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The Office of the Information and
Privacy Commissioner has released an
updated version of Privacy Guidelines for
Strata Corporations and Strata Agents.
The guidelines have been updated to clarify how personal
information should be treated when strata corporations
receive requests for correspondence related to a complaint.
The guidance document also includes information that
will assist strata corporations with responding to privacy
complaints, creating privacy policies, responding to privacy
breaches, installing video or audio surveillance, and more.

The revised guidance document, and a supplemental
companion Q and A document, can be found
on the OIPC website at:
https://www.oipc.bc.ca/tools-guidance/guidance-documents/.

The CHOA Journal is printed by Still Creek Press Ltd., Burnaby, BC
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The Case Of
The Court Ordered Special Levy
Adrienne Murray / Hammerberg Lawyers LLP

R

ecent changes to the Strata
Property Act (the “SPA”) now
permit a strata corporation to
apply to Court in limited circumstances
for approval of a defeated special levy
resolution. What a Court will require
before granting such approval was
recently set out in the case of The Owners,
Strata Plan VIS 114 v. John Doe.
Effective December 12, 2013, section 173
of the SPA was amended to permit the
Supreme Court of British Columbia to
order that a special levy resolution be
approved notwithstanding that it had
not obtained approval by means of a
3/4 vote provided that:
• at least 51% of the owners present
at the meeting had voted in favour
of the resolution;
• the levy is for maintenance or
repair of common property
or common assets;
• the maintenance or repairs are
necessary to ensure safety or
prevent signiﬁcant loss or damage,
whether physical or otherwise; and
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• the application is made within 90
days of the date of the meeting at
which the vote was held.
In VIS 114, the Court was required to
consider whether the strata corporation
had satisﬁed the requirements that the
repair and maintenance was necessary to
ensure safety or prevent signiﬁcant loss
or damage whether physical or otherwise.

1

VIS 114 experienced water ingress
problems beginning in the mid 1980s.
The ﬁrst building envelope condition
assessment (“BECA”) was prepared
in 2007. The BECA recommended the
replacement of windows, the installation
of new double glazed balcony sliding
doors on the ﬁrst level and installation
of a rain screen system to the exterior
walls. The estimated probable cost was
approximately $5.2 million.
Because the south and east walls were
more directly exposed to the wind and
rain, work was initiated on the south
facing wall and a section of the east
facing wall in 2008. Window caulking
and spot stucco patching was conducted
on the rest of the building envelope.

Rehabilitation of the north and west
elevations should be considered within
the next ﬁve years.
In 2013, the owners approved a special levy
to complete the remediation of the east
wall. Thus, by the end of 2013, the south
and east walls had been fully remediated.
At the 2014 annual general meeting,
the owners were required to vote on a
resolution to raise approximately
$1.7 million to remediate the north and
west walls. The resolution was approved
by 63% of the vote at the meeting.
Thus, because the resolution did not
achieve a 3/4 vote, the resolution failed.
The strata corporation then applied to
Court for approval pursuant to section
173 of the SPA.

In 2011, Morrison Hershﬁeld (“MH”)
conducted a building envelope visual
review and noted that the unremediated
walls were approaching the end of
their service life and that complete
rehabilitation should be considered
within the next ﬁve years. Additionally,
MH noted that the single pane window
assemblies were approaching the end of
their usable service life.

A group of owners opposed the strata
corporation’s application to have the
special levy resolution approved.
In considering the matter, the Judge held
that the strata corporation had the onus of
establishing that the repair was necessary
to ensure safety or to prevent signiﬁcant
loss or damage, whether physical or
otherwise on the balance of probabilities.

On March 1, 2013, the strata corporation
received a depreciation report prepared
by MH. The report stated that the east
wall remediation should be considered
in the next year and was more urgently
required than the other walls.

To determine the reasonableness of the
strata corporation’s actions, the Judge
noted that the Court will typically consider
the professional advice of the engineers
regarding the timing, extent and method
of repairs.

2015 BCSC 13

Continued on page 6
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In opposing the application, the owners
to expenditures that received approval
remaining life may be up to ﬁve years
argued that a court should exercise its
by at least a majority of the owners at
from the date of the report, the Judge
discretion to order that a failed special
the meeting. Additionally, section 98 of
accepted the additional affidavit evidence
levy resolution be approved only where
the SPA was intended to address urgent
as establishing that the repairs were
the engineering evidence
“necessary” from the
clearly establishes
perspective that they were
that the repairs are
the only effective way to
“The Judge concluded that to satisfy
immediately necessary
stop the water ingress
to ensure safety or
problems. The Judge
the requirements of section 173 of
prevent signiﬁcant loss
concluded that the strata
the SPA, the strata corporation only
or damage. Thus, the
corporation’s decision
Judge was required to
to now proceed with the
needed to establish that the repairs and
determine whether the
repairs was reasonable.
maintenance are necessary to ensure
discretion granted to
the Court should only be
safety or prevent loss and damage”
The Judge then
exercised when the need
considered whether the
for repair was immediate
repair was necessary to
or whether such
ensure safety or prevent
discretion should be exercised when the
situations and permit only a minimum
signiﬁcant physical loss or damage.
work was only just necessary.
expenditure whereas such limitations
were not included in the language of
The Judge reviewed evidence that
section 173 of the SPA.
The owners compared the wording of
certain owners on the north and west
section 173(2) with section 98(3) of the
facing walls were experiencing extensive
SPA. Section 98(3) of the SPA permits
The Judge concluded that to satisfy
condensation and mould and that damage
unapproved expenditures where an
the requirements of section 173 of
to the interior of the strata lots had
“immediate expenditure is necessary
the SPA, the strata corporation only
occurred. The evidence also established
to ensure safety or prevent signiﬁcant
needed to establish that the repairs and
that at least one owner had experienced
loss or damage whether physical or
maintenance are necessary to ensure
health issues as a result of the mould.
otherwise”. The owners also referenced
safety or prevent loss and damage.
section 98(5) of the SPA which limited
The Judge also considered whether there
the unapproved expenditures to only the The owners then argued that the work
was other loss or damage that should be
minimum amount needed to ensure safety was not required at this time and that
considered. The Judge agreed with the
or prevent signiﬁcant loss or damage.
according to the engineering evidence,
strata corporation’s arguments that the lack
could wait until at least 2017 and possibly of repair has resulted in a loss of value
In addition to arguing that the resolution beyond that date. The Judge was then
of the strata lots, that the failure to carry
should be approved only where the repair required to consider whether there was a
out the repair at this time represented
must occur immediately, the owners
timeframe in which the work must occur
the potential waste of money spent on
argued that only the minimum amount
in order to be considered necessary.
targeted repairs and that there was a
needed to ensure safety or prevent
likelihood of increased repair costs if
signiﬁcant loss or damage should be
The Judge considered the affidavit
the remediation was to take place in the
authorized. The owners argued that a full evidence of the engineer which provided
future rather than at this time.
remediation of the two walls at this time
that water ingress was occurring and that
was not necessary and that signiﬁcant
the exterior cladding system had failed.
The owners opposing the application
loss or damage could be prevented by
The engineer stated that the cladding
argued that the individuals suffering from
the caulking and maintenance program
had passed its useful service life and that
condensation or leaking issues should
until at least 2017.
repairs to the cladding were becoming less deal with it on their own and take steps
effective. The affidavit noted that MH did
to reduce the amount of condensation
The Judge refused to create an analogy
not support ongoing interim maintenance
within their strata lot. The Judge
between sections 98 and 173 of the SPA.
due to the lack of durability of the repairs.
characterized the Respondent owners’
The Judge noted that section 98 of the
response as attempting to minimize the
SPA references “unapproved expenditures” Thus, although the engineering reports
issues. The Judge noted however that in
whereas section 173 of the SPA relates
had concluded that the estimated
at least one case the owner opposing the
6
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application was residing in a warm, dry
and mould free unit.
The Judge found that there was ongoing
physical loss or damage and that there will
be future physical loss to the common
property and property of owners arising
from the failure to proceed with the
remediation. The Judge also found that
the failure to proceed with the remediation
had resulted in risks to the safety of the
residents. The Judge concluded that
the remediation of the north and west
walls was necessary to ensure the safety
of the residents and prevent signiﬁcant
physical loss and damage.
Before making an order, the Judge noted
that even if the strata corporation
established that the repairs were necessary
to ensure safety or prevent signiﬁcant loss
or damage, the Court may consider other
factors in deciding whether it will exercise
its discretion in approving the special levy

resolution. The Judge then considered
the ﬁnancial ability of the owners to pay
the special levy. The owners opposing
the resolution presented evidence that
some owners will ﬁnd it difficult if not
impossible to pay a further special
levy of approximately $36,000 in 2015.
Additionally, the owners argued that,
based on the depreciation report,
there were other expensive repairs such
as roof membrane, elevators, heating and
ﬁre suppression systems on the horizon
that would add to their ﬁnancial burden.
In response to such arguments, the Judge
noted that “home ownership comes with
a price” and that a home owner who
ignores necessary repairs usually does
so at their peril and will usually suffer
the consequences at a later date.

overall consideration. The Judge
recognized that if an owner was unable
to raise the funds, the strata lot may
have to be sold. The Judge noted that no
one owner’s personal situation should
dictate the result.

Although the Judge acknowledged that
the special levy under consideration will
be signiﬁcant and difficult for some
owners, it was only one factor in the

Adrienne Murray is a lawyer with
Hammerberg Lawyers. For more
information, please visit their
website at www.hammerco.net

After considering all of the foregoing
factors, the Judge ordered that the
special levy resolution be approved and
that the strata corporation proceed as if
it had passed by a 3/4 vote.
Strata corporations should ﬁnd the
detailed analysis in this case helpful
when evaluating their circumstances to
determine the likelihood of success if a
Court application is made to approve a
defeated special levy resolution. O
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Voting Threshold Revisited

Cora D. Wilson / C.D. Wilson Law Corporation

M

any strata corporations question
how to raise money to obtain a
depreciation report or to address
depreciation report recommendations at
a general meeting of owners and whether
related resolutions may be amended at
general meetings.
The resolution forms the funding
foundation and conﬁrms the scope of
work. If it is fails for any reason, then so
does the mandate, including the ability
to collect the expenditures. Contractors
and others rely upon this mandate for
payment. The process could become a
house of cards.

work recommended in the most recent
depreciation report (ss. 96(b)(i) (A)(I) &
(II), Act). A further amendment permits a
strata corporation to include expenditures
to obtain a depreciation report as part
of the annual budget which requires a
majority vote for approval. Special levy
resolutions and other non-emergency
CRF expenditures still require a ¾ vote of
owners at a general meeting (s. 108, Act).

(a)

(b)

The objective of the legislation was to make
it easier for strata corporations to prepare
a depreciation report and to proceed with
repair programs recommended in
a depreciation report in a planned,
(c)

“The objective of the legislation was to make
it easier for strata corporations to prepare a
depreciation report and to proceed with repair
programs recommended in a depreciation
report in a planned, reasonable and timely
fashion to meet the mandatory statutory duty
to repair imposed by the Act.”

CHOA Journal • Summer 2015

Legislative Amendments
Recent amendments to the Strata Property
Act (“Act”) make it easier for strata
corporations to repair and maintain their
buildings. Effective April 9, 2014, the Act
was amended to change the threshold
vote from a ¾ vote to a majority vote to
fund expenditures out of the contingency
reserve fund (“CRF”) to obtain a
depreciation report and to pay for the

reasonable and timely fashion to
meet the mandatory statutory duty to
repair imposed by the Act.

Resolutions
There are essentially 3 different types of
resolutions at issue when addressing
owner approval for depreciation report
related expenditures at a general
meeting, summarized as follows:

Budget Resolution: A resolution
to approve the annual budget
by majority vote at an annual
general meeting (“AGM”) which
includes a line item to obtain
a depreciation report payable
out of the operating fund
(annual or greater than annual
expenditures);
CRF Resolution: A resolution
to approve funding to obtain a
depreciation report or act on the
recommendations set out in such
a report payable out of the CRF by
majority vote (greater than annual
expenditures); and,
Other Resolutions: A ¾ vote
resolution to approve funding
for all other greater than annual
repair expenditures by special
levy or out of the CRF.

It is important for strata corporations
to distinguish between operating
expenditures which “usually occur either
once a year or more often than once a year”
(items included in the budget) requiring
a majority vote and other expenditures
which “occur less often than once a year
or that do not usually occur” (s. 92, Act).
Prior to the legislative amendments,
the latter expenditures required a ¾ vote
for approval subject to limited statutory
exceptions. The legislation created
exceptions to the general rules by
lowering the threshold vote to address
depreciation report matters to a majority
vote. Currently, if the CRF is inadequate
to cover depreciation report expenditures
and such expenditures are not included
in the annual budget, then a special levy
Continued on page 12
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requiring a ¾ vote would be necessary
to provide funding approval.
Prior to the recent legislative amendments,
only expenditures that “usually occur either
once a year or more often than once a year”
could form part of the operating fund,
and CRF expenditures that “usually
occur less often than once a year or that
do not usually occur” required a ¾ vote
(s. 92, Act). The legislation previously
prohibited the inclusion of such
expenditures in the budget.
There is a signiﬁcant difference between
a majority vote and a ¾ vote. For example,
if there are 100 strata lots in the strata
corporation and everyone attends and
votes (no abstentions), then majority vote
approval requires 51 votes in favour as
compared to 75 for a ¾ vote. Legislative
amendments lowering the threshold vote
is viewed as a major and welcome change.
We will review each of the above
resolutions and provide some practice
tips to illustrate the legislative changes.

