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Bare Land Stratas in British Columbia are a unique
form of property development. Unlike traditional
strata developments, Bare Land Stratas offered a
unique approach, allowing developers to subdivide
parcels of land into individual strata lots without
any existing structures. The common property
within the strata, such as roads, utilities, below
ground infrastructure and green spaces, is jointly
owned and maintained by the strata corporation
comprising all lot owners. This form of
development provides greater flexibility and
autonomy to property owners making it an
attractive option for those seeking tailored
construction opportunities.

The history of Bare Land Stratas in British Columbia
can be traced back to the 1970s when the Province
introduced strata title legislation paving the way for
a new era in real estate ownership. The concept of
Bare Land Stratas emerged as an innovative form of
property development thus revolutionizing the real
estate market, attracting developers and
individuals seeking a more flexible and autonomous
option for property ownership. This pioneering
development model laid the foundation for the
growth and popularity of Bare Land Stratas in the
subsequent decades, contributing significantly to
the diverse and dynamic real estate landscape that
characterizes British Columbia today.

Given their genesis in the 1970s, this has resulted
in a stock of Bare Land Stratas approaching or
exceeding 50 years of age, with many retaining
their original below ground infrastructure (sanitary,
stormwater, and water piping). In many cases, this
infrastructure has or will soon attain its Expected

Useful Life (EUL) and will require updating/on-going
maintenance in the coming years and decades. To
address this, Bare Land Strata communities must
prioritize regular inspections, assessments, and
maintenance of these components. By
understanding the condition of the infrastructure,
the Strata Corporation can plan for timely
replacements or rehabilitations, avoiding costly
emergencies and ensuring the continuous
functionality of these essential systems.

As a rough guide, the benchmark service threshold
for many below grade sanitary, stormwater, and
water conveyance components is 20 to 50 years. If
the age of the original below grade water
infrastructure components within your Bare Land
Strata falls within this range, it would be prudent to
begin developing a program to assess this
infrastructure in order to create an appropriate
repair and/or replacement strategy and to
determine adequate funding requirements. Keep in
mind this benchmark service threshold is not
definitive and can vary based on factors such as
installation quality, usage patterns, and the
presence of corrosive elements in the water or soil.

The specific EUL of various water-related
infrastructure can be found in the table below and
is aligned closely with the American Water Works
Association (AWWA) guidelines which has been the
trusted industry standard for decades.

When water-related infrastructure such as pipes,
sewer lines, or stormwater systems start to
deteriorate or develop cracks due to age, corrosion,
ground movement, or other factors, they become
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susceptible to failure which can also result in
intrusion or infiltration. Intrusion and infiltration
refer to the entry of water from external sources
into the pipes or conduits. For example, in sanitary
systems, groundwater can enter through cracks or
joints in sewer pipes, adding to the volume of
wastewater being transported.

Infrastructure Expected Useful Life (Years)
Sanitary Systems
PVC (Polyvinyl Chloride) 50-70
Concrete Pipes 50-100
CastIron Pipes 60-100
Clay Pipes 50-60
Water Conveyance
Copper Pipes 50-70
Galvanized Steel Pipes 20-50
Ductile Iron Pipes 80-100
HDPE (High-Density Polyethylene) 50-100
Septic Systems
Concrete Septic Tanks 40-60
Plastic Septic Tanks 20-40
Septic Fields 20-50
Stormwater Systems
Concrete Pipes 50-100
HDPE (High-Density Polyethylene) 50-100
Galvanized Steel Pipes 20-50
Ductile Iron Pipes 80-100
Retention/Detention Ponds 50-100
Concrete Vaults 50-100
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More importantly, intrusion and infiltration can
result in additional stress to other conveyance and
disposal systems. When intrusion and infiltration
increase the flow of water within the conveyance
systems (such as sewer lines or stormwater drains)
beyond their designed capacity, this excess flow
can overwhelm the system, leading to backups,
reduced hydraulic capacity, and increased risk of
localized flooding. The stress on disposal systems,
such as wastewater treatment plants, septic
systems, or stormwater retention facilities, also
increases with infiltration and intrusion due to
higher volumes of water entering the system. This
can strain the treatment or storage capacity of
these facilities, potentially leading to operational
issues, increased maintenance requirements and
potential failures. Infiltration and intrusion can
introduce pollutants, debris, or hazardous
substances into the conveyance and disposal
systems. This not only affects the performance of
the infrastructure but also poses risks to the
environment and public health.
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To summarize, the primary risks that Bare Land
Stratas face due to aging infrastructure include the
following:

