
S
U

M
M

E
R

 2
0

2
0

W W W . C H O A . B C . C A  •  1. 8 7 7 . 3 5 3 . 2 4 6 2

CHOA
JOURNAL

C O N D O M I N I U M  H O M E  O W N E R S  A S S O C I A T I O N  O F  BCC O N D O M I N I U M  H O M E  O W N E R S  A S S O C I A T I O N  O F  BC

W W W . C H O A . B C . C A  •  1. 8 7 7 . 3 5 3 . 2 4 6 2

JOIN US
FOR CHOA’S

FALL SEMINARS
See page 47 for details





C
H

O
A

 J
o

u
rn

al
 •

 S
u

m
m

er
 2

0
2

0

3

FALL 2020 STRATA EDUCATION 
PROGRAM: ZOOM WEBINAR SERIES

Due to COVID-19 this fall CHOA will be conducting our 
education program online, using Zoom to deliver our webinar 
series. As you will note on page 47 we will be conducting four 
separate webinars covering the following topics:

    Managing and preparing general meetings using 
electronic communications

    How to manage the increased cost of insurance, deductibles, 
and how this will impact your strata’s ability to collect a 
deductible when an owner is responsible for a claim

    The BC Human Rights Code and accommodating 
occupants for alterations to strata lots and for 
exemptions from bylaws

    Risk Management and Maintenance

Kindly note, three of the webinars are derived from the 
Spring 2020 education program that had to be postponed. 
The webinars will be presented live, followed by a live Q&A 
session. Each webinar will be offered at four different times, 
two daytimes and two evenings for your convenience. For more 
information please see page 47 for registration details.
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As strata property lawyers, we’re focused on resolving strata-
related issues for clients.

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.

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.

OUR RESULTS

HOW? WE ADVISE ON:

HAMILTONCO.CA  |  604.630.7462

JENNIFER NEVILLE
jneville@hamiltonco.ca

STEPHEN HAMILTON
shamilton@hamiltonco.ca

ADRIENNE MURRAY
amurray@hamiltonco.ca

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

Negligent construction 
litigation and warranty claims
Governance and Human 
Rights disputes

ASK OUR CLIENTS
About how we’ve been solving strata issues for decades.
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5Continued on page 6

and invited her into the strata lot to hear 

the noise. The building manager later 

went to the upstairs strata lot, where she 

noted an air conditioner. She requested 

that the owner put tiles under the air 

conditioning unit. The minutes of the

strata counci meeting noted, in respect 

of the noise, that the building manager 

attended, located the source of the noise, 

and assisted the owner to minimize 

noise. The minutes indicated that the 

strata council would continue to monitor 

the situation.

The applicant continued to complain 

about noise. The strata council advised 

the CRT that it had intended to have 

three members attend the applicant’s 

strata lot and investigate, but that all 

investigation ceased when the applicant 

filed the dispute notice with the CRT.

Although the strata corporation did 

send bylaw contravention warning 

letters to the strata lot above, the strata 

manager had suggested to the applicant 

that the applicant call the municipality 

to enforce municipal noise bylaws, and 

that the dispute was otherwise between 

the two owners.

The applicant requested a hearing, which 

occurred in August, at which the applicant 

provided recordings related to additional 

complaints and recommended that the 

strata council members use earbuds to 

properly hear the noise. At the hearing, 

a few strata council members could not 

hear the noise and concluded that the 

evidence was not clear.

Following the hearing, the applicant 

saw the building manager in the hallway 

S
trata councils frequently receive 

noise complaints. The steps the 

strata council takes to investigate 

the complaint and its decision as to 

whether the noise is unreasonable are 

subject to scrutiny by the Civil Resolution 

Tribunal (the “CRT”). What constitutes 

an adequate investigation of a noise 

complaint and when noise might be 

unreasonable were recently considered 

by the CRT in the case of Tollasepp v. 

The Owners, Strata Plan NW 22251.

Background
Beginning in May 2019, the applicant 

complained about a low frequency 

bass sound from music and a droning 

noise from an air conditioner which 

originated in the strata lot above. Most 

complaints related to daytime noise, 

however, there were some complaints 

regarding noise after 10:30 p.m. Between 

May and December 2019, the applicant 

submitted 32 complaints. 

The applicant submitted audio recordings 

of the noise and videos showing sound 

measurements in decibels to the strata 

council. The recordings established a 

baseline decibel reading ranging in the 

mid-30s. The droning sound was at a 

decibel level of 55, and as high as 70, 

and the low frequency bass was at a 

decibel level of 45. The CRT noted that, 

although evidence of the accuracy of the 

recordings was not provided, the recordings 

did provide a reasonable reference point 

to compare to a base line.

The Case of the Neglected Noise 
Complaints

1 Tollasepp v. The Owners, Strata Plan NW 2225, 2020 BCCRT 481 

" The CRT considered whether the strata council’s 

conduct was significantly unfair to the applicant. 

The CRT noted that the applicant had an expectation 

that the strata council would investigate noise 

complaints, including attending at the applicant’s 

unit and the upstairs unit to determine if the 

bylaws were contravened. The CRT found that this 

expectation was objectively reasonable.”

Adrienne M. Murray / Hamilton & Company
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“ The CRT concluded that the strata 

corporation’s duty to enforce the bylaws 

includes an ongoing duty to adequately 

investigate noise complaints.” 

The strata council argued that its 

investigation obligations were 

suspended when the applicant 

commenced the CRT proceeding

At the CRT, the strata council argued 

that it had listened to multiple noise 

recordings and had only been able to hear 

a slight sound which did not, in the strata 

council’s view, constitute a nuisance.

Adequate Investigation 
The CRT considered the actions of 

 the strata council to determine if 

the investigation was adequate. 

The CRT noted:

…  a strata may investigate bylaw 

contravention complaints as 

its council sees fit, provided it 

complies with the principals of 

procedural unfairness and is not 

significantly unfair to any person 

appearing before the council.

The CRT considered whether the strata 

council’s conduct was significantly 

unfair to the applicant. The CRT noted 

that the applicant had an expectation 

that the strata council would investigate 

noise complaints, including attending 

at the applicant’s unit and the upstairs 

unit to determine if the bylaws were 

contravened. The CRT found that this 

expectation was objectively reasonable.

To determine whether the investigation 

was adequate the CRT considered that: 

   the building manager only visited the 

applicant’s strata lot and the strata 

lot above because the applicant had 

caught her in the hallway; 

   there was no sound testing or 

measurement carried out by the 

strata council; 

   even though the strata council could 

not hear the noise on the recordings 

provided by the applicant, this did 

not mean that they did not need 

to investigate the complaint since, 

in addition to the recordings, the 

applicant had submitted visual 

measurements which should have 

alerted the strata council to the need 

for investigation;

   there was no evidence of follow up 

by the building manager to see if 

the addition of tiles under the air 

conditioner made a difference; the 

strata council had not monitored the 

noise, notwithstanding the statement 

in the August minutes;

   because the applicant had filed a further 

17 complaints after the August 6th 

hearing with no response from the 

strata council, it was unclear how 

the strata council could conclude, 

in August, that the noise had been 

minimized and problems mitigated;

   the strata corporation’s bylaws 

provided that the quiet time was 

between 10:30 p.m. and 7:00 a.m. and 

that an owner was not permitted to 

use a strata lot for any purpose that 

involved undue noise; some complains 

related to noise after 10:30, however 

the strata council had not paid 

adequate attention to the time; and

   there is no support in the Strata 

Property Act or the case law that once 

a complaint is filed, the strata council 

can suspend the investigation.

In summary, the CRT concluded that the 

initial investigation had no objective 

measurement of the noise, there had 

been no objective measurement of the 

effect of the noise reduction efforts, 

and there had been no follow up about the 

ongoing complaints. As a consequence, 

the investigation was inadequate and 

as a result, was significantly unfair to 

the applicant.

The CRT also stated that, while promoting 

resolution between owners may be helpful 

in some instances, the strata council must 

conduct a fair investigation and enforce 

its bylaws consistently. 

The CRT concluded that the strata 

corporation’s duty to enforce the bylaws 

includes an ongoing duty to adequately 

investigate noise complaints. In this 

case, a proper investigation would 

involve two or more people attending 

the applicant’s strata lot and it should 

involve the upstairs owner. It may include 

hiring a sound testing professional.

Unreasonable Noise 
To determine whether a noise is a nuisance 

or an unreasonable interference in an 

owner’s use of a strata lot, the CRT noted 

that this was up to the opinion of the 

strata council. Nonetheless, this does not 

insulate the strata council’s decision from 

scrutiny, particularly where its investigation 

is inadequate. The CRT also stated 

that the test was whether a reasonable 

person would find the noise excessive or 

unreasonable on an objective standard.

Continued on page
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was something that should have been 

done with respect to the unauthorized 

installation of the air conditioner. 

Conclusion 
The case highlights the importance of the 

strata council taking all steps necessary 

to investigate noise complaints. It is 

important to recognize that the matter is 

not an issue between two owners, 

but rather is a matter of bylaw compliance 

that the strata corporation must determine. 

Although strata corporations may be 

reluctant to engage professionals to 

perform sound testing, in some cases, 

such tests may be necessary to 

provide the evidence that the noise 

is unreasonable or, alternatively, to 

demonstrate that the noise is within an 

acceptable range. 

The case also highlights the importance 

of the strata council following up if steps 

have been taken to mitigate or reduce 

the noise. 

As seen in Tollasepp and other noise 

complaint cases that have been 

adjudicated by the CRT, an owner may 

be entitled to an award of damages if 

it is determined that the strata council 

failed to adequately investigate a noise 

complaint. Strata councils that are 

unsure whether their investigation of a 

noise complaint has been adequate may 

wish to obtain legal advice. •

Adrienne M. Murray is a lawyer with 

Hamilton & Company. For more 

information please visit their website at: 

www.hamiltonco.ca

To determine whether the noise was 

unreasonable, the CRT relied on the 

objective standards from the World Health 

Organization (“WHO”) guidelines, which 

were the guidelines considered in the 

BC Supreme Court decision of Suzuki v. 

Munroe2. The WHO guidelines provide 

that noise may cause sleep disturbance 

in a bedroom at 30 decibels, speech 

intelligibility issues at 35 and annoyance 

in outdoor living areas at 50 to 55 decibels.

The owner’s recordings showed that, 

what appeared to be an air conditioner, 

was causing sustained noise as high as 

55 decibels. The CRT accepted that the 

noise was significantly higher than the 

background noise in the mid-30 decibel 

range. The CRT concluded that the noise 

was unreasonable. Additionally, the CRT 

noted that the property manager had 

acknowledged that the noise was 

likely to be in excess of municipal 

bylaws, which further supported the 

CRT’s conclusion that the noise was 

unreasonable. The CRT concluded that 

the noise was a nuisance and interfered 

with the applicant’s use and enjoyment 

of his strata lot. The CRT found that a 

reasonable investigation would have 

discovered this fact. 

