmstrata.com

False Creek Management 
(2006) Ltd.
New Westminster
604.395.5062 
falsecreekmanagement.ca

Firm Management 
Corporation
Saanichton
250.544.2300

First Landmark Strata & 
Property Management Ltd.
Vernon
250.275.1393

FirstService Residential
Vancouver
604.683.8900
fsresidential.com

Fraser Campbell Property 
Management Ltd.
Surrey
604.585.3276
frasercampbell.com

Fraser Property 
Management Realty 
Services Ltd.
Maple Ridge
604.466.7021
fraserpm.com

Gammon International 
Real Estate Corporation
Vancouver
604.736.6761
gammoninternational.com

Garry Miller 
Developments Ltd.
Nanaimo
250.240.4288

Gateway Property 
Management Corp.
Vancouver, Victoria, 
Prince George, Kamloops, 
Kelowna
604.635.5000 or 
1.888.828.2061
gatewaypm.com

Grace Point Strata 
Management Services
Nanaimo
250.802.5124
GPstrata.com

Harbourside Property 
Management Ltd.
Surrey 
778.571.0572
harboursidepm.com

Highstreet 
Accomodations Ltd.
Vancouver
604.605.0294
hscr.com

Holywell Properties
Sechelt
604.885.3460

Homelife Glenayre Realty 
Chilliwack Ltd.
Chilliwack
604.858.7368

Hugh & McKinnon 
Realty Ltd.
Surrey 
604.531.1909
hughmckinnon.com

Hutton Condominium 
Services
Victoria
250.598.5148

Icon Property Advisors Ltd.
Vancouver
778.383.1990
iconpa.ca

IJM Properties Ltd.
Vancouver 
604.736.7018
ijmproperties.ca

Kazawest Property 
Management
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

Kinetic Realty and 
Property Management Inc.
Kamloops
250.434.1375
kineticproperties.ca

Kyle Properties
Vancouver
604.732.5263

Leonis Management & 
Consultants Ltd.
Surrey
604.575.5474
leonismgmt.com

Licar Management Group
Fort St. John
250.785.2662
licar.ca

Lifestyles Condominium 
Services Inc.
Kelowna
250.763.5446 

Lodging Ovations
Whistler
604.938.9899

MacDonald Commercial 
Real Estate Services Ltd.
Vancouver
604.736.5611
macdonaldcommercial.com

Magsen Realty Inc.
Vancouver
604.872.3218
magsen.net

Continued on page 54
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STRATA MANAGEMENT
& REAL ESTATE CON’T

Martello Property 
Services Inc.
Vancouver
604.681.6544
martellopropertyservices.com

MCM Real Estate Ltd
Kamloops
250.372.2277
mcmrealestate.ca

Metropolitan Property 
Management Inc.
Surrey
778.574.1880
metro-pm.ca

Mountain Creek 
Properties
Invermere
250.341.6003
mountaincreek.ca

Mountain Peaks Resort 
Realty Inc.
Whistler
604.905.9513

Nai, Goddard & Smith
Langley
604.534.7974
naicommercial.ca

Narod Properties Corp.
Vancouver
604.732.8081

Noble & Associates 
Property Management
Richmond
604.264.1001
noblehomes.ca

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

Obsidian Property 
Management Ltd.
Surrey
604.757.3151
opml.ca

Okanagan Strata 
Management
Kelowna
1.877.862.6900
okstrata.com

Pace Property 
Management
Prince George
250.562.6671
pacepropertymanagement.ca

Pacific Dawn Asset & 
Property Management 
Services Inc.
Vancouver
604.683.8843
pacific-dawn.com

Pacific Quorum 
Properties Inc.
Vancouver
604.685.3828
pacificquorum.com

Paragon Realty 
Corporation
Surrey
604.576.3868
paragonrealty.ca

Peak Property 
Management Inc.
Coquitlam 
604.931.8666
peakpropertymanagement.ca

Peninsula Strata 
Management Ltd.
South Surrey
604.385.2242
peninsulastrata.com

Penny Lane Property 
Management Ltd.
Courtenay
250.897.1611
pennylane.bc.ca

Peterson Residential
Vancouver
604.688.4885
petersonbc.com

Premier Strata Services Inc.
Langley
604.371.2208
premierstrataservices.com

Profile Properties Ltd.
Port Coquitlam
604.464.7548
profile-properties.com

Proline Management Ltd.
Victoria  250.475.6440
Nanaimo  250.754.6440
prolinemanagement.com

