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CHOA Spring 2022
Education Program
Join us in our “Virtual Condo Classroom”
This Spring we will be presenting the following seminars:
· Session 1: An In-depth Look Into Major Council
Decisions and Common Scenarios
· Session 2: Bylaw & Rule Enforcement
· Session 3: The Civil Resolution Tribunal (CRT)
For more information see page 44
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A S K O U R C L I E NTS

About how we’ve been solving strata issues for decades.

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

OUR RESULTS
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.

J E N N IF E R N E V IL L E
jneville@hamiltonco.ca

HOW?

WE ADVISE ON:

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.

HAMILTONCO.CA | 604.630.7462

Still Confused about Depreciation Reports?

Pacific Rim Appraisals Ltd.
One Stop Shop for Depreciation Reports and
Insurance Appraisals — Covering All of British Columbia

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)

Vic Sweett

ABA, AACI, P.APP, CRP

Certified Reserve Planner
& Appraiser

Richmond Office
Pacific Rim Appraisals Ltd.

305 – 5811 Cooney Road
Richmond, BC V6X 3M1
Phone: 1-604-248-2450
Fax: 1-866-612-2800
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Nanaimo Office

Pacific Rim Appraisals Ltd.

2 – 57 Skinner Street
Nanaimo, BC V9R 5G9
Phone: 1-250-754-3710
Fax: 1-250-754-3701

Victoria Office

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

Toll Free Fax: 1-866-612-2800

info@pacificrimappraisals

www.pacificrimappraisals.com

ST E P H E N H A M ILTO N
shamilton@hamiltonco.ca

Strata fee collections
Reviewing and drafting by-laws
Enforcement of by-laws
Legal opinions

A DR IE N N E M U R R AY
amurray@hamiltonco.ca

Negligent construction
litigation and warranty claims
Governance and Human
Rights disputes

Doorbells and Exterior Cameras Installed
by Owners, Occupants and Tenants –
What a Council Needs to Know.
Jennifer L. Neville / Hamilton & Company

I

t is not surprising that many owners,
occupants, and tenants view security
cameras as a reliable way to prevent
theft and damage to strata lots and
surrounding common property, and to
discourage trespassers.
It is common for owners, occupants, and
tenants to install and use doorbell and
other similar security cameras at the
entrance to a strata lot. However, this
practice should be carefully considered
because it can cause disputes and
create liabilities for a strata corporation.
In addition, it can interfere with the
privacy of individual owners, occupants,
and tenants.
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Applicability of the Personal
Information Protection Act
The Personal Information Protection Act
(“PIPA”) applies to every organization,
including strata corporations. The
stated purpose of PIPA is to govern
the collection, use, and disclosure of
personal information by organizations.
In The Owners, Strata Plan BCS1964
(Icon 1 and 2), a resident in a strata
corporation building complained
to the Office of the Information and
Privacy Commissioner (“OIPC”) about
the strata corporation’s use of video
surveillance. With exceptions for
enforcing garbage disposal bylaws and
preventing and investigating property
damage in the parkade, the OIPC
concluded that the strata corporation’s
collection and use of personal
information was not in compliance with
the Personal Information Protection
Act (“PIPA”). Although this case is

“In many cases, the installation of a doorbell or
exterior camera will require approval from the
strata corporation under the existing bylaws.”

currently under appeal, it is clear that
a strata corporation has obligations
under PIPA. It is in the best interests
of a strata corporation to govern how
personal information is collected, used,
and disclosed. This includes having a
bylaw regarding any installation and
use of security cameras by the strata
corporation on common property.
Similarly, the strata corporation should
give thought to the installation and
use of security cameras by individual
owners, occupants, and tenants. In other
words, the strata corporation should
consider whether or not to prohibit such
installation and use.
PIPA applies to strata corporations,
but does not apply to individuals. For
example, PIPA does not govern how
an owner, occupant, or tenant may use,
collect, or disclose personal information
collected through the use of a security
camera. However, it is clear that a strata
corporation is bound by PIPA. The
existence of security cameras installed
by an owner, occupant, or tenant
could have implications for the strata
corporation if there is a complaint to
the OIPC.

Prohibition of Installation by an
Owner, Occupant, or Tenant
Some strata corporations recognize
that there is risk that the existence of
a doorbell or other security camera
may cause an individual to complain
to the OIPC, particularly if the doorbell
camera is capturing images on
common property, or being shared in an
unreasonable or inappropriate manner.
Those strata corporations may choose
to: have a bylaw specifically preventing
owners, occupants, and tenants from
installing cameras, and take proactive
steps to enforce the bylaws.
Even in the absence of a bylaw
prohibiting the installation of a security
camera, most strata corporations have
a bylaw similar to standard bylaw 6(1),
which provides as follows: “An owner
must obtain the written approval of
the strata corporation before making
an alteration to common property,
including limited common property,
or common assets.” In other words,
this prevents an owner, occupant,
or tenant from altering common
property, except with approval from the
strata corporation.
In many cases, the installation of a
doorbell or exterior camera will require
Continued on page 6
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approval from the strata corporation
under the existing bylaws. Indeed, in
The Owners, Strata Plan BCS 945 v
Miller, the Civil Resolution Tribunal
(“CRT”) held that an owner was
required to have obtained the strata
corporation’s written approval before
installing a camera. The CRT held
that the installation of a camera was
an alteration because the surveillance
camera changed the nature of the
common property to one where images
and recordings could be captured. The
CRT ordered the owner to immediately
remove the camera. That decision may
be of assistance for strata corporations
that wish to prevent cameras from
being installed by owners, occupants,
or tenants. However, what about strata
communities that welcome the use of
doorbell or similar cameras? If a strata
corporation decides not to prevent the
use of doorbell cameras, what steps
should it take to protect itself?

Bylaw permitting cameras
under certain conditions
Bylaws provide for the control,
management, maintenance, use and
enjoyment of the strata lots, common
property and common assets of
the strata corporation. They are an
excellent way to control use, and to
limit liability.
Advance planning is crucial for a strata
corporation. A strata corporation that
proposes to permit doorbell or other
cameras should consider having a bylaw
setting out the conditions under which
a camera would be approved. This
has the benefit of reducing the risk
of disputes, and protecting the strata
corporation from privacy complaints. I
recommend a clear and specific bylaw
regarding the installation of doorbell or
exterior cameras. At a minimum, the
bylaw should:
• Require an owner, occupant, or
tenant to obtain written approval
from the council for the installation
of a camera;
6

• Require an owner, occupant, or
tenant to provide details about
the camera, including the make
and model of the camera, and
manner of installation when
requesting approval;
• Require an owner, occupant, or
tenant to indemnify and save
harmless the strata corporation
from any claim, cost, loss, or
damage incurred by the strata
corporation as a result of the
doorbell camera;
• Require an owner, occupant, or
tenant to do all such things as
are required to enable the strata
corporation to comply with PIPA,
and any order of the Office of
the Information and Privacy
Commissioner;
• Set out the purpose for the use of
a camera by an owner, occupant,
or tenant (for example, preventing
unauthorized entry, theft, or damage
to the strata lot, and being alerted to
the presence of trespassers);
In addition, the bylaw may require an
owner, occupant, or tenant:
• Not to display the images
publicly, including on any social
media platform;
• Not do anything that could cause
the strata corporation to be in
breach of the Personal Information
Protection Act;
• To set up the doorbell or security
camera so that it only records
images when there is motion;
• To position the camera so that it
only records images within a certain
distance from the strata lot, and in
particular, so that it does not record
images on common property;
• To comply with all requests from
police or other law enforcement
professionals; and
• To remove the camera immediately
upon request from the council.

It is common for individuals to want to
install security cameras. However, it
is complicated in a strata corporation
setting because the strata corporation
has obligations under PIPA. It is
prudent for a strata council to anticipate
issues before they arise, and have
a bylaw. •
Jennifer L. Neville is a Partner at
Hamilton & Company. For more
information please visit their website at:
www.hamiltonco.ca

Digital
CHOA
Journal
We have an added
benefit for CHOA
members. A digital
version of our CHOA
Journal is available to
be sent directly to your
inbox. To subscribe,
please email
info@choa.bc.ca
with your first and
last name, strata plan
number or business
member name and
the email address
you would like the
magazine sent to.
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On time, on budget, with peace of mind

604.876.3305 • info@prostar.ca

EXTERIOR SERVICES INTERIOR SERVICES
»
»
»
»
»
»
»
»
»

Full Exterior Envelope Maintenance
Exterior Painting
Caulking
Concrete repairs
Carpentry – Wood Rot Replacement
Liquid Membrane Installation
Exterior Waterproofing
Paint removal – asbestos and lead
abatement
Vinyl Deck and Railing Installation

»
»
»
»
»
»

Full Interior Renovations – Lobbies,
Hallways, Tenant Improvements etc
Interior Painting
Flooring – Tile, Vinyl, Hardwood,
Carpet
Drywall
Millwork
Carpentry

sunburyfencing.com
info@sunburyfencing.com
WE SUPPLY & INSTALL
»
»
»
»
»

Cedar Fence Panels & Gates
Vinyl, Concrete, and Trex Fencing
Decking
Sheds, Gazebos & Pagodas
Painting
services!

For your Strata, Commercial or Residential properties
We build and install Fences, Sheds, Decks & more
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Your Best Choice
for STRATAS

Assisting Stratas
& Property Owners in
maintaining their homes
for over 30 years
nationwide

Protect Your Investment.

Over 3000 projects completed



Depreciation Reports



Energy Audits



Building Maintenance Access



Building Enclosure Engineering



Roofing & Waterproofing



Balcony & Deck Renewal



Parkade Restoration



Structural Engineering

VANCOUVER & SURREY 604-738-0048

VICTORIA 250-386-7794

KELOWNA 778-738-1700

NANAIMO 250-716-1550

rjc.ca

Creative Thinking Practical Results
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Exploring Possible Changes to the
Strata Property Act Survey Summary
Condominium Home Owners Association of BC (CHOA)

T

o help government continue to
explore possible improvements
to the Strata Property Act, earlier
this year in January CHOA conducted
an online survey to enhance our
discussions and to be able to provide
direct input from the strata industry.
Thank you to everyone who took time
to complete this survey and for sending
in additional comments and areas
of the legislation they would like to
see improved.
We received more than 1600 responses
from across the province with over 91.9%
of respondents being strata owners and
strata council members. Respondents
represented strata corporations of all
sizes and development ages which
provides a valuable cross-section for
how the areas of the legislation impact
each category of users.
The survey highlighted the five
topics currently being reviewed
by government.
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Electronic Meetings
The first topic, electronic meetings, is a
direct result of the impact of COVID‑19.
Strata corporations have faced many
challenges over the course of the
pandemic; however, the most significant
challenge has been an inability to hold
in-person annual and special general
meetings. Government responded to
the need to conduct electronic online
meetings by issuing an order under the
Emergency Program Act, allowing all
strata corporations in British Columbia
to conduct remote meetings during

the COVID-19 state of emergency. The
order applied to all strata corporations
whether or not they currently had a
bylaw that permitted remote meetings.
In addition, a regulation under the
COVID-19 Related Measures Act
confirmed that strata corporations may
continue to conduct remote meetings
until December 31, 2022, unless the
COVID-19 Related Measures Act is
repealed before then.

allow for electronic meetings, should
the Strata Property Act Schedule of
Standard Bylaws be amended to remove
the ability for an owner to require a
secret ballot when a meeting is held
electronically. 45.67% of respondents
agreed the ability to require a secret
ballot should be removed while 54.33%
wanted to retain the ability to hold a
secret ballot.

The Strata Property Act was not
amended at this time to allow for
electronic voting. Therefore, if strata
corporations wish to continue to
conduct electronic meetings after
December 31, 2022, they are required
to pass a bylaw to permit electronic
meetings. Over 69% of respondents
would like the legislation to be amended
to allow strata corporations to hold
electronic annual or special general
meetings without the need for a
specific bylaw.

Q8: W
 ith the demand for electronic
meetings, has your strata
corporation seen an increase
or decrease in the number
of participants at your
general meetings?

Interestingly, the impact of electronic
meetings appears to be somewhat
neutral. 51.24% believe electronic
meetings improve their ability to impact
the direction of their strata corporation
while 48.76% believe the opposite. As
well, respondents indicated electronic
meetings have had little impact on
the number of participants at their
general meetings.
One element of electronic meetings
that has proven complicated is the
ability to conduct an electronic secret
ballot. The survey asked respondents,
if the legislation was amended to

Increase in participants
22.74% (349)
Participant number has
remained the same
45.47% (698)

Decrease in participants
31.79% (488)

Insurance
The second topic covered in the
survey remains a hot topic for strata
corporations across the province.
World-wide disasters continue to place
a high level of pressure on insurance
products, their availability and the terms
and conditions. In the past year 73% of
respondents indicated their insurance
deductibles for water damage increased.
As well, 57.43% reported an increase in
their strata corporation premiums.
Continued on page 12
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Q13: H0w much did your strata corporation insurance premium go up?
Insurance premium decreased
or remained the same
More than 100%

0%-10%

and bonus finishings would then be an
owner responsibility.

