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Visit CHOA’s new website at:
www.choa.bc.ca.

Focused on information and resources the new 
site features an easy to use "search" function, 

clean new look and more.

CHOA’s Fall 2016 Seminar & Public Forum 
schedule is now available. 

For more information please see 
pages 44 & 45.

The Civil Resolution Tribunal (CRT) 
is now accepting strata claims 

for early intake. For more information 
visit the CRT website at: 

www.civilresolutionbc.ca

CONDOMINIUM HOME OWNERS’  
ASSOCIATION OF BC 
The Condominium Home Owners’ Association of BC promotes 

the understanding of strata property living and the interests 

of strata property owners by providing: advisory services; 

education; and resource support for its’ members.

MEMBERSHIP IN CHOA
New members are always welcome. All members may access 

CHOA’s advisory services, publications, CHOA journals, 

resources, seminars and workshops. For more information 

on the benefits of membership, contact our head office, 

or go to our website: www.choa.bc.ca
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530 – 171 West Esplanade Ave
North Vancouver, BC  V7M 3J9

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

Professional Strata Property Management

Since 1996

Competent and Effective
Strata Management

• APARTMENT ENTRANCE AND PATIO DOOR REPAIRS

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

action_glass@telus.net

604-525-5365
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Chargebacks — Ensuring They 
Are Collectable

Veronica Franco / Clark Wilson LLP

those costs, the strata corporation 

must have a bylaw that permits it to 

charge them back. The bylaw should 

be carefully drafted to ensure that the 

strata corporation does not 

inadvertently make it difficult 

to collect. For example, 

in Strata Plan LMS 2446 v. 

Morrison, the court concluded 

that because the strata 

corporation’s bylaw set the 

negligence standard, the strata 

corporation must prove 

negligence in order to 

charge back the deductible. 

If properly worded, the strata 

corporation’s bylaw can apply 

the “responsibility” standard. 

That standard only requires 

that the damage arise from a 

component of the strata lot, 

which is the owner’s responsibility to 

repair and maintain.

Similarly, before any other type of invoice 

is charged back, you should ask what 

provision of the Act, Regulations, bylaws or 

rules allows the council to charge this 

back. If the answer is because the owner 

contravened a bylaw, then section 135 

of the Act must be followed before the 

charge back can be applied. This requires 

the strata corporation to send a notice to 

the owner outlining the particulars of the 

alleged bylaw contravention. The strata 

corporation must also give the owner 

an opportunity to respond or a hearing, 

if requested. After the deadline to 

respond passes, the council must meet 

to consider the allegations, any written 

response, and any submissions made at 

corporation is involved in a lawsuit with an 

owner and the strata corporation charges 

back their law firm’s invoices to the owner.

Have these chargebacks been validly 

applied? A strata corporation derives its 

powers from the Strata Property Act 

(the “Act”), the Strata Property Regulations 

(the “Regulations”), and its bylaws and 

rules. Its ability to charge strata fees is 

derived from section 92 of the Act. 

Its ability to assess a special levy is 

derived from section 108 of the Act. 

Its ability to charge user fees is derived 

from section 110 of the Act and section 

6.9 of the Regulations. So, on what basis 

can the strata corporation charge back 

all those other amounts.

When it comes to damages below the 

deductible and the deductible itself, 

section 158 of the Strata Property Act 

allows a strata corporation to sue the 

responsible owner. To chargeback 

One of biggest concerns for strata 

 corporations when faced with a 

leak, fire or other situation that 

causes damage is who is going to pay for 

that damage. In the Winter 

2015 Edition of the CHOA 

Journal, Adrienne Murray 

discussed the responsibility 

for repairing damage where 

the cost is below the strata 

corporation’s insurance 

deductible. If the common 

property is damaged, the strata 

corporation is responsible for 

repairing it. However, what can 

be done if the damage is 

caused by an owner, tenant 

or occupant? Similarly, 

if the damage is above the 

insurance deductible, 

the strata corporation is 

required to pay the deductible. However, 

what can be done if the damage is caused 

by an owner, tenant or occupant?

In either of those circumstances, the strata 

corporation would most likely chargeback 

those invoices to the owner’s account. 

An owner asks the strata corporation to 

investigate an issue with the pipes and 

the strata corporation’s investigation 

concludes that the issue relates to part of 

the strata lot. In that scenario, the strata 

corporation charges back the investigation 

costs to the owners’ account. Owners are 

also charged back for costs incurred by 

the strata corporation from the owner’s 

cheque bouncing. If an owner fails to clean 

their parking stall in contravention of the 

bylaws, the strata corporation charges back 

the cleaning costs to the owner. The strata 

When it comes to damages below the 

deductible and the deductible itself, 

section 158 of the Strata Property Act 

allows a strata corporation to sue the 

responsible owner. To chargeback 

those costs, the strata corporation 

must have a bylaw that permits it to 

charge them back.
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Strata corporations typically want those 

responsible for expenses to pay for them. 

Owners want to minimize increases to 

their strata fees. One way to accomplish 

this is to charge back expenses to owners. 

However, before an expense is charged 

back, you have to determine what 

provision of the Act, Regulations, bylaws 

or rules allows for this chargeback. If it is 

permitted, have all the steps been taken 

before the charge back is levied? 

Without the proper authority, any attempt 

to collect those chargebacks in court 

will fail. It is important that the strata 

corporation have the necessary bylaws 

to allow for the chargebacks it may want 

to try to collect. 

Veronica Franco is a lawyer with Clark 

Wilson LLP. For more information 

please visit their website at 

www.cwilson.com

Beyond sections 133(2) and 118(a), there is 

nothing in the Act or Regulations that 

allow for the charge back of actual legal 

invoices. In addition, in both situations, 

the court has concluded that “reasonable” 

does not equal full indemnity, but instead 

is based on the Tariff in the Supreme 

Court Civil Rules. To get around the 

Tariff, some strata corporations have 

a bylaw that provides that they are 

entitled to full indemnity. The court 

in Blackmore v. Strata Plan VR 274 

suggested that it may be open for the 

strata corporation to pursue the balance 

of the legal fees by relying on the 

bylaw in a separate court proceeding 

The validity of such bylaws has not been 

challenged. Nor has the court considered 

whether the application of such a bylaw 

would be significantly unfair. Regardless, 

the message is clear, if a strata 

corporation wants to have any chance 

in trying to charge back its actual legal 

expenses, it must have a clearly worded 

bylaw that allows it to do so.

a hearing. The council must then decide 

whether the bylaw was contravened, 

whether to fine, and if the council has 

decided to fine, how much that fine 

should be. Once that decision is made, 

it should be minuted in the minutes 

of the council meeting and a letter 

should be sent advising the owner of the 

decision. Failure to follow those steps 

will render the chargeback uncollectable.

Finally, there is the issue of legal fees 

that the strata corporation has incurred 

as a result of a dispute with an owner. 

Sections 167(2) and 171(6) of the Act 

make it clear that an owner involved 

in a lawsuit with a strata corporation is 

not required to contribute to the strata 

corporation’s legal expenses. In addition, 

sections 133(2) and 118(a) of the Act 

allows the strata corporation to charge 

back the strata corporation’s “reasonable” 

legal costs to remedy a bylaw 

contravention or to collect monies owing 

under a Form G – Certificate of Lien. 

The Ministry of Environment has recently 
amended the Integrated Pest Management 

Regulation (IPMR) with respect to the sale and 
cosmetic use of pesticides. New Regulations 

will come into force July 1, 2016.

For more information please visit 
the Ministry of Environment website at:

www2.gov.bc.ca/gov/content/environment/
pesticides-pest-management/pesticide-use/

regulations-consultations
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YOUR FULL SERVICE
REAL ESTATE COMPANY
Serving Northern Bri sh Columbia

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

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

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

Contact us Toda  for All Your Management Needs

S T E P H E N  H A M I LTO N

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

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

amurray@hammerco.net

· Governance and Human     
  Rights disputes

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

O U R  R E S U LT S

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

H O W ?

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

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

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

W E  A D V I S E  O N :

· Strata fee collections
· Reviewing and drafting by-laws
· Enforcement of by-laws
· Legal opinions
· Negligent construction   
  litigation and warranty  
  claims
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Davis Kyle / Master Painters Institute (MPI)

Repainting A Multi Family Complex

damage evidenced by peeling and cracks 

in the finish. A qualified inspector can 

provide an estimate of what can wait or 

what needs to be completed without delay.

When the decision is made to repaint, 

the first question to ask is, should we 

hire a consultant? In almost all cases the 

answer should be yes. The independence 

and impartiality of a consultant adds a 

significant level of expertise to a project. 

A project that is done with inspection 

will typically last twice as long as a 

project done without inspection.

Pricing 
Often a specification will be prepared 

before the final determination has been 

made to move forward on a repaint 

project. The specification can be used 

to establish a preliminary budget for 

the project and the normal cost for 

the preparation of a specification by a 

qualified consultant is $500.

A bid tour should also be conducted by 

the qualified consultant, which brings 

all the perspective bidders to the site for 

a review of the specification, and a walk 

through of the proposed project. Bid 

tours are typically priced at $200.

For inspection on a project, a qualified 

consultant will normally charge 5% of 

the paint contract (materials and labor). 

The cost of the consultant’s fees are 

often included by the paint contractors 

when they submit their bid. Regardless 

the cost of this added expertise is almost 

always offset with an increase in value to 

the project. 

the lower end bidders rely on “extras” to 

make the job profitable for themselves. 

An extra is an item or surface that was 

missed in the original scope of work that 

when added after the fact will typically 

cost more per square foot to complete. 

Unfortunately, some contractors have 

developed quite the knack to identify 

a poorly written specification that will 

require extra work.

Even In the best of projects extras 

sometimes happen. In those cases 

having someone with the knowledge to 

provide oversight further ensures that 

the charges for the extra work are in 

line with best practices and are in the 

financial interest of the project owners.

The above examples reveal just how 

important it is to have an independent 

specification with project oversight to 

ensure the right product is used and that 

it is applied properly.

Delaying a paint project
In most multi-family repaint projects 

the risk of imminent structural failure is 

not high and in most cases, putting off a 

residential repaint for “one more season” 

is often a calculated decision where 

budgets are concerned. A consultation 

from a certified coatings inspector can 

assess the risk of delaying a project for 

another year and identify issues that 

may result from doing so.

The deterioration of a paint system often 

appears to be a gradual process that most 

people will not even notice until the 

surfaces starts to show water and sun 

An all too typical repaint
  story
      Recently, several paint 

contractors had been asked to provide 

a quote for a residential repaint project. 

It had been a few years since the 

building was painted and the existing 

coating was in generally good shape, 

however it did show some signs of 

peeling on the exposed wood trim.

The resulting quotations received varied 

greatly, not just on price but also on the 

scope of work noted in the bids. 

For example; when it came to prep work, 

one quote stated that they would power-

wash the entire building, a second quote 

stated they would power wash as required, 

and a third quote did not mention power-

washing at all. For priming, again the 

work proposed was inconsistent. 

The quotes ranged from a full prime coat 

to spot priming, with some including the 

phrase. “priming as required”.

When the differences in the bids 

were challenged, the resulting verbal 

comments sounded plausible but the 

varied price for each quote left some 

doubt. What would the building look 

like when completed and how long 

would paint last? If the job was awarded 

to the lowest bidder, could we anticipate 

the life expectancy of the finished 

project to be equal or even close to that 

of the highest bidder?

Be careful of a low price, it 
maybe too good to be true
One of the other concerns seen regularly 

in the bidding process, is how some of 
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   Hire an independent and qualified paint 

inspector to write a project specific 

specification and provide inspection 

through all phases of the project.

   Secure bids from three qualified 

contractors who have industry 

credentials such as the MPI Accredited 

Contractor program and are willing to 

provide references for past work.

   Request the contractor to issue a 

two-year performance bond for labor 

and materials.

By hiring reputable tradesmen with 

clearly articulated specifications and 

further ensuring they are administered 

by the independent third party expert, 

you can be assured that your next paint 

project will go very well. 

Davis Kyle is Executive VP with the 

Master Painters Institute (MPI). For more 

information please visit the MPI website 

at: www.mpi.net

Establishing Quality as a Priority
Paint contractors that focus on doing 

quality work as priority are very 

protective of their reputation and 

prefer to have an independent coatings 

inspector involved. This is because it 

ensures a level playing field for bidding, 

and limits the chances of confusion 

that could lead to a misunderstanding 

or mistakes in the project. Independent 

inspection further reduces liability 

concerns for the owners, applicator and 

even the product manufacturer.

A consultant brings a consistent 
process to a project which 
includes:

   Assessing and documenting the 

surface conditions of the structure.

   Noting of any surface damage that will 

need to be repaired before painting. 

   Determine the existing coating 

condition and issues that may impact 

repainting process.

   Writing a project specific 

specification which documents the 

preparation procedure for the various 

substrates including the requirements 

for cleaning and priming of each 

surface.

   Specify the coating system to be used 

which includes the number of coats to 

be applied.

   Assist in the bidding process as 

required by the owners.

   Once the project starts, the inspector 

will monitor the job process and 

report on observations to ensure the 

surfaces are properly prepared and 

the new paint is applied well under 

the correct conditions. 

   Progress and final reports are sent to 

the building owner, property manager 

and contractor.