Scenario 1: Budget
The strata corporation wishes to
obtain a depreciation report for the
ﬁrst time. The budget sent to the
owners as part of an AGM Notice
Package budgeted $10,000.00 for
this purposes, being the amount
paid by a neighboring strata
corporation. Prior to the AGM,
the council receives conﬁrmation
that the quote for the depreciation
report is $15,000.00.
The strata corporation prepared and send
a notice package for the AGM to the
owners in the customary course of events,
including an agenda and a draft budget.
A line item in the budget included
$10,000.00 to obtain a depreciation report.
Otherwise, no speciﬁc resolution was
included on the Agenda or in the Notice
of Meeting to address this expenditure.
After the notice package was sent to the
owners, but prior to the AGM, the strata
12
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corporation received a quote of $15,000.00
to prepare the depreciation report from a
qualiﬁed person being $5,000.00 more than
the line item amount set out in the budget.
Can the depreciation report costs be
included as part of the annual budget,
and if yes, can the budget be increased
by $5,000.00 at the AGM to cover the
costs to obtain the report?
In this case, a depreciation report has
never been obtained by this strata
corporation. Therefore, this expenditure
may be characterized as a “one-time
non-emergency expenditure” or a
“greater than annual expenditure”.
Before April 9, 2014, such an expenditure
could only be approved out of the CRF
or by special levy by a ¾ vote of owners
at a general meeting. After April 9, 2014,
the legislative amendments permit
funding out of the operating fund to the
extent “necessary to obtain a depreciation
report under section 94” (s. 92(a)(ii), Act).
In other words, this expenditure can form
a line item in the annual budget which
requires a majority vote for approval since
$15,000.00 is “necessary” to pay for the
depreciation report costs.
Can the budget be amended at the AGM
to increase the depreciation report line
item from $10,000.00 to $15,000.00? Yes, as
long as the budget does not exceed what
is “necessary” to obtain the depreciation
report and the amendment to the budget
is addressed before the budget itself is put
to a vote (s. 103(3), Act). If the amendment
and the budget are both approved by
a majority vote of owners at the AGM,
then the strata corporation may make the
expenditure out of the operating fund to
obtain the depreciation report.
What if the cost to obtain the depreciation
report is actually $15,500.00 or $500.00
over-budget. How may the strata
corporation address the excess cost?
The easiest process would be for the

council to authorize the additional $500.00
as an unauthorized expenditure payable
out of the operating fund pursuant to
section 98 (2) of the Act. The expenditure
must be “necessary” to obtain the
depreciation report and subject to the
bylaws, the expenditures cannot exceed
“$2,000.00 or 5% of the total contribution
to the operating fund for the current year,
whichever is less”. The strata corporation
should amend its bylaws to ensure that
such expenditures are reasonable given
the size, complexity and age of the
complex. It is not unusual to see $10,000.00
for a 25 unit complex and $25,000.00 for
a 50 unit complex.

Scenario 2:
The strata corporation is concerned
that the roof has lived out its
service life and requires
replacement. An owner who paints
for a living estimated that the roof
replacement cost would be around
$300,000.00. The depreciation
report recommends immediate
replacement of the roof. The owners
are willing to authorize this
expenditure. The strata
corporation called a special
general meeting (“SGM”) to
approve the roof replacement
costs recommended in the
depreciation report by majority
vote. After calling the meeting,
the strata corporation received
three estimates to replace the roof
from qualiﬁed roofers. The lowest
quote was $450,000.00. The owners
are shocked. What should the
strata corporation do to address
this situation?
The strata corporation should seek legal
advice immediately. There are many
questions, including whether the SGM
should proceed since the rooﬁng quote
has increased by a substantial amount.
Can the resolution be amended at the
general meeting? From a political
perspective, will the owners support
the increased expenditures? What is
the process?

Continued from page 12
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First of all, a resolution authorizing
expenditures out of the CRF outlining the
mandate should be drafted by a lawyer and
included in the notice package. Such a
resolution should address the nature and
the scope of the mandate for the
expenditures. In other words, a resolution
merely authorizing expenditures for
“roof replacement” is not sufficient.
The resolution should address the scope
of work which may include demolition,
disposal, landscaping, building envelope
repairs, wall to roof detailing, soffit and
eaves troughs and other necessary work.
It should include a contingency for
unforeseen expenditures to address mold,
rot or other remedial work, together with
an approval process to address change
work orders. Moreover, there could be
expenditures for permits, warranty,
professionals, legal and other such matters.
There are other considerations that
should be addressed in the resolution.

The strata lawyer should address whether
the proposed expenditures out of the CRF
can be approved by a majority vote. If a
portion of the scope of work is not yet
recommended in the depreciation report,
then payment for such expenditures
cannot be authorized out of the CRF.
For example, are expenditures to replace
disturbed landscaping due to scaffolding
required to replace the roof related to the
roof replacement? It likely is. However, if
scaffolding is not required to access the
roof, then such an expenditure cannot
be included as part of the proposed CRF
expenditure by majority vote.
There is no case law yet on this issue.
However, it is anticipated that owners
will challenge the jurisdiction of the
strata corporation to make expenditures
by majority vote out of the CRF which
exceed the legislative mandate. Caution
is recommended.

*MRHMRKXLIVMKLXMRWYVERGIGERFIMRXMQMHEXMRKERHGSRJYWMRK
&*0'%2%(%[MXLMXWQEVOIXPIEHMRK7XVEXE4VSXIGXMRWYVERGI
TEGOEKIXEOIWXLIWXVIWWSYXSJXLITVSGIWWTVSZMHMRKGSZIVEKI
WTIGM½GEPP]JSVWXVEXEPMZMRK*SVQSVIMRJSVQEXMSRGEPPXSPPJVII
SRIQEMPVIEPIWXEXI$F¾GEREHEGESVKSXS
[[[F¾VIEPIWXEXIGE

The proposed expenditure must meet the
following test in order to qualify as a majority
vote for expenditures out of the CRF:
“the expenditure is related to
the repair, maintenance or
replacement, as recommended
in the most recent depreciation
report obtained under section 94,
of common property, common
assets or portions of a strata lot
which the strata corporation has
taken responsibility for under
section 72(3), …”
There could be a question regarding
whether limited common property such
as a rooftop area for a penthouse owner is
“common property”. Who pays the cost to
remove, dispose of and possibly replace
improvements such as a hot tub, decking
and other improvements installed over
the common property rooﬁng membrane?

STRATA PROTECT
FROM

Continued on page 14
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Continued from page 13
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Is this a qualifying expenditure? A strata
corporation must comply with the
statutory preconditions to the letter.
The roof replacement resolution qualiﬁes
since roof replacement to common
property was recommended in the current
year by the most recent depreciation report.
What happens if the CRF is insufficient to
pay for the proposed remedial work? In my
view, the strata council is not acting
honestly and in good faith and in the best
interests of the strata corporation if it
presents a resolution for approval knowing
there are insufficient funds available in
the CRF to cover such expenditures at
the time the resolution is approved.
This could expose the council members
and the strata corporation to unnecessary
and unquantiﬁable liability if the contractor
walks off the job, as it is entitled to do,
if funding is insufficient to pay the
progress draws as they fall due. If the
roof has been removed exposing the
building envelope to the elements and
the rainy season is approaching, the
consequences could be catastrophic to
the strata corporation.
The strata corporation could consider
phasing the work as long if there is more
than one roof in issue. In this event,
the strata corporation could perform the
most urgent work now subject to the
availability of CRF monies and then
approve the remaining work and the
related funding at a later date.
Any change to the resolution at the general
meeting would require an amendment to
the resolution. The council asks whether
the resolution authorizing expenditures
out of the CRF by majority vote can be
amended at the SGM. Section 50(1) of the
Act prohibits amendments to the proposed
wording of a ¾ vote if the amendment
substantially changes the resolution. In my
view, increasing the expenditure from
$300,000.00 to $450,000.00 is a substantial
change. If the amendment reduced the
proposed expenditure to $250,000.00,
14

for example, then some argue that this
is not a substantial change. In my view,
an “insubstantial change” is limited to
correcting a typo or punctuation.

engineer. This report is required in addition
to the depreciation report. Also, the lawyer
may assist by ensuring that any legal
constraints are properly addressed.

However, the proposed resolution calls
for a majority vote – not a ¾ vote. In my
view, an amendment to the resolution
is not caught by section 50(1) of the
Act. Section 50 only applies to a ¾
vote resolution. It does not apply to a
majority vote. Therefore, the amendment
is permissible, but the change would
not acceptable if the CRF funding is
otherwise inadequate.

It is now easier to obtain planning tools
(depreciation report) and to raise the
funds for recommended major repairs.
However, this is not a licence for short cuts.
The qualiﬁed professionals should be
brought in at an early stage, including the
strata lawyer, to assist with the planning
and implementation process to ensure a
smooth and successful outcome which
minimizes disputes and liability.

Scenario 3:
The re-rooﬁng project is underway.
The strata corporation is informed
that the costs have escalated due
to water damage. The rooﬁng cost
has increased from $450,000.00
to $700,000.00. The strata
corporation only has $450,000.00
in the CRF. The rainy season
is approaching and the strata
corporation is concerned that
any delays in completing the
project could result in signiﬁcant
loss or damage to the building
from water penetration and
possible mold. What should the
strata corporation do to raise the
remaining $250,000.00 necessary
to complete the project?
Since there are insufficient funds in the
CRF and assuming that the additional
work is not recommended in the
most recent depreciation report,
any additional expenditures requires a
¾ vote. An information meeting of owners
should be held as soon as possible to
explain the increased expenditures with
the professionals in attendance to answer
questions. A general meeting should be
held as soon as is practical to approve
the additional expenditures by ¾ vote.
This type of foreseeable problem can be
addressed before the project begins by
commissioning a proper investigation by a
qualiﬁed building envelope professional or

In my view, the proposed expenditure
likely does not qualify as an emergency
expenditure. Moreover, there are
insufficient monies in the CRF to cover
the additional $250,000.00. A special levy
requiting a ¾ vote of owners is required
to authorize the additional funds.
If the strata corporation fails to obtain
this vote at a general meeting called for
this purpose, but it receives a majority
vote, then it may consider litigation as a
fall-back position. The legislation was
amended December 12, 2013 to permit a
strata corporation to bring an application
to the Supreme Court to approve a
repair resolution in these circumstances.
This application must be made within 90
days after the vote (s. 173(2), Act).
The strata corporation must act in a
reasonable and in a timely fashion
when addressing repair issues. It should
ensure that it retains appropriate
professionals to assist it with this
complex process including a strata
lawyer, building envelope professional,
engineer, contractor, strata manager
and other qualiﬁed persons. O
Cora Wilson is a lawyer with C.D. Wilson
Law Corporation. She is also a publisher
of strata resources and an educator.
For more information please visit her
website at www.cdwilson.bc.ca

Koman Restoration
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Building Envelope
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Still Confused about Depreciation Reports?

Pacific Rim Appraisals Ltd.
One Stop Shop for Depreciation Reports and
Insurance Appraisals — Covering All of British Columbia

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)

Vic Sweett

Alteration

ABA, RI(BC), AACI, P.APP, CRP
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Certified Reserve Planner
& Appraiser

Commercial Renovation ၟᴗ⿶ಟ
General Contractor
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Pacific Rim Appraisals Ltd.

Pacific Rim Appraisals Ltd.

Pacific Rim Appraisals Ltd.

305 – 5811 Cooney Road
Richmond, BC V6X 3M1
Phone: 1-604-248-2450
Fax: 1-866-612-2800

2 – 57 Skinner Street
Nanaimo, BC V9R 5G9
Phone: 1-250-754-3710
Fax: 1-250-754-3701

550 – 2950 Douglas Street
Victoria, BC V8T 4N5
Phone: 1-250-477-7090
Fax: 1-866-612-2800
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Toll Free: 1-866-612-2600

Toll Free Fax: 1-866-612-2800

info@pacificrimappraisals

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

Tel.:
(604)
709-1818
Fax: (604) 709-1819

 E-mail address:office@koman.ca
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Professional Strata Property Management
Competent and Effective

FULL SERVICE STRATA PROGRAM

Strata Management

604.549.0099

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

YOUR FULL SERVICE
REAL ESTATE COMPANY
Serving Northern BriƟsh Columbia

24/7 EMERGENCY CALL CENTRE
%3:%08/t3&#6*-%t$0/5&/54
Since 1996

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: ĞƩǇ@PaceRealtǇ͘ca
Website: www͘PaceRealtǇ͘ca

Professional, Licensed Strata, ResidenƟal & Resource Sector Housing
Management Services
FullǇ Staīed Oĸce Providing AccounƟng & RecepƟon Services
Large or Small, We Can Manage Them All
Contact us TodaǇ for All Your Management Needs

16

COQUITLAM – SURREY - WHISTLER

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

84 Moody Street, Port Moody, BC V3H 2P5
THE FIRM FOR SOUND ACCOUNTING

Chartered Professional Accountant
QCertified General Accountant
Q

Does your Strata require Audited or
Reviewed Financial Statements?

