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Exemptions From
Depreciation Planning
Tony Gioventu / Executive Director, CHOA

“ Before you consider an exemption or
conducting your own depreciation
report, consider the consequences
of liability and impact on property
values and owners limitations on
selling strata lots. “
Do the Regulations permit our strata
corporation to conduct our own
Depreciation Report?

T

echnically, the regulations do not
prohibit a strata corporation from
preparing their own depreciation
report; however, consider the requirements
of the Act & Regulations and the liabilities
first. A person (when applied also means
the consulting firm or group of certified
professionals who make the proposal) is
going to have to be identified as providing the
report. If it is the strata corporation providing
their own report, then it will be disclosed
in the report that the information has been
provided by the strata corporation, and/or
specific individuals. You will have to disclose
in the report who that is and the liability,
qualifications and competency of that person.
In addition to providing a planning tool
for renewals, maintenance and financial
planning for the strata corporation, the report
also imposes a level of liability on the strata
corporation for accuracy. Remember that the
report may be used by insurance providers,
mortgage providers and mortgage insurers,

and most of all, buyers. This is an official
report, and will be used to determine a buyer’s
qualifications for a mortgage, to establish risk
for insurers, and for buyers to determine their
future liabilities, before they make a decision
or make an offer for purchase. Throughout all
of these transactions, the strata corporation is
exposed to liability.

How does a strata corporation manage
the liabilities of possible inaccurate
information or errors in reporting
information?

that they are assuming these liabilities before
they make this decision? The Strata Property
Act holds council members to a standard
to exercise the care, diligence and skill of a
reasonably prudent person in comparable
circumstances; however, these conditions are
not likely that of a volunteer in light of the
conditions set out by the regulations. Section
31(b) of the Strata Property Act and section 6.2
(6) of the Regulations, set out the interpretation
of a “qualified person” to mean any person who
has the knowledge and expertise to understand
the individual components, scope and
complexity of the strata corporation’s common
property, common asset and those parts of a
strata lot or limited common property, or both,
that the strata corporation is responsible to
maintain or repair under the Act, the strata
corporation’s bylaws or an agreement with an
owner and to prepare a depreciation report that
complies with subsections (1) to (4).

Can our strata corporation be exempt from
the need for a depreciation report and what
are the implications of such a decision?

Ultimately, the strata corporation and the
person(s) in the strata corporation who do the
depreciation report are left with the complete
scope of liability with no recourse against a
3rd party. If there is an error, resulting in an
action for damages against the corporation, does
the strata corporation have any coverage under
the directors and officers liability insurance,
with respects to having provided this service?
Every insurance policy has unique terms,
conditions and exclusions, and before a strata
corporation ventures into creating and providing
the depreciation report, they are advised to
contact their insurance broker to determine the
extent of coverage under these conditions.

Who makes the decision to provide your
own report?
Before you perform your own service work, has
this been a decision of the strata council or the
owners at a general meeting, and are they aware

One of the most valuable benefits of a
depreciation report is the assembled inventory
of common property, common assets, plus the
portions of the limited common property and
the strata lot that the strata corporation is going
to have to repair, maintain and replace. There
are many strata corporations that have operated
with limited function under the Strata Property
Act. The new regulations impose an additional
obligation that the strata corporation complies
with the regulation. Strata corporations of
five or more units are required to provide a
depreciation report by December 13, 2013.
However, a strata corporation of five or more
units may be exempted, if the strata corporation
annually passes a three quarters vote at a general
meeting. This will require the strata corporation
to include the exact wording of a three quarters
vote resolution waith the notice of the general
meeting and on the agenda. The minutes will
then reflect the results of the three quarters vote.
Continued on page 7.
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Continued from page 5.

However, before your strata corporation considers an exemption,
consider the implications. Depreciation reports are going to be a widely
used tool to manage risk for buyers purchasing in a strata corporation.
A buyer and their mortgage provider or mortgage insurer may have
a keen interest in a depreciation report. The absence of a report
may make it more difficult for an owner to sell their unit – financial
institutions may be reluctant to lend if possible special levies and other
future costs are unknown. Also, buyers will be using depreciation
reports to determine the accuracy of the asking price. The absence of a
depreciation report may impose restrictions on the property that limit
the ability to sell.

%:))2'&+8./$:&25325$7,21

What happens if we fail to pass a three quarter vote exempting the
strata corporation from the depreciation report requirement?
Normally, an exemption, if desired, would be voted on at an annual
general meeting. It may also be done by calling a special general
meeting. The vote should always be conducted well in advance of
the next deadline for obtaining a depreciation report. The regulation
specifies three such deadlines or triggers:
1. December 13, 2013 (two years after the legislative requirement
came into force);
2. Three years after your last valid depreciation report was obtained;
and
3. Eighteen months after any previously passed three quarter vote to
exempt.
The eighteen month timeframe allows six months to complete a
depreciation report if an exemption passes one year but fails at the next AGM.
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The Case Of The Controversial Change
To Common Property
Adrienne Murray / Law Corporation

W

hen an owner requests

permission to make an
alteration to common property

Mr. C, the petitioner, objected to
these alterations. Mr. C argued that
the alterations resulted in significant

The subjective factors that the Judge
considered relevant included:
tXIFUIFSUIFTUSBUBDPSQPSBUJPO

the challenge for a strata council is to

changes to the appearance of common

governed itself in a formal manner

determine whether the alteration will

property. Because the changes were

in compliance with the Act or more

result in a significant change in the use or

significant, according to Mr. C, Mr. C’s

informally reaching decisions on a

appearance of common property which

approval of the alterations was required

consensus basis as often occurs in

would then require the approval of not just

before they could proceed.

small strata corporations;

the strata council but also the approval of
the owners by means of a 3/4 vote.
Section 71 of the Strata Property Act

In order to determine whether the
alterations were a significant change
in the appearance of common property

tXIFUIFSTJNJMBSDIBOHFTIBWFCFFO
approved or permitted in the past;
and

(the “Act”) requires that owners approve

the Judge noted firstly the definition

a change in the use or appearance of

of significant as defined in the Oxford

objecting were permitted, either

common property by means of a 3/4 vote

Dictionary as being “noteworthy,

through approval or acquiescence, to

if the change is significant. However, the

important, consequential”.

Act does not define the word “significant”

The Judge then stated that both

tXIFUIFSUIFPXOFSTXIPBSF

make similar changes in the past.
The Judge then assessed the alterations

nor does it provide guidance on when

objective and subjective indicators may

proposed by Ms. K against the above

a change in the use or appearance of

need to be considered to determine

noted criteria.

common property requires prior approval

whether the intended changes to the

of the owners.

common property are significant.

the hallway, the Judge found that the

A decision of the BC Supreme Court has

Because of the configuration of

Although acknowledging that the list

additional doorway proposed by Ms. K

recently provided guidance on this issue.

was not exhaustive, the Judge stated

XPVMECFWJSUVBMMZOPOWJTJCMFUPPUIFS

In the case of Chan v. Owners Strata Plan

that the objective factors that should be

SFTJEFOUTBOEOPOWJTJCMFUPUIFQVCMJD

VR 677 and Kiess, the Court was required

considered in respect to the alteration to

The Judge also found that the installation

to determine whether certain alterations

common property included:

of another door did not appear to affect

to common property required approval
pursuant to section 71 of the Act.
VR 677 is a strata development

tUIFWJTJCJMJUZPSOPOWJTJCJMJUZUP
residents and the general public;
tXIFUIFSUIFVTFBOEFOKPZNFOUPG

the use and enjoyment of any other strata
lot nor did it affect any existing benefit
of another strata lot. The additional

containing three strata lots. Because there

other strata lots or an existing benefit

door would not be an interference or

are only three units, in order to achieve

enjoyed by other strata lots was

disruption with any other strata lot and

affected;

did not affect the marketability of any

a 3/4 vote, all three owners must vote in
favour of the resolution.
Ms. K wished to make a change to
common property by adding another door
from the common property hallway to her
suite. Ms. K also wished to make a change
to the exterior of the building by moving
her door on the exterior of the building to

tXIFUIFSUIFSFXBTBOJOUFSGFSFODFPS
impact on the marketability or value

other strata lot.
The Judge held that the alteration was

of other strata lots as a result of the

a minor adjustment to common property.

change;

The Judge concluded that the alteration

tUIFOVNCFSPGTUSBUBMPUTJOUIFTUSBUB
plan; and
tXIFUIFSUIFTUSBUBMPUTBSF

where a window was located and to place

SFTJEFOUJBM OPOSFTJEFOUJBMPSB

the window in the location of the door.

combination of the two.

was not significant and therefore he
was not required to consider any
subjective factors.
Continued on page 13.
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Depreciation Reports
Maintenance Plans
Asset Management Software

MAXIUM
FINANCIAL
SERVICES
Providing Financing for
Strata Repairs, Refits,
Refurbishments and Renovations

Building Enclosure Assessment
Rehabilitation Design

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

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

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

CONTACT: Paul McFadyen

Regional Manager, Maxium Financial Services

VANCOUVER
604 873 1181

VICTORIA
250 479 1110

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

Continued from page 11.

The Judge concluded that section 71 was

The Judge then considered the

The decision in Chan assists strata

not applicable to the change and that a

subjective factors. The Judge found that

councils by identifying many of the

3/4 vote was therefore not required.

