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A SK O U R C L I E NTS

About how we’ve been solving strata issues for decades.

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

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

J E N N IF E R N E V IL L E
jneville@hamiltonco.ca

HOW?

WE ADVISE ON:

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

HAMILTONCO.CA | 604.630.7462
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ST E P H E N H A M ILTO N
shamilton@hamiltonco.ca

Strata fee collections
Reviewing and drafting by-laws
Enforcement of by-laws
Legal opinions

A DR I E N N E M UR R AY
amurray@hamiltonco.ca

Negligent construction
litigation and warranty claims
Governance and Human
Rights disputes

The Case Of The Improper Section
Expense Allocation
Adrienne M. Murray / Hamilton & Company

F

or many strata corporations that
has formed sections, the allocation
of costs can seem very confusing.
Many strata corporations believe that
when allocating costs between sections,
the relative benefit received or percentage
of use by the section should be taken
into account to adjust that section’s
contribution to an expense. The recent
Civil Resolution Tribunal (the “CRT”)
decision of Trinden Enterprises Ltd. v.
The Owners, Strata Plan NW 24061 has
clarified how costs that may benefit
more than one section must be allocated
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In Trinden, the strata development
consisted of 128 strata lots in three
buildings. The strata corporation was
comprised of three sections, namely an
apartment section, a townhouse section
and a commercial section. One building
contained apartments and one commercial
strata lot and the other two buildings,
buildings B and C, contained townhouse
strata lots. The second commercial strata
lot was located in building C and was used
as a medical and physiotherapy office.
The elevator in building C required repair.
Historically, the townhouse section and
the commercial section had equally
shared the cost of the elevator repairs.
However, in 2019 although both the
strata council and Trinden agreed
that the elevator repair cost should be
shared between the townhouse section
and the commercial section, the parties

1

“The CRT emphasized that section 195 requires
the expense to be solely related to the strata
lots in a section in order to be shared by only
the owners in that section.”

could not agree on the allocation of the
elevator repair costs between the two
sections. Trinden argued that the repair
costs should be shared equally as they
had been done in the past. The strata
corporation argued that the commercial
section should pay a higher proportion
of elevator repair expenses because the
commercial strata lot had more people
associated with the use of the elevator
than did the townhouse owners.
In determining how the cost should
be allocated the CRT considered the
provisions of the Strata Property Act
(the “Act”). The CRT noted that, once
sections are created, section 195 of the
establishes the allocation of expenses.
Section 195 of the Act provides:
	Subject to section 100 and
the regulations, expenses
of the strata corporation
that relate solely to the
strata lots in a section are
shared by the owners of
strata lots in the section…

The CRT emphasized that section 195
requires the expense to be solely related
to the strata lots in a section in order to be
shared by only the owners in that section.
The CRT then considered the meaning
of the term “solely” and found that where
other strata lots benefit from the expense,
the expense cannot be considered to be
solely related to a section.
The CRT concluded that the elevator
was used by both a commercial strata
lot and ten of the townhouse strata lots,
and both the commercial section and
the townhouse section benefited from
the repair. Because strata lots in two
sections used the elevator and benefited
from its repair, the elevator costs were
not solely related to the strata lots in
one of the sections. The CRT held that
the elevator upgrade and repair costs
must be shared by all strata lot owners
on the basis of the unit entitlement of
all strata lots. In other words, the CRT
also held that section 195 does not
allow for more than one section to be
responsible for the elevator expense.

Trinden Enterprises Ltd. v. The Owners, Strata Plan NW 2406, 2020 BCCRT 807

Continued on page 6
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The CRT also clarified that, following
the decision of Norenger Development
(Canada) Inc. v. Strata Plan NW 32712,
a 2018 decision of the British Columbia
Supreme Court, notwithstanding that
the elevator was designated as common
property, if it only benefitted strata
lots in one section, it could be made
the responsibility of that section to
repair and maintain. However, because
the elevator in Trinden did not relate
solely to a particular section, the ability
to make a section responsible for the
repair and maintenance of the elevator,
as permitted by Norenger, did not
apply. Thus, the repair costs were the
responsibility of the strata corporation
rather than any particular section.

the elevator expense was not captured
by the bylaw. The CRT concluded that
while the bylaw may apply to other
common property or common assets,
it did not apply to the elevator.
The Trinden case addressed the
common misconceptions in strata
corporations in which sections have
been created that expenses may be
allocated between sections based on
a percentage and that costs may be
allocated to more than one section
without being allocated to all owners.
Typical expenses that are allocated
based on these misconceptions are
utility costs, landscaping and, in some
cases, certain repair costs. As a result

The CRT further clarified that section 195
of the Act does not allow expenses to
be split based on use between sections
or between the strata corporation and a
section. In other words, an expense is
solely the responsibility of a section or
it is an expense of the strata corporation
and allocated among all owners based
on unit entitlement.
The clarification provided by the CRT
removes much of the confusion
surrounding the allocation of expenses
in a strata corporation that has formed
sections. An expense is either solely
related to a section and thus paid for by
the strata lots in that section, or if it is
not solely related to the strata lots in a
section, the expense is an expense of
the strata cOrporation and allocated to
all owners.
The CRT also considered the strata
corporation’s bylaws which included
a provision requiring a section to
repair and maintain common property
“appurtenant to” the section. The CRT
found that because elevator expenses
do not relate solely to one section,

2
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Norenger Development (Canada) Inc. v Strata Plan NW 3271, 2018 BCSC 1690

of the Trinden decision, the strata
corporations with sections may want
to review the manner in which costs
are allocated to ensure the strata
corporation is in compliance with
section 195 of the Act. •
Adrienne M. Murray is a lawyer with
Hamilton & Company. For more
information please visit their website at:
www.hamiltonco.ca
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On time, on budget, with peace of mind

604.876.3305 • info@prostar.ca

EXTERIOR SERVICES INTERIOR SERVICES
»
»
»
»
»
»
»
»
»

Full Exterior Envelope Maintenance
Exterior Painting
Caulking
Concrete repairs
Carpentry – Wood Rot Replacement
Liquid Membrane Installation
Exterior Waterproofing
Paint removal – asbestos and lead
abatement
Vinyl Deck and Railing Installation

»
»
»
»
»
»

Full Interior Renovations – Lobbies,
Hallways, Tenant Improvements etc
Interior Painting
Flooring – Tile, Vinyl, Hardwood,
Carpet
Drywall
Millwork
Carpentry

sunburyfencing.com
info@sunburyfencing.com
WE SUPPLY & INSTALL
»
»
»
»
»

Cedar Fence Panels & Gates
Vinyl, Concrete, and Trex Fencing
Decking
Sheds, Gazebos & Pagodas
Painting
services!

For your Strata, Commercial or Residential properties
We build and install Fences, Sheds, Decks & more
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For over 35 years, Stratas and
Owners have relied on our
Accounting and Audit Services.
Audit, Review & Compilation
Corporate & Non-Resident Tax Returns
NPO Information Returns (T1044)
Examination of Trust Accounts for
Property Management Companies
Seminars, Consultations
Special Projects & more

1-888-746-3188
rhncpa.com
RICHMOND

VANCOUVER

KELOWNA

OSOYOOS

Strata Management Services since 1972
Professional Strata Management Services
Servicing the Lower Mainland
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Locally owned and operated
Full Service
PROVIDING STRATA MANAGEMENT SERVICES FOR OVER 40 YEARS.
#101 - 4126 Norland Avenue Burnaby, BC V5G 3S8 (604) 294-4141
www.strataco.ca

9

CHOA Journal • Fall 2020

10

Condo Insurance And The Client-Broker
Relationship
Janet Sinclair, CEO / Insurance Council of BC

W

hen it comes to condo
insurance in BC, there’s a lot
for strata owners to know.
This article will provide an overview of
how insurance is regulated in BC, and
the client-broker relationship from the
perspective of the Insurance Council
of BC, the provincial regulator for BC’s
insurance intermediaries.

Buying Condo Insurance

To get a better sense of how insurance
is sold in BC, it’s important to
understand the roles and relationships
of those involved.
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How Insurance Is Sold –
The Broker’s Role
The purchase or renewal of insurance
typically involves three parties: the client,
the insurance broker and insurer
(insurance company). Brokers work
directly with clients to provide advice
and access to insurance products,
while insurers offer those insurance
products and pay claims. Insurers
determine how much risk they are
willing to bear and at what price.
Brokers, in turn, negotiate with the
insurance companies on behalf of the
client to seek the coverage they are after,
taking into consideration a number of
factors including cost and coverage.
As an intermediary in the purchase
of insurance, it is a broker’s role to
work with clients to assess their needs
based on their unique situation, and to
find appropriate insurance solutions

“BC insurance brokers are regulated
professionals with a duty to conduct
themselves competently and ethically
according to the Insurance Council’s
Rules and Code of Conduct.”

and products that match those needs.
Based on their knowledge of how
insurers assess and cost risk, brokers
can also provide advice to clients on
how to mitigate risks to access the best
available pricing.
Brokers are mainly compensated through
commissions based on insurance policies
sold. Those commissions are usually a
percentage based on the annual premium
paid for a policy. Not every broker has
access to the same insurance markets and
products, so it’s important to make sure
you are aware of your available options.
The Client’s Representative
For an individual unit owner’s home
insurance or any other kind of personal
insurance, an insurance broker works
directly with the client. For strata
corporations, typically it is the strata’s
property manager who acts as the
client’s representative and deals with the
insurance broker.
How Insurance Is Regulated In BC
The insurance industry in BC is regulated
at the provincial level by two oversight

bodies. The Insurance Council of BC
regulates insurance brokers and
other intermediaries—our licensees
include insurance salespersons, agents,
agencies, and independent adjusters.
The BC Financial Services Authority
(BCFSA) regulates insurers—the
insurance companies that offer
insurance products.

The Client-Broker Relationship

BC insurance brokers are regulated
professionals with a duty to conduct
themselves competently and ethically
according to the Insurance Council’s
Rules and Code of Conduct. They have an
obligation to act in the client’s best interest
at all times and must conduct themselves
in a trustworthy and honest manner.
A broker must disclose any conflicts
of interest they may have concerning
their recommendations to the client and
disclose relevant information so their
client can make an informed decision
about their insurance. This includes
how and by whom your broker is being
compensated.

Continued on page 12
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“Earlier this year, the Insurance Council
increased the notification period from
30 to 60 days in response to current
market conditions.”

Broker Obligations and Your
Condo Insurance
Clients rely on insurance brokers to be
their trusted advisors in meeting their
insurance needs and, in turn, brokers
have regulatory requirements that they
must meet. Brokers have an obligation to
make sure that clients understand the
current insurance marketplace, the process
required to place coverage, and the types
of coverage available. Whether renewing
an existing policy or seeking a market
for a new client, a broker needs to ensure
that the client understands current
market conditions.
Duty of Care. A broker must not engage
in any business practices that place the
interests of others ahead of their client.
The client’s interests take priority and must
not be sacrificed to the interests of others.
Disclosure. Brokers must make full and
fair disclosure of all material facts so
that their client, or the client’s authorized
representative, can make informed
decisions about their insurance. This
includes the disclosure of:
●

●

 he relationship between the broker
T
and the insurer
 he nature and extent of whatever
T
interest, if any, the licensee has in
the transaction including, but not
limited to, whether they will receive
a commission or other remuneration
related to the transaction. Currently,
there is no regulatory requirement
that the amount of remuneration or
commission be disclosed.

● W
 here

a commission or remuneration
is payable, the identity of the
company or person paying it.

12
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Timely Notification. Brokers are
required to provide notification to clients
60 days prior to the expiration of their
existing insurance if the broker is unable
to renew their insurance at the same
terms and conditions. Should the broker
find that the same insurance renewal
terms are not being offered, or coverage
is conditional on the client meeting
certain conditions, the broker must
disclose this to the client immediately.
Earlier this year, the Insurance Council
increased the notification period from 30
to 60 days in response to current market
conditions. While brokers are subject to
notification requirements, at this time
there is no notification requirement for
insurers so your broker may be limited in
the information they are able to provide
60 days out.