PH 604-469-3733 TF 1-877-894-2937
FAX 604-469-3760
www.terryhawes.com terry@terryhawes.com

WE CAN PROVIDE:
Q

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

Q

Q

Q
Q

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.
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MULTI-DISCIPLINARY ENGINEERING
RESOURCE ĨŽƌ STRATA
%XLOGLQJ6FLHQFH6WUXFWXUDO0HFKDQLFDO(OHFWULFDO
 %XLOGLQJ&RQGLWLRQ$VVHVVPHQWV
 :DUUDQW\5HYLHZV
 0DLQWHQDQFH3ODQV
 'HSUHFLDWLRQ6WXGLHV
 $UFKLWHFWXUH (QJLQHHULQJIRU
%XLOGLQJ(QYHORSH5HQHZDOV 5HSODFHPHQW
 3OXPELQJ6\VWHPV$VVHVVPHQW 5HSODFHPHQW
9DQFRXYHU7HO  _(PDLOYDQFRXYHU#PRUULVRQKHUVKÀHOGFRP
9LFWRULD7HO  _(PDLOYLFWRULD#PRUULVRQKHUVKÀHOGFRP
1DQDLPR7HO  _(PDLOQDQDLPR#PRUULVRQKHUVKÀHOGFRP

www.morrisonhershfield.com

NPMTGBGLE?NNP?GQ?JQCPTGACQRM?JJMD
#PGRGQF$MJSK@G?QGLAC
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
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It’s About Time: Navigating Rental
Exemption Periods Under A Rental
Disclosure Statement
Lisa N. Mackie / Alexander Holburn Beaudin + Lang LLP

T

ick Tock Estates is a 140-unit
residential strata corporation
in Vancouver, British Columbia.
Five years ago, the owners of Tick
Tock Estates overwhelmingly passed
a ¾ vote resolution approving a rental
prohibition bylaw. The climate at
Tick Tock Estates’ Annual General
Meeting was clear: no rentals allowed.
Recently, however, a tiny tempest has
begun brewing for the Strata Council.
One of the owners has challenged the
enforceability of the rental prohibition,
arguing that the owner developer
already guaranteed their ability to rent
their strata lot, regardless of any bylaw
being passed in the future. It’s about
time that this Strata Council looked into
the matter, but where to begin and what
to look for?

The Rental Disclosure Statement
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Debates regarding whether or not an
owner developer reserved the right
to rent in a strata development begin
by looking at the Rental Disclosure
Statement ﬁled with the Superintendent
of Real Estate.
The Rental Disclosure Statement,
otherwise known as an “RDS”, is but
one of many documents the owner
developer must ﬁle when creating a
strata development. It is also one of the
documents that the owner developer must
give to prospective purchasers before
entering into a contract of purchase and
sale for a strata lot. The purpose of the
RDS is to specify which strata lots (if any)
are reserved the right to rent, and the
length of time that right would apply.

Strata corporations like Tick Tock
Estates should have retained a copy of
the RDS among its records, however
an additional copy can be obtained
later for a small fee from the Financial
Institutions Commission.

depends on when the RDS was prepared
and ﬁled with the Superintendent of Real
Estate, as governed by sections 139 and
143 of the Strata Property Act.

The ABC’s of the RDS
Why do owner developers reserve the
right to rent residential strata lots on an
RDS? Owner developers are motivated to
facilitate rentals for a variety of reasons.
Although nearly one million British
Columbians reside in strata developments,
strata living is (not surprisingly) not
for everyone. Allowing rentals attracts
investment buyers whose goal is to
purchase strata lots they can rent out,
as opposed to live in. Some purchasers
also appreciate the ﬂexibility of being
able to have the option of renting down
the line. Alienating these buyers from
the building invariably alienates sales,
and so owner developers are inclined
to foster these interests when creating
a strata development. The owner
developer’s lenders are also interested in
rental possibilities. In the event of any
ﬁnancial problems with the development
during the project, lenders appreciate the
ability to rent strata lots they may inherit
from a foreclosure proceeding.

The Rental Period Exemption
If the owner developer did indeed reserve
the right to rent any or all strata lots at
Tick Tock Estates, then the RDS will
impact when and if the Strata Council
can enforce its rental prohibition bylaw
against certain strata lots. The scope
of the rental period exemption largely

If Tick Tock Estates’ RDS was ﬁled
before January 1, 2010, then its rental
prohibition bylaw does not apply to an
affected strata lot until the earlier of:
1. the date on which the strata lot is
conveyed by the ﬁrst purchaser to
a new owner; and
2. the date on which the rental
period set out in the RDS expires.
A “ﬁrst purchaser” means a person who
purchased directly from the owner
developer, and does not include
subsequent purchasers of the strata
property. Although these RDS forms
were permitted to specify an “indeﬁnite”
rental exemption period, the actual time
period of the exemption was frequently
ﬁnite; once the property was sold to a
Continued on page 20
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new owner, the rental exemption period
provided under the RDS was lifted.
This limitation on the rental period
exemption is an important one, and one
that has changed dramatically for RDS
forms ﬁled after December 31, 2009.

Spelling Counts
In the event that an RDS is not completed
properly or does not spell out the required
information on the prescribed form, the
rental exemption period identiﬁed on the
RDS may not be enforceable. When in

“In the event that an RDS is not
completed properly or does not spell
out the required information on the
prescribed form, the rental exemption
period identiﬁed on the RDS may not
be enforceable. When in doubt about
the validity of an RDS or the scope of
its proposed rental exemption period,
the Strata Council should obtain a
legal opinion before attempting to
enforce its rental bylaw, or exempting
an owner from its application.”

If Tick Tock Estates’ RDS was ﬁled
after December 31, 2009, then its rental
prohibition bylaw would not apply to
the affected strata lot until the date on
which the rental period set out in the
RDS expires. This exemption not only
applies to all ﬁrst purchasers, but also
encompasses all subsequent purchasers
as well, thus opening the door to a
much broader rental period exemption
for affected strata lots. However, due
to amendments made to the RDS form,
an RDS ﬁled after December 31, 2009
must now state a speciﬁc expiration
date for the rental period exemption to
apply; reference to “indeﬁnite” rental
exemptions once permitted with preJanuary1, 2010 ﬁlings is no longer
permissible on the new form.
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doubt about the validity of an RDS or the
scope of its proposed rental exemption
period, the Strata Council should obtain
a legal opinion before attempting to
enforce its rental bylaw, or exempting an
owner from its application.

Time’s Up
Once a rental exemption period expires
as stipulated on the RDS, then the Strata
Property Act provides owners with a
ﬁnal opportunity to adjust to the new
rental prohibition or restriction. Section
143 of the Strata Property Act makes it
clear that a bylaw that prohibits or limits
rentals does not apply to a strata lot
until the later of:

1.

one year after a tenant who is
occupying the strata lot at the
time the bylaw is passed ceases
to occupy it as a tenant, and

2.

one year after the bylaw is passed.

Once this further exemption is applied,
the time is up on the delayed application
of the rental bylaw….that is, unless
another exception applies.

Exceptions to Every Rule (or
Bylaw…)
Despite Tick Tock Estate’s desire to ban
rentals in its building, the rental exemption
afforded in an RDS is not the only rental
exemption available to owners under the
Strata Property Act. Indeed, the Strata
Property Act affords special exemptions
when renting to a family member
(as deﬁned under the legislation), or when
the owner is eligible to rent on the basis
of hardship. An improperly worded
rental bylaw can also render itself
unenforceable and give owners a
window of new rental opportunities.
Conveniently, these exemptions are found
in the same statutory neighborhood as the
RDS exemption (sections 141 - 144 of the
Strata Property Act), so strata corporations
needn’t venture far to ﬁnd them.
Whether or not your strata corporation
prohibits or restricts rentals, it is
important to consult with the RDS to
determine whether any exemptions
apply, even before a challenge is raised.
Certainly, for strata corporations
currently dealing with rental bylaw
disputes, there is no time like the
present to initiate your investigation.
Tick tock... O
Lisa N. Mackie is a lawyer practicing strata
law with Alexander Holburn Beaudin +
Lang LLP. For more information please
visit the AHBL website at www.ahbl.ca

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

PROPERTY MANAGEMENT
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ENGINEERING

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

Anything & everything for your

EXLOGLQJHQYHORSH








5RRÀQJ :DWHUSURRÀQJ
'HSUHFLDWLRQ5HSRUWV
%XLOGLQJ5HSDLUV
:DUUDQW\ 0DLQWHQDQFH5HYLHZV
:LQGRZ5HSODFHPHQWV
%XLOGLQJ&RQGLWLRQ$VVHVVPHQWV
5&$%&,QVSHFWLRQV

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

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

CONTACT: Paul McFadyen

Any building, any size.
ZZZũUVHQJLQHHULQJFRP
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Regional Manager, Maxium Financial Services
PHONE:
(604) 985-1077
PHONE T/F: 1 (888) 985-1077
E-MAIL:
pmcfadyen@shaw.ca
www.maxium.net

Many strata projects need
commercial agreements such
as licences, loan or costsharing agreements, easements,
or leases for their operations.

These agreements:
Protect your Strata:

i

create obligations

Get Experienced
Legal Advice

i

allocate responsibility
for risks

i

can impact depreciation
reports and future costs

David A. Liden
Email: dliden@remediosandcompany.com
Tel: 604 688-9337, ext. 307

REMEDIOS & Co.
BARRISTERS & SOLICITORS

1010 The Burrard Building | 1030 West Georgia Street | Vancouver, BC Canada | V6E 2Y3
Tel: (604) 688-9337 | Fax: (604) 688-5590 | www.remediosandcompany.com

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

Who is helping you reduce
your energy costs?

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

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

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

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

Property Management Service for Over 20 Years
www.peakpropertymanagement.ca
208, 1046 Austin Ave., Coquitlam, BC V3K 3P3

STRATAS AND
PROPERTY MANAGERS
Levelton can assist with:
Warranty Reviews
Roof Assessments
Depreciation Reports
Building Envelope Assessments
Maintenance Review and Planning

www.levelton.com/CHOA
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Civil Resolution Tribunal Update –
Solution Explorer
Darin Thompson / Civil Resolution Tribunal

T

he Civil Resolution Tribunal (CRT)
implementation work is continuing
at full speed, touching on many
different areas. This update focuses on our
work on the Solution Explorer.

An Introduction to the Solution
Explorer Process
The Solution Explorer is the ﬁrst point
of contact most people will have with
the CRT process. It is an internet-based
service that will provide support and
guidance for people involved in strata
and small claims disputes.
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The Solution Explorer starts with
problem diagnosis. In the case of a
strata dispute, the system might help to
diagnose a problem an owner is having
with the strata in relation to a bylaw ﬁne.
The owner might feel that the strata
failed to follow the right process in
issuing the ﬁne. The owner might also
feel that he or she wasn’t responsible
for the alleged bylaw contravention
connected with the ﬁne in the ﬁrst place.

their problems. In our example, a short
video might explain common
misunderstandings that arise around
ﬁnes. Alternatively, a brief information
sheet might explain the authority for
strata councils to issue ﬁnes, the steps
that can be taken to dispute them, or the
consequences for refusing to pay.

Following on the problem diagnosis,
the Solution Explorer can provide selfhelp support and options. A very
common self-help tool is a letter template.
Templates often contain highly
customized content dealing with speciﬁc
problems. In our example, the letter
template might contain vitally important
information that would
be customized or
personalized by the
“Once a problem has been diagnosed,
owner before being sent
to the strata council in
the Solution Explorer can provide
relation to the ﬁne.
very speciﬁc information meant to
The letter could also be
copied and pasted into
put people in a better position to
an email or used as a
manage or resolve their problems.”
‘script’ for a conversation
– Darin Thompson
about the ﬁne.
Once a problem has been diagnosed,
the Solution Explorer can provide very
speciﬁc information meant to put people
in a better position to manage or resolve

If the owner weren’t able to resolve the
problem using the information and selfhelp support provided by the Solution
Explorer, the system would ‘stream’

the dispute toward the next dispute
resolution phase — which in many cases
will involve starting a case with the CRT.

The Solution Explorer
as your Guide
Our example shows that the Solution
Explorer is quite different from the court
process. Without a tool like the Solution
Explorer, people with problems or
disputes have to do their own research
and gather information on their own.
They are responsible for identifying the
type of dispute and the law that might
apply. In the majority of cases, little or
no information is provided in the way
of self-resolution options. Aside from
the subject matter of the dispute, people
will also be responsible for deciphering
court processes, which can be difficult
even for lawyers to understand.
The Solution Explorer’s approach would
help to diagnose the strata owner’s
problem, identify relevant issues and,
where appropriate, highlight rights and
obligations for the parties involved in
the dispute. It would then guide the
owner toward the self-help options.
At the end of the exploration, it would
also identify available options further
along the dispute resolution process.
Continued on page 26
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We sometimes say that the Solution
Explorer contains speciﬁc ‘guided
pathways’. The guided pathways are
meant to simulate the help or guidance
you might get from an expert. Of course,
the system can’t provide the same level
of support available from a human
expert. But it can provide a lot of help for
common types of problems and disputes,
provided we create the right guided
pathways in the Solution Explorer.