Remedy 
The CRT awarded $1,500 to the applicant 

for the significantly unfair actions of the 

strata council in failing to adequately 

investigate the applicant’s complaint. 

The CRT also stated that if the applicant 

continues to make noise complaints and 

the strata council fails to take adequate 

steps to investigate the complaints and 

enforce the bylaws, the strata corporation 

will likely be liable for further damages. 

The CRT also noted that the bylaws 

prohibit air conditioners without approval 

and only on a medical basis. Although this 

was not the focus of the CRT decision, 

the CRT raised the issue of whether 

the strata council actually approved 

the air conditioner or whether there 

Continued from page 6

2 Suzuki v. Munroe, 2009 BCSC 1403 



CHOA Journal • Summer 2020

8 

EXTERIOR 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

INTERIOR SERVICES

 » Full Interior Renovations – Lobbies, 
Hallways, Tenant Improvements etc

 » Interior Painting

 » Flooring – Tile, Vinyl, Hardwood,  
Carpet

 » Drywall

 » Millwork

 » Carpentry

WE SUPPLY & INSTALL

 » Cedar Fence Panels & Gates

 » Vinyl, Concrete, and TrTT ex Fencing

 » Decking

 » Sheds, Gazebos & Pagodas

 » Painting 
services!

sunburyfencing.com
info@sunburyfencing.com

 

For your Strata, Commercial or Residential properties
We build and install Fences, Sheds, Decks & more

On time, on budget, with peace of mind
604.876.3305 • infoff @prostar.rr ca
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   Audit, Review & Compilation

   Corporate & Non-Resident Tax Returns

   NPO Information Returns (T1044)

   Examination of Trust Accounts for 

Property Management Companies

   Seminars, Consultations

   Special Projects & more

For over 35 years, Stratas and 
Owners have relied on our 
Accounting and Audit Services.

RICHMOND      VANCOUVER      KELOWNA      OSOYOOS

1-888-746-3188
rhncpa.com

PROVIDING STRATA MANAGEMENT SERVICES FOR OVER 40 YEARS.

#101 - 4126 Norland Avenue Burnaby, BC V5G 3S8  (604) 294-4141

www.strataco.ca

Strata Management Services since 1972

Professional Strata Management Services 

Servicing the Lower Mainland

Locally owned and operated

Full Service
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The following summary is Part 2 of CHOA’s insurance report 

“Facing the Insurance Renewal Crisis in British Columbia 
for Strata Corporations om 2020”. For a full copy of the 

report please visit the CHOA website at 

www.choa.bc.ca/hot-topics

We received more than 1030 responses 

from across the province, with a diverse 

range and a variety of building types 

being represented. This helped to 

provide a well-rounded examination 

of the current insurance landscape. 

Notably, respondents represented strata 

corporations of all sizes, which provided 

a valuable cross-section for the different 

value and type of insurance being 

sought across the province.

Interestingly, the majority of respondents 

(97%) have personal/content insurance for 

their strata lot and/or personal possession.  

However, only 68% of respondent’s 

personal insurance policy cover the full 

deductible of their strata corporation’s 

insurance deductible.  4.95% of respondents 

indicated they were unable to obtain 

insurance to cover a high deductible 

amount, such as $100,000 of more. 

As well, 2.62% of respondents specified 

they voluntarily opted for a lower 

deductible coverage amount. 

B
ritish Columbia’s strata community 

is facing insurance  pressures like 

never before, from rising insurance 

premiums and deductibles to the 

potential of no coverage for some high-

risk communities. To help us understand 

the severity of the problem, and to 

Summary: A Survey On BC’s Strata 

Insurance Crisis

Condominium Home Owners Association of BC (CHOA) 

Continued on page 12

consider possible solutions to present 

to government, CHOA conducted an 

online survey. Thank you to everyone 

who took time to complete this lengthy 

survey and for sending in additional 

comments and concerns.

Q5 How many strata lots are in your strata corporation?
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Continued from page 11

(68.88%) verified that their strata 

corporation was able to obtain coverage 

for its appraised full replacement value. 

If full replacement value was not 

possible, 2.83% of respondents explained 

they were able to insure up to 90%, 1.81% 

of respondents insured up to 75%, 2.26% 

of respondents up to 50% and 0.90% 

were only able to insure up to 25% of 

their full replacement value. 

Unfortunately, questions surrounding 

risk assessment letters issued by 

insurance brokers were not well 

responded to. Over 36% of respondents 

did not know if the strata corporation 

had received a risk assessment letter. 

Only 23.14% of respondents were able 

to clearly indicate the issues raised 

by the insurer in the risk assessment 

letter. In cases were a risk assessment 

letter was given, the types of risks 

strata corporations have been required 

to include safety systems (fire alarms, 

sprinklers, etc.), defective piping and 

hazards on the property (broken stairs, 

missing railings, trees etc.). Of those 

respondents who received a risk 

assessment letter and addressed the 

concerns raised by their insurance 

broker, 17.92% of respondents indicated 

their insurance premium still went up, 

6.64% stayed the same and only 

0.63% advised it went down.  A similar 

impact was noticed on the strata 

corporation’s insurance deductible.

Respondents were asked several 

questions surrounding depreciation 

reports and repair and maintenance plans. 

Interestingly, 79.83% indicated their strata 

corporation has an annual repair and 

maintenance plan and 79.17% indicated 

their strata corporation has a depreciation 

report. Most respondents appeared to be 

pleased with the quality of maintenance 

and repairs in the strata corporation, 

indicating their strata’s repair and 

maintenance was excellent (42.15%), 

good (38.83%), fair (12.68%) and poor 

(5.56%). Respondents were able to clarify 

how their strata corporations paid 

for repairs, 34% use a combination of 

The survey also asked respondents 

to disclose if their strata corporation 

has a bylaw requiring owners to have 

personal/content insurance for their 

strata lot and/or personal possessions 

only 36.84% had such a bylaw.

Based on the survey findings only 64% 

of respondents confirmed that their 

strata corporation had renewed its 

insurance policy within the last 6 months. 

5.45% of respondents confirmed their 

strata corporation was refused insurance 

coverage. 81.76% of those respondents 

experienced an increase in their 

insurance premiums, and 7.82% of 

respondents had increases over 100% 

and 10.62% had increases over 200% 

from the year before. As well, 51.34% 

of respondents confirmed the strata 

corporation’s deductible for water 

escape also went up. Unfortunately, 

26% of respondents did not know what 

happened to the deductible amount.  

Earthquake deductibles appear not to 

have been affected as drastically as only 

22.33% of respondents indicated the 

deductible went up while 38.48% noted it 

stayed the same.

The survey confirmed the main reasons 

specified by insurance providers for the 

increase to the strata corporation’s 

insurance premium and water deductible 

were due to increase world pressures 

on insurance, limitation on insurance 

availability and an increase in 

insurance claims over the past 5 years. 

Interestingly, 48.16% of respondents 

indicated their strata corporation filed 

up to 2 insurance claims, 14.83% made 

3 to 5 claims, 4.08% made 6 to 8 claims 

and 2.71% made more than 8 claims in 

the past 5 years. The top 3 reasons claims 

were filed were due to owner/tenant 

actions (25.51%), such as bath tubs over 

flowing or leaving the stove top on; system 

failures (24.29%), such as plumbing, 

drainage, fire safety; and infrastructure 

failure, such as the roof, pipes.

The survey also asked respondent 

questions surrounding full replacement 

value for their strata corporation and 

risk assessment letters. 63.24% of 

respondents were able to provide the 

strata corporation’s full replacement 

value, which ranged from $1 million to 

$171.6 million. In addition, respondents 

Q16 How much did your strata corporation 
insurance premium go up?
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Continued from page 12

Continued on page 14

special and contingency reserve fund 

(CRF) monies, 25.8% withdraw funds 

from CRF, 26.3% rely on operating 

expenditures and only 5.4% rely on 

special levies. 35.91% of respondents 

indicated their strata corporation has 

implemented a funding model for repair 

and maintenance recommended by the 

depreciation, while 34.03% have created 

their own funding model. The remaining 

respondents either relied on special 

levies or were unaware of what model 

was employed by their strata corporation.

The survey also explored possible 

solutions and asked respondents to 

consider the type of amendments 

to the Strata Property Act or other 

provincial legislation they would 

support. While there is no planned 

government action at this time, the 

responses to the survey will assist 

government in establishing viable 

options. Proposed solutions ranged 

from making depreciation reports 

mandatory, requiring strata lot owners 

to obtain insurance, to expanding the 

jurisdiction of the Civil Resolution 

Tribunal to allow it to resolve insurance 

disputes between a strata corporation 

and an insurer. Respondents strongly 

supported possible amendments 

requiring insurance brokers to disclose 

to strata corporations any fees or 

commissions they retain and any fees 

or commissions they pay to other 

parties, such as strata management 

companies in exchange for procuring 

clients (85.60%). In addition, 88.05% of 

respondents supported disclosure of 

how premiums are calculated and how 

it relates to their strata corporation and 

strata lot premiums. 75% of respondents 

would support penalties to be levied on 

insurance providers who fail to disclose 

how premiums are calculated and for the 

discipline to be publicly disclosed. 

Respondents also strongly supported 

(80.47%) a legislative amendment that 

would give the strata corporation the 

ability to register a lien against an 

owner’s strata lot for failure to pay 

an insurance deductible if the strata 

corporation has obtained a decision 

from the Civil Resolution Tribunal 

or the courts. Respondents were not 

keen (19.13%) on establishing a cap on 

the amount for which an owner may 

be held responsible for if they cause a 

claim on the strata corporation’s policy. 

The example given was, if the strata 

corporation’s deductible is $250,000 

an owner may only be held responsible 

for $50,000. Although 70.49% of 

respondents would support clarifying 

how an owner may be held accountable 

for the loss or damage that gave rise 

to the insurance claim because of their 

negligent or willful acts, requiring them 

to be responsible for a deductible. 

There were a few proposed amendments 

where respondents were undecided if 

they would support the proposed change. 

48.68% of respondents need more 

information to support an amendment 

that would potentially increase the 

minimum contribution amount required 

to the contingency reserve fund to be the 

strata corporation's insurance deductible. 

Respondents (40.86%) also wanted 

more information to create a minimum 

funding model for the contingency 

reserve fund to cover at least 50% of 

the projected 30-year costs for major 

repairs, maintenance, and renewals as 

recommended by the depreciation report. 

(Currently, the Strata Property 

Regulation establishes the minimum 

annual contribution that must be 

made to the contingency reserve fund). 