In Summary
To get the best on your next repaint 
project;
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Many strata projects need 
commercial agreements such 
as licences, loan or cost-
sharing agreements, easements, 
or leases for their operations.

These agreements:
  create obligations

   allocate responsibility 
for risks

    can impact depreciation 
reports and future costs

Protect your Strata: 

Get Experienced

Legal Advice

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

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

David A. Liden
Email: dliden@remediosandcompany.com

Tel: 604 688-9337, ext. 307

REMEDIOS & Co.
BARRISTERS & SOLICITORS

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

Trotter & Morton’s professional, focused, cost-effective 

approach to maintaining and servicing of your building’s 

heating and cooling systems is based on past 

performance and proven results.

“Have you asked your Property Manager about a 

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

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

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

 Phone: 604-525-5462 • Fax: 604-525-4493
Email: Mclean-g@trotterandmorton.com

 5151 Canada Way, Burnaby, BC, Canada V5E 3N1
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COMPLETE STRATA 
MANAGEMENT SERVICES

RELATIONSHIP BASED SERVICE

  Robust online services

  Routine site visits

  Experienced Managers

CONTACT US 
FOR A PROPOSAL

VANCOUVER

604.685.3828 

SURREY

604.635.0260

Top Choice Award 
Mark of Excellence

Top Residential 
Management Company

Awarded in 
2008  2009  2012  2013  2014

WHISTLER

604.905.0138 

ONLINE

PACIFICQUORUM.COM

SERVING METRO VANCOUVER,  

THE FRASER VALLEY & THE SEA-TO-SKY CORRIDOR

BUILDING ENVELOPE CONSULTANTS

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

  building envelope repairs and rehabilitation

  building envelope condition assessments

  depreciation reports and facility audits

  warranty reviews, window replacements, re-roofing

  re-waterproofing , leak investigations, annual    

  inspections

  litigation support

LDR can assist you with:
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MULTI-DISCIPLINARY ENGINEERING 
RESOURCE  STRATA

www.morrisonhershfield.com

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

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

Institue of Canada Members in Good Standing
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The fear of dealing with restricted monies 

breeds inertia. A strata corporation 

without a DR – and an actively managed 

component inventory – must approve a 

¾ vote resolution for all major expenditures, 

whether unexpected or planned.

For this type of strata corporation, 

a reserve fund is believed to be a 

contingency fund, with little planning 

whatsoever required – renewals are 

typically afterthoughts or emergencies 

with this approach.

Limited or Astute Teamwork?: Many 

overwhelmed strata councils rely on the 

opinion of a dominant strata council 

member, or fall back on a property 

manager’s recommendations when its 

decision-making time.

on-site component performance. There is 

thus a systematic delay-and-lag with 

this approach.

A strata corporation without active reserve 

fund planning reacts to emergencies, 

and relies on trades and engineers for 

its decision-making. Reactive decisions 

are based on a short horizon and the 

prescriptions of workers, rather than on 

the performance of components.

The Good, the Bad and the Ugly: 

Until the introduction of depreciation 

reports (DRs), strata corporations coped 

with risk by focusing on three fiscal-

years – the past, the current, and the next 

fiscal-years. This led directly to bloated 

operating funds, and repeatedly to 

lacking reserve fund monies – thus our 

history of reliance on special levies.

This common approach has ‘you cannot 

plan ahead’ written all over it. The 

variability of future fiscal-year operating 

budgets – especially if reserve fund 

component expenditures are hiding in 

them – means that short-term planning’s 

usefulness is limited. 

Renewals have little to do with operating 

budgets, routine maintenance, and the 

short-term.

The Case of Two Strata Corporations: 

Hiding reserve fund expenditure monies 

in the ‘Repair & Maintenance’ line item 

to take advantage of 50 percent votes 

had many limitations.

This articles answers the 
following questions:
What are renewals? How does 

reserve fund planning affect strata 

finances? How are strata finances 

organised for investing? What are the 

effects of investment vehicles redemption 

dates on renewals?

KNOWING YOUR RENEWALS
Renewals: A renewal plan leads to 

remediation projects – and differs from 

a rehabilitation or renovation – as the 

latter two are associated with premature 

failure due to lack of maintenance, and/

or other preventable causes.

Strata corporations need a long-term 

working plan for the sustainment 

of the development’s common asset 

component inventory. That is at the core 

of a strata corporation’s responsibility.

The process of undertaking systemic 

reconstruction and/or replacement work 

for aging components that have reached 

the end of their service life is rife with 

risk – risk that can be managed.

Perspectives on Common Asset 

Management: Conventional wisdom 

has strata corporations focus on the 

accumulation and verification of source 

documents – with infrequent on-site 

monitoring. 

This traditional approach provides 

robustness, but it does not factor-in 

issues of incomplete data and actual 

Planning for Renewals: Goodbye Special 

Levies — Timing Reserve Fund Monies 

for Scheduled Renewal Expenditures

Jean-François Proulx / Constructive Condo Reporting Corp.
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Council thus reviews and updates the 

DR’s component inventory and the 

benchmark to make sound fiscal-year 

based decisions. 

All facets of reserve fund planning – 

physical and financial analyses – are 

reviewed to make sure that the regular 

contributions from owners are at the right 

level, and that liquidity will be available 

for future planned scheduled renewals, 

above-and-beyond the mandated fiscal-

year closing balance guideline.

When a DR is in Play: If the strata 

corporation procures a DR, then all 

strata finances are on the same footing. 

Operating expenses included in the 

annual operating budget, plus major 

repairs and replacements to common 

property or common assets that are 

recommended in the most recent DR 

may be approved as contingency reserve 

fund expenditures, for the next fiscal-

year by a majority vote. 

RENEWING YOUR FINANCIAL 
PLANNING
Let’s Get Financial: Once your ducks 

are in a row – document and component 

maintenance, major repair and 

replacement knowledge – it is time to 

review the strata corporation’s financial 

position and standings. 

For an organised strata council, member 

turnover doesn’t matter much, since the 

strata corporation has documents, 

renewal plans, models, and timelines 

in place – that any member can get a 

handle-on quickly.

Financials, Inspections and Quotes: 

Astute strata councils review the on-going 

statements of operations – income 

statements, and the statements of 

financial position – balance sheets, 

each month. 

When this type of strata council sits down 

to review the fiscal-year statements during 

the preparation of the AGM package, 

it reviews its reviews its investments, 

and refines the operating and reserve 

fund needs for future fiscal-years.

If the operating budget has been 

cleaned-up and limited to daily, weekly, 

monthly expenses, then the strata council 

can focus its work on the reserve fund. 

Expenditures that occur less than once a 

fiscal-year migrate to their rightful place 

in the reserve fund. The immediate 

result is less strata monies going to the 

operating fund and more contributions 

to the reserve fund – assuming that a 

sound long-term plan becomes part of 

strata councils’ risk-management.

If a strata council chooses to acquire 

a DR and to follow the Real Estate 

Institute of Canada (REIC)’s method, the 

reserve fund’s position is established by 

subtracting the fiscal-year-end reserve 

fund balance from the benchmark’s 

cumulative current requirements. 

Once adjusted each fiscal-year for inflation, 

interest, transfers, and expenditures, 

dividing the same closing balance by the 

same requirements provides the adjusted 

cumulative reserve fund standings for all 

fiscal-years in the projection.

The combination of all variables and 

their analysis in terms of the reserve 

fund’s position and standings allows 

the strata council to determine how 

much monies are to be liquid for 

scheduled major repairs and replacement 

expenditures in the longer-term, as well 

as to revise their portfolio of investments.

What does a Strata Council Control?: 

Construction Cost Inflation (CCI) is 

active at all times and strata councils 

don’t control it. Strata councils do 

control their reserve fund investments. 

Suppose – everything else being equal – 

that a strata corporation has a historical 

investment income rate (IIR) of return 

of 0.50 percent on all of its investments 

and that at this rate, using a DR’s 

recommended scenario, it is expected 

FIGURE 1 DEPRECIATION REPORT BASED DECISION-MAKING INVOLVES

Revising on-going operating maintenance efforts based on inventory

Reviewing and scheduling past-current-future reserve fund expenditures

Updating inspections and quotes before expenditures

Re-working projected reserve fund opening and closing balances 
to make sure they meet SPA and REIC guidelines

Reviewing the redemption year for  investments

Making investment  choices for future fiscal-years

Continued on page 17
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Continue from page 16

With reserve fund planning, contingencies 

no longer have a place – no more special 

levies as remediation costs are at the 

centre of renewals.

From a strata finances perspective, 

a fiscal-year focus on having owners 

pay their fair-share of their use of a 

development’s assets makes sense. 

Yet there is no turnstile to measure 

usage. Are users to abuse developments 

for their own benefit simply because 

there are no means in place? With active 

reserve fund planning all of this changes.

to reach a reserve fund standing of 

61 percent at the end of a projection’s 

thirty (30) fiscal-years – meaning that in 

thirty fiscal-years’ time the reserve fund 

will have the equivalent of 61 percent 

of the cumulative fiscal-year adjusted 

benchmark current requirements.

With better managed investments, 

increasing that increase its IIR to 

1.80 percent, the strata council is geared 

to have the reserve fund at a standing of 

100 percent at the end of thirty (30) fiscal 

years. This amounts to a sizable reduction 

in the number and magnitude of regular 

and special contributions imposed on the 

owners over the life of the development.

What’s Special about Contributions?: 

While the SPA mentions Special Levies 

over forty (40) times, the distinction 

between monies in a special levy fund 

and special monies in a reserve fund is 

not clear to many. Without the benefit 

of a DR, unanticipated expenditures 

require a Special Levy that must be 

approved by a ¾ vote resolution, and 

these monies must be accounted 

for separately from all other strata 

corporation monies. 

The investment vehicles in a reserve 

fund can be for annual fiscal-year based 

regular contributions – that are escalated 

predictably and smoothly over time – as 

well as for planned special contributions 

that occur irregularly, and typically in 

future fiscal-years with large expenditures. 

What investments?: Since reserve fund 

monies can be in a reserve fund for up 

to the duration of the economic-life of 

a development – over 100 years is not 

uncommon – having investment vehicles 

that mature in five (5) year increments 

makes sense for a variety of reasons, 

most of all, to ensure a reasonable grasp 

on risk-management.

When it comes to managing reserve fund 

monies, five (5) years happens to coincide 

with the SPA’s maximum mandated time-

horizon for the redemption of permitted 

reserve fund investment vehicles.

Yet for the well managed strata 

corporation with a DR acquired five (5) 

years ago – and renewed three (3) years 

since – its strata council is looking five 

(5) years back and five (5) years forward, 

for a moving total of ten (10) fiscal-years 

of investment vehicles to be managed 

each fiscal-year.

MANAGING YOUR 
FINANCIAL RISK 
Who and What Affects a Strata 

Corporation: Owners comings-and-

goings, strata council member turnovers, 

fluctuation construction and interest 

rates, shifting real-estate markets, trades 

and engineers, reserve fund planners – 

all affect a reserve fund’s management 

and performance.

Strata corporations may be non-taxable 

corporations, with the downside of often 

being a playground for speculators. 

The upside is that for owners who 

consider strata lots their home, permitted 

investment income is tax-free.

FIGURE 2 EXTRACT FROM A DR’S 
RECOMMENDED SCENARIO

Age of Development in Calendar Years 34 35 63

Construction Inflation Rate (CIR): 2.80% A A

Investment Income Rate (IIF): .50% Current A A

Fiscal Year-end: May 31 2016 2017 2045

RESERVE FUND OPENING BALANCE $9,076 $17,453 $259,291

Annual Contributions $18,500 $22,200 $32,861

Special Contributions $0 $0 $37,000

Transfer From Operating $3,627 $0 $0

Annual Investment Income $0 $87 $1,296

Total Cash Resources $31,203 $39,740 $330,449

TOTAL EXPENDITURES FOR EACH 
FISCAL-YEAR $13,750 $2,827 $93,762

Royal Fund Closing Balance $17,453 $36,913 $237,187

Royal Fund Fiscal-year End
Adjusted Requirements $233,581 $265,911 $389,256

Royal Fund End-of-year Position -$216,128 -$228,998 -$152,069

RESERVE FUND STANDARDS 7% 14% 61%

Continued on page 18
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As the process of planning for renewals 

proceeds from fiscal-year to fiscal-year, 

reserve fund planning ensures that 

scheduled expenditures have the monies 

they need, and allows for the investment 

of the rest of the reserve fund monies 

in vehicles that mature over a longer 

timeframe to maximise investment 

income and thus reduce contributions.

We are all for mitigating risk. Basing 

decisions on the performance of assets 

and finances facilitates that process. 

Jean-François Proulx is a Certified 

Reserve-fund Planner (CRP) with 

Constructive Condo Reporting Corp. 

For more information please visit: 

www.constructivecrc.com

RENEWED RETURN ON 
YOUR RENEWALS 
Parts to the Process: Static, moving 

and iterative repeated tasks are all 

part of the process of best-practice 

management and planning for a strata 

corporation’s renewals.

Reviewing past plans, inspections, 

quotes and statements has to be done 

repeatedly. Having in place a sound 

documented process to measure changes 

allows any strata council member – and for 

that matter any stakeholder – to quickly 

ascertain common asset needs and 

financial preparedness.