How do we create the
Guided Pathways?
The Solution Explorer’s guided pathways
are created with the help of subject
matter experts from different dispute
areas handled by the CRT. In the
example described above, we would
depend on strata experts to provide the
expert information relating to bylaw
ﬁnes that would then be used to create
the guided pathways.
We call this process ‘knowledge
engineering.’ In basic terms, we ask
subject matter experts to share their
expert knowledge with us. We then
take that knowledge and structure
it in a speciﬁc format so that it can
be delivered directly to non-experts
through the Solution Explorer.
Collecting this expert knowledge and
putting it in the right format is a very
unique activity. It can occasionally be quite
complicated, and nearly always requires
considerable mental effort. Given the
natural complexity of the law, it can be
very difficult to construct relatively basic
guided pathways through it.
Thankfully, the subject matter experts
who work with us very quickly recognize
the valuable guidance and support that
will be delivered through the Solution
Explorer. This drive to improve access to
justice is likely among the top reasons
why our subject matter experts so

willingly dedicate their time and effort
to our knowledge engineering process.
By way of example, CHOA’s executive
director, Tony Gioventu, has spent
countless hours helping us create a wealth
of valuable content that will soon be made
available to owners across BC. You can
read more about his views on this work on
the Civil Resolution Tribunal website here
http://www.civilresolutionbc.ca/
interview-with-a-subject-matterexpert-tony-gioventu/
We fully expect that we’ll have to continue
building the Solution Explorer’s guided
pathways long after the system comes
into being. In spite of our best efforts,
problems or disputes will come to light
for which there is no existing guided
pathway in the Solution Explorer. In
some cases, we’ll move people with
these problems toward other services
(including telephone) to ensure they
receive the support they need. We will
also continue to improve the system’s
pathways based on information we’ll
collect once people start using them.

What comes next?
Our knowledge engineering work
is well under way. But we still have
considerable work to do. In addition
to mapping different types of strata
disputes, we’re also creating guided
pathways for claims that fall within the
CRT’s small claims jurisdiction.
For now, we will continue to create
content, reﬁne it and test it (often with
citizens) until the Solution Explorer is
launched sometime later this year. O
Darin Thompson is a lawyer with the B.C.
Ministry of Justice. He also sits on the
board of the Justice Education Society
and serves as an Adjunct Professor of
Legal Information Technology at the
University of Victoria Faculty of Law
and Osgoode Hall Law School.

For updates and tips, subscribe to the
CHOA eUpdate:www.choa.bc.ca
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Maximize
Your Real Estate
Investment
with a Certified
Reserve Planner

(CRP)
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.

1.800.542.7342
marketing@reic.com
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What to know about: The Essentials for Strata Administration
This guide is designed to assist strata corporations with day to day operations and governance. It tackles eight typical areas that are the
source of misunderstandings and common disputes. Always refer to your bylaws, registered Land Title documents and the Strata Property
Act before making decisions. For more information contact a CHOA advisor. For interpretation of your strata bylaws, creation of new
bylaws, amendments to Land Title documents, court actions, resolutions for contingency reserve fund expenditures or special levies and
borrowing money CHOA recommends that strata councils obtain advice from a qualified professional experienced in strata legislation.


1. Types of Meetings
Strata corporations hold meetings to conduct business
and make decisions. A meeting may only be called to
order if a quorum is present. Section 48 of the Strata
Property Act (SPA) establishes that a quorum for an annual
or special general meeting is eligible voters holding 1/3 of
the strata corporation’s votes, present in person or by
proxy or if fewer than 4 strata lots or fewer than 4 owners,
eligible voters holding 2/3 of the strata corporation’s
votes, present in person or by proxy. The SPA does allow a
strata corporation to pass a bylaw to establish quorum as
a specific minimum number or percentage of votes
required to commence the meeting.
Quorum from strata council meetings is determined by
the bylaws of the strata corporation or Standard Bylaw 16.
Annual General Meeting
Strata corporations must each year hold an annual general
meeting (AGM) no later than 2 months after its fiscal year
end. An AGM may be waived if all eligible voters, in
writing, waive the requirement to hold a meeting and
consent to resolutions that approve next year’s budget,
elect a council by acclamation and deal with any other
business.
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The objective of an AGM is to report to owners the strata
corporation’s current financial information and status of
its insurance policies, ratify any rules passed by the strata
council, elect a new strata council and approve the
operating budget and contributions to the contingency
reserve fund for the coming year.
Some strata corporations also take this opportunity to
vote on resolutions they wish to approve for items such as
bylaw amendments, special levies or withdrawals from the
contingency reserve fund to repair and maintain common

property or common assets of the strata corporation. In
addition, strata corporations that choose to waive the
requirement to obtain a depreciation report will vote on
this resolution at their AGM.
Special General Meeting
Special general meetings (SGM) may be called by council
for any purpose and at any time after proper notice is
given. Generally, SGMs are called to provide the strata
corporation and council with the authority to spend
money, approve special levies, amend bylaws, or to seek
direction from owners on items such as taking court
action.
SGMs may also be called if council is petitioned by persons
holding at least 20% of the strata corporation’s votes to
consider a resolution or other matter specified in the
demand. The strata corporation must hold a SGM within 4
weeks after the demand is given to the strata corporation.
If a SGM is not held within the 4 weeks the persons
making the demand may themselves hold a SGM by
complying with the provisions of the SPA, the regulations
and bylaws respecting the calling and holding of SGMs.
Council Meeting
Strata councils are the delegated authority for the overall
general operations of the strata corporation including,
implementing maintenance and repairs of common
property and common assets, dealing with financial
operations and emergencies, enforcing bylaws and rules,
obtaining insurance and dealing with insurance claims,
collecting strata fees or special levies, record keeping,
dealing with correspondence, court actions, forms for real
estate transactions, and service contracts. Strata council
meetings are called to allow council members to discuss
and decide on the everyday operating issues of the strata
corporation. Council decisions are made by a majority
vote.

This publication contains general information only and is not intended as legal advice. Use of this publication is at your own risk. CHOA, the author and
related entities will not be liable to you or any other person for any loss or damage arising from, connected with or relating to the use of this publication
or any information contained herein by you or any other person. The contents of this publication may not be reproduced, blogged, or distributed in any
fashion without the explicit prior consent of the writer.


Continued on page 28
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2. Voting Thresholds
Strata corporations make decisions by voting at either an
annual or special general meeting or at strata council
meetings. SPA provides three types of voting thresholds to
be used by strata corporations:
Majority Vote
A majority vote means a vote cast in favour of a resolution
by more than ½ of the votes cast by eligible voters who
are present in person or by proxy at the time the vote is
taken and who have not abstained from voting.
Generally, matters are decided by majority vote unless a
different voting threshold is required or permitted by the
Act or the regulations. For example a majority vote is
taken when approving the annual budget, electing a strata
council, or ratifying Rules previously passed by the strata
council.
The Standard Bylaws require all decisions at council
meetings must be made by a majority vote of council
members present in person at the meeting.
3/4 Vote
A “3/4 vote” means a vote in favour of a resolution by at
least ¾ of the votes cast by eligible voters who are present
in person or by proxy at the time the vote is taken and
who have not abstained from voting.
Examples of a ¾ vote resolution include to add, amend or
repeal bylaws, pass a special levy or to make a significant
change in use or appearance of common property.
Unanimous Vote
A unanimous vote means a vote in favour of a resolution
by all the votes of all the eligible voters.
Unanimous votes typically involve a dramatic change for
the strata corporation, such as amending the strata plan,
changing the schedule of unit entitlement, or the
cancellation of a strata plan.
How to Calculate a Vote
When calculating the results of a majority vote or a ¾
vote, it is important to remember that is NOT based on
the total number of votes in the strata corporation. The
vote is calculated by the number of votes present in
person or by proxy who vote either “yes” or “no”.
Abstentions are not included in the count when
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calculating the results of the vote. Unanimous votes are
calculated by all the votes of all the eligible voters (100%
of all of the strata corporation’s voters).
Note: The number of votes per strata lot is created by the
Schedule of Voting Entitlement filed at the Land Titles
Office. The number of votes for commercial strata lots is
relative to their size and as a result may be a fraction of a
vote (i.e. 13.7 votes). When determining a vote, voting
cards and ballots for commercial strata lots needs to be
counted and identified separately.
Example of Calculating Majority and ¾ Votes:
There are 88 votes present in person or by proxy at the
meeting and 58 of those vote in favour, 21 are opposed
and 11 either abstained or left the meeting and did not
vote. Therefore, there were 79 (58 + 21) total votes cast
with respect to the resolution. Remember, abstentions are
not to be included in determining the results of the vote.
If the resolution being voted upon is a majority vote
resolution, such as approving the annual budget, it would
have passed as 50% of the total number of votes cast (79 x
50% =39.5) equals 40. Votes cast in favour are 58.
If the resolution being voted upon is a ¾ vote, such as a
resolution to amend a bylaw, the vote would have been
defeated. ¾ of the total number of votes cast (79 x
75%=59.25) equals 60. There were only 58 votes cast in
favour.
Reconsideration of a ¾ Vote Resolution
As per section 51 the reconsideration of a vote only
applies when a ¾ vote resolution is passed by persons
holding less than 50% of the strata corporation’s total
number of votes. In this situation, the strata corporation
must not proceed to implement the resolution. For
example, if a ¾ vote resolution was passed to amend the
bylaws, do not register the bylaw amendment for one
week following the vote unless there are reasonable
grounds to believe that immediate action is necessary to
ensure safety or prevent significant loss or damage.
In such circumstances, owners representing 25% of the
strata corporation’s votes may, by written demand,
require the strata corporation to reconvene a special
general meeting to reconsider the resolution and revote
on the ¾ vote resolution.

Continued from page 28









3. Taking Minutes
Accurate and complete meeting minutes is critical for all
strata corporations. Meeting minutes form part of the
official records of the strata corporation. They record
what type of meeting took place, how decisions are made
(by majority vote, ¾ vote, or unanimous vote), when they
were made and what action is to be taken.
Strata corporations are subject to the Personal
Information Protection Act, therefore, it is recommended
that meeting minutes do not reference the names of
individuals but instead reference only strata lot numbers.
In addition, it is encouraged that the minutes’ content
only reflect the business of the meeting and avoid
including malicious, slanderous or confidential
information.
Providing Minutes to Owners
Bylaw 19 of the Schedule of Standard Bylaws requires
council to inform owners of the minutes of all council
meetings within 2 weeks of the meeting, whether or not
the minutes have been approved. Some strata corporation
may have amended this bylaw therefore always review
the strata corporations registered bylaw to confirm what
is required.
SPA is silent with respect to when annual or special
general meeting minutes must be distributed. Review the
registered bylaws of the strata corporation to determine if
your strata corporation has established a time frame, e.g.
within 3 weeks. Owners and tenants may request copies
of minutes as per section 36. Copies must be provided
within 2 weeks of a request at a cost of 25 cents per page.
Amending Minutes
Minutes remain in draft form until they are approved by
majority vote at the next meeting, be it a council or annual
or special general meeting, as applicable.
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If there are errors in the original minutes circulated to
owners, those minutes are not repealed, but rather
amendments are made as part of the agenda of the next
meeting (council or annual or special general meeting).
Remember: Unless the strata council decides by majority
vote to delegate authority to one person or committee,
decisions by council are by majority vote through properly
convened meetings as set out in your bylaws.

SAMPLE Format for Agenda/Minutes
Strata Council meeting, Strata Plan # _______________
Location: _______________ Date: ________________
Time meeting called to order: ____________________
Approval of Agenda itemized:______________________
1. _______________________________
2. _______________________________
Minutes of the last meeting:
Date of Meeting: _______________________________
Motion by: ___________ Second by: _______________
Amendments/Voting result:_______________________
Unfinished Business from the previous meeting:
1. _______________________________
2. _______________________________
Motion by: ___________ Second by: _______________
Amendments/Voting result:_______________________
New Business:
3. _______________________________
4. _______________________________
Motion by: ___________ Second by: _______________
Amendments/Voting result:_______________________
Correspondence - sent or received:
From:________________________________________
Action required: Y/N_______ Action by: ___________
Copy to file? Y/N_________
Any motion to the correspondence?
Y/N________
Special projects/reports underway:
Project#:______________ Action by: ______________
Action to be taken: _____________________________
Response Date required:_________________________
Financial Statements:
Motion by: ___________ Second by: _______________
Vote: For: __________ Against: _________________
Result ________
Bylaw Enforcement Decisions:
Motion by: ___________ Second by: _______________
Vote: For: __________ Against: _________________
Result ________
Receivables:
_______________________________________________
Money owing for strata fees/assessments: $ _________
Letters sent re: Late payments and possible repercussions,
SPA 116
Sent by: ___________ Follow-up date: ______________
Maintain a monthly schedule of fees owing


Continued on page 30
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4. Notice Packages
Section 45 requires the notice package for an annual or
special general meeting to include:






A description of the matters that will be voted on
at the meeting, including the proposed wording of
any resolution requiring a 3/4 vote or unanimous
vote;
The budget and financial statements if the
meeting is an annual general meeting (as required
by sections 6.6 and 6.7 of the Regulations); and
The Agenda is determined by the bylaws of the
strata corporation. The meeting date and notice
package content are approved by strata council
prior to notice being issued.

However, as best practice it is recommended that the
notice package also include:










The date the notice was issued and the method of
issue;
The date, time and location of the meeting;
Minutes from a previous annual or special general
meeting to be approved;

Why 20 days?

x
x

Section 45 requires at least 2 weeks (14 days) written
notice;
Section 61 provides that a notice given, other than by
leaving it with a person, is deemed to be received 4
days after the notice was given; and

x

Section 25 of the Interpretation Act establishes that
where the words “at least” are used within the
context of provincial legislation, the first and last days
of notice are excluded so 2 additional days must be
added.
(14 days + 4 days + 2 days = 20 days for notice)
Delivery time may be reduced by hand delivering notice
personally to each and every owner on the same day.
Owners may also, in writing, waive the requirement for
notice in accordance with section 45.