What you need
to know:
●

 et the details regarding
G
about your strata’s
insurance policy. Contact
your property manager or
try checking your strata’s
AGM package, as it is usual
practice for insurance policy
declarations to be included.

●

 ake sure you know what
M
your options are; not all
brokers have access to the
same insurance products.

●

 rokers must notify
B
clients 60 days prior to the
expiration of their existing
insurance if they cannot
renew their insurance
at the same terms and
conditions.

●

 nderstand how
U
commission is paid for
the purchase/renewal of
your insurance. Brokers
have a requirement to
disclose whether they
receive a commission or
other remuneration for the
purchase of insurance, and
who is paying it. Brokers
and property managers
have a requirement to
disclose the payment of
referral fees.

●

I f you have questions
about brokers’ standards
of practice and conduct
you can contact the
Insurance Council of BC at
1-877-688-0321 or practice@
insurancecouncilofbc.com.

Our Role as a Regulator

As the regulator for brokers and
other insurance intermediaries in the
province, the Insurance Council of BC
oversees the conduct of our licensees in
the interest of public protection. We do
this by ensuring that licensees meet
the standards for licensing and practice
through qualification, guidance and
audits; and by disciplining when there is
evidence that a licensee has fallen short
of their obligations under the Insurance
Council’s Rules, Code of Conduct or the
Financial Institutions Act.
We can assist consumers by:
●

 nswering questions about broker
A
conduct and standards, and helping
you identify if an interaction or
transaction may involve misconduct;

Continued from page 12
●

Investigating concerns that a broker
or adjuster may have breached
our Rules, Code of Conduct, or the
Financial Institutions Act;

●

 nswering questions and helping you
A
access resources and information, or
connecting you to other appropriate
regulators.

If the concern is related to a strata’s
property insurance, the best person to
initiate contact with us is the authorized
representative of the strata council such
as the property manager or strata council
president. If the concern is related to an
individual owner’s unit insurance, that
owner should contact us directly.
The Financial Institutions Act limits the
Insurance Council’s regulatory authority
to our own licensees (insurance agents,
salespersons, agencies, and independent
adjusters). While we do not have
authority over insurance companies
and their employees—and as such,
cannot order them to provide coverage,
payment, or restitution—we are able to
work with you to help answer questions,
provide information, or connect you with
other resources. As part of our public
protection role as a regulator, we are
here to provide you with assistance.
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Staying Informed
Amidst the backdrop of a challenging
market for strata insurance renewals,
strata owners are having to take on a
more active role in staying informed.
By having an awareness of the roles and
responsibilities of all involved, strata
owners can be all the more prepared to
engage with brokers and regulators to
ensure their needs are being met. •
Have a question about standards of
practice or conduct for insurance brokers?
You can reach the Insurance Council
of BC at 1-877-688-0321 or
info@insurancecouncilofbc.com.
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Is It Common Property Or Not?

Allyson Baker / Clark Wilson LLP

T
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he Winter 2019 issue of the
CHOA Journal included an
article entitled “How do I figure
out what is common property in my
strata plan?” (the “2019 Article”)
which discussed the factors to be taken
into account in determining whether
something within the boundaries of a
strata plan is common property or not.
Since that article was published, the
BC Civil Resolution Tribunal (BC CRT)
has released two decisions, Lin v. Strata
Plan LMS 4071 and Bowie v. Strata Plan
VIS 5766, dealing with components
of heating systems located within the
boundaries of a strata lot which confirm
the importance of understanding how
the components within the strata lot
interact with those outside of the strata
lot in determining whether the strata
lot-located components are common
property or not. In both cases, there was
some variation between the heating
systems servicing the strata lots
within the complex, which may have
contributed to the disputes arising.
Strata Plan LMS 4071 is a 191 unit
complex, consisting of 17 townhouse
units and 174 apartment units located
within a single tower. The townhouse
units are heated by a steam heat system,
while the apartment units each have
at least one heat pump located within
the unit for air filtration, heating and
cooling purposes. Each heat pump is in
turn connected to pipes inside the walls
of the tower that function in a closedloop system that carries water through
the pipes to common heating and

cooling infrastructure, and back to the
strata lots. The heat pumps cannot heat
or cool without being connected to the
pipe system.
Several years before the BC CRT dispute
arose, the strata corporation adopted
a bylaw that stated that owners were
responsible for maintaining, repairing
and keeping the heat pumps in their
strata lot in good condition. From time
to time, the strata corporation arranged
for voluntary inspections of the heat
pumps by the strata corporation’s
mechanical contractor. Owners could
sign up for an inspection in their
discretion and would be charged for the
cost of the inspection and any arising
repair work.
Some heat pumps began to malfunction
or stop working entirely. An attempt to
repair one of the heat pumps resulted in
a significant water leak that damaged
a number of strata lots. Thereafter, the
strata corporation set up a committee
to investigate the issue, obtaining
information about the heat pump
system, surveying owners about any
problems with the heat pumps, and
exploring options for replacement.
Legal opinions were also obtained on
the issue of whether the heat pumps
were common property or not, which
conflicted on the conclusion. Resolutions
to amend the bylaws failed, as did
special levy resolutions to undertake
repairs. Ultimately, a group of owners
sought to have the heat pump repair and
maintenance bylaw declared invalid.

The BC CRT commenced its analysis
by noting that the Strata Property Act
makes a strata corporation responsible
for the repair and maintenance of
common property but that owners
can, by bylaw, be made responsible for
the repair and maintenance of limited
common property. It was noted however
that there was nothing to indicate that
the heat pumps had been designated
as limited common property. It was
further noted that there was no dispute
that the pipes and heating and cooling
infrastructure are common property.
The BC CRT then turned to the definition
of “common property” set out in section 1
of the Strata Property Act:
"common property" means
(a)	that part of the land and
buildings shown on a strata plan
that is not part of a strata lot, and
(b)	pipes, wires, cables, chutes, ducts
and other facilities for the passage
or provision of water, sewage,
drainage, gas, oil, electricity,
telephone, radio, television,
garbage, heating and cooling
systems, or other similar services,
if they are located
		

(i)	within a floor, wall or ceiling
that forms a boundary

			 (A) b
 etween a strata lot and
another strata lot,
			 (B) b
 etween a strata lot and
the common property, or

Continued on page 18
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(C) between a strata lot or
common property and
another parcel of land,
or
		(ii) wholly or partially within a
strata lot, if they are capable
of being and intended to be
used in connection with the
enjoyment of another strata
lot or the common property;
It was not disputed by the parties that
the heat pumps were located within
the boundaries of the strata lots. As
such, subparagraph (a) and (b)(i) of the
definition of “common property” were
found to have no application.
The BC CRT then looked at subparagraph
(b)(ii) and whether the heat pumps were
“capable of being and intended to be
used in connection with the enjoyment
of the common property”, considering
the Taychuk v. Strata Plan LMS 744 and
Fudge v. Strata Plan NW 2636 decisions
as part of that analysis (see the 2019
Article for a discussion of both cases).
In these cases, the courts confirmed that
pipes located within a strata lot are
common property when they are capable
of being and intended to be used with
piping systems located within the
common property and therefore formed
part of an integrated system (Taychuk
considered water supply lines while
Fudge involved a waste water discharge
pipe that drained water from a washing
machine in the strata lot).
The evidence reviewed by the BC CRT
in Lin included information obtained
from the strata corporation’s engineering
consultant, summarised as follows:
		 31. T
 he evidence contains a
March 22, 2019 engineering
report from Flow Consulting,
and I find that this report
provides guidance as to
the function of the heating
and cooling system and the
18

Continued on page 19

heat pumps themselves.
The report states that not
all heat pumps need to be in
cooling or heating mode at
the same time, and that the
system can accommodate
simultaneous heating and
cooling in different strata
lots. This suggests that
neighbouring strata lots
would not use or enjoy the
other’s heat pump.
32. H
 owever, a Flow Consulting
engineer’s February 3, 2020
email message states that
the entire system would
need to be “rebalanced”
after individual heat
pumps were turned off in
order to perform repairs.
In addition, although the
engineer stated that a single
heat pump could be removed
entirely without affecting the
operation of the others,
he also stated that a
minimum of 25% of the heat
pumps must remain on at
any given time so the main
condenser water pumps
(which service the entire
system) will operate properly.
33. B
 ased on the evidence
before me I find that,
although the heat pumps
provide heating and cooling
only to the individual
strata lots, their operation
(or non-operation) is not
entirely autonomous, and
has a degree of impact
on the system as a whole.
This is a different situation
from Thiel, where the
evidence established
independent operation of
the FCU from the common
hot water system.

34. W
 hile another heating and
cooling system involving
heat pumps may function in
a different manner, I find
that the evidence supports
the conclusion that
the system in this case
operates as an integrated
whole, as described in
Fudge. Therefore, as they
are capable of being used
in connection with the
enjoyment of another strata
lot or the CP, the heat pumps
fall within the definition of
CP in the SPA. Accordingly,
under section 72 of the
SPA and bylaw 4.5, the
strata bears the repair and
maintenance responsibility
for the heat pumps.
In finding that the heat pumps formed
part of the common property, the BC CRT
distinguished them from heating system
components located within a strata lot in
an earlier decision, Thiel v. Strata Plan
VIS 6763. In the Thiel case, the strata
lot had a fan coil unit connected to a
building-wide heating system. Despite
the connection, the fan coil unit was
found to operate independently of the
common property and the fan coil units
in other strata lots.
In the Bowie decision, two of the strata
lots in a 22 unit complex were heated and
cooled by an HVAC system consisting
of a heat pump the was located on a
common property roof connected to a
fan coil unit that was located in or next
to the strata lot. The remaining strata
lots in the complex were heated by an
electric heating system contained within
each strata lot.
Concerned about the repair, maintenance
and electrical consumption costs
associated with the HVAC systems,
the strata corporation passed ¾ vote
resolutions to designate the heat
pump and the fan coil units as limited

Continued from page 18

common property and to amend
the bylaws to provide that the strata
corporation was not responsible for
the repair and maintenance of these
components. The ¾ vote resolutions
also provided for the expenditure of
funds from the contingency reserve
to pay for the installation of meters to
measure the electrical consumption of
the HVAC system components so that
the two strata lots could be billed in
connection with that consumption.
The owners of the two units commenced
a claim against the strata corporation
at the BC CRT seeking an order that
the resolutions were improperly passed.
The BC CRT ultimately found in favour
of the owners, finding that the limited
common property designations were not
properly filed in the land title office in
several respects:
	

●

 he full resolution was not filed
T
with the land title office

● The sketch plan filed with the
	
land title office did not show
the area of the fan coil unit that
was to be designated as limited
common property
● What was filed in the land title
	
office varied from what was
approved by the owners — in
particular, the changes purported
to exclude the fan coil unit from
the designation
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With the limited common property
designations inoperative, the BC CRT
found that the heat pump and fan coil
units formed an integrated system and
both components had to be presented
for the HVAC system to function:
35. G
 iven Fudge and Lin, I find
that the unit 101 heat pump
and fan coil are an
“integrated whole”,
where the heat pump
is common property. I
find the fan coil cannot
operate independently

of the common property
heat pump, whose useful
operation is similarly
dependent on the fan coil.
So, I find that the unit 101
fan coil is also common
property, regardless of
whether it is located within
unit 101. I find that both
HVAC systems are entirely
common property.
36. F
 urther, I find that the strata
remains responsible for
the HVAC systems, for the
following reasons.
37. S
 PA section 72 says that the
strata must repair and
maintain common property
and common assets, except
for LCP that a bylaw makes
an owner responsible for,
and non-LCP common
property if identified in the
strata property regulations.
The HVAC systems are nonLCP common property, and
the regulations presently
identify no non-LCP common
property that a bylaw can
make an owner responsible
for. So, I find that the strata
must repair and maintain the
2 non-LCP common property
HVAC systems.
As the strata corporation had not yet
started billing the owners for electrical
consumption associated with the HVAC
system components, the BC CRT found
that the owners’ complaint in that regard
was premature so no order was made in
that regard.
Whether the components of heating
systems located within a strata lot
form part of the common property will
depend on how the heating system
operates. As a result, where a dispute
arise over responsibility for the repair
and maintenance of such components,

a strata corporation will need to
understand (typically by consulting
with its consultants, contractors or the
applicable manufacturers materials)
how the applicable system works and
whether the components within the
strata lot form part of an integrated
heating system. •
Allyson Baker is a lawyer with
Clark Wilson LLP. For more information
please visit their website at:
www.cwilson.com

CHOA
eUpdate
Sign up and receive
e-mail notifications.
The CHOA eUpdate
offers alerts, tips
and quick notes of
interest including
CHOA seminar
and webinar
announcements,
legislative changes
and news affecting
strata corporations.
To subscribe visit:
www.choa.bc.ca/
eupdate
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Our Maintenance Program We Do The Following:

If this is your roof, then
we are here to help.