Determining the consequences of these 

needs on strata finances, and establishing 

the demand for monies on the owners is 

possible, with DRs. Having a system 

in place means that all parts of the 

process can proceed smoothly towards 

sustaining renewals, and the value of 

strata lots and developments.

Best-practice Strategies: A timely 

fiscal-year based financial management 

strategy has two parts once a DR is 

acquired. Since a strata corporation is 

defined by its operating and reserve 

funds, a strata council is to fine-tune its 

operating budget requirements and its 

need for contributions to the reserve 

fund on a fiscal-year basis.

Without a DR, most strata corporation 

base their reserve fund contributions 

decisions on transferring at least 10 

percent of the current fiscal-year’s 

operating budget to eventually reach 

25 percent of the current fiscal-year’s 

operating budget. 

The SPA makes it clear that with 

reserve fund planning and DRs, the 

strata corporation can follow the 

recommendations of the reserve fund 

planner above and beyond this guideline.

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

FULL SERVICE STRATA PROGRAM

604.549.0099
24/7 EMERGENCY CALL CENTRE

For updates and tips, 
subscribe to the 

CHOA eUpdate:
www.choa.bc.ca
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www.hpo.bc.ca      
Toll-free: 1-800-407-7757     
Email: hpo@hpo.bc.ca
      @ HPO_BC

Know When to Make a 
Home Warranty Insurance Claim
Owners of homes with home warranty insurance can search the Residential  

Construction Performance Guide to find out whether concerns they have with the  

quality of their homes may be covered by home warranty insurance.

View the Residential Construction Performance Guide to find: 

Homeowner Protection Office website.
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Any building, any size. 

Anything & everything for your 

E N G I N E E R I N G

Don Dingman
VP - Strata

Call for a Quote!
604-681-6544

Detailed Agendas
Project Management
Building Envelope Restorations
Capital Improvement Projects
On-site Inspections
Contingency Reserve Fund Analysis
Prompt and Accurate Accounting
On-line Document Retrieval
and Distribution

Services
Takes the lead with the Council 
Handles running of the strata
Transition Management
Over 25 years experience
Experience

Meet Don Dingman!

Looking for a manager that has the knowledge 
and experience to manage your strata?

www.martello-tra.com

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

www.lmlaw.ca

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

Disputes between Stratas
Bylaw Enforcement & Review 
Environmental Contamination

Legal Advice for Owners 
From the Ground Up™

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

 Paul G. Mendes
pgm@lmlaw.ca

www.twitter.com/stratalawyer

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

John G. Mendes
jgm@lmlaw.ca
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48 unit townhouse project
that included new inside
roads, drains and curb repairs  40 unit recreational

townhouse complex
acquisition of waste
treatment facility and
related land 

 

   
37 unit condominium
balcony repair

T: (604) 985-1077
TF: 1 (888) 985-1077

E: paul.mcfadyen@cwbmaxium.com

148 unit townhouse project
that included top up funding
for mould remediation 

12 unit strata project that
included new roof, windows,
balconies, painting and
lobby refurbishment  

Multi tower strata exterior
envelope replacement 

700 + unit strata thermo
energy and green roof
installation  

200 + unit Whistler strata
project that included lobby,
hallways and exterior
refurbishment   

150 unit townhouse project
that includes new siding,
windows, roofing, parkade
and carport repairs

45 unit condominium
renovation that included
windows, eaves troughs,
roof, siding and painting  

100 unit condominium
repair of siding, windows,
grading and landscaping

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

VALUATIONS  DEPRECIATION REPORTS  CONSULTING  FEASIBILITY STUDIES  DUE DILIGENCE

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

AICanada.ca/British-Columbia 

Want to know how to maximize your 
investment and minimize your risk with 
a condo or strata property? AACI and 
CRA appraisers provide unbiased reserve 
fund planning/depreciation reports for all 
types of condominium properties–helping 
property owners by developing a repair and 
replacement fi nancial plan that protects the 
future value of their investment. 
When a condo is involved - involve us.
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Over And Out: When A Strata Lot Sells, 

Does A Tenancy End? 

Lisa N. Mackie / Alexander Holburn Beaudin + Lang LLP

to garden gnomes. Although the SPA 

is silent on such hard-hitting issues as 

garden gnomes, it is quite comprehensive 

with respect to other matters that impact 

day to day strata living; and in particular, 

rental permissions and prohibitions.

To Rent or Not to Rent 
Subject to obtaining the ¾ vote approval 

of the kingdom, a Strata Corporation 

can (1) ban rentals of residential 

strata lots; (2) restrict the number or 

percentage of residential strata lots that 

can be rented; and (3) limit the period 

of time for which residential strata lots 

may be rented. However, if there is 

“an exception to every rule”, then the 

SPA is in turn, no exception. In certain 

circumstances, the laws of the land do not 

apply to everyone. For example, the SPA 

affords special exemptions when renting 

to a “family member” (as defined under 

the regulations to the SPA), and when the 

owner is eligible to rent their property 

on the basis of hardship. An improperly 

worded rental bylaw can also render 

itself unenforceable and give owners 

a window of new rental opportunities. 

Lastly, the owner developer can reserve 

the right to rent any or all strata lots in 

the community by way of the Rental 

Disclosure Statement filed at the creation 

of the strata development. These 

exemptions are conveniently found in the 

same statutory neighborhood (sections 

141 - 144, SPA), so Councils needn’t 

venture very far to find them. Despite 

this convenient location, however, 

determining how and when a residential 

tenancy ends entails strolling into 

other laws and examining the tenancy 

agreement between the parties.

The Ties that Bind 
Whether a rental property is in a strata 

corporation or rental building, the rights 

and obligations of residential landlords 

and tenants in British Columbia are 

derived from two main sources: the law 

(i.e. the common law and statute); and 

the contract (i.e. the residential tenancy 

agreement between the parties). 

Although there are many statutes that 

impact a residential tenancy relationship, 

the Residential Tenancy Act, S.B.C. 2002, 

c. 78 (the “RTA”) and its Regulations are 

the chief statutes that govern most 

residential rental accommodations in our 

province. The RTA administers all aspects 

of the residential tenancy relationship: 

how a tenancy starts; how a tenancy 

proceeds; and how a tenancy ends. 

The RTA’s purview over rentals in strata 

communities cannot be understated. 

No matter how much the neighbourhood 

Royal Family may wish to reign over 

strata lot rentals, the RTA holds the 

trump card. Indeed, the SPA tips its 

statutory hat to the RTA by prohibiting a 

Strata Corporation’s ability to interfere 

with residential tenancies. Unless 

otherwise permitted under the SPA, 

Strata Corporations are prohibited from 

screening tenants, establishing screening 

criteria, or inserting terms in tenancy 

agreements (section 141, SPA). The RTA 

also adds another layer of red tape by 

restricting a strata lot owner’s ability to 

end the tenancies they enter into.

Skedaddle Estates is an 80-unit

residential strata corporation in 

Burnaby, British Columbia. 

Like many strata corporations, 

Skedaddle Estates passed a rental 

restriction bylaw limiting the number of 

permitted rentals in the community to 

10 at a time. This past Spring, one of the 

permitted rental strata lots sold, and the 

Strata Council questioned whether or not 

the sale would automatically terminate 

the residential tenancy. The Council 

wondered: when the sale is over, must the 

tenant move out?

The Laws of the Land 
It will come as no surprise to strata 

agents and strata lot owners alike that 

living in a strata corporation means 

living under certain laws of the land. 

The Strata Property Act, S.B.C. 1998, c. 

43 (the “SPA”) is the principal legislation 

that governs the creation and operation 

of strata corporations in our province. 

This legislation operates in conjunction 

with the regulations made pursuant 

to the SPA, the strata corporation’s 

bylaws and rules, as well as several 

other provincial and municipal laws that 

regulate how persons can use and enjoy 

their strata properties.

In a kingdom that is a strata 

corporation, it is the Strata Council 

(the neighbourhood’s proverbial 

Royal Family), who is first tasked with 

administering these laws. Strata 

governance invariably entails regulating 

all aspects of communal living, from pet 

noise to drifting smoke, curtain colours, 
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landlord and tenant to negotiate an 

earlier end to their tenancy by way of a 

Mutual Agreement to End Tenancy. 

Any agreement to terminate a residential 

tenancy early must be made in writing 

and signed and dated by the tenant and 

the landlord (or the landlord’s agent). 

The address of the rental property must 

be clearly identified on the agreement, 

along with both the move-out date and 

time. A sample Mutual Agreement 

to End Tenancy is published by the 

Residential Tenancy Branch and made 

available for use by landlords and 

tenants. It is important to note that this 

sample Agreement only contemplates 

the voluntary termination of the 

tenancy, and does not include any 

other agreements that may be reached 

between the parties on matters relating 

to the early termination (such as offering 

a financial incentive to leave early). 

So long as the terms of the Mutual 

Agreement to End Tenancy do not 

contradict the RTA or conflict with any 

other governing laws, the landlord is at 

liberty to make a deal to end the tenancy.

This Land is My Land 
Whether or not a residential tenancy 

ends with the sale of a strata lot depends 

on a number of factors, including the 

tenancy agreement, the tenant’s 

willingness to vacate, and the purchaser’s 

intention to live in their new home. 

Although Strata Councils have a duty to 

manage their rental restriction bylaws, 

these laws of the land do not override 

the rights and obligations afforded to 

landlords and tenants under the RTA. 

In short, while strata lot owners may 

come and go, their residential tenants 

may be here to stay.

To stay on top of developments in 

residential tenancy law, strata agents 

and strata lot owners can visit the 

Residential Tenancy Branch website. 

Lisa N. Mackie is a lawyer with 

Alexander Holburn Beaudin + Lang LLP. 

For more information please visit their 

website at www.ahbl.ca

All Good Things Must Come 
to an End 
While strata lot owners have control 

over whom they rent or sell their strata 

property to, the RTA ultimately dictates 

how the rental comes to an end. 

Section 44 of the RTA lists the various 

ways to end a residential tenancy. 

For example, the landlord or tenant may 

each give written notice to terminate 

the agreement, or they may mutually 

agree to end the tenancy by way of 

another written agreement. The tenancy 

may end by virtue of the fact that that 

the tenancy agreement is for a fixed 

length of time which requires the 

tenant to vacate at the end of the fixed 

term on a specified date. Alternatively, 

the tenancy may be ended by order of 

the Residential Tenancy Branch, the 

administrative tribunal that administers 

the RTA and decides disputes between 

landlords and tenants under that 

legislation. Although the RTA allows 

strata lot owners to end their tenancies 

when they sell their strata lot, the 

legislation adopts various protections 

for tenants which are intended to cover 

their ability to continue residing in the 

rental home even after the sale.

Move Over 
Does the sale of a strata lot automatically 

terminate the residential tenancy? In a 

word: no. 

Under section 49(5) of the RTA, the strata 

lot owner is only permitted to end the 

tenancy if the following criteria are met:

 (a)  the landlord enters into an 

agreement in good faith to sell 

the rental unit; 

 (b)  all the conditions on which the sale 

depends have been satisfied; and 

 (c)  the purchaser asks the landlord, 

in writing, to give notice to 

end the tenancy on one of the 

following grounds: 

  (i)  the purchaser is an individual 

and the purchaser, or a 

close family member of the 

purchaser, intends in good 

faith to occupy the rental unit; 

  (ii)  the purchaser is a family 

corporation and a person 

owning voting shares in 

the corporation, or a close 

family member of that 

person, intends in good faith 

to occupy the rental unit.

As part of the 2 Month Notice to End 

Tenancy, the tenant is also eligible for 

compensation in an amount equivalent to 

one month’s rent on or before the move-

out date. This is typically provided by 

waiving the last month’s rent ordinarily 

payable by the tenant. Last but not least, 

the 2 Month Notice to End Tenancy must 

be issued using the mandatory form 

published by the Residential Tenancy 

Branch and available online.

Let’s Make a Deal
In the absence of meeting all of the 

criteria to issue a 2 Month Notice to 

End Tenancy, it is always open to the 

While strata lot owners have control 

over whom they rent or sell their strata 

property to, the RTA ultimately dictates 

how the rental comes to an end.
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RE-PIPING SPECIALISTS
Cambridge Plumbing specializes in Re-Piping 
Apartment Buildings and has Re-Piped over 
450 buildings totaling more than 17,000 suites.

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

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

Are you a low-income senior or a person with a disability who wants 

to live safely and independently in the comfort of your home? 

Do you have difficulty performing day-to-day activities? 

Does your home need to be adapted to meet your changing needs? 

If so, you may be eligible for financial assistance under the 

Home Adaptations for Independence (HAFI) program. 

Find out today if you are eligible and if you meet all of the 

requirements as a low-income homeowner or as a landlord applying 

on behalf of an eligible tenant.

To apply or learn more, visit 

www.bchousing.org/HAFI 

You can also contact BC Housing: 

Phone: 604-433-2218

Toll-free: 1-800-257-7756

Make Your Home Safe 
               for Independent Living 

H O U S I N G  M AT T E R S
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Thank you to our Partners and Sponsors

CHOA AGM &
Strata Symposium

May 4, 2016 – Vancouver

Thank you to our speakers and attendees for making this event such a success.
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P R O P E R T Y  M A N A G E M E N T

HELPING YOU PROTECT YOUR ASSET

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

Contact Us:

rjc.ca
Innovative thinking. Practical results.
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 - Mitali (Council President)  

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

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

relationship with you while providing your strata with an unmatched depth of support. 