Proxies
Section 56 provides the authority for a person to exercise
their right to vote by proxy. It also provides that the proxy
must be in writing and signed by the person appointing
the proxy. Things to remember:

Reports from council and committees;
Description of any new rules that need to be
ratified by a majority vote;
Proxy form;
A copy of the insurance policy summary (annual
general meeting only); and
Proposed wording of any resolution requiring
majority vote for expenditures from the
contingency reserve fund if the renewal or
maintenance is recommended in the strata
corporation’s depreciation report, or to pay for a
depreciation report (Note: funds must be available
in the contingency reserve fund).

Notice Period
The notice period for an annual or special general meeting
is 20 days if the strata corporation is distributing the
notice via Canada Post, email, placing it under a door,
faxing the notice, or leaving it with an adult.
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Continued on page 31

x Proxies may be either general or for a specific meeting
or a specific resolution and may be revoked at any
time.
x There is no limit on how many proxies one person may
hold.
x Strata managers and employees of a strata
corporation are not permitted to hold proxies.
x Proxies are not records of the strata corporation and
must be returned to the proxy holder, therefore
section 35 does not apply.
x The strata corporation is not in the position of
regulating or monitoring the use of a proxy. It is a
contract between the proxy holder and proxy issuer. If
a proxy holder does not vote in accordance with the
wishes of the proxy issuer, it is not for the strata
corporation or strata manager to intervene.
x An owner does not have to use the proxy form
provided with the notice package.
x Proxies do not have to be provided to the strata
corporation ahead of time. Proxies are to be certified
at the annual or special general meeting.

Continued from page 30









5. Collections
SPA is clear that owners must pay strata fees and special
levies (and possibly interest) as established by the strata
corporations bylaws and resolutions. In addition, strata
corporations are given significant authority to recover
these fees and levies to protect the strata corporation’s
interests.
When Owners Don’t Pay
Step 1: Demand Payment
Section 112 requires a strata corporation to give the
owner in arrears at least 2 weeks’ written notice
demanding payment and indicating that a lien may be
registered if payment is not made within that 2 week
period before it registers a lien.
Step 2: Certificate of Lien
Strata corporations may, under section 116 of the SPA,
register a lien against a strata lot if an owner fails to pay
the strata corporation any of the following:
x strata fees;
x special levies;
x the reimbursement of work orders;
x the owner’s share of any judgements against the
strata corporation;
x interest charges (if applicable); and
x costs of registering and removing the lien, including
reasonable legal costs, land title and court registry
fees (section 118 of the SPA).
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A lien may not be registered for outstanding fines, user
fees, the costs of remedying a contravention or an
owner’s share of an insurance deductible and damages.
Issuing a Certificate of Payment (Form F) when an owner
places his or her unit up for sale may help a strata
corporation collect these outstanding non-lienable
amounts. However, it will require the unit to go up for
sale and it will only apply to those amounts that have not
been paid within 2 years prior to the issuance of the Form.
The only other option in collecting these amounts is to
proceed with a court action or to the Civil Resolution
Tribunal (once in effect).
Strata corporations must be careful to only include
applicable lienable amounts owing. The inclusion of any
non-lienable amounts in the lien may render the entire
lien invalid and unenforceable.
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In addition, it is important for strata corporations to begin
collecting any outstanding amounts (whether lienable or
not) without delay as the Limitation Act imposes a
limitation period of 2 years from the date that the monies
were due and payable.
By filing the lien the strata corporation’s claims for
lienable amounts takes super priority over registered
mortgages and identifies the strata corporation as a
secured creditor.
Step 3: Enforcing the Lien
If the owner fails to pay the outstanding lienable amounts
after the lien is registered the strata corporation may
apply to the BC Supreme Court for an order for the sale of
the strata lot. The authority and the procedures are
established under section 117 of the SPA.
Other Enforcement Tools
To help strata corporations collect outstanding fees
without court action the strata corporation may want to
adopt bylaws that:
x charges interest on the late payment of fees and
special levies;
x makes an owner ineligible to vote or sit on council if
the strata corporation is entitled to file a lien against
the strata lot, as provided under section 28 & 53.
Generally, being ineligible to vote is a significant
incentive for owners to pay fees and special levies;
x enables the strata corporation to charge an insurance
deductible or costs to a strata lot owner’s account;
and
x permits small claims action for collections without the
need for a ¾ vote.
Best Practice – When the strata corporation sends out the
notice package for the annual or special general meeting,
send the demand notice in respect of the outstanding
lienable amounts at the same time. By the time that the
meeting is held, the demand notice period will have
expired and the strata corporation will be entitled to file a
lien if the amounts have not been paid.
As noted above, prior to restricting an owner’s right to
vote, the strata corporation must have an appropriate
bylaw and followed proper procedure before being in the
position of registering a lien.


Continued on page 32
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6. Rule and Bylaw Enforcement
Under section 129 of the Strata Property Act, strata
corporations may enforce a bylaw or rule by imposing a
fine, remedying a contravention (including removal of
objects from common property) or, in certain
circumstances only, denying access to a recreational
facility. The strata corporation may also decide to warn a
person or give the person time to comply with the bylaw
or rule prior to enforcing it. However, before taking any
steps to enforce a rule or bylaw, the strata corporation
must follow the basic procedures established in section
135 to give the owner or tenant an opportunity to
respond to the allegations.
Step 1 – Council must either receive a complaint or make
a complaint about a contravention.
Step 2 – Council must provide the owner/tenant with the
particulars of the complaint, in writing. It is recommended
that the particulars of the complaint include the bylaw or
rule the owner or tenant has allegedly violated. Council
must also give the owner or tenant a reasonable
opportunity to answer the complaint by providing a
written response or by requesting a hearing of council.
Step 3 – Council must also, if the person is a tenant, give
notice of the complaint to the person's landlord and to the
owner.
Step 4 – If a hearing is requested, council must hold a
hearing. Council determines what procedure will be
followed.
Step 5 – Once the hearing is concluded or a written
response has been received, or, if the time for a response
from the owner or tenant has elapsed, council must
consider all information presented and render a decision.
If the complaint is made about a council member, the
council member must leave the room during discussion of
the complaint. Section 136 of the SPA requires that the
council member not participate in the decision process in
respect of a complaint made against that council member.
Step 6 – Council must provide the owner/tenant with
notice of their decision in writing. Council must also, if the
person is a tenant, give notice of the decision to the
person's landlord and to the owner.
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Step 7 - Once a council has complied with these
procedures, it may impose a fine or take other
enforcement measures in respect of a continuing
contravention of the bylaw or rule by the owner or tenant
without further compliance with this section. The BC
Courts have interpreted a continuing contravention to be
one that continues without stopping and should be
distinguished from repeated contraventions.

Access to the Complaint
Section 135 requires the strata corporation provide the
particulars of the complaint. The particulars of the
complaint may include the location, date, time and a
description of the bylaw violation. But, what if an owner
requests a copy of the complaint letter? Section 35(2(k)
requires the strata corporation to retain copies of
correspondence sent or received by the strata corporation
and council. In addition, section 36 requires the strata
corporation, if requested, to make the records and
documents referred to in section 35 available for
inspection.
In BC, strata corporations must follow the privacy
requirements contained in the Personal Information
Protection Act (PIPA). Therefore, it is recommended that
the strata corporation obtain consent from the author of
the letter to release the entire letter or portions of it. If
consent is not obtained, the strata corporation should
review the letter to determine what, if any, is personal
information and sever the information before providing a
copy of the letter. Note: the person making the request is
only entitled to access their own personal information, not
the personal information of others. For more information
on what is considered personal information visit the
website of the Office of the Information and Privacy
Commissioner at https://www.oipc.bc.ca/.

Tracking Bylaw Fines and Penalties
Bylaw fines, penalties, damages and insurance deductibles
cannot be included with the notice of lien or order for sale
proceedings. As these amounts are not lienable, strata
councils should review and track these amounts owing
separately. As the Limitation Act applies regular review at
strata council meetings is required to determine when to
proceed with collections (please see section 5
“Collections” for further details).

Continued from page 32









7. Insurance
Types of insurance policies
Strata corporation mandatory insurance: Strata
corporations are required to obtain and maintain
x Property insurance on common property, common
assets, the buildings shown on the strata plan, and
fixtures built or installed by the owner developer as
part of the original construction of the strata lot. The
property insurance must be for full replacement value
and insure against major perils and any other perils
specified in the bylaws.
x Liability insurance to insure the strata against liability
for property damage and bodily injury for a minimum
amount of $2,000,000.
Optional insurance: The strata may also want to consider
Director and Officers errors and omissions insurance to
protect council members for decisions made in the
exercise of their powers and performance of their duties.
Also, Section 152 allows for other types of peril or liability
insurance, such as earthquake coverage or insurance for
fixtures built or installed on a strata lot by somebody
other than the owner developer after the original
construction of the strata lot.
Owner’s insurance: Owners may obtain personal
insurance under Section 161 to insure personal
belongings, betterments to the strata lot and personal
risks. This may include coverage for a strata corporation
deductible or an amount lower than the deductible in the
event the owner is responsible for a claim or living out
allowances. However, the SPA does not require
mandatory insurance for owners.
Landlord insurance: A landlord may want to purchase
business loss insurance to protect lost revenues, liabilities
of tenants and living out cost allowances in the event the
strata lot is not habitable. As well, a landlord may want to
obtain insurance in the event of a claim caused by the
tenant, resulting in insurable damages or an insurance
deductible claim, as the strata lot owner will be
responsible for such claims.
CHOA Journal • Summer 2015
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Tenant insurance: A tenant may also want to insure their
personal property and personal risks. The SPA does not
require mandatory insurance for owners.

Commercial insurance: If the strata corporation operates a
business, such as a golf course, hotel, rental pool, marina
or rents or leases space to third parties, commercial
insurance may need to be purchased. The type of
insurance coverage will depend on the nature of the
business.

Insurance deductibles
A strata corporation may sue a strata lot owner for the
insurance deductible if the owner is responsible for the
loss or damage that gave rise to the claim. The courts have
found that the owner does not have to be negligent in
order to be considered “responsible” and further that
owners are responsible for anything that occurs within
their strata lot. It is recommended that each year owners
review deductible amounts on the strata corporations
policies before renewing personal insurance to ensure
adequate coverage is obtained.

Insurance indemnity bylaw
Strata corporations are encouraged to have an indemnity
bylaw to assist with collections when a deductible is
payable by an owner.

Checklist - Before renewing the strata corporations’
insurance:

















Is the insurance appraisal current?
Are you insured for full value?
Are all fixtures required to be insured included?
Are all perils required to be insured covered?
Is $2,000,000 liability coverage enough?
Is D&O insurance included?
Are there any exemptions?
Does the strata corporation have any employees?
Does the strata corporation insure any volunteers?
Boiler & Machinery Coverage?
Personal injury coverage?
Medical expense coverage?
Tenant liability?
Environment liability?
Employee benefits?
Earthquake coverage?

Confirm Deductible Amounts:





Water escape
Earthquake
Sewer backup
Grow op/meth lab cultivation




Flood
Key loss
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8. Records
Preparing, retaining and providing access to strata
corporation records are critical tasks that a strata
corporation must perform. The records of a strata
corporation serve many purposes and are a vital part of
any strata corporation operations. Records provide the
history of a strata corporation and the current state of
affairs on items like warranties, service contracts,
insurance coverage, etc.
Preparation
Section 35 of the SPA requires the strata corporation to
prepare certain records, including minutes of annual and
special general meetings and council meetings (including
the results of any votes), a list of council members and
books of account showing money received and spent
including the reason for the receipt or expenditure.
To view the current list of records that a strata
corporation is required to prepare review section 35 and
section 4.1 of the Strata Property Regulation.
Retention
Strata corporations are also required to retain copies of
records under section 35, including those that they
prepare, written contracts, banks statements,
correspondence sent or received by the strata corporation
and council, deprecation reports etc.

Note: The Personal Information Protection Act (PIPA)
applies to all strata corporations in British Columbia;
therefore, strata corporations must protect personal
information and comply with the requirements of PIPA
when providing access to records or documents.
Strata Corporation Documents
1. Registered strata documents, including:
R Registered strata plan
R General Index
R Bylaws
R Schedule of Unit Entitlement
R Schedule of Voting Rights
R LCP Designations
R Address for delivery to the strata
corporation
R Common Property Index
R Easements
R Covenants
R Air Space parcel Agreements
R LCP Designations
To obtain copies of the above documents go to:
BC Land Title and Survey
Create your own “MyLTSA” account
1.877.577.5872
www.help.ltsa.ca/cms/myltsa-explorer

Section 4.1 of the Strata Property Regulation provides how
long a strata corporation must retain records (2 years, 6
years or permanently, depending on the nature of the
record).

or

Access
Section 36 provides the authority for access to records. If
an owner, tenant or a person authorized in writing by an
owner or tenant requests copies of the records of the
strata corporation, the strata corporation must provide
them within 2 weeks, unless the request is for bylaws or
rules, in which case they must provide them within 1
week.