Additionally, 41.46% required more 

information to be able to support an 

amendment that establishes, for strata 

corporation insurance purposes only, 

basic unit descriptions for what is 

covered in the event of a claim? For 

example, the amendment would limit the 

strata corporation/insurer’s obligation 

to restore the strata lot to its finish 

ready construction state that meets 

building envelope, ventilation, fire safety 

standards and code compliance, and 

ensures the structure of the building 

and the strata lot are restored, but does 

not include finishing such as flooring, 

cabinets, and interior finishing’s. This is 

sometimes referred to as the “standard 

unit” concept.

Q37 Does your strata corporation have an annual 
repair and maintenance plan?
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The response rate and strong support 

for proposed solutions exceeded 

our expectations during these 

unprecedented times. It is obvious 

from the findings that insurance is an 

important topic for the strata industry 

in BC. 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.

Q49 Would you support a legislative amendment that requires full disclosure 
of how premiums are calculated and how it relates to your 

strata corporation or strata lot premium?

Continued from page 13

This webinar will specifically cover:
1. Implementing a risk management program to manage
 your property and limit insurance risks and liabilities

2.  How your strata can implement a program to reduce the
 frequency of claims and the impact of insurance costs and
 deductibles through:

  Building operations

  Long Term Planning

   Financial Planning

  Bylaw Reviews

  Repairs & Maintenance 

 

 

  

 

R

Fall 2020 Strata Education Program:

Zoom Webinar Series
Has your strata corporation been affected by the BC 
strata insurance crisis? Have your insurance premiums 
escalated and your deductibles doubled or more?
This Fall CHOA will be conducting an online webinar, 
discussing Risk Management & Maintenance.

For more

registration information.

please see page 47 for

information
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 KEEP TRACK OF
 STRATA DOCUMENTS
 REPAIRS
 COMPLAINTS
 MAINTENANCE
 BYLAW INFRACTIONS
 AND MORE . . . 

T    604.971.5435
1    877.971.5435

COST EFFECTIVE
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Our Maintenance Program We Do The Following:
  Take photos 
  Log all roof access
  Monitor check meters
  Produce a bi-annual report
  Inspect the roof
  Transparent communication with building/strata owners
  Supervise and approve all request of upgrades by the carriers

Office: 604 - 730 - 9878
Tyler@rhombic.ca  Maintenance Program Director

Kemp@rhombic.ca  President INTRODUCTORY O
FFE

R

GET 3 MONTHS

FREE!

If this is your roof, then 
we are here to help. 

Click for
Review
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pplause and kudos to all the strata 

  councils and property managers 

    who have effectively and 

tirelessly managed their strata corporations 

through these strange and awkward times. 

In addition to the ongoing webinars, 

multiple zoom general meetings facilitated 

by our staff, and increased pressure on 

CHOA resources, the association has 

continued working with government on 

a daily basis to address the extreme 

insurance limitations and costs, and will 

continue until there are satisfactory 

resolutions to the concerns raised 

regarding brokerage activity, and changes 

to legislation and regulations that 

impact insurance and related costs.

With the gracious, pro bono assistance 

of Wes McMillan from Allen / McMillan 

Litigation Counsel in Vancouver, 

CHOA made in application to act as 

an intervenor over a Supreme Court of 

Canada Appeal regarding the imposition 

of positive covenants by developers. 

The case concerns a multi-parcel 

development in which the parking for 

a strata corporation was contained in a 

separate air space parcel. Prior to 

creation of the strata corporation, a 

series of easement rights were created 

whereby the strata lot owners would 

have access to the parking and the strata 

corporation would be required to pay for 

the parking, including a fixed formula 

for reimbursement of capital costs.

Upon creation of the strata corporation, 

it paid in accordance with the formula 

set out in the easement. Eventually, the 

parking costs exceeded well beyond 

what had been anticipated. The strata 

corporation stopped using the parking 

facilities and also stopped paying for them. 

The owner of the parking facilities (a 

company related to the developer) sued for 

payment in accordance with the easement.

The BC Court of Appeal held that the 

obligation to pay contained in the 

easement agreement was a positive 

covenant that did not run with the land. 

However, it also held that the strata 

corporation had, by its conduct, adopted 

the terms of the contract contained 

within the easement agreement and was 

obligated to continue to make payments.

The strata corporation appealed that 

decision to the Supreme Court of Canada. 

CHOA applied to intervene in the appeal 

to the Supreme Court of Canada in order 

to give voice to all strata corporations, 

as the Court of Appeal’s decision has a 

significant impact on ongoing 

agreements that burden strata 

corporations for costs and expenses 

that incurred prior to conveyance of 

the strata lots. This is of particular 

importance given the increasing 

prevalence of multi-parcel developments, 

particularly ones in which the developer 

maintains ownership of one parcel, to be 

operated at a profit, containing shared 

use facilities.

Of particular importance to CHOA is 

the ability of a developer to enter into 

self-interested contracts that burden 

strata corporations with costs for things 

such as parking, easement rights and 

shared use facilities. CHOA argued that 

the law concerning when a contract 

entered into prior to incorporation 

(i.e. a pre-incorporation contract) ought 

not to apply to strata corporations 

because of the unique differences 

between strata corporations and “regular” 

corporations. More particularly, the law 

of pre-incorporation contracts was created 

to prevent corporations from “tricking” 

their way out of contracts. Conversely, 

strata lot owners are consumers in need 

of protection (as provided by REDMA) 

and the use of pre-incorporation contracts 

in the strata context operates to “trick” 

a strata into a contract. It would allow a 

developer to abuse its position of power to 

the detriment of strata corporations and 

strata lot owners. To the extent there are 

legal methods to cause strata corporations 

to be bound to such contracts, they should 

be used. Pre-incorporation contract law 

should not operate as a fail safe method to 

allow developers to avoid the other legal 

methods or fix their mistakes in failing to 

follow through with those methods.

CHOA also argued that where a strata 

corporation and strata lot owners obtain 

rights through charges registered against 

land that pre-date creation of a strata 

corporation, there can be no subsequent 

contract requiring payment for those rights. 

The access rights contained in an easement 

are freestanding. Any subsequent payment 

for those rights is unnecessary as it is a 

payment for a right the strata corporation 

already has. Payments mistakenly made 

cannot bind a strata corporation to 

continue to make such payments. 

Tony Gioventu is the CHOA Executive 

Director. For updates please visit the 

CHOA website at www.choa.bc.ca and 

subscribe to the CHOA eUpdate

Tony Gioventu / Condominium Home Owners Association of BC (CHOA)

CHOA Update 
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Jeremy Bramwell / Strata Reserve Planning 

Preparing Documents For Your First 

Depreciation Report Or Report Renewal

Continued on page 24

Prior to a Site Inspection, the Strata Council should collect the following list of Documents for your 
Depreciation Report provider. Some complexes will not require everything on the list. Most Qualified Persons 
(as defined in the SPA) will require this information to complete a report compliant with Strata Property Act. 

Legal Documents

Strata Plan Depreciation Report (“DR”) inspectors use them to determine what is Common Property (CP) or 

Limited Common Property (LCP), that is the area that the report must cover. Strata plans will also 

indicate Phases, which can impact a report, and Sections, which can create client issues. In a building, 

they can also be used for measuring area (they rarely indicate height) for hallways and roof covers, or 

the exterior area.

Current Bylaws Bylaws can set out financial responsibilities to strata lot owners instead of the Strata Corporation, or 

vice versa. They must be reviewed.

Easements 

Air Space Parcel 

(ASP) Agreements

Easements and Air Space Parcel Agreements allow access of one person or group over another’s 

property. These will show on the Strata Plan and are registered on Title. If there is an easement or ASP, 

there should be a Reciprocal Cost Sharing Agreement, so all users pay into it. 

Reciprocal Cost 

Sharing 

Agreements 

This is regarding a Shared Roadway or Amenities Building or Air Parcel Agreement.  Usually this 

shared feature should have its own sub-report, and then the Agreement will tell the DR provider how 

much money to allocate to the Strata Corporation CRF (Contingency Reserve Fund).

Alteration

Agreements

Has an Owner taken on an expense and responsibility for CP or LCP that affects the report?

Lawsuits or 

Arbitration 

Decisions

Court or CRT decisions where the cost of replacing an asset or maintenance issues, has been decided 

and there is a legal responsibility for the Strata Corporation to do the work in a period that is 

recommended in the DR.

Leases or Licenses 

for Equipment or 

Services

Certain costs that are covered here may cover items normally in a DR.  This will change contribution 

requirements until the lease ends.

Third Party Use 

Agreements

Common Areas can be leased out on a long-term basis, like a commercial lobby or parking area to 

non-owners.  These leases need to be reviewed for cost implications.

Section 

Agreements

Sections have their own CRF and therefore should have their own DR.  Most DR providers will not 

complete a sectioned building unless they do the whole complex, and then separate out the section 

values based on the Section Agreements allocation of costs.

Last Three 

(3) Years Minutes, 

AGM/SGM Notices 

and Results

DR providers need to know what is happening in a complex and the specific areas that need attention.
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Continued from page 23

Financial Documents

Last Three 

(3) Years CRF 

Contributions & 

Interest Amounts 

Accrued

DR providers need to know the pattern of contributions into the CRF so they can incorporate that into 

the report or recommend a change in funding amounts. Interest in the CRF allows the calculation of 

Interest Income Rate, the percent of interest being deposited to the CRF. Three (3) years relates to 

the renewal period, so initial reports or Strata’s that have deferred the renewal may be asked for a 

longer period.

Last three (3) years  

complete Fiscal 

Year-End Financial 

Statements (Not GL)

We need to get an idea of the past few years of spending. Many times, we find CRF items being spent 

from the Operating Fund. Three (3) years relates to the renewal period, so initial reports or Strata’s 

that have deferred the renewal may be asked for a longer period.

Every invoice or the General Ledger is not required, as it just wastes the DR writers time.

Maintenance Documents

Operating Guides Operating Manuals and Guide can provide useful data about operating assets, like boilers and hot 

water tanks.

Warranty 

Documents

Warranty documents regarding new items in a new building, or periodic replacements, provide useful 

information about building assets and lifespan estimates.

Dated lists and 

invoices for repairs 

or replacements to 

Common Assets 

that have already 

been completed.

DR providers need to know the history of replacement to the Strata Corporation. Strata Councils 

should have a Maintenance Guide that records maintenance done around the complex.  

This includes common assets known as chattels: Furniture, Fixtures and Equipment. (The stuff in the 

Lobby, Laundry Room, Gym, Common Areas and Guest Suite, if you have any)

List of Common 

asset Work 

Planned in the 

near future with 

Estimates/Quotes

This will allow the Strata Council to be incorporated planned changes and their projected costs into 

the report.

Building Plans

Architectural 

(A Series)

Mechanical (M Series)

Electrical (E Series)

Site (S Series) Land-

scaping (L Series)

Plans allow the most accurate measurement.  Some complexes have them, but many older ones do 

not. For the best result, having a person order them is preferred, as they can be kept for other service 

providers. Scanning large drawings also allows them to be stored safely with no degradation over time.