Take photos
Log all roof access
Monitor check meters
Produce a bi-annual report
Inspect the roof
Transparent communication with building/strata owners
Supervise and approve all request of upgrades by the carriers
RY
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Office: 604 - 730 - 9878
Tyler@rhombic.ca Maintenance Program Director
Kemp@rhombic.ca President
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KEEP TRACK OF
STRATA DOCUMENTS
REPAIRS
COMPLAINTS
MAINTENANCE
BYLAW INFRACTIONS
AND MORE . . .

COST EFFECTIVE

T 604.971.5435
1 877.971.5435
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OVER 55 YEARS OF COMBINED LEGAL EXPERIENCE
We regularly assist a wide range of clients throughout the Province with:
●
●
●

●
●

Bylaws
Collections
Civil Resolution Tribunal
Matters & Appeals
Construction Litigation
Court Applications

●
●
●
●
●

Development
Governance
Mediation and Arbitration
Privacy and Human Rights
Winding Up Stratas

C.D. Wilson
Law Corporation

McCormack & Company
Law Corporation

630 Terminal Ave. North
Nanaimo, B.C.
V9S 4K2
Tel: (250) 741-1400

350—500 Sixth Ave.
New Westminster, B.C.
V3M 2T6
Tel: (604) 545-0095

OUR FOUNDERS
Cora
Wilson
cora@wmlg.ca

WWW.WMLG.CA

Elaine
McCormack
elaine@wmlg.ca

Trotter & Morton

FACILITY SERVICE INC.
“We Make Buildings Work”

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

Who is helping you reduce
your energy costs?

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

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

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

Phone: 604-525-5462 • Fax: 604-525-4493
Email: gmclean@tmlgroup.com
5151 Canada Way, Burnaby, BC, Canada V5E 3N1
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Helping You Maintain Your Asset
RJC has been helping strata corporations across the
province maintain and repair their buildings for decades.
Our depth of experience allows us to serve our clients
effectively through a variety of services including:






Depreciation Reports
Warranty Reviews
Pre-Construction Surveys
Maintenance Plans
Building Enclosure Engineering

Vancouver 604-738-0048
Kelowna 778-738-1700







Parkade Restoration
Structural Engineering
Seismic Risk Mitigation
Fall Protection Engineering
Energy Modeling

Victoria 250-386-7794
Nanaimo 250-716-1550

info@rjc.ca
rjc.ca

Condominium Home Owners Association of British Columbia
Leadership, Education and Resources for Strata Owners across BC
Website: www.choa.bc.ca / Toll‐free: 1.877.353.2462
Bulletin 700‐013 (April 15, 2020)

PROVINCE OF BRITISH COLUMBIA
Minister of Public Safety and Solicitor General
Emergency Program Act,
Ministerial Order No. M114
WHEREAS a declaration of a state of emergency throughout the whole of the Province of British Columbia
was declared on March 18, 2020 because of the COVID-19 pandemic;
AND WHEREAS strata corporations must be able to conduct their business in accordance with public health
advisories to reduce the threat of COVID-19 to the health and safety of persons;
AND WHEREAS section 10 (1) of the Emergency Program Act provides that I may do all acts and implement
all procedures that I consider necessary to prevent, respond to or alleviate the effects of any emergency or
disaster;
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I, Mike Farnworth, Minister of Public Safety and Solicitor General, order that the attached Electronic
Attendance at Strata Property Meetings (COVID-19) Order is made

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. This publication and any attachments are intended only for the addressee. The contents
of this publication may not be reproduced, blogged, forwarded or distributed in any fashion without the explicit prior consent of the writer

Continued on page 26
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ELECTRONIC ATTENDANCE AT STRATA PROPERTY MEETINGS
(COVID-19) ORDER
Application

1

This order applies during the period that starts on the date this order is made and ends on the date on
which the last extension of the declaration of a state of emergency made March 18, 2020 under section 9
(1) of the Emergency Program Act expires or is cancelled.

Electronic attendance at strata property meetings

2

(1) In this section,
“strata property enactment” means
(a) the Strata Property Act, or
(b) any regulation made under the Strata Property Act, including, without limitation, a bylaw of
a strata corporation;
“strata property meeting” means a meeting authorized or otherwise provided for under a strata
property enactment, including, without limitation, an annual or special general meeting.
(2) Despite anything in a strata property enactment, a strata corporation may provide for attendance, or
voting in person or by proxy, at a strata property meeting by telephone or any other electronic method, if
the method permits all persons participating in the meeting to communicate with each other during the
meeting.
(3) A person who participates in, or attends or votes at, a strata property meeting in a manner
contemplated by subsection (2) is deemed, for the purposes of the strata property enactment referred to
in the definition of “strata property meeting”, to be present in person at the meeting

page 2 of 2
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Condominium Home Owners Association of British Columbia
Leadership, Education and Resources for Strata Owners across BC
Website: www.choa.bc.ca / Toll‐free: 1.877.353.2462
Bulletin 700‐014 (May 29, 2020)

PROVINCE OF BRITISH COLUMBIA

ORDER OF THE LIEUTENANT GOVERNOR IN COUNCIL
Order in Council No. 270 ,

Approved and Ordered May

29, 2020

Executive Council Chambers, Victoria
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On the recommendation of the undersigned, the Lieutenant Governor, by and with the advice and consent of the
Executive Council, orders that the Strata Property Regulation, B.C. Reg. 43/2000, is amended as set out in the
attached Schedule

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. This publication and any attachments are intended only for the addressee. The contents
of this publication may not be reproduced, blogged, forwarded or distributed in any fashion without the explicit prior consent of the writer

Continued on page 28
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SCHEDULE
1

Bulletin 700‐014
Page 2 of 2

The Strata Property Regulation, B.C. Reg. 43/2000, is amended by adding the following section:

Definition for section 98 of the Act

6.13 For the purposes of section 98 of the Act, “prevent significant loss” includes, without limitation,
the obtaining and maintaining by the strata corporation of insurance that is required under section 149 or
150 of the Act or the strata corporation’s bylaws.
2

The following section is added:

General meetings during state of emergency

17.23 (1) In this section, “declaration of a state of emergency” and “declaration of a state
of local emergency” have the same meaning as in section 1 (1) of the Emergency
Program Act.
(2) If a declaration of a state of emergency or a declaration of a state of local
emergency is in effect where the land in a strata plan is located and at any time during the
period of one month that ends on the last day on which a general meeting of the
strata corporation must be held under any of the following provisions of the Act, the
meeting may be held up to 2 months after the last day on which the meeting must be held
under the provision:
(a) section 16 (1) [first annual general meeting to be held by owner developer];
(b) section 40 (2) [annual general meeting];
(c) section 43 (3) [special general meeting called by voters];
(d) section 43 (3.1) [special general meeting to consider winding-up resolution];
(e) section 51 (6) [special general meeting to reconsider resolution passed by 3/4
vote];
(f) section 159 (1) [general meeting to decide not to repair or replace damaged
property];
(g) section 230 [annual general meeting after deposit of subsequent phase].

page 2 of 2
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Condominium Home Owners Association of British Columbia
Leadership, Education and Resources for Strata Owners across BC
Website: www.choa.bc.ca / Toll‐free: 1.877.353.2462
Bulletin 700‐011 (August 14, 2020)

BILL 14–2020 MUNICIPAL AFFAIRS AND HOUSING STATUTES AMENDMENT ACT (No. 2), 2020
Note: the legislative changes that were enacted under this amendment, that are currently in effect, are underlined and
indicated in bold below.

STRATA PROPERTY ACT

CHOA Journal • Fall 2020

Unapproved expenditures
98 (1) If a proposed expenditure has not been put forward for approval in the budget or at an annual or special
general meeting, the strata corporation may only make the expenditure in accordance with this section.
(2) Subject to subsection (3), the expenditure may be made out of the operating fund if the expenditure, together
with all other unapproved expenditures, whether of the same type or not, that were made under this subsection in
the same fiscal year, is
(a) less than the amount set out in the bylaws, or
(b) if the bylaws are silent as to the amount, less than $2 000 or 5% of the total contribution to the operating
fund for the current year, whichever is less.
(3) The expenditure may be made out of the operating fund or contingency reserve fund if there are reasonable
grounds to believe that an immediate expenditure is necessary to ensure safety or prevent significant loss or
damage, whether physical or otherwise.
(3.1) For the purposes of subsection (3), the prevention of significant loss includes, without limitation, the
obtaining and maintaining by the strata corporation of insurance that is required under section 149 or 150 or the
strata corporation's bylaws.
(4) A bylaw setting out an amount for the purposes of subsection (2) (a) may set out further conditions for, or
limitations on, any expenditures under that provision.
(5) Any expenditure under subsection (3) must not exceed the minimum amount needed to ensure safety or
prevent significant loss or damage.
(6) The strata corporation must inform owners as soon as feasible about any expenditure made under subsection
(3).
Property insurance required for strata corporation
149 (1) The strata corporation must obtain and maintain property insurance on
(a) common property,
(b) common assets,
(c) buildings shown on the strata plan, and
(d) fixtures built or installed on a strata lot, if the fixtures are built or installed by the owner developer as
part of the original construction on the strata lot.
(2) For the purposes of subsection (1) (d) and section 152 (b), "fixtures" has the meaning set out in the regulations.
(3) Subsection (1) (d) does not apply to a bare land strata plan.
(4) The property insurance must
(a) be on the basis of full replacement value except in prescribed circumstances, if any, and
(b) insure against major perils, as set out in the regulations, and any other perils specified in the bylaws.
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. This publication and any attachments are intended only for the addressee. The contents
of this publication may not be reproduced, blogged, forwarded or distributed in any fashion without the explicit prior consent of the writer