2. Documents filed by the owner developer, including:
R Disclosure Statement
R Rental Disclosure Statement
R Parking and Locker designations
R Related agreements

In addition, the strata corporation may charge up to 25
cents per page per copy. The strata corporation may not
charge for the inspection of a record or document.
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Condominium Home Owners Association (CHOA)
604.584.2462 or 1-877.353.2462

To obtain copies of the above documents go to:
Financial Institutions Commission (FICOM)
604.660.3555 or 1-866.206.3030
www.fic.gov.bc.ca
3. Strata corporation records other than those listed
above please contact the strata corporation’s Strata
Council or Strata Manager

)LVFKHU &RPSDQ\
/DZ&RUSRUDWLRQ

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





ObligaƟons
Strata LiƟgaƟon
ArbitraƟon and Hearings
Strata CollecƟons
Bylaw DraŌing

 Bylaw Enforcement
 Property DesignaƟons
and Disputes

 Strata Governance
Reviews

 And Much More...

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

Phone:
Fax:

250-712-0066
250-712-0061

Suite 202 - 1447 Ellis Street
Kelowna, B.C. V1Y 2A3

ǁǁǁ͘ĨŝƐĐŚĞƌĂŶĚĐŽŵƉĂŶǇ͘ĐĂ

4USBUB &OHJOFFSJOH JT BO *OEVTUSZ -FBEJOH
.VMUJEJTDJQMJOBSZ#VJMEJOH4DJFODF&OHJOFFSJOH'JSN
4FSWJOH"MM"SFBTPG#SJUJTI$PMVNCJB
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&OHJOFFSJOH*OWFTUJHBUJPOT$POEJUJPO"TTFTTNFOUT
#VJMEJOH&OWFMPQF4USVDUVSBM$POTVMUJOH
8BSSBOUZ3FWJFXT
%FQSFDJBUJPO3FQPSUT
1SPKFDU$POTUSVDUJPO.BOBHFNFOU
.FDIBOJDBM*OWFTUJHBUJPOT%FTJHO

Head Office:  Fax:  
Okanagan:   Victoria:  
Toll-Free:  
4JYUI4U/FX8FTUNJOTUFS]#$]7-$
E-Mail:JOGP!TUSBUBFOHJOOFFSJOHDB]XXXTUSBUBFOHJOFFSJOHDB
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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.

Talk to a CMW Risk Advisor today. Call 604 294 3301.
cmwinsurance.com 700 – 1901 Rosser Avenue, Burnaby, BC V5C 6R6
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Legal Advice for Owners
From the Ground Up™

YOU SEE A CONDO THAT’S AGING

LESPERANCE MENDES LAWYERS

WE SEE HOW TO
PROTECT ITS VALUE

M E D I ATO R S | A R B I T R ATO R S | L I T I G ATO R S
Q Construction & Warranty Claims

Q Disputes between Stratas

Q Disputes between Owners

Q Bylaw Enforcement & Review

Q Easement & Cost Sharing Disputes

Q Environmental Contamination

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

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 ﬁnancial plan that protects the
future value of their investment.
When a condo is involved - involve us.

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

www.lmlaw.ca

VALUATIONS DEPRECIATION REPORTS CONSULTING FEASIBILITY STUDIES DUE DILIGENCE

John G. Mendes
jgm@lmlaw.ca

Paul G. Mendes
pgm@lmlaw.ca
www.twitter.com/stratalawyer

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

HELPING YOU PROTECT YOUR ASSET
5HDG -RQHV &KULVWRIIHUVHQ 5-&  KDV EHHQ VROYLQJ EXLOGLQJ PDLQWHQDQFH LVVXHV IRU
SURSHUW\ RZQHUV DQG VWUDWDV DFURVV &DQDGD IRU GHFDGHV 2XU GHSWK RI H[SHULHQFH
ZLWKLQ%ULWLVK&ROXPELDDOORZVXVWRVHUYHRXUFOLHQWVORFDOO\DQGHIIHFWLYHO\WKURXJKD
YDULHW\RIEXLOGLQJPDLQWHQDQFHVHUYLFHV

CHOA Journal • Summer 2015

> Depreciation Reports
> Building Science
> Roofing and Waterproofing

> Fall Protection Engineering
> Structural Engineering
> Thermal Performance

Contact Us:
9DQFRXYHU
9LFWRULD
1DQDLPR

rjc.ca

Innovative thinking. Practical results.
9DQFRXYHU9LFWRULD1DQDLPR&DOJDU\(GPRQWRQ/HWKEULGJH.LWFKHQHU.LQJVWRQ7RURQWR
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±,OHDUQWPRUHLQRQH
FRXQFLOPHHWLQJWKDQLQ
WKHSDVW\HDUV,DP
JODG)LUVW6HUYLFHKDV
WDNHQRYHU²
- 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.
+RZFDQZHPDNHDGLIIHUHQFHIRU\RX"9LVLWZZZVWUDWDEFFRPWROHDUQPRUH
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*

Efficient commercial boilers

(QHUJ\HIILFLHQF\
*RRGIRUVPDOOHUIRRWSULQWV
CHOA Journal • Summer 2015

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
The CHOA Fall 2015 courses focus on:

#1) Preparing for the Civil Resolution Tribunal
#2) Understanding & Enforcing Bylaws.
Pet, Age, Rentals, Smoking, Nuisance, Use of property
#3) Implementing Your Depreciation Report
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.
Due to the popularity of workshops, pre-payment and pre-registration are required.
Seating is limited so register early.

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

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

Saturday, November 21, 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:
x How the CRT will impact the
strata, owners and tenants
x How a dispute is started by a
strata, an owner, tenant,
occupant, or former owner or
tenant
x The steps of the CRT process
x Who pays the cost?
R Legal Services
R CRT costs
R Damages
x Can we retain a lawyer?
R What is their role?
R Who pays?
x Who must participate?
What can the CRT do?
x Order to comply with the Act,
Regulations and bylaws
x Order repairs and
maintenance
x Order a person or strata to
do, or stop doing, something
x Order a person or strata to
pay for something or
determine whether someone
owes money

CHOA Journal • Summer 2015

Collecting or disputing money
owing
x Strata fees & special levies
x Fines, penalties
x Damages
x Insurance deductibles
x User Fees
x Alterations Costs
Other types of disputes that may
be heard by the CRT?
x Small claims under $10,000
x Contract disputes where the
parties have consented

#2. Understanding & Enforcing Bylaws : Pet, Age,
Rentals, Smoking, Nuisance, Use of Property
Understanding:
x How bylaws are created and
registered
x The structure of a bylaw, its purpose
and what makes it enforceable
x How other legislation affects your
bylaws
x Enforcement options
x Enforcement and limitation of age
restriction bylaws
x How age restriction bylaws apply to
tenancy agreements
x Enforcement and limitation of rental
restriction bylaws: Owner/tenant
violations
x Who pays if the tenant is in violation?
x The exemptions and how they are
created : Owner developer, family
rentals, hardships
x What is a hardship?
x What limitations may be imposed?
x The requirements/procedures of a
hardship application
x How a hearing is conducted
x What information the strata council
may require to make their decision
x How rentals are counted in a rental
restriction/limitation bylaw
x Enforcement and limitation of pet
restriction bylaws
x The applications of the new Guide Dog
Service Animal Act
x How the strata corporation enforces
pet bylaws for noise, damages,
aggressive behaviour of a pet
x Smoking bylaws & Barbeques
x Is a strata permitted to prohibit
smoking everywhere on the strata
property?
x 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:
ͻ Obtain the report
ͻ Review the report for accuracy
ͻ Informing the owners
ͻ Identify the next critical projects
for planning and funding
ͻ Review the planning process for
implementation of each project
ͻ Review a 5-10yr financial plan
ͻ Getting major projects
underway:
R Understanding and
establishing the real costs
of construction and
managing the process
R Use of property
R Meeting schedules
R Planning for future
assessments, contingency
expenses or annual
contingency contributions
R Planning options for strata
corporation financing
R Significant changes in use or
appearance of property
ͻ Understanding how the project
implementation will be
undertaken by the strata
corporation, the role of the
strata manager and project
consultants and technicians
ͻ 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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(BNCMJOHXJUI
.BJOUFOBODF

Providing Strata
Management Services to
Lower Mainland
Strata Corporations
for over 20 years.
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
www.paragonrealty.ca

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

Repairs Maintenance and Re-roofing
Fully insured including Hot Insurance

CADLAYL!
TO

7JTJUUIF3%)#MPH
GPSBSUJDMFTBOESFTPVSDFT
UPCVJMEBXPSLJOHQMBO

Short project time (large crews)



Flat and Pitched Roofing
24 Hour Emergency Service

604.263.0334

absoluteroof.ca
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SEIDPNCMPH

Call Today For Your Management Proposal!!

Strata
Management





Extensive knowledge of the
“Strata Property Act”
We give you our full attention
at fair and competitive rates!
Ph: 604-864-6400 T/F: 1-877-864-6424
www.steadfastproperties.ca email: colleen@steadfastproperties.ca
1A 33820 South Fraser Way, Abbotsford BC V2S 2C5
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6SHFLDOLVWVLQ«
• APARTMENT ENTRANCE AND PATIO DOOR REPAIRS
• SECURITY PRODUCTS • WINDOW HARDWARE
• DOUBLE GLAZING (SEALED UNITS) & WINDOWS
action_glass@telus.net
,SYV)QIVKIRG]7IVZMGI

604-525-5365
Unprecedented Service | Exceptional Solutions | Unmatched Performance
STRATA Residential Commercial Industrial

TOUCHSTONE
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Property Management Ltd.




STRATA

Canadian Company managing your properties in Metro Vancouver for 17 years


 

 
 
* +#  ,(
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Only experienced career-minded Managers manage your properties
Portfolio sizes controlled to provide superior service

+  -  &
. /&

Accurate, on-time budgets & financial reporting
Operating costs reduced on many of our managed properties
Seamless transition from current firm
Project Management

Members of

CHOA, BOMA, NAIOP,
BCSCA, GVREB

Donna McCrone 604.688.4340 | dmccrone@touchstoneproperty.com | www.touchstoneproperty.com

Experience the Touchstone Difference
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Depreciation Report Updates

Peter Fitch / RDH Building Engineering Ltd.

S

ince 2013, the Strata Property Act
(the Act) has required a Strata
Corporation to prepare a
depreciation report. Strata corporations
may waive the requirement to obtain a
depreciation report by annually passing
a 3/4 vote resolution. If the strata
corporation fails to approve a 3/4 vote
resolution the strata corporation has
six months to comply with the legislation
and have a depreciation report completed.
Strata corporations with fewer than
5 strata lots are exempt from the
requirement to obtain a depreciation
report. However, it should be noted
that being exempt or waiving the
requirement for a depreciation report or
a depreciation report update does not
discharge the strata corporation from
the obligation to repair and maintain
common property and common assets
as required by the SPA.
Many strata corporations have seen
the merit of a properly prepared
depreciation report, and proactively
contracted a service provider to prepare
a report. Some have used this tool to
plan for future expenditures, adjust the
funding of the contingency reserve fund,
and generally used the information to
better understand what assets they own,
how these assets age, and how to fund
renewals in a timely manner. Now that
two or three years have passed since
initial participation, these strata
corporations are now faced with the
responsibility of deciding when and how
to update their report.

What is it for?
A Depreciation Report Update reﬂects the

most recent ﬁnancial information from the
Financial Statements, the current asset
inventory (including new assets or
renewed assets), updated service lives
of the assets, and new funding models
based upon expenditures and accruals.
Once completed, it replaces the original
Depreciation Report for the purposes
of disclosure and conveyancing. It also
reﬂects the projects that are planned
for the next few years, and the current
Owners’ approach to saving for
expenditures that are planned or may
occur over the next thirty years.

When Should It Happen?
The Act requires that a Depreciation
Report be updated every three years,
unless owners by ¾ vote approve a
resolution to waive the update. If owners
waive the update they must continue
to approve a ¾ vote resolution on an
annual basis. If the strata corporation
fails to approve a ¾ vote the strata has
six months to obtain a depreciation
report. It should be noted that a strata
corporation must attach the most recent
depreciation report when they receive a
request for a Form B Information
Certiﬁcate — if a strata corporation
approves a ¾ vote resolution to waive the
requirement for a depreciation report at the
time of update it could mean the strata
will be disclosing old and potentially
inaccurate information in the future.

How Often?
While the value of up-to-date information
cannot be understated, the optimum
frequency at which it is updated will
depend on the age of the building and
the level of maintenance; the three year

frequency would be a practical minimum,
but annual updates may be prudent for
at least a few years as deferred events
are reconciled in mature buildings.
Councils should initiate conversations
with the Service Provider six months
before the time the original report
expires to allow for proper scheduling
and review of on-going events.