 

AfterBefore
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The Annual Operating Budget

Leo Van Wensem / RHN Chartered Professional Accountants

   special levies only for funding 

specific projects or enhancing 

reserve funds needed to address the 

depreciation report.

Utilities, maintenance and repairs

The next step is to assign values to the 

individual line items in the budget. For line 

items such as electricity, gas, garbage, 

and other utilities, the same as the previous 

year plus inflation will normally be 

appropriate. This is called incremental 

budgeting, where the previous few 

year’s actual numbers are used plus any 

expected inflationary increase.

For the various repairs and maintenance 

line items, incremental budgeting is only 

partially appropriate. Regular routine 

maintenance that occurs every year can be 

incrementally budgeted, but any special 

maintenance projects that might be done 

less frequently or on an as-needed basis 

should be budgeted based on estimates 

of the work to be done. This is called zero-

based budgeting where the budget is built 

up from zero each year based on estimates 

for the projects Council wants to undertake. 

To keep strata fees consistent with only 

inflationary increases each year, less frequent 

or as-needed projects should be spread over 

several years. For instance, if driveways 

need to be attended to every 2 years, and 

landscaping upgrades are also required 

every 2 years, Council could schedule 

the driveways in the current year and the 

landscaping next year.

For instance, if driveways need to be attended 

to every 2 years, and landscaping upgrades 

are also required every 2 years, Council could 

schedule the driveways in the current year 

and the landscaping next year.

The budget should also include a provision for 

those bills that tend to come in unexpectedly

   the estimated balance in the contingency 

reserve fund at the end of the fiscal year.

These are the basic requirements pursuant 

to the Strata Property Act (SPA) and 

Regulations but this is not enough guidance 

to know what should be in the budget and 

how much money will likely be spent for 

each line item in the budget.

Preparing the Budget

Before beginning, it is important for Council 

to have good clear objectives to guide the 

budget-setting process. This is necessary 

to avoid long-term problems which often 

result from having the wrong objectives. 

For instance, if Council’s objectives are 

having strata fees as low as possible and 

with no increases, that may well be attainable 

for several years in a row but will ultimately 

result in a large, unexpected increase or to 

a dreaded special levy to fund an operating 

deficit or undertake special projects 

necessary because required maintenance 

was either not done or stalled off in order 

to keep strata fees at the same level.

The common property being maintained 

are long-term assets and even though the 

budget being prepared is for one year, 

Council should also consider the long-term 

maintenance of the common property.

From my perspective, simply ‘the protection 

and maintenance of the value of the 

property’ is a great overall objective that 

should result in:

   a modest, small-percentage fee increase 

each year;

   some tolerance in the budget for 

unforeseen issues;

   maintenance projects undertaken when 

needed;

   annual contributions to the Contingency 

Reserve Fund in accordance with the 

depreciation report; and

The annual operating budget for 

the upcoming year is a document 

presented at the annual general 

meeting each year for approval. If you are 

a Council member you have worked hard 

to consider all the anticipated spending 

for the next year and you are confident that 

the expenditures proposed are needed to 

operate the Strata Corporation in the next 

year. If you are an owner, you are focused on 

how much more your strata fees are going 

to be in the next year. A decision has to be 

made by all the owners, so how do you 

decide? What should you be considering? 

This article will discuss how budgets are 

prepared and how to read the budget with 

understanding so that a good decision can 

be made.

Requirements

The Strata Corporation must prepare a 

budget for the upcoming fiscal year for 

approval by a resolution to be passed 

by a majority vote at each annual general 

meeting (Strata Property Act 103 (1)). 

The regulations spell out what information 

must be in the budget:

   estimated expenditures out of the 

operating fund, itemized by category 

of expenditure;

   the total of all contributions to the 

operating fund;

    the total of all contributions to the 

contingency reserve fund;

   each strata lot's monthly contribution to 

the operating fund;

   each the opening balance in the 

operating fund and the contingency 

reserve fund;

   the estimated income from all sources 

other than strata fees, itemized by source;

    each strata lot's monthly contribution to 

the contingency reserve fund;

    the estimated balance in the operating 

fund at the end of the fiscal year;
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Reading and Understanding 
the Budget
Figure 1 is a sample basic budget proposal 

that you might see at your Annual General 

Meeting (AGM). Council has worked hard to 

propose a budget that is in accordance with 

their objectives and now it is up to you to 

consider the budget, suggest modifications, 

and ultimately approve or reject the 

proposed budget.

I have assumed that the AGM is just around 

the end of the fiscal year and that not all the 

actual figures are available yet. The ‘probable’ 

column is Council’s best estimate of what 

the actual results will look like. If your AGM 

is a month or so after the fiscal year end, 

the ‘probable’ column will likely be labelled 

‘actual’ since all figures for the previous year 

will be known. Notice the columns included:

    the first column is the previous year’s 

annual budget that was approved at the 

last AGM;

    the second column is the estimated actual 

for the previous year;

   the third column is the proposed budget 

for the next fiscal year; and

   the fourth column is not usually presented 

but is included in figure 1 to indicate the 

budgeting method used.

So, let’s take a look at the budget and make 

some quick observations:

    strata fees will be exactly the same as the 

prior year ($519,355);

    there was a deficit in the Operating Fund 

at the start of the year (-$12,659);

    there is an excess of revenue over 

expenditures in the current year that is 

large enough to take away the opening 

deficit and have a modest positive balance 

at the end of the current fiscal year ($9,295);

   Council is proposing to carry the current 

fiscal year positive balance into the next 

fiscal year ($9,295);

   Council has budgeted for an insurance 

deductible, legal fees and snow removal 

even though there were no expenditures in 

these categories in the current fiscal year – 

these expenditures are only if needed;

   There is a fairly big increase to the HVAC 

and repairs and maintenance categories; and

   The appropriations to the Contingency 

Reserve Fund are the same as the current 

year ($50,000).

or that can vary drastically from year to 

year — things like snow removal, insurance 

deductibles, and 3 year insurance appraisals.

Contingency Reserve Fund (CRF)

Finally, the appropriations to the 

Contingency Reserve Fund need to be 

determined. The Strata Property Act requires 

if the amount of money in the Contingency 

Reserve Fund at the end of any fiscal year 

after the first annual general meeting is less 

than 25% of the total contribution to the 

Operating Fund for the fiscal year that has 

just ended, the annual contribution to the 

Contingency Reserve Fund for the current 

fiscal year must be at least the lesser of:

   10% of the total contribution to the Operating 

Fund for the current fiscal year; and

   the amount required to bring the 

Contingency Reserve Fund to at least 

25% of the total amount budgeted for the 

contribution to the Operating Fund for the 

current fiscal year.

If the balance in the Contingency Reserve 

Fund at the end of any fiscal year after the 

first annual general meeting is equal to or 

greater than 25% of the annual budgeted 

contribution to the Operating Fund for the 

fiscal year that has just ended, additional 

contributions to the Contingency Reserve 

Fund may be made as part of the annual 

budget approval process after consideration 

of the depreciation report, if any, obtained 

under section 94 of the Strata Property Act.

Once the planned and unexpected 

expenditures and the contributions to the 

required contributions to the Contingency 

Reserve Fund are all budgeted, the funding 

needs to be considered. Start by listing 

separately and budgeting the estimated 

income from all sources other than strata 

fees. As a general rule, I recommend that late 

fees and bylaw fines should not be budgeted 

but still should be shown on a separate line.

Operating Fund

Next, the Operating Fund balance should be 

considered. Pursuant to the Strata Property 

Act, the previous year’s operating fund 

surplus can be:

   transferred into the contingency reserve 

fund;

   carried forward as part of the operating 

fund, as a surplus; or

    used to reduce the total contribution to the 

next fiscal year's operating fund.

If the Operating Fund is in a deficit position, 

the deficit must be eliminated during the next 

fiscal year. The Operating Fund balance can 

have a major impact on strata fees because 

a deficit and any amount not funded by 

ancillary income (income other than strata 

fees, such as strata suite rent, parking, interest, 

bylaw and late payment fees) and the previous 

year’s surplus in the Operating Fund has to 

be funded by strata fees.

When Operating Fund is in a deficit position

When the previous year’s Operating Fund is 

in a deficit position, Council has no choice but 

to eliminate the deficit in the next fiscal year 

either by increasing strata fees or by way of a 

special levy. I do not recommend eliminating 

a deficitby transferring funds from the 

Contingency Reserve Fund as those funds may 

be needed for emergencies or to prevent a loss.

When Operating Fund is in a surplus position

When the previous year’s Operating Fund 

is in a surplus position, Council can utilize 

all or portions of the surplus for one or more 

of the above options allowed by the Strata 

Property Act. Council can utilize all or a 

portion of the surplus to do things like:

   transfer to the Contingency Reserve Fund 

for depreciation report funding;

   keep strata fees the same as the previous year;

  reduce strata fees;

    fund a special project in the year budget 

without raising strata fees;

   fund large annual expenses that occur 

early in the fiscal year (eg. Insurance); or

   prevent the operating fund from going 

into a deficit in the event of unusual or 

unplanned expenditures.

After considering ancillary income and the 

previous year’s operating fund surplus or 

deficit, the remainder has to be funded by 

strata fees. This is a simple mathematical 

calculation that is allocated to each unit 

based on unit entitlement.

Unfortunately, a lot of owners base their 

decision on whether to approve the budget 

strictly on whether there is an increase in 

their strata fees. To ‘sell’ the budget, Council 

should communicate their objectives when 

presenting the budget for approval. This will 

help to rationalize the expenditures and take 

the focus off the magnitude of the fees. 

Owners will readily fund a budget that is well 

thought out and works toward clear short 

and long-term objectives.

Continued from page 31

Continued on page 33
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Approve or not approve — ask more 

questions!

So, it looks okay and there is no increase in 

strata fees…………approved I guess???

Not so fast…..for me, I need to know more! 

I want to know Council’s objectives when 

preparing the budget — both in the short 

and long-term. I want to know why the large 

increases in the HVAC and repairs and 

maintenance categories because I want to 

know if maintenance projects are being done 

as needed or if required maintenance is being 

stalled off. I want to know if the $50,000 

appropriation to the CRF is enough to be in 

compliance with the SPA requirements and 

fund the depreciation report. I want to know 

if any special levies to fund the depreciation 

report are planned. Really, I want to know if 

this budget protects and maintains the value 

of my property both in the short and long-

term without special levies.

Continued from page 32

If Council does not state their short and 

long-term objectives during the budget 

presentation, ASK! Questions like these are 

appreciated by Council and by other owners. 

You need this information to make a sound 

decision to approve the budget. 

Leo Van Wensem is a Director with RHN 

Chartered Accountants. For more information 

please visit their website at: www.rhncpa.com

THE OWNERS, STRATA PLAN NO SAMPLE – PROPOSED BUDGET PROPOSED BUDGET FOR THE YEAR ENDED DECEMBER 31, 2017

2016
Budget

$

2016
Probable

$

2017
Proposed

$
Method

INCOME
6000  Strata fees  519,355  519,355  519,355
6010  Fines – 400 –
6015  Interest income  1,000 750 700 I
6020  Parking  2,000  1,915  2,000 C
Total Income 522,355 522,420  522,055

GENERAL
8000  Audit 4,400 4,650  4,700 I
8010  Insurance/appraisal 46,000 45,223 46,000 I
8012  Insurance deductible  5,000 – 5,000 C
8015  Legal  2,500 – 3,000 Z
8020  Management fees 24,336   24,336   24,336 C
8070  Postage, photocopying and supplies 3,500  3,655   3,700 I
Total Income 85,736  77,864 86,736
BUILDING
8115  Electricity 39,000  37,500  38,000 I
8120  Elevator  27,600  30,100 30,000 I & Z
8110  Garbage and recycling 30,500  30,200 30,500 I
8125  Gas 42,000 40,206 41,000 I
8130  Janitorial 36,000 34,565 36,000 C
8140  Plumbing 5,500 2,416 5,500 Z
8145  Fire system 4,600  5,685  6,000 I
8150  HVAC 21,000 23,420  32,500 I & Z
8200   Repairs and maintenance  78,960 76,228  81,500 I & Z
8210   Water/sewer/recycling  61,000 59,356  61,000 I

 339,676   339,676  362,000

GROUNDS 
8140  Landscaping  18,000  26,503  22,814 I
8150  Irrigation  6,800  6,423  6,800 I
8160   Snow removal  3,000 –  3,000 Z

 27,800  32,926  32,614

Total Operating Fund Expenditures  459,696  450,466  481,350 
Appropriations to the Contingency Reserve Fund 50,000 50,000 50,000 DR & SPA
Total Expenditures and Appropriations 509,696  500,466  531,350 

EXCESS (DEFICIENCY) OF REVENUES OVER
EXPENDITURES AND APPROPRIATIONS FOR THE YEAR 12,659 21,954  (9,295)

OPERATING FUND BALANCE [SURPLUS (DEFICIENCY)] 
Balance, beginning of the year (12,659) (12,659) 9,295
Balance, end of the year – 9,295 –

METHOD LEGEND         I  –  Incremental         Z  –  Zero-based          C  –  Contract         DR  –  Depreciation Report         SPA  –  Strata Property Act

Figure 1
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rdh.com/depreciation-reports

re-
s t o r e 

rebuild re-
make build up im-

prove amend modern-
ize reanimate rebuild recall 

recondition reconstitute recon-
struct recover face-lift make overhaul 

recondition refresh refurbish rehabilitate 
remake remodel renew repair restore resurrect 

revamp resurrect retread revitalize revive spruce 
up update rejuvenate restore remake build up 
improve amend modernize reanimate rebuild 
recall reconstitute is it time to restore re-
construct update your strata’s story?
recondition recover face-lift overhaul recondi-
tion refresh refurbish rehabilitate remake re-
model renew repair resurrect retread revitalize 
revive spruce up update redeem make over over-
haul recondition refresh refurbish rehabilitate 
remake remodel renew repair restore resurrect 
retread revitalize revive spruce up update re-
establish refresh refurbish rehabilitate reim-
pose reinforce reinstate reintroduce rejuvenate 
renew renovate repair replace rescue retouch 
revitalize revive strengthen touch up renew 

Has it been 3 years since your last 
Depreciation Report?