Continued on page 30
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Continued from page 29
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Review and report on insurance
154 The strata corporation must
(a) review annually the adequacy of the strata corporation's insurance,
(b) report on the insurance coverage at each annual general meeting, and
(c) inform owners and tenants as soon as feasible of any material change in the strata corporation's
insurance coverage, including any increase in an insurance deductible.
Power to make regulations
292 (1) The Lieutenant Governor in Council may make regulations as authorized by section 41 of the Interpretation
Act.
…
(3) Without limiting subsection (1), the Lieutenant Governor in Council may make regulations as follows:
(a) defining strata plans to be bare land strata plans;
(a.1) defining "qualified person" for the purposes of section 94 (1) or 103 (6);
(a.2) prescribing a period for the purposes of section 94 (2) (b) or (c) or (3) (a) or 103 (5) (a);
(a.3) prescribing classes of strata corporations for the purposes of section 94 (3) (b) or 103 (5) (b);
(a.4) prescribing information for the purposes of section 94 (4);
(a.5) prescribing standards for the purposes of section 103 (5);
(b) defining "family" and "family member" for the purposes of section 142;
(c) defining "fixtures" and "major perils" for the purposes of section 149;
(c.1) prescribing circumstances for the purposes of section 149 (4) (a);
(d) defining "public authority" for the purposes of the definition of "leasehold landlord" in section 199;
(e) defining "habitable area" for the purposes of section 246 (4);
(f) defining any word or expression used but not defined in this Act;
(g) respecting the conduct of hearings by arbitrators;
(h) respecting the determination of the amount of the annual contribution to the contingency reserve fund
under section 93;
(i) respecting the circumstances in which a strata corporation may lend money in the contingency reserve fund
to the operating fund;
(j) respecting all matters that by this Act are required or permitted to be prescribed.
(3.01) A regulation made under subsection (3) (c.1) may be made retroactive to the date on which this subsection
comes into force or a later date, and if made retroactive is deemed to have come into force on the specified date.
Bill 14 also amended the Financial Institutions Act as follows:

FINANCIAL INSTITUTIONS ACT

Payment of commission to unlicensed agents prohibited
178 (1) An insurer, officer, agent or employee of an insurer, insurance agent or insurance salesperson must not
pay or allow to be paid, or offer or promise, a commission or compensation to a person who is not an insurance
agent licensee or insurance salesperson licensee
(a) for acting as an insurance agent or insurance salesperson in British Columbia,
(b) for referring business in relation to the insurance of a strata corporation within the meaning of the Strata
Property Act, or
(c) for any other prescribed purposes.
…
30
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Council may suspend, cancel or restrict licences and impose fines
231 (1) If, after due investigation, the council determines that the licensee or former licensee or any officer,
director, employee, controlling shareholder, partner or nominee of the licensee or former licensee
(a) no longer meets a licensing requirement established by a rule made by the council or did not meet that
requirement at the time the licence was issued, or at a later time,
(b) has breached or is in breach of a term, condition or restriction of the licence of the licensee,
(c) has made a material misstatement in the application for the licence of the licensee or in reply to an
inquiry addressed under this Act to the licensee,
(d) has refused or neglected to make a prompt reply to an inquiry addressed to the licensee under this Act,
(e) has contravened section 79, 94, 177 or 178 (1), or
(e.1) has contravened a prescribed provision of the regulations,
then the council by order may do one or more of the following:
(f) reprimand the licensee or former licensee;
(g) suspend or cancel the licence of the licensee;
(h) attach conditions to the licence of the licensee or amend any conditions attached to the licence;
(i) in appropriate circumstances, amend the licence of the licensee by deleting the name of a nominee;
(j) require the licensee or former licensee to cease any specified activity related to the conduct of insurance
business or to carry out any specified activity related to the conduct of insurance business;
(k) in respect of conduct described in paragraph (a), (b), (c), (d), (e) or (e.1), fine the licensee or former
licensee an amount
(i) not more than $50 000 in the case of a corporation or a partnership, or
(ii) not more than $25 000 in the case of an individual.
…
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Regulations
289 (1) The Lieutenant Governor in Council may make regulations
…
(u.01) respecting disclosure by insurers and their agents to an insurance policy holder of the insurer's intention
not to renew the policy, including the time at which the disclosure must be made,
…
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Condominium Home Owners Association of British Columbia
Leadership, Education and Resources for Strata Owners across BC
Website: www.choa.bc.ca / Toll‐free: 1.877.353.2462
Bulletin 700‐012 (September 4, 2020)

PROVINCE OF BRITISH COLUMBIA ORDER OF THE

LIEUTENANT GOVERNOR IN COUNCIL
Order in Council No.

499

, Approved and Ordered September

4, 2020

Executive Council Chambers, Victoria
On the recommendation of the undersigned, the Lieutenant Governor, by and with the advice and consent of
the Executive Council, orders that
(a) sections 14 and 15 of the Municipal Affairs and Housing Statutes Amendment Act (No. 2), 2020,
S.B.C. 2020, c. 16, are brought into force, and
(b) effective November 1, 2020,
(i) the Marketing of Financial Products Regulation, B.C. Reg. 573/2004, is amended as set out in
the attached Appendix 1,
(ii) the Administrative Penalties Regulation, B.C. Reg. 22/2013, is amended as set out in the
attached Appendix 2,
(iii) the Contravention of Prescribed Provisions Regulation, B.C. Reg. 566/2004, is amended as
set out in the attached Appendix 3, and
(iv) the Prescribed Offences Regulation, B.C. Reg. 576/2004, is amended as set out in the
attached

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. This publication and any attachments are intended only for the addressee. The contents
of this publication may not be reproduced, blogged, forwarded or distributed in any fashion without the explicit prior consent of the writer
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APPENDIX 1

Bulletin 700‐012
Page 2 of 4

1 The title of the Marketing of Financial Products Regulation, B.C. Reg. 573/2004, is repealed and the
following substituted:

FINANCIAL PRODUCTS DISCLOSURE REGULATION.
2

Section 1 is amended by adding the following definitions:
"insurance company" includes
(a) an extraprovincial insurance corporation, and
(b) a mutual fire insurance company as defined in section 188 of the Act;
"strata corporation" has the same meaning as in the Strata Property Act;
"strata insurance contract" means a contract of insurance with a strata corporation in respect of
a matter referred to in section 149 or 150 of the Strata Property Act.

3

Section 3 (1) is amended by striking out "and" at the end of paragraph (b ), by adding
"and" at the end of paragraph ( c) and by adding the following paragraph:
(d) in the case of a strata insurance contract in respect of which a commission or compensation is
to be paid,
(i) if the amount of the commission or compensation is known, the amount of the
commission or compensation, and
(ii) in any other case,
(A) the method by which the commission or compensation is to be determined,
and
(B) a reasonable estimate of the commission or compensation.

4

The following sections are added:
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Disclosure to strata corporation of
material change in strata insurance contract

3.1 (I) Subsection (2) applies to an insurance agent through whom a strata insurance contract was placed
if, not less than 45 days before the expiry of the strata insurance contract, the insurance company
provides the following information, as applicable, to the insurance agent:
(a) the insurance company's intention to not renew the strata insurance contract;
(b) the insurance company's intention to propose to renew the strata insurance contract on
different terms and conditions and,
(i) subject subparagraph
(ii), the proposed new terms and conditions, and (ii) if a proposed new term or condition
has not been finalized, the reason the term or condition has not been finalized and an
estimate of when the term or condition will be finalized and disclosed to the strata
corporation.
page 2 of 4
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(2) Subject to subsection (3), an insurance agent to whom this subsection applies must, not less than 30
days before the expiry of the strata insurance contract, disclose the information described subsection
(1) (a) or (b), as applicable, to the strata corporation in accordance with section 3.3.
(3) Subsection (2) does not apply to an insurance agent in respect of information described in subsection
(1) ( a) if the insurance agent, not less than 30 days before the expiry of the strata insurance contract,
places with another insurance company a replacement strata insurance contract containing
substantially similar terms and conditions as the expiring strata insurance contract.
(4) Subsection (5) applies to an insurance company if
(a) 30 days before the expiry of a strata insurance contract, either of the following apply:
(i) the insurance company intends to not renew the strata insurance contract;
(ii) the insurance company intends to propose to renew the strata insurance contract on
terms and conditions that are materially different than the existing terms and conditions,
including any increase in an insurance premium or deductible, and
(b) the insurance company did not, within the period described in subsection (1), provide the
information described in subsection (1) (a) or (b ), as applicable, to the insurance agent through
whom the strata insurance contract was placed.
(5) Without limiting section 3, an insurance company to whom this subsection applies must, not less
than 30 days before the expiry of the strata insurance contract, disclose the information described in
subsection (1) (a) or (b), as applicable, to the strata corporation in accordance with section 3.3.
Disclosure of commission if
material change in strata insurance contract

3.2

(1) This section applies to an insurance agent through whom a strata insurance contract was
placed if
(a) the insurance company, within the period described in section 3.1 (1), provides the
information described in section 3 .1 ( 1) (b) to the insurance agent, and
(b) a commission or compensation is to be paid by the insurance company to the
insurance agent.
(2) Without limiting section 3 (1) (d), an insurance agent to whom this section applies must, not
less than 30 days before the expiry of the strata insurance contract, disclose the following
information to the strata corporation in accordance with section 3.3:
(a) if the amount of the commission or compensation is known, the amount of the
commission or compensation;
(b) in any other case,

page 3 of 4
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(i) the method by which the commission or compensation is to be determined, and
(ii) a reasonable estimate of the commission or compensation.
Method of disclosure to strata
corporation under section 3.1 or 3.2

3.3 Despite any provision of the Act, if information must be disclosed to a strata corporation under
section 3.1 or 3.2 of this regulation, a document containing the information must be given to the strata
corporation in accordance with section 63 or 64 of the Strata Property Act.

APPENDIX 2
1 The Schedule to the Administrative Penalties Regulation, B. C. Reg. 22/2013, is amended
(a) in items 120, 121 and 122 in Column 2 by striking out "Marketing of Financial Products
Regulation" and substituting "Financial Products Disclosure Regulation", and
(b) by adding the following item as indicated:
Column 1
Item
121.1

Column 2
Prescribed provision of Act or regulation
Section 3.1 (5) of the Financial Products
Disclosure Regulation, B.C. Reg. 573/2004

Column 3
Monetary Penalty
Corporation
Individual
$50 000

APPENDIX 3
1

Section 2 of the Contravention of Prescribed Provisions Regulation, B.C.
Reg. 566/2004, is amended by striking out "and 4 of the Marketing of Financial Products
Regulation" and substituting ", 3.1, 3.2 and 4 of the Financial Products Disclosure
Regulation".
APPENDIX 4
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35

Section 2 of the Prescribed Offences Regulation, B.C. Reg. 576/2004, is repealed and
the following substituted:
Prescribed offences

2

For the purposes of sections 252 (2) (b.l) and 253 (2) of the Act, sections 2, 3, 3.1, 3.2
and 4 of the Financial Products Disclosure Regulation are prescribed provisions of the
regulations.
page 4 of 4
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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

ABA, AACI, P.APP, CRP

Certified Reserve Planner
& Appraiser

Richmond Office
Pacific Rim Appraisals Ltd.
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305 – 5811 Cooney Road
Richmond, BC V6X 3M1
Phone: 1-604-248-2450
Fax: 1-866-612-2800
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Nanaimo Office

Pacific Rim Appraisals Ltd.

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

Victoria Office

Pacific Rim Appraisals Ltd.

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

Toll Free: 1-866-612-2600

Toll Free Fax: 1-866-612-2800

info@pacificrimappraisals

www.pacificrimappraisals.com
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Making Sense Of Strata Insurance

Insurance Brokers Association of B.C.

S

trata property ownership is often
marketed as offering “carefree
living.” In fact, the shared ownership
of strata properties brings an added layer of
complexity that requires an understanding
of the laws that govern how owners must
work together to manage their property.
The insurance coverage needed for the
building (common areas) and individually
owned units is an example of this
complexity. Why are separate insurance
policies needed? How do strata owners
ensure they have coverage that seamlessly
protects their belongings within their
units and their equity in the building?
How can owners prevent the losses that
have the potential to drive building
insurance premiums up – or worse, make
the building difficult to insure?
These and other questions are answered
in Strata Insurance: What you need to
know to protect your strata property
investment, a guide created by the
Insurance Brokers Association of
B.C. to educate strata owners in the
complexities of insurance for strata
properties and to assist them in making
informed insurance decisions.