Why Do It At All?
All buildings are an amalgam of assets that
face inevitable renewal through ‘forces of
retirement’. Forces of retirement are those
forces that determine an asset service life,
and can be generally categorized as timebased or condition-based, and occasionally
obsolescence-based.
A relatively new building may have less
need for frequent asset review due to its
youth, but it is important to establish the
good habits of proactive maintenance
and planning for the future, along with
establishing the patterns of retirement.
It is also important to establish a culture
of appropriate funding of major
maintenance and renewal, however far off
these events may seem. It bears
mentioning that even though assets of a
very young building may be under
warranty, they are still subject to wear and
tear, normal or extraordinary, as well as
maintenance obligations. Updates can
also instill a proactive “culture” of
maintenance and funding early in the
building’s life, when costs are relatively
low and spread over time. Updating every
three years would be prudent for most
young buildings.
Continued on page 46
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A more mature building may have some
assets with deferred maintenance and
renewals or assets that have previously
escaped appropriate scrutiny. The forces
of retirement that necessitate renewal,
be they physical deterioration,
obsolescence or aesthetics, can be offset
somewhat by proactive maintenance
or targeted repair, but inevitably asset
renewal will be required. Understanding
the extent to which the service life
of an asset has been inﬂuenced by
maintenance or neglect is an important
aspect of depreciation reports. A twentyyear roof in ideal conditions might last
twenty-ﬁve years before the repair costs
start to outweigh the cost of renewal;
conversely, that same roof under lessthan-ideal conditions can need such
extensive repair after twelve years of
neglect that full renewal is the only
practical option.
Here are three graphs indicating the
Remaining Service Life against Time,
illustrating the value of multiple and
frequent reviews:

Mature buildings can beneﬁt from more
frequent or even annual updates initially
for many reasons:
O

“catching up” on deferred items
will alter the funding projections
quickly, and Council needs this
information to plan appropriately

O

recording completed projects to
reduce backlog will help Owners
and potential purchasers to see
the improvements,

O

condition assessments
information can be assimilated
into the body of the report to
reﬂect a deeper understanding of
the asset service lives

O

funding of future projects can be
modiﬁed to suit

As the Owners learn the “rhythm” of
their building or complex, the need for
frequent updates can abate somewhat,
and a frequency that suits the building’s
patterns can be established and
reviewed from time to time.

Figure 1: with only actuarial data and one “point” of reference (visual review),
the asset service life is modeled on a straight line. (RSL – remaining service life)

Figure 3: Multiple “points” of reference from visual reviews and condition
assessments may help to understand the forces of retirement and allow for
proactive intervention, with extended service life outcomes..
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Continued on page 47

An interim study can also be a costeffective way to record progress on
signiﬁcant renewal projects, especially if
they involve phased renewal. This is
beneﬁcial to the Owners as it may
showcase large projects that have been
completed within a year or so of the initial
depreciation report. An interim study
does not typically involve a site visit, but
involves recording a previously identiﬁed
project as complete and providing new
funding projections to reﬂect the adjusted
capital expenditures. While an interim
report serves a functional need, it is not
considered compliant with the Strata
Property Act as an Update.

Who Can Beneﬁt
As stated before, owners in a strata
corporation can beneﬁt from the
most up-to-date information from
which to draw when making planning
decisions. They can beneﬁt from current
information regarding renewals and
expenditures, and adjust or maintain the
current funding level appropriately well
in advance of the renewal event.

Figure 2: Two “points” of reference from visual reviews may indicate a
diminished service life expectation.

Continued from page 46

The Strata Council beneﬁts from making
representation to the Owners with
current information and funding models.
Perhaps the group most beneﬁting would
be sellers and purchasers, as both can
clearly see the balance of accrued funds
against the projection of expenditures
over a certain timeframe. Purchasers also
beneﬁt from the knowledge that the
building’s good governance is carried
out with up-to-date information, which
reﬂects value for investment.
When major renewal activities are
recommended, they should almost
always be preceded by a condition
assessment and a design brief carried
out by a qualiﬁed building science ﬁrm.
It is at this stage that scope and costs
are reﬁned and the opportunities for
phasing or bundling with other renewals
are considered. Owners beneﬁt from
more accurate costing information
that will form the basis for voting on
expenditures from the CRF.

How To Move Forward

costs of those projects,

Contact your current service provider to
initiate a conversation regarding timing
of the site review and delivery of the
Update. If you are changing providers,
this should happen well in advance of
the expectation of deliverables.

warranties
description of materials used
A list of projects that have
been deferred.
Information on any new assets
added since the last report,

There are a few steps that a Strata
Council can take in preparing for the
Depreciation Report Update that will
ensure a timely and cost-effective
process, with optimal outcomes.

A list of projects that are contemplated
by Council in the next ﬁve years or so.
A current Financial Statement
coinciding ideally with the month
prior to the site review, including the
current balance of the CRF,
the operating budget for the
period, and the contribution
amount for the CRF. O

Be prepared to provide:
the most recent Insurance Appraisal,
A current set of the Strata Bylaws
with a summary of any amendments
that have been made since the
last report
A comprehensive list of projects or
renewals undertaken since the last
Report, including

Peter Fitch, CTech, is a Senior Project
Manager and Mechanical Specialist
with RDH Building Engineering Ltd.
Visit rdhbe.com
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5HVWRULQJSLSHDQGSHDFHRIPLQGIRURYHU¿IW\\HDUV
:LGHVWUDQJHRIUHVWRUDWLRQRSWLRQV
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ZZZFXUDÀRFRPEF
3LSHSUREOHPVFRP

RESTORING PIPES AND PEACE OF MIND™
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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:
tDSJUFSJBUPIFMQDPOTVNFSTTFMGFWBMVBUFQPTTJCMFEFGFDUT
t UIFNJOJNVNSFRVJSFEQFSGPSNBODFPGOFXIPNFT
t NPSFUIBOQFSGPSNBODFHVJEFMJOFT
t QPTTJCMFEFGFDUTJONBKPSDPOTUSVDUJPODBUFHPSJFT BOE
t UIFNPTUDPNNPOEFGFDUDMBJNT
5IJT(VJEFDBOCFWJFXFEPOUIF1VCMJDBUJPOTTFDUJPOPGUIF#$HPWFSONFOUT
Homeowner Protection Oﬃce website.
*UTGSFF FBTZBOEBWBJMBCMFPOMJOF

www.hpo.bc.ca
Toll-free: 1-800-407-7757
Email: hpo@hpo.bc.ca
@HPO_BC
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LOOKING FOR A PROPERTY MANAGEMENT COMPANY?

LOOKING TO SELL YOUR CONDO OR TOWNHOUSE?

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


5HQWDO0DQDJHPHQW

dŝƌĞĚŽĨďĞŝŶŐĂůĂŶĚůŽƌĚŽƌƚŽŽ
ďƵƐǇ͍KƵƌZĞŶƚĂůDĂŶĂŐĞƌƐĐĂŶ
ƉƌŽǀŝĚĞǇŽƵǁŝƚŚŽƵƌĨƵůůƐĞƌǀŝĐĞ
ƌĞŶƚĂůƉƌŽƉĞƌƚǇŵĂŶĂŐĞŵĞŶƚ
ƉƌŽŐƌĂŵ͘
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What you need to know about:
Filing Corporate Income Tax Returns
Condominium Home Owners Association

CHOA Bulletin: 600-006

A

ll strata corporations in British
Columbia must ﬁle a corporate
income tax return each year,
even if there is no tax payable.
Generally, strata corporations are
considered non-proﬁt organizations that
are exempt from tax under paragraph
149 (1)(l) of the Income Tax Act (ITA).
A strata corporation’s taxation status
is based on the particulars of the strata
corporation each ﬁscal year.

What returns does a strata
corporation have to ﬁle each year?
A strata corporation must ﬁle a
Corporation Income Tax Return (T2)
or a T2 Short Return.

What is the difference between a
T2 Return and a T2 Short Return?

CHOA Journal • Summer 2015

A T2 Return is required to be ﬁled by
strata corporations who do not meet the
requirements to ﬁle a T2 Short Return.
A T2 Short Return is a simpler version of
the T2 return that may only be used by
two types of corporations:
• a Canadian-controlled private
corporation that has either a
loss or a nil net income for tax
purposes this year;
• a corporation that is exempt from
tax under section 149 of the ITA
(such as non-proﬁt organization).
In addition, the corporation must meet
ALL of the conditions below to ﬁle this
type of return:

• it has a permanent establishment
in only one province or territory;
• it is not claiming any refundable
tax credits (other than a refund on
installments paid);
• it did not receive or payout any
taxable dividends;
• it is reporting in Canadian currency;
• it does not have an Ontario
transitional tax debit; and
• it does not have an amount
calculated under section 34.2 of
the federal Income Tax Act.

Does a strata corporation need
to obtain a business number?
In order to ﬁle a T2, a strata corporation
will need to apply for a business number
through CRA.

What is a business number?
A business number is simply a common
identiﬁer used by CRA. It does not
change your tax status. To register for
a business number go to CRA’s website
http://www.cra-arc.gc.ca/.

When must a strata corporation
ﬁle its tax return?
T2 returns (long or short) are due
6 months after the ﬁscal year end.
Penalties and interest are assessed on
taxes payable on late returns.

What is a T1044 Return?
T1044 is a Non-Proﬁt Organization
Information Return. Similar to the T2
return, a T1044 return is due 6 months
after the ﬁscal year end. Generally, a T2
return and the T1044 Return are ﬁled

together. Penalties may be levied up to a
maximum of $2,500 per late T1044.
A strata corporation must ﬁle a T1044 if:
• It received or is entitled to receive
taxable dividends, interest, rentals
or royalties totaling more than
$10,000 in one ﬁscal year;
• It owns assets valued at more
than $200,000 at the end of
the immediately preceding
ﬁscal period (i.e. cash and cash
equivalents, accounts receivable,
prepaid expenses, investments,
tangible capital assets);
• It had to ﬁle a non-proﬁt
organization return for a
previous ﬁscal year.

What if we didn’t know we had
to ﬁle for taxes or a non-proﬁt
organization return? Is there any
relief given to strata corporations
from penalties and interest?
Generally, penalties are assessed based
on taxes payable. Therefore it is unlikely
there would be penalties levied on late
ﬁled returns for strata corporations that
have no tax owing.
If a strata corporation voluntarily
comes forward to correct inaccurate or
incomplete information or to disclose
information that they have not reported
(like ﬁling a T1044 for the ﬁrst time) there
may be relief from penalties that may be
assessed by the Canada Revenue Agency
(CRA). Contact your accountant for more
information on tax relief through the
Voluntary Disclosure Program.
Continued on page 52
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How do we know if we are
exempt from paying taxes?
Generally, a strata corporation is
considered a non-proﬁt organization
that is exempt from paying taxes on
its earnings. However, if your strata
corporation is earning income from
activities that do not relate to the
administration of the strata corporation
than the strata corporations non-proﬁt
status could be challenged by the
Canada Revenue Agency. Examples of
activities that would provide a strata
corporation with income include rental
income suites, leases of roof-top space
to communication companies for cell
phone towers or operating a golf course
or marina. If CRA revokes a strata
corporations non-proﬁt status, taxes will
be payable on revenue earned.

Does a strata corporation have
to pay income tax or GST?
If your strata corporation operates a

commercial business, such as a golf
course, hotel, rental pool, marina or rents
or leases space to third parties, the strata
corporation may be in a position where
it must report the revenue and pay tax.
In addition, GST may also be applicable
to strata fees for commercial strata lots
and residential strata lots in rental pools
depending on the amount collected
during the year.

Who may access our tax returns?
An owner, a tenant who has been
assigned a landlord’s right or a person
authorized in writing may request
the strata corporation to make the
tax returns available for inspection or
provide copies as requested.
For further information please
contact your accountant or the
Canada Revenue Agency (CRA)
at 1-800-959-5525 or visit
http://www.cra-arc.gc.ca/ O

Interest paid by ﬁnancial institutions
on operating accounts, contingency
reserve funds and special levy funds
are generally non-taxable provided the
interest becomes part of those funds.

Thanks to Reid Hurst Nagy Inc. for
their assistance with the development
of this publication.

How long do we need to keep
our tax returns for?
Along with ﬁling a tax return strata
corporations must also retain the T2 return
and T1044 return and any supporting
documents for a period of 6 years from
the end of the current ﬁscal year.

Lynn Ramsay, Q.C.
Michael Walker
Sharon MacMillan

The lawyers of Miller Thomson’s Strata Group have extensive experience
and in depth familiarity with the legal requirements of the strata
community. Through practical and cost-effective solutions we help
you achieve your business objectives.
Our services include:
~1h[PfSaPUcX]VP]ST]U^aRT\T]c
~BcaPcPaT^aVP]XiPcX^]b
~BcaPcPUTTR^[[TRcX^]b

~3Xb_dcTaTb^[dcX^]P]SPe^XSP]RT
~BcaPcPV^eTa]P]RTP]S\TTcX]Vb

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

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

STRATA LAW GROUP

Miller Thomson LLP

millerthomson.com
VA N C O U V E R
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Protect and maintain the value of your building
with the Maintenance Operations Program (MOP).
Our team of &ertiÀed 5eserve 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

&DOOWRJHWDTXRWH
IRU\RXUVWUDWDWRGD\

ZZZPRSLQIRFD
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CHOA Business Members
Hollett Real Estate Advisors

Skyview Inspection Services

Coastpro Contracting Ltd.

North Vancouver
604.290.3498
bcdepreciationreports.ca

Penticton
250.490.1118
skyviewinspectionservices.com

Langley
604.881.7011
coastpro.ca

Ingleside Development
Consulting Ltd.

Strata Life Reporting
Services

Cobing Building Solutions

Aedis Appraisals Ltd.

Kelowna
250.764.7722
Vancouver
604.999.1773
inglesidedevelopment.ca

Surrey
604.396.9556
stratalifereporting.ca

Richmond
604.682.7585
aedisappraisals.com

Island Depreciation
Reports Ltd.

Taycon Consulting Inc.

APPRAISALS &
DEPRECIATION
REPORTS
2020 Depreciation Reports
Richmond
604.638.1041
2020depreciationreports.com

Arctic Depreciation
Report Appraisals Inc.

Brentwood Bay
778.351.1928
idrbc.ca

Vancouver
604.729.2961

Jackson & Associates Ltd.

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

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.