Depreciation Reports

The next topic addressed by the
survey was depreciation reports. The
anticipated evolution of depreciation
reports has led to many discussions
26%-50%
11%-25%
over what happens next. Therefore,
respondents were asked several
Not surprisingly, 83.48 % of respondentshome-owner
insurance
questions
surrounding depreciation
-owner insurance
also advised that their home-owner
reports and the type of legislative
insurance premiums went up and 48.98% changes they would support. The survey
reported an increase in their homeconfirmed that 70% of respondents
owner insurance deductibles. Curiously,
agree that obtaining a depreciation
62.55% responded that their strata
report should be mandatory for all strata
corporation had not filed an insurance
corporations. In contrast, when asked
claim in the past year. Respondents were if an exemption should be provided
asked several questions surrounding
some respondents changed their
insurance, including if their strata
minds. 18.62 % of respondents thought
corporation had a direct relationship
exemptions should continue to be
with their broker (only 33% yes), if their
provided for strata corporations with
broker attended their annual general
less than 5 strata lots. As well, 8.14%
meetings to address insurance questions thought exemptions should be extended
(94% advised no) and if they were aware
to strata corporations with less than 10
of any exclusion or clauses within their
strata lots while 18% thought that strata
policy that may limit the amount paid in
corporations with no shared common
the event of a claim (59% responded no).
property or assets should be exempt.
We were happy to see that 81% of
Q25: Should the legislation provide
respondents understood their exposure
an exemption to obtain a
for an insurance deductible in the
depreciation report?
event they were found responsible
For strata corporations
for causing a claim under the strata
with less than 5 units
18.62% (238)
corporation’s insurance policy. The
No exemption
For strata
should be
survey also confirmed that the majority
corporations with
provided
less than 10 units
50.31% (643)
of respondents, over 62%, do not want
8.14% (104)
the insurance deductible amount, that
For strata corporations
with no shared common
For strata corporations where 1
property/assets
an owner or tenant may be responsible
person/company owns all of
18.00% (230)
the units 4.93% (63)
to pay, to be limited or capped to a
maximum dollar amount or percentage
The survey also asked respondents if
of the total deductible (leaving all other
the legislation was amended to mandate
owners in the strata to be responsible
depreciation reports should the change
to make up the shortfall). As well, over
be phased in over a period of 2 or 3 years
72.69% felt the legislation should be
or take effect immediately. 54.14% of
amended to define what constitutes
respondents would like to see a 3-year
a “basic strata lot” for the purpose of
phase in while 26.46% of respondents
insurance. Respondents supported
would like the change to take effect
the idea that a definition be created to
immediately. Respondents were also
establish a minimum “as built” base
asked to consider how often a strata
line of liability per strata lot that a
corporation should be required to obtain
strata corporation would be required to
a new depreciation report. More than
obtain and maintain insurance. Luxury
51%-100%
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60% supported obtaining a new report
every 5 years, 28.19 were satisfied with
the current 3 year renewal and 11.41%
thought a new report should be obtained
following a major event or project
in the strata corporations, such as a
roof replacement.
Over 88% of respondents would like
to see a mandatory adjustment to the
reports for inflation or material changes
in building codes, energy codes or
material/labour supply if the period
to obtain a new depreciation report is
5 years or longer. As well, there was
an overwhelming response (94.17%) to
amend the Strata Property Regulation
to mandate the person or firm preparing
the report to provide proof of adequate
errors and omission insurance. Errors
and omission insurance is not a current
requirement to be carried by a person
completing a depreciation report.
Similarly, 94.13% of respondents would
like the regulation to clearly establish
specific competencies for the author
of a depreciation report as opposed to
the current broad definition of who is
qualified to prepare a report.
In the interest of making owners aware
of their ongoing future liabilities,
94.09% of respondents agreed it
would be beneficial to require strata
corporations to include a standardized
summary report as part of the annual
general meeting.

Contingency Reserve Funds
The fourth issue covered by the survey
was strata financial matters. The survey
explored possible solutions for saving
for future repairs by asking respondents
to consider the type of amendments they
would support respecting contingency
reserve fund (CRF) contributions.
Currently, the Strata Property Regulation
establishes the minimum annual
contribution that must be made to the
CRF as 10% of the annual budget if the
balance in the CRF is below 25% of the
value of the annual operating budget.

Interestingly, only 41% responded that
their current minimum annual CRF
contribution was sufficient to meet the
strata’s repair, maintain and replacement
needs. 67.33% agreed the minimum
annual CRF contribution amount should
be increased. However, if the legislation
is amended to increase the contribution
amount (based on the annual operating
budget) respondents were almost evenly
split on what percentage they would
support. 35.29% of respondents would
support a 10% increase, 33.88% would
support a 15% increase and 30.82% would
support a 20% increase. If the legislation
is amended to provide for an increase
in the minimum amount required to be
contributed to the CRF, nearly half of
the respondents (49.27%) would support
the change if phased in over 2 years,
while 33.41% supported a 3-year phase
in and 17.32% supported a 5-year phasein. As indicated in the chart below, the
survey confirmed 65% of respondents
believe the minimum annual CRF
contribution amount should be based
on the depreciation report, annual
operating budget, and most recent
insurance appraisal.
Q36: What should the minimum annual
CRF contribution amount be based on?
The depreciation report
12.09% (160)

The annual
operating budget
19.73% (261)

All of the above
65.00% (860)

The most recent
insurance appraisal
3.17% (42)
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Administrative Fees
The final section of the survey sought
input from respondents on the fees
charged when requesting an Information
Certificate (Form B) or a Certificate
of Payment (Form F) from the strata
corporation. Currently, the maximum
fee a strata corporation may charge for
providing a Form B is $35 plus the cost of
reproducing the required attachments of
up to 25 cents per page. The maximum
fee that a strata corporation may charge

for a Form F is $15. These rates apply
when the request is made with more
than 7-day notice. Surprisingly, only
43.56% of respondents supported an
increase to the minimum fee to be
charged for each certificate. The majority
56.44% did not believe the fee amounts
should be increased and therefore, not
surprisingly led to a stronger support for
raising the fee to the minimum amounts
presented in the survey. For example, an
overwhelming 85.76% felt a $100 was an
adequate amount to be charged if the
legislation was amended to increase the
maximum fee for a Form B. Similarly,
79.47% supported a fee increase to $50
for a Form F.
Q37: S
 hould the minimum fee for each
certificate be increased?

Yes

No
0%

10% 20% 30% 40%

50% 60% 70% 80%

90% 100%

The legislation does not establish
a maximum amount that a strata
corporation may charge for rush fees
when forms are requested with less
than the minimum 7 days required.

The survey clarified that 78.59% of
respondents would support a legislative
amendment to establish a maximum
amount that a strata corporation may
charge for rush fees. As well, 78.75%
of respondents would support a rush
fee of $250 while 11.64% would support
$500 and 2.2% would support $750.
Interestingly, 7.41% of respondents
believe there should be no limit on how
much a strata corporation may charge
for rush fees.
We greatly appreciated all the input and
participation in this survey. The input
we received is invaluable and will help
enrich our discussions with government
as we continue to liaise, explore and
debate possible changes to the Strata
Property Act. At this time, we have
shared the results of the survey with
the Housing Policy Branch, Ministry
of Municipal Affairs and Housing and
the Financial and Corporate Sector
Branch, Ministry of Finance. We will
also be sharing the numerous emails
and letters received by our offices with
the additional comments or concerns
from strata owners. As information
becomes available, we will provide the
strata industry with updates through
CHOA’s eUpdate email. To sign up for
our eUpdate please visit our website at
www.choa.bc.ca/eupdate. •

HAVEN: Home Buying
Master Class Series
HAVAN’s Home Buying Masterclass Series is an immersive online
experience, which aims to empower you with the knowledge, tips,
and guidance from local homebuilding and real estate experts to
help make your home buying journey enjoyable by taking a more
confident, empowered approach.
Among the many experts interviewed CHOA’s executive director
Tony Gioventu shares his expertise on bylaws, the importance of
strata minutes, strata corporation insurance coverage and more to
protect your investment.
For more information please visit: havan.ca/home-buying-masterclass
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OFFICE OF THE

INFORMATION &
PRIVACY COMMISSIONER
FOR BRITISH COLUMBIA

At-a-glance: Updated Privacy
Guidelines for Strata Corporations and
Strata Agents
Office of the Information & Privacy Commission

B

C’s Personal Information Protection Act (PIPA) sets out how strata corporations can collect, use and disclose
personal information. The Office of the Information and Privacy Commissioner has released (January 2022) an
updated strata council guidance document to help stratas understand their obligations, and better protect the
data they collect and manage.

7 Key Strata
Responsibilities
• Designate a “privacy officer”, who is accountable for the
strata’s compliance with PIPA
• Get the consent of owners and tenants before collecting,
using or disclosing personal information (except
in specified circumstances where PIPA does not
require consent)
• Tell individuals, upon request, why personal information
is being collected, how it is being used and to whom it
has been disclosed
• Take reasonable steps to ensure that the personal
information collected is accurate and secure
• Respond to requests for personal information completely
and promptly

The guidance document, Privacy Guidelines for
Strata Corporations and Strata Agents, provides
information for stratas on topics such as:
• Disclosing personal information to a property manager
• Requests for information made by law
enforcement agencies
• Surveillance systems
• Responding to privacy complaints
• Collecting personal information without consent
• Use and disclosure of personal information
• Role and responsibilities of a privacy officer
• Personal information and meeting minutes

• Have personal information policies that are
understandable and readily available
• Securely destroy, erase or anonymize personal
information if the strata no longer needs the information
for the purpose for which it was collected and retention
is no longer necessary for legal or business purposes.

OFFICE OF THE

INFORMATION &
PRIVACY COMMISSIONER
FOR BRITISH COLUMBIA

Privacy Guidelines for Strata Corporations and Strata Agents, is available on the OIPC website (www.oipc.bc.ca/
resources/guidance-documents). There are additional resources available to help privacy officers understand what is
expected of them and to learn more about PIPA guidelines, including an educational series called PrivacyRight, with
a podcast episode on strata privacy.
Continued on page 18

17

Continued from page 17

CHOA Journal • Spring 2022

Fischer & Company
Law Corporation

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





ObligaƟons
Strata LiƟgaƟon
ArbitraƟon and Hearings
Strata CollecƟons
Bylaw DraŌing

 Bylaw Enforcement
 Property DesignaƟons
and Disputes

 Strata Governance
Reviews
 And Much More...

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

Phone:
Fax:

250-712-0066
250-712-0061

Suite 202 - 1447 Ellis Street
Kelowna, B.C. V1Y 2A3

www.fischerandcompany.ca
18

The Facts and Dangers of Rooftop
Transmitting Devices on
High-Rise Buildings
Condominium Home Owners Association of BC (CHOA)

CHOA Bulletin 200-256
In the past several years, there has
been tremendous growth in the use of
roof-mounted transmission devices.
This topic is little understood within
the fire suppression community. Until
recently, some fire departments were
completely unaware of this “new-age”
communication tool, yet they have
been scattered throughout their cities
for years.
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It is important for all firefighters and
chief officers to be aware of what these
tools are and how they might affect
their safety during any type of rooftop
operation. The devices in question
are microwave transmission dishes,
“whip antennas” (vertical rods) and
broadcasting towers. The presence
of these transmitters can alter the
ways fire departments function on a
roof. For instance, some departments
automatically send a team to the
roof on any working high-rise fire.
The firefighters’ pre-designated
assignment is to stand by and await
further instruction from the incident
commander in the event any type
of action needs to be taken at roof
level. This assignment should now be
approached with considerable caution.

Transmission devices include:
• Microwave dish antennas. Most
fire departments are already aware
of cell phone antennas and their
related risks, which are commonly
found on low-rise buildings.
However, high-rise office buildings

have begun adding rooftop
microwave transmitters to transmit
data (for banking, trading or other
business purposes). When these
business entities send data out, it is
usually done through fiber optics,
microwave links or both.
• Most microwave dishes are
relatively safe and ironically, the
bigger and more intimidating the
dishes, the less power they emit
and the safer they are. Large dishes
(see photo 1) typically emit only
a few watts of power, so you can
stand right in front of them and
not put yourself in harm’s way.
The smaller dishes (see photo 2)
can produce a more concentrated
beam of microwave radiation and,
hence, can lead to a higher level of
exposure to personnel operating
near them. Beyond several feet
from the antenna, the radiation
exposure dissipates quickly and is
usually within applicable human
exposure standards. These dishes
are pointed at other (reception)
dishes (see photo 3) on other roofs
and are, in a sense, “speaking to
each other,” albeit one way.
Photo 1

Photo 2

Photo 3

• These devices are not always on
the main roof level. They may
also be found on roof setbacks on
taller buildings with decreasingsized floor plates on upper floors.
Reception dishes are completely
harmless, but normally can’t be
discerned by simply looking at
them. “High-intensity” microwave
transmitters are sometimes
mounted up high on elevator
penthouses (see photo 4) or by
other means, away from potential
human exposure. These can emit
up to 1,000 watts of effective
radiated power (ERP). Although
Federal Communications
Commission (FCC) regulations
require roof signage warning
Continued on page 20
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of potential danger areas (see

Photo 5

signs on page 76), the author has
personally seen many roofs with
little to no signage to that affect.
The FCC rules apply only to its
licensees and do not apply to
building owners and managers.
FCC limits for human exposure
are based on a safety factor of 10,
so even if a rooftop transmitting
site exceeds FCC limits, while
this could represent a regulatory
breech, it still may be safe for
firefighters to operate (depending
upon signal strength) and how
long one is exposed.
Photo 4

• “Whip antennas.” The more
deceiving and more intense
exposure sources are represented
by “whip antennas,” or vertical
transmitting rods. There are two
types – bare element and fiberglass
rods. Bare element rods are
typically used in two-way radio
applications. These are rods you
do not want to touch, as your skin
can be burned by making direct
contact. The fiberglass rods are
the safer of the two, due to their
CHOA Journal • Spring 2022

insulating properties. These rods
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can be mounted virtually anywhere
on a roof (see photo 5) and unlike
the microwave dishes, they emit
radio frequency (RF) energy
uniformly 360 degrees (known as
omni-directional).

• What separates the microwave
dishes from the “whip
antennas” is the difference in
wavelength. Microwave dishes
and panel antennas operate
at higher frequencies with
shorter wavelengths, while
“whip antennas” operate at
lower frequencies with longer
wavelengths. The more intense RF
fields are usually from antennas
that transmit signals for pagers.
Cell phone and two-way radio
transmitters are typically lower
power. Pager, cellular telephone
base station and two-way radio
antennas often emit RF radiation
in short “bursts.” The strength
of the signal surges when these
devices are utilized. For instance,
RF exposure can only occur when
a radio is keyed. Otherwise, the
transmitter is inactive. A pager
antenna can emit up to 500 watts
of effective radiated power. The
ERP with microwave dishes is
less concentrated than with rod
antennas, thus are safer despite
the higher power range. Some
buildings run these rods along
the perimeter of the roofline,
which can prove to be an issue if a
window-washer rescue may need
to be performed using rappelling
techniques.
• Broadcasting towers. The larger,
permanently mounted antennas
are known as broadcasting towers
(or masts) and can be found on
some of the tallest buildings in
North America. They are the
most potentially hazardous.
These transmit television and

FM radio signals to surrounding
communities for many, many
miles (see photo 6). The higher
the power level, the greater the
potential for exceeding established
safe limits for exposure. They
range from one to five megawatts
of effective radiated power. These
are the strongest sources of RF
energy found on rooftops and
particular caution should be used if
required to access regions near the
actual antennas.