Consulting Reports

Roofing Reports 

(If any)

Elevator Reports 

(If any)

Depreciation Report inspectors tend to be generalist, as the goal of a Depreciation Report is to budget 

properly. Specialists reports can make the DR more reliable.

Engineer Reports

(If any)

Engineers are usually brought in when there is a structural issue, or for Depreciation Reports for 

complex buildings, like high-rises.

Prior Depreciation 

Report (If any)

Many Strata Corporations are doing a “first” DR because the prior firm is out of business or they did 

not like the report. Old reports can provide useful information. Strata councils that disagree with 

conclusions in a report can provide a supplementary letter on the issues noting their disagreement. •

Jeremy Bramwell is President of Strata Reserve Planning. For more information please visit their website at: 

www.stratareserveplanning.com
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OVER 55 YEARS OF COMBINED LEGAL EXPERIENCE

We regularly assist a wide range of clients throughout the Province with:

WWW.WMLG.CA

  Bylaws
  Collections
     Civil Resolution Tribunal 
Matters & Appeals

  Construction Litigation
  Court Applications

C.D. Wilson
Law Corporation

630 Terminal Ave. North
Nanaimo, B.C.

V9S 4K2
Tel: (250) 741-1400

McCormack & Company
Law Corporation

350—500 Sixth Ave.
New Westminster, B.C.

V3M 2T6
Tel: (604) 545-0095

  Development
  Governance
  Mediation and Arbitration
  Privacy and Human Rights
  Winding Up Stratas

OUR FOUNDERS

Cora
Wilson

cora@wmlg.ca

Elaine
McCormack

elaine@wmlg.ca

Helping You Maintain Your Asset

RJC has been helping strata corporations across the 
province maintain and repair their buildings for decades. 
Our depth of experience allows us to serve our clients 
effectively through a variety of services including:

 Depreciation Reports
 Warranty Reviews
 Pre-Construction Surveys
 Maintenance Plans
 Building Enclosure Engineering

 Parkade Restoration
 Structural Engineering
 Seismic Risk Mitigation
 Fall Protection Engineering
 Energy Modeling

Vancouver 604-738-0048
Kelowna     778-738-1700    

info@rjc.ca 
rjc.ca

Victoria      250-386-7794    
Nanaimo    250-716-1550                                                       

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

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

approach to maintaining and servicing of your building’s 

heating and cooling systems is based on past 

performance and proven results.

“Have you asked your Property Manager about a 

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

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

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

 Phone: 604-525-5462  •  Fax: 604-525-4493
Email: gmclean@tmlgroup.com

 5151 Canada Way, Burnaby, BC, Canada  V5E 3N1
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before bringing an application for 

dispute resolution in the Civil Resolution 

Tribunal (“CRT”), unless waived by the 

CRT. However, the hearing process 

should not be abused or used for an 

improper purpose.

Standard bylaw 17 permits council 

meetings by electronic means and 

council members are deemed to be 

present in person. Moreover, observers 

are permitted. This scheme does 

not work for hearings since Strata 

Regulation 4.01 defines “hearing” as an 

opportunity to be heard in person at a 

council meeting and observers should be 

excluded. The bylaws should be amended 

to address hearings before council.

A hearing must be held at a duly 

convened council meeting. The Standard 

Bylaw 17 deems council members to be 

present in person, but does not refer to 

the applicant and others. The bylaws 

should be amended to deem authorized 

persons approved by the applicant and 

council to be present in person. 

However, observers should be excluded.

There are procedural and substantive 

differences between a hearing convened 

pursuant to 34.1 of the Act and a hearing 

to address alleged bylaw or rule 

contraventions pursuant to section 

135 of the Act. Legal advice should be 

sought from a qualified strata lawyer 

if there is any doubt regarding how to 

address these provisions.

 34.1(1)   By application in writing 

stating the reason for the 

request, an owner or tenant 

may request a hearing at a 

council meeting.

  (2)  If a hearing is requested under 

subsection (1), the council must 

hold a council meeting to hear 

the applicant within 4 weeks 

after the request.

  (3)  If the purpose of the hearing 

is to seek a decision of the 

council, the council must 

give the applicant a written 

decision within one week after 

the hearing.

A hearing is an effective tool to address 

grievances and resolve issues short of 

legal proceedings. There are numerous 

questions regarding hearings and in 

particular, how to hold a hearing during 

extraordinary circumstances when in 

person attendance is not feasible. 

How should the council conduct the 

electronic hearing from a procedural and 

substantive perspective? What subject 

matter may be addressed during a 

hearing? Who can be present at the 

hearing? Are there any limitations on 

the hearing process? Can the hearing be 

recorded? When is a decision required? 

What are the mechanics of a decision?

The requirement to hold a hearing is 

mandatory. The purpose of the hearing 

process is to provide due process for 

owners and tenants. An owner or tenant 

must request a hearing before council 

B
ylaw amendments that authorize 

council meetings and hearings be 

held by electronic means can be 

very useful during these difficult times.

Can a council meeting be held 
electronically?
Standard Bylaw 17 permits council 

meetings by electronic means as follows: 

  17(1)  At the option of council, council 

meetings may be held by 

electronic means, as along as 

all council members and other 

participants can communicate 

with each other.

  (2)  If a council meeting is held 

by electronic means, council 

members are deemed to be 

present in person.

  (3)  Owners may attend council 

meetings as observers.

This bylaw permits electronic council 

meetings as long as everyone can 

communicate with each other. This bylaw 

should be amended to clarify that 

electronic means includes telephone 

conference, skype, zoom or any other 

electronic means. Moreover, bylaw 

amendments permitting email voting 

in certain circumstances should be 

considered.

What is the procedure for 
holding a hearing?
Section 34.1 of the Strata Property Act 

(the “Act”) addresses hearings, as follows:

Cora D. Wilson / Wilson McCormack Law Group

Electronic Council Meetings & Hearings

Continued on page 28
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There are no statutory limitations on the 

subject matter which may be addressed 

during a hearing or how often a hearing 

on the same subject matter may be held. 

This leaves the door open for potential 

abuses, such as multiple requests for 

a hearing to address the same subject 

matter or to address issues which 

cannot properly be addressed as part of a 

hearing. For example, the hearing process 

should not be used to address matters 

cloaked by legal privilege, to circumvent 

privacy or other improper purposes. 

Owners and tenants understand 

that council is generally made up of 

volunteer owners.

As noted above, there are limitations on 

who can apply for a hearing. Only an 

owner or tenant can request a hearing. 

Occupants, who are neither an owner 

nor a tenant, are not included in the 

class of applicants. Therefore, if a 

non-owning spouse makes an application, 

the council is not under a legal obligation 

to hold a hearing and provide a decision. 

If a written application is received 

by the strata corporation, then who 

must hold the hearing? As noted above, 

Strata Regulation 4.01 of the Strata 

Property Regulations states that 

“hearing” means “an opportunity to be 

heard in person in a council meeting”.

This raises procedural and substantive 

constraints for electronic hearings. 

The bylaws should be amended to deem 

electronic attendances at a hearing 

before council by zoom, skype or 

telephone conference meet the 

requirement for being “heard in person 

in a council meeting”. This raises 

numerous complex questions.

The procedure for calling a duly 

convened council meeting may be 

summarized as follows:

1.  Regulation 4.01 requires that 

the application be addressed at 

a “council meeting”. Therefore, 

this business should be placed 

on the Agenda for the council 

meeting.

2.  The bylaws should be reviewed 

to determine the requirements 

for calling and holding a council 

meeting.

3.  The statutory Schedule of 

Standard Bylaws provide that 

any council member may call 

a council meeting by giving 

the other members at least one 

week’s notice specifying the 

reason for the meeting.

4.  When calculating the number 

of days required to call a 

council meeting, the day the 

notice is given and the last day 

of the notice period are added 

to the count. As a result, the 

council meeting must be held 

9 days or later after notice is 

given.

5.  The hearing at a duly convened 

council meeting must take place 

within 4 weeks from the date of 

delivery of the application or the 

deemed date of delivery. 

6.  A notice given to the strata 

corporation by an owner or 

tenant is conclusively deemed to 

have been given when it is left 

with a council member or 4 days 

after it is mailed, faxed, emailed 

or put through the mail slot or in 

the mail box (s. 63(2), Act).

7.  Therefore, the council meeting 

must be held within 4 weeks 

after the delivery of the request. 

What is the procedure for calling and holding a hearing at a 
council meeting?

When calculating the number 

of days within the four week 

period (28 days), the day the 

application is received or 

deemed to have been received is 

not counted as one of those days. 

The hearing cannot take place on 

the last day of the 4 week period 

(the 28th day) since this date 

would be out of time. Therefore, 

the hearing must take place prior 

to the 28th day after the date that 

the notice is delivered or deemed 

to be delivered.

8.  For instance, if the notice was 

delivered personally on 

September 30th, then the 

meeting must be held on any 

date prior to 

October 28 — it cannot be held 

on or after October 29. If the 

notice was delivered by any 

other method, such as fax or 

email, then 4 days must be 

added to the notice period.

9.  The calculation of notice 

periods can be complex. 

A person with an issue 

regarding delivery dates or 

deemed delivery dates should 

obtain legal advice.

10.   In order for a council meeting 

to be duly convened, the quorum 

requirements must be met and 

the council members must meet 

the eligibility requirements to sit 

on council and not be subject to 

early removal during the term. 

The bylaws should be carefully 

reviewed to determine quorum 

and the requirements for a 

council member to serve or to 

continue to serve on council.

11.  The same procedure applies 

to council meetings held by 

electronic means.
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a hearing to address the same subject 

matter or to address issues which cannot 

properly be addressed as part of a hearing. 

For example, the hearing process should 

not be used to address matters cloaked by 

legal privilege, to circumvent privacy or 

for other improper purposes. Owners and 

tenants understand that council is 

generally made up of volunteer owners.

As noted above, there are limitations 

on who can apply for a hearing. Only an 

owner or tenant can request a hearing. 

Occupants, who are neither an owner 

nor a tenant, are not included in the class 

of applicants. Therefore, if a non-owning 

spouse makes an application, the council 

is not under a legal obligation to hold a 

hearing and provide a decision.

If a written application is received by the 

strata corporation, then who must hold the 

hearing? As noted above, Regulation 4.01 

of the Strata Property Regulations states 

that “hearing” means “an opportunity to be 

heard in person in a council meeting”. 

This raises procedural and substantive 

constraints for electronic hearings. 

The bylaws should be amended to deem 

electronic attendances at a hearing before 

council by zoom, skype or telephone 

conference meet the requirement for being 

“heard in person in a council meeting”. 

This raises numerous complex questions.