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

Rancho Management 
Vancouver
604.684.4508
ranchovan.com

Re/Max Property 
Management
Richmond
604.821.2999
mypropertymanager.ca

Realty Executive  
Cranbrook Agencies
Cranbrook
250.426.3355
cranbrookagencies.com

Realty Executives 
Comox Valley
Courtenay
250.871.4427
totalconcept.ca

Realty Executives Penticton
Penticton
250.493.4372

REMI Realty Inc.
Langley
604.530.9944
remirealty.ca

Richmond Property Group
Victoria
250.388.9920
richmondproperty.ca

Royal LePage Cascade 
Realty
Dawson Creek
250.782.5750
royallepagecascaderealty.ca

Royal LePage 
Coast Capital Realty
Victoria
250.384.7663
royallepagecoastcapitalrealty.
com

Royal LePage Revelstoke
Revelstoke
250.837.9544
royallepagerevelstoke.ca

Kinetic Realty and 
Property Management Inc.
Kamloops
250.434.1375
kineticproperties.ca

Southview Property 
Management Inc.
Richmond
604.270.8811
southviewproperties.ca

Steadfast Properties Ltd. 
Abbotsford
604.864.6400
steadfastproperties.ca

Strataco Management Ltd.
Burnaby
604.294.4141
strataco.ca

Strataforce Management 
Solutions Inc.
Langley
604.510.1181

Stratawest Management 
North Vancouver
604.904.9595
stratawest.com

Sunden Management Ltd. 
Kamloops
250.376.0062
sundenmanagement.com

Sutton Select Property 
Management
Burnaby
778.329.9966 
mysuttonpm.com

The Institute of 
Real Estate Studies
Vaughan
905.761.9500

The Kerr Group 
Management Corp.
Parksville 
250.586.1100
thekerrgroup.ca

The Wynford Group
Vancouver
604.261.0285
wynford.com

Touchstone Property 
Management Ltd.
Burnaby
604.688.4340
touchstoneproperty.com

TML Management Group 
Richmond
604.207.9001
tmlgroup.ca

Urban Properties Ltd.
Vancouver
604.681.4177
urbanproperties.ca

Vista Realty
North Vancouver
604.925.8824
vistarealty.net

Warrington Management 
Vancouver
604.602.1887
warringtonpci.com

WRM Strata Management 
& Real Estate Services Ltd.
Whistler
604.932.2972
wrm.bc.ca

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

Canadian Vinyltek 
Window Corp.
Delta
604.540.0029
vinyltek.com

Centra Windows
Langley
888.534.3333
centrawindows.com

Euroline Windows Inc.
Delta
604.940.8485
euroline-windows.com

Glass Doctor
North Vancouver
604.984.4527
theglassdr.ca

House Smart Home 
Improvements
Coquitlam
604.945.1904
hshi.ca

Retro Teck Window 
Mfg Ltd.
Burnaby
604.291.6751
retroteckwindow.ca

OTHER

Aldersmith Group, The
(Security)
Victoria
778.679.9987
aldersmith.ca

Care Pest & Wildlife 
Control Ltd.
(Pest & Wildlife Control)
Burnaby
604.432.9422
carepest.com

Coinamatic Canada Inc.
(Appliance Rental & Leasing)
Richmond
604.270.8441
coinamatic.com

Duckworth Management 
Group Ltd.
(Tourism Management)
Burnaby
604.298.2202
duckworthmanagement.com

Falcon Homes
(Developer)
Port Coquitlam
604.941.2092
falconhomes.com

Happy Vending Ltd.
(Vending Machines)
Vancouver
604.700.7215
happyvending.ca

Mountainside Enterprises
(Consulting)
Kamloops
250.573.0010
mountainsideenterprises.shaw.ca

Payless Auto Towing Ltd.
(Towing & Storage)
North Vancouver
604.988.4176
paylesstowing.ca

PEM Net Industry 
Solutions Inc.
(Lighting)
Burnaby
604.816.0978
e-industry.ca

PML Professional 
Mechanical Ltd.
(Mechanical)
Port Coquitlam 
604.468.9999
pmlbc.com

Secured Security Ltd.
(Security)
Vancouver
604.579.0166
securedsecurity.com

Vancouver Bed Bug 
Control Inc.
Vancouver
604.687.4824
vancouverbedbugcontrol.com
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