●

●

●

●

The guide includes information on:
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●

 trata building policy – The strata
S
corporation’s common property is
insured with a commercial general
liability policy. Learn more about
what the building’s policy typically
covers and how it can be tailored for
the many strata property variations:
apartments and townhouses, duplexes,
bare land stratas, and stratas with a
mix of residential and retail units.

●

 wner’s unit policy – All unit owners
O
should have their own coverage.
Learn more about what the unit policy
(usually referred to as a condo policy)
typically covers. Show your insurance
broker the building insurance
summary so that your unit coverage
can be tailored accordingly and
ensure there are no gaps between the
two policies. Landlords who rent their
units to others and their tenants both
need specific insurance policies.
 anaging the building – Insurance
M
costs are a major component of a
strata’s operating budget. Insurance
appraisals and depreciation reports are
two resources to ensure a building’s
coverage is adequate. This section
also covers other insurance options to
consider such as errors and omissions
insurance and new home warranties.
 ig risks – Both the building policy
B
and the unit policy can provide
coverage for major perils such as
earthquakes and water damage.
 trata insurance rate increases
S
– Currently strata corporations are
seeing increases in premiums and
deductibles for their strata insurance.
Learn more about the factors
contributing to these increases and
what buildings can do to limit their
risks and reduce their insurance costs.
Making a claim – What to do in the
case of a loss in a unit or the common
property that requires a claim against
an insurance policy. This section also
discusses options for resolving a dispute
between a unit owner and their insurance
company, an owner and the strata
corporation, or an owner and their broker.

The long-term viability of strata
properties depends on all residents
being proactive in managing their units
and their buildings. Insurance plays an
important role in the health of strata
properties and communities because it
makes it possible for owners to be made
financially whole again after a loss.
Strata properties come in an almost
infinite variety of shapes, sizes and
complexities. Consequently, there isn’t
a one-size-fits-all insurance policy for
a strata property. Strata Insurance
can help strata owners get a better
understanding of the various types of
insurance involved and how they work
together. For information regarding
their specific needs, owners and strata
councils should always obtain the advice
of a licensed insurance broker. •
To download a copy of the Strata Insurance
guide visit http://ibabc.org/pdf_files/
IBABC-Strata-Handbook-2020.pdf
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Is your reserve fund low?
Is your common property in disrepair?
Considering a green upgrade?
We understand. We can help.

VersaBank’s Strata Corporation Financing solutions allow strata
corporations to complete common property repairs and upgrades
without requiring owners to come up with large lump-sum special levy
payments or arrange their own financing. Contact us today to find out
how our customized financing solutions can work for you!
We have been in operation since 1980, you knew us as Pacific & Western
Bank of Canada. Through strategic change and our commitment to
ongoing innovation we have evolved and rebranded, we are now
VersaBank, a Schedule I, Canadian chartered bank.

Karl Neufeld, Account Executive
phone (604) 984-7564 mobile (604) 351-8047
karln@versabank.com

versabank.com
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Strata Alert: ¾ Votes may be Required
to keep Gyms and Pools Closed During
Covid-19 Pandemic
Alex J. Chang / Lesperance Mendes Lawyers

I

n response to the COVID-19
pandemic, many strata corporations
made the responsible choice to close
common amenities, such as pools, gyms,
saunas and party rooms. However, in
the recent decision of Brogan v. The
Owners, Strata Plan 845, 2020 BCCRT
1196, the Civil Resolution Tribunal
(CRT) ruled that a strata needed to pass
a ¾ vote at a general meeting to keep
them closed.
The applicant in Brogan argued that a ¾
vote was required under s. 71 of the Strata
Property Act (the “SPA”) to keep the pool
in his strata closed. The strata responded
that it had closed the pool in March 2020
to ensure safety due to the pandemic.
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Strata corporations cannot significantly
change the use or appearance of the
common property unless it meets the
conditions of s. 71 (a) or (b) of the SPA.
Section 71(a) says that a strata can
significantly change the use of common
property if the change is approved by a
¾ vote of owners at a general meeting.
Section 71(b) states that a strata can also
significantly change the use of common
property if “there are reasonable
grounds to believe that immediate
change is necessary to ensure safety or
prevent significant loss or damage.”
The CRT concluded that given the
public health order, the public health
guidelines relating to COVID-19, and
how little was known of the COVID19 virus in March 2020, the strata had
reasonable grounds to believe that
immediate pool closure was necessary
to ensure the safety per s. 71(b).

However, the CRT also ruled
that several months after the
closure, the safety concerns
could no longer be considered
“immediate” to meet the
requirement of s. 71(b) and
therefore, the strata needed
to comply with s. 71(a) and
pass a ¾ vote if it wanted to
keep the pool closed. The
CRT found that the Vancouver
Island Health Authority
provides guidance on how
pools can be safely reopened
by implementing rules,
policies and procedures to comply with
public health orders and public health
guidelines.
The CRT ordered the strata to, within
30 days of the decision, to reopen the
pool with appropriate safety measures
in place or call a general meeting for
the purpose of proposing a ¾ vote
resolution to keep it closed. The CRT
also dismissed the owner’s claim to be
reimbursed a portion of his strata fees
that went towards maintaining the pool
while it was closed, on the basis that
the decision to close the pool was not
significantly unfair to the owner.

As a result of this decision,
strata corporations
that have not begun
considering how they may
safely reopen common
facilities should do so or
pass ¾ votes to keep them
closed indefinitely
the return to operation of gyms and
fitness centres. WorkSafeBC protocols
also apply because a strata’s common
facilities are workplaces for those
that maintain them. As well, pools in
strata corporations with four or more
strata lots are subject to the BC’s Pool
Regulation, which remains unchanged.

As a result of this decision, strata
corporations that have not begun
considering how they may safely reopen
common facilities should do so or pass
¾ votes to keep them closed indefinitely.

Implementing WorkSafeBC and regional
health protocols may require significant
changes and increased cost to operate
those facilities safely. If a strata council
wants to keep their facilities closed
because those burdens are too great,
then it should present information to
the owners at a general meeting so they
understand the costs and limitations of
reopening. If there are increased costs to
reopening, then the strata may also want
to consider presenting ¾ votes at the
same general meeting to ensure those
costs are funded.•

In addition to the regional health
authorities’ guidelines, all stratas
weighing whether to reopen should
consider WorkSafeBC’s Protocols for

Alex J. Chang is an Associate with
Lesperance Mendes. For more
information please visit their website at:
www.lmlaw.ca
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Depreciation Report Funding Principles
Principles lay the cornerstone of financial planning.

Jeremy Bramwell / Strata Reserve Planning

A

ccountants use GAAP
(Generally Accepted
Accounting Principles).
Appraisers use CUSPAP (Canadian
Uniform Standards of Professional
Appraisal Practice). Depreciation
Report providers follow 4 Funding
Principles to create alternative scenarios
how the CRF and how related expenses
should be funded.

Funding Principles

1. Suffcient Cash
2. Stable Contribution Rate
3. Evenly Distributed
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4. Fiscally Responsible

The first principle is to design a
funding plan that will provide the
Strata Corporation with sufficient cash
reserves to perform their reserve fund
projects when required. This means that
any funding plan must have a mix of
contributions (strata fees), special levies
(special assessments), interest income
and proceeds of any strata loan. These
are the only 4 permitted sources of
Strata Corporation income on a
regular basis.
1

The second principle, a stable
contribution rate, is desirable as it
is the hallmark of a proactive plan.
This means that the rate of annual
increases is stable, that is similar
(i.e.. 5% annually). Contributions
should be supplemented by
Special Levies when sufficient
funds are required. Special
levies are simply the making up
of deferred contributions in the
past. The contributions were not
collected, and now need to be
collected all at once to pay for
an extraordinary cost. Special
Levies do not upset the steady
contribution rate principal in
the Funding Principles as they are
temporary in nature.
When the monthly strata fee
contribution rate is not stable, it
upsets the third principle, which is all
contributions should be distributed
evenly. It also upsets the financial
model of the Benchmark Analysis, which
relies on a stable contribution rate.
Why should one set of owners in years
1-10 pay a contribution rate increasing at
7% annually, while the following owners
pay at the rate of 3%? The original
owners are paying some of the money
that owners in the later years should
be paying.

When the monthly strata
fee contribution rate is
not stable, it upsets the
third principle, which is
all contributions should
be distributed evenly. It
also upsets the financial
model of the Benchmark
Analysis, which relies on a
stable contribution rate.
Contribution rates that increase over
time as a percentage, are a violation
of the Funding Principles as it does
not distribute costs evenly and is not
fiscally responsible as the higher rate
of increases in later years of the plan
are not realistically achievable. Again,
is it believable that the owners in years
20-30 will pay 11% increases while the
owners in years 1-10 pay a contribution
increasing at 2% annually?
The third principle is that the reserve
fund contributions are evenly
distributed across all the owners over
the years. This enables each owner
to pay their “fair share” of the strata
corporation’s reserve expenditures.
When a Strata Corporation has a
deficiency in the reserve fund, in theory

The Benchmark Analysis shows the physical aspects of the various Depreciation Report components, including the life cycle analysis and the cost estimates. The cost
estimates provide for inflationary cost increases over time and interest income from reserve fund investments. It is required to calculate the Fully Funded model, in order
to calculate Reserve Adequacy, the internationally accepted method of measuring the financial health of a Strata Corporation.


Continued on page 44
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it means the past owners have decided
to reduce the money that was supposed
to be contributed to the CRF to reduce
strata fees. In reality it usually means
that the Strata Corporation was not
aware of the level of contributions that
were required for future renewals.

the strata corporation, who in turn
approve these contributions at the
annual general meeting as part of the
budget approvals. This is a majority vote
decision.

Board of Directors has to the Company
and its shareholders. Safe decisions for
Council members, are decisions that will
not get them unelected for completing
their fiduciary duty.

The truth is very few Strata Corporations
in BC are fully funded. The result is that
it is rare that the contributions will meet
the expenditure requirements. That
means when a person buys a strata lot,
they are buying with the likely future
liability of special levies.

When we talk about fiscally responsible
funding models, we mean a plan that
will not cause financial hardship or
impact the market value. A cash flow
that is not fiscally responsible will not
be fair and equitable to owners and may
cause financial hardship to a degree
where the contributions are impossible
to achieve.

In summary, understanding the
Funding Principals will lead the Strata
Corporation to understanding the
basic financial reasoning Depreciation
Report providers use in preparation of a
realistic funding plan.•

Finally, the financial plan must be
fiscally responsible and “safe” for
Council members to recommend to

Strata Councils have a fiduciary duty to
the owners to maintain the assets of the
Strata Corporation. It is like the duty a

Jeremy Bramwell is President of Strata
Reserve Planning. For more information
please visit their websie at:
www.stratareserveplanning.com

Tuesday Lunch & Learn with CHOA
Periodically CHOA will be bringing together industry experts to discuss
the many issues affecting BC’s strata community. Written and presented to
assist strata councils, strata managers, owners, contractors,
service providers and industry partners these webinars will
be conducted using Zoom webinar and are free to attend.
Each webinar will be announced using our eUpdate subscription
service and registration will open one week prior to the scheduled
date of the webinar. If you don’t already subscribe to our free eUpdate
newsletter, do so today at www.choa.bc.ca/eupdate

THE NEXT:
Jan. 19, 2021 Topic: Homeowners & Landlords Insurance
Sponsor: Power Strata Systems
Feb. 23, 2021 Topic: Voting Methods & Options for
Electronic Meetings
Sponsor: Cygnus Contracting

44

For more
information please
visit the CHOA website at:

www.choa.bc.ca/seminars/
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Fischer & Company
Law Corporation

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

www.fischerandcompany.ca
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Tuesday Lunch & Learn With CHOA

Condominium Home Owners Association of BC

O

ver the summer we hosted 17
“Tuesday Lunch & Learn with
CHOA” webinars, which were
attended by over 6000 participants
clearly demonstrating the overwhelming
success of these webinars. Thank you to
our many registrants and speakers for
signing on and joining us each week.
Building on the success of the “Tuesday
Lunch & Learn with CHOA” summer
webinar series we will continue to host
these webinars once a month in the fall
and winter.
On Tues. October 6th we held our
first fall “Tuesday Lunch & Learn with
CHOA” webinar with Technical Safety
BC; discussing gas fireplace regulations,
carbon monoxide information and
elevating device requirements.
Throughout the webinar the speakers
referenced several useful resources —
please see the following list.
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If you missed any of our “Tuesday Lunch
& Learn with CHOA” webinars or wish
to view a presentation again, don’t worry,
all of the webinars are archived on the
CHOA website at: www.choa.bc.ca/
resources/webinars/ or visit the CHOA
YouTube channel (www.youtube.com –
search CHOA BC).
Written and presented to assist strata
councils, strata managers, owners,
contractors, service providers and industry
partners the “Tuesday Lunch & Learn with
CHOA” webinars are conducted using
Zoom webinar and are free to attend.