Understanding RF Signals
All transmitters emit low to high levels
of RF radiation. Personnel exposure to
these fields takes place when a person
is in close proximity to the active
antenna. From the FCC’s regulatory
perspective, two sets of maximum
permissible exposure (MPE) limits
apply. Upper limits are established for
“controlled environments” (referred to
as occupational/controlled exposure)
and lower limits are applied to public/
uncontrolled exposure. The term
“uncontrolled” refers to the fact that
no controls over the exposure are
deemed necessary.
A “sectored site” is one in which
directional antennas are used to provide
communications service, such as a
cellular telephone base station within a
particular geographic region, commonly
shaped like a sector of a circle. Normally,
a series of antennas are employed that
serve two to three sectors, thereby
providing signal coverage throughout
the geographic region. Commonly used
cellular base station antennas are of
the panel type, usually around one foot
wide by four to six feet tall, and may
be arranged in a triangular formation
as a cluster of antennas to serve
three sectors.

Photo 6

A “hot zone” is a location where a high
RF field exists that exceeds FCC limits
for exposure. These are areas where
caution must be exercised. The “hot
zone” may be one or more particular
areas of a given roof, or the entire roof
may be designated a “hot zone.” Only
personnel who must access the area
as a consequence of their employment
and have received RF safety awareness
information are allowed in “hot zones.”
Typically, besides appropriate RF safety
awareness training, individuals entering
areas that exceed the public MPE should
make use of a personal RF monitor to
alert them to the presence of RF fields
that exceed occupational limits.
It is not uncommon to find “hot zones”
on rooftops of tall buildings in large
cities in North America. There are some
areas (such as previously mentioned TV
and radio broadcasting sites) where no
one should go, unless the equipment is
powered down and taken off-line due to
the hazards of being in close proximity
to the broadcast antennas.

Effects of RF Radiation
The principal effect of exposure to
intense RF radiation is tissue heating.
Similar to the action of a microwave
oven heating a cup of water, the rotation
of molecules creates friction and, in

turn, heating of the exposed mass. With
humans, the absorption of RF energy
at sufficiently high rates can lead to
an elevation of body temperature.
This may be manifest, in cases of very
intense exposure to RF fields in the
30-300 MHz frequency range as a slight
increase in body temperature. More
often, such exposures will be perceived
as a warming of the surface of the skin.
Virtually all exposure limits that have
been developed are based on controlling
the rate at which RF energy can be
absorbed by the body and therefore,
limiting the extent at which body or
specific tissues can be heated.
The most obvious hazard associated
with exposure to high intensity RF
source is the so-called RF burn. As
previously noted, bare element antennas
can burn skin on contact if an active
transmitter is connected to them.
Microwave dishes and “whip antennas”
can create heating of the body, if the
intensity of the RF field is sufficient.
Unlike X-Rays, however, the radiation
is not cumulative and damage to body
tissue occurs only while a person is
exposed above the hazard threshold and
remains in this region for a prolonged
time; the longer the time of exposure
above the hazard threshold, the greater
the probability of sustaining a thermal
injury. The rule of thumb should be, “If
you feel any heating of body tissue – get
away from the field!” The higher the
signal strength, the greater the danger
can be.
Unfortunately, no one will be able to tell
just by looking at an antenna how strong
the signal is and when it is transmitting
and when it isn’t. High exposure levels,
significantly above the federal standards
for exposure, have been associated
with cataract formation and increased
sterility in laboratory animals. RF fields
can also adversely affect the operation
of various types of medical devices such
as cardiac pacemakers and stimulators.
Under ideal conditions, the best options
would be to wear a personal RF monitor
and receive relevant RF safety training

that is keyed to the specific site prior
to the fire. However, that most likely
will not be the case when a fire breaks
out in a high-rise building with rooftop
transmitters.
Also be aware of eye trauma hazards that
may exist with antenna “trees” that have
multiple “branches” of antenna hanging
off the main vertical “trunk.” This would
be an even greater concern at night or in
heavy smoke conditions. Wear your visor
down whenever possible.
Listed in order of higher to lower
danger are:

Oddities of special concern
include:
• “Secret” antennas. There are
some buildings where government
agencies have procured roof
space to use for their proprietary
transmitters. Building chief
engineers have told the author
that they have no idea how strong
the signal strength is and what
the potential exposure levels are
when working in close proximity to
those devices, since they have no
control over them. Unless a “roof
audit” (a survey which determines
MPE) is done to measure the areas
that should be deemed “hot zones,”
there is no practical way to tell
where the hazard areas might be.
• As mentioned previously, FCC
regulations dictate warning
signage for roofs with high RF
fields which may or may not be
implemented. However, the author
was advised that no signage at
all is required in areas where
compliance is addressed (i.e.,
regular roof audits being done,
radiation monitors being worn by
workers accessing the roof and roof
access restrictions in place).
• Firefighters or SWAT team
members performing rooftop
assignments who circumvent these
guidelines will be subjected to the
dangers of operating in potentially
Continued on page 22
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high RF fields. Firefighters
performing roof venting, handling
“jumper incidents,” fighting rooftop
fires, or dealing with climbing
daredevils or window-washer
rescues should be especially aware
of their surroundings, exercising
caution to avoid operating near
any transmission device that is not
confirmed as being a low power
transmitter. Staying stationary in
high RF fields will generally lead
to greater exposure than moving
through them. A guideline is to
assume that all antennas are active
unless you have information to the
contrary.
• “Stealth” antennas. These are
transmitters that are cloaked to
hide their presence, by blending
in with their surroundings (see
photos 7A, 7B and 7C). These can
be sources of unknown exposure
levels. They may be aesthetically
pleasing, but they can create even
greater confusion for firefighters
who may not recognize them or
even be aware that one exists in
their vicinity.
Photo 7A, 7B & 7C

Helicopter Operations
In any city, whether the fire department
possesses its own helicopters or not, the
possibility exists where helicopters may
be called in to assist the fire department
on a major event, as in a fire, natural
disaster or terrorist attack. If firefighters
have to be airlifted to the roof to perform
certain duties, or an attempt must be
made at rooftop for rescue operations
involving civilians or firefighters, any
helicopter may be called to the scene
to assist – police, military, fire (in some
cities), EMS, news or privately owned.
22

(Helicopters were used during the
MGM Grand and DuPont Plaza hotel
fires, as well as the First Interstate and
Meridian Plaza office building fires and
World Trade Center bombing of 1993.)
Helicopter pilots may not be intimately
familiar with these high-rise roofs and
related dangers.
It is vitally important to note that there
is a potentially dangerous interference
phenomenon called high-intensity
radiated field (HIRF) that exists around
transmitters with very high signal
outputs. HIRF can sometimes be
intense enough to cause interference
to an aircraft’s flight controls and
navigational instruments and may
lead to an aviation accident with newer
aircraft. Modern helicopter avionics
are becoming more computerized,
including stabilization and engine input
commands. One helicopter technician
stated that a 10-watt radio can interfere
with instruments. As stated earlier, roof
transmitters can easily emit 500 to 1,000
watts of energy, with broadcast towers
reaching into the megawatt range.
There have been cases where military
aircraft have crashed flying into a HIRF.
It should be strongly considered by
any incident commander on a highrise disaster that this potential exists.
The author was told that government
helicopter cockpits are now “hardened”
to prevent this problem from occurring.
However, this will likely not be the
case with civilian, police, fire, EMS and
news aircraft.
A thorough check of the roof to
determine the presence of rooftop
transmitters should be made prior to
attempting a helicopter operation. This
should also apply to roofs of nearby
buildings that are in close proximity
to the incident building, as RF fields
may be sufficiently intense to create
a dangerous flying environment for
helicopters hovering in their vicinity.
These roofs are extremely dynamic
and change so frequently that a
consistently updated roof audit of a
high-rise district is paramount to a

relatively safe attempt of helicopter
use during major emergencies. Given
rooftop obstructions, thermal air
currents and smoke from fires, fog, high
winds, low-level clouds, darkness and
other obvious hazards, they are plenty
dangerous enough as it is and require
incredibly deft skill on the part of
the pilot.
A greater danger would be at night
when relying more on instruments.
RF fields can definitely interfere with
aviation radios. Another concern is that
if warning signage of high RF fields does
exist, it is usually mounted on the door
or access hatch leading to the roof from
below. How will firefighters know this
danger exists if they attempt roof access
to enter the building from the opposite
direction – by helicopter?

Summary
Most fire departments are just now
being made aware of this important
issue and even fewer SWAT teams are
aware of any danger involving rooftops
or setbacks. According to the experts, a
general rule of thumb for occupational
safety/proximity for these transmission
devices should be at least three feet
for most antennas, except large, highpower broadcast antennas, which require
greater distances.
The challenge for managing personal
exposure to RF fields is that these
devices can vary greatly in signal
strength, which cannot be determined
without input from personnel familiar
with each device or array, or reference
to a roof RF survey. Time of exposure in
relatively close proximity to antennas
should be limited to short durations,
unless a prior study has determined that
the occupational exposure limit is not
exceeded at that location. Avoid direct
contact with antennas.
Antenna farms (see photo 5 again)
should be approached with extra caution
until it can be determined that the roof
area is deemed safe to operate. Since this
requires the assistance of the licensee

of the radio transmitting equipment,
as well as building engineers, this
may present a problem if an incident
occurs when there is no staffing present.
Building engineers may have limited
knowledge in this area, since they did
not install these devices, nor do they
maintain them. This presents an obvious
problem in locating and isolating power
during an emergency.
Setbacks crowded with transmitters
represent another caution area.
Proprietary transmitters, such as those
operated by government agencies,
present significant concerns as to how
they can be shut down when on-site
engineers may not be able to assist in
gaining access to the power source.
Further, many modern communications
transmitter sites operate with
uninterruptible power supplies (UPS)
and killing the electrical power to the
equipment room may not stop the
transmitters from operating.
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Warning signage at roof access points
AND near devices is essential, as is
yellow caution stripes bordering off
“hot” areas (see photo 8). Also be aware
that RF fields can interfere with the
operation of fire department (or police/
EMS) radios, inhibiting their ability
to receive or transmit. Maydays or
evacuation orders may not be heard.
Cable trays on roofs are simply trip
hazards when moving about rooftops.
The only time that cable trays could
potentially become an RF hazard would
be if they became damaged and the
cables were cut, broken, etc., such that a
person could come into contact with the
bare internal conductor of the various
transmission lines (coaxial cables).
High-voltage junction boxes are not RF
hazard sources. They are junction points
for AC power distribution and carry with
them the obvious issues associated with
electrical shock.
Many people think that a site that has
RF fields that exceed the FCC MPEs
is “out of compliance.” This is not
so. Compliance is related to whether

Photo 8

the research into that topic and potential
threat exposure.
Curtis S.D. Massey is president of Massey
Enterprises Inc., the world’s leading
disaster planning firm. Massey Disaster/
Pre-fire Plans protect the vast majority of
the tallest and highest profile buildings
in North America. He also teaches an

people are able to get exposed to the
fields exceeding the MPEs. Many
transmitter sites have RF fields that
exceed the MPEs but have appropriate
RF safety programs in place to control
the exposure of individuals who may
have reason to enter these areas. This,
of course, would not apply to first
responders or fleeing civilians who
find themselves on a roof where these
antennas may be present. Current
standard operating procedures (SOPs)/
standard operating guidelines (SOGs)
should be revisited to
address this new-age
issue affecting firefighter
safety. Pre-planning and
caution should always be
the first line of defense. Be
knowledgeable, be aware
of your surroundings and
be careful.
Many thanks to Richard
Tell (especially), Raymond
Trott, Alan Reiss, the U.S.
Navy, the U.S. Coast Guard
and all the helicopter
mechanics, technicians,
pilots and manufacturer
representatives who
contributed their
knowledge and expertise
to this article. Also, thanks
to the Los Angeles Fire
Department for raising
the question on helicopter
safety during rooftop
rescue operations around
these devices, which led to

advanced course on High-Rise Fire
Department Emergency operations to
major city fire departments throughout
the U.S. and Canada. The information
contained in this article is based on
current, evolving technology in the field
of radio frequency (RF) hazards and
should not be taken as absolute fact due
to the sheer dynamics of the industry. •
Reprinted with permission, S.D. Massey,
published in Firehouse Magazine
April 2005
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Whose Strata Lot Is It Anyway?

Elaine McCormack and Emily Sheard / Wilson McCormack Law Group

W

ho qualifies as an “owner”
of a strata lot may surprise
you. For those of you who
manage strata corporations or serve on
strata councils, this article may provide
a helpful reference for situations you are
bound to encounter.
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Strata lot owners have certain powers
and duties. Owners can serve on council,
vote at general meetings, request a
hearing before council, and so on.
Owners are also responsible to pay for
strata fees, special levies and certain
other charges. In addition, certain
categories of individuals can act for
an owner in various situations. Some
representatives acting on behalf of
owners will take on all of the powers and
duties of an owner, and others take on
some of them. For strata corporations
that are self-managed and do not have
a professional strata property agent,
these situations are even more difficult
to address.
In certain circumstances, ownership
of a strata lot may change without
the strata corporation being notified.
We will discuss when this may occur
and how the strata corporation can
require owners to inform the strata
corporation of a change in ownership or
representation. We will also discuss why
it is important, for strata councils to plan
how they will respond to and anticipate
changes in ownership.
We also consider briefly in this article,
the impact of electronic meetings on
determining who is an owner.

Who is an owner?
To understand who qualifies as an owner
of a strata lot, one should first look to the
definition of “owner” in section 1 of the
Strata Property Act:
	Strata Property Act, SBC 1998, c 43,
section 1 [SPA]:
	“owner” means a person, including
an owner developer, who is
		

(a) a person shown in the register
of a land title office as the
owner of a freehold estate in a
strata lot, whether entitled to
it in the person’s own right or
in a representative capacity, or

		

(b) i f the strata lot is in a
leasehold strata plan, as
defined in section 199, a
leasehold tenant as defined in
that section,

		

unless there is

		

(c) a registered agreement for
sale, in which case it means
the registered holder of the
last registered agreement for
sale, or

		

(d) a registered life estate, in
which case it means the
tenant for life;

The most obvious example of an owner
is the person shown as the owner of
a freehold estate on the title search.
There are also less obvious situations
when a person is an owner. A properly
registered leasehold tenant is the

“owner” of a strata lot in a leasehold
strata plan. An example of a leasehold
strata plan is a strata plan that is subject
to a registered lease of 99 years granted
by the Government of Canada.
Another less obvious situation involves
an agreement for sale being registered
on the title of a strata lot. The holder of
the last agreement for sale is an “owner”
under the Strata Property Act if the
agreement is registered on title for the
strata lot. In this situation, ownership
is shown as a charge on title, rather
than the registered holder of the last
agreement for sale being listed as a
registered owner of the strata lot. This
means that the registered holder of the
last registered agreement for sale will be
able to vote as an owner and can stand
for strata council. The same is true for a
tenant for life in a registered life estate.
If there is a registered life estate on title,
a tenant for life is the owner of a life
estate, and is the “owner” of the strata
lot during their lifetime. A life estate is
created under a Will. Upon the death
of the tenant for life, then title to the
strata lot passes through the estate to
beneficiaries called the “remaindermen”.
For example, a strata lot owner may pass
away and specify in their Will that their
spouse will have a life estate in the strata
lot. When the spouse with the life estate
passes away, ownership of the strata lot
will be determined based on the original
owner’s Will.
There may also be times when no one
qualifies as an owner. For example, when
the sole owner of a strata lot passes
away and there is no representative on
Continued on page 26
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title for the strata lot, no one may qualify
as an owner. As a result, there may be
times when no one can vote at a general
meeting for a strata lot, and no one from
a strata lot is eligible to stand for strata
council.