How should the council members 
conduct themselves during a 
hearing?
The purpose of a hearing is to hear from 

the applicant. Council members may ask 

questions. However, a hearing is not a 

forum for a debate. The council should Act 

in a quasi-judicial manner during the 

hearing. In other words, council members 

should Act in an objective, impartial and 

unbiased manner.

The hearing provides an owner or 

tenant with an opportunity to be heard 

at a council meeting and to provide 

information that council can consider 

when making a decision.

How should a council member 
address conflicts?
A council member should refrain from  

Acting as a council member if his or 

her personal interests conflict directly 

or indirectly with those of the strata 

corporation (see s. 32, Act). It is the 

member’s duty to disclose and address 

such conflicts. This is a complex issue 

and if a council member is concerned that 

he or she may have a conflict, then he or 

she should seek independent legal advice.

A strata lawyer should avoid conflict 

allegations by clarifying that he or she 

solely represents the strata corporation. 

Individual council members and owners 

should seek independent legal advice. 

As noted above, Standard Bylaw 17 

permits council meetings by electronic 

means. Council members are deemed to 

be present in person and observers are 

permitted. This scheme does not work 

well for hearings since Regulation 4.01 

defines “hearing” as an opportunity to be 

heard in person at a council meeting and 

observers should be excluded. The bylaws 

should be amended accordingly. 

Standard Bylaw 17 only deems council 

members to be present in person at 

electronic council meetings to the 

exclusion of applicants and others. 

The bylaws should be amended to deem 

the applicant and other authorized persons 

to be present in person at an electronic 

hearing and to exclude observers.

There are differences between a hearing 

convened pursuant to 34.1 of the Act and 

a hearing to address alleged bylaw or 

rule contraventions pursuant to section 

135 of the Act.  

Section 135 of the Act states:

  Complaint, right to answer and 

notice of decision

 135 (1) The strata corporation must not

       (a)  impose a fine against 

a person,

       

       (b)   require a person to pay 

the costs of remedying 

a contravention, or

       (c)  deny a person the use 

of a recreational facility

      for a contravention of a bylaw 

or rule unless the strata corporation has

       (d)  received a complaint 

about the contravention,

       (e)  given the owner 

or tenant the 

particulars of the 

complaint, in writing, 

and a reasonable 

opportunity to 

answer the complaint, 

including a hearing 

if requested by the 

owner or tenant, and

       (f)  if the person is a 

tenant, given notice 

of the complaint to 

the person's landlord 

and to the owner.

   (2)  The strata corporation must, 

as soon as feasible, give notice 

in writing of a decision on a 

matter referred to in subsection 

(1) (a), (b) or (c) to the persons 

referred to in subsection (1) (e) 

and (f).

   (3)  Once a strata corporation has 

complied with this section in 

respect of a contravention of 

a bylaw or rule, it may impose 

a fine or other penalty for a 

continuing contravention of that 

bylaw or rule without further 

compliance with this section.

Legal advice should be sought from 

a qualified strata lawyer regarding 

compliance with these provisions.

There are no statutory limitations on the 

subject matter which may be addressed 

during a hearing or how often a hearing 

on the same subject matter may be held. 

This leaves the door open for potential 

abuses, such as multiple requests for 
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seek guidance from legal counsel, strata 

managers and other professionals to 

assist it with such decisions. 

The council must give the applicant a 

written decision within one week after 

the hearing if a decision is required. 

When calculating the number of days 

within the one week period (7 days), 

the day the hearing is held is not 

counted as one of those days and the 

decision must be delivered to the 

applicant before the 8th day. 

A decision given to the applicant by the 

strata corporation is given when it is 

left with the applicant or is conclusively 

deemed to have been given 4 days after 

it is left with an adult occupant, put 

under the door, mailed, put through the 

mail slot or in the mail box, faxed or 

emailed (s. 61, Act).  

There are concerns regarding whether 

delivery of a strata corporation decision 

to an owner or tenant by email is valid if 

the owner or tenant did not specifically 

provide the email address for that purpose: 

Azura Management (Kelowna) Corp. v. 

Strata Plan KAS2428 (2009), 95 B.C.L.R. 

(4th) 358 (B.C.S.C.). The strata corporation 

should not deliver a decision to an owner 

or tenant by email unless it has first 

obtained the written consent from the 

owner or tenant to provide delivery by 

email for purposes set out in s. 61 of the Act.

What is a decision?
An applicant may seek a decision at a 

hearing. However, council is only required 

to address legitimate requests for a 

decision. The applicant should specify 

in writing the decision sought to avoid 

any misunderstandings. For example, 

the council is not under a legal obligation 

to make a decision on whether strata 

corporation operations are noncompliant, 

negligent or offside the governing 

legislation. Such matters relate to 

culpability and could prejudice directors 

and officers liability insurance coverage.

The council is not under a legal 

obligation to address improper requests 

for a decision. Conversely, requests for 

There is no obligation on the council to 

respond to questions and the hearing is 

not intended to be a forum for an owner 

or tenant to grill the council, engage in 

abusive conduct or to otherwise use the 

hearing for another improper purpose.

Who can attend a hearing?
Standard Bylaw 17(3) indicates that 

owners may attend council meetings as 

observers. However, there is no reference 

to tenants. The bylaws should be 

amended to also exclude all observers, 

including tenants, from a hearing due to 

privacy and other considerations. 

Can an owner or tenant bring other 

people with them to the hearing, 

including witnesses, agents, lawyers 

or other persons to assist them with 

the hearing? Subject to the bylaws or a 

council decision to the contrary, this is 

a reasonable course of Action. Support 

people should not be unreasonably 

restricted or limited by the council. 

The council may refuse support people 

if the attendance is contrary to the Act 

or the bylaws, if there is an objection, 

a privacy concern, a safety concern, a 

violation of litigation privilege or if the 

attendance is viewed as an abuse of 

process or is otherwise improper.

We recommend that observers be 

excluded from hearings. An applicant 

may wish to have observers present 

for political purposes. This is not the 

purpose of a hearing. There are other 

more suitable procedures available to 

address political issues. The bylaws 

should be carefully reviewed and revised 

to address the conduct of owners, 

tenants and others at a hearing.

Can council place time 
limitations on a hearing?
The council may place a limit on the 

period of time available for an owner 

or tenant to state their case during the 

hearing. The time period restriction 

should be reasonable given the 

subject matter of the hearing. What is 

reasonable depends on many factors 

including the complexity of the subject 

matter, the importance of the matter, 

the number of witnesses, electronic 

constraints and other considerations.

What is the scope of council’s 
discretion when making a 
decision?
The strata corporation cannot interfere 

with the council’s discretion regarding 

certain matters, including whether a 

person has contravened a bylaw or rule, 

whether a person should be fined and 

the amount of the fine, whether a person 

should be denied access to a recreational 

facility, whether a person should be 

required to pay the reasonable costs of 

remedying a contravention of the bylaws 

or rules and whether an owner should be 

exempted from a bylaw that prohibits or 

limits rentals (s. 27(2), Act). 

Council decisions can be challenged due 

to, for example, significant unfairness, 

improper exercise of discretion, acting 

contrary to law or improper action 

whiling acting in a quasi-judicial capacity.

What is the procedure for 
decisions?
If a decision is required once the 

hearing is concluded, council must meet 

electronically and make a decision. 

Only authorized agents of the strata 

corporation may be present during 

the decision making phase, including 

legal counsel and the strata manager. 

Council should go in camera during this 

phase of the council meeting.

Section 27 of the Act does not permit the 

strata corporation to direct or restrict a 

council member’s discretion regarding 

bylaw contraventions, fines, denial of 

access to a recreational facility, whether a 

person should be required to pay the 

reasonable costs of remedying a 

contravention of the bylaws or rules or 

whether an owner should be exempted 

from a rental bylaw. Further, Standard 

Bylaw 20(4) prohibits council from 

delegating power to make these 

determinations. However, council may 
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a decision of the strata corporation to 

approve an alteration request, address 

hardship applications, waive fines and the 

like constitute proper decision requests.

The council should seek legal advice 

if there is any doubt regarding the 

legitimacy of a request for a decision 

from an applicant. 

Can a hearing be recorded?
The hearing should not be recorded 

without the approval of the applicant 

and council. This is required to address 

privacy and confidentiality issues. 

How does a council member 
maintain privacy?
Most council members attend electronic 

hearings from home. This raises a question

regarding how to maintain privacy and 

confidentiality during such meetings. 

Cora D. Wilson is a lawyer with Wilson 

McCormack Law Group. For more 

information please visit their website at: 

www.wmlg.ca

It is not uncommon to see kids, spouses 

and family pets invade the meeting 

at an inopportune time. Hearings are 

confidential quasi-judicial proceedings 

and, as such, require an additional degree 

of diligence on the part of each council 

member. Council members should secure 

a private place during these electronic 

hearings to mitigate against unwelcome 

interference and breach of privacy.

Conclusion:
The electronic council meeting and hearing 

process can be useful and powerful tools 

for owners and tenants to air certain 

matters and address disputes. It can also 

be a powerful tool to show a court that 

the council followed proper procedure in 

allowing the owner to state his or her case 

and that it made its’ decision based on 

proper information. We envision that the 

electronic hearing process will be used 

more and more frequently in the future. 

Subscribe to the 
CHOA eUpdate

Receive alerts 

directly sent to your 

inbox. Go to: 

www.choa.bc.ca/
eupdate
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Karl Neufeld, Account Executive 
phone (604) 984-7564  mobile (604) 351-8047 

karln@versabank.com

versabank.com

Is your reserve fund low?
Is your common property in disrepair?

Considering a green upgrade?
We understand. We can help.

VersaBank’s Strata Corporation Financing solutions allow strata 
corporations to complete common property repairs and upgrades 
without requiring owners to come up with large lump-sum special levy 
payments or arrange their own financing. Contact us today to find out 
how our customized financing solutions can work for you!

We have been in operation since 1980, you knew us as Pacific & Western 
Bank of Canada. Through strategic change and our commitment to 
ongoing innovation we have evolved and rebranded, we are now 
VersaBank, a Schedule I, Canadian chartered bank.
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Still Confused about Depreciation Reports?

Vic Sweett
ABA, AACI, P.APP, CRP

Certified Reserve Planner
& Appraiser

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

Fax: 1-866-612-2800

Pacific Rim Appraisals Ltd.
2 – 57 Skinner Street

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

Fax: 1-250-754-3701

Pacific Rim Appraisals Ltd.
550 – 2950 Douglas Street

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

Fax: 1-866-612-2800

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

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

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

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

Certified Reserve Planners (CRP)

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

Insurance Appraisals — Covering All of British Columbia
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Lisa Mackie / Alexander Holburn Beaudin + Lang LLP 

the introduction of Ministerial Order 

M089 on March 30, 2020, followed by 

its replacement Order M195 on June 24, 

2020, the value of a successful hardship 

application may be lost.