FYI, each webinar is announced using
the CHOA eUpdate subscription
service and registration will open one
week prior to the scheduled date of the

Technical Safety BC (TSBC)
●

webinar. Stay informed. If you don’t
already subscribe to our free eUpdate
newsletter, do so today at
www.choa.bc.ca/eupdate ●

●

 omepage:
H
www technicalsafetybc.ca
●

●

●

●

 44-16 safety code for elevators and
B
escalators: www.technicalsafetybc.
ca/elevating-devices/b44-16elevating-safety-code-and-mcprequirements
 arbon Monoxide (CO):
C
www.technicalsafetybc.ca/publicsafety/carbon-monoxide-safety
 levating Devices FAQs:
E
www.technicalsafetybc.ca/covid-19/
elevating-devices-faqs

●

●

●

 quipment recalls:
E
www.healthycanadians.gc.ca/recallalert-rappel-avis/index-eng.php

Resources on Carbon
Monoxide Education
●

 quipment recalls:
E
www.technicalsafetybc.ca/
news-events/recalls

●

 ind a Licensed Contractor:
F
www.technicalsafetybc.ca/
find-licensed-contractor

●

 earning Centre: learning.
L
technicalsafetybc.ca/#/publicdashboard

 uestions? Please email:
Q
engage@technicalsafetybc.ca

Health Canada

●
●

 ign up for the TSBC newsletter:
S
subscribe.technicalsafetybc.ca/
subscribe

●

 ritish Columbia Fire Chiefs’
B
Association: fcabc.ca
 ire Prevention Officers’
F
Association of BC: www.fpoa.bc.ca
 ortis BC: www.fortisbc.com/safetyF
outages/natural-gas-safety/carbonmonoxide-safety
 ffice of the Fire Commissioner:
O
www.gov.bc.ca/FireSafety
Pacific Northern Gas: www.png.ca
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Insurance Solutions
At HUB International we understand the
specialized needs of strata corporations
and owners.
Our experts work with you to provide:
Exclusive coverage specifically designed for
your strata corporation
Exceptional claims service
Attendance at strata council meetings
and AGMS

Contact a HUB
representative today!
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T: 604.269.1010
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CHOA Business Members
APPRAISALS,
RESERVE ADVISORS &
DEPRECIATION
REPORTS

Kurjata Consulting Inc.
West Kelowna

250.870-7678
kurcon.ca

Kent-Macpherson

604.638.1041

kent-macpherson.com

2020depreciationreports.com

AWQS Consulting
Vancouver

Burnaby

604.838.2725

2020 Depreciation
Reports
Richmond

Techa Building
Consultants Ltd.

Kelowna

250.763.2236

Mountainside
Enterprises
Kamloops

techabc.ca

The Recap Reserve
Planning and Asset
Management Ltd.
Vancouver

778.988.2840

therecapgroup.com

778.989.2785

250.573.0010

Campbell & Pound
Commercial Ltd.

Mukluk Appraisals

Curtis Paving

604.873.9609

604.922.2314

604.274.8885

muklukappraisals.com

awqsconsulting.com

Richmond

campbellpound.com

Citadel Building
Consultants Ltd.
Coquitlam

604.655.9443

citadelbuildingconsultants.com

mountainsideenterprises.shaw.ca

Whitehorse

604.638.1041

reserveadvisors.ca

Normac

Pacific Rim Appraisals

Vernon

250.542.2222

dsappraisers.com

604.221.8258
normac.ca

Victoria
Nanaimo
Richmond

250.477.7090
250.754.3710
604.248.2450

pacificrimappraisals.com

604.792.2133
fvappraisals.com

Ingleside Development
Consulting Ltd.
Kelowna
604.999.1773

inglesidedevelopment.ca

Jackson &
Associates Ltd.
Courtenay

250.338.7323

comoxvalleyappraisers.com
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aaprofessionalrestorations.com

Eli Technologies Corp.

Centra Construction
Group

condocontrolcentral.com

Vancouver

elireport.com

Geniepad
Kelowna

Langley

888.534.3333
centra.ca

geniepad.com

Columbus Construction
& Restoration Ltd.

MaxTV Media

604.241.3991

604.757.9826

Cygnus Contracting

800.274.9704

Toronto

maxtvmedia.com

Power Strata
Systems Inc.
Vancouver

604.971.5435
powerstrata.com

Rhombic Consulting
Group Inc.

604.294.8111

604.730.9878

Vancouver

bemco.ca

rhombic.ca

Eggert Projects Ltd.

StrataPress
Nanaimo

Richmond

columbusconstruction.ca

Coquitlam

778.288.5767

cygnuscontracting.com

Eggert Projects Ltd.
Coquitlam

604.328.4268

eggertprojects.ca

EPS Westcoast
Construction Ltd.
Surrey

604.538.8249

epswestcoast.com

250.588.2469

eggertprojects.ca

stratapress.com

Insurance Restoration
Pro

778.988.2840

Pacific Building
Envelope Maintenance

Stratawork.ca

604.316.7075

604.751.1773

604.940.6056

stratawork.ca

Koman Construction
Ltd.

Rivard Appraisals

Chilliwack

604.618.2006

888.762.6636

Bemco Pacific
Services Inc.
Vancouver

Vancouver

604.328.4268

250.860.4400

Fraser Valley
Appraisals Ltd.

Vancouver

AAA Professional
Restorations

Coquitlam

Dream Home
Appraisal Corp.
dreamhomegroup.ca

smartfixasphalt.ca

Condo Control
Central

CONSTRUCTION &
RESTORATION

The Recap Services
Group
Vancouver

Kelowna

604.992-2878

BUILDING ENVELOPE
MAINTENANCE

604.526.5000

Dedora Schoenne
Appraisers

curtispaving.com

North Vancouver

Burnaby

Collingwood
Appraisals Ltd.
collingwood.com

West Vancouver

Smart Fix Asphalt
NLD Consulting –
Reserve Fund Advisors Infrared Repair Ltd.

Vancouver

Surrey

ASPHALT & CONCRETE

COMPUTER
SOFTWARE &
TELECOMMUNICATIONS

therecapgroup.com

Vernon

250.545.3278

rivardappraisals.ca

RSK Strata Advisors
Corp.
Port Moody

604.916.2536

rskstrataadvisors.com

Delta

pbemltd.com

PCM Pomeroy Building
Maintenance Ltd.
604.294.6700

Tetra Mobile
Systems Inc.

Burnaby

pomeroyconstruction.com

Prostar Painting &
Restoration

Vancouver
Victoria

604.876.3305

Vancouver

stratareserveplanning.com

wpainting.com

Taycon Consulting Inc.

Remdal Painting &
Restoration Inc.

Calgary

403.519.2693

tayconconsulting.ca

TELUS

Vancouver

Strata Reserve Planning
604.608.6161
250.483.3170

Mission

Surrey

604.882.5155
remdal.com

778.888.4810
telus.com

North Vancouver

604.998.4054
tetrams.com

Chilliwack
irpro.ca

Vancouver

604.709.1818

MacDonald Builders
Penticton

778.476.4569
maccid.com

Project First
Restorations Ltd.
New Westminster

604.837.3321
projectfirst.ca

The Recap Services
Group
Vancouver

778.988.2840

therecapgroup.com

CHOA Business Members
Rite Group Contracting
Coquitlam

604.438.4555
ritegroup.ca

Rockport Property
Services
Port Coquitlam

778.285.3799

rockportpropertyservices.com

Roma Building
Restoration Ltd.
Port Coquitlam

905.794.8174

roma-restoration.ca

TATRAS Group
North Vancouver

778.889.4656
tatrasgroup.com

DECKS & RAILINGS

Global Dec-k-ing
Systems
Surrey

778.571.3000

globaldecking.com

Phoenix & Ediger
Vinyl Sundecks Ltd.
Langley

604.270.4845
sundecks.com

Premium Fence Inc.
Surrey

604.576.9910
premiumfence.ca

DRYER VENT
CLEANING

Air-Vac Services
Canada Ltd.
Surrey

604.882.9290

airvacservices.com

Commercial Vent
Cleaning Ltd.
Surrey

604.251.1717
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commercialvent.com

Grime Fighters
Service Group Ltd.
Vancouver

778.237.6486
grimefighters.ca

Michael A. Smith Duct
Cleaning

FCAPX

604.589.2553

fcapx.com

Surrey

masduct.com

Modern PURAIR
Dryer Vent Cleaning
Langley

604.299.6620

modernpurair.com

National Air
Technologies
Surrey

604.730.9300
natech.ca

ENGINEERING,
ARCHITECTURE &
DEPRECIATION
REPORTS

Apex Building
Sciences Inc.
Abbotsford

604.575.8220

apexbuildingsciences.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

BW Brooks and
Associates Inc.
Vernon

250.351.9590
bwbrooks.ca

CSA Building Science
Western Ltd.
Coquitlam

604.523.1366
csawest.com

Entuitive
Vancouver

604.900.6224
entuitive.com

Chilliwack

604.490.1112

exp.

Burnaby

604.709.4630
exp.ca

IRC Building Sciences
Group BC Inc.

Richmond 604.295.8070
Victoria 250.686.3600
Armstrong 250.351.4189
ircgroup.com

James Dobney
Inspections
Port Coquitlam

604.942.8272

jamesdobney.com

JRS Engineering
Burnaby

604.320.1999

jrsengineering.com

McCuaig & Associates
Engineering Ltd.
Vancouver

604.255.0992

Read Jones
Christoffersen Ltd.

Kelowna 778.738.1700
Nanaimo 250.716.1550
Vancouver 604.738.0048
Victoria 250.386.7794

604.422.0115

Naramata

250.863.8159

North Vancouver

778.869.3035

senseengineering.com

Strata Engineering Inc.

wspgroup.com

ENVIRONMENTAL &
ENERGY
Surrey

cieloelectric.ca

Electrum Charging
Solutions Inc.
Surrey

North Vancouver

normac.ca

RDH Building
Science Inc.

Burnaby 604.873.1181
Victoria 250.479.1110
Courtenay 250.703.4753
rdhbe.com

Bank of Montreal
Toronto

North Vancouver

Kelowna 250.491.9778
Vancouver 604.685.9581
Langley 604.533.2992
Victoria 250.475.1000

Normac

604.221.8258

FINANCIAL &
ACCOUNTING

WSP Canada Inc.

strataengineering.ca

866.898.3873

Vancouver

titanenersave.com

416.927.5973

Burnaby 604.454.0402
Nanaimo 250.755.4025
Victoria 250.361.1215
morrisonhershfield.com

Coquitlam

Burnaby 604.780.1316
Okanagan 250.681.1844
Victoria 250.412.6568

778.862.4109

Morrison Hershfield

pacificeco.tech

Sense Engineering Ltd.

McIntosh Perry
mcintoshperry.com

800.747.6816

Titan Enersave

Cielo Electric Ltd.