Who can act for an owner and in
what circumstances?
1)	
Individuals with Representative
Capacity
You will note that under the definition of
“owner” in the Strata Property Act, the
subsection concerning the person shown
on the title of a freehold strata lot also
includes those shown in a representative
capacity. Examples of different
representative capacities a person may
hold include an administrator, executor,
and trustee in bankruptcy. If shown on
the title of a freehold strata lot, these
individuals are considered owners under
the Strata Property Act, meaning that
they may vote on behalf of the strata lot
and stand on council.
2)	
Attorneys in Power of Attorney
Situations
A power of attorney is a legal document
by which a person, referred to as the
“adult” appoints an “attorney” to
exercise certain legal rights of the adult.
Some attorneys may be granted the
power to vote on behalf of an owner at
general meetings, and some may not.
Generally, the attorney is not registered
on title, but a power of attorney can
specifically allow for this. As a result,
in certain circumstances, an attorney
meets the definition of an owner
under the Strata Property Act. In such
circumstances, an attorney may be
eligible to serve on the strata council.
However, we will discuss below why this
may be problematic.
3) Corporate Representatives
Corporate representatives may also
be eligible to stand for strata council
pursuant to section 28 of the Strata
Property Act, and may vote at general
26

meetings on behalf of the corporate
body that owns a strata lot. Strata
councils should consider whether it
is appropriate to require corporate
representatives to provide the strata
corporation with proof of a resolution of
the board of directors prior to serving on
the strata council.
4) Conflicts of Interest
When a representative or attorney is
acting on behalf of an owner, there may
be a conflict of interest between the
duties they hold to the owner, and the
duties of a council member, who must
act in the best interest of the strata
corporation. The strata corporation
should obtain legal advice when
considering whether a representative or
attorney may serve on strata council.
5) Documentation
In each of the above instances when
an individual may act on behalf of an
owner, strata council members should
consider what documentation the strata
council requires to confirm whether the
representative has the authority to act.
For example, council may want an
owner to provide a copy of the power of
attorney to establish that the attorney
has the authority to act on their behalf,
and to what extent they can act for the
owner.
With respect to corporate
representatives, strata council may want
representatives of corporate owners
to provide a duly passed resolution
of the directors providing them with
the authority to act on behalf of the
corporate owner regarding the strata lot.

How can the owner of a strata
lot change without the strata
corporation being informed?
The strata corporation may not be
informed when ownership of a strata
lot changes because of a transmission,
as opposed to a transfer. Under the
Land Title Act, RSBC 1996, c 250, a
transfer includes a conveyance, a grant

and an assignment. An example of a
transfer is when ownership of a strata
lot is conveyed to another person in
a basic real estate purchase and sale
transaction. Under the Land Title
Act, a transmission means a change
of ownership that is effected by the
operation of an act or law, court order or
change in a personal representative or
trustee. An example of a transmission
is when ownership of a strata lot is
transmitted to a beneficiary when they
inherit a strata lot. Unfortunately, the
exact situations when a transmission
will occur are not described in the Land
Title Act, as these situations are created
pursuant to federal, provincial, and even
municipal legislation.
When there is a transfer of title to a
strata lot, the strata corporation is
generally put on notice that there
will be a change in ownership when
a lawyer or notary requests a Form
F – Certificate of Payment. When a
transfer of a strata lot occurs, a Form F –
Certificate of Payment signed on behalf
of the strata corporation is submitted
to the land title office, along with the
transfer documents. When there is a
transmission, a Form F – Certificate
of Payment is not required by the
land title office for the ownership to
change. As such, the normal notification
from a lawyer or notary to the strata
corporation or strata manager regarding
a possible change in ownership does not
occur.
Another consideration when there is
a transmission is that amounts owing
to the strata corporation, even strata
fees and special levies, may remain in
arrears after the transmission occurs.
This comes as a shock to strata council
members, as strata fees and special
levies must either be paid when there is
a transfer, or paid into court as disputed
funds in certain rare situations.

Why is it important now, more
than ever, to know owners and
those who are acting for them?
Today, council members are not as
physically connected with owners and
other residents as they were in the past.
The COVID-19 pandemic has resulted
in virtual meetings being the norm.
The increased use of online meeting
platforms also allows strata council
members and owners to attend meetings
remotely, removing the need to travel to
different cities, or to physically attend
meetings altogether.
Relatedly, council members may not
be as connected to other individuals
involved with the strata corporation
as they used to be for other reasons. In
large strata complexes with hundreds
of strata lots, it would be quite an
impressive feat for strata council
members to know every owner, tenant
and occupant. There have also been an
increase in mixed-use strata properties
with residential and non-residential
owners, tenants and occupants, which
results in a less cohesive community.
With the increase in the number
of general meetings being held by
electronic means, unfamiliar faces are
popping up in virtual waiting rooms,
and the individuals are asking to be
admitted to general meetings. These
individuals are expecting to vote on
resolutions any maybe stand for strata
council, either as an owner or purporting
to do so on behalf of an owner.
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When strata corporations hold general
meetings in person again, unfamiliar
faces may appear at these meetings as
well in a variety of circumstances. For
instance, executors, attorneys under
a power of attorney and corporate
representatives may attend.
Given the weakened physical connection
between individuals involved with strata
corporations, strata council members, as
well as some inevitable circumstances
discussed above, it makes sense to
consider who qualifies as a strata lot
owner and who can act for a strata lot

owner in a more formal way. It also
makes sense to consider how strata
corporations can amend their bylaws to
place more responsibility on owners and
those who can act on behalf of owners
to inform the strata corporation of their
identities and provide documentation.

What steps can the strata
corporation require notification
of changes in ownership and
representation?
Section 4 of the Schedule of Standard
Bylaws requires an owner to provide
the strata corporation with the owner’s
name, strata lot number, and mailing
address outside of the strata plan, if
the owner has one, within two weeks
of becoming an owner. In our view,
a council can make owners and their
representatives responsible pursuant
to the strata corporation’s bylaws to
provide timely notification of their
identity and contact information to
the strata corporation when there is a
change in ownership or representation
and proper documentation backing up
the change.
The strata corporation may adopt
bylaws requiring owners to inform strata
corporations of changes in ownership
and representation in various situations,
including the following:
• Transmissions (executors,
beneficiaries, life estates, trustees in
bankruptcy)
• Registered agreements for sale
• Representatives of corporate owners
• Powers of attorney
• Tenants with powers under section
148 of the Strata Property Act
• Company receivers
Here are three examples of changes
that may be made to section 4 of
the Schedule of Standard Bylaws to
obligate owners to inform the strata
corporation of a change in ownership or
representation:

• Notification required by an owner
to the strata corporation of a
transmission or transfer of title
within two weeks of becoming an
owner, in addition to providing
contact information.
• Notification required by an
owner to the strata corporation of
transmission or transfer of title prior
to exercising the powers or duties of
an owner, including but not limited
to voting at a general meeting,
appointing a proxy or standing for
council, even in circumstances when
less than two weeks have passed
since the person became an owner.
• Specifying documentation required
by the strata corporation, for an
owner who is providing notification
to the strata corporation of a
transmission or transfer, 48 hours
prior to exercising the powers or
duties of an owner.
A strata corporation may also want to
include a revised version of section
27 of the Schedule of Standard Bylaws
in the strata corporation’s bylaws to
require an owner to provide documents
prior to a general meeting, when the
owner has not previously given notice
of a change in ownership or individual
representing an owner. Strata council
should have proper documentation
to review regarding whether a person
qualifies to vote at a general meeting.
Consideration should be given to how
these documentary requirements will be
met when the general meeting is held by
electronic means.
Strata council should also consider
the privacy implications of the
collection, use, disclosure, retention
and destruction of emergency contact
information and alternative contact
information. When can the strata
corporation disclose this information to
individuals who act on behalf of owners?
Under section 18 of the Personal
Information Protection Act, SBC 2003,
c 63 [PIPA], a strata corporation may
only disclose personal information
Continued on page 28
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Continued from page 27
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about an individual without their
consent in certain circumstances.
These circumstances include “if the
disclosure is clearly in the interests
of the individual and consent cannot
be obtained in a timely way,” (section
18(1)(a), PIPA) and “if the disclosure
is necessary for the medical treatment
of the individual and the individual
does not have the legal capacity to give
consent,” (section 18(1)(b), PIPA).
The strata council may wish to consider
revisions to the strata corporation’s
privacy policy. The strata council may

also wish to propose bylaws to the
owners to allow the strata corporation
to obtain consent from the owners
collect alternative contact information
for broader use and disclosure purposes
than those described in PIPA.
If your strata corporation would like
to adopt bylaws to address the above
issues, and consider revising its
privacy policy, it is recommended that
you seek legal advice to draft bylaws
that meet the unique needs of your
strata corporation. This article is for

educational purposes only and does not
constitute legal advice.
Previous versions of this article
were published in the BC Notaries
Association Spring 2021 Edition of
The Scrivener, Volume 30, Number
1 and the Winter 2021 Edition of the
Strata-Sphere. •
Elaine McCormack and Emily Sheard
are with Wilson McCormack Law Group.
For more information please visit their
website at www.wmlg.ca

CONSULTATION: PROPOSED
CHANGES TO THE COUNCIL RULES
This spring, the Insurance Council of BC is consulting on changes to the Council Rules.
Consultation on proposed amendments to the Council Rules is open from now until June 1, 2022.
Find out more and provide your feedback.

What is this about?

We are consulting licensees and stakeholders on changes to eight different topics within the Rules as
part of an ongoing project to modernize the Council Rules, which set the licence conditions and
requirements for all BC insurance licensees.
The input received will help us evaluate whether the proposed changes should proceed to the Minister of
Finance for approval, or if further consideration or changes are needed.

What changes are being proposed?

The following topic areas are proposed for amendment; Level 3 Agent and Adjuster Qualifications, Nominee
Qualifications, Business Registration and Name Requirements, Licence Reinstatement, Licence Renewal,
Direct Supervision, Conflict of Interest *New rule*, and Life Agent Supervision. See our consultation
overview page to see more detailed information about the proposed Rule change and rationale.

Where to find information and provide feedback

Learn more about what’s being proposed and see the draft Rule change wording by visiting the
Insurance Council of BC’s website at www.insurancecouncilofbc.com and searching
“Consultation on Rule Amendments”

To provide input, by end of day June 1, you can:

· Respond to the feedback survey
· Send an email to: rules.consult@insurancecouncilofbc.com
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Community Management with Heart
Proudly servicing BC with new offices in:
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delta . victORIa .
kelOwna . KaMlOopS
And expanded services in the Kootenay region.
A heartfelt welcome to our new communities.

Tribemgmt.com/choa | 1.888.828.2061
Tribe Mgmt_CHOA_Half Page_Nov 2021.indd 1

Strata | Rental | Commercial
2021-11-03 9:59 AM
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ADVOCACY EDUCATION RESOURCES

Your one-stop resource for
owning & managing rental
housing in BC.
Advocacy - LandlordBC represents the rental housing sector
to all levels of government.
Education - legislative helpline available exclusively to our

Is your Property Manager
a member of
?
PAMA - the education association for the
Province of British Columbia for residential
property management since 1970.

members, virtual events, interactive webinars and online
guides.
Resources - over 20 different forms available to help you
manage your tenancies, including proprietary tenancy
application and agreement.
Learn more at landlordbc.ca

PAMA offers all Rental and Strata professionals:
Education focused on improving competence in
all areas related to Rental and Strata Management
A library of education and video recordings pama.thinkific.com
Building management related education delivered
by qualified industry specialists

PAMA is the “go to” resource for
professional managers who aspire to
deliver superior service to their clients.

BC Housing – PostDisaster Building
Assessment Training
BC Housing offers two damage assessment
courses to assist in developing a PostDisaster Building Assessment (PDBA)
Program for your community or
organization’s emergency preparedness.