Update your story with us.

Courtenay
(250) 703 4753
cou@rdh.com

Vancouver
(604) 873 1181
van@rdh.com

Victoria
(250) 479 1110

vic@rdh.com

 A  d i v i s i o n  o f  K o m a n  C o n s t r u c t i o n  L t d .  

________________________________ 
Target repair for Strata      
Building Envelope                 

Building Maintenance        

Restoration                             

Alteration                                 

Commercial Renovation    

General Contractor               

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

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

Koman  Restoration 

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

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

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

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

Bylaw Enforcement 
Property Designa ons 
and Disputes 
Strata Governance  

       Reviews 
And Much More... 
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Still Confused about Depreciation Reports?

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

Certified Reserve Planner
& Appraiser

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

Fax: 1-866-612-2800

Pacific Rim Appraisals Ltd.
2 – 57 Skinner Street

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

Fax: 1-250-754-3701

Pacific Rim Appraisals Ltd.
550 – 2950 Douglas Street

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

Fax: 1-866-612-2800

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

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

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

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

Certified Reserve Planners (CRP)

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

Insurance Appraisals — Covering All of British Columbia
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DEPRECIATION REPORTS

BUILDING ENVELOPE REVIEWS

GARAGE AND BALCONY
     INVESTIGATIONS

PROJECT MANAGEMENT

GEOTECHNICAL INVESTIGATIONS

ENVIRONMENTAL INVESTIGATIONS

MOULD AND ASBESTOS SURVEYS

1003 Brunette Avenue
Coquitlam, BC V3K 6Z5
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LIFE, lived better.
At Associa BC, we believe that service should be custom 
tailored to fit the specific needs of your community – 
from personalized websites and web-based management 
solutions to 24/7 customer service and online client 
portals, we have the solution for what you need.

FIND OUT WHAT IT’S LIKE TO LIVE LIFE 
BETTER WITH ASSOCIA BC. 

www.associabc.ca | 604.591.6060

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

E-Mail:

604-278-2121

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

Each Office is Independently Owned & Operated 

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

LOOKING FOR A PROPERTY MANAGEMENT COMPANY? 

LOOKING TO SELL YOUR CONDO OR TOWNHOUSE? 
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Due process is the order of the day!

Cora Wilson / Wilson McCormack Law Group

v. Collins, [2004] B.C.J. No. 2757 (B.C.S.C.). 

This is a harsh result since these legal 

costs could be substantial. This means that 

owners who not in violation of the bylaws 

must pay the legal costs of the persons 

who are in violation. This outcome places 

the cost burden on the wrong party at the 

end of the day.

The above cases underscore the importance 

of complying with the due process 

requirements set out in s. 135 of the Act. 

There is a risk that owners could proceed 

against council to recover their losses based 

on a breach of statutory duty.

Recent case law suggests that the principles 

of procedural fairness and due process are 

integral, but they are not limitless.

A recent decision held that it is not 

significantly unfair to exclude the 

complainant from the investigation 

process regarding a nuisance from 

cigarette smoke: Chorney v. Strata Plan 

VIS770, [2016] B.C.J. No. 164 (B.C.S.C.).

The 8 unit strata complex was originally 

constructed as a single family dwelling 

in 1912. It was converted into a strata 

corporation in the 1970’s. The building failed 

to meet modern standards for soundproofing 

and air flow between strata lots or between a 

strata lot and common property.

The complainant took issue with the 
procedures followed by council during 
the investigation phase of the complaint. 
The offender sold and left after the 
complaints started.

The complainant argued that it was 
significantly unfair for council not to 

provide her with notice before addressing 

 (2)  The strata corporation must, as 

soon as feasible, give notice in 

writing of a decision on a matter 

referred to in subsection (1) (a), (b) 

or (c) to the persons referred to in 

subsection (1) (e) and (f).

 (3)  Once a strata corporation has 

complied with this section in 

respect of a contravention of a 

bylaw or rule, it may impose a fine 

or other penalty for a continuing 

contravention of that bylaw or rule 

without further compliance with 

this section.

Consequences:
The case law addresses the consequences of 

failing to comply with this statutory scheme. 

The Court will strike down fines on grounds 

of a breach of the duty of fairness where 

the defaulting owner is not provided with 

notice of the complaint and an opportunity 

to be heard: Schoffield v. Strata Corp. 

N.W. 73 [1983] B.C.J. No. 2471 (B.C.C.A.).

Continuous fines for keeping a cat in a 

strata lot contrary to a pet prohibition 

bylaw (a continuous bylaw violation) were 

struck down by the Supreme Court where 

the fines were imposed without giving the 

owner an opportunity to be heard contrary 

to s. 135 of the Act. A procedural defect is 

not cured by providing a notice inviting the 

owner to meet with the council to discuss 

the fines: Dimitrov v. Summit Square Strata 

Corp. [2006] B.C. J. No. 1532 (B.C.S.C.).

The Supreme Court denied the legal 

costs of a strata corporation seeking relief 

against an owner who installed flooring 

contrary to the bylaws where the strata 

corporation failed to give the owners an 

opportunity to be heard: Strata Plan VR19 

When enforcing bylaws or rules

 strata councils must follow the due

 process scheme set out in s. 135 

of the Strata Property Act (the “Act”) 

before imposing a fine, requiring a 

person to pay the costs of remedying a 

contravention or denying a person the use 

of a recreational facility.

This scheme requires a strata corporation 

to give an owner or tenant details of a 

complaint and an opportunity to answer the 

complaint, including a hearing if requested, 

before council makes a decision regarding 

the allegations and takes steps to remedy 

the infraction if a violation has occurred.

S. 135 of the Act states:

  135 (1) The strata corporation must not

  (a)  impose a fine against a person,

  (b)  require a person to pay 

the costs of remedying a 

contravention, or

  (c)  deny a person the use of a 

recreational facility 

  for a contravention of a bylaw or rule 

unless the strata corporation has

  (d)  received a complaint about the 

contravention,

  (e)  given the owner or tenant the 

particulars of the complaint, 

in writing, and a reasonable 

opportunity to answer the 

complaint, including a hearing 

if requested by the owner or 

tenant, and

  (f)  if the person is a tenant, given 

notice of the complaint to the 

person’s landlord and to the 

owner.

Continued on page 40
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   e)  remove objects from the 

common property;

   f)  collect the reasonable costs of 

remedying the contravention;

   g)  take legal proceedings to 

compel compliance; and/or,

   h)  exercise any other rights or 

remedies available under law.

 8)  If the strata council determines 

that a person is in continuous 

contravention of a bylaw or rule, 

then it may impose a fine for 

contravention of that bylaw or rule 

every 7 days without further 

compliance with the due process 

requirements set out in s. 135 of 

the Act.

 9)  Whether or not the bylaw 

contravention is continuous is a 

question of fact. A rental bylaw 

contravention is more obvious. 

A noise bylaw contravention is not. 

If in doubt, a letter pursuant to 

s. 135 of the Act should be provided 

for each alleged infraction.

 10)  The due process requirements 

should be repeated for every new 

bylaw violation.

 11)  Council should only consider 

applications, complaints or notices 

provided to council in writing and 

delivered pursuant to s. 63 of the Act. 

A specific email address may be 

provided by the strata corporation 

for this purpose. The council should 

clarify that will not deal with a 

matter brought to its attention in any 

other manner. A bylaw addressing 

this issue should be considered.

The above is not intended to constitute 

an exhaustive code of conduct when there 

is an alleged bylaw contravention. If the 

council has questions regarding this 

process, it should seek legal advice. 

Cora Wilson is a lawyer with Wilson 

McCormack Law Group. For more 

information please visit their website 

at www.wmlg.ca

the alleged complaint with the alleged 

perpetrator on grounds that these 

discussions constituted a hearing.

The complainant (petitioner) argued that:

 1.  the investigation and questioning of 

the perpetrator by a council member 

was a hearing and the complainant 

was not given proper notice;

 2.  the strata corporation was attempting 

to force the complainant to 

withdraw the complaint;

 3.  the strata corporation was biased;

 4.  the strata corporation had 

prejudged the matter; and,

 5.  the process lacked even-handedness 

and adherence to law.

The Court disagreed and held that the 

council acted in a reasonable manner 

by attempting to resolve the problem 

without further proceedings given the 

lack of modern amenities and conflicting 

evidence between the complainant and 

the perpetrator. The Court found that the 

actions of council did not rise to the level 

of significant unfairness.

The Court concluded that the informal 

discussion formed part of council’s 

investigation. It was not a hearing and 

s. 135 of the Act did not apply.

The Court took judicial notice of the 

hazard created by second hand smoke. 

However, the perpetrator had sold. The 

Court refused to recommend a particular 

procedure for council to follow in the 

future in addition to those procedures set 

out in s. 135 of the Act. Therefore, a strata 

corporation can deal with complaints as 

it sees fit, as long as it complies with s. 

135 of the Act (principles of procedural 

fairness) and does not act in a manner that 

is significantly unfair to any person.

The Court reviewed s. 135 of the Act and 

concluded that it refers to the procedural 

requirements that a strata corporation 

must undertake if it intends to impose 

sanctions against a person who has 

violated a rule or bylaw. The provision 

refers to a person who is alleged to have 

breached a bylaw and, prior to imposing 

any penalties, mandates the strata 

corporation to first provide the alleged 

offender with particulars of the complaint 

in writing, and then provide that person 

with a reasonable opportunity to answer 

the complaint, including a hearing if 

requested by the owner or the tenant.

The following summarizes some best 

practices council may wish to adopt:

 1)  The strata council can issue a 

self-complaint.

 2) The infraction letter should:

   a)  set out the details of the 

complaint including when, 

where, how, what and why;

   b)  reproduce the relevant bylaws 

or rules and the wording of 

s. 135 of the Act;

   c)  provide a date for an answer or 

a request for a hearing; 

   d)  indicate the consequences if 

council determines that the 

bylaws or rules have been 

violated.

 3)  The infraction letter should provide 

the alleged offender with 20 days 

to answer the allegations and to 

request a hearing.

 4)  If the alleged perpetrator is a 

tenant, the strata council should 

also give notice of the complaint to 

the landlord, to the owner, or to the 

owner’s representative.

 5)  Once the notice date has passed, 

the council should meet as soon 

as feasible and make a decision 

regarding whether the bylaws or rules 

have been violated and this decision 

must be recorded in the minutes.

 6)  The council must promptly give 

notice in writing of the decision, 

including the proposed remedy if 

a violation was found, to the tenant 

and/or owner.

 7)  The remedy should fit the crime.   

The remedies may including any 

one or more of the following:

   a) issue a warning;

   b) assess a fine;

   c)  assess a continuous fine 

pending compliance;

   d) do work on the property;

Continued from page 39
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LOCAL  
KNOWLEDGE.
GLOBAL  
EXPERTISE.
>   BUIL DING EN V EL OPE CONDI T ION 

ASSESSMEN T S

>  DEPRECI AT ION REPOR T S

>  PROPER T Y CONDI T ION ASSESSMEN T S

>  ROOF CONDI T ION ASSESSMEN T S

>  WA RR A N T Y RE V IE WS

>  BUIL DING EN V EL OPE REMEDI AT ION

>   M A IN T EN A NCE A ND A SSE T 
M A N AGEMEN T

>  NE W CONS T RUC T ION

>   PA RK A DE / PODIUM WAT ERPROOFING 
ASSESSMEN TS

RICHMOND: 604-278-1411   
NORTH VANCOUVER: 604-924-5575 
FRASER VALLEY: 604-533-2992

ENGINEERING A WORLD OF POSSIBILITIES

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

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

Talk to a CMW Risk Advisor today. Call 604 294 3301.

www.wmlg.ca

• Bylaws
• Collections
• Development
• Construction Litigation

• Mediation / Arbitration
• Court Applications
• Privacy / Human Rights
•   Termination of Sections & 

Strata Corporations

McCORMACK & COMPANY
LAW CORPORATION

Suite 350 – 500 Sixth Avenue
New Westminster, BC  V3L 1V3

Tel: (604) 545-0095
Email: elaine@wmlg.ca

C.D. WILSON
LAW CORPORATION

630 Terminal Ave. N.
Nanaimo, BC  V9S 4K2

Tel: (250) 741-1400
Email: cora@wmlg.ca

Elaine T. McCormack, J.D.Cora D. Wilson, J.D.

