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Privacy

This Webinar will be recorded.

If you submit a question through Q&A, we will group and
yresporld to ql.?estions at the %m? of the presetg\tatign.

For your protection, do not identify your strata glan,

business or any personal information during the
Webinar.

Questions will be held until the end of the presentation,
at which time the facilitator and speakers will remain
live to respond to questions.

Speaker email addresses have been included and you are
invited to email them directly for assistance.



Definition: Risk Management

* The forecasting and evaluation of
operational risk together with a series of
procedures and planning to avoid or
minimize the impact of any losses or
failures.

« Know what you own, inspect, maintain and
renew before the component falls.



What the law requires

— “Section 72 (1) ...the strata corporation must repair and
maintain common property and common assets

— Section 8 The strata corporation must repair and maintain all of
the following: (a) Common assets of the strata corporation; (b)
Common property that has not been designated as limited
common property; (¢) Limited common property, but the duty to
repair and maintain it is restricted to...

— Bylaws: your strata corporation bylaws may include obligations
for components that are part of a strata lot but may be in the best
Interest of the strata corporation to maintain, repair and-inspect.

— Example: Component: Hot water tanks within strata lots,

— Typical result: Owners repair only when they fail, and it’s
too late




In Common Language

* What do we own?

* What are we responsible for?
 How do we plan?

 How do we pay?

 How do we govern effectively?

* \What are the consequences if we don't
plan?
* Who Is going to set this up?




Depreciation Report

« What do we own?

— Your depreciation report is a critical document
and implementation process that is essential
for the effective planning of maintenance,
Inspection and renewal of property
components.

— The report enables your community to plan for
the financial and operational actions that are
necessary before component failures occur.



Component Example

— 38 unit apartment condo/2 hot water bollers

— Service and inspect annually and replace
before they fail will ensure the building hot
water Is not disrupted and there is minimal
risk of catastrophic failure.

— Annual service ($250 x 15 yrs) $3,750
— Replacement at 15 years ( 7,500/2) $15,000
— Total planned maintenance/renewal $11,250
— Catastrophic failure/insurance claim $100,000
deductible and increasing insurance costs



What are we responsible for?

« Common property identified on the
registered strata plan and defined by the
Strata Property Act

« Components identified in the bylaws of the
strata corporation

* Obligations established under any
registered easement or covenant
especially Air Space Parcel Agreements



SPA Section 1 definitions

e ‘common property” means

« (a) that part of the land and buildings shown on a strata plan that is
not part of a strata lot, and

* (b) pipes, wires, cables, chutes, ducts and other facilities for the
passage or provision of water, sewage, drainage, gas, olil, electricity,
telephone, radio, television, garbage, heating and cooling systems,
or other similar services, if they are located

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

« (A) between a strata lot and another strata lot,

* (B) between a strata lot and the common property, or

* (C) between a strata lot or common property-and another parcel of
land, or

 (ii)) wholly or partially within a strata lot, if they are capable of being
and intended to be used in connection with the enjoyment of another
strata lot or the common property;



How do we plan?

The best starting place Is an inventory of all
common/bylaw components that are the
responsibility of the strata corporation to
maintain and repair. An operations planning
chart.

Operations Planning Charts are.a critical
element of decision making, financial
planning and operational servicing.



Date

Current Renewal Projected Maintenance Service Budget Who schedules the Date Service Projected Service Contract

Component Age YRS Date Renewal Cost Cycle Agreement Allocation inspection service? scheduled Contingency ExpenseCompleted Renewal Date

Roofing/Drainage 10 2028 $250,000Annual Inspection ABC Roofing $800.00 property manager Apr-20 $250,000 - 2028 Annual

Doors/Windows/Skyli Bi Annual ABC

ghts 10 2035 1,800,000inspection Engineering 2,000 property manager Jun-20 1800000 - 2035 Annual

ABC

Sealants & Caulking 10 2020 10,000Every 7 years Engineering Oproperty manager Jul-20 10000 - 2020 Annual

Decks & Balcony ABC

Inspections 10 2022 $137,000Annual Inspection Engineering $1,500 property manager Jun-20 $137,000-2022 Annual

Surface drainage 10 2040 $35,000Annual Clean out ABC Plumbing $1,200property manager Sep-20 $35,000-2040 Annual