EST. 1970

www.pama.ca

· Rapid Damage Assessment (RDA) course
· Coordination of Damage Assessment
(CDA) course
For more information please visit the
BC Housing website at: www.bchousing.org
and search for
“Post-Disaster Building
Assessment Training”
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PAMA - Professional Association
of Management Agents
Email: admin@pama.ca
Phone: 604-267-0476
Get connected with the PAMA Mobile App

Keeping Strata Corporation Records:
Strata Property Act Sec. 35 & 36,
plus SP Regulation 4.1 & 4.2
Condominium Home Owners Association of BC (CHOA)

CHOA Bulletin 400-014
Record
•
A list of strata council members, including either phone number or another method
by which the council member may be contacted at short notice
•
A list of owners, with their strata lot address, mailing addresses if different, strata
lot numbers as shown on the strata plan, parking stall numbers, if any, and unit
entitlements
•
The names and addresses of mortgagees who have filed a “Mortgagee’s Request
for Notification” (Form C)
•
The names of tenant, and any assignments of voting or other rights by landlords to
tenants
•
The Act, Regulations, bylaws and rules
•

Correspondence sent or received by the strata corporation and strata council

•

Minutes of the AGM, an SGM and strata council meetings, including the results of
any votes
Books of account showing money received and spent and the reason for the receipt
or expenditure
Any waivers of general meetings and consents of resolutions
The budget and financial statement for the current year and the previous years
Income tax returns (if any)
Bank statements, cancelled cheques and certificates of deposit
Any Information Certificates (Form B) issued
Financial records obtained from the Owner Developer

•
•
•
•
•
•
•
•
•
•
•
•
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•
•
•
•
•
•

•

Any resolutions that deal with changes to common property, including the
designation of LCP
Any decision of an arbitrator or judge in a proceeding in which the strata
corporation was a party
Any legal opinions obtained by the strata corporation
The registered strata plan and any strata plan amendments registered at the Land
Titles Office
Plans required to obtain building permits and any amendments to the building
permit plans
Disclosure Statements and amendments (if any)
The Rental Disclosure Statement (if any)
The names and addresses of all contractors, subcontractors and the persons who
primarily supplied labour or material to major components of the project
The name and address of the project manager (if any)
The names and addresses of technical consultants, including any building envelope
specialists (if any)
Any documents that indicate the actual location of a pipe, cable, chute, duct or
other facility for the passage or provision of systems or services, if the Owner
Developer believes they are not shown on the plan submitted to obtain the
building permit
Depreciation Report

current

2 yrs

6 yrs

Permanent

ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü
ü

ü
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Custom Insurance Solutions.
From the Ground Up.
Built for you from the ground up by our
experienced Risk Advisors, CapriCMW provides
industry-leading solutions to protect your property.
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Residential Stratas
Commercial Stratas
Commercial Real Estate
Unit Owner Solutions

Talk to a Risk Advisor today.
604 294 3301 • info@capricmw.ca

capricmw.ca
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Strata Management Services since 1972
Professional Strata Management Services
Servicing the Lower Mainland
Locally owned and operated
Full Service
PROVIDING STRATA MANAGEMENT SERVICES FOR OVER 40 YEARS.
#101 - 4126 Norland Avenue Burnaby, BC V5G 3S8 (604) 294-4141
www.strataco.ca
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Condo Smarts: Transfer of
Alteration Agreements
Tony Gioventu / Condominium Home Owners Association of BC (CHOA)

CHOA Bulletin 300-982

D
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ear Tony: We purchased a
townhouse in Ladner last year
and love the community and
our new home. Our strata corporation
is undertaking several upgrades which
includes resealing and caulking of
doors and windows on the exterior and
some window upgrades. As part of
this upgrade the strata council issued
notice to several units advising they
are responsible for the bay window
areas as part of authorized upgrades
and the obligation automatically
transferred from owner to owner. The
bylaws require owners to maintain and
repair upgrades to their strata lots, but
nothing else. When we purchased from
the previous owner, who had lived there
for 5 years until her husband passed,
there was no indication of an alteration
from the owner, or anything disclosed
from the strata corporation. The strata
council indicated these were upgrades
the owner developer had installed
during the first year when the owners
purchased back in 2004. About half of
the owners have this upgrade. Council
advised this alteration converted the
windows to part of the strata lot. We
contacted the previous owner and spoke
to several current owners with this

alteration. Everyone is unaware of this
requirement. JJ Rowlson
Dear JJ: Alteration agreements do
not automatically transfer, and they
are not blanketed by a general bylaw
that imposes such a condition, because
agreements need to be disclosed to
the buyer by the seller, and by the
strata corporation as part of a Form B
Information Certificate. If the doors
and windows are part of the exterior of
your buildings, and they are common
property, they remain common property.
The boundaries or definitions are not
changed by an alteration or alteration
agreement. A strata corporation is not
permitted to make an owner responsible
for the maintenance and repair of
common property.
If an owner wishes to alter common
property, they require the written
permission of the strata corporation
before they proceed. This includes
all designations of common property,
such as pipes, wires, ducts, cables and
the structures of buildings, including
those that border between strata lots
or a strata lot and common property. If
an owner has been granted permission
to alter common property, a strata
corporation may require the owner be
responsible for any costs related to
the alteration - this would form part

of an alteration agreement and that
agreement is a record that must be
retained by the strata corporation.
When a strata lot sells, there is generally
a request for a Form B Information
Certificate. The alteration agreement
must be attached to the Form B. The
alteration agreement should also
include a condition that requires
the disclosure of the agreement and
assumption or transfer to the next
owner. This is intended to oblige the
seller to disclose the agreement to
buyers and for their assumption of
the alteration agreement. Care should
also be exercised when purchasing
and renewing insurance as fixtures,
which include doors and windows
installed by the owner developer are
part of the insurable assets of the strata
corporation, and not betterments.
Before your strata corporation proceeds
with their actions, a legal review of the
installation of the bay windows, the
bylaws and transactions and disclosure
will be necessary. Remember as a
condition of granting permission to alter
common property, a strata corporation is
permitted to impose conditions such as:
the requirement pay for any engineering
costs, development costs, building
permits, and legal costs for the creation
of the agreement.

Interested in learning more about alteration agreements?
Visit the CHOA website at: www.choa.bc.ca/resources/webinars for archived copies of our many “Lunch & Learn with
CHOA” webinars, including “Alteration Bylaws for strata lots” and “Responding to alteration requests and managing access
to common areas for alterations to strata lots and common property”
Or check out our Information Bulletins at www.choa.bc.ca/resources/choa-information-bulletins or
archived Condo Smart columns at www.choa.bc.ca/resources/newspaper-columns/condo-smarts
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LEGAL SERVICES FOR
STRATA CORPORATIONS,
OWNERS AND
PROPERTY MANAGERS

STRATA PROPERTY LAW

CORPORATE HOUSING LAW

• Governance • Dispute Resolution
• Civil Resolution Tribunal
• Fixed Fee Bylaws

• Co-operatives • Societies
• Housing Corporations
• Land Leases

CIVIL RESOLUTION TRIBUNAL

CONSTRUCTION LAW

Call one of our Strata Property Lawyers or email us at info@haddock-co.ca
Grant Haddock • Ola Karpik • Kimberly Little • Vedran Rasidagic
Ripan Hans • Samantha Douglas • Tara Cox • Chloe Sauder • Pearl Onyema

N O R T H VA N CO U V E R / V I C TO R I A

PROVEN PROPERTY MANAGEMENT
Associa BC offers more than comprehensive strata, rental and co-op management services – we offer extensive experience and expertise.

40

A F F I L I AT I O N S W I T H

CALL US NOW
Learn how we can partner with you to achieve your community’s vision.
Surrey | Vancouver | Kelowna | 604.591.6060 | 250.860.5445 | www.associabc.ca
Delivering unsurpassed management and lifestyle services to communities worldwide.
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MANAGING
RESIDENT
DELIVERIES

WHY
SNAILE CANADA?

Scan QR Code to find out!

CONTACT US!

info@snaile.com or
visit www.snailelockers.com
for contactless and secure
resident delivery information
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NOTICE OF ANNUAL GENERAL MEETING
TUESDAY MAY 31, 2022
CONDOMINIUM HOME OWNERS ASSOCIATION OF BC

ZOOM MEETING
7:00 PM
SOCIETY#: S‐0012296

AGM INSTRUCTIONS: If you are attending, please contact the CHOA office at info@choa.bc.ca for a zoom invitation link
CHOA AGM 2022
AGENDA
 Registration: 6:30 pm
 Call to Order: 7:00 pm
 Approval of the Agenda
 Approval of minutes from
CHOA AGM June 1, 2021
 Financial Report 2021
 Approval of Bylaw Amendment Updating
Financial Reporting
 Nomination & Election of Directors
 Adjourn
MINUTES OF THE CHOA ANNUAL GENERAL MEETING OF
TUESDAY JUNE 1, 2021 7:00PM
MEETING CONDUCTED ELECTRONICALLY UNDER PROVINCIAL
EMERGENCY ORDER PROVISIONS
1. Call to Order: Meeting called to order at
7:00pm by Ryan Abbott, President of CHOA
2. Motion to Approve the Agenda to include the
election of 7 board members, 6 in a 2‐year term
and 1 for the balance of a 1‐year term. Motion:
KAS 1884, 2nd by: VIS 5081
Carried unanimously
3. Quorum: Quorum established at the call to
order was 21 corporation members attending
and 35 votes.
4. Approval of the minutes of the June 17, 2020
AGM. Motion: VR 1175, 2nd: KAS 1845
Carried unanimously
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2022 PRESIDENT’S MESSAGE, RYAN ABBOTT
Volunteerism was the foundation on which
strata corporations functioned in 2021. For
the second year in a row people were asked
to take special care and be kind to each
other, as we all struggled with navigating the
consequences of Covid‐19. Volunteer strata
councils were called to serve their strata
corporations and communities during this
troubling time.
This past year we saw many strata
corporations rely on their strata councils to
ensure the daily operations and
administration of the strata corporation
were carried out in accordance with strata
bylaws and the Strata Property Act, all while
balancing the many tests and unknowns
created by the pandemic. A heartfelt “thank
you” to the many council members who rose
to meet the challenges—changes in
legislation, adapting to various Provincial
Health Orders and learning how to conduct

5 . Financial Report ending December 31, 2020:
Tony Gioventu, Executive Director reviewed the
fiscal year end of 2020, which ended with a
balanced budget. The annual budget is approved
each year by the board of directors and reported
to the members at the subsequent Annual
General Meeting.
6. Approval of the bylaw to permit electronic
meetings. To enable future attendance of
members at CHOA general meetings where
technology and location permit and enable the
flexibility for electronic meetings when
restrictions are imposed, the board proposed the
following electronic meeting bylaw to be passed
by special resolution of the members at the
AGM.
Whereas emergency orders have required
Associations to conduct general meetings
electronically, and the Society Act of BC permits
Associations to conduct electronic meetings if
permitted through bylaw amendment, CHOA is
recommending the amendment of bylaw 12 by
adding section (3) as follows:
“Be it resolved by 2/3 Special Resolution of the
members of The Condominium Homeowners
Association of BC, that Bylaw 12 is amended by
adding subsection (3) Annual or Special General
Meetings may be conducted electronically
provided the eligible members registered to vote
are capable of communicating and participating
in voting by electronic methods. “
Motion to approve: LMS 3380 2nd: KAS 33
Carried unanimously

online meetings—your dedication to your
strata corporations is appreciated.
I would also like to express my appreciation
to my fellow CHOA Board members. Your
service this past year has clearly shown your
commitment to the strata industry. It has
been my pleasure working with you, and to
you, the many strata lot owners, thank you
for your service to your strata corporations.
Many of us have learned how to attend
Zoom meetings, taken steps to lend a
helping hand to your neighbours and worked
together for the betterment of your strata
corporation.
Education and information in a strata
corporation are essential. Even with the
challenges of the pandemic, CHOA was able
to host a robust education program in 2021.

7. Election of the board: In accordance with
CHOA bylaws requiring the nominations for
election of board members to be submitted at
least 1 week in advance of the Annual General
Meeting, the following 7 board members were
nominated for election:
Ryan Abbott, Vancouver ‐ Mixed use residential
and commercial development, David Fox, New
Westminster ‐ Townhouse, Ken Hagerty,
Chilliwack ‐ Townhouse, Michael Hudson,
Vancouver – High Rise Strata Apt, Ley Lefeuvre,
Kelowna ‐ Low Rise Strata Apt, Bill Thorburn,
Vancouver Island ‐ Townhouse, Lydia Troc,
Prince George ‐ Townhouse
Motion to elect: KAS 1884, 2nd: LMS 61
Carried unanimously
Commendation by Bill Thorburn, of recognition
to the staff for continuing to provide such
incredible service to the members and the public
during the adverse conditions.
8. Motion to Adjourn the meeting at 7:28 pm by
VIS 2044, 2nd: VIS 5081
Carried unanimously
CHOA BUSINESS APPOINTEES FOR 2021:
Allyson Baker, Clark Wilson LLP
Jennifer Neville, Hamilton and Co
Steve Storrey, BFL Insurance
LEGAL SERVICES:
Wilson McCormack Law Corporation

We continued hosting our “Tuesday Lunch &
Learn with CHOA” webinars throughout the
year and offered our traditional Spring and
Fall Education Program online. The
Association continues to partner with BC
Housing in developing building research
guides and webinars.
A best practice often suggested to strata
corporations is to conduct a regular review
of your bylaws, ensuing they still meet the
needs of your strata corporation. As part of
our annual review of operations and bylaws,
the CHOA board of directors is proposing an
addition to the bylaw for financial reporting
to ensure the members have access to the
procedures we follow for financial reviews or
audits. This is to promote a greater level of
transparency on the operational structure of
the Association and encourage all strata
corporations to exercise a similar practice.
Wishing everyone a heathy and safe 2022.
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ANNUAL REPORT 2021
Revenue
Membership
Journal & Publications
Seminars & Services
Research & Fees
Total

Budget 2021 Actual 2021
716,000
152,000
60,000
92,000
1,020,000

764,045
149,936
62,514
155,000
1,131,495

Budget 2022
760,000
160,000
55,000
125,000
1,100,000

Expense
Office Operating x 3
145,000
124,886
164,000
CHOA Journal
125,000
144,918
105,000
Seminars & AGM
25,000
4,341
15,000
Board Expense
10,000
2,538
10,000
Insurance
9,000
8,683
9,000
Staff & Benefits x 9
670,000
743,170
756,000
Research & Expense
35,000
59,650
40,000
Legal
1,000
2,555
1,000
Total
1,020,000
1,090,742
1,100,000
Balance
+40,753
In accordance with CHOA bylaws, the annual budget is approved by
the Board of Directors at the beginning of each fiscal year.
SPECIAL RESOLUTION Updating CHOA Financial Reporting Bylaws
“Be it resolved by 2/3 Special Resolution of the members of The
Condominium Homeowners Association of BC, that Part 10 of the
Bylaws — Financial Reporting be amended, with the additions in
purple.
44 The board of directors shall appoint a chartered accountant, a
certified general accountant, or a certified accountant to audit or
review the financial records after the end of the fiscal year and prior
to the annual general meeting. The board of directors may retain the
appointee for additional quarterly reviews and assistance with
financial operations of the Association. The terms of service must be
reviewed and ratified by the board of directors and are available as
part of the Association’s policies to the members.
45 The appointee must be promptly informed in writing of their
appointment or removal.
46 A director or employee of the Association must not be an appointee.
47 The appointee may attend general meetings. “

CHOA TEAM
Tony Gioventu, Executive Director
Heidi Marshall, Communications & Strata Advisor
Rosalina Munro, Policy, Research & Strata Advisor
Gary Stuttard, Strata Advisor, Interior
Melanie Lietuvinikas, Strata Advisor, BC North
Daryl Foster, Strata Advisor, Lower Mainland
Nancy Deshaw, Strata Advisor
Donna McKinnon‐Heide, Office Manager
Tiffany Webster, Accounting and Records
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STATISTICS
Seminars – 2021
Spring Education Webinars ......... 9
# of attendees ......................... 655
Fall Education Webinars ........... 12
# of attendees ......................... 404
Forums & Public Webinars........ 13
# of attendees ....................... 4328
Membership
CHOA currently maintains
membership documents and
communications for over 7,000
corporations across the province.
Associate members ................. 325
Business members .................. 328
Advertisers in the Journal ......... 74
CHOA Journal
# quarterly circulation ....... 15,000
ON‐SITE MEETINGS
Staff onsite/electronic meetings in
2021 ....................................... 307
A NOTE OF APPRECIATION
CHOA would like to thank the many
educators who contributed their
volunteer time and service in 2021 for
strata councils, owners and property
managers.
 Allyson Baker
 Kate Campbell
 Tony Esposito
 Matthew Fischer
 Veronica Franco
 Stephen Hamilton
 Sat Harwood
 Sean Lang
 Rob MacGregor
 Lisa Mackie
 Elaine McCormack
 Adrienne Murray
 Jennifer Neville
 Brent Pavan
 Andrea Raso
 Danielle Russell
 Craig Segaric
 Steve Storrey
 Kyla Troll
 Cora Wilson
 Tony Gioventu
 Daryl Foster