Mr. C had altered common property to

factors that should be considered when

install a different type of glass railing on

determining whether the alteration being

exchange of the door and window on the

this deck which created a very different

proposed will result in a significant

exterior of the building.

exterior appearance. The Judge found

change in the appearance of common

that Mr. C had made the changes without

property and thus must be approved by

seeking the approval of the other owners.

a 3/4 vote of the owners. The decision

The Judge then considered the

The Judge found that the changes being
proposed would be visible to Mr. C in a
minor and insignificant way and that the

The Judge held that the alterations to

also confirms the need for strata councils

changes would not likely be noticeable

the exterior of the building proposed by

to immediately address unauthorized

to the general public. Mr. C argued that

Ms. K were relatively modest and did

alterations to common property which

the relocation of the door would result in

not compare to the significant change

have resulted in a significant change

increased noise in his unit as the proposed

to common property made by Mr. C

in the common property’s appearance.

door opening would be below a bedroom

without approval.

If the strata corporation takes no action

window. The Judge held that it was mere

Taking into account the objective and

speculation that the movement of a door

subjective criteria, the Judge concluded

be powerless to deny other owners

three or four feet would cause more noise.

that the alterations to the exterior of

permission to make similar changes.

The Judge also took into account that

the building proposed by Ms. K did not

the doorway in question was to a private

constitute a significant change in the

residence and was not an entrance to a

appearance of common property. As a

public hallway or the common area of a

result a 3/4 vote was not required.

when such changes are made, it may

larger strata corporation.

UÊ,iÃiÀÛiÊÕ`Ê-ÌÕ`iÃ
UÊ i«ÀiV>ÌÊ,i«ÀÌÃÊ

MAXIMIZING INVESTMENT - MINIMIZING RISK

UÊÃÕÀ>ViÊ««À>Ã>Ã
UÊ «iÌÌÛiÊ*ÀV}Ê>`Ê*ÀviÃÃ>Ê-iÀÛVi

A professional team of accredited insurance
appraisers, and certiﬁed reserve planners

UÊ*>V>}iÊ«ÀV}ÊvÀÊ,iÃiÀÛiÊ-ÌÕ`iÃÊ>`Ê
ÃÕÀ>ViÊ««À>Ã>Ã
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...serving all of British Columbia

Phone: 1-877-659-3224 Fax: 1-877-730-6909 Email: info@visionpa.com Visit: www.visionpropertyadvisors.com
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Vancouver Ofﬁce:
#202 – 5704 Balsam Street

604-683-8399

Surrey Ofﬁce:
#101 – 7455 132nd Street

604-599-1650

Toll Free:

1-877-859-2225
Our Website:

www.colyvanpaciﬁc.com
• Individual Condo Management and rentals
• Single family management and rental
• Apartment building management and rental
• Commercial, retail and industrial building
management and leasing
202 – 5704 Balsam Street
Kerrisdale, Vancouver

604-681-4177

EPG’s Services and Programs
Servicing Homeowners Throughout BC
Building Asset Management Programs:
EPG Maintenance Programs are a solid
and ﬁnancially sustainable method for
homeowners to follow for the current and
future maintenance of their property.

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

Toll Free: 1.877.417.3221
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Financing Available




Strata Property Act ( the new requirements for attachments in effect March 1, 2012)
FORM B INFORMATION CERTIFICATE Section 59
The Owners, Strata Plan ................................................................ [the registration number of the strata
Plan, ] certify that the information contained in this certificate with respect to Strata Lot ............. [strata
lot number as shown on strata plan] is correct as of the date of this certificate.
(a)
(b)

(c)

(d)

(e)
(f)
(g)

(h)

(i)

(j)

(k)

(l)
(m)

Monthly strata fees payable by the owner of the strata lot described
above ...................................................................................................................... $...............
Any amount owing to the strata corporation by the owner of the strata
lot described above (other than an amount paid into court, or to the strata
corporation in trust under section 114 of the Strata Property Act) ........................ $...............
Are there any agreements under which the owner of the strata lot described
above takes responsibility for expenses relating to alterations to the strata lot,
the common property or the common assets?
BBBno BBByes [attach copies of all agreements]
Any amount that the owner of the strata lot described above is obligated to
pay in the future for a special levy that has already been approved ...................... $..............
The payment is to be made by ..................................................... [month day, year].
Any amount by which the expenses of the strata corporation for the current
fiscal year are expected to exceed the expenses budgeted for the fiscal year.… ... $...............
Amount in the contingency reserve fund minus any expenditures which
have already been approved but not yet taken from the fund ………………….. .. $...............
Are there any amendments to the bylaws that are not yet filed in the
land title office?
BBBBno BBByes [attach copies of all amendments]
Are there any resolutions passed by a 3/4 vote or unanimous vote that are required
to be filed in the land title office but that have not yet been filed in the land title office?
BBBno BBByes [attach copies of all resolutions]
Has notice been given for any resolutions, requiring a 3/4 vote or unanimous vote
or dealing with an amendment to the bylaws, that have not yet been voted on?
BBBno BBByes [attach copies of all notices]
Is the strata corporation party to any court proceeding or arbitration, and/or are there
any judgments or orders against the strata corporation?
BBBno BBByes [attach details]
Have any notices or work orders been received by the strata corporation that remain
outstanding for the strata lot, the common property or the common assets?
BBBno BBByes [attach copies of all notices or work orders]
Number of strata lots in the strata plan that are rented . …………………………. .................
Any other information required by the regulations.

&RSLHVRIDOORIWKHIROORZLQJPXVWEHDWWDFKHGWRWKHFHUWLILFDWHSection 59 (4)
the rules of the corporation
the current budget of the corporation
the owner developer’s Rental Disclosure Statement under section 139, if any
the most recent depreciation report, if any, obtained by the strata corporation under section 94






Date: ........................................................... [month, day, year].

Signature of council member
Or

Signature of second council member

Signature of Strata Manager, if authorized by strata corporation
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atira
PROPERTY MANAGEMENT

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

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

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

Phone: (604) 531-9100
Fax: (604) 531-9145
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BFL CANADA Insurance Services Inc.

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

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

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

BFL

makes a difference

9DQFRXYHU&DOJDU\7RURQWR2WWDZD4XpEHF0RQWUpDO+DOLID[
ZZZ%)/&$1$'$FD
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“Service Without Compromise”
 Personal, Prompt & Professional Service
 Experienced & Fully-Licensed
 Sound Advice & Guidance
 Timely & Reliable Financial Statements
24/7 Emergency Response
 Competitive Rates
 Extensive Tradespeople Network

7 )  (LQIR#NRUHFNLFD
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1614 Morey Road
Nanaimo, BC V9S 1J7
250.753.9171
1.866.753.9171
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130 – 1555 McKenzie Ave.
Victoria, BC V8N 1A4
250.370.9171
1.877.370.9171

Buying A Home ?
Check for the 2-5-10 Warranty
before You Buy
The Province provides a free online New Homes Registry through the
Homeowner Protection Office’s (HPO) website. Check this registry to see
whether a home:
• can be legally offered for sale
• has a policy of home warranty insurance, and
• is built by a Licensed Residential Builder or an owner builder.
It’s quick and easy to use.
All homes registered with the HPO on or after November 19, 2007, can be found on this registry.

www.hpo.bc.ca
Toll-free: 1-800-407-7757
Email: hpo @hpo.bc.ca
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#4 1365 Johnston Road, White Rock, B.C. V4B 3Z3
T: 604 538-8239 F: 604 538-8439

Depreciation Reports ඵ Metro Vancouver ඵ Fraser Valley
Sea to Sky ඵ Victoria ඵ BC Interior
9 We provide DEPRECIATION REPORTS completed to the BC legislated
standard of the Strata Property Amendment Act.
9 Contact us for a no obligation proposal & quote for your strata
corporation
9 We have ͛Ɛ ůĂƌŐĞƐƚ ƚĞĂŵ of Certified Reserve Planners, (CRP͛Ɛ)
designated by the Real Estate Institute of Canada (REIC), and
conducting DEPRECIATION REPORTS on strata corporations of all sizes
9 For Strata Property Managers ʹ be sure to request a proposal &
quote for each of your stratas, as we have the experience and
capacity to serve all of you DEPRECIATION REPORT needs

www.reserveadvisors.ca
Toll Free:
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1-855-5-STRATA

info@reserveadvisors.ca

“Every Strata should
have a Copy!”

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

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

Febru
ar
20 y
5 th Edi12
tion!

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

$60.00
plus HST,
shipping an
d handling

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

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

Name: __________________________________

STRATA PROPERTY
ACT
A Practical Guide to Bylaws

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

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

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

Who is helping you reduce
your energy costs?

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

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

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

1IPOFt'BY
Email: Mclean-g@trotterandmorton.com
5151 Canada Way, Burnaby, BC, Canada V5E 3N1
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Condominium Home Owners’ Association of British Columbia

         
Suite 202 – 624 Columbia Street, New Westminster, B.C. V3M 1A5
Tel: 604.584.2462 Fax: 604.515.9643 Toll Free: 1.877.353.2462 Email: info@choa.bc.ca Website: www.choa.bc.ca

1 Day - Depreciation Symposium
Date: Saturday, April 28, 2012
Location: Executive Hotel & Conference Centre

Time: 9:00am – 3:00pm
Address: 7311 Westminster Hwy, Richmond BC

AGENDA
Welcome Desk Opens 8:30am
Morning Sessions
9:00am-10:15am
( Seating allocated on
first arrivals)

Mid Morning Sessions
10:45am-12:00pm

Lunch Session 12:00pm

AGM Registration 8:30-12:00noon

Salon A

Salon B

Salon C

Inventory

Agreements & Licenses

Liability & Disclosure

How do the bylaws and
strata plan impact what
must be included as the
assets published in the
depreciation report.
Financial Management

Understanding contracts,
warranties, licenses and
agreements that impact
depreciation reports &
future costs.
Maintenance Items

Understanding what must be
included with a Form B, and
how the depreciation report
may impact sales, insurance
& liability.
The Depreciation Planner

Once you receive your 3
funding models, how will
your strata maximize their
financial planning and
investments?