Costly Emergency Repairs: As
infrastructure ages, components such as
incoming below grade utilities and drainage
systems are susceptible to wear and tear,
leading to unexpected breakdowns and
emergencies. The sudden need for repairs
can result in significant financial burdens
for the Strata Corporation and individual
lot Owners.

Major Service Disruptions: Aging
infrastructure is more prone to major
service disruptions, such as water supply
interruptions, sewer back-ups and flooding
from storms. These disruptions can
significantly impact the comfort and safety
of residents within the strata development.

Funding Shortfalls: Accumulating sufficient
funds for infrastructure maintenance and
upgrades can be challenging, especially for
smaller communities. Inadequate funding
may result in deferred repairs and hinder
necessary improvements.

Ecological and Health Impacts:
Deteriorating infrastructure can have
adverse environmental consequences such
as water wastage, contamination, and
harm to local ecosystems. It may also pose
safety risks to residents, potentially
impacting public health.

When considering the above noted risks, a
proactive approach to addressing aging
infrastructure will mitigate most of these issues. In
particular, pre-planning will allow Strata
Corporations to prioritize the creation and
maintenance of reserve funds dedicated to
infrastructure maintenance and upgrades. Regular
contributions to these funds ensure adequate
resources for future needs. In addition, pre-

planning allows for adopting a phased approach to
prioritize infrastructure projects based on urgency
and available financial capacity. This allows critical
issues to be addressed first, while aligning with the
community's financial constraints.

What are the necessary steps for a Bare Land Strata
to undertake to address their aging infrastructure?
First, implementation of a comprehensive
infrastructure assessment program is essential to
identify existing issues and potential risks early on.
Regular inspections enable timely intervention and
preventive maintenance. Typically, this involves a
relatively simple and low-cost process whereby a
specialist contractor assesses the stormwater or
sanitary lines using video scoping or other low
impact means. There is usually minimal disruption
to service and no excavation involved.
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Once the unknowns are removed, an appropriate
repair strategy can be implemented. This includes
the development of detailed design plans for
infrastructure upgrades or repairs. These plans
should incorporate modern technology and
sustainable practices to improve efficiency and
minimize environmental impacts. Climate
adaptation and resiliency can also be considered in
order to account for the impacts of potential
climate change on stormwater patterns and rainfall
intensity. In addition, understanding permitting,
and regulatory (municipal, provincial, federal)
requirements early-on will assist in executing
repairs without any untimely surprises.
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It is critical to engage experienced contractors and
infrastructure professionals who understand the
unique challenges of Bare Land Stratas in BC.
Effective project management during this phase
ensures smooth execution, adherence to the design
plan and budgets, and timely completion.

A proactive approach to addressing aging
infrastructure in Bare Land Stratas in British
Columbia is crucial for the long-term sustainability
and well-being of these communities. By
prioritizing planning, execution and practical
strategies for proactive infrastructure
management, strata communities can minimize
risks and extend the lifespan of their infrastructure.
Engaging in asset management practices including
regular assessments and reserve fund planning,
embracing sustainability, and fostering community
engagement by involving residents and
stakeholders in the decision-making process will
ensure that BC's Bare Land Strata communities will
continue to thrive. Proactive infrastructure
management is the key to preserving the unique
advantages and value of Bare Land Stratas in British
Columbia for generations to come.
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