PROXY
If you are not attending please mail, fax, or scan & email this form to CHOA’s New Westminster Office, 200‐65 Richmond
St., New Westminster, BC V3L 5P5, Fax: 604‐515‐9643 or Email: info@choa.bc.ca to be received no later than 12:00
noon May 31, 2022. A copy can be downloaded from the CHOA website.
CHOA Bylaws, Part 13 — Proxies
55 (1) A proxy, appointing a person outside of the strata corporation membership, shall be in writing and signed by two
members of the Strata Council of a Strata Corporation Member.
(2) No one person can hold proxies for more than five (5) Strata Corporation Members at either an annual or special general
meeting.
Strata Plan # ___________ # of units _________ # of Votes ________ (please see below)






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







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

We, the Council of Strata Plan # ________________, designate to act as our Proxy at the CHOA AGM to be held on May 31, 2022.
____________________________________________________________________________________________ or _CHOA_Director_
1) Strata Council Member’s Name: __________________________________________________________________________________
Signature: ___________________________________________________________ Date: __________________________________
2) Strata Council Member’s Name:___________________________________________________________________________________
Signature: ___________________________________________________________ Date: __________________________________

CALL FOR DIRECTOR NOMINATIONS
This is a call for nominations for members to serve on the Condominium Home Owners Association of BC Board of Directors.
Each nomination must include the name, address, and Strata Plan Number of each nominee, and the nominee’s signature,
indicating a willingness to serve if elected. Please also include a biography (50 words or less) of the nominee on a separate
page. CHOA will accept nominations until closing time of the Association’s business office 1 week prior to the Annual General
Meeting and will post nominations to the CHOA website by 12:00 noon Wednesday May 25, 2022.
I / We as members in good standing with the Condominium Home Owners Association of BC,
Nominate: ___________________ (Last name) ____________________ (First name) _______________ (Strata Plan #) as candidate for CHOA Director
Nominated by: _______________ (Last name) ____________________ (First name) ________________ (Strata Plan #)
__________________________________________________________ (Signature) _________________ (Date)
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Nominee Information: Phone #: ________________(Home) __________________(Business) _____________________ (Cell) _______________________
Home Address: _______________________________________________________________________________Email: ____________________________
Acceptance by Nominee: _________________________________ (Signature) ______________________ (Strata Plan #) ______________________(Date)
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CHOA
eUpdate
Sign up and receive e-mail
notifications.
The CHOA eUpdate offers
alerts, tips and quick notes of
interest including CHOA seminar
and webinar announcements,
legislative changes and news
affecting strata corporations.
To subscribe visit:
www.choa.bc.ca/eupdate
42
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Join us this Spring 2022 in the

I

“Virtual Condo Classroom”
Strata Council Decision Making
These programs have been developed to assist strata councils, property managers, owners and tenants in the
general operation and management of their strata corporations.
Session # 1

Session # 2

Session # 3

An In‐depth Look Into Major
Council Decisions and Common
Scenarios

Bylaw & Rule Enforcement

The Civil Resolution Tribunal (CRT)












What constitutes a significant
change in use or appearance
of common property?
What is an emergency? How
much can we spend?
What information is required,
or conditions that can be
imposed when an owner
requests an alteration?
When does the purchase or
disposition of a common asset
require a ¾ vote?
What is a hardship
exemption? What information
can we request?
What is “Accommodation”
under the BC Human Rights
Code?
How are the strata council
decisions reported in the
strata council meeting
minutes?
How do we determine what is
reasonable or unfair?














An over view of bylaw and
rule enforcement
procedures
How a strata council
manages the hearing
process.
When can an owner request
a hearing?
How do we respond to an
owner after a hearing?
What are the enforcement
options?
Are we obliged to fine an
owner or tenant?
How frequently can we
impose a fine?
What is the duration of time
that we can reasonably
impose fines before we take
action through the Civil
Resolution Tribunal?
How do we collect fines?
Are damages or insurance
deductibles enforced like
fines?
How does the Limitation Act
apply bylaw enforcement
and collections?














What types of disputes can an
owner or strata corporation
take to the CRT?
When does a strata council
proceed to the CRT to enforce
bylaws or collect money owing?
What types of decisions can the
CRT issue?
Are there any limitations to the
type of dispute the CRT can
hear?
How does the strata council
commence a CRT action?
Who represents the strata
corporation?
What is the role of your
property manager?
Are we permitted to have a
lawyer represent us? How are
costs approved?
How do we prepare for a CRT
dispute?
How are CRT decisions
enforced?
What happens if we don’t
agree with a CRT decision?

Tuesday April 26th

Tuesday May 3rd

Tuesday May 10th

Daytime
or
Evening

Daytime
or
Evening

Daytime
or
Evening

W

12:00‐1:30pm
7:00‐8:30pm

12:00‐1:30pm
7:00‐8:30pm

12:00‐1:30pm
7:00‐8:30pm

Each session is $10. Guides and presentations will be emailed to registrants the week of each seminar.
See registration form for more details.
1111
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Condominium Home Owners Association of British Columbia
SPRING 2022 STRATA EDUCATION PROGRAM
Welcome to the “Condo Classroom”
All sessions will be held online via ZOOM
Time: Daytime meetings are 12:00noon‐1:30pm PST / Evening meetings are 7:00‐8:30 PST
Fee: $10 per person ($9.52 + $0.48 GST) per meeting
Due to the popularity of meetings, pre‐payment and pre‐registration are required. Seating is limited so register early.
To Register: 1) Register online at www.choa.bc.ca/seminars
OR 2) Please indicate below your meeting choice and complete this registration form.
Mail with payment to CHOA at 200‐65 Richmond St, New Westminster, BC V3L 5P5,
email info@choa.bc.ca, fax 604.515.9643, or register by phone at 604.584.2462 (Ext. 2) / toll‐free 1.877.353.2462 (Ext. 2)
A unique email address is required for each ZOOM Registrant. Please include a separate page if needed with this information

Registrant #1 Name:___________________________________ email address:________________________________________
Registrant #2 Name:___________________________________ email address:________________________________________
Registrant #3 Name:___________________________________ email address:________________________________________
Address: ____________________________________________ Phone number: _______________________________________
City: __________________________________ Prov:____________________Postal Code: _______________________________
Strata Plan Number: ______________________Business Member Name: ____________________________________________
Please indicate which registrant will be attending which session
Registrant #_______________
April 26th Daytime

Session 1 ‐ Council Decisions & Common Scenarios

Registrant #_______________

April 26 Evening

Session 1 ‐ Council Decisions & Common Scenarios

Registrant #_______________

May 3 Daytime

Session 2 ‐ Bylaw & Rule Enforcement

Registrant #_______________

May 3 Evening

Session 2 ‐ Bylaw & Rule Enforcement

Registrant #_______________

May 10th Daytime

Session 3 ‐ The Civil Resolution Tribunal

Registrant #_______________

May 10th Evening

Session 3 ‐ The Civil Resolution Tribunal

rd

rd

TOTAL COST: ___________________ Payment Option: Cheque payable to CHOA ( ) VISA ( ) MasterCard ( ) e‐Transfer ( )
Please note that VISA DEBIT is not currently accepted.
Card #:__________________________________________________________ Expiry ______________ / __________________
Card holder Name:_______________________________________Signature: ________________________________________
Email for receipt: _________________________________________________________________________________________

NO REFUNDS for no‐shows or cancellations received less than 72 hours prior to event.
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All requests for refunds must be in writing, by email or by fax.
CHOA reserves the right to cancel or change seminars without notice, due to unforeseen circumstances.

Leadership, Education and Resources
for strata owners across BC

We gratefully acknowledge the financial support
of BC Housing as part of the Building Excellence
Research & Education Grants Program
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(604) 353-3498 • admin@therecapgroup.com

R E C A P

DEPRECIATION
REPORTS

RESERVE PLANNING & ASSET MANAGEMENT LTD

We have come up with a payment program to assist
smaller Strata Corporations afford their Depreciation Reports.
Email admin@therecapgroup.com for more information.

CHOA Journal • Spring 2022

Our team prides themselves on delivering a well
rounded, thoughtful and practical report based on real
industry experience.

REPORTING DIVISION
• Risk Assessment (RAR)
• Building Envelope Condition Assessment (BECA)
• Depreciation Reports

CONSTRUCTION DIVISION
• Building Envelope Remediation
• Siding/Decking/Windows
• Group Up Construction

MAINTENANCE DIVISION
• Handyman Repairs
• Pressure Washing
• RAR Deficiency Completion

w w w. T h e R e c a p G r o u p . c o m
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CHOA Business Members
APPRAISALS,
RESERVE ADVISORS &
DEPRECIATION
REPORTS

2020 Depreciation
Reports
Richmond

604.638.1041

2020depreciationreports.com

AWQS Consulting
Vancouver

778.989.2785

awqsconsulting.com

Campbell & Pound
Commercial Ltd.
Richmond

604.270.8885

campbellpound.com

Citadel Building
Consultants Ltd.
Coquitlam

604.655.9443

citadelbuildingconsultants.com

Collingwood
Appraisals Ltd.
Surrey

604.526.5000
collingwood.com

Condo Max Reserve
Planners
Creston

867.332.7444

kootenayvirtual.com

Dedora Schoenne
Appraisers
Vernon

250.542.2222

dsappraisers.com

Dream Home
Appraisal Corp.
Kelowna

250.860.4400

dreamhomegroup.ca

Fraser Valley
Appraisals Ltd.
Chilliwack

604.792.2133
fvappraisals.com

Ingleside Development
Consulting Ltd.
Kelowna
604.999.1773

inglesidedevelopment.ca

Jackson &
Associates Ltd.
Courtenay

250.338.7323

comoxvalleyappraisers.com
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JRS Engineering
Burnaby

604.320.1999

jrsengineering.com

Kurjata Consulting Inc.
West Kelowna

250.870-7678
kurcon.ca

Kent-Macpherson
Kelowna

250.763.2236

kent-macpherson.com

Mountainside
Enterprises
Kamloops

250.573.0010

mountainsideenterprises.shaw.ca

NLD Consulting –
Reserve Fund Advisors
Burnaby

604.638.1041

reserveadvisors.ca

Normac
Kelowna
Vancouver
normac.ca

250.575.6350
604.221.8258

Pacific Rim Appraisals
Victoria
Nanaimo
Richmond

250.477.7090
250.754.3710
604.248.2450

pacificrimappraisals.com

The Recap Services
Group
Vancouver

604.353.3498

therecapgroup.com

RSK Strata Advisors
Corp.
Port Moody

604.916.2536

rskstrataadvisors.com

Strata Reserve Planning
Vancouver
Victoria

604.608.6161
250.483.3170

stratareserveplanning.com

Taycon Consulting Inc.
Calgary

403.519.2693

tayconconsulting.ca

Techa Building
Consultants Ltd.
Burnaby

604.838.2725
techabc.ca

The Recap Reserve
Planning and Asset
Management Ltd.
Vancouver

778.988.2840

therecapgroup.com

ASPHALT & CONCRETE

Eli Technologies Corp.
Vancouver

elireport.com

Geniepad
Kelowna

800.274.9704
geniepad.com

Smart Fix Asphalt
Infrared Repair Ltd.

MaxTV Media

604.992-2878

maxtvmedia.com

Toronto

North Vancouver

604.757.9826

smartfixasphalt.ca

Power Strata
Systems Inc.

BUILDING ENVELOPE
MAINTENANCE

Bemco Pacific
Services Inc.
Vancouver

604.294.8111

Vancouver

604.971.5435
powerstrata.com

Rhombic Consulting
Group Inc.

bemco.ca

Vancouver

Eggert Projects Ltd.

rhombic.ca

Fort Langley

604.328.4268

604.730.9878

Koman Construction
Ltd.
Vancouver

604.709.1818

MacDonald Builders
Penticton

778.476.4569
maccid.com

Project First
Restorations Ltd.
New Westminster

604.837.3321
projectfirst.ca

The Recap Services
Group
Vancouver

778.988.2840

therecapgroup.com

Rockport Property
Services
Port Coquitlam

StrataPress

778.285.3799

250.588.2469

Roma Building
Restoration Ltd.

eggertprojects.ca

Nanaimo

Pacific Building
Envelope Maintenance

stratapress.com

rockportpropertyservices.com

Delta

Stratawork.ca

Port Coquitlam

pbemltd.com

604.751.1773

roma-restoration.ca

PCM Pomeroy Building
Maintenance Ltd.

TELUS

North Vancouver

778.888.4810

tatrasgroup.com

604.940.6056

Mission

905.794.8174

stratawork.ca

TATRAS Group

Burnaby

Vancouver

pomeroyconstruction.com

telus.com

604.294.6700

Prostar Painting &
Restoration
Vancouver

604.876.3305
wpainting.com

Remdal Painting &
Restoration Inc.
Surrey

604.882.5155
remdal.com

COMPUTER
SOFTWARE &
TELECOMMUNICATIONS

CONSTRUCTION &
RESTORATION

Centra Construction
Group
Langley

888.534.3333
centra.ca

Columbus Construction
& Restoration Ltd.
Richmond

604.241.3991

columbusconstruction.ca

Cygnus Contracting

BuildingLink Canada

Coquitlam

604.561.0231

cygnuscontracting.com

North Vancouver

778.288.5767

buildinglink.com

Eggert Projects Ltd.

Concierge Plus

Fort Langley

888.979.1717

778.889.4656

TRS Building Envelope
Corp. (TOMTAR Roofing
& Sheet Metal Ltd.)
Kelownar

250.765.8122
tomtar.ca

Vanstrata Property
Services
Vancouver

604.767.6152
vanstrata.ca

DECKS & RAILINGS

Global Dec-k-ing
Systems
Surrey

778.571.3000

globaldecking.com

Phoenix & Ediger
Vinyl Sundecks Ltd.
Langley

Toronto

604.328.4268

eggertprojects.ca

604.270.4845

conciergeplus.com

Condo Control Central

Insurance Restoration
Pro

Premium Fence Inc.