Painting ,Decks, Balconies
How items that are
maintained less than once
per year are included in the
depreciation report.

Understanding how to
prepare a request for
proposals, the impact of
E&O insurance and who is
qualified to do plans.

Guest Speaker (CHOA AGM 12:45 – 1:00pm)
Plenary Session

Afternoon Session
1:00pm-3:00pm

3 Case Studies on the complete cycle of a depreciation report.
Townhouse, Low Rise Wood Frame, High Rise

Fee: $30 per person for the entire day. ( inc HST 26.78 + 3.22)
Due to the popularity of workshops, pre-payment and pre-registration are required. Seating is limited so register early

 REGISTRATION 
To register: Complete this form and mail or fax to CHOA, email info@choa.bc.ca with details or
pre-register by phone at 604.584.2462 (Ext. 2) or toll-free 1.877.353.2462 (Ext. 2)
Registrant’s Name:____________________________________Enclosed fee for $_________________________
Additional Registrants(if applicable): _____________________________________________________________
Address:____________________________________________________________________________________
City:__________________________________________Prov:______________Postal Code: ________________
Phone:________________________________Email: ________________________________________________
Strata Plan Number:_______________________Business Member Name: _______________________________
Payment Option: Cheque payable to CHOA enclosed (

) VISA (

) MasterCard (

) American Express (

)

Card #:______________________________________________________________Expiry______ / __________
Card holder name:_______________________________________Signature:_____________________________
NO REFUNDS for no-shows or cancellations received less than 48 hours prior to event.
CHOA reserves the right to cancel or change seminars without notice, due to unforeseen circumstances.
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Date of notice: March 28,2012

NOTICE OF CHOA ANNUAL
GENERAL MEETING 2012
MINUTES OF THE CHOA ANNUAL
GENERAL MEETING OF SATURDAY
APRIL 16, 2011

AGM AGENDA
Date: Saturday, April 28, 2012

Ramada Inn
2170 Harvey Ave.
Kelowna, BC
1) Call the meeting to order by Broc
Bracconier President at 12:30pm
For the purposes of the meeting,
procedures are conducted in accordance
with the CHOA bylaws and Robert's Rule
of Order 10th Edition.
Report of the Quorum: Under bylaw 16, a
quorum is 3 strata corporation members
present in person or by proxy.
There being 72 Strata corporation members
represented, a quorum is present and the
meeting is certified to proceed.
2) Approval of the Agenda:
Motion by: KAS33
2nd by: KAS913
Carried unanimously
3) Motion to approve the minutes of the
2010 AGM as published in the annual
Report under Column 1 & 2 of the first
page of the report.
Motion by: KAS 33 2nd by: KAS612
Carried Unanimously
4) Financial Report: Tony Gioventu,
Executive Director of CHOA delivered the
financial report for the year ending 2010.
Of note was the additional pay period
accrued for 2010 that was accounted for in
2011, as part of meeting GAAP
requirements. The recommendation was
made by Reid Hurst Nagy, Auditors for
CHOA, who continue in the term as the
appointed auditor of the association for the
fiscal year 2011.

Location: Executive Airport Plaza Hotel
7311 Westminster Hwy.
Richmond, B.C. V6X 1A3
5) Approve the proposed budget for 2011:

Registration 8:30am/12 noon

Motion by: KAS1604
2nd: KAS381
Carried Unanimously

 Call to Order 12:45pm
 Approval of the Agenda
 Approval of minutes from the April 16,
2011 AGM
 Financial Report 2011
 Adopt the proposed Budget 2012
 Nomination and Election of new Directors
 Adjourn

6) Nomination and Election of CHOA Board
members:
Continuing for a 2nd year of a 2 year term:
Marion Mitchell
LMS 358
Mary Stojanovic
VR 53
Eli Mina
BCS1871
Keith Davis
VIS2044
David Carter
LMS1383
Iris McEwen
LMS1965

AGM SCHEDULE AND
INSTRUCTIONS

Nominations received as of 5pm Friday April
15, 2011 are:

Registration: 8:30/12:00noon
CHOA AGM: 12:45-1:00 pm

Heinz Maassen
Broc Bracconier
Bill Thorburn
Daryl Foster
Colleen Smith
Jeannie Pearce

If you are attending the AGM:
Bring your completed Proxy Form for
the convenience of registration and
record keeping. You must have a proxy form
from your strata council to be authorized to
vote on behalf of and represent the strata
corporation.

NW955
KAS 1884
VIS5081
VIS 2168
BCS 318
NW3258

There being no other nominations received,
motion to elect those as nominated for a 2
year term.
Motion by: KAS607
2nd: KAS381
Carried unanimously
Motion to adjourn the meeting by:
KAS3163 2nd KAS 612
Carried Unanimously at: 12:39pm
-end-

If you are not attending:
Please complete the Proxy Form on page 27,
and mail or fax (604.515.9643) to CHOA .
or
Down load it from the web site, complete,
scan , and email it to info@choa.bc.ca.
If you are nominating a new
Director:
Please complete the enclosed
nomination form and mail or fax
it to CHOA.
The forms must be in the CHOA office no
later than 3pm April 27,2012.

Continued on page 24.
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YEAR ENDED DECEMBER 31, 2011 & PROPOSED BUDGET 2012

Statement of Operations

2010

2011

2011

2012

Actual

Budget

Actual

Budget

REVENUE
Advertising - CHOA Journal & Subscriptions

105,151

$105,000

$112,471

$110,000

Publications

37,737

$12,000

7,482

$12,000

Seminars, Workshops, Conference Room

54,797

$55,000

53,486

$55,000

2,330

$2,200

2,573

$2,000

$200,015

$174,200

$176,012

$179,000
$400,000

Land Titles Services
Revenue from Activities
Membership - Corporate

$371,212

$375,000

$390,450

Membership - Associate/Subscribers* 09/10

15,075

21,500

15,475

19,000

Membership - Business

40,725

42,000

53,325

48,000

On site advisor Services

13,044

15,000

18,074

15,000

9,000

5,000

32,282

15,000

0

5,000

0

15,000

Grants and Research
Annual General Meeting / Sponsorship
Interest earned

64

1,000

704

1,000

Revenue from Operations

$449,120

$464,500

$510,410

$513,000

TOTAL REVENUE

$649,135

$638.700

$686,422

$692,000

$79,064

$70,000

$69,296

$70,000

2,893

2,000

2,714

2,000

Publications

22,354

8,000

4,366

8,000

Seminars & Workshops

33,622

$30,000

26,061

$30,000

0

$5,000

21,700

$5,000

$137,933

$115,000

$124,137

$115,000

$6,444

$5,000

$3,696

$5,000

3,674

8,500

4,986

8,000

494

1,000

1.025

10,000

Audit and Accounting

5,775

5,000

5,357

5,000

Executive Director/Advisor Travel Expenses

9.027

8,000

13,481

8,000

Bank Charges

5,248

3,500

5,395

5,000

Directors Expenses

7,492

8,000

5,178

7,000

18,335

22,000

21,246

22,000

Equipment Rental

7,972

8,000

5,554

6,000

Insurance

7,139

7,500

7,140

7,500

196

500

146

500

23,781

26,500

27,307

26,500

EXPENSES
CHOA Journal
Land Titles Services

Grants and Research
Subtotal Activities Expenses

Advertising and Marketing
Amortization
Annual General Meeting

Interior / Island Office

Legal
Office Rent & Utilities
Office Supplies & Sundry

15,614

12,200

14,594

14,000

381,741

377,500

413,447

410,000

Postage

15,540

14,000

9,866

12,000

Telephone and Fax

13,915

15,000

14,519

15,000

776

1,500

2,890

2,000

Subtotal Operating Expenses

$523,073

$523,700

$555,827

$577,000

TOTAL EXPENSES

661,006

$638,700

679,964

$692,000

TOTAL EXCESS OF REVENUE
OVER EXPENSES

$(11,871)

$0

$6,458

$0

Office Wages & Benefits

Training, Recruitment & Prof Dev.
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FUNDING PARTNERSHIPS 2011

STATEMENT OF FINANCIAL POSITION
December 31

2011

2010

Assets
Current
Cash and term deposits
Accounts receivable
Inventory
Prepaid expenses

$

268,777
50,554
2,903
5,494
327,728

Capital Assets

10,082
337,810

$

$

$

Thank you to the provincial Homeowner Protection Office (HPO), a
branch of BC Housing for their generous support of CHOA's educational
program.

197,692
86,437
2,508
6,838
293,475
11,379
304,854

Suite 305
15127 – 100th Avenue
Surrey, BC Canada V3R ON9

Liabilities and
Net Assets
Current
Accounts payable
Deferred revenue
Payroll Liabilities
HST Payable

Telephone:
Telefax:
$

38,426
54,346
9,738
3,574
-

$

23,690
57,522
4,285
554
-

106,084

86,051

NOTES TO THE FINANCIAL STATEMENTS
Net assets

604-951-9891
604-951-9892

231,726

2011

218,803

March 15, 2012

CHOA financial assets are managed and maintained
through our partner agreement with the Bank of
Montreal. (BMO)

ALLOCATION FOR CAPITAL ASSETS
2010 Net
Computer HD Soft
Equipment & Furniture

5,240

2011 Net
5,124

6,139

4,958

11,379

10,082

Capital Purchases for Year 2012
Computer Upgrades

$5,000
Total:

CHOA’s research partnership with the Homeowner Protection Office
(HPO), a branch of BC Housing, enabled our association to deliver a
substantially greater number of seminars and workshops within the
province in 2011. In addition to the regularly schedule sessions, we were
also fortunate to be able to deliver seminars in the Kootenay and the North
Coast regions. The need for education and service in the remote regions of
the province are just as critical as our metropolitan regions, and while the
concentration of strata corporations is not as great, their access to quality
resources is just as critical.