Over 50 Years of Combined Legal Experience
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This is a testing phase for intake only. 

Many disputes will need to wait until the 

rest of our processes are ready before they 

are resolved. We expect this to happen in 

the fall. Our timeline target of 60 to 90 days 

won’t apply to the early intake testing.

Also, your ability to go to court may be 

limited. If you apply for strata dispute 

resolution with the CRT, you and the other 

parties will be required to continue in the 

CRT, rather than going to court instead. 

If you start, and then decide you would 

rather go to court instead of waiting for 

the CRT to fully open, you’ll need to ask 

the CRT’s permission. If this happens, the 

CRT would probably agree to it during 

early intake.

The other thing to know is that not 

everything will be online. You’ll be able 

to use the Solution Explorer for strata 

disputes and you’ll be able to apply to 

the CRT using our online system or 

a PDF form. However, other dispute 

resolution processes will be done through 

email, video, telephone or mail, while we 

continue to build the CRT technology. 

The CRT is now accepting strata claims 

for early intake. For more information 

please visit the CRT website at: 

www.civilresolutionbc.ca

We know that there is a tremendous pent 

up demand for dispute resolution in the 

strata community, because many people 

cannot afford to go to court. We will do 

our best to manage this high volume of 

cases, but we will need your patience and 

cooperation as we deal with an instant 

backlog when we begin accepting cases.

While you may have to wait for some time to 

have your dispute resolved, there are some 

advantages of going through the CRT’s early 

intake process. One advantage is that if the 

CRT accepts your dispute, this pauses the 

limitation period, which is typically 2 years 

for strata disputes. Limitation periods can 

be complicated, and missing them can stop 

you from being able to bring your claim to a 

court or the CRT.

Also, filing your strata dispute with the 

CRT also means that you’ll be ready for 

the facilitation phase as soon as we are 

able to offer this service. Just making 

your early intake application might help 

to clarify the issues and encourage an 

early resolution by agreement among the 

parties in your dispute.

There are some important limitations of the 

CRT’s early intake process that you should 

know. As discussed above, the CRT’s 

full dispute resolution services won’t be 

available during early intake. 

Strata communities have been 

waiting patiently for the Civil 

Resolution Tribunal to open 

its doors. At each stage of the CRT’s 

development, you’ve generously shared 

your time and advice with us through 

public forums, seminars, working groups, 

and user testing. This has helped us do our 

best to make sure the CRT’s technology, 

staff, and processes will meet your needs.

Thanks to your help, the CRT is the first 

area of the justice system in Canada that 

has effectively been co-designed by the 

public. You’ve demonstrated that one of 

the best ways to increase access to justice 

is to collaborate with the people to whom 

the justice system belongs. This is one way 

the CRT is fulfilling its commitment to 

“put the public first.”

This summer, we will be asking for your 

help again. In the coming months, we plan 

to start accepting early applications for 

dispute resolution from people with real 

strata disputes. This means you’ll be able 

to start a strata claim using our internet-

based early intake process. You’ll have to 

pay a fee and also notify the other people 

in the dispute about your claim.

We’ll use this time to test and improve our 

online intake processes for strata. We’ll hold 

on to these applications and then move 

them into the facilitation phase as soon 

as we’re ready. After that, they can be 

resolved by a decision and an enforceable 

order if they need it.

Although we’ll start accepting applications 

for strata dispute resolution, we won’t be 

ready to resolve them right away. We’re still 

getting ready to handle the large number 

of strata disputes we expect to see once 

we’re fully open.

What Will The CRT’s Early Strata Intake 

Mean For You?

Shannon Salter / Civil Resolution Tribunal (CRT)
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FALL 2016
STRATA EDUCATION PROGRAM

HOW THE CIVIL RESOLUTION TRIBUNAL WILL IMPACT STRATA OPERATIONS

Session #1: Strata Insurance and Understanding the impact of the CRT on insurance claims and collecting deductibles
Session #2: Forms and Financial operations Using the CRT as a collection tool

Session #3: Other legislation that impacts strata corporations

Each seminar session is designed to provide a complete reference to the Strata Property Act, Regulations, Schedule of Standard
Bylaws, and related legislation that has an impact on strata corporations in BC.

Fees: daytime seminars are $60 first registrant, $30 each additional registrant
evening seminars are $30 each registrant or attend all three for $60.

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

Dawson Creek* Thursday, September 22, 2016 7:00 pm 9:00 pm Super 8 Hotel

Prince George #1, #2, #3 Monday, September 26, 2016 9:00 am 3:00 pm Coast Inn of the North

Terrace* Wednesday, September 28, 2016 7:00 pm 9:00 pm Knox United Church

Prince Rupert* Thursday, September 29, 2016 7:00 pm 9:00 pm Northwest Community College

Sechelt #1, #2, #3 Thursday, October 06, 2016 9:30 am 3:00 pm Seaside Centre

Nelson #1, #2, #3 Wednesday, October 12, 2016 9:00 am 3:00 pm Hume Hotel

Cranbrook #1, #2, #3 Thursday, October 13, 2016 9:00 am 3:00 pm St. Eugene Golf Resort

Surrey #1, #2, #3 Saturday, October 15, 2016 9:00 am 3:00 pm Kwantlen Polytechnic University

Coquitlam #1, #2, #3 Saturday, October 22, 2016 9:00 am 3:00 pm Douglas College

Kamloops #1, #2, #3 Wednesday, October 26, 2016 9:00 am 3:00 pm Coast Convention Centre

Vernon #1, #2, #3 Thursday, October 27, 2016 9:00 am 3:00 pm Prestige Hotel

Kelowna #1, #2, #3 Friday, October 28, 2016 9:00 am 3:00 pm Ramada Hotel

Penticton #1, #2, #3 Saturday, October 29, 2016 9:00 am 3:00 pm Days Inn

Abbotsford #1, #2, #3 Thursday, November 03, 2016 9:00 am 3:00 pm Quality Hotel **

Richmond #1, #2, #3 Saturday, November 05, 2016 9:00 am 3:00 pm Kwantlen Polytechnic University

Vancouver #1 Monday, November 07, 2016 7:00 pm 9:00 pm Vancouver Public Library

Vancouver #2 Monday, November 14, 2016 7:00 pm 9:00 pm Vancouver Public Library

Campbell River #1, #2, #3 Thursday, November 17, 2016 9:00 am 3:00 pm Coast Discovery Inn

Nanaimo #1, #2, #3 Friday, November 18, 2016 9:00 am 3:00 pm Coast Bastion Inn

Victoria #1, #2, #3 Saturday, November 19, 2016 9:00 am 3:00 pm Sandman Hotel

Vancouver #3 Monday, November 21, 2016 7:00 pm 9:00 pm Vancouver Public Library

North Vancouver #1, #2, #3 Saturday, November 26, 2016 9:00 am 3:00 pm North Shore Winter Club

For registration details please visit the CHOA website at www.choa.bc.ca (seminars)

NO REFUNDS for no shows or cancellations received less than 48 hours prior to the event.
CHOA reserves the right to cancel or change seminars without notice, due to unforeseen circumstances.
*Session information and fees differ from regular seminars. Please see www.choa.bc.ca for further information.
**Quality Hotel & Conference Centre is formerly known as Ramada Plaza

In Partnership With
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The CHOA Fall 2016 Strata Education Program 

HOW THE CIVIL RESOLUTION TRIBUNAL WILL IMPACT STRATA OPERATIONS    
 

Session #1 
Strata Insurance and Understanding 
the impact of the CRT on insurance 
claims and collecting  deductibles 
 
Definitions of insurance:   
 Common property  

 Common assets  

 Fixtures  

 Betterments  
  
Different types of policies:   
 Strata lot owner, landlord, tenant 

 Strata Corporation 

 Strata Section   

 Vehicle policy  

 Construction warranties  

 Commercial use  

 Air Space Parcel obligations  

 Bare land strata  

 How to buy insurance 
  
Levels of insurance  
 Minimal  insurance for general liability, 

property coverage, appraised values  
  
Optional coverage:  
 Errors and omissions  

 Human rights claims  

 Illegal drug activity  

 Earthquake insurance  

 Directors & Officers liability  
  
Other insurance related topics:   
 Using the CRT to collect a deductible and the 

impact of the Limitation Act  

 How deductible amounts are set   

 The cause of higher risks and rates  

 What documents and materials a strata must 
provide to owners and tenants  

 Who and what is covered by the strata 
corporation policy  

 Who pays cost of claims and deductibles  

 What happens when a tenant causes a claim  

 What types of claims may be exempt from a 
strata corporation, home owner or landlord 
policy 

 
What happens when damages are below the       
amount of an insurance deductible?  
 Who is responsible for the damages to 

 Common property  
 A strata lot 
 Personal property  

 

Session #2 
Forms and Financial operations  
Using the CRT as a collection tool  
 
Preparing the proposed budget for the notice of 
Annual General Meeting   
 Calculating strata fees 
 Calculating the contingency contribution 

 
The financial information required by the Strata 
Property regulations for:  
 The operating account 
 The contingency reserve fund 
 Special levy accounts    

  
   Approving and Managing Special Levies: 

 ¾ vote resolutions for special levies 
 Insurance deductibles no ¾ vote 
 Accounting for special levies 

 
   Managing Collections 

 How the Limitation Act applies  
 Accounting for secured debts and             

unsecured debts separately 
 Collecting strata fees, special levies and 

interest 
 Collecting fines, user fees, damages, 

insurance deductibles, administrative costs 
 Creating monthly receivables reports 
 Maintaining records for claims that may 

arise under the CRT  
 

   Fines, user fees, other costs 
 Review of the procedures for enforcing 

bylaws and rules, decision making, record 
keeping and documentation for applications 
or responses to the CRT or court applications 
for order for sale 

 Review the types of fines, user fees, 
damages or insurance deductibles that may 
be claimed 

 
  Reporting for Strata Management 

 Review of the requirements for strata 
managers to provide monthly financial 
statements and management of trust funds 

 
   Form F Payment Certificate & 
   Form B Information Certificate                   

 Understanding the costs that may be 
included on a Form F  

 The procedures of issuing a Form F & B 
 What to do if an owner owes money 
 How to respond if an owner commences an 

action in the CRT and disputes the amount 
owing on the Form F 

 Understanding the financial information 
that must be disclosed  

 Understanding the fees that may be 
charged for forms and copying  

Session #3 
Other legislation that impacts strata 
corporations 
 
Personal Information and Protection Act 
(PIPA)  

 The responsibility of the strata 
corporation to maintain records and 
documents 

 What documents must be provided on 
request  

 Role of the privacy officer 
 

   Guide Dog and Service Dog Act 
 Understanding the impact of the 

legislation and amendments to the Strata 
property Act on strata bylaws as applied 
to certified dogs and retired dogs 

 
Builders Lien Act 

 When the Builders Lien Act applies to 
construction agreements 

 The obligation of the strata corporation 
to maintain a separate hold back trust 
account 

 The time periods to release the funds at 
the completion of the project 

 The documents and certification  a strata 
corporation will require to release 
payment 

 What to do if Builder’s Liens are filed 
against strata lots  

 
BC Human Rights Tribunal 

 Understanding how the BC Human Rights 
Code applies to strata corporations in BC 

 What to do if your strata corporation is 
given notice of a claim  

 What is the interpretation of 
“accommodation” and when would the 
requirement apply to occupants?  

WorkSafe BC & Asbestos Protocols 
 When does the strata corporation have to 

comply with WorkSafe regulations.  
 Who is responsible to meet WorkSafe 

regulations and act as the primary 
contractor?  

 How do the regulations apply to common 
property and strata lots?  

 Who is responsible for fines and penalties 
relating to WorkSafe violations?  