888.762.6636

604.316.7075

Vancouver

Chilliwack

condocontrolcentral.com

irpro.ca

sundecks.com

Surrey

604.576.9910
premiumfence.ca

CHOA Business Members
DRYER VENT
CLEANING

Air-Vac Services
Canada Ltd.
Surrey

604.882.9290

airvacservices.com

Commercial Vent
Cleaning Ltd.
Surrey

604.251.1717

commercialvent.com

Grime Fighters Service
Group Ltd.

Vernon

250.351.9590
bwbrooks.ca

CSA Building Science
Western Ltd.
Coquitlam

604.523.1366
csawest.com

Entuitive

Vancouver

604.900.6224
entuitive.com

Vancouver

FCAPX

grimefighters.ca

604.490.1112

778.237.6486

Michael A. Smith Duct
Cleaning

Chilliwack
fcapx.com

604.730.9300
natech.ca

ENGINEERING,
ARCHITECTURE &
DEPRECIATION
REPORTS

AES

Vancouver
604.695.2768
AESengr.com

Apex Building
Sciences Inc.
Abbotsford

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

rjc.ca

Sense Engineering Ltd.
Naramata

250.863.8159

North Vancouver

778.869.3035

Fisher Resource
Efficiency Solutions
Company Ltd.
(FRESCO)
Victoria

250.712.0066
freshcoltd.com

PACE Solutions Corp.
Delta

604.520.6211

pacesolutions.com

FINANCIAL &
ACCOUNTING

778.881.1111

Blueshore Strata
Finance Ltd.

IRC Building Sciences
Group BC Inc.

Surrey

Kelowna 778.738.1700
Nanaimo 250.716.1550
Vancouver 604.738.0048
Victoria 250.386.7794

electrumcharging.com

604.709.4630

Modern PURAIR
Dryer Vent Cleaning

National Air
Technologies

Read Jones
Christoffersen Ltd.

866.898.3873

Toronto

exp.ca

modernpurair.com

rdhbe.com

Surrey

Sky-side Engineering
& Restoration

masduct.com

604.299.6620

Burnaby 604.873.1181
Victoria 250.479.1110
Courtenay 250.703.4753

Electrum Charging
Solutions Inc.

senseengineering.com

Surrey

Langley

RDH Building
Science Inc.

exp.

Burnaby

604.589.2553
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BW Brooks and
Associates Inc.

Richmond 604.295.8070
Victoria 250.686.3600
Armstrong 250.351.4189
ircgroup.com

James Dobney
Inspections
Port Coquitlam

604.942.8272

jamesdobney.com

JRS Engineering
Burnaby

604.320.1999

jrsengineering.com

McCuaig & Associates
Engineering Ltd.
Burnaby

604.255.0992

Port Moody
sky-side.com

604.655.0786

blueshorefinancial.com

Strata Engineering Inc.

Condominium
Financial

Richmond

srengineeringltd.com

Burnaby 604.780.1316
Okanagan 250.681.1844
Victoria 250.412.6568
strataengineering.ca

WSP Canada Inc.

Kelowna 250.491.9778
Vancouver 604.685.9581
Langley 604.533.2992
Victoria 250.475.1000
wspgroup.com

Ziyutec Inc.

McIntosh Perry

ziyutec.com

mcintoshperry.com

Morrison Hershfield

Burnaby 604.454.0402
Nanaimo 250.755.4025
Victoria 250.361.1215
morrisonhershfield.com

604.370.3361
ENVIRONMENTAL &
ENERGY

Cielo Electric Ltd.
Surrey

778.862.4109
cieloelectric.ca

Muir Engineering Ltd.

EcoAction
Recycling Ltd.

250.890.0870

604.876.3330

Comox

muireng.ca

bmo.com

North Vancouver

Richmond

604.553.4774

416.927.5973

SR Engineering Ltd.

mccuaig.net

Coquitlam

Bank of Montreal

Coquitlam

ecoactionrecycling.com

604.982.8000

Vancouver

250.833.7605

condominiumfinancial.com

CWB Maxium Financial
North Vancouver

604.562.5403
cwbmaxium.com

Dong Russell &
Company Inc.
Vancouver

604.730.7472

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

FIRE, FLOOD &
EMERGENCY
RESTORATION

Complete Restoration
Abbotsford

604.832.4075

completerestoration.org

Cygnus Contracting
Coquitlam

778.288.5767

cygnuscontracting.com

First On Site
Restoration
Surrey

604.335.0499
firstonsite.ca

On Side Restoration
Services Ltd.
Vancouver

604.293.1596
onside.ca

S.A.H Restoration
Coquitlam

778.822.7245

sahrestoration.com

GOVERNMENT &
ASSOCIATIONS

Better Business
Bureau
Vancouver

604.681.0312

mainlandbc.bbb.org

Better Business
Bureau of Vancouver
Island
Victoria

250.386.6348
vi.bbb.org

Condo Owners Forum
Society of Alberta
Calgary

403.860.9366
cofsab.ca

Gallaghers Canyon
Property Owners Assn.
Kelowna

250.869.1645

Landlord BC
Vancouver

604.733.9440
landlordbc.ca

VersaBank

Licensing and
Consumer Services
Branch of BC Housing

604.984.7564

604.646.7050

rhncpa.com

Garibaldi Highlands

Vancouver

versabank.com

bchousing.org

bcbuildingscience.com

Continued on page
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CHOA Business Members
GOVERNMENT &
ASSOCIATIONS CONT’D

Professional Assn of
Managing Agents
(PAMA)
Vancouver

604.267.0476
pama.ca

Seafirst Insurance
Brokers Ltd.

Grime Fighters Service
Group Ltd.

EcoTerra Gardening
Services

250.656.9886

778.237.6486

604.970.0935

Sidney

Waypoint Insurance
Services Inc.
Courtenay

250.310.8442

Strata Property
Agents of BC
Burnaby

604.253.5222
spabc.org

Victoria Residential
Builders Assn.
Victoria

250.383.5044
vrba.ca

HVAC

Trotter and Morton
Facility Services Inc.
Burnaby

604.525.5462

trotterandmorton.com

INSURANCE

BFL CANADA
Insurance Services Inc.
Vancouver

604.669.9600
bflrealestate.ca

Capri CMW Insurance
Services Ltd.
Burnaby

604.294.3301

Live Next Level Inc.

250.423.6831

nextlevelwindowcleaning.com

Kelowna

westernfinancialgroup.ca

INTERIOR FINISHES,
FURNITURE &
FIXTURES

Discount Carpet and
Flooring
Richmond
604.370.1470

discountcarpetandflooring.ca

Exclusive Floors Ltd.
Surrey

604.575.9550

exclusivefloors.com

Metropolitan
Hardwood Floors
Delta

604.395.2000
metrofloors.com

JANITORIAL &
MAINTENANCE

BrowMac Services Inc.
browmac.com

Hub International
Insurance Brokers
Burnaby

604.269.1000

hubinternational.com

Normac

Kelowna
Vancouver
normac.ca

250.575.6350
604.221.8258

Schill Insurance
Brokers
Surrey

604.585.4445

schillinsurance.com

833.256.5462

City View Systems Inc.
Vancouver

604.878.7282

cityviewsystems.com

Concorde Property
Services Ltd.
Coquitlam

604.880.7583

concordeservices.com

Disposal Queen
Vancouver

778.929.1023

Kelowna

250.826.4843

Mr Clean Power/ Soft
Washing Services Inc.
Surrey

778.322.0145

mrcleanpowerwashing.ca

Pacific Heights
Services Inc.
Vancouver

604.876.9095

pacificheightsinc.com

Premier Bin Cleaning
Ltd
Surrey

778.837.6705

Langley

ecoterragardening.com

604.576.5764

klassenandcompany.com

Surrey

premierlandscaping.com

West Coast Lawns and
Gardens

Vancouver

604.685.4894

Miller Thomson LLP

LEGAL & DISPUTE
RESOLUTION

Vancouver

604.687.2242

millerthomson.com

Access Law Group

Peak Law Group LLP

604.801.6029

604.465.9993

Vancouver

Pitt Meadows

accesslaw.ca

peaklaw.ca

Alexander Holburn
Beaudin + Lang LLP

Reed Pope Law
Corporation

604.484.1700

250.383.3838

Vancouver

Victoria

ahbl.ca

reedpope.ca

Clark Wilson LLP

Remedios & Company

604.687.5700

604.688.9337

cwilson.com

remediosandcompany.com

604.327.1123

Cleveland Doan LLP

prioritybuildingservices.com

White Rock

Richards Buell
Sutton LLP

604.536.5002

cleveland.doan.com

604.682.3664

cssvancouver.ca

Priority Building
Services Ltd.
Vancouver

Ramos Parkade
Maintenance
New Westminster
604.526.2620
ramosparkade.com

LANDSCAPING

Bartlett Tree Experts

Burnaby 604.322.1375
Delta
604.946.1998
Duncan 250.746.7322
Okanagan 1.877.227.8538
Victoria 250.479.3873

Vancouver

Doak Shirreff LLP

250.762.6111

Fischer and Company

sabeyrule.ca

Sorensen Smith LLP

fischerandcompany.ca

604.705.0022

250.712.0066

Haddock & Company

North Van 604.983.6670
Victoria 604 983 6670

Hamilton & Company

250.884.4188

hamiltonco.ca

cedruslandscaping.com

Kelowna

Kelowna

Benchmark Landscape
Management

604.951.3500

rbs.ca

doakshirreff.com

haddock-co.ca

Vancouver

Vancouver

Sabey Rule LLP

250.763.4323

bartlett.com

Cedrus Landscaping Inc.

Vancouver

Kelowna

New Westminster

Hammerco Lawyers LLP

fairviewbuildingmaintenance.net

Lesperance Mendes

westcoastlawns.ca

benchmarklandscapemanagement.ca

604.831.5694

604.854.2086

lmlaw.ca

604.377.7124

Eco Planet Cleaning

Vancouver

Abbotsford

North Vancouver

604.630.7462

ecoplanetcleaning.ca

happylaw.ca

Klassen & Company

Victoria

Burnaby
778.379.5238

Burnaby
604.245.2244

Premier Landscaping
Inc.

disposal-queen.com

Fairview Building
Maintenance
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Vancouver
778.839.8366

Western Financial
Group

Hub International
Barton Insurance
hubinternational.ca

KP Cleaning Group
kpcleaning.ca

capricmw.ca

604.703.7070

grimefighters.ca

waypointinsurance.ca

Surrey

Chilliwack

Vancouver

Happy Law
Notary Public

Vancouver

604.630.7462
hammerco.net

Chilliwack

sorensensmith.com

Wilson McCormack
Law Group

Nanaimo 250.741.1400
New West 604.545.0095
wmlg.ca

PAINTING

All-Bright Painting
Surrey

604.671.3907

all-brightpainting.com

Art Vision Painting Ltd
Maple Ridge
604.500.6059

artvisionpainting.ca

CHOA Business Members
Image Painting and
Restoration Ltd.
Langley

1Clearwater
Technology Ltd.

PROJECT
MANAGEMENT

imgepaint.ca

Vancouver

J. Taylor &
Associates Ltd.

Inspec Consultling
Services Inc.

1clearwater.com

604.503.4161

604.427.1747

Vancouver

604.308.9551

inspecconsulting.com

Millenium 2000
Painting &
Decorating Ltd.
Coquitlam

604.715.9551

604.329.9577

BMS Plumbing
& Mechanical
Systems Ltd.

tamarackpm.ca

Brighter Mechanical
Ltd.
brightermechanical.com

Nova Painting &
Restoration
New Westminster

604.800.0922
novapainting.ca

Prostar Painting &
Restoration
Burnaby

604.876.3305

prostarpainting.com

Remdal Painting &
Restoration Inc.
Surrey

604.882.5155
remdal.com

Summit Painting Inc.
Port Coqutilam

604.760.3363

604.279.0901

Cambridge Plumbing
Systems Ltd.
Vancouver

604.872.2561

cambridgeplumbing.com

CuraFlo of BC
Burnaby

604.298.7278
curaflo.com

DMS Mechanical Ltd.
Burnaby

604.291.8919

dmsmechanical.com

Drainscope of Victoria
Victoria

250.590.1535
drainscope.net

HomeWise Plumbing
& Drainage Services
Ltd.

summitpainting.ca

Sooke

Unitus Painting

homewiseplumbing.ca

Maple Ridge

604.357.4787

250.883.7271

Megahydronics Inc.

unituspainting.com

Burnaby

Vanguard Painting Ltd.

megahydronics.com

Surrey

604.732.4223
painter.ca

Warhol Painting and
Restorations Inc.
Surrey

604.620.6121

Rapid Pipe Site
Services Ltd.
Surrey

604.503-5664
rapidpipe.ca

warholpaintingandrenos.com

Trotter and Morton
Facility Services Inc.

Warline Painting Ltd.

604.525.5462

604.561.9540

Surrey

604.542.5064

warlinepainting.ca

Tamarack Business
Services

bmsmechanical.com

604.253.9330

New Life Painting Ltd.
newlifepainting.ca

jtabc.ca

Vancouver

Richmond

604.720.4272

Surrey

Vancouver

millenium2000painting.ca

Langley
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PLUMBING

Burnaby

trotterandmorton.com

604.786.8976
ROOFING

ATC Consulting Inc
Langley

604.999.8122
atcconsulting.ca

BC Roof Inspections
Langley

604.539.2510

bcroofinspections.com

Broadway Roofing
Burnaby

604.439.9107

broadwayroof.com

Burrard Roofing
North Vancouver

604.986.1812

Phoenix Roof
Consultants

Advanced Property
Management Inc.

778.803.7161

250.338.2472

Delta

phoenixroofconsultants.ca

Roofix Services Inc.
Burnaby

604.444.4342
roofixinc.com

Roof Tech
Consultants Ltd.
Fort Langley

604.888.7663

rooftechconsultants.ca

TechPro Roofing
Surrey

604.371.2505

techproroofing.ca

Trimstyle Consulting
Vancouver

604.909.7777
trimstyle.ca

Valhalla Roofing Ltd.
Langley

778.895.2503

valhallaroofing.com

Vancouver Eco
Exteriors Ltd.

burrardinc.com

North Vancouver

Canuck Roofing Ltd.

ecoexteriors.com

604.985.4326

Burnaby

778.772.1969
canuckroofing.ca

Design Roofing &
Sheet Metal Ltd.
Port Coquitlam

604.944.2977
designroofing.ca

Helios Roofing and
Waterproofing Ltd.
Burnaby

604.783.2806

heliosroofing.com

Inter-Provincial Roof
Consultants Ltd.
Langley

604.576.5740
iprc.ca

IRC Building Sciences
Group BC Inc.