$5,000

This information is taken from the
Condominium Home Owners’ Association
annual financial statement.

The funding partnership with HPO has not only allowed the association to
continue to print the Maintenance Matters Guides in the CHOA Journal
and the distribution of the guides to strata corporations and managers, but it
also has made the development of additional research guides possible such
as: “ What a strata corporation needs to know about Depreciation Reports”
and the upcoming guide which is an extensive project on the “Best
practices for the management and administration for strata corporations
with Types and Sections Bylaws”.
In the first quarter of 2012, the partnership extended to 5 information
seminars focused on Depreciation Planning, open to the public and held in
Victoria, Vancouver, New Westminster and two in the Okanagan.

Tony Gioventu
Executive Director

Continued on page 26.
CH OA Journal | Spring 2012 25

ANNUAL REPORT 2011
STATISTICS

PRESIDENTS MESSAGE
APRIL 2012
The end of 2011 was the beginning
of a new era for B.C.’s strata community. As
of December 13, 2011 depreciation reports
are mandatory for all strata corporations
within the province unless the corporation is
fewer than 5 strata lots or has passed a three
quarter vote to exempt itself from the
requirement. Strata corporations have two
years to comply with the need for a
depreciation report. The regulations requiring
a depreciation report will have a dramatic
impact on B.C.’s strata community and will
considerably affect the way a strata
corporation in B.C. plans for its future. Strata
corporations will now need to be proactive
with their financial forecasting for future
repair and maintenance planning.
Even though the issue of
depreciation reports has been in the forefront
of the strata industry for the past few years, as
CHOA’s President I am proud to say your
association has been a leader in identifying
the major issues that have impacted strata
corporations throughout B.C. for many years.
In 2003 CHOA conducted a survey that
tackled three principal issues for strata
corporations: long-term planning, better
dispute resolution and improved accounting
and financial reporting. With over 12,300
responses, the survey clearly indicated a need
for legislative change. The implementation of
mandated depreciation reports is the
culmination of eight years of hard work by
CHOA staff, working diligently with
government and industry to develop consumer
protection legislation for B.C.’s strata
community.
So, what is ahead for CHOA? As
always, we will represent the entire strata
community by working proactively with
policy makers and various strata stakeholders
to develop new options for resolving disputes
in strata corporations. In October 2011 the
Housing Policy Branch conducted an online
survey, seeking the opinion of strata owners
and members of the strata community,
26
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Seminars - 2011

regarding a proposed strata property tribunal.
At the time of the survey Government
indicated a possible introduction of dispute
resolution legislation sometime in 2012.
Identified as one of the key principals in our
2003 survey, we look forward to the
implementation of positive new dispute
resolution legislation for B.C.’s stratas.
CHOA has always been known as a
great educational resource for strata owners.
With educational seminars hosted throughout
the province and numerous informational
bulletins we are able to assist all types of
strata corporations, with all types of strata
related questions. Most recently CHOA
produced the guide “What to know about
Depreciation Reports”. Next up is an
informational guide that will discuss the many
technical aspects of sections within a strata
corporation.
I would be remiss if I did not take
this opportunity to thank the entire CHOA
staff for their diligent and hard work helping
B.C.’s strata corporations. Lead by our
esteemed Executive Director Tony Gioventu,
the CHOA staff is dedicated to serving the
strata community.
In addition, I would like to express
my appreciation to the entire CHOA Board of
Directors for their hard work. You give of
your volunteer time and expertise – thank you.
Once again, it was my pleasure to work with
you this past year.
Finally, a note of gratitude to our
members. It is because of you that our
membership and services continues to grow,
seminar attendance is extraordinary and all
three of our offices are prospering. Thank
you!
Respectfully submitted,

B ROC B RACCONIER

Spring 2011
Half day seminars ........................... 21
Full-day seminars............................ 15
Total # of attendees..................... 1605
Fall 2011
Half day seminars ........................... 25
Full-day seminars.............................. 9
Total # of attendees..................... 1224
TOTAL # OF SEMINARS............. 70
TOTAL # OF ATTENDEES ...... 2829*
*includes half day workshop for
business members

Membership (approximately, as
of Dec. 31/11)
Strata Corporations ..................... 3457
Units represented ................... 142,315
Associate members ....................... 206
Business members ........................ 237
CHOA Journal
# quarterly circulation ............ 12,000

CONTACT INFORMATION
Lower Mainland Office:
Suite 202 – 624 Columbia Street
New Westminster, B.C. V3M 1A5
Tel: 604.584.2462
Toll-free: 1.877.353.2462
Fax: 604.515.9643
Victoria Office:
222-1175 Cook Street
Victoria, B.C. V8V 4A1
Tel: 250.381.9088
Toll-free: 1.877.353.2462
Kelowna Office:
26-1873 Spall Road
Kelowna, B.C. V1Y 4R2
Tel: 250.868.1195
Toll-free: 1.877.353.2462
Website: www.choa.bc.ca

Condominium Home Owners’ Association of British Columbia
A non-profit association serving strata owners since 1976
Website: www.choa.bc.ca / Toll-free: 1.877.353.2462




ANNUAL GENERAL MEETING – SATURDAY, APRIL 28, 2012
PROXY
CHOA Bylaws Part 13 — Proxies
1 A proxy shall be in writing and signed by two members of the Strata Council of a Strata Corporation Member. No one person can
hold proxies for more than five (5) Strata Corporation Members at either an annual or extraordinary general meeting.
Strata Plan # ___________






1 to 50 Strata Lots 1 Vote
51 to 100 Strata Lots 2 Votes
101 to 150 Strata Lots 3 Votes
151 to 200 Strata Lots 4 Votes
201 to 250 Strata Lots 5 Votes

# of units _________






# of Votes ________

(please see below)

251 to 300 Strata Lots 6 Votes
301 to 350 Strata Lots 7 Votes
351 to 400 Strata Lots 8 Votes
401 to 450 Strata Lots 9 Votes
451 and over Strata Lots 10 votes

We, the Council of Strata Plan # _____________________, designate to act as our Proxy at the CHOA AGM to be held on April 28,
2012___________________________________________________________________________________________ or _CHOA_Director_
1) Strata Council Member’s Name: __________________________________________________________________________________
Signature: ___________________________________________________________ Date: __________________________________
2) Strata Council Member’s Name:___________________________________________________________________________________
Signature: ___________________________________________________________ Date: __________________________________
Please select your direction to the proxy holder for the budget resolution
1. Adopt the proposed budget for year 2012
______ In Favour _____ Against ______ Abstain

ANNUAL GENERAL MEETING – SATURDAY, APRIL 28, 2012
CALL FOR DIRECTORS NOMINATION
This is a call for nominations for members to serve on the Condominium Home Owners’ Association of B.C. Board of Directors. Each
nomination must include the name, address, and Strata Plan Number of each nominee, and the nominee’s signature, indicating a willingness
to serve if elected.
I / We as members in good standing with the Condominium Home Owners’ Association of B.C.,
Nominate: ___________________ (Last name) _________________ (First name) __________ (Strata Plan #) as a candidate for Director:
____________________________ (Signature) __________________ (Date)
Nominated by: _______________ (Last name) _________________ (First name) __________ (Strata Plan #)
Nominee Information: Phone #: ____________________ (Home) ______________________ (Business) _____________________ (Cell)
Home Address: ____________________________________________________________________________________________________
Email: ___________________________________________________________________________________________________________
Acceptance by Nominee: _________________________ (Signature) ________________ (Strata Plan #) _______________________(Date)

If you are not attending please mail or fax this form to CHOA’s Office,
to be received no later than 3 pm, April 27, 2012 ~ 604-515-9643

202-624 Columbia St.
New Westminster, B.C.
V3M 1A5
604.584.2462

222-1175 Cook St.
Victoria, B.C.
V8V 4A1
250.381.9088

26-1873 Spall Road
Kelowna, B.C.
V1Y 4R2
250.868.1195
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Building Envelope
Maintenance Bulletin

No.

Maintenance
Matters

10

At-Grade and Below-Grade Assemblies
A typical at-grade
assembly comprises
overburden materials, a
waterprooﬁng
membrane and a
concrete slab forming
the roof above the
below-grade portion
of the building.

Most multi-unit residential buildings today include multiple levels below
ground level. These below-grade spaces are typically used for automobile and
bicycle parking, storage, and mechanical and electrical rooms. Conditioned,
occupied spaces below-grade are less common. Water ingress into belowgrade spaces is one of the primary building performance issues, can be a
nuisance to occupants, and may result in damage to the reinforced concrete
structure over the long term.

What are At-Grade and Below-Grade Assemblies?

A typical courtyard at-grade assembly. This
courtyard features many different types of
overburden, making access to the underlying
membrane difﬁcult.