Trees 10 2030 $50,000Annual Pruning  ABC Arborist $1,000property manager Aug-20 $50,000-2030 Annual
Landscaping & ABC

Landscaping 10 2030 $40,000Irrigation Landscaping $12,000garden committee Jun-20 40000-2030 Annual

May/October
Gutters 10 2028 $7,500Annual Cleaning ABC Roofing $1,500 property manager 2020 $7,500-2028 Annual
ABC Fire

Fire Safety Systems 10 2035 $185,000Annual servicing Prevention $5,800property manager Nov-20 $185,000-2035 2023

Elevators 10 2035 $250,000Annual ABC Elevator $8,500 property manager 4 X | year $250,000-2035 2030

Boilers 10 2025 $24,000 Annual ABC Plumbing $2,500property manager Aug-20 24000-2025 Annual

Make Up Air Unit &

Garage Exhaust 10 2032 $58,000Annual ABC Mechanical $2,000property manager Jan-20 $58,000-2032 2021
Bi annual suite

Hot and Cold Water 10 2045 $790,00inspections ABC Plumbing $3,000property manager Jan-21 $790,000 Annual

Sanitation and every 3 years

Drainage 10 2050 minimum ABC Plumbing $0property manager 20-Mar $15,000 on call



Why are lists critical?

* all property components are identified

* service contracts and agreements are
identified, supervised and reviewed

e maintenance and inspection is scheduled

* budget values are determined.and
orojected for annual operating and reserve
nlanning

* ensures the work is actually being
performed




Effective Governance

Clearly understood procedures for
operations and management form the

foundation of effective governance.

 In addition to maintenance and renewal schedules, every
council member requires direct access to relevant strata
documents either via an operations binder hard copy or
web portal.

« Bylaw enforcement, decisions over maintenance,
financial planning & reporting, insurance, contractor
supervision, planned depreciation renewals &
maintenance, planning for general meetings, all require
access to reliable documentation



Binder Index/Portal Menu

An itemized index

ensures an

Inventory of the records &

documents required by the

council and manager are = s
always accessibe 7T

oooooooooooo

Annual Operations Plan

Depreciation Report

nnnnnnnnnnnn

Council Meeting Minutes

Monthly Financials



Binder Index/Portal Menu

An owner has submitted request to alter a window.

Before the strata can respond council will need to
review:

* The strata plan to determine property
designation

* Bylaws & Rules to determine if this is permitted
and what conditions may be imposed

« Zoning and building permit requirements



Council decision tracking

The Strata Property Act and Bylaws require the decisions
of council meetings and general meetings be recorded.

1. Set up action minutes to track decisions and deadlines

2. ldentify in the minutes who is responsible to implement actions
and report back to council

3. Identify in minutes what budget allocations are authorized

4. Set future meeting deadlines for reporting and closing of items if
completed

5. Vote on matters that require a decision to ensure the property
manager or designated council member is authorized to engage
IN contracts or approve expenses



Feb 15/20 minutes

1roof Inspection

2drain clean out

3landscape contract

4 garage door

5summer painting

6 bylaw complaints

budget & financial
7review

request for
8alteration

elevator service

Decision

PM instructed to order roofing inspection with

ABC roofing

ABC Plumbing scheduled for interior &
parking garage April 15

ABC Landscape contract renewed for 1 year,

with an option for 2

owner identified who damaged the garage
door, ordered repairs & cost recovery

Bids closing March 1, MPDA consultant to
provide council with summary &

recommendation

2 boats stored in the garage, notice of
complaint and 14 day removal requested

S135

Budget review to date @ 6 months. Currently

on projected budget

SL 14 request permission to install enclosure,
Refer to Bylaw 6 and letter to owner

5 year renewal contract commencing June
2020, elevator consultant to be hired to assist
9agreement renewal council with negotiations

Follow-up

Inspection scheduled for June
2020

2021 to be scheduled

garden committee advised and
provided with a copy of the
contract

ABC mechanical authorized to
repair

Decision at March 6 council
meeting

If the boats are not removed,
removal proceeds at the owner
expense

review in March once the
insurance renewal is known

PM issuing letter and requesting all
details of the proposed request
prior to council considering the
application

PM: 90 day notice of renewal intent

and negotiation to be sent to ABC
elevators by March 31

Council Decision

CBMV

Pm contract

CBMV

CMBV

pending

CBMV

pending to March

pending owner
response

CBMV

Cost/Budget

$500

$9,500

11,000

$850 recoverable

CRF expense

may require legal

Consultant $1,800



How do we pay?