Ministerial Order M195
As with Ministerial Order 

M089, Ministerial Order M195 

enacts various pandemic-

related protections for residential 

tenancies governed by the 

Residential Tenancy Act. One of 

the most sweeping protections 

is with respect to its prohibition 

against evicting tenants for 

unpaid or late paid rent during 

the state of emergency. Although 

this new Order allows landlords 

to issue eviction notices for other 

matters (once banned under 

Ministerial Order M089), the very 

purpose of a hardship rental has 

been vacated: the rent.

Penny for your Thoughts
As a result of Ministerial Order 

M195, an owner considering 

whether or not to bring a rental 

hardship application to their 

Councils should be especially 

cautious. Until the legal landscape offers 

easier terrain for landlords unable to 

obtain rent from their tenants, owners 

must remain mindful that a successful 

hardship application may result in further 

financial loss at the end of the day. 

Lisa Mackie is a Partner with Alexander 

Holburn Beaudin + Lang LLP For more 

information please visit their website at: 

www.ahbl.ca

established a set of conditions and tests 

that apply to strata councils when they 

are considering a hardship application 

and the requirements of the applicants 

to provide documentation or evidence 

for the request. 

Going Viral
Since BC declared its state of emergency 

as a result of the COVID-19 pandemic, 

strata lot owners across the province 

have been feeling the financial impact. 

Loss of employment or diminished 

employment opportunities have caused 

many owners to consider whether or not 

to rent all or a portion of their property 

as a means of income. However, with 

T
o rent or not to rent?
That may well be the question on 

many strata lot owners’ minds 

these days who are facing significant 

financial difficulties due to COVID-

19. For those living in a strata 

corporation with a rental 

prohibition or rental restriction 

bylaw, the Strata Property Act 

opens the door for those owners 

to apply to their Councils for 

an exemption on the basis of 

“hardship.” With the arrival of 

Ministerial Order M195 on June 

24, 2020, however, the question 

of whether or not to seek that 

exemption just got harder.

Testing the Limits  
A hardship exemption is not 

an easy bylaw exemption to 

obtain. In order to sidestep the 

application of a rental prohibition 

or restriction bylaw, owners must 

demonstrate “hardness of fate 

or circumstance; severe toil or 

suffering; extreme privation” 

to be eligible whether or not 

circumstances amount to 

hardship must be assessed on the 

facts of each particular case. In all 

cases, however, the Council’s assessment 

must be carefully considered, fair, and in 

accordance with their duty of care. 

The Council must not prejudge the issue 

before the hardship hearing or before 

reviewing the hardship application. In 

short, Councils must keep an open mind 

before closing the door on any rentals.

The BC Supreme Court decision Als v. 

Strata Corp. NW 1067, 2002 BCSC 134, 

A Harder Case For Hardship: A Strata 

Owner’s Guide To Ministerial Order 

M195 June 25, 2020 

PROVINCE OF BRITISH COLUMBIA 

(This part is for administrative purposes only and is not part of the Order.) 

Authority under which Order is made: 

Act and section: Emergency Program Act, R.S.B.C. 1996, c. 111, s. 10 

Other: MO 73/2020; MO 89/2020; OIC 351/2020 
 

page 1 of 6 

ORDER OF THE MINISTER OF PUBLIC SAFETY AND 
SOLICITOR GENERAL 

Emergency Program Act 

Ministerial Order No.  

WHEREAS a declaration of a state of emergency throughout the whole of the Province of British Columbia 
was declared on March 18, 2020 because of the COVID-19 pandemic; 
 
AND WHEREAS many tenants have been impacted by lost income and economic uncertainty due to 
requirements for social distancing, self-isolation and quarantine resulting from the COVID-19 pandemic; 
 
AND WHEREAS federal and provincial aid relating to the COVID-19 pandemic may be delayed in 
reaching tenants; 
 
AND WHEREAS the threat of the COVID-19 pandemic to the health, safety or welfare of people has 
resulted in recommendations or requirements to limit in-person gatherings;  
 
AND WHEREAS section 10 (1) of the Emergency Program Act provides that I may do all acts and 
implement all procedures that I consider necessary to prevent, respond to or alleviate the effects of any 
emergency or disaster; 

 
I, Mike Farnworth, Minister of Public Safety and Solicitor General, order that  

 (a) the Residential Tenancy (COVID-19) Order made by MO 89/2020 is repealed, and 

 (b) the Residential Tenancy (COVID-19) Order No. 2 is made. 
 

 

M195
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Don’t try to solve a Condominium  
puzzle without all of the pieces. 

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

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

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

Bylaw Enforcement 
Property Designa ons 
and Disputes 
Strata Governance  

       Reviews 
And Much More... 
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Our experts work with you to provide:

Exclusive coverage specifically designed for
your strata corporation

Exceptional claims service

Attendance at strata council meetings
and AGMS

Contact a HUB 
representative today!
T: 604.269.1010

Insurance Solutions

At HUB International we understand the 
specialized needs of strata corporations 
and owners.
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Continued on page 40

Real Estate Council of BC (RECBC) 

Understanding The Role Of The Strata 

Manager: What We’ve Learned From 

COVID-19

We’ve recently updated the guide with 

expanded information on the required 

disclosures a strata manager must make 

to their clients, to ensure that strata 

councils have the information they 

need to make well-informed decisions 

on behalf of the strata corporation. 

Strata managers must disclose:

   fees that they receive or expect to 

receive from sources other than the 

client, and

   any benefits (such as financial gains 

that they may receive). 

Examples of when disclosure is 

appropriate include when receiving a 

referral fee or benefit for placing insurance 

with a particular insurance broker, or for 

recommending or using a service provider, 

or receiving a benefit from placing funds 

with a financial institution.

Strata managers must also promptly 

and fully disclose a conflict of interest 

to their client to ensure they can make 

informed decisions. Common conflicts 

of interest may include when a strata 

manager or management company:

   has a close business or personal 

relationship with a contractor who 

provides services to the strata 

corporation, or who has been 

proposed as a service provider; or 

   might be acting for multiple parties 

with conflicting interests.

under the Real Estate Services Act, 

as part of our mandate to protect the 

public in relation to real estate services 

and transactions. And we answer 

questions — lots of them, from real 

estate professionals (including strata 

managers) as well as from members of 

the public (including strata owners and 

council members). When BC declared a 

public health emergency, our phone and 

email lines immediately got much busier 

with inquiries about what to expect from 

a strata management company.

Whether you are a newly elected member 

of a strata council, an experienced 

council member, or thinking about 

running for council membership, it is 

important to be aware of the role and 

responsibilities of a strata manager — 

as well as the limits to their responsibilities 

and the differences between their role 

and the role of the strata council. As the 

regulator, it is our experience that many 

complaints start with misunderstandings 

or miscommunications between strata 

councils and strata managers.

While strata councils are responsible 

and accountable to their strata lot 

owners for ensuring that the duties 

under the Strata Property Act (SPA) 

are performed, a strata management 

company can help provide guidance to 

assist the strata council with making 

their decisions. Strata owners and 

councils can find comprehensive 

guidance and advice in the Working 

with a Strata Management Company 

guide available on our website, 

www.recbc.ca. 

T
here are many unique aspects to  

iving in a strata. But as strata 

owners and strata council members 

across BC discovered this spring, life 

in a strata during a pandemic can be 

particularly challenging. Efforts to 

“flatten the curve” in BC placed many 

new demands on stratas to protect the 

health of the 1.5 million of us who live in 

stratas in this province.

Suddenly, strata councils found 

themselves tackling unfamiliar 

challenges: how to conduct an annual 

general meeting or special general 

meetings that comply with restrictions 

on the size of gatherings, how to 

maintain health and safety and ensure 

that orders and guidelines from the 

Provincial Health Officer are followed, 

and, most recently, how to safely re-open 

communal areas and recreational 

facilities, to name just a few. The success 

that our province has demonstrated to 

date in reducing transmission rates of 

COVID-19 is, in part, due to the diligent 

efforts of many strata council members 

and licensed strata managers. 

Of course, not every strata corporation 

contracts with a strata management 

company, but for those who do have a 

licensed strata manager, the additional 

demands of the COVID-19 public 

health emergency have highlighted the 

importance of fully understanding the 

role of that strata manager. 

That’s where the Real Estate Council 

of BC (RECBC) comes in. We educate, 

license and regulate strata managers 
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Of course, even with a full understanding 

of what to expect from a strata manager, 

issues can still arise. RECBC can 

investigate and take action if a licensed 

strata manager has committed misconduct.  

Strata councils who wish to file a complaint 

about the conduct of a licensed strata 

manager can use the Complaint Form 

available on the RECBC website. 

We recommend speaking to an 

RECBC Professional Standards 

Advisor before filing a complaint to 

confirm that the matter is in RECBC’s 

jurisdiction. A Professional Standards 

Advisor may also be able to suggest 

ways to resolve misunderstandings 

or miscommunications. Call us from 

Monday to Friday, at 1-877-693-9664. 

As the regulator for licensed real estate 

professionals in the province, RECBC’s 

top priority is to help ensure the public 

is well served by ethical and competent 

real estate professionals. •

For more information please visit the 

RECBC website at: www.recbc.ca
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CHOA Business Members
APPRAISALS,

RESERVE ADVISORS &
DEPRECIATION

REPORTS

2020 Depreciation 
Reports
Richmond
604.638.1041
2020depreciationreports.com

Campbell & Pound 
Commercial Ltd.
Richmond
604.274.8885
campbellpound.com

Citadel Building 
Consultants Ltd.
Coquitlam
604.655.9443
citadelbuildingconsultants.com

Collingwood 
Appraisals Ltd.
Surrey
604.526.5000
collingwood.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

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
Vancouver
604.221.8258
normac.ca

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

Rivard Appraisals
Vernon
250.545.3278
rivardappraisals.ca

RSK Strata Advisors 
Corp.
Port Moody
604.916.2536
rskstrataadvisors.com

Strata Reserve 
Planning
Vancouver  604.608.6161
Victoria 250.483.3170
stratareserveplanning.com

Taycon Consulting Inc.
Calgary
403.519.2693
tayconconsulting.ca

Techa Building 
Consultants Ltd. 
Burnaby
604.838.2725
techabc.ca

ASPHALT & CONCRETE 

Curtis Paving
West Vancouver
604.922.2314
curtispaving.com

BUILDING ENVELOPE
MAINTENANCE

Bemco Pacific 
Services Inc.
Vancouver
604.294.8111
bemco.ca

Eggert Projects Ltd.
Coquitlam
604.328.4268
eggertprojects.ca

Pacific Building 
Envelope 
Maintenance
Delta
604.940.6056
pbemltd.com

PCM Pomeroy 
Building Maintenance 
Ltd.
Burnaby
604.294.6700
pomeroyconstruction.com