A typical at-grade assembly comprises overburden materials, a waterprooﬁng
membrane and a concrete slab forming the roof above the below-grade
portion of the building. The concrete slab is often referred to as the podium.
Examples of overburden materials include hard landscaping (patios,
walkways, roads, stairs and planter walls) and soft landscaping (grass,
shrubs and trees). Water features are also becoming increasingly common.
Given these overburden features, it can be difﬁcult and expensive to access
the waterprooﬁng membrane on the concrete podium slab for review,
maintenance and renewal.
Membranes installed on podiums are protected from some of the forces
that cause degradation, such as sunlight and extreme temperature variations.
However, these membranes are frequently wetted due to a combination of
precipitation, irrigation and absorptive overburden. Membranes are also
prone to damage from vegetation root penetration.
The below-grade assembly consists of foundation walls, interior
suspended concrete slabs, and the slab-on-grade that forms the bottom ﬂoor
of the structure. At a minimum, below-grade foundation walls are coated
with a dampproof coating to control water movement from the soil into the
concrete. Waterstops installed at construction and control joints are installed
to resist the inﬁltration of bulk water at cracks and joints. A free-draining

Maintaining your building envelope

What is a building envelope/enclosure?

Who should read this bulletin?

This publication is one in a series
of bulletins designed to provide practical
information on the maintenance of the
building envelope of multi-unit residential
buildings, including townhouses, low and
high-rise residential buildings.

The building envelope or building
enclosure includes all parts of the building
(assemblies, components and materials)
that are intended to separate the interior
space of the building from the exterior
climatic conditions. It includes, for example,
the foundation, exterior walls, windows,
exterior doors, balconies, decks and the roof.

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

Homeowner Protection Office

1

M a i n t e n a n c e M a t t e r s N o. 10

This bulletin is funded by
the Homeowner Protection
Ofﬁce (HPO), a branch of
BC Housing, in partnership
with Polygon Homes Ltd.

w w w. h p o . b c . c a
Continued on page 31.
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 ǯ 
Our Services Include:
x

Comprehensive Depreciation Reports
(2011 Strata Property Act Regulations Compliant)

x
x
x

Site Specific Maintenance Manuals
Interactive Maintenance Planning
Scheduled Building Envelope Reviews

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

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

www.cmwinsurance.com

Water ingress
through a crack in the
concrete slab.

material is also installed on the exterior of the
dampprooﬁng to encourage drainage away
from the wall and to eliminate hydrostatic
pressure. Waterproof membranes are
used instead of dampprooﬁng when the
consequence of water ingress is greater (e.g.
occupied space)and if there is a likelihood of
signiﬁcant water ﬂow in the drainage layer, or
there is a risk of hydrostatic pressure.
Suspended concrete slabs within parking
structures are required to be waterproofed
to limit the penetration of de-icing salts,
chemicals and water into the concrete slab.
The most common waterprooﬁng system is
a polyurethane vehicular trafﬁc membrane.
These membranes are multi-layer systems
typically consisting of specialty primers, a
waterprooﬁng layer and a wearing surface.
They are primarily affected by physical damage
and vehicular trafﬁc wear.
The slab-on-grade is a concrete slab
usually poured on a polyethylene sheet,
over free draining material placed in the
excavation with a suitable dewatering system
to eliminate the risk of hydrostatic pressure
on the underside of the slab. In cases where
there is hydrostatic pressure, a waterprooﬁng
membrane can be used under the slab-ongrade, provided the slab and structure are
designed to resist the hydrostatic pressure.
This type of waterproofed slab-on-grade is
common in elevator pits that often extend
below the level of the building drainage system.

Why Must At-Grade and Below-Grade
Assemblies be Maintained?

Targeted repairs to a
suspended concrete
slab membrane.

At-grade and below-grade assemblies are
typically constructed of reinforced concrete
which is durable and intended to last the life of
the building. Waterprooﬁng and dampprooﬁng
membranes are installed on the exterior of
the concrete to limit the ingress of water
and reduce the potential for corrosion of the
reinforcing steel within the wall or slab. These
membranes are difﬁcult, if not impossible to
access for maintenance and renewals due to the
level of overburden and adjacent infrastructure.
As a result, all membranes used in these
assemblies should have a long service life.
In practice, there are no waterprooﬁng
systems with life expectancies that would
ensure performance over the entire life of a
modern building. As the membranes age,
the combination of membrane and concrete
performs as a two-stage system with a
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primary layer consisting of the membrane
and a secondary layer of reinforced concrete
and waterstops. Both of these layers can be
reasonably water resistant. Together, these
layers provide some redundancy on their
own. For example, if the membrane has a
small hole and the concrete is continuous,
then leakage to the interior may not occur.
Conversely, if the concrete has a small crack,
the membrane may often bridge the crack
and prevent water ingress. Over the life of
the building, settlement, seismic movement
and corrosion will act to induce cracks in
the concrete structure. These cracks may
sometimes extend up through the membrane
and allow water ingress.
Water ingress is an indication that
maintenance is required. If left unchecked, the
constant ﬂow of water through the concrete will
bring moisture to the reinforcing steel, which
will eventually result in corrosion of the steel.
In the short-term, this corrosion results in rust
staining on the interior surfaces. Rust staining
is an indicator that maintenance is required.
If maintenance is not carried out at this time,
the corrosion may eventually expand and cause
the concrete covering it to delaminate, spall and
dislodge. Spalling and delaminating concrete
can be dangerous to occupants, cause
damage to property and is an indication that
maintenance is required immediately.
The cost of performing maintenance
to below-grade assemblies increases
exponentially the longer it is deferred. When
addressed early, the costs for maintenance
may be limited to reducing water inﬁltration,
whereas deferred maintenance may include
expensive concrete repairs in addition to
controlling the water inﬁltration.

What Maintenance Must be
Performed?
Leaks and Staining
Annual reviews for water ingress should also
be conducted. If water leakage has caused
visible rust stains on the concrete, the areas
around the stains should be sounded by
tapping the concrete with a hammer and
listening for hollow sounds. Hollow sounds
indicate delaminated concrete. If water ingress
is increasing in frequency and severity, or if
concrete delamination or spalling is occurring,
a knowledgeable contractor or consultant
should be retained to investigate the issue.
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Private Sector Residential Public Sector Residential Seniors Housing Commercial Buildings

Your Strata Asset
Management Specialists

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

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

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

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

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

STRATA LAW GROUP

Miller Thomson LLP

millerthomson.com
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Membrane Repairs

Traffic Membrane Repairs

It is preferable to repair the discontinuity in the
waterprooﬁng membrane from the exterior. If the
waterprooﬁng membrane can be economically
exposed, then an investigation and exterior
membrane repair strategy should be developed and
implemented. Test methods such as die testing,
and smoke testing under pressure can be effective
in ﬁnding membrane discontinuities. A review
and estimation of the remaining service life of the
membrane should also be performed at this time.
If it is not economical to access the membrane,
and the extent of the water ingress, steel corrosion,
and concrete delamination is acceptable, water
ingress can be managed by sealing the leaking
cracks in the concrete from the interior. A qualiﬁed
contractor can be retained to inject the crack with
epoxy or urethane, or the crack can be routed out
and sealed with hydraulic grout. The goal is to try
and push the injection material through the crack
in the concrete and through the discontinuity in
the waterproof membrane so that a seal is made
on the wet side of the membrane. This provides
the maximum protection for the reinforcing
steel. However, care must be taken not to blow
the waterprooﬁng membrane completely off
the concrete with the pressure of the injected
material, thus creating an even larger path for water
ingress.

Unlike membranes on the podium and the
foundation walls, the polyurethane trafﬁc
membrane on suspended concrete slabs is visible
and can easily be reviewed and maintained. This
system should be reviewed annually for signs
of distress, such as tears, cracks, delamination
and discolouration. Distressed areas, or areas
with water leaks, can be repaired by a qualiﬁed
contractor. The main areas of wear are typically
drive isles and turning areas. In these areas the
wearing surface, consisting of the top layer with
embedded granules, will wear down over time. It
is important to inspect this layer and renew it on an
as-needed basis to prevent damage to the relatively
fragile waterproof portion of the membrane below.

Injection Repair Techniques
Often it is not possible to repair the membrane
with injection and the focus is on making the
concrete watertight to control water ingress.
Injection repair techniques are iterative and often
take several applications before water ingress
can be managed to an acceptable level. In many
cases, the successful sealing of one crack may
redirect water to an adjacent crack that will require
subsequent repairs. In some cases, such as at
movement cracks, the effectiveness of crack
injection is relatively short-term and successive
applications are required on a cyclical basis to
adequately manage water ingress.
Drains
Drains for at-grade and below-grade assemblies
should be reviewed and cleaned. Leaks commonly
occur at drain locations. In these instances, rather
than attempting to seal the leak through injection
techniques, excavating locally from the top surface
and reconnecting the drain body to the podium
waterprooﬁng can be effective.

Homeowner Protection Office

Cracks in a suspended
concrete slab
membrane.

Water Runoff Control
The control of ground and drainage water runoff is
also critical, preventing the build-up of water in the
foundation drainage system causing hydrostatic
water pressure on the foundation walls. Therefore,
it is important that the foundation drainage system
is reviewed and cleaned out on a regular basis.
A mechanical contractor should be retained to
visually scope and clean the foundation and belowgrade drainage system using the cleanout ports if
water ingress is occurring or increasing. Annual
maintenance of the mechanical sump pumps and
dewatering equipment is also required.

Delamination of
suspended concrete
slab membrane.