Armstrong 250.351.4189
Richmond 604.295.8070
Victoria 250.686.3600
ircgroup.com

Laurentian
Roofing Inc.

SECURITY

Courtenay

advancedpm.ca

Advantage Property
Management Ltd.
Victoria

250.881.8866

suttonadvantage.ca

Alliance Strata
Properties Ltd.
Parksville

250.951.0851

alliancestrata.com

All Property
Consulting 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

assertivenorthwest.com

Associa British
Columbia Inc.

604.691.1733

Surrey
604.591.6060
Kelowna
250.860.5445

cmiconcierge.com

associabc.ca

STRATA MANAGEMENT
& REAL ESTATE

Associated Property
Management Ltd.

604 Real Estate
Services Inc.

250.712.0025

CMI Concierge &
Security Inc.
Vancouver

Vancouver

604.689.0909
604realestate.ca

AA Property
Management
Richmond

604.207.2002
aaproperty.ca

Accent Property
Management Ltd.
Vernon

250.542.1533
accentpm.ca

Kelowna

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
axisstrataman.ca

Vancouver

604.345.7663

laurentianroofing.com
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Barbican Property
Management Inc.
New Westminster

604.424.8276
BarbicanPM.ca

Bayside Property
Services
Burnaby

604.432.7774

baysideproperty.com

Bayview Strata &
Rental Services

Coldwell Banker
Horizon Realty
Kelowna

250.860.1411

coldwellbanker.ca

Columbia Property
Management Ltd.
Kamloops

250.851.9310

Colyvan Pacific Real
Estate Management
Services Ltd.

Vancouver 604.683.8399
Surrey
604.599.1650

Dexter PM – Property
Management Services
Division of Dexter
Associates Realty

Fraser Campbell
Property Management
Ltd.

Hometime Realty &
Property Management

Surrey

250.770.1948

604.585.3276

hometimeteam.co

778.996.1514

frasercampbell.com

Hugh & McKinnon
Realty Ltd.

Dorset Realty Group
Canada Ltd.

Fraser Property
Management Realty
Services Ltd.

604.270.1711

604.466.7021

Vancouver

dexterpm.com

Penticton

Surrey

604.531.1909

Richmond

Maple Ridge

hughmckinnon.com

dorsetrealty.com

fraserpm.com

Dwell Property
Management

Gammon International
Real Estate Corporation

Hutton Condominium
Services

604.821.2999

604.736.6761

Victoria

250.598.5148

Parksville

colyvanpacific.com

Richmond

Vancouver

huttoncondoservices.ca

bayviewstrataservices.ca

Compass Point Real
Estate Services Inc.

dwellproperty.ca

gammoninternational.com

Dynamic Property
Management

Garry Miller
Developments Ltd.

Inspire Property
Management Ltd.

250.248.1140

Blueprint Strata
Management

Richmond

604.214.8645

604.815.4654

250.240.4288

Grace Point Strata
Management Inc.

Vancouver

Victoria

East Kootenay
Realty Ltd.

completeresidential.com

250.426.8211

250.802.5124

Keller Williams
Elite Realty

blueprintstrata.com

Complete Residential
Property Management

Surrey

604.576.2424
bsmstrata.ca

Brown Bros
Agencies Ltd.
Victoria

250.385.8771
brownbros.com

C & C Property Group

250.370.7093

Condo Bridge
Vancouver

888.760.9981

condobridge.com

Cornerstone
Properties
Victoria

250.475.2005

North Vancouver

cornerstoneproperties.bc.ca

cccm.bc.ca

Couvelier &
Associates

604.987.9040

Campbell Strata
Management Ltd.

Victoria

250.477.0921

Abbotsford

couvelier.com

campbellstrata.com

Crossroads
Management Ltd.

604.864.0380

CBRE Ltd.
Vancouver

604.662.3000

cbre.ca/vancouver

Century 21 Prudential
Estates (RMD) Ltd.

Surrey

778.578.4445

citybase.ca

CML Properties
Kamloops

250.372.1232
cmlproperties.ca
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ekrealty.com

GPstrata.com

Elevate Performance
Realty & Management

Greater Vancouver
Home Services Ltd.

Port Coquitlam

604.892.5954

778.580.8607

Kent-Macpherson

Squamish

North Vancouver

prmbc.ca

greatervancouverhomeservices.com

ECM Strata
Management Ltd.

Harbourside Property
Management Ltd.

604.855.9895

778.590.5500

Abbotsford

Surrey

ecmstrata.com

harboursidepm.com

Firm Management
Corporation

Haven Properties

250.544.2300

havenproperties.ca

Surrey

Saanichton

604.538.3823

First Landmark
Strata & Property
Management Ltd.

Highstreet
Accommodations Ltd.
hscr.com

Coquitlam

604.468.0010
joshbath.com

Kelowna

250.763.2236

kent-macpherson.com

Keystone Property
Management Ltd.

Kelowna 250.300.9403
Vernon
250.550.4543
keystone.pm

Kinetic Realty and
Property Management
Inc.
Kamloops

250.434.1375

Custom Realty Ltd.

250.275.1393

Holywell Properties

Korecki Real Estate
Services Inc.

604.916.6345

FirstService
Residential

604.885.3460

604.233.7772

North Vancouver

Century21pel.com

604.708.8998

investave.ca

Nanaimo

kineticproperties.ca

Dexter Associates
Realty

Vancouver

604.564.0818

Cranbrook

604.605.0294

custom-realty.ca

Citybase Management

Investave Properties Ltd.

Vernon

crpm.ca

Richmond

604.273.1745

inspirepm.com

Squamish

compasspointinc.com

Bradshaw Strata
Management Ltd.

778.738.0234

Nanaimo

White Rock

604.200.1030

Kelowna

Vancouver

604.263.1144
dexterrealty.com

Vancouver

604.683.8900
fsresidential.com

Fort Park Property
Management and
Real Estate
Richmond

604.447.7275
fortpark.ca

Sechelt

Vancouver

holywell.ca

korecki.ca

Homelife Advantage
Realty Ltd.

Kozlowski Real Estate
Management (KREM)

604.858.7368

250.509.3065

Chilliwack

Nelson

advantagepm.ca

kozlowskirem.com

HomeSold Real Estate
Corporation
Victoria

250.361.6520

goHomeSold.com

CHOA Business Members
Kyle Properties
Vancouver

604.732.5263

Leonis Management &
Consultants Ltd.
Surrey

604.575.5474
leonismgmt.com

Lifestyles
Condominium
Services Inc.
Kelowna

Peninsula Strata
Management Ltd.

604.732.8081

604.385.2242

Prince George
250.614.6955

New Point Property
Management Ltd.

Penny Lane Property
Management Ltd.

Richmond Property
Group

Sutton Select Property
Management

604.553.4595

250.897.1611

250.388.9920

778.329.9966

Vancouver

narodproperties.com

Burnaby

newpointpm.ca

Oakwood Property
Management Ltd.

londonpacific.ca

Victoria

Loreto Strata
Management

oakwoodproperties.ca

Vancouver

604.736.5611

macdonaldcommercial.com

Martello Property
Services Inc.
Vancouver

604.681.6544

martellopropertyservices.com

Meicor Realty
Management
Services Inc.
Courtenay

250.338.9979

meicorproperty.com

Metrowest Building
Services Ltd.
Vancouver

604.681.2296

metrowestbs.com

Mountain Creek
Properties
Invermere

250.341.6003

mountaincreek.ca

Mountain Peaks
Resort Realty Inc.

pennylane.bc.ca

pivotpointproperties.com

noblehomes.ca

MacDonald Commercial
Real Estate Services Ltd.

Courtenay

604.264.1001

London Pacific
Property Agents Inc.

250.306.9949

peninsulastrata.com

Pivot Point Properties

Richmond

Vernon

South Surrey

Noble & Associates
Property Management

250.763.5446

Vancouver
604.420.2600
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Narod Properties
Corp.

250.704.4391

Obsidian Property
Management Ltd.
Surrey

604.757.3151
opml.ca

Pace Property
Management

Kitimat
250.632.2346
MacKenzie 250.997.5077
Prince George250.562.6671
Vancouver 604.838.4066
pacerealty.ca

Pacific Dawn Asset &
Property Management
Services Inc.
Vancouver

604.683.8843

pacific-dawn.com

Pacific Quorum
(Okanagan)
Properties Inc.

Kelowna 1.877.862.6900
Penticton 250.492.7300
Salmon Arm 250.832.0169
Sicamous 250.836.3840
pacificquorum.com

Pacific Quorum
Properties Inc.
Vancouver

604.685.3828

Abbotsford

604.743.1600

Po LIng Mah Real
Estate Agent
Vancouver

604.649.6798
polingmah.com

Profile Properties Ltd.
Port Coquitlam

604.464.7548

profile-properties.com

Proline
Management Ltd.

Courtenay 250.338.6900
Nanaimo 250.754.6440
Victoria 250.915.8888

Burnaby

mysuttonpm.com

Royal LePage
Merritt Real Estate
Services Ltd.

Team Approach
Property Services Ltd.

250.378.6181

teamproperties.ca

Merritt

Kamloops

250.376.8277

S.D. Woodman
Management Ltd.

Teamwork Property
Management Ltd.

604.275.6777

604.854.1734

Richmond

Abbotsford

sdwoodman.com

teamworkpm.com

Select Real Estate

The Wynford Group

604.793.2200

604.261.0285

Chilliwack

Vancouver

rentaplace.org

wynford.com

South Island Property
Management

TML Management
Group

250.595.6680

604.207.9001
tmlgroup.ca

Quay Pacific Property
Management Ltd.

Southview Property
Management Inc.

Transpacific Realty
Advisors

604.521.0876

604.270.8811

604.873.8591

New Westminster

Richmond

Burnaby

quaypacific.com

southviewproperties.ca

transpacificrealty.com

Rancho Management

Tribe Management Inc.

Vancouver

Steadfast
Properties Ltd.

ranchovan.com

604.864.6400

604.684.4508

Range Property
Management Ltd.
Fernie

250.423.7758

rangepropertymanagement.ca

Red Door
Management Corp
Surrey

778.827.0377
reddoorpm.ca

RE/MAXwlowna

mprr.ca

Nai, Goddard & Smith

250.478.9141

naicommercial.ca

suttonmetroland.com

sipmltd.com

remaxkelowna.com

604.534.7974

richmondproperty.ca

604.282.1221

prolinemanagement.com

Pemberton
Holmes Ltd.

Langley

Victoria

Burnaby

Richmond

pacificquorum.com

877.459.6777

rlpaspirepm.propertyware.com

Sutton Group
MetroLand Realty

Victoria

Kelowna

Whistler

Royal LePage
Aspire Realty

250.717.5000

Victoria

REMI Realty Inc.

stratamanagement.ca

604.530.9944

Langley

remirealty.ca

steadfastproperties.ca

Vancouver 604.343.2601
Delta
604.635.5000
Victoria 250.412.0713
Kelowna 250.762.0327

Strataco
Management Ltd.

Urban Properties Ltd.

Abbotsford & Chilliwack

tribemgmt.com

Burnaby

Vancouver

604.294.4141

604.681.4177

strataco.ca

urbanproperties.ca

Stratatech
Consulting Ltd.

Vista Realty Ltd.

604.393.3846

vistarealty.net

North Vancouver

Chilliwack

604.925.8824

stratatech.ca

Warrington PCI
Management

Stratawest
Management

Vancouver

North Vancouver

604.331.5242

stratawest.com

Sunden
Management Ltd.

Westcoast Strata
Management Services
Inc.

250.376.0062

250.390.1215

604.904.9595

warringtonpci.com

Kamloops

Nanaimo

sundenmanagement.com

westcoaststrata.ca
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West Coast Property
Management Ltd.

Delta Glass

City Elevator Ltd.

604.591.6422

Burnaby

Surrey

deltaglass.ca

Burnaby

Euroline Windows Inc.

westcoastpm.ca

604.940.8485

604.914.2135

WRM Strata
Management & Real
Estate Services Ltd.

604.777.8000
a1windows.ca

604.396.3184

Surrey

sparklesolutions.ca

Terminix Canada

euroline-windows.com

Vancouver

Sinope Technologies

Burnaby

Glass Doctor

North Vancouver
theglassdr.ca

Burnaby

604.291.6751

retroteckwindow.ca

OTHER

Centra Windows

Big Blue
Fire Protection

888.534.3333

Abbotsford

Langley

(Fire Protection)

centrawindows.com

604.744.4938
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Surrey

options.bc.ca

Retro Teck Window
Mfg Ltd.

Burnaby

(Laundry Equipment)

H2O Leak Detect

wrm.bc.ca

A-1 Window
Manufacturing Ltd.

cityelevator.ca

(Translation &
Interpretation Services)

Sparkle Solutions

Delta

604.984.4527

WINDOWS & GLASS

604.299.4455

Options Community
Services Society

604.572.4060

Whistler

604.932.2972

(Elevator Contractor)

bigbluefire.ca

(Water Alarm Systems)
604.283.1003

h20leakdetect.com

Insight Strata Services
(Operations & Risk
Management)
Kelowna

778.760.8463
insightstrata.ca

Overhead Door Co of
Vancouver

(Overhead Doors)
Coquitlam 604.472.5000
Kelowna 778.760.5540
ohdvan.com

(Manufacturer)

(Pest & Wildlife Control)
604.432.9422

ST-Jean-sur-Richealeu

terminixbc.ca

sinopetech.com/en

West Coast Title
Search Ltd.

604.349.1719

Snaile, Canada’s Parcel
Locker Company
Huntsville

800.750.6538

snailelockers.com

Solucore Elevator
Consultants

(Elevator Consultants)
Victoria

778.247.0336
solucore.com

(Registry Agent)
New West 604.659.8600
Victoria 250.405.6000
Vancouver 604.659.8700
wcts.com

Continued from page 23

BFL CANADA
Realty Insurance Services
Complete Coverage.
Competitive Pricing.
Expert Advice.
Peace of Mind.
FIND OUT HOW WE CAN HELP INSURE YOUR PROPERTY,
CONNECT WITH OUR TEAM:
realestate@bflcanada.ca
1-866-669-9602

BFL CANADA Risk and Insurance Services Inc.