 How to include environmental  terms and 
conditions into alteration agreements to 
protect the strata corporation 

     
     BC Safety Authority 

 The regulations and enforcement of the 
BC Safety Authority for elevators, 
electrical services, gas fired boilers and air 
make up units 
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CHOA Business Members
APPRAISALS,

RESERVE ADVISORS &
DEPRECIATION

REPORTS

2020 Depreciation Reports
Richmond
604.638.1041
2020depreciationreports.com

Arctic Depreciation 
Report Appraisals Inc.
Vancouver
604.729.2961

aStratagy Reserve Fund 
Planning
Cranbrook
888.771.4571

C4U Inspections
West Kelowna
866.765.4434
c4uinspections.ca

Campbell & Pound 
Commercial Ltd.
Richmond
604.274.8885
campbellpound.com

Citadel Building 
Consultants Ltd.
Coquitlam 
604.655.9443
citadelbuildingconsultants.com

Collingwood 
Appraisals Ltd.
New Westminster
604.526.5000
collingwood.com

Constructive Condo 
Reporting Corp.
New Westminster
778.232.6707
constructivecrc.com

Cushman & Wakefield Ltd.
Vancouver
604.683.8181
bcdepreciationreports.com

Dream Home Appraisal 
Corp.
Kelowna
250.860.4400
dreamhomegroup.ca

Dynamic Reserve Fund 
Studies Inc.
Kelowna
855.853.8255
dynamicrfs.com

Fraser Valley 
Appraisals Ltd.
Chilliwack
604.792.2133
fvappraisals.com

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

Hollett Real Estate 
Advisors
North Vancouver
604.290.3498
bcdepreciationreports.ca

Ingleside Development 
Consulting Ltd.
Kelowna 
604.999.1773
inglesidedevelopment.ca

Island Depreciation 
Reports Ltd.
Brentwood Bay
778.351.1928
idrbc.ca

Jackson & Associates Ltd.
Courtenay
250.338.7323
comoxvalleyappraisers.com

Kent-Macpherson
Kelowna
250.763.2236
kent-macpherson.com

Maintenance Operations 
Program Inc.
Langley
604.574.6435
mopinfo.ca

NLD Consulting – Reserve 
Fund Advisors
Burnaby
604.638.1041
reserveadvisors.ca

Normac Appraisals 
Vancouver
604.221.8258
normac.ca

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

Pacific West Home 
Inspections Inc.
Sorrento
250.833-8955
bchomeinspections.ca

Palmer Appraisals Ltd.
Victoria
250.388.9102
palmerappraisals.com 

Penny and Keenleyside 
Appraisals
New Westminster
604.525.3441
pkappraisals.com

Reliance Asset 
Consulting Inc.
Victoria
1.866.941.2535
relianceconsulting.ca

RFP Reserve Fund 
Planning Inc.
Oliver
250.809.1333
reservefundplanning.ca

Rylin Consulting Inc.
Calgary
403.863.1053
rylinconsulting.ca

Schoenne Property 
Services Ltd.
Vernon
250.542.2222
schoenneassociates.com

Strata Life Reporting 
Services
Surrey
604.396.9556
stratalifereporting.ca

Strata Reserve Planning
Vancouver
604.608.6161
StrataReservePlanning.com

Taycon Consulting Inc.
Calgary
403.519.2693
tayconconsulting.ca

Techa Building 
Consultants Ltd. 
Burnaby
604.838.2725
techabc.ca

ASPHALT & CONCRETE 

Curtis Paving
West Vancouver
604.922.2314
curtispaving.com

Topwest Asphalt Ltd.
Abbotsford
604.755.0300
topwestasphalt.com

BUILDING ENVELOPE
MAINTENANCE

Bemco Pacific Services Inc.
Vancouver
604.294.8111
bemco.ca

New City Contracting Ltd.
Vancouver
604.215.7374
newcitycontracting.com

PCM Pomeroy Building 
Maintenance Ltd.
Burnaby
604.294.6700
pomeroyconstruction.com

Prostar Painting & 
Restoration
Vancouver
604.876.3305

Remdal Painting &  
Restoration Inc.
Surrey
604.882.5155
remdal.com

Rockport Property Services
Port Coquitlam
778.285.3799
rockportpropertyservices.com

CONSTRUCTION &
BUILDING ENVELOPE

RESTORATION

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

Aqua City 
Restorations Ltd.
Burnaby
604.716.3511
aquacity.ca

Coastpro Contracting Ltd.
Fort Langley
604.881.7011
coastpro.ca

Cobing Building Solutions
Maple Ridge
604.457.1077

Columbus Construction & 
Restoration Ltd.
Richmond
604.241.3991
columbusconstruction.ca

EPS Westcoast 
Construction Ltd.
Surrey
604.538.8249
epswestcoast.com

Koman Construction Ltd.
Vancouver
604.709.1818

MacDonald Builders
Penticton
778.476.4569
maccid.com

Pacific Building Envelope 
Maintenance 
Delta
604.940.6056
pbemltd.com

Rite Handyman Ltd.
Coquitlam
604.438.4555
ritehandyman.ca

Seafront Homes Ltd.
Maple Ridge
604.328.1015
seafronthomes.org

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

COMPUTER SOFTWARE &
TELECOMMUNICATIONS

Access Point Information 
Canada Ltd.
Victoria
1.877.953.8253
estratahub.com

Bridge Strata Planning Ltd.
Victoria
888.383.0288
BridgeSP.com

Delta Cable
Delta
778.434.3023
deltacable.com

Power Strata Systems Inc.
Vancouver
604.971.5435
powerstrata.com

DRYER VENT
CLEANING

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

Commercial Vent  
Cleaning Ltd.
Langley
604.251.1717
commercialvent.com

Michael A. Smith  
Duct Cleaning
Surrey
604.589.2553
masduct.com

Modern PURAIR
Dryer Vent Cleaning
Langley
604.299.6620
modernpurair.com

National Air Technologies
Surrey
604.730.9300
natech.ca

DECKS & RAILINGS

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

KANDY Outdoor Flooring
Vancouver
604.222.2055
kandyoutdoor.com

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

ENGINEERING,
ARCHITECTURE &

DEPRECIATION
REPORTS

Apex Building Sciences Inc.
Surrey
604.575.8220
apexbuildingsciences.com

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

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

BC Building Science
New Westminster
604.520.6456
bcbuildingscience.com

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

Busque Engineering Ltd.
Richmond
604.277.7787
busqueengineering.com

CCI Group
Coquitlam  
604.553.4774
ccigroupinc.ca

Continued on page 47
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CHOA Business Members
ENGINEERING,

ARCHITECTURE &
DEPRECIATION
REPORTS CON’T

Chatwin Engineering
Victoria
250.370.9171
chatwinengineering.com

CSA Building Sciences 
Western Ltd.
Coquitlam
604.523.1366
csawest.com

exp.
Burnaby
604.709.4630
exp.ca

Herold Engineering Ltd.
Nanaimo
250.751.8558
heroldengineering.com

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

James Dobney 
Inspections
Port Coquitlam
604.942.8272
jamesdobney.com

JRS Engineering
Burnaby
604.320.1999
jrsengineering.com

LDR Engineering Group
Burnaby
604.805.6785
ldrgroup.ca

McCuaig & Associates 
Engineering Ltd.
Vancouver
604.255.0992
mccuaig.net

Morrison Hershfield
Burnaby 604.454.0402
Nanaimo  250.755.4025
Victoria  250.361.1215
morrisonhershfield.com

RDH Building Science Inc.
Vancouver  604.873.1181
Victoria 250.479.1110
Courtenay 250.703.4753 
rdhbe.com

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

Sense Engineering Ltd.
North Vancouver 
778.869.3035
senseengineering.com

Strata Engineering Inc. 
Vancouver 604.780.1316
Okanagan 250.681.1844
Victoria 250.412.6568
strataengineering.ca

Techa Building 
Consultants Ltd. 
Burnaby
604.838.2725
techabc.ca

Touwslager Engineering 
Ltd.
Burnaby
604.299.1906
touwslagerengineering.com

WSP Canada Inc.
Kelowna  250.491.9778
North Vancouver 
  
604.924.5575
Richmond 604.278.1411
Surrey 604.533.2992
Victoria 250.475.1000
wspgroup.ca

ENVIRONMENTAL &
ENERGY

Access Gas Services Inc.
Delta
604.519.0862
accessgas.com

Enerpro Systems Corp.
North Vancouver 
604.982.9155
enerprosystems.com

Fischer Resource 
Efficiency Solutions 
Kelowna
250.712.0066
fischerandcompany.ca

Pinchin West Ltd. 
Richmond
604.244.8101
pinchinwest.com

Titan Enersave
Burnaby
604.422.0115
titanenersave.com

Xerowaste Solutions Inc.
Vancouver
604.674.8434
xerowaste.ca

FINANCIAL & 
ACCOUNTING

Bank of Montreal
Toronto 
416.927.5973
bmo.com

Blueshore Strata 
Finance Ltd.
North Vancouver
778.886.5895
blueshorefinancial.com

CIT Financial Ltd.
North Vancouver
905.537.3557
cit.ca

Coast Capital Savings 
Credit Union
Victoria  250.483.8710
Vancouver  604.288.3313
coastcapitalsavings.com

Colette Stoof & Co. Inc.
Penticton 
250.488.8756

CWB Maxium Financial
North Vancouver 
604.985.1077
cwbmaxium.com

Dong Russell & 
Company Inc.
Vancouver
604.730.7472

Kemp Harvey Goodison 
Hamilton Inc.
Burnaby
604.291.1470
khgcga.com

KPMG MSLP
Vancouver
604.673.4400
kpmg.ca

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

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

VersaBank
Garibaldi Highlands
604.984.7564
versabank.com

Western Financial Group
Fernie
250.423.6831
westernfg.ca

Westminster Savings 
Credit Union
New Westminster
604.528.3835
wscu.com

FIRE, FLOOD &
 EMERGENCY

RESTORATION

1st Trauma Scene Clean Up
Surrey
604.598.8887
traumascenecleanup.ca

ABK Restoration 
Services Ltd.
Penticton
250.493.6623
myabk.com

Canstar Restorations
Coquitlam  604.549.0099
Surrey  604.882.6505
Whistler  604.935.2050
canstarrestorations.com

Easy Care Restoration Ltd.
Richmond
604.278.4646
easycarerestoration.com

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

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

GOVERNMENT &
 ASSOCIATIONS

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

Better Business Bureau
Vancouver
604.681.0312
mainlandbc.bbb.org

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

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

Gallaghers Canyon 
Property Owners Assn
Kelowna 
250.869.1645

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

Landlord BC
Vancouver
604.733.9440
bcapartmentowners.com

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

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

Strata Property Agents 
of BC
Surrey
604.980.4729
spabc.org

Victoria Residential 
Builders Assn.
Victoria
250.383.5044
vrba.ca

HVAC

Broadway Refrigeration 
& A/C Co Ltd.
Vancouver
778.825.8538
broadwayrefrigeration.com

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

INSURANCE

BFL CANADA 
Insurance Services Inc.
Vancouver
604.678.5403
bflrealestate.ca

Bridges International 
Insurance Services
Vancouver
604.408.8695
biis.ca

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

CMW Insurance Services 
Burnaby
604.294.3301
cmwinsurance.com

Co-operators, The
Vancouver
604.872.6788
cooperators.ca

Hendry Swinton 
McKenzie Insurance
Victoria
250.388.5555
hsminsurance.com

Hub International Barton 
Insurance
Chilliwack
604.703.7070
hubinternational.ca

Hub International Coastal 
Insurance Brokers
Burnaby
604.269.1000
hubcoastal.ca

Seafirst Insurance 
Brokers Ltd.
Sidney
250.656.9886

Vancouver Island 
InsuranceCentres Inc.
Courtenay
250.338.3355
viic.ca

Victoria Residential 
Builders Assn.
Victoria
250.383.5044
vrba.ca

WBI Home Warranty Ltd.
Burnaby
604.639.2924
wbihomewarranty.com

Continued from page 46

Continued on page 48
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INSURANCE CON'T

Western Financial Group
Fernie
250.423.6831
westernfg.ca

Western Financial Group
Kelowna
250.762.2217
westernfinancialgroup.ca

INTERIOR FINISHES,
FURNITURE, & FIXTURES

Interiors Defined
North Vancouver
604.764.5432
interiorsdefined.ca

Metrotown Floors & 
Interiors
Burnaby
604.434.4463
metrotownfloors.com

JANITORIAL &
MAINTENANCE

Ambient Aire
Burnaby
778.379.2473
ambientaire.ca

City View Systems Inc.
Vancouver
604.878.7282
cityviewsystems.com

Fairview Building 
Maintenance
Vancouver
604.831.5694
fairviewmanagement.net

Linis Maintenance Services
Surrey
604.761.4318
linis.ca

Pacific Heights 
Services Inc.
Vancouver
604.876.9095
pacificheightsinc.com

Priority Building 
Services Ltd.
Vancouver
604.327.1123
prioritybuildingservices.com

LANDSCAPING

Arsenault Tree Service
Mission
604.820.8842
arsenaulttreeservice.ca

Busque Engineering Ltd.
Richmond
604.277.7787
busqueengineering.com

CCI Group
Coquitlam  
604.553.4774
ccigroupinc.ca

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

Busybee Gardening 
Surrey
604.990.7233
busybeegardening.com 

Countryside Landscaping
Surrey
778.565.1228
countrysidelandscaping.ca

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

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

Alexander Holburn  
Beaudin + Lang LLP
Vancouver
604.484.1700
ahbl.ca

Becker & Company 
Lawyers
Pitt Meadows
604.465.9993
beckerlawyers.ca

BWF Fodchuk Law 
Corporation
Vancouver
604.730.9900

Cambrey Consulting Ltd.
Port Coquitlam
604.552.4396
cambreyconsulting.com

Clark Wilson LLP
Vancouver
604.687.5700
cwilson.com

Cleveland Doan LLP
White Rock 
604.536.5002
cleveland.doan.com

Doak Shirreff LLP
Kelowna
250.763.4323
doakshirreff.com

Fischer and Company
Kelowna
250.712.0066
fischerandcompany.ca

Haddock & Company
North Vancouver
604.983.6670
haddock-co.ca

Hammerberg Lawyers LLP
Vancouver
604.269.8500
hammerco.net

Harper Grey LLP
Vancouver
604.687.0411
harpergrey.com

Klassen & Company
Abbotsford 
604.854.2086
klassenandcompany.com

Lesperance Mendes
Vancouver
604.685.4894
lmlaw.ca

Miller Thomson LLP
Vancouver
604.687.2242
millerthomson.com

Nixon Wenger
Vernon
250.542.5353

Pazder Law Corp.
Vancouver
604.682.1509
pazderlaw.com

Reed Pope Law 
Corporation
Victoria
250.383.3838
reedpope.ca

Remedios & Company
Vancouver
604.688.9337
remediosandcompany.com

Richards Buell Sutton LLP
Vancouver
604.682.3664
rbs.ca

Robert E. Groves
Kelowna
250.712.9393
robertegroves.com

Sorensen Smith LLP
Chilliwack
604.705.0022
sorensensmith.com

Wilson McCormack 
Law Group
Nanaimo 250.741.1400
New Westminster 604.545.0095
wmlg.ca