Landscaping Considerations
The planning and maintenance of the landscaping
on the podium slab area and the area adjacent to
the foundation walls is also critical to the longterm success of the at-grade and below-grade
assemblies. Vegetation root growth is one of the
primary failure mechanisms for waterprooﬁng
systems. It is important to select species that do
not have aggressive root systems that can damage
membrane systems. Removal of invasive species
such as oak and alder is also important; they
are often seeded on-site by birds and the wind.
If landscaping includes species with aggressive
root systems, a suitable root barrier is required
to prevent roots from damaging the membrane.
Maintenance of this type of system should include
exposing the drains and some sample areas around
the perimeter of the root barrier annually to

Unlike membranes on
the podium and the
foundation walls, the
polyurethane trafﬁc
membrane on suspended
concrete slabs is visible
and can easily be
reviewed and maintained.

ensure that root systems are not damaging the
membrane or plugging the drainage system.
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Water Savings You
Can Bank On
Looking to reduce operational
costs in your multi-residential
complex? Take the ﬁrst step
towards saving money — conduct
a water audit!
Our step by step guide helps strata members, property owners
and managers to measure water use and ﬁnd potential savings.
If your multi-residential building is connected to the Greater
Victoria drinking water system, order your free copy of the
Water Saving Guide for Multi-Residential Dwellings.
Call us at 250.474.9684 to order.
Some restrictions apply. Limit one per water bill account number or
multi-residential complex.
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UHVSRQGVDVLWVKRXOG
:DUUDQW\ ,QVSHFWLRQV SURYLGHV
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ZDUUDQW\LQVSHFWLRQV#JPDLOFRP

www.crd.bc.ca
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Irrigation systems and pools can also contribute
to problems on podium slabs. Maintenance
should include a semi-annual review of the
irrigation nozzles and drainage systems to ensure
that they are not wetting enclosure interfaces or
causing excessive erosion or drainage adjacent to
the below-grade walls.

Renewal of Waterprooﬁng
Membranes

Corroding reinforcing
steel and delaminated
concrete.

Plan for the renewal of
membranes in the
future and budget for
this renewal in
your contingency
reserve fund.

Eventually water ingress and concrete delamination
may become systemic. In such cases, renewal
of the waterprooﬁng membranes on the podium
or the suspended slabs is necessary. Podium
membrane replacement will require removal of
overburden, removal of the existing membrane,
repair of the concrete slab and reinforcing steel,
and installation of new membrane. Attention must
be paid to waterprooﬁng transitions, such as at
the base of the building walls.
Suspended slab membrane renewal does
not require overburden removal, but careful
coordination may be required to keep the parking
garage operational during waterprooﬁng.
Replacement of the below-grade wall
membranes is not usually possible. Renewal of
these systems can include extensive concrete
rehabilitation, management of water leakage with
gutters and ongoing wall injection or grouting.

Action Plan Tips
• Conduct annual reviews for water ingress
and concrete delamination, preferably by a
knowledgeable contractor or consultant.
• Review landscaping, irrigation and surface
drainage annually to ensure root systems are
not damaging membranes and water runoff is
directed away from foundation walls.
• Drains and cleanouts should be reviewed
annually and kept clear.

• If water ingress is systemic, increasing
in severity or if concrete delamination is
occurring, a professional engineer with
structural and building enclosure expertise
should be retained.
• Incidental water ingress can be addressed
by retaining a qualiﬁed contractor to seal the
waterprooﬁng membrane from the exterior
or if not accessible, inject leaking cracks from
inside the below-grade space.
• Review the polyurethane trafﬁc membrane
on the suspended concrete annually for signs
of wear, distress (such as tears, peeling,
delamination and discolouration) and repair
as required.
• Plan for the renewal of membranes in the
future and budget for this renewal in your
contingency reserve fund.

For More Information
1. Parking Structure Deterioration: A Survey and
Analysis of its Extent and Inﬂuencing Factors,
published by the Canada Mortgage and
Housing Corporation (CMHC) and available
online at www.cmhc.ca.
2. Parking Garage Maintenance Manual,
published by the National Parking
Association.
3. Deterioration of Parking Structures: Extent,
Causes and Repair Considerations, published by
CMHC and available online at www.cmhc.ca.
4. Poured in Place Concrete Residential
Construction: Moisture Management Strategies,
published by the Homeowner Protection
Ofﬁce (HPO) and available online at
www.hpo.bc.ca.
5. Building Envelope Design Guide – Below
Grade Systems, published by National
Institute of Building Sciences and available
online at www.wbdg.org.
6. Review your building’s maintenance manual.
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This bulletin is intended to provide readers with general information only. Issues and problems related to
buildings and construction are complicated and can have a variety of causes. Readers are urged not to rely
simply on this bulletin and to consult with appropriate and reputable professionals and construction specialists
before taking any speciﬁc action. The authors, contributors, funders and publishers assume no liability for the
accuracy of the statements made or for any damage, loss, injury or expense that may be incurred or suffered as
a result of the use of or reliance on the contents of this bulletin. The views expressed do not necessarily
represent those of individual contributors or BC Housing.
The regulations under the Homeowner Protection Act contain speciﬁc provisions requiring owners to mitigate
and restrict damage to their homes and permitting warranty providers to exclude coverage for damage caused or
made worse by negligent or improper maintenance. These apply to both new and building envelope renovated
homes covered by home warranty insurance. Failure to carry out proper maintenance or carrying out improper
maintenance either yourself or through qualiﬁed or unqualiﬁed personnel may negatively affect your warranty
coverage. Refer to your home warranty insurance documentation or contact your warranty insurance provider
for more information.
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Building Restoration, Repair & Waterproofing

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

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

OUR MEMBERSH IPS:
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MICHAEL A. SMITH
DUCT CLEANING
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Serving BC Lower Mainland since 1998
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CHOA Business Members
APPRAISALS
Campbell & Pound
Commercial Ltd.
Richmond
604.274.8885
campbellpound.com

Fraser Valley Appraisals Ltd.
Chilliwack
604.792.2133
fvappraisals.com

Kent-Macpherson
Kelowna
250.763.2236
kent-macpherson.com

PCM Pomeroy Building
Maintenance Ltd.

Michael A. Smith
Duct Cleaning

Burnaby
604.294.6700
pomeroyconstruction.com

Surrey
604.589.2553

National Air Technologies
Rockport Property Services
Port Coquitlam
778.285.3799
rockportpropertyservices.com

CONSTRUCTION &
BUILDING ENVELOPE
RESTORATION

NLD Consulting
Burnaby
604.438.1628
nldappraisals.com

Columbia Restoration Co.

Vancouver
604.221.8258
normac.ca

Vision Property Advisors Inc.
Trail
877.659.3224
visionpropertyadvisors.com

Surrey
604.574.1580
columbiarestorations.ca

EPS Westcoast
Construction Ltd.
Surrey
604.538.8249
epswestcoast.com

Great West Contracting

BUILDING ENVELOPE
MAINTENANCE

Burnaby
604.433.7089

Richmond
604.273.3329
accuratecedar.com

Surrey
604.730.9300
natch.ca

ENGINEERING AND
ARCHITECTURE

Vancouver
604.601.8206
jdpconstruction.ca

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

Bamtec Engineering Ltd.
North Vancouver
604.783.9793
bamtec.ca

New Westminster
604.520.6456
bcbuildingscience.com

Richmond
604.277.7787
busqueengineering.com

Surrey
604.930.4620
amarkpacific.com

Maccid Consulting Ltd.

Chatwin Engineering

Penticton
250. 809.6820
maccid.com

Victoria
250.370.9171
chatwinengineering.com

Sequoia Springs West
Development Inc.

Construction Control Inc.

Maintenance Operations
Program Inc.
Cloverdale
604.574.6435
mopinfo.ca

New City Contracting Ltd.
Vancouver
604.215.7374
newcitycontracting.com

Pacific Building
Envelope Maintenance
Delta
604.940.6056
pbemltd.com

Campbell River
250.287.7272

DRYER VENT
CLEANING

North Vancouver 604.210.1704
Victoria
205.415.8507
constructioncontrol.com

exp.
Burnaby
604.709.4630
exp.ca

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

Commercial Vent
Cleaning Ltd.
Langley
604.251.1717

Levelton Consultants
Richmond
604.278.1411
levelton.com

Halsall Associates
North Vancouver
604.924.5575
halsall.com

IRC Building Sciences
Group BC Inc
Richmond
604.295.8070
ircgroup.com

Bank of Montreal
Toronto
416.927.5973
bmo.com

Vancouver
604.682.8492
berrismangan.com

Cass & Fraser
Chartered Accountants

McCuaig & Associates
Engineering Ltd.

Vancouver
604.558.3770
cassfraser.ca

J. Kunickey & Co.

Vancouver
604.454.0402
morrisonhershfield.com

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

North Vancouver
604.983.6632
jkctax.com

Kemp Harvey Goodison
Hamilton Inc.
Burnaby
604.291.1470
khgcga.com

Maxium Condo Finance
Group

PHH Arc Environmental Ltd.
Richmond
604.244.8101
phharcenv.com

RDH Building Engineering Ltd.
Vancouver
Victoria
Courtenay
rdhbe.com

FINANCIAL &
ACCOUNTING

Berris Mangan

Morrison Hershfield

Vancouver
604.709.1818

Vancouver
604.294.8111
bemco.ca

Coquitlam
604.805.6956
jsdeng.com

Surrey
604.575.8220
apexbuildingsciences.com

Amarkpacific Construction
Services

Bemco Pacific Services Inc.

JSD Envelope
Engineering Ltd.

Apex Building Sciences Inc.

Busque Engineering Ltd.
Koman Construction Ltd.

