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Dear Tony: We live in a 142-unit townhouse complex in
the BC Interior. They are a combination of 4, 6 and 12
unit buildings. There is a golf course, clubhouse, and a
short bridge to cross for unit access. During a
thunderstorm earlier this year, the bridge was severely
damaged by a flash downpour and no one has been able
to cross the bridge with vehicles to access their homes.
While only 14 units were affected, our group of owners
have been forced to find other accommodations until the
bridge is repaired. We can walk across to our homes but
there is no access for emergency services at this time.
With only a small portion of units affected, the strata
corporation was very slow to respond and unsuccessful
to raise the funds for the bridge repairs because our
reserves are so low. The first vote failed for the levy with
another meeting in early October. What happens if the
next vote fails? We have been paying strata fees,
insurance and mortgages without any concessions from
the strata. The strata council keep telling us they are
working within a reasonable time period but it has been
over 4 months.

Lydia F.

Dear Lydia: The Strata Property Act provides options for
strata councils to address emergency situations:

e Emergency Council Meetings: the standard
bylaws permit council meetings to be called with
o less than the usual 1 week notice as long
as all council members consent in
advance of the meeting, or
o ifthe meeting is required to deal with an
emergency situation, and all council
members either
i.  consentin advance of the
meeting, or

ii. are unavailable to provide consent after
reasonable attempts to contact them
were made.

e Emergency Entry: standard bylaws enable the
strata entry to a strata lot without notice in the
event of an emergency to ensure safety or
prevent significant loss or damage.

e Emergency Spending: the Act enables
expenditures from the operating fund or the
contingency reserve fund without the normally
required approval at a general meeting if there
are reasonable grounds to believe the
expenditure is needed to ensure safety or
prevent significant loss or damage, whether
physical or otherwise. In addition to the costs
associated with repairs, did the strata
corporation decide not to insure for the
infrastructure of your complex? Has your insurer
been contacted? Why has your strata always
been exempted from a Depreciation Report?
This asset would have been identified.

If the next levy for the repairs does not pass, |
recommend your strata and affected owners retain an
experienced construction/strata lawyer. This may require
a court order for temporary access, the repairs and the
levy. It’s worth noting there is a provision in the Act if
more than 50% of the owners at the meeting vote in
favour of the levy and the repairs, there is an expedient
court application the strata council can direct. Don’t wait
for a disaster. Does your community have a response
plan for fire, flood, earthquake, evacuation?
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