Prostar Painting & 
Restoration
Vancouver
604.876.3305
wpainting.com

Remdal Painting &  
Restoration Inc.
Surrey
604.882.5155
remdal.com

COMPUTER
SOFTWARE &

TELECOMMUNICATIONS

Condo Control 
Central
Vancouver
888.762.6636
condocontrolcentral.com

MaxTV Media
Toronto
604.757.9826
maxtvmedia.com

Power Strata 
Systems Inc.
Vancouver
604.971.5435
powerstrata.com

Rhombic Consulting 
Group Inc.
Vancouver
604.730.9878
rhombic.ca

Stratawork.ca
Mission 
604.751.1773
stratawork.ca

TELUS
Vancouver
778.888.4810
telus.com

Tetra Mobile 
Systems Inc.
North Vancouver
604.998.4054
tetrams.com

CONSTRUCTION &
RESTORATION

AAA Professional 
Restorations
Vancouver
604.618.2006
aaprofessionalrestorations.com

Centra Construction 
Group
Langley
888.534.3333
centra.ca

Columbus 
Construction & 
Restoration Ltd.
Richmond
604.241.3991
columbusconstruction.ca

Cygnus Contracting
Coquitlam
778.288.5767
cygnuscontracting.com

Eggert Projects Ltd.
Coquitlam
604.328.4268
eggertprojects.ca

EPS Westcoast 
Construction Ltd.
Surrey
604.538.8249
epswestcoast.com

Insurance 
Restoration Pro
Chilliwack
604.316.7075
irpro.ca

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

Rite Group 
Contracting
Coquitlam
604.438.4555
ritegroup.ca

Rockport Property 
Services
Port Coquitlam
778.285.3799
rockportpropertyservices.com

TATRAS Group
North Vancouver
778.889.4656
tatrasgroup.com
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Continued from page 48

CHOA Business Members
DECKS & RAILINGS

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

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

DRYER VENT
CLEANING

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

Commercial Vent  
Cleaning Ltd.
Surrey

604.251.1717
commercialvent.com

Michael A. Smith  
Duct Cleaning
Surrey
604.589.2553
masduct.com

Modern PURAIR
Dryer Vent Cleaning
Langley
604.299.6620
modernpurair.com

National Air 
Technologies
Surrey
604.730.9300
natech.ca

TSS Cleaning 
Services
Nanaimo
250.729.5634
cleandryerducts.com

ENGINEERING,
ARCHITECTURE &

DEPRECIATION
REPORTS

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
bcbuildingscience.com

CSA Building Science 
Western Ltd.
Coquitlam
604.523.1366
csawest.com

Entuitive
Vancouver
604.900.6224
entuitive.com

FCAPX
Chilliwack
604.490.1112
fcapx.com

exp.
Burnaby
604.709.4630
exp.ca

IRC Building Sciences 
Group BC 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.
Vancouver
604.255.0992
mccuaig.net

McIntosh Perry
Coquitlam
604.553.4774
mcintoshperry.com

Morrison Hershfield
Burnaby 604.454.0402
Nanaimo 250.755.4025
Victoria 250.361.1215
morrisonhershfield.com

Normac
Vancouver
604.221.8258
normac.ca

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

Read Jones 
Christoffersen Ltd.
Kelowna 778.738.1700
Nanaimo 250.716.1550
Vancouver 604.738.0048
Victoria 250.386.7794 
rjc.ca

Sense 
Engineering Ltd.
Naramata
250.863.8159
North Vancouver
778.869.3035
senseengineering.com

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

Touwslager 
Engineering Ltd.
Burnaby
604.299.1906
touwslagerengineering.com

WSP Canada Inc.
Kelowna 250.491.9778
Vancouver 604.685.9581
Langley 604.533.2992
Victoria 250.475.1000
wspgroup.com

ENVIRONMENTAL &
ENERGY

Cielo Electric Ltd.
Surrey
778.862.4109
cieloelectric.ca

Electrum Charging 
Solutions Inc.
Surrey
866.898.3873
electrumcharging.com

Enerpro Systems Corp.
North Vancouver 
604.982.9155
enerprosystems.com

Fisher Resource 
Efficiency Solutions 
Company Ltd. 
(FRESCO)
Victoria
250.712.0066
freshcoltd.com

PACE Chemicals Ltd.
Delta
604.520.6211 
pacechem.com

Pacific Eco 
Technologies
Surrey
800.747.6816
pacificeco.tech

Titan Enersave
Coquitlam
604.422.0115
titanenersave.com

FINANCIAL & 

ACCOUNTING

Bank of Montreal
Toronto
416.927.5973
bmo.com

Blueshore Strata 
Finance Ltd.
North Vancouver 
604.982.8000
blueshorefinancial.com

Coast Capital 
Savings Credit Union
Victoria 250.483.8710
Vancouver  604.288.3350
coastcapitalsavings.com

CWB Maxium 
Financial
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
rhncpa.com

VersaBank
Garibaldi Highlands
604.984.7564
versabank.com
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FIRE, FLOOD &
 EMERGENCY

RESTORATION

Complete 
Restoration
Abbotsford
604.832.4075
completerestoration.org

Cygnus Contracting
Coquitlam
778.288.5767
cygnuscontracting.com

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

Licensing and 
Consumer Services 
Branch of BC 
Housing
Vancouver
604.646.7050
bchousing.org

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

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

Bridges International 
Insurance Services
Vancouver
604.408.8695
biis.ca

CapriCMW Insurance 
Services Ltd. 
Burnaby
604.294.3301
capricmw.ca

Hub International 
Barton Insurance
Chilliwack
604.703.7070
hubinternational.ca

Hub International 
Insurance Brokers
Burnaby
604.269.1000
hubinternational.com

Seafirst Insurance 
Brokers Ltd.
Sidney
250.656.9886

Waypoint Insurance 
Services Inc.
Courtenay
250.310.8442
waypointinsurance.ca

Western Financial 
Group
Fernie
250.423.6831
westernfg.ca

Western Financial 
Group
Kelowna
250.423.6831
westernfinancialgroup.ca

INTERIOR FINISHES,
FURNITURE & FIXTURES

Exclusive Floors Ltd.
Surrey
604.575.9550
exclusivefloors.com

Metropolitan 
Hardwood Floors
Delta
604.395.2000
metrofloors.com

JANITORIAL
MAINTENANCE

City View Systems Inc.
Vancouver
604.878.7282
cityviewsystems.com

Clean Break Home 
Services
Richmond
778.889.3513
cleanbreakhomeservices.com

Cleantech Service 
Group Ltd.
Richmond
604.244.1660
cleantechsg.com

Coastal Softwash 
Solutions
Coquitlam
778.837.6705
cssvancouver.ca

Fairview Building 
Maintenance
Vancouver
604.831.5694
fairviewbuildingmaintenance.net

Grime Fighters 
Service Group Ltd.
Vancouver
778.237.6486
grimefighters.ca

Live Next Level Inc.
Kelowna
250.826.4843
nextlevelwindowcleaning.com

Pacific Heights 
Services Inc.
Vancouver
604.876.9095
pacificheightsinc.com

Priority Building 
Services Ltd.
Vancouver
604.327.1123
prioritybuildingservices.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
bartlett.com

Benchmark Landscape 
Management
Victoria
250.884.4188
benchmarklandscapemanagement.ca

Cedrus Landscaping 
Inc.
Vancouver
604.951.3500
cedruslandscaping.com

Premier Landscaping 
Inc.
Surrey
604.576.5764
premierlandscaping.com

LEGAL & DISPUTE
RESOLUTION

Access Law Group
Vancouver
604.801.6029
accesslaw.ca

Alexander Holburn  
Beaudin + Lang LLP
Vancouver
604.484.1700
ahbl.ca

Clark Wilson LLP
Vancouver
604.687.5700
cwilson.com

Cleveland Doan LLP
White Rock 
604.536.5002
cleveland.doan.com

Doak Shirreff LLP
Kelowna
250.763.4323
doakshirreff.com

Fischer and 
Company
Kelowna
250.712.0066
fischerandcompany.ca

Haddock & Company
North Van 604.983.6670
Victoria 604 983 6670
haddock-co.ca

Hamilton & Company
New Westminster
604.630.7462
hamiltonco.ca

Hammerberg 
Lawyers LLP
Vancouver
604.630.7462 
hammerco.net

Klassen & Company
Abbotsford 
604.854.2086
klassenandcompany.com

Lesperance Mendes
Vancouver
604.685.4894
lmlaw.ca

Continued on page 51
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Miller Thomson LLP
Vancouver
604.687.2242
millerthomson.com

Pazder Law Corp.
Vancouver
604.682.1509
pazderlaw.com

Peak Law Group LLP
Pitt Meadows
604.465.9993
peaklaw.ca

Reed Pope Law 
Corporation
Victoria
250.383.3838
reedpope.ca

Remedios & 
Company
Vancouver
604.688.9337
remediosandcompany.com

Richards Buell Sutton 
LLP
Vancouver
604.682.3664
rbs.ca

Sabey Rule LLP
Kelowna
250.762.6111
sabeyrule.ca

Sorensen Smith LLP
Chilliwack
604.705.0022
sorensensmith.com

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

LIGHTING

Greenlight Canada
Enterprise Ltd.
Vancouver
778.389.0223
greenlightcan.ca

PAINTING

All-Bright Painting
Surrey
604.671.3907
all-brightpainting.com

Altitude Pro 
Painters Ltd.
Maple Ridge
778.228.8080
altitudepro.ca 

Image Painting and 
Restoration Ltd.
Langley
604.427.1747
imgepaint.ca

Millenium 2000 
Painting & 
Decorating Ltd.
Coquitlam
604.715.9551
millenium2000painting.ca

Nova Painting
New Westminster
604.800.0922
novapainting.ca

Primus Pro 
Painters Inc.
Surrey
604.561.9540
primuspropainters.com

Prostar Painting & 
Restoration
Vancouver
604.876.3305
prostarpainting.com

Remdal Painting &  
Restoration Inc.
Surrey
604.882.5155
remdal.com

Unitus Painting
Aldergrove
604.357.4787
unituspainting.com

Vanguard Painting Ltd.
Vancouver
604.732.4223
painter.ca

Warline Painting Ltd.
Surrey
604.542.5064
warlinepainting.ca

PLUMBING

1Clearwater 
Technology Ltd.
Vancouver
604.329.9577
1clearwater.com

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

Brighter Mechanical 
Ltd.
Richmond
604.279.0901
brightermechanical.com

Cambridge Plumbing 
Systems Ltd.
Vancouver
604.872.2561
cambridgeplumbing.com

CuraFlo of BC
Burnaby
604.298.7278
curaflo.com

DMS Mechanical Ltd.
Burnaby
604.291.8919
dmsmechanical.com

Drainscope of 
Victoria
Victoria
250.590.1535
drainscope.net

HomeWise Plumbing 
& Drainage 
Services Ltd.
Sooke
250.883.7271
homewiseplumbing.ca