604.553.4774

Surrey

rjc.ca

mccuaig.net

Coquitlam

Pacific Eco
Technologies

electrumcharging.com

Enerpro Systems
Corp.
604.982.9155

enerprosystems.com

Fisher Resource
Efficiency Solutions
Company Ltd.
(FRESCO)
Victoria

250.712.0066
freshcoltd.com

PACE Solutions Corp.
Delta

604.520.6211

pacesolutions.com

bmo.com

Blueshore Strata
Finance Ltd.
604.982.8000
blueshorefinancial.com

Coast Capital Savings
Federal Credit Union

Victoria
250.812.6379
Vancouver 604.288.3350

coastcapitalsavings.com

Condominium
Financial
Edmonton

780.952.7763

condominiumfinancial.com

CWB Maxium
Financial

North Vancouver

604.562.5403
cwbmaxium.com

Dong Russell &
Company Inc.
Vancouver

604.730.7472

Morrison Financial
Services Ltd.
Toronto

416.391.3535

morrisonfinancial.com

RHN Chartered
Professional
Accountants

Kelowna 250.860.1177
Osoyoos 250.495.3383
Richmond 604.273.9338
Vancouver 604.736.8911
rhncpa.com

Continued on page
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VersaBank

Garibaldi Highlands

604.984.7564
versabank.com

FIRE, FLOOD &
EMERGENCY
RESTORATION

Complete Restoration
Abbotsford

604.832.4075

completerestoration.org

Cygnus Contracting
Coquitlam

778.288.5767

cygnuscontracting.com

On Side Restoration
Services Ltd.
Vancouver

Gallaghers Canyon
Property Owners Assn.

Hub International
Barton Insurance

250.869.1645

604.703.7070

Kelowna

Landlord BC
Vancouver

604.733.9440
landlordbc.ca

Licensing and
Consumer Services
Branch of BC Housing
Vancouver

604.646.7050
bchousing.org

WASP Manufacturing
Ltd.
Port Coquitlam

pama.ca

Burnaby

spabc.org

Victoria Residential
Builders Assn.
Victoria

250.383.5044
vrba.ca

HVAC

Trotter and Morton
Facility Services Inc.
Burnaby

604.525.5462

trotterandmorton.com

INSURANCE

604.681.0312

mainlandbc.bbb.org

Victoria

250.386.6348
vi.bbb.org

Condo Owners Forum
Society of Alberta
Calgary

403.860.9366
cofsab.ca

Richmond

Schill Insurance
Brokers

cleanbreakhomeservices.com

Surrey

604.585.4445

Sidney

Waypoint Insurance
Services Inc.
Courtenay

250.310.8442

waypointinsurance.ca

Western Financial
Group
Fernie

250.423.6831
westernfg.ca

Western Financial
Group
Kelowna

250.423.6831

westernfinancialgroup.ca

INTERIOR FINISHES,
FURNITURE &
FIXTURES

Exclusive Floors Ltd.

BFL CANADA
Insurance Services Inc.

Surrey

604.669.9600

Metropolitan
Hardwood Floors

Vancouver

bflrealestate.ca

Bridges International
Insurance Services
Vancouver

604.408.8695

778.889.3513

Cleantech Service
Group Ltd.

604.575.9550

exclusivefloors.com

Delta

604.395.2000
metrofloors.com

604.244.1660

Coastal Softwash
Solutions
Coquitlam

778.837.6705
cssvancouver.ca

Fairview Building
Maintenance
Vancouver

604.831.5694

fairviewbuildingmaintenance.net

Grime Fighters
Service Group Ltd.
Vancouver

swish.ca

LANDSCAPING

Bartlett Tree Experts

Burnaby 604.322.1375
Delta
604.946.1998
Duncan 250.746.7322
Okanagan 1.877.227.8538
Victoria 250.479.3873
bartlett.com

Benchmark Landscape
Management
Victoria

250.884.4188

benchmarklandscapemanagement.ca

Cedrus Landscaping
Inc.
Vancouver

604.951.3500

cedruslandscaping.com

Premier Landscaping
Inc.
Surrey

604.576.5764

premierlandscaping.com

grimefighters.ca

West Coast Lawns
and Gardens

Live Next Level Inc.

604.377.7124

778.237.6486

Kelowna

250.826.4843

nextlevelwindowcleaning.com

North Vancouver
westcoastlawns.ca

LEGAL & DISPUTE
RESOLUTION

Mr Clean Power/ Soft
Washing Services Inc.

Access Law Group

778.332.0145

604.801.6029

Pacific Heights
Services Inc.

Alexander Holburn
Beaudin + Lang LLP

604.876.9095

604.484.1700

Priority Building
Services Ltd.

Clark Wilson LLP

Surrey

mrcleanpowerwashing.ca

Vancouver

pacificheightsinc.com

Vancouver

accesslaw.ca

Vancouver
ahbl.ca

Vancouver

604.687.5700

biis.ca

Vancouver

cwilson.com

Capri CMW Insurance
Services Ltd.

604.327.1123
prioritybuildingservices.com

Cleveland Doan LLP

Burnaby

604.294.3301
capricmw.ca
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hubinternational.com

250.656.9886

Vancouver

Better Business
Bureau of Vancouver
Island

Clean Break Home
Services

604.267.0476

Vancouver

waspwildfire.com

Better Business
Bureau

cityviewsystems.com

cleantechsg.com

855.889-4697
GOVERNMENT &
ASSOCIATIONS

604.269.1000

604.878.7282

Seafirst Insurance
Brokers Ltd.

604.253.5222

sahrestoration.com

Burnaby

Vancouver

Richmond

S.A.H Restoration
778.822.7245

Hub International
Insurance Brokers

Delta

schillinsurance.com

Strata Property
Agents of BC

Coquitlam

hubinternational.ca

Swish Maintenance
Ltd.

City View Systems Inc. 604.255.2727

Professional Assn of
Managing Agents
(PAMA)

onside.ca

604.293.1596

Chilliwack

JANITORIAL
MAINTENANCE

White Rock

604.536.5002

cleveland.doan.com

CHOA Business Members
Doak Shirreff LLP
Kelowna

250.763.4323
doakshirreff.com

Fischer and Company
Kelowna

250.712.0066

fischerandcompany.ca

Haddock & Company

North Van 604.983.6670
Victoria 604 983 6670
haddock-co.ca

Hamilton & Company
New Westminster

604.630.7462
hamiltonco.ca

Hammerberg Lawyers
LLP

Richards Buell
Sutton LLP

Prostar Painting &
Restoration

CuraFlo of BC

Broadway Roofing

604.298.7278

604.876.3305

curaflo.com

604.439.9107

604.682.3664

Sabey Rule LLP

Remdal Painting &
Restoration Inc.

DMS Mechanical Ltd.

Canuck Roofing Ltd.

604.291.8919

778.772.1969

Vancouver
rbs.ca

Kelowna

250.762.6111
sabeyrule.ca

Sorensen Smith LLP
Chilliwack

604.705.0022

sorensensmith.com

Wilson McCormack
Law Group

Nanaimo 250.741.1400
New West 604.545.0095
wmlg.ca

Vancouver

LIGHTING

604.630.7462
hammerco.net

Klassen & Company

Greenlight Canada
Enterprise Ltd.

604.854.2086

778.389.0223

Abbotsford

klassenandcompany.com

Vancouver

greenlightcan.ca

Lesperance Mendes
Vancouver

604.685.4894
lmlaw.ca

Miller Thomson LLP
Vancouver

604.687.2242

millerthomson.com

Pazder Law Corp.
Vancouver

604.682.1509
pazderlaw.com

Peak Law Group LLP
Pitt Meadows

604.465.9993

All-Bright Painting
Surrey

604.671.3907

all-brightpainting.com

Image Painting and
Restoration Ltd.
Langley

604.427.1747
imgepaint.ca

Millenium 2000
Painting & Decorating
Ltd.
Coquitlam

peaklaw.ca

604.715.9551

Reed Pope Law
Corporation

Nova Painting

Victoria

250.383.3838
reedpope.ca
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PAINTING

Remedios & Company
Vancouver

604.688.9337

remediosandcompany.com

millenium2000painting.ca

New Westminster

604.800.0922
novapainting.ca

Vancouver

prostarpainting.com

Surrey

604.882.5155
remdal.com

Unitus Painting
Maple Ridge

604.357.4787

Burnaby

Burnaby

dmsmechanical.com

Burnaby

broadwayroof.com

Burnaby

canuckroofing.ca

Drainscope of Victoria Design Roofing &
Victoria
Sheet Metal Ltd.
250.590.1535
drainscope.net

Port Coquitlam

604.944.2977
designroofing.ca

Vanguard Painting Ltd.

HomeWise Plumbing
& Drainage Services
Ltd.

604.732.4223

250.883.7271

604.783.2806

Warhol Painting and
Restorations Inc.

Megahydronics Inc.

Inter-Provincial Roof
Consultants Ltd.

604.561.9540

megahydronics.com

unituspainting.com

Vancouver
painter.ca

Surrey

warholpaintingandrenos.com

Sooke

homewiseplumbing.ca

Burnaby

604.620.6121

Warline Painting Ltd.

Rapid Pipe Site
Services Ltd.

604.542.5064

604.503-5664

Surrey

warlinepainting.ca

PLUMBING

1Clearwater
Technology Ltd.
Vancouver

604.329.9577
1clearwater.com

Surrey

rapidpipe.ca

Trotter and Morton
Facility Services Inc.
Burnaby

604.525.5462

trotterandmorton.com

PROJECT
MANAGEMENT

BMS Plumbing &
Mechanical Systems
Ltd.

J. Taylor & Associates
Ltd.

604.253.9330

604.503.4161

bmsmechanical.com

jtabc.ca

Brighter Mechanical
Ltd.

Tamarack Business
Services

604.279.0901

604.786.8976

Vancouver

Richmond

brightermechanical.com

Cambridge Plumbing
Systems Ltd.
Vancouver

604.872.2561

cambridgeplumbing.com

Surrey

Vancouver

tamarackpm.ca

ROOFING

BC Roof Inspections
Langley

604.539.2510

bcroofinspections.com

Helios Roofing and
Waterproofing Ltd.
Burnaby

heliosroofing.com

Langley

604.576.5740
iprc.ca

IRC Building Sciences
Group BC Inc.

Armstrong 250.351.4189
Richmond 604.295.8070
Victoria 250.686.3600
ircgroup.com

JRS Engineering
Burnaby

604.320.1999

jrsengineering.com

Laurentian
Roofing Inc.
Vancouver

604.345.7663

laurentianroofing.com

Phoenix Roof
Consultants
Delta

778.803.7161

Roofix Services Inc.
Burnaby

604.444.4342
roofixinc.com

Roof Tech
Consultants Ltd.
Fort Langley

604.888.7663

rooftechconsultants.ca
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TechPro Roofing

Alliance Strata
Properties Ltd.

Bayside Property
Services

Coldwell Banker
Horizon Realty

DPM Strata
Management Ltd.

250.951.0851

604.432.7774

250.860.1411

604.982.7059

Trimstyle Consulting

All Property
Consulting Inc.

Bayview Strata &
Rental Services

Columbia Property
Management Ltd.

Dwell Property
Management

604.909.7777

778.323.7335

250.248.1140

250.851.9310

604.821.2999

Blueprint Strata
Management

Colyvan Pacific Real
Estate Management
Services Ltd.