Burnaby
604.320.1999
jrsengineering.com

Vancouver
604. 255.0992
mccuaig.net

BC Building Science
JDP Construction

Accurate Cedar Ltd.

Nationwide Carpet & Duct
Cleaning Ltd.

Coastpro Contracting Ltd.
Langley
604.881.7011
coastpro.ca

Normac Appraisals

Surrey
604.730.9300
natch.ca

JRS Engineering

604.873.1181
250.544.0773
250.703.4753

North Vancouver
604.985.1077
maxium.net

Reid Hurst Nagy Inc.
Richmond
604.273.9338
rhncga.com

Sidhu, Straker & Associates
Vancouver
604.685.8548

Read Jones Christoffersen Ltd.
Vancouver
604.738.0048
rjc.ca

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

Touwslager Engineering Ltd.
Burnaby
604.299.1906
touwslagerengineering.com

Trimstyle Consulting
Vancouver
604.909.7777
trimstyle.ca

FIRE & FLOOD
RESTORATION
ABK Restoration
Services Ltd.
Penticton
250.493.6623
abkrestorations.com

VVV Engineering Ltd.
Burnaby
604.454.9000
vvvengineering.com

Canstar Restorations
Port Coquitlam
604.944.1461
canstarrestorations.com

Easy Care Restoration Ltd.
Richmond
604.278.4646
easycarerestoration.com
Continued on page 41.
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CHOA Business Members
FIRE & FLOOD
RESTORATION CON’T
Okanagan Restoration
Services
Penticton
250.487.1289
okrestore.com

GOVERNMENT &
ASSOCIATIONS
BC Apartment Owners
& Managers Assoc.
Vancouver
604.733.9440
bcapartmentowners.com

Better Business Bureau
Vancouver
604.681.0312
mainlandbc.bbb.org

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

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

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

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

Capri Insurance Services Ltd.
Kelowna
250.869.3806
capri.ca

CMW Insurance Services
Burnaby
604.294.3301
cmwinsurance.com

Hub International Coastal
Insurance Brokers
Port Moody
604.937.1700
hubinternational.com

Cooperators, Solve
Insurance Services Inc.
Kelowna
250.861.3777
cooperators.ca

Falkins Insurance Group Ltd.
Cranbrook
250. 426.2205
falkins.com

Fournier Agencies
Prince George
250.564.3600

Hamilton Insurance
Services Inc.
Vancouver
604.872.6788

Hub International Barton
Insurance
Chilliwack
604.703.7070
hubinternational.ca

North Country
Appraisals Ltd.
Abbotsford
604.746.2131
northcountry.bc.ca

Strata Property Agents of BC
Surrey
604.541.2903
spabc.org

Seafirst Insurance
Brokers Ltd.
Sidney
250.656.9886

INSURANCE
Aon Reed Stenhouse
Vancouver
604.443.2483

BFL Canada Insurance
Services Inc.
Vancouver
604.678.5403
bflcanada.ca

Bridges International
Insurance Services
Vancouver
604.408.8695
biis.ca

Vancouver Island
Insurance Centres
Campbell River
insurancecentres.ca

LANDSCAPING
Cotton Bros Bobcat
Service Ltd.
Burnaby
604.435.2020
cottonbros.ca

Countryside Landscaping
Surrey
778.565.1228
countrysidelandscaping.ca

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

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

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

Adrienne Murray Law
Corporation
White Rock
604.538.8239

Alexander Holburn
Beaudin & Lang LLP
Vancouver
604.484.1700
ahbl.ca

BWF Fodchuk Law
Corporation
Vancouver
604.730.9900

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

WBI Home Warranty Ltd.
Burnaby
604.639.2924
wbihomewarranty.com

Cleveland Doan LLP

Kelowna
250.762.2217
westernfinancialgroup.ca

Kelowna
250.712.0066
fischerandcompany.ca

Vancouver
604.609.6699
gkn.ca

Doak Shirreff LLP
Kelowna
250.763.4323
doakshirreff.com

Victoria
250.385.8741
wilsonmarshall.com

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

Haddock & Company
North Vancouver
604.983.6670
haddock.co.ca

PAINTING
FP Fresh Paint Inc.

Hammerberg, Altman,
Beaton & Maglio
Vancouver
604.269.8500
hammerco.net

Harper Grey LLP
Vancouver
604.687.0411
harpergrey.com

Klassen & Company
Abbotsford
604.854.2086
klassenandcompany.com

Lesperance Mendes

Vancouver
604.433.7374
getfreshpaint.com

Inspec Painting Inspection
Delta
604.940.8089
inspec1.com

Millenium 2000 Painting &
Decorating
Coquitlam
604.715.9551
millenium2000painting.ca

Prostar Painting &
Restoration

Vancouver
604.685.4894
lmlaw.ca

Vancouver
604.876.3305

Miller Thomson LLP

Remdal Painting &
Restoration Inc.

Vancouver
604.687.2242
millerthomson.com

Nixon Wenger
Vernon
250.542.7273

Pazder Law Corp.
Vancouver
604.682.1509
pazderlaw.com

Langley
604.882.5155
remdal.com

Sherwood Painting &
Decorating Ltd.
Langley
604.539.1872
sherwoodpainting.com

Vanguard Painting Ltd.

Reed Pope LLP

Vancouver
604.732.4223
painter.ca

Victoria
250.383.3838
reedpope.ca

Warline Painting Ltd.

Vancouver
604.688.9337
remediosandcompany.com

Richards Buell Sutton LLP
White Rock
604.536.5002
cleveland.doan.com

Wilson Marshall Law
Corporation

Grant Kovacs Norell

Remedios & Company
Clark, Wilson LLP
Vancouver
604.687.5700
cwilson.com

Western Financial Group
(Kelowna)

Fischer & Company

Surrey
604.542.5064
warlinepainting.ca

PLUMBING
CuraFlo of BC

Vancouver
604.682.3664
rbs.ca

Burnaby
604.298.7278
curaflo.com/bc

Robert E. Groves

DMS Mechanical Ltd.

Kelowna
250.712.9393
robertegroves.com

Burnaby
604.291.8919
dmsmechanical.com
Continued on page 43.
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Apex Building Sciences Inc.
5FM'BY
ooSE"WF 4VSSFZ #$74"

Building Envelope Consultants
info@apexbuildingsciences.com
www.apexbuildingsciences.com
t#VJMEJOH&OWFMPQF$POEJUJPO"TTFTTNFOUT
t#VJMEJOH&OWFMPQF&OHJOFFSJOH
t1SPKFDU"ENJOJTUSBUJPO
t3FIBCJMJUBUJPO%FTJHO4QFDJåDBUJPOT
t.BJOUFOBODF1SPHSBNT
t8BUFSQSPPåOH4ZTUFNT

APEX Property Maintenance
Strata & Condo Specialist
• Window Cleaning
• Pressure Washing
• Vinyl Siding Cleaning
• Gutter Cleaning & Repairs
Liability & WCB Insured

Over 20 Years Experience
serving the
Lower Mainland

Tel: 604.341.5831
Fax: 604.943.1951
apexpm@telus.net

Wilson-Tagoe & Co
CERTIFIED GENERAL ACCOUNTANT
George Wilson-Tagoe

Q

Auditing | Bookkeeping

Q

Small Business Consulting

Q

Taxes: Corporate/Personal/Estate

BSc., CGA

George has been involved
with Strata Corporations
since 1997.

Ph: 604.608.6156 Cell: 604.818.0127
Suite 1000 – 355 Burrard St., Vancouver
wiltagoe@intergate.ca www.wilson-tagoe.com
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CHOA Business Members
PLUMBING
Spears Sales & Service
Vancouver
604.872.7104
spearssales.com

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

PROJECT
MANAGEMENT
Brewster Engineering &
Management Ltd.

JDP Roofing and
Waterproofing

Atira Property
Management Inc.

Century 21 Property
Management Div.

Vancouver
604.601.8206
jdpconstruction.ca

Vancouver
604.439.8848
atira.ca

Richmond
604.273.1745
Century21pel.com

Laurentian Roofing Inc.

Bayside Property Services

Citybase Management

Vancouver
604.613.9106
laurentianroofing.com

Burnaby
604.432.7774
baysideproperty.com

Vancouver
604.708.8998
citybase.ca

On Top Roof Consulting &
Inspection Services

Bayview Strata Services Inc.

CML Properties

Parksville
250.248.1140
bayviewstrataservices.ca

Kamloops
250.372.1232
cmlproperties.ca

Baywest Management Corp

Coldwell Banker
Horizon Realty

Kelowna
250.826.7663

Roofing Contractors
Assoc of BC (RCABC)

Victoria
250.213.5059

Langley
604.882.9734
rcabc.org

Planact Management Ltd.

Roofix Services Inc.

Vancouver
604.216.8782
planactmanagement.com

Burnaby
604.444.4342
roofixinc.com

Surrey
604.591.6060
baywest.ca

Kelowna
250.860.1411
okanaganpropertymanagement.com

Bernard Siebring

ROOFING
Absolute Roof
Solutions Inc.
Vancouver
604.263.0334
absoluteroof.ca

Adanac Roofing &
Exteriors ULC
Langley
604.888.1616

Best Quality Roofing
Systems
Coquitlam
604.716.5325
CDSPPåOHDB

Burrard Roofing & Drainage
North Vancouver
604.986.1812
burrardinc.com

Valhalla Roofing Ltd.
Langley
778.895.2503
valhallaroofing.com

STRATA
MANAGEMENT &
REAL ESTATE
604 Real Estate Services Inc.