Continued on page 55

Vision Property Advisors Inc.
Trail
877.659.3224
visionpropertyadvisors.com

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

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

Maple Ridge
604.460.9104
appliedcoatings.ca

Aqua City Restorations Ltd.
Burnaby
604.716.3511
aquacity.ca

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

Cultas Lake
604.858.3464
ppdltd.ca

Global Dec-k-ing Systems

Peak Installations Inc.

Surrey
778.571.3000
globaldecking.com

Richmond
604.448.8000
peakinstallations.com

Phoenix & Ediger Vinyl
Sundecks Ltd.

Rite Handyman Ltd.
Coquitlam
604.438.4555
ritehandyman.ca

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

Access Point Information
Canada Ltd.

CONSTRUCTION &
BUILDING ENVELOPE
RESTORATION

Air-Vac Services Canada Ltd.

Paciﬁc Preferred
Developments Ltd.

Port Coquitlam
778.285.3799
rockportpropertyservices.com

Rylin Consulting Inc.

Schoenne Property
Services Ltd.

Richmond
604.241.3991
columbusconstruction.ca

COMPUTER SOFTWARE &
TELECOMMUNICATIONS

Applied Coatings &
Restorations Inc.

Calgary
403.863.1053
rylinconsulting.ca

Columbus Construction &
Restoration Ltd.

Rockport Property
Services

Oliver
250.809.1333
reservefundplanning.ca

Vernon
250.542.2222
schoenneassociates.com
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Calgary
403.519.2693
tayconconsulting.ca

Port Coquitlam
604.319.9244

DRYER VENT
CLEANING

Victoria
250.953.8270

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

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

Continued from page 54
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ENGINEERING,
ARCHITECTURE &
DEPRECIATION
REPORTS CON’T
Best Consultants Building
Science Engineering Inc.
Chilliwack
604.490.1112
bestbse.ca

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

Halsall Associates /
WSP Group
North Vancouver
604.924.5575
halsall.com

Hamid Design Build Ltd.
Burnaby
604.603.3142
hamiddesignbuild.com

Herold Engineering Ltd.
Nanaimo
250.751.8558
heroldengineering.com

IRC Building Sciences Group

Vancouver
604.255.0992
mccuaig.net
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

604.873.1181
250.479.1110
250.703.4753

Read Jones Christoffersen
Ltd.
Vancouver
Victoria
Nanaimo
rjc.ca

604.738.0048
250.386.7794
250.716.1550

Ripple Rock
Engineering Ltd.
Victoria
250.721.5586
ripplerockeng.com

Sense Engineering Ltd.
North Vancouver
778.869.3035
senseengineering.com

Strata Engineering Inc.

Richmond
604.278.1411
levelton.com

FINANCIAL &
ACCOUNTING
Bank of Montreal

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

Vancouver
604.730.7472

Edward Jones
Investments

KPMG MSLP

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

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.

FirstOnSite Restoration

Touwslager Engineering Ltd.

Enerpro Systems Corp.

Penticton
250.493.6623
myabk.com

Dong Russell & Company
Inc.

Burnaby
604.291.1470
khgcga.com

Access Gas Services Inc.

Surrey
604.598.8887
traumascenecleanup.ca

Richmond
604.278.4646
easycarerestoration.com

Burnaby
604.788.3153
techabc.ca

ENVIRONMENTAL &
ENERGY

1st Trauma Scene Clean Up

Victoria
250.483.8710
coastcapitalsavings.com

Techa Building
Consultants Ltd.

Burnaby
604.299.1906
touwslagerengineering.com

FIRE, FLOOD &
EMERGENCY
RESTORATION

ABK Restoration
Services Ltd.

Kemp Harvey Goodison
Hamilton Inc.

North Vancouver
604.982.9155
enerprosystems.com

Levelton Consultants

Burnaby
604.422.0115
titanenersave.com

Penticton
250.490.3390
edwardjones.com

JRS Engineering

Burnaby
604.805.6785
ldrgroup.ca

Port Moody
604.469.3733
terryhawes.com

North Vancouver
604.780.1316
strataengineering.ca

Delta
604.519.0862
accessgas.com

LDR Engineering Group

TW Hawes, Inc. CGA

Surrey
604.353.3314
sengastech.com

Toronto
416.927.5973
bmo.com

RDH Building
Engineering Ltd.
Vancouver
Victoria
Courtenay
rdhbe.com

Sengastech Instruments Ltd.

Titan Enersave

Morrison Hershﬁeld

Richmond
604.295.8070
Vernon
250.351.4189
Courtenay
250.218.2440
ircgroup.com
Burnaby
604.320.1999
jrsengineering.com
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McCuaig & Associates
Engineering Ltd.

Vancouver
604.673.4400
kpmg.ca

604.854.5309
604.795.4884
250.262.3000
604.590.1440
604.436.1440

Premium Restoration Ltd.
Delta
604.943.7673
premiumrestoration.com

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

GOVERNMENT &
ASSOCIATIONS

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
Osoyoos
Richmond
Vancouver
rhncga.com

Abbotsford
Chilliwack
Fort St. John
Surrey
Vancouver
ﬁrstonsite.ca

250.860.1177
250.495.3383
604.273.9338
604.736.8911

Appraisal Institute of
Canada – British Columbia

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
604.284.5515
appraisal.bc.ca

Vancouver
604.408.8695
biis.ca

Better Business Bureau

Capri Insurance Services Ltd.

Vancouver
604.681.0312
mainlandbc.bbb.org

Kelowna
800.670.1877 ext 3806
capri.ca

Better Business Bureau of
Vancouver Island

CMW Insurance Services

Victoria
250.386.6348
vi.bbb.org

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

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 on page 56
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CHOA Business Members
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

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

Vancouver Island
Insurance Centres

Coquitlam
604.553.4774
ccigroupinc.ca

Campbell River
insurancecentres.ca

Cedrus Landscaping Inc.

Victoria Residential
Builders Assn.
Victoria
250.383.5044
vrba.ca

WBI Home Warranty Ltd.
Burnaby
604.639.2924
wbihomewarranty.com

Vancouver
604-951-3500
cedruslandscaping.com

Busybee Gardening
Surrey
604.990.7233
busybeegardening.com

Countryside Landscaping

Western Financial Group

Surrey
778.565.1228
countrysidelandscaping.ca

Fernie
250.423.6831
westernfg.ca

F.A. Bartlett Tree Expert
Company Canada

Western Financial Group
(Kelowna)

Burnaby
604.322.1375
bartlett.com

Kelowna
250.762.2217
westernﬁnancialgroup.ca

Terra Firma Lawn &
Garden Services

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
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Port Coquitlam
604.761.5296
terraﬁrmalawnandgarden.ca

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

West Coast Evergreen
Gardening
Mill Bay
250.743.4769

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

Richards Buell Sutton LLP

Vancouver
604.730.9900

Vancouver
604.682.3664
rbs.ca

Cambrey Consulting Ltd.

Robert E. Groves

Port Coquitlam
604.552.4396
cambreyconsulting.com

Kelowna
250.712.9393
robertegroves.com

C.D. Wilson Law
Corporation

Waterstone Law Group LLP

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

Chilliwack
604.824.7777
waterstonelaw.com

PAINTING
Accurate Painting
Vancouver
604.767.0217
accuratepainting.ca

All - Bright Painting

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.

Langley
604.671.3907
all-brightpainting.com

Burnaby
604.628.2421
hytecwater.com

Fresh Paint

Trotter and Morton
Facility Services Inc.

Vancouver
604.433.7374
getfreshpaint.com

Millenium 2000 Painting
& Decorating
Coquitlam
604.715.9551
millenium2000painting.ca

Performance Painting
Whistler
604.938.5922
performancepainting.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

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

Planact Management Ltd.
Vancouver
604.216.8782
planactmanagement.com

ROOFING
Absolute Roof
Solutions Inc.
Vancouver
604.263.0334
absoluteroof.ca

Adanac Rooﬁng &
Exteriors ULC
Langley
604.888.1616

BC Roof Inspections
Langley
604.539.2510
bcrooﬁnginspections. com

Best Quality Rooﬁng
Systems
Coquitlam
604.716.5325
bcroofing.ca

Bond Rooﬁng
Burnaby
604.375.2100
bondrooﬁng.ca
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CHOA Business Members
ROOFING CON’T
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

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
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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

Bradshaw Strata
Management Ltd.

Richmond
604.207.2002
aaproperty.ca

Surrey
604.576.2424
bsmstrata.ca

Aberdeen Property
Management

Campbell Strata
Management Ltd.

Richmond
604.273.1234

Abbotsford
604.864.0380
campbellstrata.com

Accent Property
Management Ltd.

C & C Property Group

Vernon
250.542.1533
accentpm.ca

North Vancouver
604.987.9040
cccm.bc.ca

Advantage Property
Management Ltd

Centre Group Real Estate
Service Corp.

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

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.

Bayside Property Services

Kamloops
250.851.9310

Burnaby
604.432.7774
baysideproperty.com

Colyvan Paciﬁc Real
Estate

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

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

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

Squamish
604.815.4654
dynamicpropertymanagement.ca

Holywell Properties

East Kootenay Realty Ltd.

Homelife Glenayre Realty
Chilliwack 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

Sechelt
604.885.3460

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.

Saanichton
250.544.2300

Vancouver
778.383.1990
iconpa.ca

First Landmark Strata &
Property Management Ltd.

IJM Properties 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

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

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

Continued on page 58
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STRATA MANAGEMENT
& REAL ESTATE CON’T
MacDonald Commercial
Real Estate Services Ltd.
Vancouver
604.736.5611
macdonaldcommercial.com

Magsen Realty Inc.
Vancouver
604.872.3218
magsen.net

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
Realty Ltd.
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

Pace Property
Management

Realty Executives
Comox Valley

The Kerr Group
Management Corp.

House Smart Home
Improvements

Prince George
250.562.6671
pacepropertymanagement.ca

Courtenay
250.871.4427
totalconcept.ca

Parksville
250.586.1100
thekerrgroup.ca

Coquitlam
604.945.1904
hshi.ca

Paciﬁc Dawn Asset &
Property Management
Services Inc.

Realty Executives Penticton

The Wynford Group

Penticton
250.493.4372

Retro Teck Window
Mfg Ltd.

Vancouver
604.683.8843
paciﬁc-dawn.com

REMI Realty Inc.

Vancouver
604.261.0285
wynford.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.

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

Penny Lane Property
Management Ltd.

Southview Property
Management Inc.

Courtenay
250.897.1611
pennylane.bc.ca

Richmond
604.270.8811
southviewproperties.ca

Peterson Residential

Steadfast Properties Ltd.

Vancouver
604.688.4885
petersonbc.com

Abbotsford
604.864.6400
steadfastproperties.ca

Premier Strata Services Inc.

Strataco Management Ltd.

Langley
604.371.2208
premierstrataservices.com

Burnaby
604.294.4141
strataco.ca

Proﬁle Properties Ltd.

Strataforce Management
Solutions Inc.
Langley
604.510.1181

Proline Management Ltd.

Stratawest Management

Victoria
250.475.6440
Nanaimo
250.754.6440
prolinemanagement.com

North Vancouver
604.904.9595
stratawest.com

Quay Paciﬁc Property
Management Ltd.

Sunden Management Ltd.
Kamloops
250.376.0062
sundenmanagement.com

Rancho Management
Vancouver
604.684.4508
ranchovan.com

Burnaby
778.329.9966
mysuttonpm.com

Obsidian Property
Management Ltd.

Re/Max Property
Management

Tazmeen Woodall –
Re/Max Crest Realty

Surrey
604.757.3151
opml.ca

Richmond
604.821.2999
mypropertymanager.ca

North Vancouver
604.988.2449
tazmeenwoodall.com

Okanagan Strata
Management

Realty Executive
Cranbrook Agencies

The Institute of
Real Estate Studies

Cranbrook
250.426.3355
cranbrookagencies.com

Vaughan
905.761.9500
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Urban Properties Ltd.
Vancouver
604.681.4177
urbanproperties.ca

Vista Realty

Vancouver
604.602.1887
warringtonpci.com

Victoria
250.704.4391
oakwoodproperties.ca

Kelowna
1.877.862.6900
okstrata.com

Richmond
604.207.9001
tmlgroup.ca

Royal LePage Revelstoke

Sutton Select Property
Management

Oakwood Property
Management Ltd.

TML Management Group

North Vancouver
604.925.8824
vistarealty.net

Revelstoke
250.837.9544
royallepagerevelstoke.ca

New Westminster
604.521.0876
quaypaciﬁc.com

Burnaby
604.688.4340
touchstoneproperty.com

Victoria
250.384.7663
royallepagecoastcapitalrealty.
com

South Surrey
604.385.2242
peninsulastrata.com

Port Coquitlam
604.464.7548
proﬁle-properties.com

Touchstone Property
Management Ltd.

Warrington Management

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
604.291.6751
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

Burnaby
604.525.5365

Mountainside Enterprises
(Consulting)

A.1 Window
Manufacturing Ltd.

Kamloops
250.573.0010
mountainsideenterprises.shaw.ca

Burnaby
604.777.8000
a1windows.ca

Canadian Vinyltek
Window Corp.
Delta
604.540.0029
vinyltek.com

Centra Windows

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

Secured Security Ltd.
(Security)

Langley
888.534.3333
centrawindows.com

Vancouver
604.579.0166
securedsecurity.com

Euroline Windows Inc.

Vancouver Bed Bug
Control Inc.

Delta
604.940.8485
euroline-windows.com

Glass Doctor
North Vancouver
604.984.4527
theglassdr.ca

Vancouver
604.687.4824
vancouverbedbugcontrol.com
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