Annual operating budgets & reserve
fund contributions only require a
majority vote for approval.

*Planned service contracts and long
term renewals enables predictable
funding, ensures funds are available for
renewals, and avoids special levies.



How do we pay?

Special levies often result In:

edeferred renewals because of the cost of
falled resolutions

resulting In increased renewal costs

*Increasing the risk of claims, losses and
damages

*Increased costs for collections and disputes



How do we manage affordability?

Strata fees vs special levies:

Strata fees are divided between annual
operations commitments and contingency
contributions

*Special levies are simply deferred strata
fees

*What are the optimum fees?
*Every strata corporation is-unique



Communication is critical

We require the support of our owners.

*Inform your owners with an annual or
mid year report of

—Depreciation components due in the
next 5-10 years

— A list of all annual maintenance and
service contracts

— Current and future budget implications



Does your Building have a
maintenance manual?

2"d Most expensive purchase Most expensive purchase




Who develops the maintenance manual?

Any building is an eligible candidate to develop a
maintenance manual

*A document manual is a required provision of new
construction; however it is not a complete
maintenance manual

A depreciation report forms the framework for
renewals

*A maintenance manual is a complete inventory of
all components and service requirements

Retain a consultant for a one time contract to set
up a complete maintenance manual



What is part of your building?



What's attached”? Everything requires inspection
and maintenance




Governance and Bylaws

Bylaws should be routinely reviewed and
monitored

Bylaws can be instructive as well requlatory

Bylaws must comply with the Strata Property
Act, the Human Rights Code and all other
enactments of law.

Bylaws do not override any of these provisions,
unless permitted by legislation

Owners and tenants should be routinely
Informed of bylaws, especially those that impose
an obligation



Operations Bylaws Examples

All strata lots must routinely inspect drainage and water
supplies to confirm there are no leaks.

All washing machines must be equipped with steel
braided hoses.

Any strata lots with hot water tanks must be routinely
Inspected and the owners must replace the hot water
tanks within the life cycle limitations.

Owners must routinely clear and inspect drains on
decks, patios, balconies and floor drains within a strata

lot or on limited common property.
Can we rely on owners to conduct these inspections_or

should the strata corporation schedule routine annual
Inspections?



Operations Bylaws Examples

« Landlords and owners are required to inform
their occupants and tenants the location of water
shut off valves and emergency procedures and
contact numbers for the strata corporation.

* Owners must inspect and maintain appliances
and fixtures within strata lots such as water lines
for ice makers, dish washers, toilets, tubs-and
sinks.

« The strata corporation will include the inspection
and maintenance of smoke detectors within
strata lots as a routine schedule of annual the
fire safety inspections.



Operations Bylaws Examples

« Landlords and owners are required to inform the
strata corporation of any failures in the plumbing
systems, doors and windows or failure of a
building component within their strata.

* Owners and tenants are advised to purchase
homeowner/tenant insurance to cover personal
liability, personal property and those portions of
a strata lot that are not insured by the strata
corporation, such as improvement or
betterments to a strata lot that are the
responsibility of the owner.



Strata council members are volunteers and not operational
experts. While it is your role to ensure the strata
corporation maintains, repairs and inspects property, you
are not required to perform the service or provide the
consulting. Budget for professional services so you have
the resources to make the best decisions.

CLOSE TO HOME BY JOHN McPHERSON

“WELL, YOU HNOW WHAT THIS MEANS P
NO CHRISTMAS S040a 7HFS YEAR, "




Questions

* Please submit your questions through the Q&A portal

e This webinar will be posted to the CHOA web site and
accessible through our You tube channel

 Please feel free to share this video and the resources
with your council and fellow owners

« Additional questions: please emalill
Next Week’'s Webinar:

Managing Alteration Requests for Strata Lots and-Common
Property with Jennifer Neville, Lawyer Hamilton & Co.
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Thank you §
CHOA

Condominium Home Owners’ Association
1.877.353.2462
Go to: www.choa.bc.ca & sign up for the eUpdate
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