Inter-Provincial Roof
Consultants Ltd.
Surrey
604.576.5740
iprc.ca

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

Parksville
250.752.2409

Bradshaw Strata
Management Ltd.
Surrey
604.576.2424
bsmstrata.ca

Campbell Strata
Management Ltd.
Abbotsford
604.864.0380
campbellstrata.com

Aberdeen Property
Management

C & C Property Group

Richmond
604.273.1234

Accent Property
Management Ltd.
Vernon
250.542.1533
accentpm.ca

Alliance Strata Property
Parksville
250.951.0851

Ascent Real Estate
Management Corp.
Burnaby
604.431.1800
ascentpm.com

Associated Property
Management Ltd.
Kelowna
250.712.0025

Colliers Macaulay Nicolls
Vancouver
604.662.2675

Blackbrant Management

Vancouver
604.689.0909
604realestate.ca

Design Roofing Services
Port Coquitlam
604.944.2977
designroofing.ca

Kelowna
250.762.7596

North Vancouver
604.987.9040
cccm.bc.ca

Columbia Property
Management Ltd.

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

First Landmark Strata &
Property Management Ltd.
Vernon
250.275.1393

Fraser Property
Management Realty
Services Ltd.
Maple Ridge
604.466.7021

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

Colyvan Pacific Real Estate
Vancouver
604.683.8399
colyvanpacific.com

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

Complete Residential
Property Management

Cornerstone Properties

Rossland
250.362.2144

Saanichton
250.544.2300

Nanaimo
604.802.5124
qpstrata.com

Dawson Creek
250.782.5750
cascaderealtydc.com

Century 21 – Kootenay
Homes

Firm Management
Corporation

Grace Point Strata
Management Services

Cascade Realty Ltd.

Kelowna
250.763.2300
colliers.com

Abbotsford
604.855.9895

Kamloops
250.851.9310

Victoria
250.370.7093
completeresidential.com

Centre Group Real Estate
Service Corp.

ECM Strata Management

Victoria
250.475.2005
cornerstoneproperties.bc.ca

Dodwell Strata
Management
Vancouver
604.699.5255
dodwell.ca

Harbourside Property
Management Ltd.
Surrey
778.571.0572
harboursidepm.com

Haven Management Co. Ltd.
Surrey
604.538.3823
havenproperties.ca

Highland Property Mgmt
Cranbrook
250.489.3222
highlandproperties.ca

Holywell Properties
Sechelt
604.885.3460

Homelife Glenayre Realty
Chilliwack Ltd.
Chilliwack
604.858.7368

Dynamic Property
Management

Hutton Condominium
Services

Squamish
604.815.4654
dynamicpropertymanagement.ca

Victoria
250.598.5148

East Kootenay Realty Ltd.
Cranbrook
250.426.8211
ekrealty.com

IJM Properties Ltd.
Vancouver
604.736.7018
ijmproperties.ca
Continued on page 45.
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• Int. & Ext. Painting
• Drywall Repairs
• Texture Ceiling

• Pressure Washing
• Traffic Line Marking
• Industrial Painting

Liability & WCB Insured

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

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

604.549.0099 and 1.866.578.3138
www.canstarrestorations.com

O

Latest technology-deep clean & fast drying time

O

Environment friendly products

O

Professional technician

O

Satisfaction guaranteed

O

Commercial & residential carpet clean

Free estimate 604.786.2758

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

Call Today For Your Management Proposal!!

Strata
Management
Extensive knowledge of the
“Strata Property Act”
We give you our full attention
at fair and competitive rates!
Ph: 604-864-6400 T/F: 1-877-864-6424
www.strataschoice.com email: colleen@strataschoice.com
1A 33820 South Fraser Way, Abbotsford, BC V2S 2C5
44

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

CHOA Business Members
STRATA
MANAGEMENT &
REAL ESTATE CON’T
J.P. Property Management
Vancouver
604.898.9118

Kazawest Property & Strata
Management Services
Vancouver
604.422.7000
kazawest.com

Kelowna Condominium
Services Ltd.
Kelowna
250.860.5445

Korecki Real Estate
Services Inc.

Mountain Creek Properties
Invermere
250.341.6003
mountaincreek.ca

Mountain Peaks Resort
Realty Inc.
Whistler
604.905.9513

Quay Pacific Property
Management Ltd.

Total Concept
Management & Realty

Care Pest & Wildlife
Control Ltd.

New Westminster
604.521.0876
quaypacific.com

Campbell River
250.287.4427

Burnaby
604.432.9422
carepest.com

Rancho Management
Vancouver
604.684.4508
ranchovan.com

Touchstone Property
Management Ltd.

Vancouver
604.878.7282
cityviewsystems.com

TML Management Group

Coinamatic Canada Inc.

Narod Properties Corp.
Vancouver
604.732.8081

Northwest Strata
Management Ltd.
North Vancouver
604.980.4729

Norwich Real Estate
Services Inc.

Re/Max Property
Management
Richmond
604.821.2999

Realty Executive
Cranbrook Agencies
Cranbrook
250.426.3355
cranbrookagencies.com

Richmond
604.207.9001
tmlgroup.ca

Richmond
604.270.8441
coinamatic.com

Warrington Management

D. W. Optimum Hvac
Services

Vancouver
604.602.1887
warringtonpci.com

Richmond
604.233.7772
korecki.ca

Kelowna
250.717.5000
remaxkelowna.com

Realty Executives Penticton

Whistler Resort
Management Ltd.

Penticton
250.493.4372

Whistler
604.932.2972

Kyle Properties

Okanagan Strata
Management

REMI Realty Inc.

Vancouver
604.732.5263

Leonis Management &
Consultants Ltd.
Surrey
604.575.5474

Licar Management Group
Fort St. John
250.785.2662
licar.ca

Lifestyles Condominium
Services Inc.
Kelowna
250.763.5446

Lodging Ovations
Whistler
604.938.9899

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

Magsen Realty Inc.
Vancouver
604.872.3218
magsen.net

Malaspina Realty &
Property Management
Sechelt
604.741.0720

Kelowna
250.868.3383
osm.to

Langley
604.530.9944
remirealty.ca

Pace Property Management

Royal LePage
Coast Capital Realty

Prince George
250.562.6671
pacepropertymanagement.ca

Pacific Quorum
Properties Inc.
Vancouver
604.685.3828
pacificquorum.com

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

Park Place Property
Services Ltd.
Richmond
604.271.7788
parkplaceproperty.ca

Peak Property
Management Inc.
Coquitlam
604.931.8666
peakpropertymanagement.ca

Price Smart Realty
Aldergrove
604.625.4441

Victoria
250.384.7663
royallepagecoastcapitalrealty.com

Vancouver
604.681.6544
martellopropertyservices.com

Proline Management Co.
Victoria
250.475.6440
property.managers.net

WASTE DISPOSAL
Metro Compactor West
Burnaby
604.291.8485
metrogroupcan.com

Abbotsford
604.864.6400
strataschoice.com

Stratawest Management
North Vancouver
604.904.9595
stratawest.com

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

Burnaby
604.525.5365

Vaughan
905.761.9500

The Kerr Group
Parksville
250.248.1071
thekerrgroup.ca

North Vancouver
604.982.9155
enerprosystems.com

EPG Equity Protection
Group
Surrey
604.542.9697
epg.bc.com

Vancouver
604.329.7835
irispdm.com

Inspired Home Flooring
Centre
Burnaby
604.763.7652
inspiredhomeflooring.com

Burnaby
604.777.8000
a1windows.ca

Mira Floors Ltd.

Fairway Glass Ltd.

Langley
604.856.4799
mirafloors.com

Port Moody
604.931.4531

OTHER
Delta
604.519.0862

Acme Protective
Systems Ltd.
Vancouver
604.731.8204
acmeprotective.com

BC Hydro Power Smart
Vancouver
604.261.0285
wynford.com

Enerpro Systems Corp.

A.1 Window
Manufacturing Ltd.

Access Gas Services Inc.
The Institute of Real Estate
Studies

Richmond
604.273.2200
dwoptimum.com

Infrared Imaging Services

WINDOWS & GLASS
Action Glass Inc.

Strata’s Choice Property
Management Ltd.

The Wynford Group
Martello Property
Services Inc.

City View Systems Inc.

Burnaby
604.688.4340
touchstoneproperty.com

Burnaby
604.453.6292
bchydro.com

Mountainside Enterprises
Kamloops
250.573.0010
mountainsideenterprises.shaw.ca

PML Professional
Mechanical Ltd.
Port Coquitlam
604.468.9999
pmlbc.com

Secured Security Ltd.
Surrey
604.579.0166
securedsecurity.com

Telus Communications
Company
Burnaby
604.250.7457
telus.com
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NEVER UNDERESTIMATE THE IMPORTANCE

OF A COMPREHENSIVE ROOF GUARANTEE

OR THE STUBBORN DETERMINATION OF A SINGLE

RAINDROP TO GO WHERE IT DOESN’T BELONG

All roofing guarantees are not created equal. Case in point: a non-prorated RoofStar Guarantee by RGC is good for five- or ten-years and completely
covers all labour and materials. RoofStar is also the only one that includes a comprehensive inspection schedule overseen by independent, third-party
inspectors who monitor the installation process and follow-up inspections at pre-determined intervals. All of which is comforting. Because the only
thing more determined than a raindrop is our commitment to make sure none of them ever go where they don’t belong.
RoofStar: New name. Same great guarantee.

604.882.9734 | RoofStar.ca

ROOFING CONTRACTORS
ASSOCIATION OF
BRITISH COLUMBIA

GUARANTEED. BETTER.

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