LIGHTING

Lumenix
Etobicoke
416.503.4665
lumenix.com

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

PAINTING

All - Bright Painting
Langley
604.671.3907
all-brightpainting.com 

Fresh Paint
Vancouver
604.433.7374
getfreshpaint.com

Millenium 2000 Painting 
& Decorating
Coquitlam
604.715.9551
millenium2000painting.ca

Primus Pro Painters Inc.
Surrey
604.561.9540
primuspropainters.com

Prostar Painting & 
Restoration
Vancouver
604.876.3305

Remdal Painting &  
Restoration Inc.
Surrey
604.882.5155
remdal.com

Unitus Painting
Langley
604.357.4787
unituspainting.com

Vanguard Painting Ltd.
Vancouver
604.732.4223
painter.ca

Warline Painting Ltd.
Surrey
604.542.5064
warlinepainting.ca

PLUMBING

1Clearwater Technology 
Ltd.
Kelowna
604.329.9577
1clearwater.com

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

Brighter Mechanical Ltd.
Richmond
604.279.0901
brightermechanical.com

Cambridge Plumbing 
Systems Ltd.
Vancouver
604.872.2561
cambridgeplumbing.com

CuraFlo of BC
Burnaby
604.298.7278
curaflo.com/bc

DMS Mechanical Ltd. 
Burnaby
604.291.8919
dmsmechanical.com

Drainscope of Victoria
Victoria
250.590.1535
drainscope.net

Hytec Water 
Management Ltd.
Burnaby
604.628.2421
hytecwater.com

Pioneer Plumbing & 
Heating Inc.
Vancouver
778.878.2364
pioneerplumbing.com 

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

Victoria Drain Services Ltd.
Victoria
250.818.1609
victoriadrains.com

PROJECT
MANAGEMENT

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

HomeWise Plumbing and 
Drainage Services Ltd
Sooke
250.883.7271
homewise.ca

Planact Management Ltd.
Vancouver
604.216.8782
planactmanagement.com

ROOFING

Absolute Roof Solutions 
Inc.
Vancouver 
604.263.0334
absoluteroof.ca

BC Roof Inspections
Langley
604.539.2510
bcroofinginspections. com

Best Quality Roofing 
Systems
Coquitlam
604.716.5325
bcroofing.ca

Canuck Roofing Ltd.
Richmond
778.772.1969
canuckroofing.ca

Coast Mountain Roof Ltd.
Burnaby
604.617.8376
coastmountainroof.com

Design Roofing Services 
Port Coquitlam
604.944.2977
designroofing.ca

Evo Roofing Inc.
Burnaby
604.722.9981
evoroofing.ca

Helios Roofing and 
Waterproofing Ltd.
Burnaby
604.783.2806
heliosroofing.com

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

Continued from page 47
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Continued from page 48

ROOFING CON’T

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

Roofix Services Inc.
Burnaby
604.444.4342 
roofixinc.com

Roof Tech Consultants Ltd.
Fort Langley
604.888.7663
rooftechconsultants.ca

Specifix Building Science
Surrey
604.576.5740
specifex.com

TechPro Roofing
Surrey 
604.371.2505
techproroofing.ca

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

Trimstyle Consulting 
Vancouver
604.909.7777
trimstyle.ca

Valhalla Roofing Ltd. 
Langley 
778.895.2503
valhallaroofing.com

SECURITY

Aldersmith Group, The
Sooke
778.679.9987
aldersmith.ca

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

Aberdeen Property 
Management
Richmond
604.273.1234

Accent Property  
Management Ltd.
Vernon
250.542.1533
accentpm.ca

Advantage Property 
Management Ltd.
Victoria
250.881.8866

Alliance Strata 
Properties Ltd.
Parksville
250.951.0851
alliancestrata.com

All Property 
Consultling Inc.
Surrey
778.323.7335
allpropconsulting.com

Ascent Real Estate 
Management Corp.
Burnaby
604.431.1800
ascentpm.com

Assertive Northwest 
Property Management 
Group
Burnaby
604.253.5566
northweststrata.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

Bayside Property Services
Burnaby
604.432.7774
baysideproperty.com

Bayview Strata 
Services Inc.
Parksville
250.248.1140
bayviewstrataservices.ca

Blueprint Strata 
Management
White Rock
604.200.1030
blueprintstrata.com

Bradshaw Strata  
Management Ltd.
Surrey
604.576.2424
bsmstrata.ca

Campbell Strata 
Management Ltd.
Abbotsford
604.864.0380
campbellstrata.com

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

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

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

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

Citybase Management 
Vancouver
604.708.8998
citybase.ca

CML Properties 
Kamloops
250.372.1232
cmlproperties.ca

Coldwell Banker  
Horizon Realty
Kelowna
250.860.1411
okanaganpropertymanagement.com

Columbia Property 
Management Ltd.
Kamloops
250.851.9310

Colyvan Pacific Real Estate
Vancouver
604.683.8399
colyvanpacific.com

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

Complete Residential  
Property Management 
Victoria
250.370.7093
completeresidential.com

Cornerstone Properties 
Victoria
250.475.2005
cornerstoneproperties.bc.ca

Crossroads Management 
Ltd.
Surrey
778.578.4445
crpm.ca

Dennison Property 
Management Ltd.
North Vancouver
604.982.7059
dpmonline.ca

Dexter Associates Realty
Vancouver
604.263.1144
dexterrealty.com

Dynamic Property 
Management
Squamish
604.815.4654
dynamicpropertymanagement.ca

East Kootenay Realty Ltd.
Cranbrook
250.426.8211
ekrealty.com

ECM Strata Management
Abbotsford
604.855.9895
ecmstrata.com

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

Firm Management 
Corporation
Saanichton
250.544.2300

First Landmark Strata & 
Property Management Ltd.
Vernon
250.275.1393

FirstService Residential
Vancouver
604.683.8900
fsresidential.com

Fraser Campbell Property 
Management Ltd.
Surrey
604.585.3276
frasercampbell.com

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

Gammon International 
Real Estate Corporation
Vancouver
604.736.6761
gammoninternational.com

Garry Miller 
Developments Ltd.
Nanaimo
250.240.4288

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

Grace Point Strata 
Management Services
Nanaimo
250.802.5124
GPstrata.com

Harbourside Property 
Management Ltd.
Surrey 
778.590.5500
harboursidepm.com

Highstreet 
Accomodations Ltd.
Vancouver
604.605.0294
hscr.com

Holywell Properties
Sechelt
604.885.3460

Homelife Glenayre Realty 
Chilliwack Ltd.
Chilliwack
604.858.7368

Hugh & McKinnon 
Realty Ltd.
Surrey 
604.531.1909
hughmckinnon.com

Hutton Condominium 
Services
Victoria
250.598.5148

Icon Property Advisors Ltd.
Vancouver
778.383.1990
iconpa.ca

IJM Properties Ltd.
Vancouver 
604.736.7018
ijmproperties.ca

Kazawest Property 
Management
Vancouver
604.422.7000
kazawest.com

Keller Williams Elite 
Realty
Port Coquitlam
604.468.0010
joshbath.com

Keystone Property 
Management Ltd.
Vernon
250.550.4543
keystone.pm

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

Kyle Properties
Vancouver
604.732.5263

Leonis Management & 
Consultants Ltd.
Surrey
604.575.5474
leonismgmt.com

Licar Management Group
Fort St. John
250.785.2662
licar.ca

Lifestyles Condominium 
Services Inc.
Kelowna
250.763.5446

Lodging Ovations
Whistler
604.938.9899

Continued on page 50
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STRATA MANAGEMENT
& REAL ESTATE CON’T

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

Magsen Realty Inc.
Vancouver
604.872.3218
magsen.net

Martello Property 
Services Inc.
Vancouver
604.681.6544
martellopropertyservices.com

MCM Real Estate Ltd.
Kamloops
250.372.2277
mcmrealestate.ca

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

Mountain Creek 
Properties
Invermere
250.341.6003
mountaincreek.ca

Mountain Peaks Resort 
Realty Inc.
Whistler
604.905.9513

Nai, Goddard & Smith
Langley
604.534.7974
naicommercial.ca

Narod Properties Corp.
Vancouver
604.732.8081

Noble & Associates 
Property Management
Richmond
604.264.1001
noblehomes.ca

Oakwood Property 
Management Ltd.
Victoria
250.704.4391
oakwoodproperties.ca

Obsidian Property 
Management Ltd.
Surrey
604.757.3151
opml.ca

Okanagan Strata 
Management
Kelowna
1.877.862.6900
okstrata.com

Pace Property 
Management
Prince George
250.562.6671
pacepropertymanagement.ca

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

Pacific Quorum 
Properties Inc.
Vancouver
604.685.3828
pacificquorum.com

Paragon Realty Corporation
Surrey
604.576.3868
paragonrealty.ca

Peak Property 
Management Inc.
Coquitlam 
604.931.8666
peakpropertymanagement.ca

Peninsula Strata 
Management Ltd.
South Surrey
604.385.2242
peninsulastrata.com

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

Peterson Residential
Vancouver
604.688.4885
petersonbc.com

Powder Highway 
Management Group
Revelstoke
250.837.8151
phmg.ca

Premier Strata Services 
Inc.
Langley
604.371.2208
premierstrataservices.com

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

Proline Management Ltd.
Victoria  250.475.6440
Nanaimo  250.754.6440
prolinemanagement.com

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

Rancho Management 
Vancouver
604.684.4508
ranchovan.com

Re/Max Management 
Solutions
Kelowna
250.717.5000
remaxkelowna.com

Re/Max Property 
Management
Richmond
604.821.2999
mypropertymanager.ca 

Realty Executive  
Cranbrook Agencies
Cranbrook
250.426.3355
cranbrookagencies.com

Realty Executives
North Island
Courtenay
250.871.4427
realtyexecutivesnorthisland.com

Realty Executives 
Penticton
Penticton
250.493.4372

REMI Realty Inc.
Langley
604.530.9944
remirealty.ca

Richmond Property 
Group
Victoria
250.388.9920
richmondproperty.ca

Royal LePage 
Coast Capital Realty
Victoria
250.384.7663
royallepagecoastcapitalrealty.com

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

South Island Property 
Management
Victoria
250.595.6680
sipmltd.com

Southview Property 
Management Inc.
Richmond
604.270.8811
southviewproperties.ca

Steadfast Properties Ltd. 
Abbotsford
604.864.6400
steadfastproperties.ca

Strataco Management Ltd.
Burnaby
604.294.4141
strataco.ca

Strataforce Management 
Solutions Inc.
Langley
604.510.1181

Stratawest Management 
North Vancouver
604.904.9595
stratawest.com

Sunden Management Ltd. 
Kamloops
250.376.0062
sundenmanagement.com

Sutton Select Property 
Management
Burnaby
778.329.9966 
mysuttonpm.com

The Kerr Group 
Management Corp.
Parksville 
250.586.1100
thekerrgroup.ca

The Wynford Group
Vancouver
604.261.0285
wynford.com

Touchstone Property 
Management Ltd.
Burnaby
604.688.4340
touchstoneproperty.com

TML Management Group 
Richmond
604.207.9001
tmlgroup.ca

Urban Properties Ltd.
Vancouver
604.681.4177
urbanproperties.ca

Vista Realty
North Vancouver
604.925.8824
vistarealty.net

Warrington Management 
Vancouver
604.602.1887
warringtonpci.com

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

WASTE DISPOSAL

Metro Compactor West
Burnaby
604.291.8485
metrogroupcan.com

WINDOWS & GLASS

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

Action Glass Inc.
Coquitlam
604.525.5365
actionglassbc.ca

Canadian Vinyltek 
Window Corp.
Delta
604.540.0029
vinyltek.com

Centra Windows
Langley
888.534.3333
centrawindows.com

Euroline Windows Inc.
Delta
604.940.8485
euroline-windows.com

Glass Doctor
North Vancouver
604.984.4527
theglassdr.ca

House Smart Home 
Improvements
Coquitlam
604.945.1904
hshi.ca

Retro Teck Window Mfg Ltd.
Burnaby
604.291.6751
retroteckwindow.ca

OTHER

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

City Elevator Ltd.
(Elevator Contractor)
Burnaby
604.299.4455
cityelevator.ca

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

Falcon Homes
(Developer)
Port Coquitlam
604.941.2092
falconhomes.com

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

Pacific Coastal Airlines
(Transportation)
Richmond
604.214.2358
pacificcoastal.com

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