Megahydronics Inc.
Burnaby
604.620.6121
megahydronics.com

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

PROJECT
MANAGEMENT

Tamarack Business 
Services
Vancouver
604.786.8976
tamarackpm.ca

ROOFING

BC Roof Inspections
Langley
604.539.2510
bcroofinspections.com

Broadway Roofing
Burnaby
604.439.9107
broadwayroof.com

Canuck Roofing Ltd.
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

JRS Engineering
Burnaby
604.320.1999
jrsengineering.com

Laurentian 
Roofing Inc.
Vancouver
604.345.7663
laurentianroofing.com

Phoenix Roof 
Consultants
Delta
778.803.7161

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.
North Vancouver
604.985.4326
ecoexteriors.com

SECURITY

CMI Concierge & 
Security Inc.
Vancouver
604.691.1733
cmiconcierge.com
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604 Real Estate 
Services Inc.
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

Advanced Property 
Management Inc.
Courtenay
250.338.2472
advancedpm.ca

Advantage Property 
Management Ltd.
Victoria
250.881.8866

All Property 
Consulting Inc.
Surrey
778.323.7335
allpropconsulting.com

Alliance Strata 
Properties Ltd.
Parksville
250.951.0851
alliancestrata.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.
Surrey 604.591.6060
Kelowna 250.860.5445
associabc.ca

Associated Property 
Management Ltd.
Kelowna
250.712.0025

Atira Property 
Management Inc.
Vancouver
604.439.8848
atira.ca

AWM – Alliance Real 
Estate Group Ltd.
Vancouver
604.685.3227
awmalliance.com

AXIS Strata 
Management
Delta
604.785.6953
axisstrataman.ca

Barbican Property 
Management Inc.
New Westminster
604.424.8276
BarbicanPM.ca

Bayside Property 
Services
Burnaby
604.432.7774
baysideproperty.com

Bayview Strata & 
Rental Services
Parksville
250.248.1140
bayviewstrataservices.ca

Blueprint Strata 
Management
White Rock
604.200.1030
blueprintstrata.com

Bradshaw Strata  
Management Ltd.
Surrey
604.576.2424
bsmstrata.ca

Brown Bros 
Agencies Ltd.
Victoria
250.385.8771
brownbros.com

BW Brooks and 
Associates Inc.
Vernon
250.351.9590
bwbrooks.ca

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

Campbell Strata 
Management Ltd.
Abbotsford
604.864.0380
campbellstrata.com

CBRE Ltd.
Vancouver
604.662.3000
cbre.ca/vancouver

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

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

Citybase 
Management
Vancouver
604.708.8998
citybase.ca

CML Properties
Kamloops
250.372.1232
cmlproperties.ca

Coldwell Banker  
Horizon Realty
Kelowna
250.860.1411
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
colyvanpacific.com

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

Complete 
Residential  
Property 
Management
Victoria
250.370.7093
completeresidential.com

Cornerstone 
Properties
Victoria
250.475.2005
cornerstoneproperties.bc.ca

Crossroads 
Management Ltd.
Surrey
778.578.4445
crpm.ca

Dexter Associates 
Realty
Vancouver
604.263.1144
dexterrealty.com

Dexter PM – 
Property Management 
Services Division of 
Dexter Associates 
Realty
Vancouver
778.996.1514
dexterpm.com

Dorset Realty Group 
Canada Ltd.
Richmond
604.270.1711
dorsetrealty.com

DPM Strata 
Management Ltd.
Vancouver
604.982.7059
dpmonline.ca

Dynamic Property 
Management
Squamish
604.815.4654

East Kootenay 
Realty Ltd.
Cranbrook
250.426.8211
ekrealty.com

Elevate Performance 
Realty & Management
Squamish
604.892.5954
prmbc.ca

ECM Strata 
Management Ltd.
Abbotsford
604.855.9895
ecmstrata.com

Firm Management 
Corporation
Saanichton
250.544.2300

First Landmark 
Strata & Property 
Management Ltd.
Vernon
250.275.1393

FirstService 
Residential
Vancouver
604.683.8900
fsresidential.com

Fraser Campbell 
Property 
Management Ltd.
Surrey
604.585.3276
frasercampbell.com

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

Gammon 
International Real 
Estate Corporation
Vancouver
604.736.6761
gammoninternational.com

Continued on page 53

Continued from page 51

CHOA Business Members



C
H

O
A

 J
o

u
rn

al
 •

 S
u

m
m

er
 2

0
2

0

53

Garry Miller 
Developments Ltd.
Nanaimo
250.240.4288

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

Grace Point Strata 
Management Inc.
Nanaimo
250.802.5124
GPstrata.com

Harbourside 
Property 
Management Ltd.
Surrey 
778.590.5500
harboursidepm.com

Highstreet 
Accommodations Ltd.
Vancouver
604.605.0294
hscr.com

Holly Sansom, 
REALTOR
Victoria 
250.857.3477
ouragentholly.ca

Holywell Properties
Sechelt
604.885.3460
holywell.ca

Homelife Advantage 
Realty Ltd.
Chilliwack
604.858.7368
homelifechilliwack.com

Hometime Realty & 
Property 
Management
Penticton
250.770.1948
hometimeteam.co

Hugh & McKinnon 
Realty Ltd.
Surrey
604.531.1909
hughmckinnon.com

Hutton Condominium 
Services
Victoria
250.598.5148
huttoncondoservices.ca

Investave Properties 
Ltd.
Vancouver
604.564.0818
investave.ca

Keller Williams 
Elite Realty
Port Coquitlam
604.468.0010
joshbath.com

Kent-Macpherson
Kelowna
250.763.2236
kent-macpherson.com

Keystone Property 
Management Ltd.
Vernon
250.550.4543
keystone.pm

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

Korecki Real Estate 
Services Inc.
Vancouver
604.233.7772
korecki.ca

Kozlowski Real 
Estate Management 
(KREM)
Nelson
250.509.3065
kozlowskirem.com

Kyle Properties
Vancouver
604.732.5263

Leonis Management 
& Consultants Ltd.
Surrey
604.575.5474
leonismgmt.com

Lifestyles 
Condominium 
Services Inc.
Kelowna
250.763.5446

Loreto Strata 
Management
Vernon
250.306.9949

MacDonald 
Commercial Real 
Estate Services Ltd.
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

Mountain Creek 
Properties
Invermere
250.341.6003
mountaincreek.ca

Mountain Peaks 
Resort Realty Inc.
Whistler
604.905.9513

Nai, Goddard & 
Smith
Langley
604.534.7974
naicommercial.ca

Narod Properties 
Corp.
Vancouver
604.732.8081
narodproperties.com

New Point Property 
Management Ltd.
Burnaby
604.553.4595
newpointpm.ca

Noble & Associates 
Property Management
Richmond
604.264.1001
noblehomes.ca

Oakwood Property 
Management Ltd.
Victoria
250.704.4391
oakwoodproperties.ca

Obsidian Property 
Management Ltd.
Surrey
604.757.3151
opml.ca

Pace Property 
Management
Kitimat 250.632.2346
MacKenzie 250.997.5077 
Prince George

250.562.6671
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.
Kelowna1 .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
pacificquorum.com

Pemberton 
Holmes Ltd.
Victoria
250.478.9141
stratamanagement.ca

Peninsula Strata 
Management Ltd.
South Surrey
604.385.2242
peninsulastrata.com

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

Powder Highway 
Management Group
Revelstoke
250.837.8151
phmg.cahh

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
prolinemanagement.com

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

Rancho Management 
Vancouver
604.684.4508
ranchovan.com

Range Property 
Management Ltd.
Fernie
250.423.7758
rangepropertymanagement.ca

RE/MAX dWell 
Property 
Management
Richmond
604.821.2999
dwellproperty.ca

REMI Realty Inc.
Langley
604.530.9944
remirealty.ca

Richmond Property 
Group
Victoria
250.388.9920
richmondproperty.ca
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Royal LePage 
Merritt Real Estate 
Services Ltd.
Merritt
250.378.6181

Royal LePage Sussex 
Klein Group
Vancouver
604.684.8844
kleingroup.com

Select Real Estate
Chilliwack
604.793.2200
rentaplace.org

South Island 
Property 
Management
Victoria
250.595.6680
sipmltd.com

Southview Property 
Management Inc.
Richmond
604.270.8811
southviewproperties.ca

Steadfast 
Properties Ltd.
Abbotsford & Chilliwack
604.864.6400
steadfastproperties.ca

Strataco 
Management Ltd.
Burnaby
604.294.4141
strataco.ca

Strataforce 
Management 
Solutions Inc.
Langley
604.510.1181

Stratatech 
Consulting Ltd.
Chilliwack
604.393.3846
stratatech.ca

Stratawest 
Management
North Vancouver
604.904.9595
stratawest.com

Sunden 
Management Ltd.
Kamloops
250.376.0062
sundenmanagement.com

Sutton Group 
MetroLand Realty
Burnaby
604.282.1221
suttonmetroland.com

Sutton Select 
Property 
Management
Burnaby
778.329.9966
mysuttonpm.com

Team Approach 
Property Services Ltd.
Kamloops
250.376.8277
teamproperties.ca

The Wynford Group
Vancouver
604.261.0285
wynford.com

TML Management 
Group 
Richmond
604.207.9001
tmlgroup.ca

Transpacific Realty 
Advisors
Burnaby
604.873.8591
transpacificrealty.com

Tribe Management 
Inc.
Vancouver
604.343.2601
tribemgmt.com

Urban Properties Ltd.
Vancouver
604.681.4177
urbanproperties.ca

Vista Realty Ltd.
North Vancouver
604.925.8824
vistarealty.net

Warrington PCI 
Management
Vancouver
604.331.5242
warringtonpci.com

West Coast Property 
Management Ltd.
Burnaby
604.914.2135
westcoastpm.ca

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

WINDOWS & GLASS

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

Centra Windows
Langley
888.534.3333
centrawindows.com

Euroline Windows Inc.
Delta
604.940.8485
euroline-windows.com

Glass Doctor
North Vancouver
604.984.4527
theglassdr.ca

Oasis Windows
Surrey
604.597.5033
oasiswindows.com

Retro Teck Window 
Mfg Ltd.
Burnaby
604.291.6751
retroteckwindow.ca

OTHER

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

Impact Recruitment 
Inc.
(Staffing/Recruitment)
Vancouver
604.689.8687
impactrecruitment.ca

Options Community 
Services Society
(Translation & 
Interpretation Services)
Surrey
604.572.4060
options.bc.ca

Sparkle Solutions
(Laundry Equipment)
Surrey
604.396.3184
sparklesolutions.ca

Terminix Canada
(Pest & Wildlife Control)
Burnaby
604.432.9422
terminixbc.ca

West Coast Title 
Search Ltd.
(Registry Agent)
New West 604.659.8600
Victoria 250.405.6000
Vancouver 604.659.8700
wcts.com
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