Dynamic Property
Management

Surrey

604.371.2505

techproroofing.ca

ROOFING CON'T
Vancouver
trimstyle.ca

Valhalla Roofing Ltd.
Langley

778.895.2503

valhallaroofing.com

Vancouver Eco
Exteriors Ltd.
North Vancouver

604.985.4326
ecoexteriors.com

SECURITY

CMI Concierge &
Security Inc.
Vancouver

604.691.1733

cmiconcierge.com

STRATA MANAGEMENT
& REAL ESTATE

604 Real Estate
Services Inc.
Vancouver

604.689.0909
604realestate.ca

AA Property
Management
Richmond

604.207.2002
aaproperty.ca

Accent Property
Management Ltd.
Vernon

250.542.1533
accentpm.ca

Advanced Property
Management Inc.
Courtenay

250.338.2472
advancedpm.ca

Advantage Property
Management Ltd.
Victoria

250.881.8866
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Parksville

alliancestrata.com

Surrey

allpropconsulting.com

Ascent Real Estate
Management Corp.
Burnaby

604.431.1800
ascentpm.com

Assertive Northwest
Property Management
Group
Burnaby

604.253.5566

assertivenorthwest.com

Associa British
Columbia Inc.
Surrey
604.591.6060
Kelowna
250.860.5445
associabc.ca

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
axisstrataman.ca

Barbican Property
Management Inc.
New Westminster

604.424.8276
BarbicanPM.ca

Burnaby

baysideproperty.com

Parksville

bayviewstrataservices.ca

White Rock

604.200.1030

blueprintstrata.com

Bradshaw Strata
Management Ltd.
Surrey

604.576.2424
bsmstrata.ca

Brown Bros
Agencies Ltd.
Victoria

250.385.8771

Kelowna

coldwellbanker.ca

Kamloops

Vancouver 604.683.8399
Surrey
604.599.1650
colyvanpacific.com

Compass Point Real
Estate Services Inc.
Richmond

604.214.8645

compasspointinc.com

Complete Residential
Property
Management

brownbros.com

Victoria

C & C Property Group

completeresidential.com

North Vancouver

604.987.9040
cccm.bc.ca

Campbell Strata
Management Ltd.
Abbotsford

604.864.0380

campbellstrata.com

CBRE Ltd.
Vancouver

604.662.3000

cbre.ca/vancouver

Century 21 Prudential
Estates (RMD) Ltd.
Richmond

604.273.1745

Century21pel.com

Citybase
Management
Vancouver

604.708.8998
citybase.ca

CML Properties
Kamloops

250.372.1232
cmlproperties.ca

250.370.7093

Vancouver

dpmonline.ca

Richmond

dwellproperty.ca

Squamish

604.815.4654

East Kootenay
Realty Ltd.
Cranbrook

250.426.8211
ekrealty.com

Elevate Performance
Realty & Management
Squamish

604.892.5954
prmbc.ca

ECM Strata
Management Ltd.

Cornerstone
Properties

Abbotsford

250.475.2005

Firm Management
Corporation

Victoria

cornerstoneproperties.bc.ca

Crossroads
Management Ltd.
Surrey

778.578.4445
crpm.ca

Dexter Associates
Realty
Vancouver

604.263.1144
dexterrealty.com

Dexter PM – Property
Management Services
Division of Dexter
Associates Realty
Vancouver

778.996.1514
dexterpm.com

Dorset Realty Group
Canada Ltd.
Richmond

604.270.1711
dorsetrealty.com

604.855.9895
ecmstrata.com

Saanichton

250.544.2300

First Landmark
Strata & Property
Management Ltd.
Vernon

250.275.1393

FirstService
Residential
Vancouver

604.683.8900
fsresidential.com

Fort Park Property
Management and
Real Estate
Richmond

604.447.7275
fortpark.ca

CHOA Business Members
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,
Kamloops, Prince George,
Kelowna 604.635.5000
or 1.888.828.2061
gatewaypm.com

Grace Point Strata
Management Inc.
Nanaimo

250.802.5124
GPstrata.com

Greater Vancouver
Home Services Ltd.
North Vancouver

778.580.8607

greatervancouverhomeservices.com

Harbourside Property
Management Ltd.
Surrey

778.590.5500

harboursidepm.com

Highstreet
Accommodations Ltd.
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Coquitlam

604.605.0294
hscr.com

Holly Sansom,
REALTOR
Victoria

250.857.3477
ouragentholly.ca

Holywell Properties
Sechelt

604.885.3460
holywell.ca

Homelife Advantage
Realty Ltd.
Chilliwack

604.858.7368

homelifechilliwack.com

Hometime Realty &
Property
Management
Penticton

250.770.1948

hometimeteam.co

Hugh & McKinnon
Realty Ltd.
Surrey

604.531.1909

hughmckinnon.com

Hutton Condominium
Services
Victoria

250.598.5148

huttoncondoservices.ca

Investave Properties
Ltd.
Vancouver

604.564.0818
investave.ca

Keller Williams
Elite Realty
Port Coquitlam

604.468.0010
joshbath.com

Kent-Macpherson
Kelowna

250.763.2236

kent-macpherson.com

Keystone Property
Management Ltd.

Kelowna 250.300.9403
Vernon
250.550.4543
keystone.pm

Kinetic Realty
and Property
Management Inc.
Kamloops

250.434.1375

kineticproperties.ca

Korecki Real Estate
Services Inc.

Mountain Creek
Properties

604.233.7772

250.341.6003

Kozlowski Real Estate
Management (KREM)

Mountain Peaks
Resort Realty Inc.

250.509.3065

877.459.6777

Kyle Properties

Nai, Goddard & Smith

604.732.5263

604.534.7974

Vancouver
korecki.ca

Nelson

kozlowskirem.com

Vancouver

Leonis Management
& Consultants Ltd.
Surrey

604.575.5474
leonismgmt.com

Invermere

mountaincreek.ca

Whistler
mprr.ca

Langley

naicommercial.ca

Narod Properties
Corp.
Vancouver

604.732.8081

narodproperties.com

Lifestyles
Condominium
Services Inc.

New Point Property
Management Ltd.

250.763.5446

604.553.4595

Loreto Strata
Management

Noble & Associates
Property
Management

Kelowna

Vernon

250.306.9949

Burnaby

newpointpm.ca

Richmond

MacDonald
Commercial Real
Estate Services Ltd.

604.264.1001

604.736.5611

Victoria

Vancouver

macdonaldcommercial.com

Martello Property
Services Inc.
Vancouver

604.681.6544

martellopropertyservices.com

Meicor Realty
Management Services
Inc.
Courtenay

noblehomes.ca

Vancouver

604.685.3828

pacificquorum.com

Pemberton
Holmes Ltd.
Victoria

250.478.9141

stratamanagement.ca

Peninsula Strata
Management Ltd.
South Surrey

604.385.2242

peninsulastrata.com

Penny Lane Property
Management Ltd.
Courtenay

250.897.1611
pennylane.bc.ca

Powder Highway
Management Group

Profile Properties Ltd.

oakwoodproperties.ca

Obsidian Property
Management Ltd.
Surrey

604.757.3151
opml.ca

Pace Property
Management

Vancouver 604.838.4066

metrowestbs.com

Pacific Quorum
Properties Inc.

250.704.4391

Metrowest Building
Services Ltd.
604.681.2296

pacificquorum.com

Revelstoke

250.338.9979

Vancouver

Kelowna 1.877.862.6900
Penticton 250.492.7300
Salmon Arm 250.832.0169
Sicamous 250.836.3840

Oakwood Property
Management Ltd.

Kitimat
250.632.2346
MacKenzie`250.997.5077
Prince George

meicorproperty.com

Pacific Quorum
(Okanagan)
Properties Inc.

250.562.6671
pacerealty.ca

Pacific Dawn Asset &
Property Management
Services Inc.
Vancouver

250.837.8151
phmg.cahh

Port Coquitlam

604.464.7548

profile-properties.com

Proline Management
Ltd.

Courtenay 250.338.6900
Nanaimo 250.754.6440
Victoria 250.915.8888
prolinemanagement.com

Quay Pacific Property
Management Ltd.
New Westminster

604.521.0876
quaypacific.com

Rancho Management
Vancouver

604.684.4508
ranchovan.com

604.683.8843

pacific-dawn.com
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Range Property
Management Ltd.
Fernie

250.423.7758

rangepropertymanagement.ca

RE/MAXwlowna
Kelowna

250.717.5000

remaxkelowna.com

REMI Realty Inc.
Langley

604.530.9944
remirealty.ca

Richmond Property
Group
Victoria

250.388.9920

richmondproperty.ca

Royal LePage
Merritt Real Estate
Services Ltd.
Merritt

250.378.6181

Royal LePage Sussex
Klein Group
Vancouver

604.684.8844
kleingroup.com

Select Real Estate
Chilliwack

604.793.2200
rentaplace.org

South Island Property
Management
Victoria

250.595.6680
sipmltd.com

Southview Property
Management Inc.
Richmond

604.270.8811

southviewproperties.ca

Steadfast
Properties Ltd.

Abbotsford & Chilliwack

604.864.6400

steadfastproperties.ca

Strataco
Management Ltd.

Transpacific Realty
Advisors

Euroline Windows Inc.

Sparkle Solutions

604.940.8485

604.873.8591

euroline-windows.com

Surrey

604.294.4141

Burnaby

strataco.ca

Burnaby

transpacificrealty.com

Stratatech
Consulting Ltd.

Tribe Management
Inc.

604.393.3846

604.343.2601

Chilliwack

Vancouver

Delta

Glass Doctor

North Vancouver

604.984.4527
theglassdr.ca

tribemgmt.com

Oasis Windows

Stratawest
Management

Urban Properties Ltd.

604.597.5033

604.681.4177

604.904.9595

urbanproperties.ca

Retro Teck Window
Mfg Ltd.

stratatech.ca

North Vancouver

Vancouver

stratawest.com

Vista Realty Ltd.
Sunden Management Ltd. North Vancouver
Kamloops

250.376.0062

sundenmanagement.com

Sutton Group
MetroLand Realty
Burnaby

604.282.1221

suttonmetroland.com

Sutton Select
Property
Management
Burnaby

778.329.9966

mysuttonpm.com

Team Approach
Property Services
Ltd.
Kamloops

250.376.8277

teamproperties.ca

Teamwork Property
Management Ltd.
Abbotsford

604.854.1734

teamworkpm.com

The Wynford Group
Vancouver

604.261.0285
wynford.com

604.925.8824

Warrington PCI
Management
Vancouver

604.331.5242

warringtonpci.com

Westcoast Strata
Management Services
Inc.
Nanaimo

250.390.1215

westcoaststrata.ca

West Coast Property
Management Ltd.
Burnaby

604.914.2135

Burnaby

604.291.6751

retroteckwindow.ca

OTHER

Center Lane Auto
Towing
(Towing)

North Vancouver

604.716.5170

northvancouvertowing.com

City Elevator Ltd.

(Elevator Contractor)
Burnaby

604.299.4455
cityelevator.ca

Impact Recruitment
Inc.
(Staffing/Recruitment)

westcoastpm.ca

Vancouver

WRM Strata
Management & Real
Estate Services Ltd.

impactrecruitment.ca

Whistler

604.932.2972
wrm.bc.ca

WINDOWS & GLASS

A-1 Window
Manufacturing Ltd.
Burnaby

TML Management
Group
604.207.9001

Langley

tmlgroup.ca

oasiswindows.com

vistarealty.net

604.777.8000

Richmond

Surrey

a1windows.ca

Centra Windows
888.534.3333

centrawindows.com

604.689.8687

Options Community
Services Society
(Translation &
Interpretation Services)
Surrey

604.572.4060
options.bc.ca

Sinope Technologies
(Manufacturer)

ST-Jean-sur-Richealeu

604.349.1719

sinopetech.com/en

Solucore Elevator
Consultants

(Elevator Consultants)
Victoria

778.247.0336
solucore.com
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(Laundry Equipment)
604.396.3184

sparklesolutions.ca

Terminix Canada

(Pest & Wildlife Control)
Burnaby

604.432.9422
terminixbc.ca

West Coast Title
Search Ltd.

(Registry Agent)
New West 604.659.8600
Victoria 250.405.6000
Vancouver 604.659.8700
wcts.com
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